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March 15, 2024 

 

 

VIA E-MAIL:    Scott Adkins <citymanager@cityofmarinecity.org> 

  Tracy Kallek <tkallek@cityofmarinecity.org>  

 

City of Marine City Planning Commission  

260 S. Parker Street 

Marine City, Michigan 48039 

 

 

RE:   Planned Development Project (PDP) 

 Marine City Place Apartments 

2006 S. Parker St 

Marine City, Michigan  

        

Dear Planning Commission: 

 

Enclosed with this cover letter, please find the following items for the proposed Marine City Place 

Apartments PDP: 

1. PDP Application  

2. Written Statement 

3. Overall Development Plan  

4. Traffic Data 

5. Fiscal Impact 

6. Market Study  

7. Legal documentation of single ownership or control. 

a. Purchase Agreement  

8. Construction Schedule 

9. Documents 

a. Warranty Deed  
 

Please note that some supporting data provided herein was derived from the City of Marine City’s Draft 

Master Plan, dated March 11, 2024.  

    

Sincerely,       

Cash Waggner & Associates, PC         

       

Nathan R. Waggner, PE  

Project Engineer       
 

mailto:citymanager@cityofmarinecity.org
mailto:tkallek@cityofmarinecity.org
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3. Overall PDP Plan  
See the enclosed Development Plan for a layout of the residential structures, office/fitness center, 
parking areas, proposed utilities, detention and open spaces.  Also see the enclosed building 
rendering of the typical structure and proposed façade.  Below are renderings of the three types of 
units proposed.  

 
 
 

2.  Written  Statement:

The proposed PDP  provides residential living in a private  multi-family-style setting,  with a target market of
young professionals, prospective workers, and corporate housing.  Operations will be overseen by 
resident-managers along with maintenance personnel.  The development will be under single ownership 
and control.

Parking areas and drive aisles  will be private, and the site will be served by public sanitary sewer, public 
watermain, private storm sewer, and buried electric, cable TV, natural gas, and telecommunication lines.

Enclosed please find our Application for Parcel Number 74-02-012-3004-000 located at 2006 S. Parker
St. On behalf of the Owner/Seller and  Developer/Contract-Purchaser, we are requesting rezoning to 
Planned Development  Project  (PDP) to develop a Multi-Family Residential  Community  consisting of five
(5) 36-unit buildings totaling 180 apartment units. The development will also include a leasing office with a
business center and fitness center, maintenance shed, and the associated parking lot and utilities for the 
complex.

The parcel contains 465,436-SF (10.68-ac). The proposed development having a unit mix comprising of 
175 two-bedroom units and 5 one-bedroom units for a total of 180 units (465,436 sq ft), generating  a 
density of 16.854 units per acre.  The two-bedroom units will be a mixture of 1-bath and 2-bath units.  The 
multiple family buildings are proposed with a maximum length of 252-ft and mean height just under 35-
feet  and 3-stories.

The 3-story design reduces impervious areas and therefore stormwater runoff and allows the project to be
developed while avoiding and minimizing impacts to potential waterways and wetlands.  The building 
façade will be a mixture of brick and cement siding to blend with the broader neighborhood character.

The proposed 180-units are proposed with a minimum of 360 parking spaces or at 2 spaces per unit.

Every unit will have a balcony/patio.  A few areas are delineated as Detention/Open Space on the 
Development Plan.  Final design will dictate which areas are to be Detention  -vs-  Open Space.  However,
the Detention Basins will be “dry” and can be utilized as open space recreation during dry weather.  The 
buildings are setback from the parking and property lines to provide ample open space lawn areas around
the buildings.

The PDP will be harmonious with public health, safety, and welfare of the City and will not result in 
unreasonable negative environmental impact or the loss of historic structures.  It will clean up an apparent
Brownfield contaminated site.
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Multi-Story 2 Bedroom 2 Bath 

 

 

 

 

 

 

 

 

 

 



 

Multi-Story 2 Bedroom  
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4. Traffic Data: 

Below are the totals of estimated vehicle trips generated by the proposed Marine City Place 
Apartments development. These estimates are based on the ITE Trip Generation Manual (11th 
Edition). Calculations are for apartment buildings drive entrance/exit. See table below. 

 

 

Land Use 
(ITE Code) 

 

Units 

 

Expected Daily Trips 
(Weekday) 

 

Peak Hour Trips 
 

Peak Hr.  

In 
 

Peak 

Hr.  Out  

Multifamily 
Housing 
Low-Rise 

(220) 

 
Dwelling Unit 

 
ITE Rate = 6.83 

 
Rate = 0.51 (AM) 
Rate = 0.61 (PM) 

24% 
(AM) 
62% 

(PM) 

76% 
(AM) 
38% 

(PM) 

Proposed 
Drive Aisle 

36(units/apt.) x 5 
(apts.) = 180 units 

6.83 x 180 = 1,229 trips 0.51 x 180 = 91 trips (AM) 
0.61 x 180 = 110 trips (PM) 

22 (AM) 
68 (PM) 

69 (AM) 
42 (PM) 

      

 
 

South Parker Street (a.k.a. M-29) is a state roadway controlled by the Michigan Department of 
Transportation (MDOT).  M-29 has an Annual Average Daily Traffic (AADT) volume of 8,413 trips per 
day.  The proposed PDP will increase traffic volumes by an estimated 15%.  The proposed driveway 
will be designed to MDOT standards and subsequently submitted to MDOT for review and permit 
approval.   
 
The plan is laid out with a second driveway in the rear of the property based the assumption that King 
Road will be extended in the future. 

 
 

5. Fiscal Impact:   
 
Marine City has experienced an increase in owner-occupied housing and a decrease in renter-
occupied housing units.  Renter-occupied units dropped 25.4% from 2010 to 2021 resulting in a loss of 
143 rental units.   
   

Neighboring communities have all experienced more significant residential unit increases in 
comparison to Marine City. This is consistent with the declining population; however, declining 
population should not hinder new housing opportunities and options. Declining population could be 
indicative of the quality of Marine City’s housing stock or housing types, or indicate there is limited 
space for new housing without demolition. 
 
Job projection for Marine City is expected to increase by 224, or 10.3% by 2030. Jobs are projected to 
fluctuate, increasing through 2035, then decreasing through 2050.  Marine City saw the largest 
household income increases in the $75,000-$149,999 income bracket. The lowest four brackets ($0 – 
$34,999) have all experienced decreases. Additionally, the median income of Marine City has 
increased by about $10,000.  The majority of renters, 65%, in Marine City are able to rent at a rate that 
is deemed affordable, while 15% have unaffordable rates, and 20% of renters experience severely 
unaffordable rates.  The PDP intends to provide affordable units that meet the 30% threshold of 
household incomes. 
 
Marine City has an existing market demand for up to 40,000 square feet (sf) of new retail and 
restaurant development which could currently generate as much as $12.5 million in annual sales. 
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Additional “roof tops” will add demand and should spur new commercial development.  Residents of 
this project will likely work, shop and eat at a variety of business within the community, thereby 
enhancing economic viability of the area.   

 
Multiple-family housing occupies approximately 45 acres. The majority of these housing units are 
situated within numerous small complexes dispersed across the residential neighborhoods of the city. 
Some multifamily units can also be found in spacious single-family homes that have been repurposed 
for multi-family use, as well as on the second and, in certain instances, third floors of commercial 
buildings along Water Street in the central business district known as the “Nautical Mile.” Additionally, 
more modern and larger residential complexes have been constructed on the western side of King 
Road, to the north of Chartier Road, and on the eastern side of King Road, between West Boulevard 
and Ward Street. 
 
Two-family units, on the other hand, are typically spread throughout the city’s single-family residential 
areas. The majority of Marine City’s two-family units, particularly the older ones, have been 
established by converting single-family homes into two-family dwellings. Newer two-family units are 
located within purpose-built duplex structures, with clusters of these units situated on the north side of 
Gladys Avenue, the south side of Woodworth Avenue, west of Mary Street, and on the north side of 
DeGurse Avenue. 
 
Marine City falls within the jurisdiction of the East China School District, which also serves the City of 
St. Clair, China Township, Cottrellville Township, East China Township, and portions of Casco, 
Columbus, Ira, and St. Clair townships, covering a total area of 122 square miles. During the 2015-
2016 academic year, the district boasted an enrollment of 4,253 students. Notably, four out of the 
district’s ten schools are situated within Marine City: 

• Belle River Belle River Elementary School, 1601 Chartier Road – 2016-2017 enrollment: 456 

• Marine City Middle School, 6373 King Road –2016-2017 enrollment: 404 

• Marine City High School, 1085 Ward Street – 2016-2017 enrollment: 511 

• Riverview East High School, 6373 King Road 2016-2017 enrollment: 117 
 

An analysis of similar apartment communities developed by the Applicant revealed the occupancy rate 
for minors ranged from 0-4.2% of total occupants.  Bell Estates I & II was developed with 276 units 
housing 469 occupants of which 18 are minors, or 3.83%.  Bell Estates Phase 1 had a 4.2% minor 
occupancy rate.  At 4.2%, the proposed Marine City Place Apartments PDP could add an additional 13 
children to the school’s enrollment, or an increase of 0.87% to the enrollment listed above. 
 
The existing water system in Marine City is sufficient to cater to both current and anticipated future 
demands. With a treatment capacity of 2.0 million gallons per day, the system presently utilizes only 
half of this capacity. In 1999, the city erected a new 750,000-gallon water tower at King Road. 

 
The Wastewater Treatment Plant, constituting Phase I of the Wastewater Treatment Plant Project, was 
established in 1992. This facility has a daily capacity of 1,000,000 gallons, effectively meeting the city’s 
wastewater treatment needs for the foreseeable planning period. 
 
The proposed PDP was presented to the fire department to assess the demand on emergency 
services and serviceability to the three-story structures.  The fire department had no objections. 

 
 
 



  March 15, 2024 

    

  Marine City Place Apartments 

  Planned Development Project (PDP) 
 

 

 
402 E 13th Street, Ste 101 • Jasper, IN  47546 • P: 812.634.5015 

Jasper  •  Evansville          www.cashwaggner.com 

6. Market Study: 
 

Roundtable discussions indicated a need for greater housing variety for young families and seniors, such 
as cottage courts, split level duplexes, and independent living communities.   
The Housing Goals are as follows: 

1. Promote a variety of quality housing options to achieve affordable housing for all individuals and 
families. 

2. Prioritize vacant, underutilized residential properties for redevelopment and ensure compatibility. 
3. Attract residents, workers, and entrepreneurs, with focus on young professionals. 
4. Develop or redevelop priority sites by remediating potential brownfield contamination to make 

land available for development.  
5. Decrease car dependency to access amenities.  A trailway exists along the property frontage 

providing walkability and bicycle access to community amenities.   
 

This marketing plan identifies key target audiences and related messaging.  
The top priority target audiences identified at the October 10th Open House are prospective residents, 
with a focus on young professionals, prospective workers, and entrepreneurs. 
 
The proposed project addresses the key metrics for prospective residents that will provide affordable 
middle housing while promoting walkability both internal to the site and access to downtown, shopping, 
restaurants, and outdoor activities via the existing trailway. 
 

Like many other legacy communities in southeast Michigan, Marine City’s housing needs are also being 
affected by national demographic shifts. As Marine City ages along with the state, the demand for 
housing types is changing. About 25% of new households prefer condos and townhomes, and most 
young adults and older adults prefer smaller size units which are more affordable. 
 
Today, Marine City is largely composed of single-family homes. While beautiful, these homes are rarely 
accessible and often unaffordable for young parents or fixed-income seniors. To make Marine City age-
in-place friendly, the City must allow people to modify their existing homes to be accessible and also 
accommodate more housing options, such as apartments, duplexes, and assisted living facilities. 
 
The future of housing in Marine City will need not only more starter homes, but also more townhomes, 
apartments, and alternative housing types. 
 
The proposed PDP caters to the young professional and will provide new affordable housing units to 
attract prospective workers. 

 
 

7. Legal documentation of single ownership or control.  
 
As evidenced on the enclosed Purchase Agreement, together with Amendments, the Applicant – RT 
Group III, LLC is the Contract Purchaser and intends to purchase the subject parcel pending 
governmental approvals.  This PDP will be developed as a single-lot development where all amenities 
will be privately constructed and maintained.   
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8. Schedule.  A schedule of the development and construction details, including specific phasing dates 
and timing of all proposed improvements. 

 
      

Item/Work Timeline 

Plan Reviews & Permits March 2024 – September 2025 

Mobilization/Clearing  March 2025 

Stripping, Temp. BMP’s March 2025 

Land Balancing & Sediment Basins April – May 2025 

Remaining Mass Earthwork & Building pads May – June 2025 

Storm Sewers & Utilities  June – September 2025 

Stone & Asphalt Base for Parking Areas October 2025 

Building Slabs & Foundation  October – November 2025 

Building Construction October 2025 – October 2027  

 
 

9. Documents  
a. Warranty Deed  

The enclosed Deed indicates proof of ownership by the current landowner/seller, Chesterfield 
Ventures, LLC.  Upon all governmental approvals and waiving of other contractual due diligence 
items, the property will be transferred to the Applicant, RT Group III, LLC (or an affiliated 
assignee). 
 
As this will be single-owner multi-family community, all tenants will be required to abide by the 
terms of rental agreements and pass a third-party background check. 
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