


CLINTON TOWNSHIP PLANNING COMMISSION


REPORT OF MEETING


MAY 9, 2002





PRESENT:	Vincent Gerlando, Chairperson


		Donald Roach, Vice-Chairperson


Denise C. Trombley, Secretary


Thomas Landa


		Michael Matway


		Maurice Morrissette 


		Valerie O’Neal 


		Dennis C. Tomlinson


		Pamela Weiss





ABSENT:	None 





STAFF:	Joseph J. Silbernagel, Acting Director 


		DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT





Mr. Gerlando called the meeting to order at 6:30 p.m.  He explained how the public hearing will be conducted.





APPROVAL OF AGENDA





Motion by Mr. Landa, supported by Mr. Roach, to approve the agenda as submitted.  Motion carried.








2.271 ACRES OF LAND FRONTING THE SOUTH LINE OF HALL ROAD (M-59), EAST OF MADDELEIN (SECTION 2)


-	PROPOSED REZONING FROM R-5 ONE-FAMILY RESIDENTIAL TO I-1 LIGHT INDUSTRIAL


--	PUBLIC HEARING


	FILE #5625: PETITIONED BY JOSEPH MONTELEONE


�





It was noted that the petitioner for this item was not present.





Mr. Gerlando suggested that this request be considered after the next item to allow the petitioner an opportunity to be present.








1.26 (PART OF 3.20) ACRES OF LAND LOCATED AT THE NORTHEAST CORNER OF 18 MILE ROAD AND HAYES ROAD (SECTION 7)


-	SPECIAL LAND USE IN THE B-3 DISTRICT AND SITE DEVELOPMENT PLAN FOR 7-ELEVEN CONVENIENCE STORE/CITGO GAS STATION


--	PUBLIC HEARING


	FILE #5619: PETITIONED BY RON JONA


�





Pertinent correspondence was read and entered into the record.  Ms. Trombley informed that 39 notices of this public hearing was mailed to owners and occupants within 300 feet of the property in question, with none returned as undeliverable.  She read a letter dated May 5, 2002 from Margaret Wasilewski, 41013 Glenleven Court, Clinton Township, Michigan 48038, expressing her opposition to the rezoning request.





Dino Giuletti, 29000 Inkster Road, Suite 120, Southfield, Michigan 48034, explained that they wish to develop a convenience store and gas station on the subject property.  He noted that they would like to be open 24 hours in keeping with the hours of the other 7-Eleven stores.  He pointed out that they will be using three types of masonry on the building and he felt it will be an asset to the area.  He informed that they do not intend to utilize the entire parcel for this development and are proposing to split off a portion contingent upon approval of this plan.  He requested that they will agree to put in landscaping between this development and the abutting property but do not wish to put in landscaping along the portion of land they are splitting off and selling, as they do not anticipate owning that parcel in the future.





Motion by Mr. Matway, supported by Mr. Morrissette, to open the public hearing for comments.  Roll Call Vote:  Aye – Matway, Morrissette, Gerlando, Landa, O’Neal, Tomlinson, Weiss, Roach, Trombley.  Nay – None.  Absent – None.





	Versula Ruggirello, 41037 Glenleven, Clinton Township, Michigan 48038, explained that her bedroom and bathroom both face the subject property and she felt patrons and employees will be able to peer into her house.  She noted that there would not be a large distance between her house and the proposed development, and she questioned how she would be able to sleep with a 24-hour gas station/store in such close proximity.  She complained that she had to file a police report for a “peeping tom” and she did not want additional trouble.  She wished the Planning Commissioners would be able to see how close the building would be to her house.





	Elizabeth Thomas, 41045 Glenleven, Clinton Township, Michigan 48038, confirmed Ms. Ruggirello’s concern about the “peeping tom”, and she did not feel that a 4-foot 8-inch masonry wall is a sufficient height.  She felt that if a business is approved for this site, there should be a 6-foot wall.





	William J. Stys, 41227 Chancellor, Clinton Township, Michigan 48038, member of the Board of Directors for Cambridge Square Condominiums, explained that their homeowners association had a meeting a couple of weeks ago and the proposed gas station/convenience store was discussed at length.  There were a number of concerns expressed regarding such a development in such close proximity to residential condominiums, and the Board of Directors proceeded to hold their own meeting last week.  They expressed concern about the close proximity to neighboring bedrooms, gasoline fumes, an over-saturation of gas stations/convenience stores in the area, and the safety of the residents of Cambridge Square in the event of a bank robbery, with their nearby residential area providing a safe haven for an escape.  He stressed they realize this property is zoned for a commercial use and they would have no objection if it were to operate during normal business hours rather than the proposed 24-hour service they will be providing.





Motion by Mr. Landa, supported by Ms. Weiss, to close the public hearing.  Roll Call Vote:  Aye – Landa, Weiss, Gerlando, Matway, Morrissette, O’Neal, Roach, Tomlinson, Trombley.  Nay – None.  Absent – None. Motion carried.





Mr. Morrissette noted that in Mr. Silbernagel’s letter to the Planning Commission, he referred to a stipulation that in order to facilitate pedestrian safety, no standing or parking shall be permitted in an area immediately adjacent to any customer entrance or payment window.  He questioned as to what the plan will be to adhere to this requirement.





Mr. Giuletti responded that although he cannot control what people do, he will be certain that there will be no parking spaces in front of the entrance to the station.





Mr. Morrissette suggested the petitioner place a “No Parking” sign in front of the entrances to discourage automobile parking in these locations.  He explained that under the “Special Land Use” application, the petitioner is to work with the neighboring residents to assure their concerns are being addressed.  Mr. Morrissette recalled that when the petitioner came before this Board for a rezoning, he had replied to an inquiry that the subject development may be a gasoline station but assured that it would not be open 24 hours.  He expressed opposition to a 24-hour facility at this location.  He felt that if the petitioner is not willing to compromise on the hours of the business, he would personally be opposed to granting the variance request.  He did not feel it is fair for the residents who live in the neighborhood.





Mr. Giuletti replied to inquiry that they are proposing a wonderful landscape plan.  He replied to inquiry that the majority of residents are going to park in the front of the store and he did not feel there would be much traffic to the rear of the store, closer to Ms. Ruggirello’s condominium, so it should not have a negative impact to the abutting property owners.  He also pointed out that they will not have a lot of people in the store at the same time.





Mr. Morrissette pointed out that when considering a special land use, the Township must consider “location, size, intensity, site layout and periods of operation of any such proposed use in order to eliminate any possible nuisance emanating therefrom which might be noxious to the occupants of any nearby permitted uses, whether by reason of dust, noise, fumes, vibration, smoke or lights”.  He felt the proposed development could be considered a “possible nuisance” to the area residents.





Ms. Weiss expressed concern about noise.  She felt the dispensation of gasoline would be far enough away from the condominiums, but she felt noise could be a problem.  She indicated that she lives within close proximity to businesses that are open until 2:00 a.m., and the neighbors experience problems with patrons who have their “boom boxes” on extremely loud.  She acknowledged that the businesses themselves are not so much of the problem, but it is what results from the hours of operation.  She explained that if it is approved and then becomes a nuisance to the neighborhood, the Township must then solve the problem, which is not fair to the Township or the residents.





Mr. Landa felt that a 4-foot 8-inch masonry wall is not a sufficient height and it should be taller.





Ms. Trombley could not recall many 6-foot walls in the Township and stated that although she would be hesitant to approve a 6-foot wall, she is in agreement with the Planning Commissioners who have spoken regarding the proposed hours of operation.





Mr. Tomlinson agreed with his colleagues as well.  He expressed concern about the property owner splitting off a portion of the property and that if it remains vacant, neighboring kids will use it as a cut-through.  He felt a wall should be required all the way across the property.





Mr. Giuletti emphasized that if the property is split, they will not own both portions and he did not feel it would be fair of the Township to require them to put up a wall on property that they do not own.





Mr. Tomlinson inquired as to what would happen to that property if it does not get developed right away.





Mr. Giuletti replied that as soon as they receive approvals for the subject site, they will apply for the property split and will develop the portion they have site-planned.  He replied to further inquiry that he has a purchase agreement for the portion of the property they are proposing to develop.





Ms. O’Neal was opposed to the plan as submitted, and she felt it is too close to the neighboring residents for the type of use and hours of operation proposed.





Bob Turner, Urban Investment Trust, Chicago, Illinois, stated he is responsible for the land acquisition and they are purchasing the 1.26 acres on the corner, but do not intend to purchase the entire site.  He expressed hesitation to agree to build a wall on property they will not own because it will become a liability problem.  Mr. Turner pointed out that 7-Eleven is an international company with stores all over the world.  He stressed that their stores maintain 24-hour operation and they will be very reluctant to locate where they cannot keep these hours.





Mr. Gerlando pointed out that the proposed entrance off of 18 Mile Road is very close to the residents.  He inquired as to whether this could be eliminated.





Mr. Turner explained that they had to agree to this as part of the purchase agreement.





Mr. Gerlando felt it would be a better situation to provide access from Hayes.





Motion by Ms. Weiss, supported by Mr. Morrissette, with reference to File #5619 and application from Ron Jona, Ron Jona & Associates, 29000 Inkster Road, Suite 120, Southfield, Michigan 48034, concerning a request for Special Land Use being a gas station/convenience store in the B-3 General Business District and a site development plan for 7-Eleven Convenience Store/Citgo Gas Station, to be developed on 1.26 (part of 3.20) acres of land located at the northeast corner of 18 Mile Road and Hayes Road (Section 7), that recommendation be submitted to the Township Board for denial of the special land use and site plan based on the concerns for the health and safety of the neighboring residents.  Roll Call Vote:  Aye – Weiss, Morrissette, Gerlando, Landa, O’Neal, Roach, Tomlinson, Trombley.  Nay – Matway.  Absent – None.  Motion carried.








2.271 ACRES OF LAND FRONTING THE SOUTH LINE OF HALL ROAD (M-59), EAST OF MADDELEIN (SECTION 2)


-	PROPOSED REZONING FROM R-5 ONE-FAMILY RESIDENTIAL TO I-1 LIGHT INDUSTRIAL


--	PUBLIC HEARING


	FILE #5625: PETITIONED BY JOSEPH MONTELEONE


�





Pertinent correspondence was read and entered into the record.  Ms. Trombley informed that notice of this public hearing was mailed to 25 owners and occupants within 300 feet of the property in question, with one returned as undeliverable.





Motion by Mr. Morrissette, supported by Mr. Roach, to open the public hearing.  Roll Call Vote:  Aye – Morrissette, Roach, Gerlando, Landa, Matway, O’Neal, Tomlinson, Weiss, Trombley.  Nay – None.  Absent – None.  Motion carried.





	Harold Fiebelkorn, 44833 Maddelein, Clinton Township, Michigan 48036, stated that he has lived at this address for 40 years and the subject property has always been residentially zoned.  He recalled that someone tried to build homes but there was not sufficient room to accommodate a street for those homes.  He inquired as to whether the plans indicate access from Hall Road.





Mr. Silbernagel assured that the access would be required from Hall Road and they would not have access from Maddelein.





Mr. Gerlando stated that when the Township’s Master Plan was developed, this property was anticipated to be Technical Research.





	Mr. Fiebelkorn inquired as to how far the building will be from the abutting residential homes.





Mr. Silbernagel replied to inquiry that the building must be situated a minimum of 50 feet from any residentially zoned property.  He added that they will be required to provide 70 feet for road right-of-way.





Joe Monteleone, 35101 Harper Avenue, Clinton Township, Michigan 48035, replied to inquiry that the parcel is 171 feet wide.  He assured they will not be putting in a road through the middle of the property.  He replied to inquiry that they have had a lot of interest in their proposed development but have not yet locked in any agreements.  He mentioned that Medstar and the Road Commission of Macomb County have both expressed interest in this location.  He offered to situate the building as close to the east property line as possible to keep it as far away as possible from the abutting residential homes.  He replied to further inquiry that the largest possible building for the site would measure approximately 80 feet by 400 feet, because they would be required to meet parking and landscape requirements.  He anticipated that there will be only one building on the site.





	Bob Schlief, 44740 Maddelein, Clinton Township, Michigan 48036, stated there is a 12-foot easement on his property that continues on the subject site and he pointed out that they will not be able to build on that easement. 





Mr. Silbernagel confirmed that no permanent structure can be placed on a required easement.





Mr. Gerlando replied to inquiry that a road can go on the easement but a permanent structure would not be permitted.





Mr. Monteleone assured he will be doing nothing with the easement.





Motion by Mr. Landa, supported by Ms. O’Neal, to close the public hearing.  Roll Call Vote:  Aye – Landa, O’Neal, Gerlando, Matway, Morrissette, Roach, Tomlinson, Weiss, Trombley.  Nay – None.  Absent – None.  Motion carried.





Mr. Morrissette recalled that Mr. Monteleone had mentioned that he would not need any variances.  He inquired as to whether Mr. Monteleone would go on record with that promise.





Mr. Monteleone stated that he does not anticipate needing a variance and certainly would not want to bring the building any closer to the abutting homes.  He noted that he has owned this property since he was twenty years old. He is hesitant to make any promises regarding variance requests because although he does not anticipate selling the property, he would not want promises on record if the property is sold.





Mr. Tomlinson hoped that Mr. Monteleone would develop the site with the building as far away from the residential homes as he mentioned at this meeting.





Mr. Monteleone assured that he has the best interests of the neighbors in mind, and he was confident that it will be a first-class development.  He noted that he will work with the residents and keep their preferences in mind.  He replied to inquiry that the property is not wide enough to accommodate a residential development, because he would need a 60-foot road in the middle, and the property is only 171 feet wide, so there would not be sufficient space on both sides of the road for single-family lots.





Motion by Mr. Landa, supported by Ms. O’Neal, with reference to File # 5626 and application from Joseph Monteleone, 35101 Harper Avenue, Clinton Township, Michigan 48035, concerning the application to rezone 2.271 acres of land fronting the south line of Hall Road (M-59), east of Maddelein (Section 2) from R-5 One-Family Residential to I-1 Light Industrial, that recommendation be submitted to the Township Board for approval of the rezoning as requested.  Roll Call Vote:  Landa, O’Neal, Gerlando, Matway, Morrissette, Roach, Tomlinson, Weiss, Trombley.  Nay – None.  Absent- None.  Motion carried.


 





23.01 ACRES OF LAND FRONTING THE EAST LINE OF UTICA ROAD, SOUTH OF METROPOLITAN PARKWAY (SECTION 30)


-	BROOKSTONE CONDOMINIUMS


--	REQUEST FOR RECOMMENDATION FOR APPROVAL OF SITE DEVELOPMENT PLAN


	FILE #4627: PETITIONED BY JEFFREY DESANO


	REPRESENTED BY NANCY KOLINSKI


�





Pertinent correspondence was read and entered into the record.





Nancy Kolinski, 48137 Van Dyke, Utica, Michigan 48317, explained that this property is zoned R-3 and R-4 Single-Family Residential and they intend to meet the requirements of this zoning.  They would like to relocate the drain and “straighten it out”, with minimal impact on the neighbors.  She noted that she met with Mr. Moyer, a resident of Steeplechase Condominiums, and he was very happy with the proposed plan.  She added that she was able to answer all of his questions.





	A resident at 9575 Rattalee Lake Road, Clarkston, Michigan, stated that his father owned the adjacent parcel to the north, located at the southeast corner of Metropolitan Parkway and Utica Road, and he passed away two weeks ago.  He stated he happened to be opening his mail and found out about this public hearing.  He questioned that if he sold his property, could it be incorporated into the proposed plan, or could there be another use for his property to be developed separately.





Mr. Silbernagel noted that the property at the southeast corner of Metropolitan Parkway and Utica Road is zoned R-3 One-Family Residential, and he replied that anyone has the right to petition to rezone; however, the Master Plan designates that area to remain residential.





Ms. Kolinski offered to provide the abutting property owner the name and phone number of the owner of the subject site.





	Alec Moir, President of Steeplechase Condominium Association, 36451 Perfecta Court, Clinton Township, Michigan 48035, stated their association was very pleased with the proposed plan.  He met with the architect and the owners, and felt that everyone will be happy with this plan.  He offered a word of advice to the abutting property owner who expressed an interest in either selling his property or possibly submitting a rezoning petition that there are a number of residential homeowner’s associations in the immediate surrounding area who would most likely fight any type of commercial development on that corner.





Jim Wilson, 226 Tourraine, Grosse Pointe, Michigan, stated he is one of the developers of the subject site.  He felt the property at the southeast corner of Metropolitan Parkway and Utica Road may be developed as office because there is office on the north side of Metro Parkway.  He replied to inquiry that they intend to build ranch homes ranging from 1,600 to 1,800 square feet each, while the 1-1/2 and 2-story units will range from 2,200 to 3,000 square feet each.  He noted that they will be stick-built with all brick construction, and he added that they will be putting in a berm and landscaping along Utica Road.  They will have brick and limestone entrance walls, and he felt the residents will be extremely pleased with their landscape plan.  He replied to further inquiry that there will be basements, but they do not anticipate any flooding problems.





Mr. Matway noted that there is only one ingress/egress and he inquired as to whether they are planning another ingress in the future.





Ms. Kolinski replied that there is no other access to their property from any other road, so they will only be providing one access from Utica Road.





	Mr. Moir emphasized that the Steeplechase Condominium Association would be adamantly opposed to any access between the two condominium developments.  He noted that their roads are getting older and will soon need to be replaced at the cost of approximately $100,000, and they would not be willing to have residents from other developments place additional wear and tear on their roads to access Moravian.





Motion by Ms. Trombley, supported by Ms. O’Neal, with reference to File #4627 and application from Jeffrey DeSano, J & J Enterprises, 2885 Plymouth, Shelby Township, Michigan 48316, as represented by Nancy Kolinski, Civil Concepts & Design, 48137 Van Dyke, Utica, Michigan 48317, concerning the proposed development of Brookstone Condominiums, to be located on 23.01 acres of land fronting the east line of Utica Road, south of Metropolitan Parkway (Section 30), that recommendation be submitted to the Township Board for approval of the site development plan as submitted.  Roll Call Vote:  Aye – Trombley, O’Neal, Gerlando, Landa, Matway, Morrissette, Roach, Tomlinson, Weiss.  Nay – None.  Absent – None.  Motion carried.








WEST ½ OF LOT 104, LOTS 105-131 & 143-156, PART OF VACATED SHARKEY AVENUE R.O.W. (SECTIONS 33/34)


-	BAKER COLLEGE (PARKING LOT EXPANSION: PHASE 5)


--	REQUEST FOR APPROVAL OF REVISED SITE DEVELOPMENT PLAN


	FILE #1058: PETITIONED BY JAMES R. MORGAN


�





Pertinent correspondence was read and entered into the record.





James R. Morgan, 5454 Gateway Centre, Suite C, Flint, Michigan 48507, explained that they are proposing a parking lot addition.  He noted that the parking lot will continue in the pattern they originally started, with a 25-foot landscaped buffer along Little Mack and 15 Mile Road.  He added that they will be providing a minimum 30-inch high berm along both roads, which is slightly lower than the area abutting the residential area.





Ms. Weiss inquired as to the total number of parking spaces, including this new addition.





Mr. Morgan replied that although he did not have the exact figure with him, he estimated they will have between 1,100 and 1,200 spaces.





Ms. Weiss commented that she has never observed the lot being full, but she replied to inquiry that she generally observes the lot during the daytime hours.





Mr. Morgan noted that approximately 70% of their student population attends evening classes.  He mentioned that during the daytime hours, the students tend to “come and go”, having classes at various times; however, their evening students tend to arrive and leave at the same time, placing an additional burden on the parking situation.





Ms. Weiss stated the traffic on Little Mack is her concern; however, she added that from Mr. Morgan’s comments, it sounds as though the students are already enrolled and the proposed addition would provide them with a place to park.





Mr. Morgan informed that their next expansion will include an approach onto 15 Mile Road, and that is part of their master plan for parking.  He explained that they tend to provide one-way parking lanes, which maintains traffic flow in a safer way.  He assured that they have had no major traffic concerns as a result of this.





Ms. Trombley noted that this matter came before the Board of Appeals and the petitioner revised the plan at their request to put in the required landscaped area along 15 Mile Road.  She mentioned that the Board of Appeals was pleased with this revision.





Mr. Tomlinson commended the petitioner and stated he has been very cooperative and has done a good job on the development of the college.





Ms. O’Neal mentioned that 15 Mile Road will be widened, and that should help the college.  She felt the college has greatly improved the area.





Mr. Roach noted that according to the plan, Sharkey Avenue has been vacated and he questioned what this meant.





Mr. Morgan stated Sharkey Avenue was vacated last spring and the college now owns that property.  He replied that although it remains open at this time, they will be closing it off and that is why they are bringing an approach in from 15 Mile Road.  He stressed that the college is working within their economic means to acquire the surrounding land as quickly as possible.





Mr. Silbernagel noted that the berm is not on the plans and will have to be added before the petitioner submits the plans to the Planning Department for his Site Development Certificate.





Mr. Morgan noted that Sharkey is still open, although they checked with their attorney regarding liability issues.  He advised them to post a sign indicating it is a private road, and they posted that sign.





Motion by Ms. Trombley, supported by Ms. Weiss, with reference to File # 1058 and application from James R. Morgan, J.R. Morgan Construction Company, 5454 Gateway Centre, Suite C, Flint, Michigan 48507, concerning the revised Site Development for Baker College (Parking Lot Expansion: Phase 5), located on the west ½ of Lot 104, Lots 105 through 131 and Lots 143 through 156, and part of vacated Sharkey Avenue R.O.W. (Sections 33/34), generally located south of 15 Mile Road and east of Little Mack Avenue, that, in consideration of certain variances granted by the Board of Appeals, approval be granted for the site development plan, subject to the berm being shown.  Roll Call Vote:  Aye – Trombley, Weiss, Gerlando, Landa, Matway, Morrissette, O’Neal, Roach, Tomlinson.  Nay – None.  Absent – None.  Motion carried. 








REPORT OF MEETING


-	APPROVAL OF APRIL 25, 2002 REPORT


�





Motion by Mr. Landa, supported by Mr. Matway, to approve the report of the April 25, 2002 Planning Commission meeting as written.  Motion carried.





�



DISCUSSION REGARDING NEXT MEETING


�


Mr. Silbernagel advised that on the next agenda, there is a rezoning application for property abutting Joy Boulevard Park and the City of Mount Clemens.  He stated the petitioner would like to rezone the property for parking purposes. 








ADJOURNMENT


�


Motion by Mr. Matway, supported by Mr. Roach, to adjourn the meeting.  Motion carried.  Meeting adjourned at 7:43 p.m.





				Respectfully submitted











				Denise C. Trombley, Secretary


				CLINTON TOWNSHIP PLANNING COMMISSION
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