CLINTON TOWNSHIP PLANNING COMMISSION


REPORT OF MEETING


OCTOBER 24, 2002








PRESENT: 	John D. Truax, Vice-Chairperson


Denise C. Trombley, Secretary


		Fred Gibson


		Michael Matway


		Valerie O’Neal 


		Pamela Weiss


		Norman Yurkie





ABSENT:	Vincent Gerlando, Chairperson	(Excused)


		Dennis C. Tomlinson			(Excused) 





STAFF:	Carlo Santia, Director 


		DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT








The meeting was called to order at 6:30 p.m. 





APPROVAL OF AGENDA





Ms. Weiss requested the addition of Item #8 – Discussion of 6.54 Acres At The Southwest Corner of Metropolitan Parkway and Union Lake Road (Proposed Rezoning From SP-1 to RMH) and Notification Procedures for Public Hearings.





Motion by Ms. Weiss, supported by Mr. Matway, to approve the agenda with the addition of Item #8 as requested.  Motion carried.








24.05 ACRES OF LAND FRONTING THE EAST LINE OF HAYES ROAD, SOUTH OF HALL ROAD (M-59) (SECTION 6)


-	PROPOSED REZONING FROM B-2 COMMUNITY BUSINESS TO RMH MULTIPLE-FAMILY RESIDENTIAL (HIGH-DENSITY) 


--	PUBLIC HEARING 


	FILE #5684: PETITIONED BY LOUIE CHIRCO 


�


Pertinent correspondence was read and entered into the record.  Ms. Trombley indicated that there were 41 notices of this public hearing mailed to owners and occupants of property within 300 feet of the land in question, with 2 returned as undeliverable.





Louie Chirco, 46600 Romeo Plank Road, Macomb, Michigan 48044, stated he had nothing to add to the record, but offered to answer questions.





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





	Will Kenward, 44299 Providence Drive, Clinton Township, Michigan 48038, a resident in the abutting Colony Condominium Complex, stressed that his concern for the proposed rezoning is the high-density zoning will create more traffic on Hayes and will increase the number of motorists turning right and heading east on Hall Road.  He added that he has questions regarding the site plan and inquired as to whether they should be addressed at this time.





Mr. Truax advised that the purpose of this public hearing is to look at the rezoning request only and they cannot discuss specifics of a site development plan that may or may not take place on the property.  He suggested that if Mr. Kenward is interested in attending a meeting when the site development plan is discussed, he can make a request to the Clinton Township Planning Department to be notified when the matter comes back before the Planning Commission for recommendation on the site plan to the Township Board.  Mr. Truax replied to inquiry that Mr. Kenward can make suggestions regarding his concerns; however, the rezoning cannot be approved with any conditions.





	Mr. Kenward pointed out that on both northbound Garfield and northbound Schoenherr at Hall Road (M-59), the two right lanes are designated as turn lanes onto eastbound Hall Road; however, northbound Hayes only designates one lane as a right turn lane onto Hall Road.  He suggested that Hayes Road could better handle the traffic if treated similar to Garfield and Schoenherr and the two right lanes were designated as turn lanes onto Hall Road.





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





Mr. Matway expressed concern for the increased amount of traffic in the area and speculated that any development on that property will bring additional traffic to the area.  He stated he wished the Planning Commission could look at not only the rezoning request but also the entire project with concern for the increased traffic that will result to determine what is best for the Township.





Mr. Gibson inquired as to how long the petitioner has owned this parcel.





Mr. Chirco replied that he is currently in the process of purchasing the subject property.





Mr. Gibson pointed out that the proposed rezoning is contrary to Clinton Township’s Master Plan for Future Land Use.





Mr. Santia pointed out that although the Master Plan designates the area as commercial, a multiple-family residential (high-density) zoning would be compatible with the surrounding development patterns that have been occurring in the area.  He further pointed out that there is residential high-density development to the south, residential low-density development to the east, and multiple-family residential development across Hayes in the City of Sterling Heights.





Ms. Weiss felt that one or two entrances to a larger housing complex seem to generate less traffic problems than many businesses and driveways, such as the development pattern along Garfield Road.  She felt multiple-family residential would be a better use of property along Hayes Road.  She inquired as to how many stories in the adjacent building to the east.





Mr. Chirco replied to inquiry that the adjacent building is two stories.  He assured that they are planning on continuing the same type of development they are currently involved in around the corner on 19 Mile Road and are planning on continuing with the two-story design.





Ms. Weiss could see fewer problems with residentially zoned land abutting the neighboring residential than if the property was to be developed with a commercial building.





Mr. Yurkie also expressed his concern for the increased traffic volume.  He inquired as to whether the petitioner has finalized and “locked in” a site plan at this time.





Mr. Chirco responded that they have been working with architects and have a vision of what they would like to build; however, they are not “locked into” a specific site plan.  He replied to inquiry that they cannot provide access to their property from Hall Road because they do not have Hall Road frontage, and their only access will be from Hayes Road.  He replied to further inquiry that he does not own the adjacent property fronting Hall Road.  He pointed out that there is a drain running along the property fronting Hall Road.





Ms. O’Neal recalled that this Commission recently recommended approval for neighboring property to be rezoned to multiple-family and she felt they should be consistent in their recommendations.





Mr. Truax noted that multiple-family residential zoning is a “better” zoning than commercial.  He informed that there are different grades of zoning, with industrial being the least favored, followed by commercial, then office, then multiple-family residential, and last, single-family residential.  He felt multiple-family residential would be an improvement in this area from the current commercial zoning.





Mr. Gibson pointed out that residentially zoned land would have a couple of very intense traffic periods when the residents are going to and coming home from work.  He felt that a lot of money and time are spent in the creation and adoption of a Master Plan, and he felt it is something that should be thought out very carefully when going against this plan.





Mr. Santia noted that the Master Plan designates this property as commercial, which is a more intense zoning.  He explained that when a parcel is considered for rezoning, the uses of the surrounding land must also be considered.  In this case, the proposed zoning is more compatible and less intense than the Master Plan designation of commercial, and that is why the Planning Department is recommending approval of the rezoning as requested.  Mr. Santia commented that the current Master Plan was last revised in 1989, and the actual map was revised in 1991.  He felt that a lot of development has occurred since then and that is why the Township is now in the process of updating the Master Plan.  The State of Michigan adopted a law effective this year that requires communities to provide and/or update a Master Plan for Future Land Use.  In Clinton Township, since the community is so developed, the Master Plan also needs to address how the Township is going to deal with the infill parcels to make sure they can be accommodated with regards to how the surrounding properties are developed.  He stressed that the majority of vacant land in Clinton Township are small parcels of land among developed areas.





Mr. Matway inquired as to why the Township would not want to consider single-family residential for the subject property.





Mr. Santia replied that multiple-family zoning is more compatible with the surrounding land uses.  Single-family zoning in this location would go against both the Master Plan and the existing development on the surrounding parcels.





Mr. Yurkie complimented the petitioner on his other developments in the area, and he commented that traffic should be considered when developments are proposed.





Ms. Weiss could understand Mr. Gibson’s concern and desire to adhere to the Master Plan; however, she felt it is the responsibility of this Commission to make recommendations when the Master Plan designation does not fit.  She felt the Master Plan is very helpful when a petitioner is proposing to rezone to a use that is designated as such on the Plan; however, she cautioned that it should be used as a guide.





Mr. Truax agreed that the Master Plan is a guide for future land use but the uses of the surrounding area must also be taken into consideration.





Motion by Ms. Weiss, supported by Mr. Yurkie, with reference to File #5684 and application from Louie Chirco, MJC Legacy Homes, 46600 Romeo Plank Road, Suite 5, Macomb, Michigan 48044, concerning the proposed rezoning from B-2 Community Business to RMH Multiple-Family Residential (High-Density) of 24.05 acres of land fronting the east line of Hayes Road, south of Hall Road (M-59) (Section 6), that recommendation be submitted to the Township Board for approval of the rezoning as requested.  Roll Call Vote:  Aye – Weiss, Yurkie, Gibson, Matway, O’Neal, Truax, Trombley.  Nay – None.  Absent – Gerlando, Tomlinson.  Motion carried.


	


�



LOT 10, ENTERPRISE INDUSTRIAL SUBDIVISION (SECTION 3)


-	PROPOSED REZONING FROM I-1 LIGHT INDUSTRIAL TO B-3 GENERAL BUSINESS


--	PUBLIC HEARING


	FILE #5686: PETITIONED BY CARLO J. CATENACCI


	REPRESENTED BY RICHARD BURGETT


�





Pertinent correspondence was read and entered into the record.  Ms. Trombley informed that 14 notices were issued to owners and occupants of the property in question, with 1 returned as undeliverable.





Richard Burgett, 45000 River Ridge, Clinton Township, Michigan 48038, stated he had nothing to add to the documentation and offered to answer questions.





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





There were no comments made by those in attendance.





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





Motion by Ms. O’Neal, supported by Ms. Trombley, with reference to File #5686 and application from Carlo J. Catenacci, Trinity Land Limited, 45000 River Ridge Drive, Suite #200, Clinton Township, Michigan 48038, as represented by Richard Burgett, Odessa Builders, Inc., 45000 River Ridge Drive, Suite #200, Clinton Township, Michigan 48038, concerning the proposed rezoning from I-1 Light Industrial to B-3 General Business of Lot 10, Enterprise Industrial Subdivision (Section 3), generally located at the southwest corner of Hall Road (M-59) and Enterprise Drive at 44995 Enterprise Drive, that recommendation be submitted to the Township Board for approval of the rezoning as proposed.  Roll Call Vote:  Aye – O’Neal, Trombley, Gibson, Matway, Truax, Weiss, Yurkie.  Nay – None.  Absent – Gerlando, Tomlinson.  Motion carried.





�



26.87 ACRES OF LAND LOCATED WEST OF LITTLE MACK AVENUE, SOUTH OF HARRINGTON ROAD (SECTIONS 16/21)


-	OAKRIDGE ESTATES


--	REQUEST FOR RECOMMENDATION FOR APPROVAL OF SITE DEVELOPMENT PLAN


	FILE #5620: PETITIONED BY ROBERT SEMAAN


�


Pertinent correspondence was read and entered into the record.





John Hennessey, 2674 West Jefferson, Trenton, Michigan, representative, stated he would be willing to answer questions.





Robert Semaan, 36800 Woodward Avenue, Suite 111, Bloomfield Hills, Michigan 48304, also offered to answer questions from the Commission.





Mr. Santia noted that the petitioner went before the Board of Appeals to request a setback variance along the northerly tier of lots because they wanted to provide a natural vegetation buffer.  The Board of Appeals granted a 5-foot setback variance and requested that the petitioner move the drive an additional five feet back to enable them to provide the natural vegetation buffer.  He pointed out that they also kept the buffer along the south side of the property.  Mr. Santia noted that revised site development plans have been distributed to the Commissioners tonight.





	Dave Portuesi, 20647 Parkplace Lane, Clinton Township, Michigan 48036, stated he was the past president of Ridgewood Estates Condominiums Homeowner’s Association.  He introduced Phil Rizzo, current president of their Homeowner’s Association.  Mr. Portuesi emphasized that their association is in agreement with the changes to the plan as proposed and as incorporated into the revised plan.  He commented that the petitioner has been very helpful and requested that recommendation be made for approval contingent upon the covenants that will be carried over into the Master Deed.





Ms. Weiss inquired as to whether the turn-around that is indicated on the site development plan is large enough to accommodate emergency vehicles, or whether a cul-de-sac would be a better alternative.





Mr. Santia responded that this site development plan was approved by the Fire Department.  He clarified that the they do not have specific standards that requires one type of turn-around over another, and the Fire Department allows “T” turn-arounds.





Mr. Hennessey replied to inquiry that there are differences between retention versus detention basins.  He explained that a retention basin does not have an outlet; a detention basin has a restricted outlet where the water can leave the area but at a restricted rate.  He replied to further inquiry that they are proposing a detention basin and he felt confident that the majority of the water will evaporate during seasonally dry periods.  He noted that it will consist of four bays, with a detention system being located in the second quadrant.  He replied to inquiry that it will have a stone bottom, because grass will not grow if there is too much water.  He added that when the water evaporates or is eventually taken out, the bottom would be unattractive unless it was stone.





Mr. Semaan replied to inquiry that each condominium unit will be from the low to high $200,000 range.





Mr. Hennessey explained that they cannot provide a retention basin because the property does not have sufficient drainage.  





Mr. Semaan reiterated that the detention basin will be dry the majority of the time.





Mr. Hennessey replied to inquiry that the size of the parcel does not justify bringing in a fountain and maintaining the proper water circulation for the pond.  He indicated that there is no guarantee that a fountain would be functional during a drought.





Ms. Trombley recalled that there were a lot of issues with this property since the inception of the rezoning, and she stated she was pleased to see the petitioner and the neighbors working so cooperatively and that the neighbors are happy with the proposed development.





Mr. Semaan commented that the neighbors have been very good to work with.





Motion by Ms. Trombley, supported by Ms. Weiss, with reference to File # 5620 and application from Robert Semaan, Oakridge Estates, 36800 Woodward Avenue, Suite 111, Bloomfield Hills, Michigan 48304, as represented by John Hennessey, 2674 West Jefferson, Trenton, Michigan 48183, concerning the site development for Oakridge Estates, to be located on 26.87 acres of land located west of Little Mack, south of Harrington Road (Sections 16/21), that recommendation be submitted to the Township Board for approval of the site development plan as submitted.  Roll Call Vote:  Aye – Trombley, Weiss, Gibson, Matway, O’Neal, Truax, Yurkie.  Nay – None.  Absent – Gerlando, Tomlinson.  Motion carried.








2.94 ACRES OF LAND SOUTH OF HALL ROAD (M-59), EAST OF GARFIELD ROAD (SECTION 5)


-	OTT RETAIL BUILDING


--	REQUEST FOR RECOMMENDATION FOR APPROVAL OF SITE DEVELOPMENT PLAN


	FILE #5685: PETITIONED BY MARC & LYNN OTT


	REPRESENTED BY WAYNE A. SHORES


�


Pertinent correspondence was read and entered into the record.





Ken Oxley, Oxley Architects Engineers, Inc., 1423 East Eleven Mile Road, Royal Oak, Michigan 48067, representative, explained that they have submitted a petition to the Department of Environmental Quality and an application to Assessing to combine lots.





Ms. Weiss inquired as to the reference made on the site plan to “New East Parcel”.





Mr. Oxley replied that the “New East Parcel” refers to the existing Lakeside Collision.





Ms. Weiss felt there will be adequate dumpster facilities with one being proposed at each end of the property.





Mr. Yurkie inquired as to the petitioner’s intent in providing six (6) overhead doors on the building.





Marc Ott, Lakeside Collision, 17300 Hall Road, Clinton Township, Michigan 48038, replied that this is a spec building and they have had inquiries for rentals from a drapery and blinds store, as well as an insurance company.





Mr. Yurkie inquired as to whether there would be sufficient dumpster facilities if two or three of the units are occupied by restaurants.  He did not feel the proposed dumpsters could handle such a large volume.





Mr. Oxley felt there is sufficient room to expand the dumpsters if necessary.





Mr. Santia clarified that the dumpsters shown on the site plan are the minimum required by the Department of Public Works; however, they approved this plan.  He commented that parking is sufficient for this site, regardless of whether or not a couple of units are leased as restaurants; however, there is no room on the site for additional parking, so if another dumpster was ever added, they would lose parking and that could make it non-conforming to the ordinance.





Mr. Oxley replied to inquiry that they will be cutting and filling a small portion of the southwest corner of the property, but the Department of Environmental Quality (DEQ) will regulate this and they had to seek approval for this.





Mr. Santia replied to inquiry that if the tributary is more than a mile in distance, requests must go to the DEQ.





Mr. Matway inquired as to how the number of parking spaces necessary are determined.





Mr. Santia replied that parking is based on a formula in the ordinance, which takes into consideration the zoning district and amount of square footage of the building.  He replied to further inquiry that this site meets the criteria of the zoning ordinance with regards to parking.  He noted that the portion of the ordinance addressing the parking requirements was recently revised and permits slightly less parking than was previously required.  He added that this matter can be revisited if necessary in the future, but he felt that the Township has not experienced a lot of trouble with the parking formula.





Mr. Gibson inquired as to who oversees the cut and fill process to assure it is done properly.





Mr. Santia replied that the DEQ has an office in Livonia and they send an inspector to the site.  They calculate the areas of excavation and for every flood plain area displaced, they must cut out an equal area somewhere else to accommodate the change.





Mr. Oxley noted that the DEQ also requires a registered land surveyor to survey the project.





Mr. Santia replied to inquiry that the Gloede Drain will handle the run-off water.  The property owner is required to provide some type of sediment basin before it runs into the Gloede Drain, and that is monitored by the DEQ.





Motion by Mr. Truax, supported by Mr. Yurkie, with reference to File #5685 and application from Marc and Lynn Ott, Lakeside Collision, 17300 Hall Road, Clinton Township, Michigan 48038, as represented by Wayne Shores, Oxley Architects Engineers, Inc., 1423 East Eleven Mile Road, Royal Oak, Michigan 48067, concerning the proposed site development for Ott Retail Building, to be located on 4.46 acres of land fronting the south side of Hall Road (M-59), east of Garfield Road (Section 5), that recommendation be made to the Clinton Township Board for approval of the site development plan as submitted.  Roll Call Vote:  Aye – Truax, Yurkie, Gibson, Matway, O’Neal, Weiss, Trombley.  Nay – None.  Absent – Gerlando, Tomlinson.  Motion carried.








REPORT OF MEETING


-	APPROVAL OF OCTOBER 10, 2002 REPORT


�





Motion by Ms. O’Neal, supported by Mr. Matway, to approve the report of the October 10, 2002 meeting as written.  Motion carried.








DISCUSSION ON NEXT MEETING AGENDA


�





Mr. Santia informed that there will be one rezoning petition on the next agenda for property facing the north line of Canal Road, east of Romeo Plank.  The petitioner is proposing a rezoning from R-4 One-Family Residential to RML Multiple-Family Residential (Low-Density).   He also anticipated three site development plans being forwarded to the Commission for their review at their next meeting:  Great Lakes Development at Groesbeck and Metropolitan Parkway; Michigan Therapy Institute; and Lakeside Auto Spa.  He added that there will be a site development plan for another Tim Horton’s that will most likely be forwarded to the Commission in December.  He replied that Tim Horton’s will be located on Gratiot Avenue, south of Wellington Crescent.  Mr. Santia mentioned that they have a rezoning application for property fronting Little Road, petitioned to be rezoned from R-5 to RML.





Mr. Santia clarified that there will only be one meeting in November due to the Thanksgiving Holiday.








DISCUSSION OF 6.54 ACRES AT THE SOUTHWEST CORNER OF METROPOLITAN PARKWAY AND UNION LAKE ROAD (PROPOSED REZONING FROM SP-1 TO RMH) AND NOTIFICATION PROCEDURES FOR PUBLIC HEARINGS


--	DISCUSSION


�





Ms. Weiss noted that several residents spoke out against the rezoning at the southwest corner of Metropolitan Parkway and Union Lake Road, and she did not recall that they attended the Planning Commission Public Hearing.  She expressed concern that possibly the Planning Commission meetings should be publicized so that all concerned residents are aware and can voice their concerns to the Commission prior to going to the Township Board.  She stressed that she wants to make the most informed decision possible prior to casting her vote for recommendation to the Township Board and she felt that all input is necessary to accomplish this.  She questioned whether it would be possible to post signs on the property to be rezoned.





Mr. Santia acknowledged that several communities make such postings on the property, including the neighboring City of Sterling Heights.





Discussion took place regarding whether the Planning Commission agendas are posted on the website and on cable television.





Carol Sobosky, stenographer, indicated that the Planning Commission agendas are generally posted on the website, but it is usually after the fact since the agendas are prepared less than a week prior to the meeting.  She mentioned that possibly the deadlines could be moved up so that there would be more time to post the agendas for the public.





Mr. Santia was present at the Township Board meeting when the subject rezoning was not approved, and he recalled some of the concerns of the residents present.  He stated one resident was concerned that if the financing fell through for a senior center, then it could become high-density apartments.  There was another resident on Wellington Crescent and he was concerned about possible increased traffic.  The other resident in objection was a worker from an adjacent apartment complex.  Mr. Santia explained that Mr. Tomlinson made a motion to approve the rezoning as proposed, and Ms. Meltzer supported that motion; however, the motion did not receive sufficient votes to pass.  The petitioner was upset and left, and no further motions were made.





Additional discussion took place regarding the possibility of providing notification signs on the property of a proposed rezoning.





Mr. Santia stated he could forward this suggestion on to the Budget Ways and Means Committee for their review and recommendation to the Township Board.





Motion by Ms. Weiss, supported by Ms. O’Neal, to direct the Planning Department to research the possibility of sign placement on property to be rezoned and whether such sign should be a generic sign or a sign with specific information regarding the rezoning proposal, and to forward their findings to the Budget Ways and Means Committee for their review; further, that the agendas be posted on the Clinton Township website and cable television stations if possible.  Roll Call Vote:  Aye – Weiss, O’Neal, Gibson, Matway, Truax, Yurkie, Trombley.  Nay – None.  Absent – Gerlando, Tomlinson.  Motion carried.





ADJOURNMENT


�


Motion by Ms. O’Neal, supported by Ms. Trombley, to adjourn the meeting.  Motion carried.  Meeting adjourned at 7:55 p.m.





				Respectfully submitted








				Denise C. Trombley, Secretary


				CLINTON TOWNSHIP PLANNING COMMISSION
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