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Clinton Township Planning Commission

Report of Meeting – April 10, 2003


CLINTON TOWNSHIP PLANNING COMMISSION

REPORT OF MEETING

APRIL 10, 2003

PRESENT: 
Vincent Gerlando, Chairperson

John D. Truax, Vice-Chairperson

Pamela Weiss, Acting Secretary

Fred Gibson



Michael Matway



Valerie O’Neal 



Dennis C. Tomlinson (arrived at 6:33 p.m.)



Norman Yurkie

ABSENT:
Denise C. Trombley, Secretary (Excused) 

STAFF:
Carlo Santia, Director 



DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT

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

Mr. Gerlando noted that Ms. Trombley is absent and an Acting Secretary needs to be appointed.

Motion by Ms. O’Neal, supported by Mr. Matway, to appoint Ms. Weiss as Acting Secretary for tonight’s meeting.  Motion carried.

APPROVAL OF AGENDA
Motion by Mr. Truax, supported by Mr. Yurkie, to approve the agenda as submitted.  Motion carried.

2.88 ACRES OF LAND FRONTING THE SOUTH SIDE OF HALL ROAD (M-59), EAST OF GRATIOT AVENUE (SECTION 1)

-
CITIZENS STATE BANK

--
REQUEST FOR RECOMMENDATION FOR APPROVAL OF SITE DEVELOPMENT PLAN


FILE #1009: PETITIONED BY JOHN FISHER


REPRESENTED BY BENJAMIN GIRARDIN

Pertinent correspondence was read and entered into the record.

John Fisher, 51066 Washington Street New Baltimore, Michigan 48047, president of Citizens State Bank, explained that they are proposing to open their sixth branch and have chosen this location.

John Fountain, 9834 Dixie Highway, Anchorville, Michigan 48004, explained that they are in the process of securing bids for construction of a 13,000-square-foot bank and loan production center.  It will be two stories in the center of the building, with one story on either end.  He felt the architectural style is rather striking and will be a good representation to the community.  He noted that they will be rebuilding on the site of the former Heisner’s bar.  He replied to inquiry that the bank has secured the property and will be demolishing the existing building, as well as the adjacent two-story white frame house.  He showed an artist’s rendering to the Commissioners.  He noted that the parking will be located in the back.  He emphasized that they are proud that their bank and company will be located in Clinton Township, and he offered to answer any questions the Commissioners may have.  He added that they have an approximate 50-week construction schedule, so he anticipated that they would be opening in about one year.

Mr. Truax stated he had no questions, but felt it will be a big improvement in that area.

The other Planning Commissioners voiced similar sentiments.

Mr. Matway inquired as to the location of the bank’s main branch.

Mr. Fountain replied that the main branch is located in the downtown area of New Baltimore.

Motion by Ms. O’Neal, supported by Mr. Yurkie, with reference to File #1009 and application from John Fisher III, Citizens State Bank, 51066 Washington Street, New Baltimore, Michigan 48047, as represented by Benjamin Girardin, Thompson-Phelan, Inc., Barber McCalpin Associates, 9834 Dixie Highway, P. O. Box 137, Anchorville, Michigan 48004, concerning the proposed site development for Citizens State Bank (fka Heisner’s Bar), to be located on 2.88 acres of land fronting the south line of Hall Road (M-59), east of Gratiot Avenue (M-3) (Section 1), that recommendation be submitted to the Clinton Township Board for approval of the site development plan as submitted.  Roll Call Vote:  Aye – O’Neal, Yurkie, Tomlinson, Truax, Weiss, Gerlando, Matway, Gibson.  Nay – None.  Absent – Trombley.  Motion carried. 

LOTS 476, 477, 478 AND 479, INGLESIDE FARMS SUBDIVISION #3 (SECTION 22)

-
ROSE METRO INDUSTRIAL PARK

--
REQUEST FOR RECOMMENDATION FOR APPROVAL OF SITE DEVELOPMENT PLAN


FILE #4007: PETITIONED BY ANTONIO ROSELLI


REPRESENTED BY WILLIAM QUINLAN


Pertinent correspondence was read and entered into the record.

William Quinlan, 31325 Harper Avenue, St. Clair Shores, Michigan 48082, offered to answer questions.  He understood that the ordinance requires a wall or a berm, partially to keep headlights of cars on the property from shining onto the street and possibly distracting motorists.  He indicated that the petitioner will be opting for a wall.  He assured that this will be a nice building for the community.

Mr. Yurkie inquired as to where the berm or wall will be located. 

Mr. Santia indicated that it is required as a buffer and will be in the landscaped greenbelt.

Mr. Quinlan clarified that it will be a 30-inch high decorative masonry wall and he assured they would be receptive to comments and suggestions from the Planning Department.

Mr. Yurkie commented that this area is beginning to be developed as an attractive area and he emphasized they would like to see this continued.

Mr. Quinlan noted that Mr. Roselli will work with the Planning Department.

Antonio Roselli, General Manager, stated that if he constructs a wall, he will have to put in footings.  He stated he does not want a wall, and if required, he will put in a berm; however, he questioned as to the reason for a berm.  He stressed he does not want a wall or a berm.

Mr. Santia explained that the ordinance requires a wall or berm, partially to prevent the headlights of cars on the property from distracting motorists on the main thoroughfare, causing a traffic hazard.  He added that the low height of 30 inches does not affect the view of the building from the road.  He pointed out that in addition to a berm, they would also require landscaping.

Mr. Roselli emphasized that they will put in landscaping.  He disagreed with Mr. Santia and did not feel that headlights from cars on his property would be a distraction to motorists on Groesbeck.  He pointed out that the buildings on the east side of Groesbeck do not have a berm or a wall.

Mr. Santia explained that the ordinance now requires a berm or wall, and if the existing houses are torn down and the property is developed, they will be required to comply with the ordinances and a berm or wall will then be required.

Mr. Roselli agreed to put in a berm.  He informed that he is investing a lot of money in this building to make it very attractive.

Ms. Weiss commented that she would prefer to see the berm and landscaping in lieu of the wall.

Mr. Tomlinson indicated the Township generally requires an access road.  He inquired as to whether this is being provided.

Mr. Santia replied that the 30-foot access drive is being provided; however, there is parking that will directly back out onto the access road, which is permitted in the ordinance but not the favorable method.  He replied to inquiry that at this time, there is not site plan for property to the south of the subject parcel, but at such time as that parcel is developed, the owner will be required to continue the service drive going to the south.

Mr. Tomlinson inquired as to whether a cross-easement will be required.

Mr. Santia explained that the access drive allows cross-property movement of vehicles.  He added that they have not been requiring cross-access easements.

Mr. Gerlando inquired as to whether the site development plan incorporates both Phase I and Phase II.

Mr. Roselli confirmed that he is seeking approval of both Phase I and Phase II, both depicted on the site development plan.

Mr. Quinlan pointed out that Phase I is the northernmost building but they are seeking approval on both phases at this time.

Mr. Roselli explained that the smaller units will be similar to their building on Elizabeth and Groesbeck.  He stressed that there is a demand for small units.  He assured that if he sees the demand and fills the first phase, he will continue right away with the development of the second phase.  He replied to inquiry that the units will range in size from 2,000 square feet to 12,000 square feet.

Mr. Gerlando inquired as to whether there will be sufficient room for trucks to maneuver.

Mr. Roselli replied that there is 48 feet on both sides, which he felt will be more than enough room for trucks.

Mr. Gerlando commented that he would like to see a berm in the front and access provided to the property on the south.

Mr. Tomlinson commented that the access to the adjacent property on the south has been depicted on the site development plan.

Motion by Mr. Matway, supported by Ms. Weiss, with reference to File #4007 and application from Antonio Roselli, Manager, Troy Plaza LLC, 33069 Groesbeck Highway, Roseville, Michigan 48066, as represented by William S. Quinlan, Quinlan Associates, 31325 Harper Avenue, St. Clair Shores, Michigan 48082, concerning the proposed development for Rose Metro Industrial Park, to be located on Lots 476 through 479, Ingleside Farms Subdivision #3 (Section 22), generally located fronting the west line of Groesbeck Highway, north of Weybridge Drive, that recommendation be submitted to the Township Board for approval of the site development plan, contingent upon a 30-inch high irrigated berm being shown on the plan in the setback from Groesbeck Highway.  Roll Call Vote:  Aye – Matway, Weiss, Gibson, O’Neal, Tomlinson, Truax, Yurkie, Gerlando.  Nay – None.  Absent – Trombley.  Motion carried.

1.99 ACRES OF LAND FRONTING THE EAST LINE OF GARFIELD ROAD, NORTH OF 19 MILE ROAD (SECTION 5)

-
THE NEUROSURGERY GROUP

--
REQUEST FOR RECOMMENDATION FOR APPROVAL OF SITE DEVELOPMENT PLAN


FILE #4051: PETITIONED BY ROBERT E. M. HO


REPRESENTED BY JOHN STENBECK


Pertinent correspondence was read and entered into the record.

Dale Studnicka, 40600 Van Dyke Avenue, Sterling Heights, Michigan 48313, introduced John Stenbeck, of Stenbeck Construction, and Dr. Ho, President of The Neurosurgery Group.  He explained that they have offices on 19 Mile Road but also work out of other facilities.  He informed that the building will house administrative offices, examining rooms, MRI equipment, and a therapy area.  He added that they will also have some small lease space available for other use that will compliment The Neurosurgery Group.

Mr. Matway commented that he liked the petitioner’s selection of trees.

Mr. Studnicka noted that there is a vacant one-acre parcel of property between the proposed development and the golf course.  He added that it is within the same zoning district.  He explained they were working with Ms. Sheridan of the Planning Department as to how to locate their driveway based on the easement, and they have revised the site plan by relocating their building further to the north to completely avoid the existing easement on their property.

Mr. Santia cautioned that the easement cannot be avoided because it is there to provide access to the abutting parcel to the east at such time as that property is developed.  He suggested that they can either relocate the easement to align with the driveway or move the driveway to the south so that the easement can be used in the future for the property to the rear.  Mr. Santia felt the petitioner should work with the new owners of the Curious Child site, because they will be constructing another medical center to mirror the petitioner’s proposed site.  He stressed that the Township cannot allow three driveways off of Garfield in such close proximity to each other, so accommodations must be made to assure that the access easement is maintained to the parcel to the rear, as well as the elimination of curb cuts.

John Stenbeck, Stenbeck Construction Company, 2729 Hilton Road, Ferndale, Michigan 48220, explained that he has been in contact with his neighbors to the east and the south.  He indicated that the neighbor to the south seems to be anxious to work out a cross-access agreement, because a common drive would be to his advantage.  He noted he would only have to provide 4 feet but would have the use of a 24-foot access drive.  Mr. Stenbeck added that he also discussed the matter with Mr. Sauriol, the abutting property owner to the east, whom he felt does not fully understand the relationship of an ingress/egress easement.  Mr. Sauriol emphasized that it is “non-negotiable”.  Mr. Stenbeck stated that he would be willing to work out an agreement; however, he pointed out that Mr. Sauriol’s 1-acre parcel is abutting his property to the east, and he felt it is an unreasonable burden to have to provide a 450-foot in a location of the neighbor’s choosing.  He pointed out that he understood the responsibility of the easement when he purchased the property, but he did not take on the responsibility of developing the easement for him.  Mr. Stenbeck explained that he purchased the property from Mr. Hyduk, who submitted and received approval for a site plan without any type of consideration for this easement.  He assured they will do whatever they need to work out the arrangements, but they are concerned about the “time hang-up” in trying to negotiate this.  He reiterated that this should not be his burden.

Mr. Santia clarified that it is the Township’s responsibility to make sure there are no landlocked parcels.  

Mr. Studnicka felt that issue would have to be addressed to the owner of the property.

Mr. Santia cautioned that, prior to this proposal being forwarded to the Township Board, this matter needs to be resolved.  He understood that one of the reasons the drive was located further to the north was to save some of the nice trees on the south side of the property; however, he suggested that the existing easement may be able to be relocated to coincide with the driveway being proposed at this time.  He sympathized with the petitioner in his desire to move forward on this proposal; however, he insisted that the Planning Commission needs assurances that this will be worked out before this goes to the Township Board.

Mr. Stenbeck inquired as to what will happen if Mr. Sauriol does not agree to a relocation of the easement.

Mr. Santia expressed confidence that Mr. Sauriol will be receptive to this.  He felt the easement could be relocated so that he can use the driveway.

Mr. Truax inquired as to whether this matter should be tabled for two weeks so that these issues can be resolved.

Mr. Santia recalled that Mr. Sauriol’s site plan was approved a couple of weeks ago.

Mr. Stenbeck replied to inquiry that they were aware of the easement when the purchased this property; however, he emphasized that they are not responsible for developing this easement.  He added that their only responsibility is to insure that there are no impediments in the way of the easement.  He urged this Commission to recommend approval of the site plan with the agreement that they will work out an arrangement at a later date.

Mr. Truax reiterated that he did not feel this is a site plan ready to be approved.

Mr. Studnicka stated they may be able to relocated the easement and it will be Mr. Sauriol’s responsibility to work around that location.

Mr. Santia cautioned that the relocated easement would have to serve the same purpose.

Mr. Studnicka inquired as to whether Mr. Sauriol would have to agree with the relocation of the easement.

Mr. Santia offered to arrange a meeting between the petitioner and Mr. Sauriol.

Mr. Stenbeck again stated that they would like recommendation for approval contingent upon Mr. Sauriol’s approval of a relocated easement.

Mr. Santia emphasized that they cannot forward this to the Township Board until this problem is resolved.

Considerable discussion took place regarding the easement.

Mr. Studnicka stated that they would like to have a meeting with Mr. Santia and Mr. Sauriol as soon as possible so that they can get this matter resolved as quick as possible.

Mr. Truax pointed out that the solution may even result in a boulevard driveway, which he felt would be very attractive and much safer.

Mr. Yurkie inquired as to what would happen to the dumpsters if the site plan is changed.

Mr. Studnicka explained that they would move them out of the way to make sure they have adequate parking.  He assured that the dumpster location can be shifted.

Mr. Yurkie inquired as to what will happen if Mr. Sauriol does not agree with the plan.

Mr. Studnicka expressed concern that if Mr. Sauriol will not agree to this plan, then his client has purchased an unusable piece of property.

Mr. Santia did not anticipate a problem from Mr. Sauriol.  He pointed out that Mr. Sauriol is a reasonable person and has been in the Township for many years.

Mr. Yurkie agreed that this matter should be tabled for two weeks.  He apologized for any delay this will cause, but he felt that a lot of major issues need to be resolved before this goes to the Township Board.  He felt tabling this to resolve the problems now would be better than granting a lot of waivers in the future.

Mr. Studnicka requested to set up a meeting with Mr. Santia and Mr. Sauriol.

Mr. Santia replied to inquiry that the deadline is tomorrow for the next Planning Commission agenda; however, he stated that if the Planning Commission would be willing to have the Planning Department, the petitioner and his representative, and Mr. Sauriol work on this, they could possibly submit something at the last minute to be placed on the next agenda.

Mr. Truax stated he would have no objection to that suggestion, and he recommended that the abutting property owner to the south should also be included in that meeting.

Ms. Weiss felt that if tabling this matter for two weeks eliminates a curb cut and problems in the future, she felt it is worthwhile.

Motion by Mr. Truax, supported by Mr. Yurkie, with reference to File #4051 and application from Robert E. M. Ho, President, The Neurosurgery Group, 15520 19 Mile Road, Suite 450, Clinton Township, Michigan 48038, as represented by John Stenbeck, Stenbeck Construction Company, 2729 Hilton Road, Ferndale, Michigan 48220, concerning the proposed site development for the Neurosurgery Group Office Building, to be located on 1.99 acres of land fronting the east line of Garfield Road, north of 19 Mile Road, that further consideration of this matter be tabled for two (2) weeks, and that the Planning Department work with the petitioner, his representatives, and the abutting property owners to the south and east to resolve the easement issue and revise the plan accordingly.  Roll Call Vote:  Aye – Truax, Yurkie, Gibson, Matway, O’Neal, Tomlinson, Weiss, Gerlando.  Nay – None.  Absent – Trombley.  Motion carried.

LOTS 99, 100 & 101, INGLESIDE FARMS SUBDIVISION (SECTIONS 22/23/26/27)

-
FIFTH THIRD BANK

--
REQUEST FOR WAIVER OF REQUIRED 4-FOOT 6-INCH MASONRY WALL ALONG EASTERN PROPERTY LINE


FILE #1095: PETITIONED BY MICHAEL A. TURNQUIST

Pertinent correspondence was read and entered into the record.

Steve Heike, 8149 Millis, Utica, Michigan 48317, explained that the owner contacted the adjacent property owners and discussed the possibility of adding more fencing and replacing the sod.  He indicated that plan was agreeable to the neighbors.

John Sternicki, 22752 Stair, Mt. Clemens, Michigan 48043, submitted pictures of the existing fence.  He explained that a representative from the bank, Mr. Tim Kennedy, approached his mother, owner of the adjacent property, and informed her that they were going to take out the existing trees and replace them with a fence.  He noted that the trees were there for forty years but the lack of maintenance recently caused them to become straggly in appearance.  He stressed that his mother loves the trees and felt they were a much better option than a brick wall.  Mr. Sternicki explained that they would not be as opposed to the fence if it were replaced all the way to the end of their property; however, the fence is currently extended only to the edge of the parking lot.  He added that a wooden fence extends yet another 70 feet beyond the newer fence.  He complained that they built a slight berm but that was not enough to stop the water from flowing into his mother’s yard.  He explained that the water would run off the parking lot and would wash all of the pebbles onto his mother’s property.  He requested that the Township seek a solution for the drainage problem.

Mr. Tim Kennedy [no address given] stated that the fence is on the bank’s property by at least three or four feet.


Mr. Sternicki disagreed and felt the fence is right on the property line.

Mr. Truax felt there is a bigger issue here than just a fence.


Mr. Sternicki reiterated that the petitioner did not properly maintain the trees.  He noted that when there was a snowfall, the snowplow would push the large amounts of snow into the trees and cause damage to the trees, and that causes his mother further drainage problems. 

Mr. Truax felt the petitioner should have to submit a revised site development plan because there are a number of issues that need to be resolved.

Mr. Santia explained that the petitioner has an approved site development plan from 1975 and, at that time, they were granted a waiver of the wall in lieu of maintaining evergreens along the perimeter, with the condition that if they were not maintained properly, the Township could order them to install a wall.  He informed that they are here tonight because they installed a vinyl fence without pulling a permit.  They are requesting the Planning Commission to recommend to the Township Board that they be allowed to keep the vinyl fencing in lieu of the required wall.

Mr. Kennedy explained that they would like to put in landscaping in addition to the fence.  He replied to inquiry that the snowplows do not have to push the snow into this area.  He admitted that there is a drainage problem but there is no sewer service in the area.

Mr. Tomlinson suggested that this be referred to the Landscape Committee and they could arrange a meeting with the representatives from the bank and the Sternicki’s to resolve this problem.

Mr. Santia confirmed that the site does not have any drainage.

Mr. Kennedy explained that they installed a drain tile in that area, and they put in a berm and sod to retain the gravel.  He assured they will be putting in a new drain tile, and they looked into installing a curb and gutter, but the road would be washed out and water would accumulate.  He offered to build up the berm with clay so that the water cannot flow onto the adjacent property.  He felt the new drain tile and the pea gravel will slow down the drainage onto the Sternicki’s property.

Mr. Sternicki replied to inquiry that meeting with the Landscape Committee on his property may be beneficial.  He stressed that they do not want a brick wall.

Mrs. Sternicki [no address given] commented that they never had problems with the trees years ago when First National Bank was occupying the building, but when Fifth Third Bank came in, there was no longer any maintenance on the trees.

Mr. Kennedy inquired as to whether a brick wall would solve the drainage problems.

Mr. Santia felt that a brick wall would create a problem for the petitioner in the parking area.  He agreed that curbing could be installed, along with a catch basin and small swale in the lot, which would keep water from flowing onto the adjacent property.

Mr. Kennedy felt that river rock is too large and could be thrown, and that is why they chose pea gravel.  He suggested that they could possibly put a beam down to keep the gravel from washing onto the abutting property.  He explained that the bank was recently robbed and the large trees were very obscuring and provided a hiding area.  They removed the trees, hoping the privacy fence would keep criminals from lurking in the vicinity.

Mr. Kennedy apologized and noted that their failure to pull permits for the fence was an oversight.

Mr. Yurkie felt the abutting property owners should not have to suffer from the petitioner’s problems.

Motion by Mr. Gerlando, supported by Mr. Truax, with reference to File #1095 and application from Michael A. Turnquist, CHMM, Corporate Facilities Manager, Fifth Third Bank, 37930 Gratiot Avenue, Clinton Township, Michigan 48036, as represented by Steve Heike, Wing Construction Company, Inc., 8149 Millis, Utica, Michigan 48317, concerning the request for waiver of masonry wall for Fifth Third Bank (fka First National Bank), located on Lots 99, 100 and 101, Ingleside Farms Subdivision (Sections 22/23/26/27), generally located at the northeast corner of northbound Gratiot Avenue and Stair Street, addressed as 37930 Gratiot Avenue, that further consideration of this matter be tabled and that the matter be referred to the Landscape Committee so they can meet with both the petitioner and the abutting property owner to recommend a solution.  Roll Call Vote:  Aye – Gerlando, Truax, Gibson, Matway, O’Neal, Tomlinson, Weiss, Yurkie.  Nay – None.  Absent – Trombley.  Motion carried.

REPORT OF MEETING

--
APPROVAL OF MARCH 13, 2003 REPORT

Mr. Yurkie noted that in the eighth paragraph of Page 8, the minutes refer to “Mt. Clemens General”.  He clarified that should read “St. Joseph Mercy”.

Motion by Mr. Tomlinson, supported by Ms. Weiss, to approve the report of the March 13, 2003 meeting with the noted correction on Page 8.  Motion carried.

DISCUSSION ON NEXT MEETING AGENDA

Mr. Santia informed that the following items are anticipated to be on the next Planning Commission agenda:

· Buffalo Wild Wings (located north of 15 Mile Road, west of Utica Road) may be ready for the next agenda.

· A site plan for a maxi-storage facility located west of Groesbeck, south of the Clinton Township Police Station.

ADJOURNMENT


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





Respectfully submitted





Pamela Weiss, Acting Secretary 
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