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CLINTON TOWNSHIP PLANNING COMMISSION

REPORT OF MEETING

APRIL 24, 2003

PRESENT: 
Vincent Gerlando, Chairperson

John D. Truax, Vice-Chairperson

Denise C. Trombley, Secretary

Fred Gibson



Michael Matway



Valerie O’Neal 



Pamela Weiss



Norman Yurkie

ABSENT:
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
Motion by Ms. Weiss, supported by Ms. Trombley, to approve the agenda as submitted.  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.

Mr. Santia noted that this is a revised plan showing the new location of the driveway on the easement shared with the property owners to the north and south, as well as the property owner located to the rear of the subject property.  He added the Planning Department feels this will be the best solution for the access and ingress/egress.

Dale Studnicka, 40600 Van Dyke Avenue, Suite #4, Sterling Heights, Michigan 48313, clarified that the easterly parcel is actually two separate parcels and this easement travels with both of those parcels.


Michael Reilly, 292 Town Center Drive, Troy, Michigan 48084, attorney representing Mr. Sauriol, who is the property owner to the rear of the subject parcel, explained that his client purchased this property and obtained an exclusive easement, which was meant to be private.  He stated that although Mr. Sauriol has no objection to sharing this easement, he noted that the petitioner is attempting to use this as part of his parking lot.  He reiterated that the easement is exclusive to access his client’s property, and he is opposed to it being incorporated as part of the parking lot.

Mr. Gerlando pointed out that there is no parking area shown in the easement.


Mr. Reilly disagreed and pointed out that the parking lot is designed in such a way that vehicles must back out of their parking spaces into the easement.

Mr. Santia noted that although Mr. Sauriol claims he has an exclusive easement, he has not submitted any paperwork that proves it is exclusive.  Mr. Santia stated that he specifically requested this information from Mr. Sauriol.


Mr. Reilly felt that the easement, as indicated on the subject plan, will be interfered with because parked cars will be backing out into this easement.

Mr. Gerlando pointed out that even with the plan as submitted, there are no permanent structures proposed on the easement.


Mr. Reilly stressed that it is a right-of-way roadway and it cannot be designed for cars to back into the easement.  He maintained that the easement is exclusive and private, and he added that his client acquired the property 12 to 15 years ago.  He emphasized that although he and his client are not trying to interfere, they want to know who will maintain this easement, including the removal of snow in the winter.  He felt there is plenty of room on the other side to resituate the building.  He stressed that although his client is not opposed to sharing the easement, he is opposed to it being used as a parking lot rather than a road.

Mr. Santia noted that he had discussed the matter with Mr. Sauriol and had advised him to secure the services of an attorney if he had any objections.  He noted that he has had several weeks to handle this matter.


Mr. Reilly charged that Mr. Sauriol was not notified of the subject plan.

Mr. Santia stated that Mr. Reilly’s objections are noted; however, the Township feels the proposed plan is proper and meets the requirements of the ordinance.


Mr. Reilly reiterated his question of who will maintain the easement.  He also questioned the liability with cars backing into the easement.

Mr. Santia explained that the intent of the easement is being fulfilled and that Mr. Sauriol will have access to his property via this easement.  He added, however, that there has been nothing submitted by Mr. Sauriol indicating that this is an “exclusive” or “private” easement.  He noted that if Mr. Sauriol or his representative have a document indicating that this is a private easement, they need to submit it to the Planning Department, and he will be glad to review it.


Maurice Sauriol, 32419 Huber Lane, Fraser, Michigan 48026, owner of 43570 Garfield, Clinton Township, Michigan 48038, complained that he viewed this drawing for the first time yesterday after he received a telephone call from Mr. Santia the day prior to that.  Mr. Sauriol stated that he received a call from Mr. Studnicka a few weeks ago, shortly after his wife passed away.  He explained that he had emphasized to Mr. Studnicka at that time that he did not want his easement to be used as a parking lot.  He felt to have cars backing into this easement is an “arrangement for an accident”.  He felt there will be a lot of accidents if this is permitted.  He urged the Commission to table this matter.

Mr. Gerlando recalled that this was tabled two weeks ago, and he questioned whether no one had talked with Mr. Sauriol until two days ago.

Mr. Santia noted that if the petitioner can show something that indicates an exclusive easement, they would be glad to hold it up and look at revisions; however he did not believe holding this project up is necessary.


Mr. Sauriol maintained that he did not receive enough notice.

Mr. Santia clarified that there is no notification required for site plans.

Mr. Truax commented that Gratiot Avenue, in downtown Mount Clemens, has an area where motorists park and back out in the right-of-way.  He could see nothing wrong with the proposed plan unless there is something in writing indicating the easement is exclusive to Mr. Sauriol’s property.

Ms. Weiss noted that the petitioner has attempted, in good faith, to try to eliminate curb cuts and has delayed their development in this effort.  She could not see why they should be held up any longer.  She pointed out that Mr. Sauriol is benefiting from the petitioner paving this easement and maintaining it.  She felt that relocating the building would result in an encroachment into the landscaped greenbelt.  She complimented them for eliminating unnecessary curb cuts.

Mr. Gibson inquired as to the location of the easement agreement and whether a copy has been submitted to the Planning Department.


Mr. Reilly responded that the easement agreement is on the site plan, and it involves a legal description of the easement.  He showed this copy to Mr. Santia.

Mr. Santia read the easement description and noted that it is an easement for ingress and egress, but does not specify that it is exclusive.


Mr. Reilly disagreed and pointed out that since this is on his client’s deed, it makes it an exclusive, private easement.

Motion by Ms. Weiss, supported by Ms. Trombley, 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 recommendation be submitted to the Township Board for approval of the site development plan as submitted.  Roll Call Vote:  Aye – Weiss, Trombley, Gibson, Matway, O’Neal, Truax, Yurkie, Gerlando.  Nay – None.  Absent – Tomlinson.  Motion carried.

LOTS 496 & 497, INGLESIDE FARMS SUBDIVISION #3 (SECTIONS 15/22)

-
INGLESIDE MAXI STORAGE (FKA FIORINO CONCRETE)

--
REQUEST FOR RECOMMENDATION FOR APPROVAL OF SITE DEVELOPMENT PLAN


FILE #5482: PETITIONED BY INGLESIDE PROPERTIES, LLC


REPRESENTED BY GREG AHEE/TROY CHANTOS/PETE FIORINO


Pertinent correspondence was read and entered into the record.

Greg Ahee, 21525 24 Mile Road, Macomb, Michigan, and Pete Fiorino, 37877 Groesbeck Highway, Clinton Township, Michigan 48036, offered to answer any questions from the Commission.

Mr. Fiorino replied to inquiry that a mini-storage involves cubicles measuring approximately 10 feet by 20 feet, whereas the maxi-storage they are proposing will be much larger units with overhead doors.  

Ms. Weiss commented that although she had no objection to the use of that land for a storage facility, she was opposed to the appearance of a large metal building.  She felt it is unattractive, and she reminded that local residents will be driving past this every day.

Mr. Fiorino pointed out that the elevation plan indicates masonry coming up on the front of the building facing Groesbeck, and that masonry will be wrapped around the corners of the building approximately 24 feet.  He added that the remainder of the perimeter of the building will have masonry approximately 3 to 4 feet high.  He assured that the building will not be “solid metal” and will not have an industrial appearance.

Mr. Ahee pointed out that many of the newer buildings on Groesbeck are being developed with a similar appearance.  He felt the masonry accents make it much more attractive.

Ms. O’Neal complimented the petitioner for making the effort to add some brick.

Mr. Ahee replied to inquiry that 99% of their storage spaces will measure 20 feet by 55 feet, and approximately 1% will measure 50 feet by 55 feet.  He replied that they will not be heated, but will be cold storage.  He replied to further inquiry that they will not be targeting boat owners for storage of their boats, and assured that they do not want the liability of having any type of combustible situation.  He explained that the reason they are building these is because they need to use one or two of the units to store their construction equipment, including their hand tools and trenching equipment.  They had a building at one time but decided on the storage facility to offset the cost.  He replied to still further inquiry that there will be a security gate in front and each unit will be individually locked.

Mr. Gerlando inquired as to whether there will be landscaping around the building or only in the front.

Mr. Santia replied that there will be landscaping in front but this is an industrial area and landscaping around the entire building is not required.  He replied to further inquiry that there was a site development plan recently approved by the Township for a neighboring industrial parcel located between the subject parcel and Rudgate Mobile Home Community.

Mr. Fiorino replied to inquiry that there will be heat and running water in the office but not in the units.

Mr. Gerlando reminded that there will be no maintenance or repair allowed to be conducted in the individual units and the purpose of the facility is for storage only. 

Ms. Trombley reminded that there is no outdoor storage allowed in this district.

Mr. Fiorino understood the ordinance to allow a certain percentage of the overall site for outdoor storage.

Mr. Santia clarified that a certain amount of outdoor storage is permitted in the rear yard only, which is not applicable in this case because there is no rear yard available.

Mr. Ahee noted that within a year or two, they hope to add another building and there will be a concrete road between the two buildings so there will be no room for outdoor storage.

Ms. Trombley inquired as to whether the petitioners would be willing to agree to 8 feet of brick around the perimeter of the building rather than the 3 or 4 feet proposed.

Mr. Fiorino explained that an additional 4 feet of brick would cost them a substantial amount of money.  He informed that they took the credit they got from the Building Department to offset the cost of the proposed masonry.  He emphasized that they do not have enough money to add more brick, even if the approval of the site depends on it.  He stressed that they have spent a lot of money on this project and they do not have much left, so they are proposing a site development plan they can afford to develop.

Mr. Yurkie inquired as to whether they will be renting to landscaping companies.

Mr. Fiorino replied that they are not targeting landscaping companies for storage but would not turn them down if they came in to rent space.

Mr. Yurkie inquired as to whether they have any prospective tenants.

Mr. Ahee replied that they have a few tenants at this point.  

Mr. Yurkie stated that if the storage business does not work out for the petitioners, the building is very specifically built for this purpose.  He inquired as to whether there would be other uses for the building.

Mr. Ahee pointed out that the overhead door areas could be bricked, and they would have an insulated 24,000 square foot building.

Mr. Santia noted that the site plan will also require fire suppression, and that will need to be shown when the petitioners apply for the building permit.

Mr. Ahee explained that they are targeting electrical contractors, heating and cooling contractors, and other contractors that work out of mini-storage facilities.  He noted that they are generally small businesses and cannot afford to lease buildings, but they can lease a unit to store their supplies.  He added that there is a large demand for this type of facility because of the fact that there is very little land available and outdoor storage is not permitted in most districts.  He replied that there will be a security system on the outer perimeter, but he pointed out that they are located directly adjacent to the Clinton Township Police Department, which he felt will be the best security system available.  He replied to further inquiry that they will be located south of the police station.

Mr. Truax commented that the petitioners have illegal storage on the property at this time.

Mr. Ahee pointed out that they are proposing this facility to remedy that situation.  He replied to inquiry that their siding will be colored in earth tones.

Motion by Mr. Truax, supported by Mr. Yurkie, with reference to File #5482 and application from Ingleside Properties, LLC, 37877 Groesbeck Highway, Clinton Township, Michigan 48036, as represented by Greg Ahee, Troy Chantos and Pete Fiorino, same address, concerning the proposed site development plan for Ingleside Maxi Storage (fka Fiorino Concrete), to be located on Lots 496 and 497, Ingleside Farms Subdivision #3 (Sections 15/22), generally located fronting the west line of Groesbeck Highway, north of Rudgate Drive, that recommendation be submitted to the Township Board for approval of the site development plan as submitted.  Roll Call Vote:  Aye – Truax, Yurkie, Gibson, Matway, O’Neal, Gerlando, Trombley.  Nay – Weiss.  Absent – Tomlinson.  Motion carried.

MULTIPLE LOTS, GRATIOT CITY SUBDIVISION AND PARTS OF VACATED ABRAHM AND SHARKEY STREETS (SECTIONS 33/34)

-
BAKER COLLEGE PARKING LOT EXPANSION – PHASE 6

--
REQUEST FOR APPROVAL OF REVISED SITE DEVELOPMENT PLAN


FILE #1058: PETITIONED BY JAMES R. MORGAN 


REPRESENTED BY JOHN STENBECK


Pertinent correspondence was read and entered into the record.

James Morgan, J. R. Morgan Construction Company, 5454 Gateway Centre, Suite C, Flint, Michigan 48507, contractor for Baker College, explained that this is Phase 6 of their parking lot expansion.  He assured that the landscaping will be consistent with the landscaping done in Phase 5.  He noted that they are in the process of closing on two houses on Canton and he felt they will be back before this Commission once they acquire that land.  He pointed out that Phase 6 involves an approach off of 15 Mile Road, which lines up with the Clintondale High School approach off of 15 Mile Road.  He felt this will keep more traffic off of the residential streets.

Ms. O’Neal expressed concern about the two school entrances directly across from one another, but she added that with the expansion of 15 Mile Road to five lanes, this should not be a problem.

Mr. Morgan estimated that approximately 65 to 70 percent of the students at the college attend the evening classes, which start at 6:00 p.m. or after.

Mr. Santia felt that with the traffic signal at Golden and the expansion of 15 Mile Road to five lanes, they should not experience any congestion problems at the 15 Mile Road entrance.

Ms. O’Neal complimented the petitioner on the project and felt it is an asset to the neighborhood.

Mr. Gerlando inquired as to whether it is favorable for the accesses to be located directly across the street from each other or whether it is better to offset the driveways.

Mr. Santia pointed out that the driveways offset “in the wrong direction” could result in interlocking left turns.  He felt lining the driveways up is a better option in this case.

Mr. Yurkie inquired as to whether the Clintondale administrative staff has looked at the plan.

Mr. Morgan replied that they were previously trying to get a stoplight and he was aware that they saw the plan at that time.  He recalled they were told there were too many lights in too close of a proximity so it is unlikely that they will permit a traffic signal at this location.

Mr. Santia replied to inquiry that the five-lane expansion of 15 Mile Road will begin later this fall and will be worked on in 2004.

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 6, to be located on multiple lots, Gratiot City Subdivision and parts of vacated Abrahm and Sharkey Streets (Sections 33/34), that the revised site development plan be approved as submitted.  Roll Call Vote:  Aye – Trombley, Weiss, Gibson, Matway, O’Neal, Truax, Yurkie, Gerlando.  Nay – None.  Absent – Tomlinson.  Motion carried.

Jerry Bolinger, 23706 Tallman, Warren, Michigan, requested permission to open the former Rusty Nail.

Mr. Santia explained that it is currently being reviewed by the staff and will most likely be placed on the May 20th agenda.  He assured that Mr. Bolinger will receive a notice of this meeting by regular mail in a couple of weeks.

REPORT OF MEETING

--
APPROVAL OF MARCH 27, 2003 REPORT 

Motion by Mr. Yurkie, supported by Mr. Gerlando, to approve the report of the March 27, 2003 report as written.  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

--
TABLED FROM APRIL 10, 2003 MEETING


FILE #1095: PETITIONED BY MICHAEL A. TURNQUIST

Mr. Santia informed that the Landscape Committee met on site.  He noted that representatives from the bank called to inquire why they were not invited, and he informed them that they were not supposed to be in attendance.  He felt that rather than bring this back to the Planning Commission as a formal agenda item, he urged the Commission to direct him to write a letter to the bank informing them what steps need to be taken.

Ms. Weiss, a member of the Landscape Committee, informed that at the north end of the fence, there is a gap, which they feel should be filled in with a small section of fence or another evergreen.  She stated they felt the pea gravel should be removed, the ground should be leveled, sod should be planted, and curbing should be installed in the parking lot.  Ms. Weiss acknowledged that while the general consensus was that the fence should remain, they felt that the bank should be ticketed for installing it without first obtaining a permit.  She added that the resident seems satisfied with the fence as opposed to a masonry wall.

Mr. Matway inquired as to whether there has been any discussion about removing the remainder of the trees.

Mr. Santia felt the remaining trees are relatively healthy and mature, and he preferred to see them stay.

Ms. Trombley confirmed that all of the Landscape Committee was in agreement.

Mr. Santia did not know if they can enforce the curbing because it could cause a flooding problem in their parking lot.  He pointed out that the neighbors have not objected to the water, but were upset with the pea gravel that was washing into their yard.  He felt that if the bank wants to put any kind of stone in that area of their landscaping, it must be something heavier that will not wash away.

Mr. Yurkie felt it is an unattractive fence that is of cheap quality and will not last.  He stated that at the Landscape Committee meeting, he was standing next to the fence and was able to “bounce it”.  He questioned as to what will happen in a few years if the fence falls apart.

Mr. Santia felt the Commission has three options.  They can work with what has been installed, they can require the bank to tear the fence down and install the required masonry wall, or have him remove the fence and plant more landscaping.

Mr. Yurkie stated he would like to see the fence taken down and more landscaping put in.

Ms. Trombley pointed out that the abutting residents do not want a masonry wall and they do not want the landscaping because they claim the bank does not properly maintain it.

Mr. Santia replied to inquiry that he would insist that the fence be securely mounted.

Mr. Yurkie felt that the petitioner should secure the fence with concrete or sand.

Mr. Truax expressed concern about the petitioner doing this without approval.  He agreed that the fence should be secured so it does not wobble.

Ms. Trombley commented that if she was an abutting property owner, she would prefer to look at the fence rather than to look at the bank.  She felt the fence will afford the neighbors a lot of privacy.

Mr. Santia replied to inquiry that there may be no “ticket” to pay if they remedy the situation within a certain amount of time.

Mr. Gerlando requested that a letter be sent to the petitioner from the Landscape Committee, indicating that the pea gravel must be removed, sod must be planted, the gap along the north property line must be filled in with a continuation of the fence or another tree, and additional landscaping must be planted on the bank’s side of the fence.

DISCUSSION ON NEXT MEETING AGENDA

Mr. Santia informed that the Rusty Nail may be on the next agenda.  They went to the Board of Appeals and received a significant variance.  He added that Buffalo Wild Wings and Fraser Health Clinic (St. Joseph Mercy facility), located fronting the north line of 15 Mile Road, west of Utica Road, will be on the next agenda, as well as Catholic Services of Macomb, located fronting the north line of Canal Road, west of Garfield Road.

Mr. Santia noted that the following items will be on future Planning Commission agendas:

· Retail space and townhouses behind the Wok Inn Restaurant on Hayes Road

· Hillcrest Auto Sales Expansion on Gratiot Avenue

· Attisha Auto Sales (Special Land Use)

· Rezoning of property fronting Sharkey’s (for Rocky’s Auto Sales)

Mr. Matway inquired as to what is occurring with the Master Plan Committee.

ADJOURNMENT


Motion by Ms. O’Neal, supported by Mr. Gibson, to adjourn the meeting.  Motion carried.  Meeting adjourned at 7:34 p.m.





Respectfully submitted





Denise C. Trombley, Secretary
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