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Clinton Township Planning Commission

Report of Meeting – September 25, 2003


CLINTON TOWNSHIP PLANNING COMMISSION

REPORT OF MEETING

SEPTEMBER 25, 2003

PRESENT: 
Vincent Gerlando, Chairperson

Denise C. Trombley, Secretary



Fred Gibson (arrived late)



Michael Matway



Valerie O’Neal 



Dennis C. Tomlinson



Norman Yurkie

ABSENT:
John Truax, Vice-Chairperson (Excused) 



Pamela Weiss (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
Mr. Gerlando requested that Item #4 (Cambridge Park Shopping Center Phase II) and Item #5 (Lowe’s Home Improvement Warehouse) be moved before Items #1 and #2.  

Motion by Mr. Gerlando, supported by Mr. Tomlinson, to approve the agenda as amended.  Motion carried.

5.089 ACRES OF LAND LOCATED AT THE NORTHEAST CORNER OF 17 MILE AND HAYES ROADS (SECTION 18)

-
CAMBRIDGE PARK SHOPPING CENTER PHASE II 

--
REQUEST FOR RECOMMENDATION FOR APPROVAL OF SITE DEVELOPMENT PLAN


FILE #4715: PETITIONED BY FRANK ARAGONA


REPRESENTED BY WILLIAM THOMPSON


Pertinent correspondence was read and entered into the record.

Paul Aragona, 37020 Garfield, Suite T/1, Clinton Township, Michigan 48038, explained that their existing tenant, CVS Drug Store, would like to move out of the inline position in the shopping center to a free-standing, 13,000-square-foot building with drive-through capabilities for their pharmacy.  He added that being able to have a drive-through facility is their biggest reason for moving.  Mr. Aragona informed that the corner parcel was originally owned by Sun Oil, who at one time planned on building a gas station at that location; however, they decided against that and he recently acquired the property.

Mr. Tomlinson noted that the property was previously site-planned for a gas station, and he is pleased to see this plan instead.  He inquired as to whether the petitioner has another tenant for the soon-to-be vacated CVS Drug Store.

Mr. Aragona replied that he does not have another tenant secured at this time, although he is working on it.

Mr. Tomlinson complimented the petitioner for working well in the past with the residents of the abutting Bridgewood Farms Subdivision, and he wanted to make sure that any business going in the vacant building will not be detrimental to the area.

Mr. Aragona assured that any business going into his shopping center will comply with the ordinance.

Mr. Yurkie inquired as to whether there will be a wall that separates the drive-through from the remainder of the lot.

Mr. Aragona replied that there will not be a wall but rather a curb line to keep cars straight through in that area.

Mr. Yurkie commented that it is a busy area, with a lot of cars making turns at that location.

Mr. Aragona assured that motorists will not have their view obstructed, and the drive-through should not be a problem.

Mr. Yurkie stated that he likes the CVS where it is and he hopes that a respectable tenant will take its place.  He complimented the petitioner on the nice shopping center and added that it lends to the appearance of the corner.


Joyce Dabish, 41001 East Rosewood, Clinton Township, Michigan 48038, complained that if the petitioner does not have a tenant willing to locate in the soon-to-be vacated CVS, she questioned whether it is necessary that CVS relocate.  She felt there are enough shopping centers in the area and many of them have vacancies.  She could not see the sense of creating another vacancy.

Mr. Aragona clarified that in recent years, drug stores have found it necessary to provide drive-through pharmacy services to their customers.  He was confident that CVS would leave this shopping center in search of a location where a drive-through pharmacy window would be feasible.  He added that if they can build on the corner, they will stay in the area.

Mr. Gerlando stressed that the petitioner is working on filling the anticipated vacancy in the shopping center, and it is not up to this Commission to tell him what to do.

Motion by Ms. Trombley, supported by Mr. Yurkie, with reference to File #4715 and application from Paul Aragona, Cambridge Park Associates, LLC, 37020 Garfield Road, Suite T/1, Clinton Township, Michigan 48036, as represented by William Thompson, LehnerFindlan Associates, Inc., 17001 19 Mile Road, Suite 3, Clinton Township, Michigan 48038, concerning the proposed site development for Cambridge Park Shopping Center Phase II, to be located on 5.089 acres of land located at the northeast corner of 17 Mile and Hayes Roads (Section 18), that recommendation be submitted to the Clinton Township Board for approval of the site development plan as submitted.  Roll Call Vote:  Aye – Trombley, Yurkie, Matway, O’Neal, Tomlinson, Gerlando.  Nay – None.  Absent – Gibson, Truax, Weiss.  Motion carried. 

12.88 (PART OF 14.58) ACRES OF LAND FRONTING THE WEST LINE OF GRATIOT AVENUE, NORTH OF 15 MILE ROAD (SECTION 27)

-
LOWE’S HOME IMPROVEMENT WAREHOUSE

--
REQUEST FOR RECOMMENDATION FOR APPROVAL OF REVISED LANDSCAPE PLAN


FILE #0462-B: PETITIONED BY ERIC LORD, GIFFELS-WEBSTER ENGINEERS, INC.


Pertinent correspondence was read and entered into the record.
The petitioner was not present.

It was decided to review this request later in the meeting to give the petitioner an opportunity to arrive.

22.626 ACRES OF LAND FRONTING THE NORTH LINE OF CANAL ROAD, EAST OF ROMEO PLANK ROAD (SECTIONS 9/16)

-
PROPOSED REZONING FROM R-4 ONE-FAMILY RESIDENTIAL TO RML MULTIPLE-FAMILY RESIDENTIAL (LOW-DENSITY)

--
PUBLIC HEARING (RESCHEDULED FROM AUGUST 14, 2003)


FILE #5768: PETITIONED BY PAUL WEISS


Mr. Gerlando explained the parameters under which the public hearing will be held.  He noted that the information will be read into the record, the petitioner will speak, and then a motion will be made to open the public hearing.  At that time, concerned residents will have an opportunity, row by row, to ask questions or make comments to the Commission or to the petitioner through the Chairperson.

Pertinent correspondence was read and entered into the record.  Ms. Trombley informed that notice of this public hearing was mailed to 258 owners and occupants of property located within 300 feet of the land in question, with 2 returned as undeliverable.  She read four letters into the record from the following: 1) Letter dated 7/17/03 from Paul Weiss (explaining the reason for his request); 2) Letter dated 8/7/03 from Frances Damore, 19072 Fortuna Court, Clinton Township, Michigan 48038, expressing objection; 3) Letter dated 9/1/03 from Christine Brown, 19021 Carmela, Clinton Township, Michigan 48038, expressing objection; and 4) Letter dated 9/25/03 from James and Constance Kennedy, 19683 Tanglewood Circle, Clinton Township, Michigan 48038, expressing objection.

Mark Weiss, representing his brother, Paul Weiss, explained that they are the owners of the Mount Clemens Rose Gardens property and would like to sell the property to have it developed.  He acknowledged that there has been a lot of information and “misinformation” being “bantered about” but he indicated he will not rebut those comments tonight.  He informed that he and his brother conducted their own survey, sending out 222 copies and receiving 114 of those back, which amounts to approximately 52%.   He relayed that according to his survey, 93 (82%) indicated they would prefer condominiums, 12 (11%) indicated they would prefer single-family homes and 9 (7%) indicated they would not like either development.

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


Joyce Dabish, 41001 East Rosewood, Clinton Township, Michigan 48038, stated she was one of the survey recipients who voted for single-family homes in lieu of condominiums but she added that she responded in protest because she did not feel the survey was fair.  She urged the Township to conduct a scientific survey to determine whether the subject property contains wetlands.  He felt the owner should take whatever monetary compensation the Township can give him and walk away, and let the Township keep it as a natural area with no development.


Joseph DePasquale, 19673 Tanglewood, Clinton Township, Michigan 48038, recalled that he provided the Township with a copy of his plot plan at a previous meeting regarding this property.  He pointed out that he wanted to fill in the back of his yard to help with the drainage problem, and was told to go to the Building Department.  He was originally denied because he was told there were wetlands behind his property.  When he received notice of this public hearing and saw that there will be development behind his property, he once again went to the Building Department to apply for a permit to fill and was denied because the Building Department informed him he has wetlands behind his house and they cannot let him fill in his lot.  He stated his lot amounts to only 1/6 of an acre, but it is a nuisance because it floods every spring.  He complained that the use of his property is being restricted and urged the Planning Commission to table this matter and request that the Department of Environmental Quality (DEQ) respond as to whether these are wetlands.  Mr. DePasquale stated that if the DEQ determines there are no wetlands on the subject property, then he should be allowed to fill his property; however, if the DEQ determines a portion of the property is wetlands, then the petitioner should not be allowed to build.  He felt the Township should be consistent.


James Kennedy, 19683 Tanglewood, Clinton Township, Michigan 48038, stated he is concerned with the integrity of the process.  He explained that he witnessed a contractor who was going to clear-cut the property, but the contractor complained that there is no way they will be able to remove them when they have 9 acres of wetlands.  He felt the Township should, as a courtesy to the neighboring taxpayers, investigate this to obtain an accurate determination as to wetlands in the area.  He cautioned that if this is a wetland area and all of the trees are cut down, the entire area could turn into a swamp.  He further cautioned that once the trees are removed, it may be too late.  He urged the Planning Commission to take this into consideration.


Shirley Kidle, 19053 Carmelo Drive North, Clinton Township, Michigan 48038, stated she recently read an article about “smart planning” in regards to land use issues, and she noted that Governor Jennifer Granholm is starting a plan for Michigan.  Ms. Kidle pointed out that the residents abutting the subject property moved there with the idea of having some “country” left, but she claimed it is turning into “a city of cement”, with every parcel being developed.  She inquired as to why Clinton Township cannot come up with a plan.

Mr. Gerlando responded that Clinton Township has a Master Plan.


Ms. Kidle questioned the plan and felt it is not working.  She complained that the Township approved development of Partridge Creek Golf Course and also the Mount Clemens Rose Gardens property.  She felt that the Township’s plan does not fit in with the “people’s plan to preserve”.  She also commented about Mr. Weiss’ survey and felt it was not a fair representation, because many of the residents she knows did not turn it in.


Victor Bocci, 40955 E. Rosewood, Clinton Township, Michigan 48038, stressed that the wetlands should not be developed.  He recently read in the Detroit News that Macomb County is trying to preserve areas that have trees.  He urged the Planning Commission to give the residents a break and not allow this rezoning to occur.


Stanley Fayne, 41372 Fortuna Drive, Clinton Township, Michigan 48038, expressed confidence that this Commission will do what is best for the community.  He informed that he sent a letter to the DEQ and he reviewed the contents of that letter.  He felt the previous study done by the DEQ was defective, and in the report there were substantial doubts.  He noted that the DEQ has requested a reinspection, but Mr. Weiss has not agreed.

Ms. Trombley read Mr. Fayne’s letter into the record.


Russ Stevenson, 41276 Fortuna, Clinton Township, Michigan 48038, felt that Mr. Weiss’ survey was not accurate because the choices provided were either single-family or multiple-family and the residents’ wishes to leave it vacant were not taken into consideration.  He confirmed that a letter was recently sent to the DEQ, challenging their determination.


Marty Winiarski, 40995 W. Rosewood, Clinton Township, Michigan 48038, questioned the traffic patterns in the area and whether the roads would be able to handle additional traffic.  He felt it is important to consider what will happen to the roads if the amount of development increases in the area.  He also expressed concern about having adequate water pressure to support another new development.  He complained that his water pressure in the summer is extremely low, and he wanted that to be taken into consideration.

Mr. Gerlando assured that engineering is taken into consideration prior to actual construction, so he felt the water pressure will not be a problem.  He stressed that the Planning Commission has no control over the roads.

Mr. Santia noted that there are plans to improve and expand the intersection of Canal and Romeo Plank Roads to provide turn lanes plus a traffic signal.  He noted that there are no plans at this time to widen Canal Road, and he acknowledged it is financially difficult for the County to keep up with the demand for road improvements.  He explained that the Planning Department looks at the traffic in the area when they are preparing their analysis for a rezoning petition.   He further explained that single-family development actually generates more traffic than multiple-family development because of the fact that in single-family developments, there are generally larger families with more drivers per household.  He cited that a single-family home generates approximately ten trips per day as opposed to a multiple-family unit, which generates 6-1/2 to 7 trips per day.  He noted that since there would be a few more multiple-family units allowed, in comparison to single-family units, the anticipated traffic would be fairly even.


Mr. Winiarski accused the petitioner of wanting to put in condominiums to make more money.

Mr. Santia replied to inquiry that the improvements to the Canal/Romeo Plank intersection are slated to take place in late Fall 2003.


Nick Dokianos, 41244 Fortuna Drive, Clinton Township, Michigan 48038, was concerned about flooding.  He pointed out that nearby Budd Park and Partridge Creek both flood after heavy rains.  He stated that although he has not experienced a flooded basement, he does not want that to change.  Mr. Dokianos added that Macomb Township recently increased their sewer sizes to handle the new developments.  He inquired as to the size of the sewers in Clinton Township, particularly in their area.

Mr. Gerlando reminded that the drainage issue is not being considered at this public hearing.  He replied that he did not know the size of the sewers.

Mr. Santia assured that proper drainage will be addressed during staff review in the site plan process.  He was confident that neighboring residents will not experience flooding problems because the plan will be engineered in such a way so as to prevent this problem.


Mr. Dokianos criticized the Planning Commissioners for not knowing the sizes of the sewers and drains in the area and what they can handle.  He felt Mr. Weiss’ letter was an insult, and he chastised him for “condemning single-family homes”.  He felt homeowners  should be able to put in swimming pools or “whatever they want” in their yards.


Rosemarie Jeannero, 19047 Carmelo, Clinton Township, Michigan 48038, stated she heard a hoot owl when she walked through the wooded area, and she questioned as to where he is going to live.  She also mentioned that there are deer and expressed concern as to their future if this property is developed.  She felt that to remove the trees on the subject property would be a crime.


Fred Neumann, 19780 Woodview Drive, Clinton Township, Michigan 48038, felt there were some personal attacks at this meeting that were inappropriate, and he felt the residents lost sight of the purpose of this meeting.  He stated that the positive aspects of a rezoning have not been pointed out.  He noted that many times there are positive results from new development, and he cited the new access drive leading past the library to the Civic Center, making the drive to the Senior Center a little easier.  He pointed out that development of the subject property would allow for the continuation of the sidewalks along Canal Road so that nearby residents can walk and bike to the Civic Center.   He noted that wooded areas have become breeding grounds for the feared West Nile Virus, and he stated that development of the subject parcel will alleviate those concerns.  He also mentioned that the Ash Bore is affecting many of the trees, and removing these trees may not be bad.  Mr. Neumann remained confident that the Township will address any drainage concerns prior to allowing the parcel to be developed.

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

Mr. Tomlinson noted that there have been many comments and concerns related to site development and wetland issues, all of which are different than land use, which is being considered tonight.  He pointed out that the Planning Department is recommending denial of the rezoning as requested.

Mr. Yurkie agreed with Mr. Neumann’s comments.  He stated that although he does not personally know Mr. Weiss, he is aware of the fact that Mr. Weiss owns some property that he wishes to sell to be developed.  He felt there will be either single-family homes or condominiums developed, depending on the outcome of the Township’s decision.  He expressed interest in knowing what type of condominiums is being proposed, and he felt that upscale condominiums could be advantageous to the area.  He felt that as the site plan goes forward in the process, and if it is determined by the DEQ that there are wetlands, that may prompt other action.

Ms. Trombley felt that if the wetlands issue is resolved and it is determined there are no wetlands on the property, she was confident that the parcel will be developed and the abutting residents will be looking at single-family homes or condominiums on that property.

Motion by Mr. Tomlinson, supported by Mr. Matway, with reference to File #5768 and application from Paul E. Weiss II, Mount Clemens Rose Gardens I LLC, 1989 Tobsal Court, Warren, Michigan 48091, concerning the proposed rezoning of 22.626 acres of land fronting the north line of Canal Road, east of Romeo Plank Road (Sections 9/16), from R-4 One-Family Residential to RML Multiple-Family Residential, that the Planning Commission receive, file and concur with the recommendation of the Planning Department and recommend denial of the rezoning to the Clinton Township Board.  Roll Call Vote:  Aye – Tomlinson, Matway, Gibson, O’Neal, Gerlando.  Nay – Yurkie, Trombley.  Absent – Truax, Weiss.  Motion carried. 

12.88 (PART OF 14.58) ACRES OF LAND FRONTING THE WEST LINE OF GRATIOT AVENUE, NORTH OF 15 MILE ROAD (SECTION 27)

-
LOWE’S HOME IMPROVEMENT WAREHOUSE

-
REQUEST FOR RECOMMENDATION FOR APPROVAL OF REVISED LANDSCAPE PLAN


FILE #0462-B: PETITIONED BY ERIC LORD, GIFFELS-WEBSTER ENGINEERS, INC.

--
CONTINUED FROM EARLIER IN THE MEETING


Mr. Gerlando noted that the petitioner for this item is now present.
Eric Lord, Giffels-Webster Engineers, 2871 Bond Street, Rochester Hills, Michigan  48309, apologized and assured that it was not their intent to show any work to be done on the out-parcel because Lowe’s does not own it.  He added that there were notes indicating this on the second page; however, the second page was not included as part of the approved drawings.  He stated he has submitted these revised landscape plans for clarification.  

Motion by Ms. Trombley, supported by Ms. O’Neal, with reference to File #0462-B and application from Eric Lord, Giffels-Webster Engineers, Inc., 2871 Bond Street, Rochester Hills, Michigan 48309-3515, concerning the proposed development of Lowes Home Improvement Store, located on 12.88 acres of land fronting the west line of Gratiot Avenue and the north line of 15 Mile Road (Section 27), that the revised landscape plans be approved as submitted.  Roll Call Vote:  Aye – Trombley, O’Neal, Matway, Tomlinson, Gerlando, Gibson, Yurkie.  Nay – None.  Absent – Truax, Weiss.  Motion carried.

CODIFIED ORDINANCES OF CLINTON TOWNSHIP

PART TWELVE – PLANNING AND ZONING CODE: TITLE EIGHT - ZONING

-
PROPOSED AMENDMENT TO TEXT: ACCESSORY BUILDINGS


FILE #5775: PETITIONED BY THE CHARTER TOWNSHIP OF CLINTON


Pertinent correspondence was read and entered into the record.

Mr. Santia explained that the proposed text amendment clarifies some of the definitions of “building”.  He indicated that the three categories – Accessory, Principal and Temporary – have all been combined.  The definition for “Structure” was revised to make it more explicit and easier to understand, specifying that it is attached to the ground with a foundation.  Mr. Santia indicated that the ordinance allows 14-1/2 feet in height for accessory structures, but there was some confusion as to the applicable zoning districts.  Commercial structures will also be included.  The definitions of porches and decks, as well as the definitions for satellite dishes, have been revised to conform to the building code.  He indicated that the Ordinance Update Committee handled these revisions.

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


Fred Neumann, 19780 Woodview Drive, Clinton Township, Michigan 48038, asked for clarification on the proposed regulation that porches or decks may project into a required front or rear yard for a distance not to exceed eight feet.

Mr. Santia explained that in basic residential construction, a front yard setback totals approximately 25 to 35 feet, and a rear yard setback is generally required to be 35 feet.  He cited the example that if the rear building line of the house is 35 feet from the rear lot line, a porch or deck would be allowed to extend an additional 8 feet into the rear yard.

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

Motion by Ms. O’Neal, supported by Mr. Yurkie, with reference to File #5775 and Proposed Amendment to Text (regarding regulations and restrictions that apply to accessory buildings in all zoning districts), that recommendation be submitted to the Clinton Township Board for approval of the Text Amendment as written.  Roll Call Vote:  Aye – O’Neal, Yurkie, Gibson, Matway, Tomlinson, Gerlando, Trombley.  Nay – None.  Absent – Truax, Weiss.  Motion carried.

DISCUSSION ON NEXT MEETING AGENDA

Mr. Santia noted the following items that will be on the next agenda:

· Site Plan/Special Land Use Public Hearing: North Gratiot Mini-Storage (Outdoor RV Storage in B-3 General Business District)

· Augusta Residence: 12 units (located south of 15 Mile Road, east of Maynard)

· Hickory Woods Apartments: Addition of two buildings

Mr. Santia noted that there will be two rezoning proposals on the October 23, 2003 agenda:

· Southeast corner of Metropolitan Parkway and Utica Road from R-3 to OS-1

· Fronting north of Canal, west of Garfield from R-2 to RML

ADJOURNMENT


Motion by Mr. Gerlando, supported by Ms. O’Neal, to adjourn the meeting.  Motion carried.  Meeting adjourned at 7:48 p.m.





Respectfully submitted





Denise C. Trombley, Secretary
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