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CLINTON TOWNSHIP PLANNING COMMISSION

REPORT OF MEETING

JANUARY 8, 2004

PRESENT: 
Norman Yurkie, Chairperson



Pamela Weiss, Vice-Chairperson 

Denise C. Trombley, Secretary

Fred Gibson (arrived late)



Michael Matway



Kirkanne Moseley



Ken Pearl



Dennis C. Tomlinson

ABSENT:
John D. Truax (Excused)

STAFF:
Carlo Santia, Director 



DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT

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

6.11 ACRES OF LAND FRONTING THE EAST LINE OF GRATIOT AVENUE (M-3), NORTH OF HENRY B. JOY BOULEVARD (PRIVATE CLAIM 626/SECTION 1)

-
PROPOSED REZONING FROM B-3 GENERAL BUSINESS TO MH MOBILE HOME PARK

--
PUBLIC HEARING


FILE #5833: PETITIONED BY ALEX M. VERCILLO, CAPITAL FIRST REALTY


REPRESENTED BY ALAN M. GREENE, DYKEMA GOSSETT PLLC

Pertinent correspondence was read and entered into the record.  Ms. Trombley informed that notice of this public hearing was mailed to 29 owners and occupants located within 300 feet of the land in question, with one returned as undeliverable.

Mr. Yurkie explained the procedure for the public hearing, with the petitioner speaking first, followed by comments from the public, and then the public hearing will be closed and the Commissioners will have an opportunity to make comments and ask questions before they vote.

Mr. Santia noted that they received a letter from the petitioner, who has requested to rezone two less acres than originally planned, making it a total of 6.11 acres.  He noted that the Department of Planning and Community Development has no objection to the modifications made to the request, and he replied to inquiry that the two acres, which have been withdrawn from the request, would remain zoned B-3.

Alan Greene, Dykema Gossett, 39577 Woodward, Suite 300, Bloomfield Hills, Michigan 48304, explained that the owner of this property had purchased the two adjacent mobile home parks in 1995 and combined them to create the combined park in 2000.  He indicated that much of this development is an older style mobile home park, with singlewide homes facing the side and having side entrances.  He stated that the owner wants to upgrade, expand and improve this park as well as the other parks he owns, and he is accomplishing that by providing more amenities and investing a lot of money in new clubhouses.  He noted that they also plan to eventually combine some of the singlewide lots into double lots.  Mr. Greene stressed that they are only proposing 18 new lots plus a new entrance and clubhouse.  He explained that when the adjacent car dealership, which had been vacant, was placed on the market for sale, they purchased it.  He informed that the parcel of property they are now excluding is approximately 2 acres that they have determined they will not need for the expansion.  He added that it could be used for some type of commercial development in the future.  Mr. Greene provided a rendering of the anticipated clubhouse, but clarified that the layout will be different.  He stated that the clubhouse will measure approximately 8,500 square feet and will be constructed with quality materials.  He submitted some preliminary plans to the Planning Commission, although he recognized that the purpose of this hearing is for the rezoning; however, he wanted to provide the Commissioners with an idea of what they are proposing.  He was confident that this would be an improvement to the Gratiot frontage, and he noted that the new home sites would be situated behind the clubhouse.  He pointed out that the 18 new sites are unique in that they are all configured so that the homes will be facing the street and will have the look of a single-family subdivision.  Mr. Greene explained that they have provided a water feature in front of their other clubhouses; however, at this site, they would like to construct a water feature in the middle and build the homes around it.  He stressed that this is only a water feature and is not a retention basin.  He added that they are not required to provide a retention basin because they have installed storm water drainage.  He felt this proposed rezoning and subsequent development would be compatible with the surrounding land uses, an improvement to the community and a welcome addition to their development.  He also felt it will set the tone for improving the remainder of the park as they combine the single-wide lots to make double-wide lots as they become available.

Mr. Santia emphasized that the preliminary site plans submitted by the petitioner’s representative are for information only and are not to be construed as approved plans.  He stressed that if this Commission recommends approval of the rezoning and the Township Board votes to adopt the amendment to rezone, the petitioner will then be required to submit site development plans and it will go through the standard review process.

Mr. Greene agreed with Mr. Santia and explained that he only submitted the plans to provide the Commissioners with an idea of what is being proposed.

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


Henry Krzystowczyk, 11210 Capri Drive, Warren, Michigan 48093, noted that the eight acres requested to be rezoned according to the Notice of Public Hearing he received is now only six acres.  He inquired as to which parcel is being eliminated from the rezoning proposal – “Parcel A”, “Parcel B” or “Parcel C”.

Mr. Santia replied that the petitioner is proposing to eliminate part of “Parcel C” and part of “Parcel B”.


Mr. Krzystowczyk inquired as to whether this should be republished and the owners and occupants of property within 300 feet be renotified since there is a change to the request.

Mr. Santia assured that since a portion of the original parcel is being eliminated from the proposal, it is not necessary to republish and re-notify.  He stated that if the parcel was being expanded from what was originally proposed, he would agree with Mr. Krzystowczyk.

Motion by Ms. Weiss, supported by Ms. Trombley, to close the public hearing.  Roll Call Vote:  Aye – Weiss, Trombley, Gibson, Matway, Moseley, Pearl, Trombley, Yurkie.  Nay – None.  Absent – Truax.  Motion carried. 

Mr. Matway referred to the recommendation from the Planning Department and inquired as to what is meant by the term “less intense”.

Mr. Santia replied that a B-3 use would permit gas stations, party stores and other commercial uses that could generate a lot of traffic, and generally “less intense” means that the use would create fewer problems for the surrounding land uses.  He replied to further inquiry that the term does not necessarily imply less density but the land use could generate much less traffic.

Mr. Pearl inquired as to whether the “MH” zoning designation would allow only mobile home parks.

Mr. Santia confirmed that the “MH” zoning designation will only allow mobile home park development.  He added that if the property is rezoned to MH Mobile Home, the petitioner would not be obligated to construct the clubhouse and the land could be used to develop all mobile homes.

Mr. Pearl requested clarification as to whether the mobile home could be extended to Gratiot and the plan as shown at this hearing could be abandoned if so desired by the owner.

Mr. Santia confirmed that the petitioner is not bound to the plan he presented tonight and it is only a concept plan at this time.

Ms. Weiss stressed that she was happy to see the new use for this property.  She felt that there will be a safety improvement in that there will be a second entrance from Gratiot that will provide emergency vehicles with quicker access.  She inquired as to whether the petitioner will be required to install a wall between the subject parcel and the property that will remain zoned as B-3.

Mr. Santia replied that the petitioner will not be required to install a wall; however, at such time as the B-3 parcel is developed, the owner of that parcel will be required to install the masonry wall.  He replied to further inquiry that there could be a length of time before that wall would be required, depending on when the B-3 parcel is developed.

Ms. Weiss mentioned that she would like to see the petitioner put in some type of buffer along the abutting B-3 parcel.

Motion by Ms. Weiss, supported by Mr. Pearl, with reference to File #5833 and application from Alex M. Vercillo, Capital First Realty, Inc., 875 North Michigan Avenue, Suite 3800, Chicago, Illinois 60601, as represented by Alan M. Greene, Dykema Gossett PLLC, 39577 Woodward Avenue, Suite 300, Bloomfield Hills, Michigan 48304, concerning the proposed rezoning of 6.11 acres of land fronting the east line of Gratiot Avenue (M-3), north of Henry B. Joy Boulevard (Private Claim 626/Section 1), from B-3 General Business to MH Mobile Home Park, that recommendation be submitted to the Clinton Township Board for approval of the rezoning as requested.  Roll Call Vote:  Aye – Weiss, Pearl, Gibson, Matway, Moseley, Tomlinson, Yurkie, Trombley.  Nay – None.  Absent – Truax.  Motion carried. 

LOTS 13-25, HENGESBACH SUBDIVISION (SECTION 26)

-
INTERNATIONAL CONTROLS

--
REQUEST FOR APPROVAL OF REVISED SITE DEVELOPMENT PLAN


FILE #4315: PETITIONED BY MARK ZITO
 

Pertinent correspondence was read and entered into the record.

Mark Zito, 14586 Carmel Drive, Sterling Heights, Michigan, explained that they are seeking additional space to meet up with their inventory demands.  He replied to inquiry that he has been in this business for over 25 years, and have been at this location for slightly over 10 years.

Motion by Mr. Pearl, supported by Mr. Matway, with reference to File #4315 and application from Mark Zito, International Controls, 35056 Cordelia, Clinton Township, Michigan 48035, concerning the proposed revised site development plan for International Controls Equipment (fka Clevio Industrial Building), as located on Lots 13, 14 and 15, A. F. Hengesbach Subdivision (Section 26), generally located fronting the east line of Cordelia Street, north of 15 Mile Road, that the revised site development plan be approved as submitted.  Roll Call Vote:  Aye – Pearl, Matway, Gibson, Moseley, Tomlinson, Weiss, Yurkie, Trombley.  Nay – None.  Absent – Truax.  Motion carried. 

4.7 ACRES OF LAND LOCATED EAST OF HAYES ROAD, NORTH OF 19 MILE ROAD (SECTION 6)

-
ATRIUM OFFICE CENTER

--
REQUEST FOR PERMANENT WAIVER OF REQUIRED 4 FOOT 8 INCH MASONRY WALL


FILE #5039: PETITIONED LORENZO J. CAVALIERE


Pertinent correspondence was read and entered into the record.

Leo Rudolph, 17167 Hoover, Detroit, Michigan, explained that the wall would not serve any purpose.  He submitted photographs taken at the site, and he noted that the employees actually utilize the open area as a recreation area and the wall would prevent this.  He replied to inquiry that the building has been there for three years, and he has had no complaints up to this point regarding the fact that the wall has not been installed.

Mr. Tomlinson agreed with the petitioner that the wall would serve no purpose.

Mr. Matway concurred with the request, but added that he would like it to be specified as a “temporary” waiver, rather than “permanent” waiver.  He noted that situations change, and a wall may be desirable at that location in the future.

Mr. Santia noted that generally when the Township Board grants a wall waiver, it is not specified as “permanent” but rather “conditional”, which means that the Board can revoke the waiver if the conditions change and it is deemed by the Township that the wall would be beneficial.

Mr. Yurkie suggested removing the word “permanent” from the request.

Mr. Rudolph agreed with Mr. Yurkie’s request, although he expressed confidence that the need for a wall will most likely not arise.

Mr. Tomlinson did not feel the situation will change because of the Consumer’s Energy easement.

Motion by Mr. Tomlinson, supported by Mr. Matway, with reference to File #5039 and application from Lorenzo J. Cavaliere, Cavaliere Companies, 30078 Schoenherr, Suite 300, Warren, Michigan 48088, as represented by Leo Rudolph, same address, concerning the site development plan for Atrium Office Building, as located on 4.7 acres of land east of Hayes Road, north of 19 Mile Road (Section 6), that recommendation be submitted to the Clinton Township Board for a conditional approval of the wall waiver along the east property line.  Roll Call Vote:  Aye – Tomlinson, Matway, Gibson, Moseley, Pearl, Weiss, Yurkie, Trombley.  Nay – None.  Absent – Truax.  Motion carried.

8.00 ACRES OF LAND LOCATED AT THE SOUTHWEST CORNER OF QUINN ROAD AND STEVENSON (SECTION 35) (REPLAT OF PART OF LOTS 4, 5 AND 6, SUPERVISOR’S PLAT #2 SUBDIVISION)

-
AURORA PARK SUBDIVISION

--
PRELIMINARY PLAT: TENTATIVE APPROVAL


FILE #5772: PETITIONED BY JOE LOCHIRCO


REPRESENTED BY LEHNER ASSOCIATES, INC.


Pertinent correspondence was read and entered into the record.

Bill Thompson, Lehner Associates, Inc., 17001 Nineteen Mile Road, Suite 3, Clinton Township, Michigan 48038, explained that Mr. Lochirco purchased this parcel and would like to develop a single-family subdivision.  He replied to inquiry that it will include sanitary sewer, storm drainage and water.

Mr. Santia noted that since the letter to the Planning Commission was sent out, the Planning Department received notification of approval from the Michigan Department of Environmental Quality (MDEQ) to fill an area of land.

Mr. Matway inquired as to the average lot size.

Mr. Thompson replied that the average lots will measure 65 feet by 120 feet, and he reiterated that these will not be site condominiums but rather a traditional single-family subdivision.  He noted that there will be sidewalks.

Ms. Weiss inquired as to whether there will be access from Stevenson to this subdivision through Lot 28.

Mr. Thompson emphasized that Lot 28 will not provide access, and the road will extend to the south of the subject property.  He replied to inquiry that the permit they received from the MDEQ is a “wetland permit” and they have been granted permission to fill the two wetland areas.  He added that the larger wetland area is not large enough to be categorized as “regulated” wetlands.

Motion by Ms. Weiss, supported by Ms. Moseley, with reference to File #5772 and application from Joe Lochirco, 6500 22 Mile Road, Shelby Township, Michigan 48307, as represented by Lehner Associates, Inc., 17001 Nineteen Mile Road, Suite #3, Clinton Township, Michigan 48038, concerning the proposed plat for Aurora Park Subdivision, to be located on 8.00 acres of land located at the southwest corner of Quinn Road and Stevenson (Section 35) (Replat of Part of Lots 4, 5 and 6, Supervisor’s Plat #2 Subdivision), that recommendation be submitted to the Clinton Township Board for tentative approval of the preliminary plat as submitted.  Roll Call Vote:  Aye – Weiss, Moseley, Gibson, Matway, Pearl, Tomlinson, Yurkie, Trombley.  Nay – None.  Absent – Truax.  Motion carried.

3.578 ACRES OF LAND LOCATED EAST OF ELIZABETH ROAD, SOUTH OF HALL ROAD (M-59)

-
BRYWOOD RIDGE CONDOMINIUMS

--
REQUEST FOR RECOMMENDATION FOR APPROVAL OF SITE DEVELOPMENT PLAN


FILE #5805: PETITIONED BY WILLIAM MAZURKIEWICZ, W.M. PROPERTIES, INC.


REPRESENTED BY BRYAN MAZURKIEWICZ 


Pertinent correspondence was read and entered into the record.

William Mazurkiewicz, 44073 North Groesbeck, Clinton Township, Michigan 48036, explained that they are proposing a 12-unit detached condominium development.  He stated that they received a variance from the Clinton Township Board of Appeals and are now here to seek recommendation for approval of the site development plan.  He offered to answer any questions the Commissioners may have.

Mr. Matway inquired as to whether the petitioner intends to plant additional trees.

Mr. Mazurkiewicz assured that they intend to plant trees on the eastern boundary because they have a drainage area and would like to screen it from the development.  He added that he would also like to plant a tree on each of the sites.  He pointed out that both sides of the subject parcel are heavily wooded, especially to the south.  He noted that it abuts an industrial area, so they are anxious to provide the parcel with its own identity of being a residential development.  

Mr. Pearl felt the area will need to be landscaped, but he felt this will be a good location for this development.

Mr. Santia replied to inquiry that the debt service for water and sanitary sewer were most likely paid for by the previous owner.

Mr. Mazurkiewicz confirmed that the fees had already been paid for.

Mr. Gibson inquired as to the price range of the proposed units.

Mr. Mazurkiewicz replied that they are hoping to keep the price in the low $200,000 range and are proposing to develop ranch and split-level units measuring approximately 1,800 square feet.  He added that each unit will have a two-car garage, and he assured that they are very proud of their developments.  He noted that they like good “curb appeal” and will be providing such details as reverse gables.

Motion by Mr. Pearl, supported by Ms. Trombley, with reference to File #5805 and application from William Mazurkiewicz, W.M. Properties, Inc., 44073 North Groesbeck, Clinton Township, Michigan 48036, as represented by Bryan Mazurkiewicz, same address, concerning the proposed site development plan for Brywood Ridge Condominiums, to be developed on 3.578 acres of land located east of Elizabeth Road, south of Hall Road (M-59) (Section 2), that, in consideration of grant of variance by the Board of Appeals, recommendation be submitted to the Clinton Township Board for approval of the site development plan as submitted.  Roll Call Vote:  Aye – Pearl, Trombley, Gibson, Matway, Moseley, Tomlinson, Weiss, Yurkie.  Nay – None.  Absent – Truax.  Motion carried.

CLINTON TOWNSHIP PLANNING COMMISSION’S RULES AND PROCEDURES

--
DISCUSSION 


Mr. Santia mentioned that the requested changes have been incorporated into the revised Rules and Procedures.  He added that according to the procedures, the Planning Commission was supposed to have received an annual report each year generated by the Planning Department.  He did not believe this had been done in at least 20 years, but he provided each Planning Commissioner with a listing of all Site Development Plans and Revised Site Development Plans that have been approved by the Planning Commission/Township Board, and he indicated that updates of this list will be forwarded to the Planning Commissioners each year.

Mr. Yurkie felt it would be helpful if any revisions made to these procedures would be indicated by a footnote or bolded print.

Mr. Santia felt that a list of amendments could be kept in the back so there would be a record of updates.

Carol Sobosky, stenographer and Office Manager for the Planning Department, stated that a section for holding a special election in the event of an officer’s resignation has not yet been included.  She inquired as to whether the vacancy of the Chairperson would result in a special election or whether the Vice-Chairperson would automatically fill the office of Chairperson for the remainder of the term.  She indicated that the Board of Appeals has a section in their Rules and Procedures, which calls for the Vice-Chairperson to fill the vacancy of the Chairperson until the end of the term.

Ms. Weiss felt it should be consistent with what other groups have established as procedure.
ADDITIONAL DISCUSSION

Mr. Yurkie explained that he would like to appoint members of the Planning Commission to various committees.  He stated he would like to be advised of their preferences.

Ms. Moseley agreed to serve on the Landscape Committee.

Mr. Pearl agreed to serve on the Master Plan Committee.

Mr. Santia explained that the Township recently cut various budget items from each department, and one of the items cut was the Master Plan, although he still felt there should be a Master Plan Committee.

Mr. Pearl and Mr. Matway both agreed to serve on the Master Plan Committee, even though it may not be active for a while.

Mr. Yurkie noted that the Ordinance Update Committee is geared more for someone who is retired or has a flexible schedule, because their meetings are held on weekday mornings.

Ms. Weiss stated that it is easier for her to meet earlier in the day rather than after her children are out of school.

Mr. Pearl stated that he could possibly be available for the daytime meetings.  He stated that he would like to be on the Ordinance Update Committee.

Mr. Yurkie appointed Mr. Tomlinson, Mr. Gibson, Mr. Pearl and Ms. Weiss to serve on the Ordinance Update Committee.

Mr. Matway also volunteered to serve on the Landscape Committee.

REPORT OF MEETING

--
APPROVAL OF DECEMBER 4, 2003 REPORT


Ms. Weiss requested the following revision:


Page 2, Last Paragraph, First Sentence:



Change from:
“Motion by Ms. Weiss, supported by Mr. Poma,…”



Change to:
“Motion by Ms. Weiss, supported by Mr. Pearl…”

Motion by Ms. Weiss, supported by Mr. Gibson, to approve the report of the December 4, 2003 meeting as revised.  Motion carried.

DISCUSSION ON NEXT MEETING AGENDA

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

· Rezoning from R-1 to OS-1 for property fronting the east line of Garfield Road, north of 19 Mile Road.  Mr. Santia replied to inquiry that the rezoning will be recommended for approval by the Planning Department, because everything north of this property is developed with offices or will be recommended for office use.

· Site Development Approval for Rusty Nail Bar and Lounge, located fronting the west line of Groesbeck.  He noted that it was previously tabled so that the petitioner could go back for corrections and additional information on landscaping, and he added that the site development plan is very much improved from what was originally submitted.  He noted that they received a variance on their parking requirement.

ADJOURNMENT


Motion by Ms. Moseley, supported by Ms. Weiss, to adjourn the meeting.  Motion carried.  Meeting adjourned at 7:37 p.m.





Respectfully submitted





Denise C. Trombley, Secretary
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