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Clinton Township Planning Commission

Report of Meeting – March 25, 2004


CLINTON TOWNSHIP PLANNING COMMISSION

REPORT OF MEETING

MARCH 25, 2004

PRESENT: 
Pamela Weiss, Vice-Chairperson 

Fred Gibson, Acting Secretary



Michael Matway



Ken Pearl



John D. Truax

ABSENT:
Norman Yurkie, Chairperson (Excused)



Denise C. Trombley, Secretary (Excused)



Kirkanne Moseley (Excused)



Dennis C. Tomlinson (Excused)

STAFF:
Carlo Santia, Director 



DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT

The meeting was called to order at 6:33 p.m.

Motion by Mr. Pearl, supported by Mr. Truax, to appoint Mr. Gibson as Acting Secretary for tonight’s meeting in Ms. Trombley’s absence.  Motion carried.

Ms. Weiss extended condolences on behalf of the Planning Commission to Mr. Yurkie and his family.  She noted that Mr. Yurkie’s mother passed away last week.

APPROVAL OF AGENDA
Motion by Mr. Matway, supported by Mr. Pearl, to approve the agenda as submitted.  Roll Call Vote:  Aye – Matway, Pearl, Truax, Weiss, Gibson.  Nay – None.  Absent – None.  Motion carried.

LOT 6 AND THE NORTHEASTERLY 50 FEET OF LOT 7, MEADOWLAWN SUBDIVISION (SECTION 27)

-
PROPOSED REZONING FROM OS-1 OFFICE/SERVICE (LOW-RISE) TO B-3 GENERAL BUSINESS

--
PUBLIC HEARING


FILE #5849: PETITIONED BY CHRIS BROWN

Pertinent correspondence was read and entered into the record.  Mr. Gibson informed that notice of this public hearing was mailed to 35 owners and occupants located within 300 feet of the land in question, with 4 returned as undeliverable.

Chris Brown, 19116 Livery Court, Clinton Township, Michigan 48038, explained that there is an office building on the site and they would like the zoning to be in compliance with what is currently in the area.  He added that, to his knowledge, this is the only parcel in the immediate area fronting Gratiot that is not zoned B-3 General Business.

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


Cathy Stack, 21971 Lester, Clinton Township, Michigan 48035, presented a petition to the Commission, signed by residents in her neighborhood, expressing their opposition to a B-3 zoning.  She pointed out that they have no sidewalks and no lighting other that what they provide, and she felt that a business zoning that opens onto their street will result in more traffic.  She added that the northwest corner was approved for an expanded Amoco facility.

Ms. Weiss informed that there were ten to twelve signatures on the petition submitted by Ms. Stack.

Mr. Brown appreciated Ms. Stack’s concern, but he pointed out that when he purchased the building, it was extremely run down, and he spent a lot of money to rehabilitate it.  He added that he installed a public sidewalk in front of the complex, and he takes pride in what he has done with the building.  He assured that he is not changing the building.


Ms. Stack admitted that the petitioner did a nice job with the building improvements, but she emphasized that there are only four homes on Lester, and she urged the Commission to deny the rezoning request.

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

Mr. Matway observed that the Planning Department has recommended approval of the rezoning, and he commented that it makes sense to have the zoning of the properties along Gratiot all zoned the same.

Mr. Truax noted that if the property is developed as B-3, the owner will be required to install sidewalks and meet other requirements that he felt will improve the area.

Mr. Pearl inquired as to what uses the B-3 zoning will permit.

Mr. Santia replied that B-3 is the most intense retail/commercial use, and he indicated that the owner could demolish the existing building and develop an auto repair facility or a gas station.  He replied to inquiry that commercial use for that site complies with the Township’s Master Plan.   He explained that the B-3 zoning would allow the petitioner more flexibility to lease or sell to someone who is interested in opening up a business for retail use.

Mr. Pearl felt it may be difficult to uphold a denial of this rezoning petition in court because the neighboring properties along Gratiot Avenue are zoned B-3.  He inquired as to parking requirements.

Mr. Santia replied that the parking requirements would be the same for general retail as they would for office use.  He replied to further inquiry that he will not be required to submit any updates to his plan if the building remains used as an office.  He replied to still further inquiry that beauty salons and barber shops are allowed in the OS-1 District.

Ms. Weiss inquired as to whether the more restrictive B-1 district would be more adequate to meet the petitioner’s needs.

Mr. Santia replied that B-1 would allow most retail uses with the exception of the automotive uses, adult retail uses, etc.

Ms. Weiss stated she would be inclined to vote in favor of a rezoning to a commercial district; however, she would prefer a less intense use.  She felt that if it is rezoned to B-3, the property could be developed with one of the more intense uses.  She stated she would prefer to see a B-1 zoning, especially because the petitioner is not requesting a particular use that would require a B-3 zoning.

Mr. Brown replied to inquiry that when he went to the Planning Department, he indicated that he would like to rezone for a commercial use, and the staff person he talked with recommended a B-3 zoning because the neighboring properties fronting Gratiot are all zoned B-3.  He inquired as to the specific difference between B-1 and B-3.

Ms. Weiss replied that B-1 and B-3 both allow commercial retail, except B-3 extends those uses to include pawn brokers, catering halls, roller rinks, automotive uses (including gas stations) and adult retail.  She reiterated that she would recommend B-1 Neighborhood Business.

Mr. Santia replied to inquiry that the petitioner is welcome to come into the Planning Department offices, and he will provide him with a copy of the uses that are permitted in each district.

Mr. Truax felt that since the petitioner is seeking a rezoning to B-3, he does not have a problem with making that recommendation. 

Motion by Ms. Weiss, supported by Mr. Pearl, with reference to File #5849 and application from Chris Brown, 19116 Livery Court, Clinton Township, Michigan 48038, concerning the proposed rezoning from OS-1 Office/Service (Low-Rise) to B-3 General Business of Lot 6 and the northeasterly 50 feet of Lot 7, Meadowlawn Subdivision (Section 27), generally located at the southwest corner of Lester Street and Southbound Gratiot Avenue, that recommendation be submitted to the Clinton Township Board for approval of a rezoning from OS-1 Office/Service (Low-Rise) to B-1 Neighborhood Business.  Roll Call Vote:  Aye – Weiss, Pearl, Gibson.  Nay – Truax, Matway.  Absent – Yurkie, Trombley, Moseley, Tomlinson.  Motion carried.

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

-
ALTADONNA PLAZA PHASE II

--
REQUEST FOR RECOMMENDATION FOR APPROVAL OF REVISED SITE DEVELOPMENT PLAN


AND

--
REQUEST FOR WAIVER OF REQUIRED MASONRY WALL


FILE #5535: PETITIONED BY JOHN B. ALTADONNA

Pertinent correspondence was read and entered into the record.

John Altadonna, 44480 Hayes Road, Clinton Township, Michigan 48038, stated he had nothing to add to the record.

Mr. Matway inquired as to what happened to the idea of moving the buildings over on the plan to provide a larger setback on the side abutting Park Ridge Condominiums.

Ms. Nancy Flinske, 48137 Van Dyke Avenue, Sterling Heights, Michigan, explained that there is a drain easement and they cannot move the buildings to the north without drastically affecting the size of the building.  She replied to inquiry that this is the same footprint that was presented at the last meeting.

Mr. Santia confirmed that the site development plan has not changed.  He stated that earlier in the week, he had talked to Public Works and they would not allow encroachment into their easement, which would mean he would have had to significantly reduce the size of the proposed structures.  Mr. Santia informed that Mr. Altadonna contacted MJC homes and has come up with  a landscape plan that adds a significant number of trees that he will be planting on the adjacent condominium property.  He replied to inquiry that Mr. Altadonna will sign an agreement to keep up the maintenance.

Mr. Altadonna assured that he will be happy to maintain the trees because they will also add to his property.  He replied to inquiry that they intend to plant spruce trees.

Mr. Pearl noted that the request for wall waiver is the Board’s decision.

Mr. Gibson stated he is in support of the plan as submitted, with the additional landscape agreement.

Ms. Weiss felt this is a good plan and she was pleased that he had cooperation from the abutting property owner.

Motion by Mr. Pearl, supported by Mr. Gibson, with reference to File #5535 and application from John Altadonna, 44480 Hayes Road, Clinton Township, Michigan 48038, concerning the proposed revised site development plan for Altadonna Plaza Phase II, located on 4.63 acres of land fronting the east line of Hayes, south of Hall Road (Section 6), that recommendation be forwarded to the Clinton Township Board for approval of the revised site development plan as submitted.  Roll Call Vote:  Aye – Pearl, Gibson, Matway, Truax, Weiss.  Nay – None.  Absent – Yurkie, Trombley, Moseley, Tomlinson.  Motion carried.

Motion by Mr. Gibson, supported by Mr. Pearl, with reference to File #5535 and application from John Altadonna, 44480 Hayes Road, Clinton Township, Michigan 48038, concerning 4.63 acres of land fronting the east line of Hayes, south of Hall Road (Section 6), that recommendation for approval of the requested wall waiver along the south property line for Altadonna Plaza Phase II (Section 6) be submitted to the Clinton Township Board, contingent upon the signed agreement between Mr. Altadonna and Mr. Chirco.  Roll Call Vote:  Aye – Gibson, Pearl, Matway, Truax, Weiss.  Nay – None.  Absent – Yurkie, Trombley, Moseley, Tomlinson.  Motion carried.

PART OF LOT 74, LOTS 75 THROUGH 80, INGLESIDE FARMS SUBDIVISION (SECTION 23)

-
CVS PHARMACY (FKA SIGN OF THE BEEFCARVER AND CROWN FURNITURE)

--
REQUEST FOR RECOMMENDATION FOR APPROVAL OF SITE DEVELOPMENT PLAN


FILE #0694: PETITIONED BY JOHN L. KAUPPILA
 

Pertinent correspondence was read and entered into the record.

Jim Cisek, 5757 West Maple Road, Suite 800, West Bloomfield, Michigan 48322, explained that they intend to construct a +13,000 square foot building with a drive-through pharmacy window.  He replied that the approach on Metro Parkway will stay where it is currently located.  He noted that per the Planning Department’s request, they have moved the drive-through window to the east side of the building.

Mr. Truax inquired as to whether they own the entire parcel or only the portion on which they are building.

Mr. Cisek explained that they are going to demolish both buildings and will be developing this facility on the former Beefcarver property and approximately one-quarter of the former Crown Furniture property, which will leave approximately one acre of land for future development.

Mr. Matway inquired as to whether there are plans to provide a service drive between this development and any future development to the north.

Mr. Santia confirmed that they have a shared access from Gratiot Avenue so they will be connected.

Mr. Cisek explained that by sharing the driveway, they eliminate the extra curb cuts.  He replied to inquiry that the owner of the Crown Furniture/Beefcarver property will retain ownership of the entire parcel, and CVS will be leasing from them.  He replied to further inquiry that they will be providing decorative brick on all four sides of the building.

Mr. Pearl commented that it is a shame restaurants cannot seem to flourish in this area.

Discussion took place regarding other pharmacies in the area.

Mr. Santia replied that there is Walgreen’s at Wellington Crescent and Gratiot, and there was formerly a CVS on Gratiot within the boundaries of Mount Clemens; however, to his knowledge, that facility has closed.

Ms. Weiss complimented the petitioner on providing berming along Metropolitan Parkway, and she felt it will be much safer to have the berming and the greenbelt.  She inquired as to whether they will be providing a “Yield” sign.

Mr. Cisek replied that they will be providing directional signs on the property, and he noted that they have a standard sign package.  He noted that they will have traffic control signs on the pavement, but will also have directional signs for the drive-through facility.

Motion by Mr. Matway, supported by Mr. Truax, with reference to File #0694 and application from John L. Kauppila, The Velmeir Companies, 5757 West Maple Road, Suite 800, West Bloomfield, Michigan 48322, as represented by George M. Lewis, URS Corporation, 3950 Sparks Drive, Grand Rapids, Michigan 49302, concerning the proposed site development approval for CVS Pharmacy (fka Sign of the Beefcarver and Crown Furniture), to be located on part of Lot 74 and Lots 75 through 80, Ingleside Farms Subdivision (Section 23), generally located at the northeast corner of Metropolitan Parkway and Gratiot Avenue, that recommendation be forwarded to the Township Board for approval of the site development plan as submitted.  Roll Call Vote:   Aye – Matway, Truax, Gibson, Pearl, Weiss.  Nay – None.  Absent – Yurkie, Trombley, Moseley, Tomlinson.  Motion carried.

0.830 ACRES AND 1.465 ACRES AND 1.286 ACRES AND 1.699 ACRES OF LAND (5.585 ACRES TOTAL) FRONTING THE NORTH LINE OF CLINTON RIVER ROAD, EAST OF BRYLOR COURT (SECTION 16)

-
LAKESHORE ESTATES (AKA ALUIA RESIDENCES IN THE FLOODPLAIN)

--
REQUEST FOR RECOMMENDATION FOR APPROVAL OF SITE DEVELOPMENT PLAN


FILE #5830: PETITIONED BY JOHN ALUIA


REPRESENTED BY WILLIAM THOMPSON

Pertinent correspondence was read and entered into the record.

Bill Thompson, Lehner Associates, Inc., 17001 19 Mile Road, Clinton Township, Michigan 48038, offered to answer questions.

Mr. Matway inquired as to whether the petitioner will be installing sidewalks as required.

Mr. Thompson replied that they will be required to install sidewalks for each lot as they are developed.

Mr. Santia explained that sidewalks are installed as the parcels are developed; however, the Township’s bike/hike path will eventually be installed along the west side of Clinton River Road in this area.  He stated that for a traditional subdivision where there is frontage on a road along the rear of the lots, the developer would be required to install sidewalks.  Because these face Clinton River Road, each owner would be required to install sidewalks as their houses are constructed.  He added that the Township has the option of requesting a payment into the bike/hike/sidewalk fund in lieu of the sidewalk installation.

Mr. Thompson inquired as to the time frame for installation of the bike/hike path.

Mr. Santia replied that they are hoping to install the bike/hike path this year.  He felt that the Board will prefer to request a deposit of approximately $15 per lineal foot from the developer in lieu of the sidewalks, payable at the time of site plan approval.

Mr. Thompson stated they would prefer to install the sidewalks as each house is developed.

Mr. Truax clarified that is the Board’s decision, and the Planning Commission’s recommendation will be forwarded to them.

Mr. Thompson replied to inquiry that the pond acts as a detention basin and also generates dirt.  He replied to further inquiry that the homes will be two feet out of the flood plain.  He stated that the elevation of the homes will be six to eight feet, which will match the adjacent homes after the fill.

Mr. Santia replied to inquiry that there is no expansion planned for Clinton River Road in the near future, and he noted that the path will be far enough back that it should not affect future expansion.  He replied to further inquiry that the path is proposed for the west side of Clinton River Road because of the river’s close proximity on the east side.

Mr. Gibson felt it would be better to have the petitioner deposit money into the sidewalk fund in lieu of installing the sidewalks at this time.

Ms. Weiss inquired as to who will maintain the pond.

Mr. Thompson assured there will be a legal agreement between the homeowners and, although it will not be set up like a condominium complex, they will be required to maintain the pond.  He felt that if it falls into disrepair, the Township can do the maintenance and assess the property owners.  Mr. Thompson replied to inquiry that it is considered a detention basin rather than a retention basin because it is designed to restrict the flow into the river.  He indicated that the area is very low and if they tried to have it drain, it would not drain properly and would become a swamp.  He felt it is better to dig the pond and have moving water.

Mr. Gibson inquired as to the depth of the proposed pond.

Mr. Thompson replied that the houses will be approximately 15 feet above the bottom of the pond, and he estimated that there will be approximately 8 feet of water.

Motion by Mr. Truax, supported by Mr. Gibson, with reference to File #5830 and application from John Aluia, 21356 Raven, Eastpointe, Michigan 48021, as represented by William J. Thompson, Lehner Associates, Inc., 17001 19 Mile Road, Suite 3, Clinton Township, Michigan 48038, concerning the proposed site development plan for Lakeshore Estates (aka Aluia Residences in the Flood Plain), to be located on 0.830 acres and 1.465 acres and 1.286 acres and 1.699 acres of land (5.282 acres total) fronting the north line of Clinton River Road, east of Brylor Court (Section 16), that recommendation be forwarded to the Clinton Township Board for approval of the site development plan as submitted, with further recommendation that the petitioner be required to deposit money into the Township’s Sidewalk Bike/Hike Path Fund in lieu of installing the required sidewalks..  Roll Call Vote:  Aye – Truax, Gibson, Matway, Pearl, Weiss.  Nay – None.  Absent – Yurkie, Trombley, Moseley, Tomlinson.  Motion carried.

LOTS 9 & 10, SUPERVISOR’S PLAT OF MCKISHINE FARMS SUBDIVISION (SECTIONS 33/34)

-
RYAN TREE REMOVAL

--
REQUEST FOR APPROVAL OF TREE REMOVAL PLAN


FILE #5862: PETITIONED BY DAVID & MARLO RYAN

Mr. Santia indicated that there is no correspondence to read into the record.  He explained that they are in receipt of an application to remove trees, and he added that it is an “after-the-fact” application submitted because they received a violation.

Mr. Gibson read the violation notice and a letter of complaint into the record.

Dennis Fedora, 37986 Harrison Point, [no city given], explained that he is at this meeting to represent the petitioner and relay his apologies.  He stated that while ignorance is not an excuse, he assured that the petitioner did not intentionally go against the ordinance to remove the trees, and he is trying to do damage control.  He admitted that the photograph of the property prior to the trees being removed makes it look as though many trees were removed; however, he showed an aerial that was taken of the area after the trees had already fallen in late autumn, and he estimated that were a limited number of trees actually removed.  Mr. Fedora indicated that the petitioner has constructed over fifty homes in Clinton Township and has done an excellent job, but he added that all of those have been on lots without trees, and that was why he did not know he would need to submit application for a permit to remove the trees.

Mr. Matway felt it was obvious that if there were that many trees on the site, many of them would have to be removed in order to develop the lots.  He inquired as to where the replacement trees will be planted.

Mr. Santia replied that he is not sure of the exact location of the trees before they were removed.  He added that there are still two lots that have larger dimensions and are rather deep.  He replied to further inquiry that the lot splits have been approved.  He added that he does not know how many of the trees on the property could have been saved and it is unfortunate that the request is after the fact, because the petitioner may have been able to save some of the trees in the center area.  Mr. Santia clarified that this is not a site development plan because it is for a single-family residential development, and Engineering will oversee the project.

Mr. Pearl inquired as to why this is before the Planning Commission when the trees have already been removed.

Mr. Santia noted that the petitioners received a violation from Ordinance Enforcement and now want to “make it right”.  He explained that when a single-family residence is constructed, the ordinance requires the developer to plant one tree on front of each house.  He replied to inquiry that as a condition of approval, the Planning Commission can require more trees to be planted.

Mr. Pearl inquired as to whether the petitioner would be willing to install some additional trees.

Mr. Fedora assured they would be willing to plant trees in order to make everyone happy.  He apologized on behalf of the petitioner once again and felt where they went wrong was in neglecting to pull the permit.

Mr. Pearl clarified that the Planning Commission would have had to grant approval, and they could have insisted that some of the trees remain.

Ms. Weiss noted that the neighbors took the time to write and send the Planning Commission a letter, and she felt that requiring the petitioner to plant additional trees may satisfy them.

Mr. Fedora inquired as to whether they can plant two trees per lot to keep costs to a minimum.  He felt that the development of the property will increase the neighboring property values.

Motion by Ms. Weiss, supported by Mr. Pearl, with reference to File #5862 and application from David and Marlo Ryan, D.F. Ryan Custom Homes, Inc., 28953 Pinehurst, Chesterfield, Michigan 48051, concerning the Tree Removal Plan for Lots 9 and 10, Supervisor’s Plat of McKishine Farms Subdivision (Sections 33/34), generally located north of McKishnie and east of Barris, that approval of the Tree Removal Plan be granted, contingent upon the petitioner planting two (2) trees on the lots measuring 9,000 or 10,000 square feet, and three (3) trees on the lots measuring 16,000 square feet; further, these trees must have a minimum three-inch (3”) caliper, and they must be counted in addition to the required frontage trees.  Roll Call Vote:  Aye – Weiss, Pearl, Gibson, Matway, Truax.  Nay – None.  Absent – Yurkie, Trombley, Moseley, Tomlinson.  Motion carried.

REPORT OF MEETING

--
APPROVAL OF FEBRUARY 26, 2004 REPORT


Motion by Mr. Pearl, supported by Mr. Truax, to approve the report of the February 26, 2004 meeting as written.  Motion carried.

DISCUSSION ON NEXT MEETING AGENDA

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

· Site Development Plan for Bella Cerra, which is actually in Sterling Heights.  The petitioner is proposing a cut-and-fill plan because a portion of the property is in the flood plain, and the property being “cut” is within the Clinton Township boundary. 

· Site Development Plan for Charter One Bank, to be located at the corner of Gratiot and Wendell, on an outlot on the former Builder’s Square site.

ADJOURNMENT


Motion by Mr. Truax, supported by Mr. Pearl, to adjourn the meeting.  Motion carried.  Meeting adjourned at 7:50 p.m.





Respectfully submitted





Fred Gibson, Acting Secretary
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