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DRAFT
ALMONT TOWNSHIP PLANNING COMMISSION
REGULAR MEETING
JULY 8, 2009
The regular meeting of the Almont Township Planning Commission was called to order at 7:00 P.M. by Chairperson Francis, at the Almont Township Hall, 819 N. Main Street, Almont, Michigan.  Pledge of Allegiance was recited.  Roll was taken.
MEMBERS PRESENT, Steve Francis, Jean Gross, Fred Hunter, Bonnie Krauss, Kim Streeter, Dennis Sweers, and Bryan Zender.  Also present: Brian Wilson of Community Planning & Management, P.C., and Cory Mabery, P.E. of Davis Land Surveying and Engineering, P.C.  
MEMBERS ABSENT:
None 
ALSO PRESENT: 13 guests
CORRESPONDENCE:  Correspondence was presented.  
MINUTES:  MOVED BY STREETER AND SUPPORTED BY ZENDER TO ACCEPT THE JUNE 10, 2009 MINUTES AS PRESENTED.  MOTION CARRIED.
MOVED BY STREETER AND SUPPORTED BY GROSS TO ACCEPT THE JUNE 17, 2009 MINUTES AS PRESENTED.  MOTION CARRIED.
PUBLIC COMMENTS:  Rockne Lesner asked that he be granted until the October meeting to extend his preliminary approval for Stouffer Drive.  Consensus of the Planning Commission agreed to place Mr. Lesner under Late Agenda Items. 
LATE AGENDA ITEMS:  Mr. Lesner stated that he was nearly complete with getting the required extensions on all the county and State permits that are required for his public road project and asked that he be granted two more months on his 2nd extension.  Consensus of Commissioner agreed to grant Mr. Lesner until October 14, 2009.
MOVED BY ZENDER AND SUPPORTED BY STREETER, TO GRANT MR. ROCKNE LESNER AN ADDITIONAL 2 MONTHS, FROM AUGUST 12, 2009 UNTIL OCTOBER 14, 2009 IN WHICH TO COMPLETE THE CONDITIONS AS AGREED UPON AT THE AUGUST 13, 2008 PLANNING COMMISSION MEETING.  MOTION CARRIED.
INTRODUCTIONS:  None
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PUBLIC HEARING:   #1. Re-zoning Application #09-001 as Amended – Bristol/Tobey


        (44-001-034-013-06 & 44-001-034-013-07) from Ag/Res to C-3
Chairman Francis briefly explained the public hearing procedures and opened the hearing at 7:07 P.M.
Mr. Ronald Bristol explained that he had been requested by the Planning Commission to revise his application based on what special land uses were allowed in a C-3 district.  A C-3 zoned district allows for outdoor storage.  Mr. Bristol again explained that he wants to operate a nursery that would sell wholesale produce.  Some of the products would be grown on site, while out products would be trucked onto the site.  Mr. Bristol believed that it would be a service to the community.
Mr. Wayne Tobey, who has a purchase agreement with Mr. Ronald Bristol, stated that his wife, Jean Tobey, would like to operate a used vehicle business.  The outdoor storage would require approval for a special land use in a C-3 zoning district.  Mr. Tobey explained that the business also required a Class B license to sell the used vehicles and that he has a “shovel ready” project.
Chairman Francis after asking and receiving no further public comment closed the public comment portion of the hearing at 7:17 P.M.
Chairman Francis asked Mr. Wilson to comment on his review.  Mr. Wilson noted that after a review of the Township’s Master Plan the applicant’s request is consistent with the goals of the community, but noted that the Master Plan is a twenty year document.  The Commissioners must decide if timing for said rezoning is appropriate based on the current economics and the existing availability of commercially zoned land.
Commissioner Sweers questioned the Planner’s comments regarding the “timing”.  Mr. Wilson noted that the location of the rezoning should be considered along with the economics conditions.  Mr. Wilson cautioned that an orderly process should be considered.
Commissioner Hunter asked Mr. Tobey how many vehicles would be displayed for sale.  Mr. Tobey noted that approximately 15-18 vehicles would be displayed.
Commissioner Gross stated that she also believed in order but why wait until you had a certain number of applicants, development could take years and many opportunities could be loss.  Mr. Wilson noted that the Commissioners should consider compatibilities in the proposed uses.  Commissioner Gross asked Mr. Tobey what the facade of the building would look like.  Mr. Tobey stated that a pole type building with a culture stone facade is what he has been considering with lots of nice landscaping.
Chairman Francis stated that mixed uses could be compatible if done in the right way.
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Re-zoning Application #09-001 as Amended – Bristol/Tobey
(44-001-034-013-06 & 44-001-034-013-07) from Ag/Res to C-3 - Continued
Commissioner Streeter noted that the subject properties where less than 700 feet from the Bordman and Van Dyke intersection and that the Master Plan has made provisions that future commercial would be appropriate in that area.
Commissioner Zender stated that he had no comments.
Commissioner Krauss asked Mr. Tobey if he had looked at other properties that were already zoned commercial.  Mr. Tobey noted that he had looked in other communities as well as other properties in Almont, and for the amount of money it would take to alter an existing site, he would be better off developing a new site.  
MOVED BY ZENDER AND SUPPORTED BY HUNTER TO RECOMMEND DENIAL OF RE-ZONING APPLICATION #09-001 AS AMENDED FOR PARCELS 44-001-034-013-05 AND 44-001-034-013-06 AS PRESENTED AND INSTEAD RECOMMEND THAT PARCELS 44-001-034-013-05 AND 44-001-034-013-06 BE RE-ZONED TO C-1, LOCAL COMMERCIAL, DUE TO THE FACT THAT C-1 ZONING IS A LESS INTENSIVE USE AND THAT A C-3 ZONING IS NOT IN THE BEST INTEREST OF THE TOWNSHIP AT THIS TIME DUE TO THE AMOUNT OF AVAILABLE C-3 THAT IS VACANT WITHIN THE TOWNSHIP, AND THAT A C-1 ZONING IS MORE CONSISTENT WITH THE GOALS OF THE MASTER PLAN AND THAT C-1 ZONING IS ALSO THE MORE APPROPRIATE INTENSITY OF THE COMMERCIAL ZONINGS FOR THAT LOCATION , AND THAT A C-1 ZONING WOULD HAVE  LESS OF AN IMPACT, BOTH CURRENT AND IN THE FUTURE.
ROLL CALL VOTE:  ZENDER – YES, HUNTER – YES, STREETER – YES, GROSS – NO, SWEERS – YES, KRAUSS – YES, FRANCIS – YES.  MOTION CARRIED.
Commissioner Streeter noted that she would like to clarify her vote and in that voting yes on the motion, she was doing so because C-1 is a less intensive use and would meet the goals of the Master Plan.
#2.  Proposed Amendments to Article 14, section 14.02 (Special Land Uses)
Chairman Francis asked Mr. Wilson to explain the proposed amendments to section 14.02.  
Mr. Wilson explained that the commissioners after reviewing section 14.02 asked that it be expanded to include nurseries and other outdoor storage related businesses.  Mr. Wilson briefly went through the proposed amendment he had prepared.
Chairman Francis opened the public comment portion of the meeting at 7:43 P.M.  Mr. Bristol asked how the proposed amendment would affect his re-zoning application.
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#2.  Proposed Amendments to Article 14, section 14.02 (Special Land Uses) – Continued
Chairman Francis noted that the Planning Commission has to look at the use and not the person and how the use could affect the adjacent properties.
Chairman Francis asked if there were any further comments.  None were offered.
MOVED BY STREETER AND SUPPORTED BY KRAUSS TO CLOSE PUBLIC COMMENT AT 7:52 P.M.
Chairman Francis asked for comments from the Commissioners.
Mr. Wilson noted that no outdoor storage would be allowed under a special land use in a C-1 zoned district.  
Commissioner Hunter asked that building supplies be removed from line 5.  Consensus of the commissioners agreed.  
Commissioners Streeter and Krauss asked that gas stations be removed as a special land use under C-1.  Mr. Wilson noted that it would require another public hearing as this was not included in the public notice.  
Commissioner Zender asked that the size of acreage be considered so as to control display areas.  Consensus agreed that display areas should be kept to ½ acre or less.
Consensus of the Commissioners agreed to table further discussion until Mr. Wilson can amend his original draft for the August meeting and a revised public notice could be published.
MOVED BY STREETER AND SUPPORTED BY KRAUSS TO TABLE THE PUBLIC HEARING REGARDING THE PROPOSED AMENDMENT TO ARTICLE 14, SECTION 14.02  SO THAT THE NOTICE COULD BE AMENDED AND TO ALSO INCLUDE DISCUSSION ON SPECIAL LAND USES FOR C-3.  MOTION CARRIED.
Chairman Francis called for a break at 8:16 P.M.  Chairman Francis called the meeting back into order at 8:25 P.M.
OLD BUSINESS:   #1.  #08-003 – Novak Supply & Equipment (Revised Site Plan)
Mr. Tim Denney, representing Mr. Jim Novak, explained that the required items that were noted at the April meeting had been corrected and placed on revised plans.
Mr. Denney noted that Mr. Novak would like one year in which to pave the parking area and that Mr. Novak was agreeable to removing the barbed wire on the fence.  Mr. Novak also offered to work with the Planning Commission on the front yard display area.
Chairman Francis noted that the shared driveway still needed to be repaired and the fence should be moved back out of the road right-of-way.
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#1.  #08-003 – Novak Supply & Equipment (Revised Site Plan) – Continued
Mr. Wilson noted that the applicant was agreeable with removing the barbed wire to the back parallel plane of the building, but not the entire fence.  As the fence has been there for several years, removing the barbed wire was a reasonable compromise without having the applicant having to remove the fence in its entirety.  
Concern was expressed over the proposed processing of materials.  Mr. Novak stated that he has crushed concrete on site and has not received any complaints.  Mr. Wilson noted that no evidence could be produced that approval had been granted by the Township to process material on the site, and stated that if crushing concrete, etc. were to be approved, the applicant needed to apply for another public hearing so that it could be included under the special land use.
Mr. Mabery noted the only item of concern that he had was the enclosure of the dumpster.  As the dumpster is behind the building and out of view of the public and as the site is entirely fenced in, he had no problem with it so long as the Planning Commission did not feel a variance was necessary.  Chairman Francis noted that as that section of the ordinance was being reviewed for possible amendment, no variance would need to be applied for at this time.
Also discussed were the fuel tanks and the need to add the required information on the site plan per the DEQ (total volume of fuel allowed on site without spill containment).  Also discussed were the items that led to the following motion.
MOVED BY STREETER AND SUPPORTED BY ZENDER TO RECOMMEND APPROVAL OF SPECIAL LAND USE APPLICATION #08-003 FOR NOVAK SUPPLY AND EQUIPMENT, LOCATED AT 3620 VAN DYKE, ALMONT, MICHIGAN 48003 WITH THE FOLLOWING CONDITIONS:
1.  A LIMIT OF 6O UNITS OF LAWN, GARDEN, FUTV, (FARM UTILITY TYPE VEHICLES) AND LIGHT DUTY TRAILER EQUIPMENT (UNDER 6000 GVW) WILL BE ALLOWED IN THE FRONT YARD.  THESE ITEMS WILL HAVE A MAXIMUM OF 40 HORSE POWER.  A LIMIT OF 20 UNITS OF EQUIPMENT FROM 41 TO 100 HORSE POWER WILL BE ALLOWED IN THE FRONT YARD.  THE TOTAL LIMIT FOR ALL OUTSIDE EQUIPMENT AND/OR LANDSCAPING ITEMS IS 80 UNITS.  ANYTHING LARGER THAN 101 HORSE POWER MUST BE PLACED IN THE REAR OF THE BUILDING.  SMALLER UNITS MAY TAKE THE PLACE OF THE LARGER UNITS, BUT LARGER UNITS MAY NOT TAKE THE PLACE OF SMALLER UNITS.
2.  THE BARBED WIRE CURRENTLY LOCATED ON THE TOP OF THE INSTALLED FENCING MUST BE REMOVED FROM THE VAN DYKE/EAST SIDE OF THE PROPERTY.  BARBED WIRE SHALL ALSO BE REMOVED FROM THE FENCE ON THE NORTH AND SOUTH SIDE OF THE PROPERTY LINE STARTING AT VANDYKE AND RUNNING PARALLEL TO THE REAR OF THE BUILDING.
3.  ALL PLUMBING AND HEATING EQUIPMENT AND SUPPLIES (NOT RELATED TO LANDSCAPING) MUST BE LOCATED IN THE BUILDING ONLY.
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#1.  #08-003 – Novak Supply & Equipment (Revised Site Plan) – Continued
4.  ALL PERMIT FEES AND COSTS OWED TO ALMONT TOWNSHIP MUST BE PAID IN FULL AND ALL ZONING ORDINANCES MUST BE FOLLOWED.
5.  ALL PAVEMENTS MUST BE MAINTAINED IN GOOD CONDITION IN PERPETUITY AND THE OWNER OF THE PROPERTY MUST MAKE ADJUSTMENTS TO THE ENTRANCE TO ALLOW FOR PROPER WATER DRAINAGE. 
6.  BASED ON PAST SLU APPROVAL, THE CURRENT FENCE CAN REMAIN (WITH THE CONDITION OF THE BARBED WIRE REMOVAL –SEE #2). HOWEVER, IF THE CURRENT OWNER VACATES THE SITE THEN THE NEXT OCCUPANT WILL BE RESPONSIBLE FOR REMOVING THE FENCE AND BRING THE FENCE UP TO THE CURRENT ORDINANCE STANDARDS AND MUST ALSO CORRECT THE SHARED ACCESS DRIVE BY RELOCATING THE NORTH FENCE TOWARD THE SOUTH SO IT IS WITHIN THE RIGHT –OF-WAY
7.  ALL PROPOSED PAVEMENT IN THE CUSTOMER PARKING AREA MUST BE COMPLETED BY JULY 31, 2010.
8.  A MAXIMUM OF 5 LICENSED STORAGE TRAILERS ARE ALLOWED.
9.  AT NO TIME CAN ANY STOCKPILED MATERIAL AND/OR EQUIPMENT BECOME A HEALTH AND SAFETY HAZARD/ISSUE.
10.  ALL DEQ REGULATIONS TO ADDRESS FUEL TANKS AND THEIR USE MUST BE FOLLOWED.
11.  ALL OUTDOOR CONSTRUCTION SUPPLIES MUST BE KEPT AND MAINTAINED IN AN ORDERLY FASHION.
12.  NO FARM SUPPLIES (EXAMPLES- HORSE FEED, ETC) WILL BE STORED OUTSIDE.
13.  APPROVAL SUBJECT TO A REVISED PLAN TO SHOW FLEXIBILITY WITH LANDSCAPING ITEMS AND EQUIPMENT UNITS BEING SUBMITTED.
14.  CONCRETE CRUSHING APPROVAL IS NOT PART OF THIS APPROVAL AT THIS TIME.
15.  THE DUMPSTER SHALL BE LOCATED IN THE REAR OF THE BUILDING AS LOCATED ON THE PRINT.
ROLL CALL VOTE:  STREETER – YES, ZENDER – YES, HUNTER – YES, SWEERS – YES, GROSS – YES, KRAUSS – YES, FRANCIS – YES.   MOTION CARRIED.
The applicant was notified that 4 sets of revised plans will be required for review by the planner, engineer, and township.
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NEW BUSINESS:  N/A
REPORTS:
Planner:  No report was offered. 
Engineer:  No report was offered.
Zoning Board of Appeals:  No report was offered.  
Zoning & Building:  Zoning & Building Report for June was submitted.  
General Comments: Chairman Francis thanked the commissioners for getting through a very lengthy agenda.
Proposed Agenda for August 12 2009



Public Hearing:  #09-002 – Novak Supply & Equipment





   Proposed Amendments to Art.14, sect 14.02 &









Art. 15, sect. 15.02



Old Business:  Sign Ordinance 51.1 – Review





 Wind Energy Conversion Systems





 Fences – Review of section 2.11



 

 Article 7, Section 7.03 – Location and 






           Screening of Trash Receptacles
MOVED BY ZENDER AND SUPPORTED BY GROSS TO ADJOURN THE MEETING AT 9: 39 P.M.  MOTION CARRIED.
Respectfully submitted by,
Ida L. Lloyd, Recording Secretary

