PLANNING COMMISSION

November 24, 2003

The Gladwin City Planning Commission met in regular session Monday, November 24, 2003 at Gladwin City Hall.  The meeting was called to order at 7:30 p.m. by Chairman Alward followed by the Pledge of Allegiance.  

Present:  Commissioners Jungman, Hindman, Stout, Rhode, Alward, Foor, Jenkins, David and Witkowski.  

Absent:  None.  

Also present:  Bernadette Weaver, Kevin Hospodar, Chris Croker, Mary Croker, Darroll Basner, Sally Basner, Terry Basner, Joe Nicklyn, Tosha Smith and Joseph Smith.  

Chairman Alward welcomed newly appointed Planning Commissioner Brian Jungman.   

The meeting minutes of October 27, 2003 were accepted as presented.  

Motion by Commissioner David, supported by Commissioner Hindman to temporarily adjourn the regular meeting and open the public hearing.  All ayes.  Motion carried.  Regular meeting temporarily adjourned and public hearing opened at 7:32 p.m.  

The notice of public hearing was read which was a request to re-zone a parcel described as Gladwin City, Hanna’s Addition, Block 3, Lots 3 and 4 from R1-B, (Single-family residential) to C-2 (Service Commercial).  Chairman Alward opened the floor for public comment.  Joe Nicklyn, the applicant, explained that he wished to expand his commercial operation (McDonald’s restaurant) south to the aforementioned lots.  This property would be used for employee parking with possibly the addition of an office in the future.  This would accomplish in freeing up approximately ten to fifteen spaces currently occupied by employees’ vehicles.  Traffic from this lot would exit Bruce Street to Hill Street.  

Chairman Alward noted the commissioners had received two letters; the zoning administrator informed them that no other correspondence had been received.  Mary Croker (adjacent property owner) and Chris Coker addressed the board.  Mr. Croker noted that his mother had owned the parcel directly south of the parcel under consideration for several years and did not wish that it be re-zoned.  If they were to utilize their parcel in the future for residential purposes, they felt the proposed change would directly impact their property in a negative manner, including the proposed use of a parking lot.  

Joe Smith who resides at 122 Hill Street (Northwest corner of Hill and Bruce Streets) outlined his concerns in regard to dumping traffic on Bruce Street.  He also commented on problems experienced with the adjacent property after they were allowed to construct two additions to the existing retail facility.  He knows that his house is in a commercial zone, but he stated that development should be taken into account as to the impact to adjacent property owners.  He fears that the street will become a thoroughfare as not only employees, but others realize it is an alternate ingress/egress point.  Commissioners pointed out that the street was currently a public street.  While Mr. Smith concurred, he also noted that the street was in disrepair and the additional vehicles would only cause it to deteriorate further.  Commissioner Jenkins stated that if the street were to be more heavily traveled, he hoped that the city would improve it such as paving, curbing, etc. 

Commissioner Hindman questioned the impact on the adjacent property as a great deal of fill would need to be excavated as the parcel rose to a hill on the south side.  If care was not taken, there could be a great deal of erosion.  Was a retaining wall thought of when considering this parcel?  Mr. Nicklyn replied that architects on McDonald’s staff had viewed the elevations and considering the topography, the parking lot could be accomplished on the east side of the parcel (Lot 3) and the office could be “built into” the hill side of the property (South and West sides, Lot 4) as well as installing a retaining wall.  Zoning Administrator Weaver noted that since the parcel would be surrounded on three sides by residential zoning, a building would have to be set back a minimum of sixty feet on those sides, leaving approximately a twenty-eight foot width in which Mr. Nicklyn could build a future office.  

Commissioner Jenkins asked what the criteria are for making a zoning change?  Zoning Administrator Weaver replied that each case had to be reviewed on an individual basis and that the commission should consider all possible uses for such a parcel within the proposed district.  The only reason that a conceptual drawing had been provided is that the Bruce Street request (following public hearing) was a related matter so in order to best visualize the matter, the drawing was provided.  

Commissioner Jenkins asked Mr. Nicklyn whether he currently owned the property, or did he hold an option?  Mr. Nicklyn replied that he did have an option, contingent upon the re-zoning.  

Chris Croker stated that he did not want to trivialize McDonald’s request, but there was a threshold at which the request became significant enough for it to be granted and he believed the letter that his mother had provided to the Planning Commission outlined several of those considerations.  He did not think that threshold had been reached.  Mr. Nicklyn replied that a parking lot was far better than some other uses which he believed had been proposed to the current owner such as the expansion of the existing furniture store.  

Commissioner Rhode asked if screening would need to be provided if that property were to be used as parking and the answer was affirmative.

Commissioner Foor questioned the zoning of the adjacent property to the West.  He was informed the property was zoned residential.  Discussion as to the question of spot zoning as the two lots were across the street from the commercial district.  Commissioner David stated that the fact it was separated from the existing commercial zone by a street did not constitute spot zoning in her view.  

Commissioner Jenkins asked Mr. Nicklyn if he were in a hurry to begin the project.  Mr. Nicklyn replied that he had not anticipated starting right away.  

Motion by Commissioner David, supported by Commissioner Rhode to close the public hearing and re-convene the regular meeting.  All ayes.  Motion carried.  Public hearing closed and regular meeting re-convened at 8:05 p.m.  

Several commissioners commented that they wished to review the information more thoroughly as well as inspect the proposed site.  

Motion by Commissioner Rhode, supported by Commissioner Stout to table the re-zoning request until the December 22, 2003 regular meeting.  All ayes.  Motion carried.  

Motion by Commissioner David, supported by Commissioner Foor to temporarily adjourn the regular meeting and open the public hearing regarding the vacating of Bruce Street.  All ayes.  Motion carried.  Regular meeting temporarily adjourned and public hearing opened at 8:10 p.m.  

The notice of public hearing was read by the zoning administrator which was a request to vacate the portion of Bruce Street between Lots 5 and 6 and vacated West Street adjacent to said properties, Block 4, and Lots 3 and 4 and vacated West Street adjacent to said properties, Block 3, all located in Hanna’s Addition to the City of Gladwin.  It was also noted that the request had been revised at the applicant’s petition to only consider vacating that part of Bruce Street between Lot 5 and vacated West Street, Block 4 and Lot 4 and vacated West Street, Block 3, Hanna’s Addition to the City of Gladwin.  

Joseph Smith questioned the reason for the revision and Mr. Nicklyn provided him with the map which showed the reason he revised his request.  

Commissioner Alward asked if a berm could be installed so Hill Street access would be prohibited.  Mr. Nicklyn answered that he did not want to stop access to Hill Street from his parking lot and since his employees would be the only ones using the parking lot the traffic would only be noticed during shift change.

Commissioner Jenkins again raised his concern that the current poor condition of Bruce Street would worsen with the additional traffic.  Also, he could see customers utilizing the proposed parking lot as well as an alternative to exit or enter Cedar Avenue / M-61.  Mr. Nicklyn replied that the current traffic flow within the existing lot (as to the drive thru) would not be conducive to such; however, Commissioner Jenkins countered he could see that very thing happening.  Several commissioners concurred.  Commissioner Alward asked Mr. Nicklyn if the furniture store patrons utilized his current parking lot and he replied they did.  

Discussion as to the problems posed by the lack of parking area at the furniture store.  

Motion by Commissioner David, supported by Commissioner Jenkins to close the public hearing and return to the regular meeting.  All ayes.  Motion carried.  Public hearing closed and regular meeting re-convened at 8:25 p.m. 

As the request to vacate a portion of Bruce Street was related to the proposed re-zoning, a motion was made by Commissioner Rhode and supported by Commissioner Foor to table the issue until the following regular December meeting.  All ayes.  Motion carried.  

A parcel split request from Basners to divide the land which formerly housed the recycling center was reviewed.  As all requirements of the Lands Division Act and the zoning ordinance were met, a motion was made by Commissioner David and supported by Commissioner Witkowski to recommend approval of the lot split to the City Council.  All ayes.  Motion carried.  

Kevin Hospodar, resident of a C-1 zoning district, addressed the commissioners as to the difficulties he has encountered when he wants to add on to his garage and questioned the acceptability of others doing so.  Upon review of permits, it was noted that the non-conforming parcel in question was not expanding the non-conformity.  In regard to Mr. Hospodar’s situation, it was explained that the Commission had been made aware of many similar situations and in the upcoming review of various zoning issues, perhaps some sort of compromise could be affected with non-conforming residences in commercial zones.  

Information was discussed in regard to upcoming zoning and planning seminars, woodburning stoves within the city limits and enforcement procedures under the general city ordinances pertaining to the same.  Discussion as to various zoning violations.  

Nominations were opened for the position of Vice-Chairman.  Motion by Commissioner Witkowski, supported by Foor to nominate Anthony Jenkins as Vice-Chairman.  All ayes.  Motion carried.  Motion by Commissioner Stout, supported by Commissioner Rhode to close the nominations and cast a unanimous ballot for Anthony Jenkins as Vice-Chairman.  All ayes.  Motion carried.  

Motion by Commissioner Witkowski, supported by Commissioner Rhode to adjourn.  Motion carried.  Meeting adjourned at 9:10 p.m.

