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PRESENT: CHAIRPERSON: WARUNEK, MEMBERS: BARR, FARINA, KEIL, CZARNECKI, PERRY, COOK 
 
EXCUSED ABSENCE:  NONE. 
  
ALSO PRESENT:          DONALD DENAULT, CITY ATTORNEY 

CLARK ANDREWS, CITY ATTORNEY 
 ALYSSA ALBRIGHT, CITY ATTORNEY 
 DYLAN CHURCH, CITY ATTORNEY 

SARAH TRAXLER, McKENNA 
PAUL URBIEL, McKENNA 
DANIELLE BOUCHARD, McKENNA 
BRUCE ECK, McKENNA BUILDING OFFICIAL 
     

1. CALL MEETING TO ORDER / PLEDGE OF ALLEGIANCE: 
 
Chairperson WARUNEK called the meeting to order at 7:02 PM 

 
2. ROLL CALL: 

 
Members: Barr   Audio was muted 

Cook   Present (participating from Macomb County, City of Fraser, Michigan)  
  Czarnecki  Present (participating from Macomb County, City of Fraser, Michigan) 

Farina   Present (participating from Macomb County, City of Fraser, Michigan) 
  Keil   Present (participating from Macomb County, City of Fraser, Michigan) 
  Perry   Present (participating from Macomb County, City of Fraser, Michigan) 
  Warunek  Present (participating from Macomb County, City of Fraser, Michigan) 

  
   

3. APPROVAL OF AGENDA ~ Regular meeting of February 3, 2021: 
 

Motion by Member: KEIL  Support by Member: FARINA 
                                

To: Approve the agenda of February 3, 2021 as presented. 
 
AYES 6   
NAYS 0  
MOTION CARRIED  

 
4. CHAIRPERSON’S OPENING REMARKS: 

Chairperson WARUNEK read the formal statement relative to the powers of the Planning Commission and the 
facts and conditions for granting site plan approval. Chairperson WARUNEK read the formal statement relative to 
virtual public meetings and remote participation.  
 

5. APPROVAL OF MINUTES January 6, 2021: 
 
Motion by Member: FARINA  Supported by Member:  KEIL  

 
To: Approve the minutes of the January 6, 2021 as presented. 

 
AYES 7  
NAYS 0   
MOTION CARRIED  
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6. New Business  
PUBLIC HEARING:  

A. SLU 20-001 / Jim Butler on behalf of A&A  Management / Part of 34400 Utica Road / To obtain a Special 
Land Use Approval for a fast-food restaurant in the “CG – Commercial  General” Zoning District. 
 
The public hearing was opened at 7:28pm 
 
DISCUSSION: URBIEL began the discussion by explaining the general project details. The applicant is 
proposing to develop 1.46 acres in an outlot located within the existing Fraser Hockeyland parking lot. The 
proposed development is the construction of two retail buildings – one Big Boy restaurant with a drive-through 
window on the north side, and a Beyond Juice store with two additional retail spaces (tenants to be 
determined) on the south side. The applicant submitted a site plan for City review that includes a landscaping 
plan and lighting plan. The applicant received a variance in 2019 for reduced parking. The applicant is in the 
process of securing the necessary shared parking agreements and also provided an updated traffic study.  
 
URBIEL noted that mitigation for traffic during extreme events is necessary for approval of the application. To 
address this, the applicant submitted an Extreme Event Plan to the City for review. It was also noted that the 
applicant has been working to resolve fire safety violations for the existing Hockeyland site, and has 
successfully resolved about 95% of those violations.  
 
URBIEL stated that the proposed restaurants at the outlot site are in compliance with the GC, General 
Commercial, District because a restaurant is a permitted use by right. The proposed drive-through at the Big 
Boy lot is the component that resulted in Special Land Use Approval by the Planning Commission.  
 
Jim BUTLER, civil engineer for the project, noted that the proposed drive-through window is intended to 
function as a drive-up window for takeout purposes. FARINA questioned BUTLER if a Starbucks Coffee is 
proposed on the site because it is mentioned on the site plan. BUTLER noted that was a typo and Starbucks 
will be removed from the site plan. FARINA also noted concern for the existing parking lot needing repairs. 
Bud KOWALSKI, Hockeyland General Manager, noted that the entire parking lot is planned to be repaved. 
FARINA asked if the proposed easement agreements for parking lot cross-access will  be filed with the City 
Attorney’s office for review and BUTLER confirmed. COOK questioned if there will be enough parking on the 
site with the new outlot development. BUTLER responded that the easement agreement for shared parking 
will address this issue. FARINA questioned when the Hockeyland site will be 100% fire protection compliant. 
KOWALSKI responded that the fire protection compliancy will be complete within the next few weeks. 
WARUNEK suggested to add 100% fire protection compliancy as a condition for approval. 
 
CZARNECKI noted that the new retail sites should have hours of operation between 6am and 11pm, as per 
the City’s Zoning Ordinance states and if the applicant could clarify the plan for the entire Hockeyland parking 
lot. KOWALSKI noted that the entire Hockeyland parking lot is planned to be resurfaced, restriped, and 
repaved.  
 
The City received one public comment in regards to SLU 20-001 from a resident at Gardenia Drive. The 
resident expressed concern for increased noise and smell of food as a result of the new outlot retail 
development. KEIL noted that ventilation units are more advanced now and will not likely have adverse 
effects on surrounding residential properties. COOK stated that there is a “hum” noise emitted from 
Hockeyland’s heating and cooling infrastructure so it is not likely residents on Mulvey will be able to hear 
drive-through noises from their homes. FARINA questioned if a noise study has been done. KOWALSKI 
noted that a noise study has not been conducted. ANDREWS stated that the current shared parking 
agreements submitted by the applicant are not recordable in their present state and must be in recordable 
form.  
 
No other comments were received by the public regarding SLU 20-001. 
 
The Public Hearing was closed at 8:04pm 
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Motion by Member:  KEIL  Supported by Member:  FARINA    
To:  Approve SLU 20-001 / Jim Butler on behalf of A&A Management / Part of 34400 Utica Road / To obtain a 
Special Land Use Approval for a fast-food restaurant in the “CG – Commercial General” Zoning District. with 
the following conditions: 
 
1. The applicant must provide a 60-day advance notice of significant events (which include Extreme Events) 

and a plan to handle parking, traffic and safe pedestrian circulation. A plan for Extreme Events must be 
submitted by the Applicant to the City’s Development Review Team at least 60 days in advance of the 
proposed Extreme event to be reviewed administratively by the City. 
 

2. The applicant agrees to comply with the Plan for Extreme Events and all additional requirements imposed 
by the Development Review Team relating to the proposed parking management strategy for large-scale 
special events. 
 

3. The applicant agrees to employ adequate City Public Safety personnel at the Applicant's sole expense to 
handle traffic congestion and circulation problems and facilitate orderly parking at Extreme Events and 
other events where traffic congestion and the need for overflow parking is anticipated in accordance with 
the past practice reimbursement process. 
 

4. The applicant must adhere to the North Parking Lot improvement plan as submitted. 
 

5. Agreements for easements for cross access, shared parking and utilities for the parcels proposed as part 
of this development application are required. These agreements for easements must be reviewed and 
approved by the City, executed, and recorded with the Macomb County Register of Deeds. 
 

6. Applicant must give the City 60 days advance notice prior to the expiration or termination of any Shared 
Parking and Lease Agreements, provide alternate shared parking arrangements for review and approval 
by the City, and be subject to revocation if no suitable shared parking arrangement is provided. 
 

7. All agreements and site plans must be reviewed and approved by all applicable government departments 
and agencies, by the City Attorney, and City Engineers. 
 

8. The applicant achieves 100% fire protection and safety approval from the City of Fraser Fire Marshal.  
 

9. Retail operations may only be conducted between 6am and 11pm. 
 

10. The applicant agrees to completely resurface, restripe, and re-asphalt the entire Hockeyland parking lot 
(i.e., the entirety of parking lots in proposed Parcels A, B and C, including the north lot) and the parking 
lot must provide adequate stormwater management. 
 

11. Shared Parking and Lease Agreements with Total Soccer, the Lions’ Club, Meijer, and Fraser Schools 
must be reviewed and approved by the City Attorney, executed, and recorded with the Macomb County 
Register of Deeds. 

 
AYES 7 
NAYS 0 
MOTION CARRIED 

  
B. SP 20-006 / Jim Butler on behalf of A&A Management / Part of 34400 Utica Road / Proposed Site Retail 

 
DISCUSSION: FARINA questioned if the existing sanitary sewer is capable of accommodating new retail 
development. Michael VIGERNON, City Engineer, responded that the sanitary sewer and other utilities will be 
determined in the engineering phase of the project. ANDREWS questioned if the proposed outdoor seating is 
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planned to be utilized during winter months as well. BUTLER noted that it is possible the outdoor seating may 
become permanent fixtures. ANDREWS stated that outdoor seating on this site shall comply with State 
regulations and Macomb County Health Department regulations. 

 
Motion by Member:  KEIL  Supported by Member:  FARINA    
To:  Approve SP 20-006 / Jim Butler on behalf of A&A Management / Part of 34400 Utica Road / Proposed 
Site Retail with the following conditions: 
 
1. The applicant must adhere to the conditions as required for the approval of SLU 20-001.  
2. The parking lot must be re-paved and meet all standards for proper drainage, as determined by the City 

Engineers.  
3. The site must comply with all requirements as set forth by the City Engineers. 

 
AYES: 7 
NAYS: 0  
MOTION CARRIED 

 
12. UNFINISHED BUSINESS: 
  

A. 01-19SUB / Max Mancini / Garfield Park – SUB Parcels 1-10 / Site Plan Amendment 
DISCUSSION: URBIEL explained the proposed site plan amendment submitted by the applicant, Max 
MANCINI, to eliminate the required extension of Anita Drive further east and not develop parcel 5 (planned to 
be located at the easternmost end of Anita Drive). URBIEL noted that the site plan was originally approved in 
2006. To date, the applicant has constructed 9 out of 10 of the planned homes along Anita Drive. Further, 
Planning Commission discussion in 2019 noted concern for the ability for emergency vehicles to turn around in 
the VFW parking lot located on the north side of Anita Drive if the road extension was not completed. 
 
URBIEL explained that upon review of the proposed site plan amendment, parcel 5 would be rendered 
unbuildable, would result in reduced road connectivity in the City, may increase impediments to emergency 
vehicle access on Anita Drive, and lack of public sewer in front of parcel 5 would likely result in a required 
connection in front of parcel 4 and 5 to the sanitary sewer system if development were to take place. URBIEL 
noted that McKenna recommends denial of the proposed site plan amendment.  
 
MANCINI stated that Fraser Road to the north was vacated in 1992. Emergency vehicles have been utilizing the 
VFW parking lot for years as a turn-around when called to any site on Anita Drive. Additionally, Parcel 5 is 
located in the FEMA floodplain, making the high watermark a flood hazard for a road extension off Anita Drive. 
MANCINI noted that conversations are being had with the adjacent property owner to purchase Parcel 5 and 
combine it with Parcel 4 so Parcel 5 will no longer be non-conforming. MANCINI stated that developing Parcel 5 
is not a viable option. 
 
VIGERNON noted that the FEMA floodplain has been changed since the original site plan was approved in 
2006. Today, it would typically be required that all infrastructure was constructed prior to building homes on 
each parcel. The floodplain map shown in the presentation notes that water leads across Anita Drive, and it 
would be the City Engineer’s preference that water and sewer lines were extended to Parcel 5.  
 
ECK noted that the abrupt end of Anita Drive may become a safety hazard for patrons of the VFW. ECK 
explained that if the VFW’s parking lot were to be changed in the future, a cul-de-sac or dead-end signage at 
the end of Anita Drive would be desirable.  
 
FARINA noted that the Planning Commission requested the applicant construct a cul-de-sac or hammerhead at 
the end of Anita Drive during the previous review in 2019. MANCINI denied the request at the time. 
CZARNECKI explained that the role of the Planning Commission is to preserve the safety of City residents and 
a safe turnaround for emergency vehicles on Anita Drive is necessary. CZARNECKI inquired what the safety 
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factors would be for emergency vehicles if Parcel 5 were purchased and developed. MANCINI explained that 
future development cannot occur until the road is extended.  
 
WARUNEK noted that the site plan should be developed as it was approved. KEIL noted that the floodplain 
prevents the buildable area for a new home to be constructed on Parcel 5. WARUNEK explained that it may be 
possible to build within the floodplain, but the development will be different than the original site plan shows.  
 
TRAXLER stated that MANCINI submitted a site plan that set the expectations to the City for development. The 
applicant is requesting a site plan amendment to would result in Parcel 5 being non-conforming. The Planning 
Commission is not permitted to approve the site plan, given that the non-conforming lot is in violation of the 
City’s Zoning Ordinance. MANCINI may seek to combine Parcels 4 and 5, or seek a variance. COOK 
suggested the Planning Commission postpone the site plan amendment application so the applicant can 
continue working with property owner at Parcel 4 to purchase Parcel 5 and combine it to Parcel 4.  
 
Motion by Member: FARINA   Supported by Member: COOK  
To: Postpone 01-19SUB / Max Mancini / Garfield Park – SUB Parcels 1-10 / Site Plan Amendment for a period 
of 6 months, until the August 4, 2021 City of Fraser Planning Commission meeting, or sooner, depending if the 
applicant is able to combine Parel 4 and Parcel 5 prior to August 4, 2021.  
 
AYES: 6 
NAYS: 1 
MOTION CARRIED  
 

B. 2020 City of Fraser Planning Commission Annual Planning Report  
DISCUSSION: URBIEL presented the 2020 Planning Commission Annual Planning Report. CZARNECKI 
questioned why information on variances were included in the report when that is a ZBA matter. TRAXLER 
noted that the Michigan Planning Enabling Act requires that an annual report on the ZBA must also be 
submitted to City Council. FARINA noted that McKenna should add ZBA to the title of the Report.  
 
Motion by Member: FARINA   Supported by Member: CZARNECKI  
To: Postpone forwarding the 2020 City of Fraser Planning Commission Annual Planning Report to City Council 
until the March 3, 2021 Planning Commission meeting. 
 
AYES 7 
NAYS 0 
MOTION CARRIED 
 

C. City of Fraser 2021 Master Plan 
DISCUSSION: BOUCHARD began the discussion by explaining the changes made since the January 2021 
Planning Commission meeting. The changes include the addition of a document acronym page, additional case 
studies, and general text edits and reviews. FARINA questioned if the McKenna included text changes 
pertaining to enhanced sidewalk connectivity, updating the City’s sign ordinance, and including information on 
the current parks system. BOUCHARD noted that additional information on the City’s park system still needs to 
be added to the next draft. TRAXLER explained the remaining tasks and project schedule.  
 
Motion by Member: KEIL  Supported by Member: CZARNECKI  
To: Forward the City of Fraser 2021 Master Plan to City Council to open the 63-day comment period.  
 
AYES 7 
NAYS 0 
MOTION CRRIED 

 
9. PUBLIC COMMUNICATIONS ON NON-AGENDA ITEMS: 

DISCUSSION: None. 
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10. ZONING BOARD OF APPEALS MEMBER LIASION REPORT: 

DISCUSSION: FARINA noted the ZBA meetings for February 2021 and March 2021 were canceled. 
 

11. COMMISSIONERS’ COMMENTS AND ITEMS OF INTEREST / CONCERNS: 
 

Member Barr:   None. 
Member Cook: Wished the group a good evening and great job to WARUNEK for first meeting as chair. 
Member Czarnecki: Great job to the group on the meeting and kudos to Master Plan team. 
Member Perry:   Great job to WARUNEK for first meeting as chair. 
Member Farina: Welcomed Bruce Eck as Building Official and congratulations to Master Plan team and to 

WARUNEK for first meeting as chair. 
Member Kiel: Great job to WARUNEK on first meeting as chair and to the Master Plan team. 
Chair Warunek: Thanked the group for a good meeting. 
McKenna: The March 2021 meeting will include an agenda item on the CIP.  
City Attorney: None. 

  
      12.  ADJOURNMENT: 
 

Motion by Member: KEIL Support by Member: PERRY  
 

To: ADJOURN THE MEETING OF February 3, 2021 at 10:42 PM 
 

AYES 7  
NAYS 0  
MOTION CARRIED 

 
Audience members: None. 



6B. Site Plans and Other Reviews

i. SP 21-001 / 
JAY PARKS ON BEHALF OF FRASER CS LLC / 
32200 GROESBECK HIGHWAY / 
PROPOSED BUILDING ADDITION

Contents:

1.	City Planner (McKenna) Review Letter
2.	Site Plan Submission (Dated November 5, 2020)



Site Plan Review Summary SP 21-001
Site plan dated November 5, 2020 City of Fraser, Michigan
Received by McKenna for SPR 1/27/21 / Revision received 2/22/21

SITE ADDRESS / LOCATION

32200 Groesbeck Highway: 
Cremation Source Building Addition

APPROVING BODY

Planning Commission
PUBLIC HEARING DATE

N/A

STAFF REPORT CONTACT INFORMATION

Building Clerk – Jennifer Mellar – (586) 293-3100 ext. 154
Planning Consultant – Paul Urbiel, AICP – (313) 888-9882

APPLICANT / PROPERTY OWNER

Jay Parks, M and B Construction (Contractor)

BRIEF SUMMARY OF REQUEST: 
The applicant, Cremation Source, is proposing to 
redesign/update their existing building located at 32200 
Groesbeck Highway.  The proposed project is to enclose the 
current drive-through canopy area on the site. The purpose of 
enclosing this area is to provide more indoor storage space for 
the existing business. 

EXISTING SITE 
INFORMATION:

SITE ZONING + 
LAND USE

SURROUNDING ZONING +  
LAND USE

SITE 
IMPROVEMENTS SIZE OF SITE + FRONTAGE

IR – Industrial 
Restricted; 
Commercial 

Office

Commercial sites zoned CG 
– Commercial General 

(Hotels), Commercial and 
Industrial uses zoned IR

Enclosure of 
existing canopy 
– no other site 
improvements 

proposed

Total site area = 1.6 acres
New bldg. area =  1,584 sq. ft. 

238 ft. frontage
on Groesbeck Highway

ATTACHMENTS

 SUBMITTED PLANS
 APPLICATION
 PUBLIC HEARING NOTICE
 PROOF OF OWNERSHIP

 PUBLIC COMMENTS
 AGENCY COMMENTS
 REVIEW AGAINST ZONING STANDARDS
 MISC.

Compatibility with Zoning Ordinance

The intent of the IR District is to: “…primarily accommodate 
wholesale activities, warehouses and industrial operations 
whose external, physical effects are restricted to the lot or 
parcel and in no manner affect in a detrimental way any of the 
surrounding lots or parcels. The IR district is so structured as to 
permit, along with specified uses, the manufacturing, 
compounding, processing, packaging, assembly and/or 
treatment of finished or semi-finished products from previously 
prepared material.” The current use (and proposed use of the 
enclosed drive-through canopy) of the site is compatible with 
the IR District intent. It is not anticipated that the enclosing of 
the existing drive-through canopy utilized for indoor storage 
will have any adverse effects to any adjacent properties, or 
result in any additional or excessive noise, odors, dust, or other 
nuisances. 

Compatibility with Master Plan

The Master Plan depicts the subject site as industrial, proximate 
to mainly industrial and some commercial use along the 
Groesbeck Corridor. The draft Master Plan update, currently in 
process, anticipates the Groesbeck Corridor as a place for 
development flexibility, allowing for a mix of uses including 
industrial and residential. This proposal is compatible with the 
future land use designation in the Master Plan. 

PLANNER RECOMMENDATION

 APPROVE
 APPROVE WITH CONDITIONS
 REVISE AND RESUBMIT
 DENY

February 24, 2020



Review Against Zoning Standards 
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1. CG, Commercial General Business District (Section 32-143) 
 

a. Zoning and Land Use (Section 32-143 (1)) 
The site, located at 32200 Groesbeck Highway, is zoned IR (Industrial Restricted). The building, a 
former bank, is used for the office space and storage of materials needed to facilitate funerals and 
cremation services. The drive-through canopy that serviced the bank is located on the north side of 
the site. Parking is in the rear (east) of the site, with approximately 35 parking spaces.  
 
The intent of the IR District is to: “…primarily accommodate wholesale activities, warehouses and 
industrial operations whose external, physical effects are restricted to the lot or parcel and in no 
manner affect in a detrimental way any of the surrounding lots or parcels. The IR district is so 
structured as to permit, along with specified uses, the manufacturing, compounding, processing, 
packaging, assembly and/or treatment of finished or semi-finished products from previously prepared 
material.”  
 
It is not anticipated that the enclosure of the existing drive-through canopy for indoor storage will have 
any adverse effects to any adjacent properties, or result in any additional or excessive noise, odors, 
dust, or other nuisances. Further, the proposed project (to enclose the space under the existing drive-
through canopy for storage and receiving space) does not result in any expansion of the existing 
footprint. 
 
 

b. Dimensional Requirements (Section 32-143 (3)) 
 

Requirement Type IR District 
Requirements 32200 Groesbeck  Requirements Met 

Minimum Lot Size  20,000 sq. ft. 69,997 sq. ft. Yes 

Minimum Lot Width  80 ft. 238.72 ft.  Yes 
Front Yard Setback 100 ft. ~87 ft. No 

Side Yard Setback 5 ft. ~23 ft. (north)  
 ~64 ft. (south) Yes 

Rear Yard Setback 20 ft. 245 ft. Yes 
   
The site conforms to all current dimensional requirements with the exception of the required front yard 
setback. The existing building encroaches into the front yard setback by approximately 13 feet. The 
proposed addition does not increase the degree of this nonconformity. 

 
 
2. Off-Street Parking and Loading Requirements (Article VI Section 32-91 through 32-95 and 32-97) 

 
a. Parking 

The site currently has 35 parking spaces. As per the City’s Zoning Ordinance the parking 
requirements are as follows:  

• Business Offices: 1 space per every 150 square feet (total of 23 spaces) 
• Conference room: 1 space per every 50 square feet (total of 8 spaces) 
• Warehouse enclosure: 1 space per every 1,500 square feet (total of 1 space) 

TOTAL REQUIRED SPACES: 32  
 

The existing parking conditions located on the site meet the ordinance’s parking requirements. 
 
 

b. Ingress / Egress 
The site has two existing ingress/egress points at the north and south of the site, which are proposed 
to remain. The City’s Public Safety review of an earlier version of these site plan drawings noted a 
concern about the ability of emergency vehicles to exit the property from the north driveway without 
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being required to turn around in the parking lot. The revised drawings indicates that the dimension 
between the existing curb and the face of the new building enclosure will be 19’-6”. At the time of this 
writing, we have not yet received confirmation from the Public Safety department that this resolves 
their concern. 
 
We recommend that the applicant demonstrate to the City’s satisfaction that appropriate emergency 
vehicle circulation is maintained. 
 

 
c. Circulation On- and Off-Site  

It should be noted that with the addition of the warehouse enclosure to the existing building, it is 
possible that the site will experience more vehicle traffic, specifically from larger trucks to transport, 
load, and unload storage materials. If the proposed addition is completed, the driveway that remains 
will only allow one-way access to or from the rear parking lot on the north side of the site. 
 
We recommend the applicant demonstrate or explain the anticipated vehicle types, frequency, and 
circulation pattern for the loading and unloading of materials into the proposed warehouse space.  
 

 
d. Loading 

The applicant is proposing a 12’ x 10’ overhead garage door to be located on the east side (rear) of 
the building for loading and unloading, as well as a 3’ x 7’ person door for entry and exit from the 
indoor warehouse space. Section 32-97 of the City Zoning Ordinance requires that one (1) loading 
and unloading space be provided and “[s]uch loading and unloading space, unless otherwise 
adequately provided for, shall be an area ten (10) feet by fifty (50) feet”. Page 1 of the site plans 
demonstrates a “loading/receiving” area of 10’ x 50’.  

 
 
3. Landscaping (Section 32-84) 

Section 32-84.a of the City’s Zoning Ordinance notes that the 
sites in the IR Districts are not required to include a landscaping 
plan. However, Section 32-141c  states that “portions of the site 
not used for parking, driveways and buildings shall be provided 
with landscaping and lawn (see section 5.03 [section 32-84]), 
approved by the planning commission, and so maintained in an 
attractive condition.” 

 
The applicant proposes to extend the lawn and install shrubs to 
match the existing landscaping in the area in front of the 
proposed building enclosure (the area in outlined in red in the 
image to the right). 
 
No other changes to the existing site landscaping are proposed. 
 

 

https://library.municode.com/mi/fraser/codes/code_of_ordinances?nodeId=PTIICOOR_CH32ZO_ARTVENPR_S32-84LARE
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4. Signs (Section 32-85) 

The proposed site plan notes that existing signage is planned to remain. The site currently has one 
freestanding sign and one ground sign. 
 
 

5. Architecture and Building (Section 32-141 (a)) 
The zoning ordinance requires that, in the industrial districts, “the exterior of all buildings hereafter erected 
shall be constructed of aesthetically pleasing brick and/or stone building materials.” The base of the building 
addition is proposed to be clad in masonry to match the existing building, with composite metal panels 
cladding the middle of the facades below the existing metal canopy (which is proposed to remain).  
 
We believe the proposed addition will be reasonably attractive and complement the existing architecture of 
the existing building, but we recommend the applicant provide more specific information about the material, 
color and pattern proposed for the metal panel to demonstrate to the planning commission that the result will 
be appropriate. 
 

 
6. Screening (32-82) 

The zoning ordinance requires that screening be required “between any use district that abuts any other use 
district”. The site is bordered by CG zoning to the north, which triggers this requirement. The site has a 
landscaped greenbelt with chainlink fence per ordinance requirements. 
 
The existing trash enclosure is proposed to remain in the same location, on the northeast corner of the 
property. This trash enclosure is not utilized for the site’s current operations. We note that the use of this 
enclosure for a dumpster would require a solid gate that prevents visibility of the dumpster from the public 
way. 

 
 
7. Lighting (Section 32-86) 

Existing site lighting is proposed to remain. The parking lot and site driveways are illuminated by light poles 
that are appropriately shielded downward.   
 
 

8. Reviewing Entities 
The site plan is subject to review by all of the applicable departments and jurisdictions deemed necessary to 
ensure the health, safety, and welfare of the community. 
 
The City Engineer reviewed the proposal and reported no objections, but also noted that he will require a 
review of a topographic survey and proposed grading plan at a minimum prior to issuance of a building permit 
to verify that the proposed building enclosure does not impede or modify existing surface drainage patterns. 
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RECOMMENDATION 
 

Given the analysis above, McKenna recommends approval of the proposed transformation of an existing 
drive-through canopy into a 1,584 square foot indoor storage/warehouse space located at 32200 Groesbeck 
Highway with the following conditions:  
 

1. The applicant demonstrates to the Planning Commission’s satisfaction that the type and frequency of 
delivery vehicles anticipated for the site can be accommodated by the circulation pattern resulting 
from the proposed addition.  

2. The applicant confirms to the City’s satisfaction that appropriate emergency vehicle access is 
preserved at the north driveway. 

3. The applicant provides more specific information about the material, color and pattern proposed for 
the metal panel façade material to demonstrate to the Planning Commission that the result will be 
appropriate. 

4. The applicant demonstrates to the City Engineer’s satisfaction that the proposed enclosure does not 
impede or modify existing surface drainage patterns. 

 

Respectfully, 
 
McKENNA  
 
 
        
 
Paul Urbiel, AICP     Danielle Bouchard 
Senior Principal Planner     Associate Planner 
 
Cc: City of Fraser: Building Official, City Attorney, City Engineer 
 Jay Parks, Applicant, M and B Construction 
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PUBLIC SAFETY COMMENTS 
 
 
 

 
 
 
 
ENGINEER COMMENTS 
 

 













7A.	

2020 Fraser Planning Commission + 
ZBA Annual Report



2020 ANNUAL PLANNING REPORT AND 2021 WORK PLAN 
City of Fraser, Michigan 

 

INTRODUCTION AND PURPOSE OF THE PLANNING 
COMMISSION 

As required per the Michigan Planning Enabling Act (MPEA) Act 33 of 
2008, as amended, the Planning Commission shall submit a report of 
its 2020 activities to the Fraser City Council. 

“A planning commission shall make an annual written report to the 
legislative body concerning its operations and the status of planning 
activities, including recommendations regarding actions by the 
legislative body related to planning and development.” 

In addition to fulfilling this requirement, the Annual Report and Work 
Plan increases information-sharing between staff, boards, 
commissions, and the governing body and assists with these entities 
with anticipating, preparing, and budgeting for upcoming priorities.  

 

PLANNING COMMISSION 
MEMBERSHIP 

We thank the following Commission 
members for their time commitment and 
good work: 

• Kathy Czarnecki, Chairperson 
• John Keil, Vice-Chair 
• Kenny Perry, Secretary 
• Joann Barr 
• Donald Cook 
• Frank Farina, ZBA Liaison 
• Randy Warunek 

This Annual Report is 
intended to serve as a 
planning document that 
outlines the work plan 
for the next fiscal year, 
and is a communication 
tool to share recent 
achievements and plans 
for future goals with the 
community.  

 

PLANNING COMMISSION MEETINGS 

The Fraser Planning Commission met ten times in 2020. This meets 
and exceeds the requirements of the MPEA, which requires a 
minimum of four meetings annually. 

1. Monday, January 20, 2020 
2. Monday, March 4, 2020 
3. Wednesday, May 6, 2020 
4. Wednesday, June 3, 2020 
5. Monday, July 20, 2020 
6. Monday, August 17, 2020 
7. Monday, September 21, 2020 
8. Wednesday, November 4, 2020 
9. Wednesday, December 2, 2020 
10. Monday, December 14, 2020 

Planning Commission & Zoning Board of Appeals 
2020 Annual Planning Report to City Council & 
2021 Planning Commission Work Plan  
City of Fraser, MI 
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City of Fraser, Michigan 

INTRODUCTION AND PURPOSE OF THE ZONING BOARD OF APPEALS 

The City of Fraser Zoning Board of Appeals (ZBA) is responsible for Zoning Ordinance interpretation and granting 
variances in the City. A variance may be granted to an applicant for reasons of unnecessary hardship due to 
special circumstances located on a specific site or property.  

ZONING BOARD OF APPEALS MEMBERSHIP 

We thank the following ZBA members for their time commitment and good work: 

• Mark Stimac, Chairperson 
• Mark Burley  
• Frank Farina, Planning Commission Liaison  
• Joseph Chimenti  
• Roseanne Menendez  
• Bob Logan  
• Dale Hunt 

ZONING BOARD OF APPEALS MEETINGS 

The ZBA held 4 meetings in 2020. This meets and exceeds the requirements of the Michigan Zoning Enabling 
Act, which requires a minimum of two meetings annually.   

1. Thursday, January 16, 2020 
2. Thursday, July 16, 2020  
3. Thursday, August 6, 2020  
4. Thursday, December 3, 2020 
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City of Fraser, Michigan 

2020 in Review  
The following tables outline the various development reviews (site plan, special land use, etc.) considered by the 
Planning Commission, and variances that were considered by the Zoning Board of Appeals in 2020.  

VARIANCES (ZBA) 

Project Type Location Description Status 
Recommendation 

to Legislative 
Body 

Date 

Parking Variance Part of 34835 Utica 
Road 

To allow 1,1149 parking spaces on the Meijer 
site where 1,608 parking spaces are required 
as per the City’s Ordinance. 

Approved Yes January 
16, 2020 

Dimensional 
Variance  

31270 Groesbeck 
Highway 

To allow for 27.8 square feet of added wall 
signage for Happy’s Pizza and 28.8 square 
feet of added wall signage for Savvy Sliders, 
totaling 56.6 square feet of added wall 
signage, as proposed in the plan submitted 
by the applicant, based on the hardship that 
the ordinance deprives the applicant of rights 
commonly enjoyed by other properties in the 
same district as well as general public safety.   

Approved Yes August 6, 
2020 

DEVELOPMENT REVIEWS (PLANNING COMMISSION) 

Project Type Location Description Status 
Recomme
ndation to 
Legislativ

e Body 
Date 

Site Plan 
Review 

Address to be 
determined, the 
southeast corner of 
Bennett and 
Vermander Drives 

10,480 square foot building on 1.24 acres. The 
proposed building is divided between 1,500 
square feet of office space and 8,980 square 
feet of warehouse space in the IR District. 

Approved Yes March 30, 
2020 

Site Plan 
Review 

16001 Hanover Street 
at McKinley Park 

Replacing cell tower equipment within the 
compound and on the T-Mobile tower. Approved Yes May 6, 

2020 
Site Plan 
Amendment 
Review 

18530 15 Mile Road Building expansion to Carmela Foods intended 
for a cold storage warehouse. Approved Yes May 6, 

2020 

Site Plan 
Amendment 
Review 

35835 Utica Road  

To reduce Meijer’s available parking count from 
1,149 parking spaces to 1,079 parking spaces 
so that they can split off 1.29 acres for a new 
AutoZone store on the west side of Utica Road, 
just south of the main Meijer driveway. 

Approved Yes August 17, 
2020 

Site Plan 
Review 

West side of Utica 
Road, south of Meijer 
entrance 

To remove 85 of Meijer’s parking spaces, 
construct a new 6,816 square feet independent 
retail building with 46 parking spaces, and 
replace 15 parking spaces for Meijer. 

Approved Yes August 17, 
2020 
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City of Fraser, Michigan 

ZONING ORDINANCE AMENDMENTS (PLANNING COMMISSION) 

Section Amendment Description  Status Recommendation to 
Legislative Body Date 

Article XII, 
Section 32-170, 
Subparagraph 
(b) (3) and (b) 
(4) of Zoning 
Ordinance No. 
279 

To require that a fast-food restaurant located 
in a shopping center be aesthetically 
compatible in design and appearance with 
other buildings, tenant spaces, and uses in 
the shopping center, and to allow drive-thru 
service for fast-food restaurants that are not 
in a freestanding building. 

Approved  Yes November 4, 2020  

 

AND MORE…  

Zoning Ordinance Technical Evaluation 

At the Planning Commission’s behest, McKenna completed a technical evaluation of the City of Fraser Zoning 
Ordinance in 2020. This analysis provided recommendations for improving the zoning ordinance considering 
modern regulatory methods, the City’s Maser Plan revision in process, and McKenna’s day-to-day experience 
administering the City’s and other communities’ planning and zoning.   

Neighboring Community Draft Master Plan Review 

The MPEA requires local governments to provide adjacent communities an opportunity to review and comment on 
proposed master plans and master plan amendments. In 2020, the Planning Commission received a proposed 
master plan from the City of Warren and a proposed Master Plan Amendment from Clinton Township consisting 
of Design Guidelines for Groesbeck Highway. McKenna conducted a review and presented findings to the 
Planning Commission. The reviews and subsequent discussion were intended to: 

• Ensure the proposed projects and recommendations compliment the City of Fraser’s goals  
• Examine future partnership opportunities  
• Be informed of potential zoning amendments for districts in neighborhoods that border the City of Fraser 

After reviewing the reports and discussing the potential impacts on the City of Fraser, the Planning Commission 
approved a motion to send comments in support of the proposed plans to both the City of Warren and Clinton 
Township.  
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