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AGENDA 

CITY OF FRASER PLANNING COMMISSION  
MUNICIPAL BUILDING ~ 33000 GARFIELD ~ PHONE: 586-293-3100  

WEDNESDAY, NOVEMBER 2, 2022 at 7:00pm 
 

1. Call Meeting to Order/Pledge of Allegiance  

2. Roll Call 

3. Approval of Agenda  

4. Chairperson’s Opening Remarks 

5. Approval of Minutes: October 5, 2022  

6. New Business 

A. Public Hearings: None 

B. Site Plan and Other Reviews: 

i. RZ22-01: 33071 Garfield - Rezoning Request 

7. Unfinished Business 

i. SP 21-09: 34400 Klein Site Plan Amendment 

ii. SLU 22-02: Gravity Auto Detailing 16659 Garfield - Special Land Use - WITHDRAWN 

8. Public Communications on Non-Agenda Items  

9. Zoning Board of Appeals Member Liaison Report 

10. Commissioners’ Comments and Items of Interest / Concerns 

11. Adjournment 

 



5.	
Approval of Minutes: October 5, 2022



DRAFT PLANNING COMMISSION MINUTES 
CITY OF FRASER 

33000 GARFIELD, FRASER, MI  48026 
OCTOBER 5, 2022 

7:00 P.M. 
 
A regular meeting of the City of Fraser Planning Commission Meeting was held on 
Wednesday, October 5 at 7:00 P.M.   The meeting was held in City Council Chambers, 
33000 Garfield Road, Fraser, MI   48026. 
 

1. CALL MEETING TO ORDER 
Chairman Warunek called the meeting to order at 7:02 P.M.   
Chairman Warunek led the Pledge of Allegiance 
 

2. ROLL CALL 
 

PRESENT:  
Barr 
Czarnecki 
Farina 
Meyer 
Perry  
Keil 
Warunek 
 
ABSENT: 
None 

 
 OTHERS:  Planner Paul Urbiel, Attorney Clark Andrews, Planner Alicia Warren 
 

3. APPROVAL OF AGENDA – REGULAR MEETING OCTOBER 5, 2022 
 

Motion by Farina supported by Keil move SP 22-06 34275 Utica Juan Blanco 
Site Plan approval before the Public Hearings because of the absence of the 
Public Hearing applicant or representative. 
 
AYES:  Barr, Czarnecki, Farina, Meyer, Perry, Keil, Warunek 
NAYS:  None       Motion Carried 
 

4. HOCKEYLAND OUTLOT DISCUSSION 
 
Motion by Warunek, second by Farina to amend the October 5, 2022 Planning 
Commission agenda to add Item 4. Hockeyland Outlot Discussion and moving 
everything down one. 

AYES:  Barr, Czarnecki, Farina, Meyer, Perry, Keil, Warunek 
NAYS:  None       Motion Carried 



Altinia Kandrevas, property attorney, provided an update for Hockeyland Outlot. 
She has requested to move forward in the process without the finalized parking 
agreement. 

Commissioner Farina asked about needing utilities to be done without the lot split 
City Attorney, Clark Andrews, stated that it is appropriate to let the property 
continue moving forward without the finalized parking agreement. 
 
All board members were in agreement with the city attorney. 

 
5. 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.  
 
 

6. APPROVAL OF MINUTES – REGULAR MEETING SEPTEMBER 7, 2022 
 

Motion by Farina, second by Keil to approve the minutes of September 7, 2022 
with the amended changes given by Commissioner Meyer. 
 
AYES:  Barr, Czarnecki, Farina, Meyer, Perry, Keil, Warunek 
NAYS:  None       Motion Carried 

 
 

7. NEW BUSINESS 
A. Site Plan and Other Reviews:   
 

i. SP 22-06: 34275 Utica Juan Blancos - Site Plan 
 
Applicant: Deni Bozinovski 
Email: deni@mfgmidwest.com 
 
Planner Urbiel presented the case. 
 
Commissioner Farina, asked about the proposed garage doors and patio and 
concern of noise traveling, patio will be open no later than 10 pm. He also 
asked about the parking agreement with the adjacent golf course. There is 
sufficient parking on the site itself. 
 
Commissioner Czarnecki asked whether a special land use for the outdoor 
dining on the patio. Since it is an existing patio and it is proposed to be used 
in compliance with the noise ordinance, Special Land Use approval is not 
needed. Commissioner Czarnecki further inquired about the egress drives 
and if there will be issues if there is not a shared parking agreement. The 
applicant clarified that there is room to accommodate all the required parking 



on the site, and the adjacent spaces were identified because of a 
longstanding informal arrangement between the owners. The site plan will be 
revised to identify all required parking on site. Commissioner Czarnecki 
requested the addition of a bike rack, which the applicant agreed to. 
 
Commissioner Farina asked the applicant if he was agreeable to the 
recommendation of the planting of six frontage trees. The applicant agreed to 
do so. 
 
Motion by Farina, second by Keil to approve SP 22-06 34275 Utica, Juan 
Blanco, with the submission of a revised site plan including the addition of 6 
frontage trees, a bicycle rack, parking spot striping and numbering, and 
required ADA parking spaces identified. 
 
AYES:  Barr, Czarnecki, Farina, Meyer, Perry, Keil, Warunek 
NAYS:  None       Motion Carried 
 
 
ii. RZ22-01: 33071 Garfield - Rezoning Request 
 
Motion by Farina, second by Keil to delay Rezoning Request RZ 22-01 33071 
Garfield and Public Hearing SLU 22-02 16659 Garfield, Galaxy Auto 
Detailing, until the end of the meeting for the absence of the applicant or 
representative. 
 
AYES:  Barr, Czarnecki, Farina, Meyer, Perry, Keil, Warunek 
NAYS:  None       Motion Carried 

 
 

8. UNFINISHED BUSINESS 
 

i. SPR 22-04: 15 Mile Industrial Development (Parcel 11-32-226-016) 
– Site Plan 

 
Applicant: John Secco, Fairway Packing, property owner 
Email: john@allegradevelopment.com 
 
Planner Urbiel presented the site plan review and findings of fact. 
 
Commissioner Czarnecki confirmed with the administration that the Fire 
Department would look at the plans and the addition of the refrigerator during 
Final Site Plan approval. 
 
Commissioner Meyer asked if the dumpster would be an issue, since it is not 
presented on the parcel in question. Applicant asked if a compactor would be 



appropriate over the need of the dumpster. The administration agreed that it 
serves the same function as a dumpster and it would be allowable, as long as 
it is properly screened. 
 
Motion by Keil, second by Warunek to approve site plan SPR 22-04 15 Mile 
Industrial Development conditioned on the following:   
1. Prior to issuance of the Certificate of Occupancy, the applicant records a 

shared access agreement and appropriate reciprocal easements for use, 
utilities, etc. to ensure that if either parcel is ever sold, both parcels are 
able to function independently. 

 
2. The applicant submits a signed certified statement by the owner of the 

property indicating compliance with all performance standards described 
in the Fraser Zoning Ordinance 32-144 (5). 

 

AYES:  Barr, Czarnecki, Farina, Meyer, Perry, Keil, Warunek 
NAYS:  None       Motion Carried 

 
ii. SUB 01-19: Garfield Park Sub Parcels 1-10 - Site Plan 
           Amendment 

Planner Urbiel presented the proposed site plan amendment. City Attorney, 
Clark Andrews, further explained the reasoning behind the proposed 
amendment. 

Administration and City Attorney recommends the recording of a notice 
indicating that parcel #14-05-104-039 as unbuildable without a lot 
combination.  

Commissioner Keil mentioned that the flood plain has changed since the lot 
was purchased, which impacts the form any potential principal building would 
take. 

Motion by Czarnecki, second by Farina that the proposed site plan 
amendment request SUB 01-19 Garfield Park Sub Parcels 1-10 be denied 
and the administration investigate any outstanding bonds and deposits and 
reimburse to the city. 

AYES:  Barr, Czarnecki, Farina, Meyer, Perry, Keil, Warunek 
NAYS:  None       Motion Carried 
 

iii.  Transparency Zoning Amendments Discussion 

Planner Urbiel presented the Transparency Zoning Amendment proposal.  



Chairman Warunek asked the board members to create a list of amendments 
they would like to discuss at a future meetings. 

Commissioner Farina asked about the sign ordinance update and if it is still in 
the plan. Administration did clarify that it is in the plan to update. 

Commissioner Czarnecki asked about the process of a zoning ordinance 
amendment. Administration explained how the process would work, including 
consideration by the Planning Commission then City Council to finalize. 

 

SLU 22-02 16659 Garfield, Galaxy Auto Detailing 

Motion by Farina, second by Czarnecki to postpone SLU 22-02 16659 
Garfield, Galaxy Auto Detailing to November 2, 2022 meeting due to the 
absence of the applicant. 

AYES:  Barr, Czarnecki, Farina, Meyer, Perry, Keil, Warunek 
NAYS:  None       Motion Carried 
 

RZ22-01: 33071 Garfield - Rezoning Request 
 
Motion by Perry, second by Farina to postpone RZ22-01 33017 Garfield to 
November 2, 2022 meeting due to the absence of the applicant. 
 
AYES:  Barr, Czarnecki, Farina, Meyer, Perry, Keil, Warunek 
NAYS:  None       Motion Carried 

 
9. PUBLIC COMMUNICATIONS ON NON-AGENDA ITEMS 

 
No public comment. 
 

10. ZONING BOARD OF APPEALS MEMBER LIAISON REPORT 
 

Commissioner Farina noted that he will be absent at the October 6, 2022 and the 
November 3, 2022 Zoning Board of Appeals meetings. 

 
11. COMMISSIONER’S COMMENTS AND ITEMS OF INTEREST/CONCERNS 

 
Commissioner Farina made comment regarding the Knights of Columbus on 
Kelly Road Fish Fry on Friday October 7, 2022. 
 

12. AJDOURNMENT 
 

Motion by Keil, supported by Perry to adjourn the meeting at 8.37 p.m. 
 



All Ayes    Motion Carried 
 
 
 
       Respectfully Submitted 
       Cindi Greenia, Clerk 
       City of Fraser   
    



6bi.	 RZ22-01:	33071	Garfield

Rezoning Request

Contents:

1. Site Plan Application Materials
2. Staff Memo













 

 

 

Fraser, MI Rezoning Review RZ22-01 : 33071 Garfield 
September 26, 2022  
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that the ‘CBD Fringe’ future land use designation, applied proximately to this property DOES contemplate 
duplexes and townshouses.  
 
It should be also noted that the City’s Master Plan policies seek to diversify housing in Fraser, including the 
construction of duplexes and townhouses, to create a more livable community for residents of all ages and to 
facilitate the redevelopment of vacant or obsolete storefronts or homes, or retrofitting of underutilized areas. 
 

3. Is the current zoning designation consistent with or contrary to the Master Plan? 
The current zoning designation is somewhat consistent with the Master Plan – as noted above, the Master 
Plan contemplates residential in the ‘CBD Core’, but in a mixed-use format. The requirement for commercial 
development is consistent with the Master Plan.  
 

4. Are the current and proposed zoning designations consistent and compatible with the surrounding 
zoning designations? 
The current zoning designation is compatible with the surrounding zoning designations, as the property 
immediately to the north and south are also zoned CBD.  
 
The land to the west of this strip is zoned RM, so the proposed designation is not completely inconsistent with 
the surrounding properties. We note though that the result of this rezoning would ‘orphan the parcel 
immediately to the North, which will continue to be zoned CBD.  
 

5. What are the land use patterns and characteristics of the surrounding area? 
To the immediate south is a residential use, which separates this parcel from the Fourteen Mile commercial 
corridor. The remainder of the surrounding land is a mixture of residential and commercial uses. Please refer 
to the context table on page two for detailed information. 
 

6. What is the current availability and adequacy of existing utilities? 
As the subject site has previously been used in a manner consistent with the proposed zoning designation, 
we assume that the existing utilities are adequate for the redevelopment as planned.   
 

7. What will be the impact on the surrounding infrastructure if the land is developed under the requested 
zoning designation, and under the current designation? 
Developing the parcel under the current zoning designation (i.e., for a commercial use) would theoretically 
cause a more significant demand on surrounding infrastructure than the development as contemplated by the 
proposal. A redevelopment of the site would require site plan approval for the proposed duplex, which would 
include an impact review on the surrounding infrastructure. 
 

8. The Planning Commission must consider every permitted use under the requested rezoning 
designation as well as their potential impact on the surrounding property and community. 
The permitted uses under the requested rezoning designation are described below. The proposed rezoning 
represents a less intense use of the land (which is not necessarily a positive, given the desired future state as 
walkable, mixed-use neighborhood). However, the land as proposed does not represent a significant conflict 
with the surrounding property.  
 
 







 

 

 

Fraser, MI Rezoning Review RZ22-01 : 33071 Garfield 
September 26, 2022  
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RECOMMENDATION 

Based on the above review, we recommend that the Planning Commission consider the merits of this proposal 
and discuss the application with the applicant at the October Planning Commission meeting. If, after that 
consideration, the Commission is comfortable in doing so, we recommend that the Commission set a public 
hearing for the November meeting to consider public comment for this rezoning.  

We look forward to reviewing these findings and recommendations with you. In the meantime, if you have any 
questions, please feel free to contact us.  

Respectfully, 

 

 

      

Paul Urbiel, AICP     
 

CC: City Manager; City Clerk; City Attorneys; Building Department 
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SP21-09; Site Plan Drawings Dated 6/20/22 
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adjacent sites and across the street, turning movements, and traffic volumes. It is not anticipated that 
the additional driveway will conflict with adjacent properties to the north or south. Given the subject 
site’s location across the street from Fraser High School, it should be considered that Fraser High 
School experiences high volumes of traffic at specific times during the school year, such as start and 
dismissal times, games, events/conferences, and other similar occasions.  
 
We do not anticipate that the use of this driveway would cause a significant conflict with traffic from 
Fraser High school, but the Planning Commission may ask the applicant for more information 
regarding the increase in traffic volume that would result from this proposed project. 
 

c. Circulation On- and Off-Site  

The new proposed driveway is not likely to cause adverse effects to the subject site, or adjacent sites.  
 

d. Loading/Unloading 

Site plans depict two existing bay doors on the building, one located on the north side and the other 
on the south side. Section 32-97 of the City Zoning Ordinance requires 1 loading/unloading space per 
every 1,401-20,000 square feet of gross floor area. Further, each loading/unloading space shall be at 
least 10 feet by 50 feet in size.  
 
The proposed plan indicates a 10x50 loading space to the north of the building, at the rear of the site. 

 

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 proposed plan depicts additional trees to be planted in the front yard including 3 deciduous trees, 5 
coniferous trees, and bushes. One exiting deciduous tree on site will be removed for the addition of the new 
driveway. The area at the ingress/egress where gravel was used for parking must  be restored to 
grass, as it existed previously, to the edge of the existing pavement.  
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4. 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 to the north and south by parcels zoned IR, but the parcel located to the east is 
zoned IC, Industrial Controlled. Given the number of mature trees located in the rear (or east) portion of the 
site, it is likely that adequate screening is provided. Further, the City encourages the preservation of existing 
mature trees. 

5. Signs (Section 32-85) 

A signage plan has not been received. If the applicant wished to add signage to the site, an application and 
review from the City of Fraser is required. 

 

6. Lighting (Section 32-86) 

No modifications to existing lighting are proposed as part of this plan. 

 

7. 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. Please note the City Engineer’s comments 
(attached). 

RECOMMENDATION 
The proposed plans for the modification of the site at 34400 Klein Road are generally in compliance with 
Ordinance requirements, and a variance was received from the Zoning Board of Appeals for the storage of gravel 
on site. We recommend that, if the Planning Commission is inclined to approve the proposal, approval be 
conditioned on the following:  

1. The applicant must provide gravel enclosure details, including the size of the enclosure (with dimensions 
noted on the site plan), and details about fencing to enclose the front at a minimum. 

2. Details of the proposed landscaping (i.e., species of trees at time of planting) must be noted on the site 
plan. 

3. The areas of temporary gravel forward of the building line adjacent to the existing approach are restored 
to grass, and a revised site plan must be received revising the areas denoted as ‘gravel’. 

4. A shared parking agreement with the adjacent property owner  in recordable form is provided to and 
approved by the City Attorney.  

 

Please feel free to contact us with any questions at (586) 593-3100 x 153 or zoning@micityoffraser.com. 

 

Respectfully, 

McKENNA  

 

        

Paul Urbiel, AICP     Alicia Warren 
Senior Principal Planner     Assistant Planner 
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Enclosure: City Engineer’s Site Plan Review  

 

Cc: City of Fraser Development Review Team:  
  Mark Ragsdale, DPW Superintendent 
  Lt. David Bisby, Public Safety 
  Sgt. Jason Poole, Fire Marshall 
  Clark Andrews, O’Reilly Rancilio, Attorney 
  Bruce Eck, Building Official 
  Mike Vigneron, AEW, Engineer 
 
 Joseph Marth, Applicant, Foundation Solutions 360 
 

 



Correspondence
October 22 

Monthly Planning and Zoning Report
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