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MAYOR
Michael C. Taylor

COUNCIL MEMBERS

Joseph V. Romano, Mayor Pro Tem Nate Shannon
Deanna Koski Doug Skrzyniarz
Maria G. Schmidt Barbara A. Ziarko

CITY OF STERLING HEIGHTS

AGENDA FOR REGULAR CITY COUNCIL MEETING

TUESDAY, OCTOBER 18, 2016

7:30 P.M.

LOCATION: CITY COUNCIL CHAMBERS, CITY HALL, 40555 UTICA ROAD, PHONE (586) 446-CITY
(MINUTES OF COUNCIL MEETINGS ARE FILED IN THE CITY CLERK'S OFFICE)

MEETING CALLED TO ORDER

PLEDGE OF ALLEGIANCE TO THE FLAG AND INVOCATION

ROLL CALL

APPROVAL OF AGENDA

REPORT FROM CITY MANAGER

PRESENTATION

Nice Neighbor

PUBLIC HEARING

1. To consider the application by D M Tool & Fab Inc. for an Industrial Facilities Tax
Exemption Certificate at 6101 18 1/2 Mile Road (Presentation - Luke Bonner, Senior
Economic Development Advisor).

ORDINANCE INTRODUCTION

2. To consider introduction of a map amendment to Zoning Ordinance No. 278 to
conditionally rezone property on the east side of Ryan Road, south of Nathan West, in



Regular Meeting of City Council
Tuesday, October 18, 2016
Page 2

Section 17 from R-60 (One Family Residential District) to C-1 (Local Convenience
Business District); Case No. PZ15-1136 (Presentation - Chris McLeod, City Planner).

3. CONSENT AGENDA

A. Approval of Minutes
Regular Meeting of October 4, 2016

B. Approval of Bills

C. To award a bid for the installation of new scoreboards at L.W. Baumgartner Park
(Total cost of $34,644).

D. To award a bid for the printing of the City of Sterling Heights Magazine
(Estimated annual expenditure of $35,100).

E. To award a bid for the purchase of long guns for the Sterling Heights Police Patrol
Rifle Program at unit prices bid (No cost - 100% reimbursement through the Patrol
Rifle Purchase Program).

F. To set a public hearing to consider the application and concept plan submitted
by Maple Lane Holdings LLC for a Planned Unit Development on 288 acres
situated north of 14 Mile Road, west of Maple Lane Road, PPCM-1161.

G. To approve a Cost Sharing Agreement between the Macomb County Department
of Roads, City of Sterling Heights, and City of Warren for purposes of securing
federal grants for the reconstruction of Mound Road from 1-696 to M-59 (City of
Sterling Heights cost share in the amount of $50,000).

H. To adopt a resolution authorizing Official Statement and Continuing Disclosure
Undertakings by City officials for refunding of Macomb Interceptor Drainage

District Drain Bonds, Series 2010A, Limited Tax General Obligation.

CONSIDERATION

4, To consider approval of a memorandum of understanding between the city of Sterling
Heights and the Michigan Association of Public Employees Technical/Office Employees
Union (Presentation - Mark Vanderpool, City Manager).

5. To consider appointment of nominees to City of Sterling Heights Boards and
Commissions
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COMMUNICATIONS FROM CITIZENS

(a) This item shall be taken up at 10:00 p.m. if the business portion of the agenda has
not been concluded.

In accordance with the Sterling Heights Governing Body Rules of Procedure, under this
agenda item, citizens are permitted to address the City Council on issues not on the
agenda. Citizens are afforded a reasonable opportunity to be heard. Generally, no
response shall be made to any communication from a citizen until all citizens have been
permitted to speak.

You may be called to order by the Chair or a Council member if you:

¢ Attempt to engage the Council or any member in debate

¢ Fail to address the Council on matters germane to City business
e Use vulgarity

e Make personal attacks on persons or institutions

¢ Disrupt the public meeting

If you are called to order, you will be required to take your seat until the Council
determines whether you will be permitted to continue.

These rules are in place and will be followed to ensure order and civility.

REPORTS FROM CITY ADMINISTRATION AND CITY COUNCIL

UNFINISHED BUSINESS

NEW BUSINESS

CLOSED SESSION PERMITTED UNDER ACT 267 OF 1976 - (roll call vote required)

ADJOURN

Clerk of the Council

The City of Sterling Heights will provide necessary reasonable auxiliary aids and services to individuals with
disabilities at the meeting upon 7 days notice to the Community Relations Department at 446-CITY.

The backup information for this agenda is available on the City’s website.
Go to www.sterling-heights.net and click on City Council e-Packets.
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CITY MANAGER’S REPORT
October 18,2016 --- CITY COUNCIL MEETING

STERLING FRIGHTS HALLOWEEN

Sterling Frights Halloween for Sterling Heights children 12 years of age and younger. Come to
Dodge Park on Saturday, October 22" from 10 am to 12 pm for live music, a straw maze, hay
rides, cider & donuts, goodie bags for all participants, inflatable activities for all of our young
participants and our classic Scarecrow and Ms. Pumpkin. Don't forget to bring your camera for
some super photo opportunities! This is a free program.

MICHIGAN SCHOOLS AND GOVERNMENT CREDIT UNION

The Credit Union will be breaking ground this fall with the anticipation of opening in the spring
of 2017. The approximate 3,400 square foot branch will be located at the northwest corner of
18 Mile Road and Mound. The Credit Union provided enhanced landscape along the road
frontages including greenbelt trees and parking lot hedges as well as foundation plantings
around the building similar to those Zoning Ordinance requirements recently passed by City
Council. Attached are the landscape plan and some of the colored renderings of the Michigan
Schools and Government Credit Union.

MOUND ROAD RECONSTRUCTION UPDATE

RECREATING RECREATION UPDATE

CLINTON RIVER UPDATE

MISCELLANEOUS

Respectfully submitted,

Mark D. Vanderpool, City Manager
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AGENDA STATEMENT

OMB ASO3 Rev. 11/04

Item Title: Nice Neighbor Award Presentation

Submitted By: Community Relations Department

Contact Person/Telephone: Sue Giallombardo, Community Relations Specialist / 446—2473)%%_

Administration (initial as applicable) Attachments
[iié City Clerk _ Resolution —_ Minutes
m Finance & Budget Director — Ordinance __ Plan/Map
f@\/ City Attorney (as to legal form) - Contract ___ Other
’ City Manager

0 Check box if this agenda item requires billing\revenue collection (fees, etc.) by Treasury Office

Executive Summary

This is another presentation in the Nice Neighbor Program, which honors homeowners and businesses that
improve the quality of life for their neighbors. The Community Relations Department would like to formally
recognize Key Safety Systems Inc., located at 7000 19 Mile Road in Sterling Heights. Key Safety Systems is
being nominated by Senior Economic Development Director, Luke Bonner.

For the past two years, Key Safety Systems’ employees have volunteered to participate in the Sterling
Heights Initiative for Neighborhood Excellence (SHINE) program, which matches volunteers with Sterling
Heights’ property owners who need assistance in maintaining their residences age and/or physical
disabilities.

Key Safety Systems’ employees have also been regularly volunteering for charitable events, including
Habitat for Humanity, Clinton River clean-up, American Red Cross blood drives, St. Leo's Soup Kitchen and
the Christmas Giving Tree sponsored by the Macomb Charitable Foundation.

Anthony Penner will be in attendance to receive the Nice Neighbor Award on behalf of Key Safety Systems,
Inc. Key Safety Systems is a global leader in system integration and performance of safety-critical
components for automotive and non-automotive market sectors. Key Safety Systems technology is
featured in more than 300 vehicle models produced by over 60 well-diversified customers worldwide. Key
Safety Systems is headquartered in Sterling Heights, Michigan, with a global network of 32 sales,
engineering and manufacturing facilities. The company has 5 main technical centers located in China,
Germany, Japan, South Korea, and the United States.

Suggested Action:

Present Key Safety Systems, Inc. with the Nice Neighbor Award in recognition of their efforts to assist the
community and contributions in making Sterling Heights' overall quality of life second to none.
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AGENDA STATEMENT

OMB AS03 Rev. 11/04

Item Title: To consider the application by D M Tool & Fab Inc. for an Industrial Facilities Tax Exemption
Certificate at 6101 18 1/2 Mile Road (Presentation - Luke Bonner, Senior Economic
Development Advisor).

Submitted By: Office of Assessing

Contact Person/Telephone: Dwayne McLachlan, City Assessor / Luke Bonner, Senior Economic
Development Advisor; 586/446-2341

Administration (initial as applicable) Attachments
mﬂl/ City Clerk _X_ Resolution __ Minutes
‘& f Finance & Budget Director - Ordinance x__ Plan/Map
M City Attorney (as to legal form) X Contract _x__ Other

mj City Manager

[0 Check box if this agenda item requires billing\revenue collection (fees, etc.) by Treasury Office

Executive Summary

D M Tool & Fab Inc., a Michigan corporation (Applicant), has been producing high quality weldments
for the automotive and aerospace industries since 1989 from its Sterling Heights manufacturing
facility at 6101 18 %2 Mile Road.

Applicant is seeking a fifty percent tax abatement for a proposed real property investment of
$1,800,000 in connection with the construction of a 22,000 square foot building addition to its
Sterling Heights facility that will enhance its competitive advantage by increasing production
capacity. The real property investment is expected to generate 30 new jobs within the City. The real
property investment is occurring within an Industrial Development District established by the City
Council on October 21, 2008.

This proposed real property investment will generate an estimated increase of $68,340 in new City
tax revenue over the recommended ten-year tax abatement term. Applicant’s creation of thirty new
jobs in the City will also generate an overall positive economic impact for the regional economy of
$4,800,000, annually (Multiplier Factor of 4 x Wages of $40,000/job created x 30 jobs).



Suggested Action:

MOVED BY: SECONDED BY:

RESOLVED, to adopt the resolution approving the application by D M Tool & Fab Inc. for an Industrial
Facilities Tax Exemption Certificate at 6101 18 1/2 Mile Road for a period of 10 years in accordance with
the guidelines established by City Council and the Mayor and City Clerk are hereby authorized to sign,
as applicable, all documents required in conjunction with this approval.
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STAFF REPORT
Subject: Industrial Facilities Tax Exemption Certificate Application
Date: October 18,2016
Applicant: D M Tool & Fab, Inc.
Address: 6101 Eighteen %2 Mile Road
Sidwell Number: 50-10-09-100-083-000
Submitted By: Dwayne McLachlan, City Assessor
Direct Dial: (586) 446-2341
Email Address: dmclachlan@sterling-heights.net

GENERAL INFORMATION

Public Act 198 of 1974 was enacted to provide property tax incentives to stimulate local economic
growth. These incentives involve placing real or personal property assets on an industrial facilities
tax (IFT) roll with a specific tax rate that is approximately half of the tax rate associated with an ad
valorem (regular) assessment roll. An application for an Industrial Facilities Tax Exemption Certificate
(IFEC) requires that a written agreement is executed for specific performance issues and that no
payment in excess of the approved fee is allowed in exchange for favorable consideration of the IFEC
application.

APPLICANT INFORMATION

D M Tool & Fab, Inc. (Applicant) has been in business in Sterling Heights since 1989 and
manufactures aluminum, invar (nickel alloy) and steel fabrications for the aerospace, military and
automotive industries. Applicant has operated out of its Sterling Heights manufacturing facility
located at 6101 Eighteen %2 Mile Road for the past 20 years. Applicant manufactures metal
prototype tooling and molds that are used to build or assemble production parts and also provides
professional services like custom painting and packaging, plate burning and waterjet cutting for
customers like the Boeing, Lockheed Martin, and Northrop Grumman Corporations. Applicant
currently employs 85 people at its Sterling Heights facility.

PROJECT INFORMATION

Applicant is applying for a tax abatement for a proposed real property investment of $1,800,000 at
6101 Eighteen %2 Mile Road. The real property investment relates to a 22,000 square foot
manufacturing building addition that is awaiting construction along the southeast side of
Applicant’s existing facility. The new manufacturing area will be 30 feet high, which is three feet
higher than the shop area in their existing building. This new manufacturing area will give Applicant




the ability to competitively bid on much larger direct OEM aerospace projects. The current facility is
at capacity. The new facility will allow for Applicant to ramp up production more quickly.

This project will directly result in the creation of 30 new jobs at Applicant’s expanded facility. Ten of
these new jobs will be engineering jobs with the balance being manufacturing jobs.

STAFF RECOMMENDATION

Listed below is a summary of Applicant’s real property investment directly relating to this proposed
project. Based on these factors, and the fact that this Applicant is currently in compliance with all
local codes and ordinances, the City’s existing Industrial Facilities Tax Abatement Program Guidelines
dictate that Applicant qualifies for a recommendedtax abatement term of ten years.

Because this investment will be used to continue Applicant’s business relationship with companies
that are involved in aerospace technologies it qualifies, under the revised IFEC Guidelines, for an
additional one-year abatement term.

IDD Establishment Date: October 21, 2008

Real Property Investment $1,800,000 = 6 Years
Current Full Time Employees (St. Hts.): 85

Full Time Jobs Created: 30 = 3 Years
High Technology Activity Credit: = 1 Year*
Recommended IFEC Term: = 10 Years
Full Time Jobs Created in Southeast Michigan: 30
Employment Multiplier for Manufacturing Jobs: 4
Related New Jobs Created in Southeast Michigan: 120
Average Wage of Jobs Created in Southeast Michigan: $40,000
Positive Area Impact of Jobs Created: $4,800,000

PROPERTY TAXES ABATED (100%)
& ADDITIONAL REVENUE GENERATED City Tax SchoolTax  Total Tax

Property Taxes Abated over 10-Year Term: $68,340 $123,950 $241,820



RESOLUTION

A resolution of the Sterling Heights City Council approving the application by D M
Tool and Fab Inc., for an Industrial Facilities Exemption Certificate for a New Facility.

Minutes of the regular meeting of the City Council of Sterling Heights, Michigan, held
on the 18" day of October, 2016, at the City Hall, 40555 Utica Road, in Sterling Heights,
Michigan, at 7:30 p.m.:

PRESENT:

ABSENT:

The following preamble and resolution were offered by:
and supported by:

WHEREAS, pursuant to P.A. 198 of 1974, M.C.L. 207.551 et seq., after a duly noticed
public hearing held on October 21, 2008, the City Council established by resolution an
Industrial Development District (IDD); and,

WHEREAS, D M Tool and Fab Inc., (Applicant) has filed an application for an Industrial
Facilities Exemption Certificate with respect to a new facility to be installed within the
IDD; and,

WHEREAS, before acting on said application, the City Council of Sterling Heights held a
public hearing on October 18th, 2016, at 40555 Utica Road, in Sterling Heights, MI at
7:30 pm, at which hearing Applicant, the Assessor and a representative of the affected
taxing units were given written notice and were afforded an opportunity to be heard
on said application; and,

WHEREAS, construction of the new facility had not begun earlier than six (6) months
before September 13, 2016, being the date of acceptance of the application for the
Industrial Facilities Exemption Certificate; and,

WHEREAS, completion of the new facility is calculated to and will at the time of
issuance of the certificate have the reasonable likelihood to retain, create or prevent
the loss of employment in the City of Sterling Heights and

WHEREAS, the aggregate SEV of real and personal property exempt from ad valorem
taxes with the City of Sterling Heights, after granting this certificate, exceeds 5% of an
amount equal to the sum of the SEV of the unit, plus the SEV of personal and real
property thus exempted.

4.10.2014




NOW, THEREFORE,
BE IT RESOLVED that:

1. The City Council finds and determines that the granting of the Industrial Facilities
Exemption Certificate considered together with the aggregate amount of certificates
previously granted and currently in force under Act No. 198 of the Public Acts of 1974,
shall not have the effect of substantially impeding the operation of the city of Sterling
Heights, or impairing the financial soundness of a taxing unit which levies ad valorem
property taxes in the city of Sterling Heights.

2. The application by D M Tool and Fab Inc., for an Industrial Facilities Exemption
Certificate is hereby approved with respect to a New Facility on the following
described parcel of real property situated within the Industrial Development District,
to wit:

LEGAL DESCRIPTION

T2N, R12E, SEC 9; COMM AT W 1/4;SEC 9; TH S86*28'E 102.0 FT,

TH NO3*26'E 349.69 FT,TH S86*28'E 328.39 FT TO POB;

TH S86*28'E 1.61 FT,TH NO3*26'E 264.0 FT,

TH S86*28'E 330.0 FT,TH S03*26'W 290.69 FT,

TH N86%26'W 230.0 FT,TH S03*26'W 217.67 FT,

TH S79%*37'51"W 103.33 FT,TH N03*09'52"E 269.06 FT TO POB; 2.74 AC

3. The Industrial Facilities Exemption Certificate when issued shall be and remain in
force for a period of 10 years after completion.

AYES:

NAYS:

RESOLUTION DECLARED ADOPTED.

I hereby certify that the foregoing constitutes a true and complete copy of a resolution

adopted by the City Council of Sterling Heights, County of Macomb, Michigan, at a
regular meeting held the 18th day of October, 2016.

Mark Carufel, City Clerk

4.10.2014




Michigan Department of Treasury
1012 (Rev. 04-14), Page 1 of 4

Application for Industrial Facilities Tax Exemption Certificate RECEIVED

Issued under authority of Public Act 198 of 1974, as amended. Filing is mandatory. C ; T Y C! FR g,{
-t AT

INSTRUCTIONS: File the original and two copies of this form and the required attachments (three complete sets) vxi;lgbth@LcE?r? of the
local government unit. The State Tax Commission (STC) requires two complete sets (one original and one copy). Oﬁéacoﬁy* S e%ineé\ ] |: S 8
by the clerk. If you have any questions regarding the completion of this form, call (517) 373-3302.

Signature of Clerk

: STC Use Only-
» Application Number » Date Received by STC
APPLICANT INFORMATION
All boxes must be completed.
» 1a. Company Name (Applicant must be the occupantioperator of the facllity) » 1b. Standard Industrial Classification (SIC) Code - Sec. 2(10) {4 or 6 Digit Code)

DM TOOL & FAB, INC.

» 1c. Facility Address (City, State, ZIP Code) (real and/or personal property location) | » 1d. City/Township/Village (indicate which) » 1e. County
6101 18 1/2 MILE RD., STERLING HEIGHTS, Ml 48314 | CITY MACOMB

» 2. Type of Approval Requested } 3a. School District where facility is located }» 3b. School Code
New (Sec. 2(5)) D Transfer UTICA 50210
D Speculative Building (Sec. 3(8)) D Rehabilitation (Sec. 3(6)) {4. Amount of years requested for exemption (1-12 Years)

D Research and Development (Sec. 2(10)) D Increase/Amendment | 42MEARS. 1O \, EAf e S

5. Per section 5, the application shall contain or be accompanied by a general description of the facility and a general description of the proposed use of the facility, the general
nature and extent éJf O}hc—:‘ restoration, replacement, or construction to be undertaken, a descriptive list of the equipment that will be part of the facility. Attach additional page{s} if
more room is needed.

PLEASE SEE THE ATTACHED TAX ABATEMENT APPLICATIONFORM.

6a. Cost of land and building improvements (excluding cost of land) » $1,800,000.00
* Attach list of improvements and associated costs. Real Property Costs
* Also attach a copy of buiiding permit if project has already begun.

6b. Cost of machinery, equipment, furniture and fIXXUrES ............coooeeiiiei e
* Attach itemized listing with month, day and year of beginning of installation, plus total Personal Property Costs

» $1,800,000.00

Total of Real & Personal Costs

BC. TOMAl PrOJECE COSES ..ottt ettt bt s e e bbbt e et n
* Round Costs to Nearest Dollar

7. Indicate the time schedule for start and finish of construction and equipment instaltation. Projects must be completed within a two year period of the effective date of the
certificate unless otherwise approved by the STC.

Begin Date (M/D/Y) End Date (M/D/Y)
Real Property Improvements 14 9/21/2016 1/30/2017 > Owned |:| Leased
Personal Property Improvements P » D Owned D L eased

) 8. Are State Education Taxes reduced or abated by the Michigan Economic Development Corporation (MEDC)? If yes, applicant must attach a signed MEDC Letter of
Commitment to receive this exemption. D Yes No

» 9. No. of existing jobs at this facility that will be retained as a result of this project. P 10. No. of new jobs at this facility expected to create within 2 years of completion.
100% 30 NEW JOBS

11. Rehabilitation applications only: Complete a, b and ¢ of this section. You must attach the assessor's statement of SEV for the entire plant rehabilitation district and
obsolescence statement for property. The Taxable Value (TV) data below must be as of December 31 of the year prior o the rehabilitation.

a. TV of Real Properly (excluding land)
b. TV of Personal Property (exciuding inventory)
G TOMAI TV Lottt cres ot ser s e s o8 S8 e 28 b £ b e e R e e e r e

» 12a. Check the type of District the facility is located in;
Industrial Development District D Plant Rehabilitation District

}» 12b. Date district was established by local government unit (contact local unit) » 12c. Is this application for a speculative building (Sec. 3(8))?

OCTOBER 21, 2008 [[] Yes No
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APPLICANT CERTIFICATION - complete all boxes.

The undersigned, authorized officer of the company making this application certifies that, to the best of his/her knowledge, no information contained
herein or in the attachments hereto is false in any way and that all are truly descriptive of the industrial property for which this application is being

submitted.

It is further certified that the undersigned is familiar with the provisions of P.A. 188 of 1974, as amended, being Sections 207.551 to 207.572, inclusive,
of the Michigan Compiled Laws; and to the best of his/her knowledge and belief, (s)he has complied or will be able to comply with all of the
requirements thereof which are prerequisite to the approval of the application by the local unit of government and the issuance of an Industrial Facilities

Exemption Certificate by the State Tax Commission.

13b. Telephone Number
586-726-8390

13a. Preparer Name

AMERICO VALENTE

13d. E-mail Address
RV@DMTOOLFAB.COM

13c. Fax Number

586-726-0616

14a, Name of Contact Person 14b. Telephone Number

AMERICO VALENTE 586-726-8390

14d. E-mail Address
RV@DMTOOLFAB.COM

14c. Fax Number

586-726-0616

» 15a. Name of Company Officer (No Authorized Agents)
PRESIDENT, AMERICO VALENTE

15b. Signature of fqpany Officer (No Authorized Agents) 15¢. Fax Number 15d. Date
"'/Z//é/(/ //ﬂ 586-726-0616 9/13/2016

» 15e. MAiliRg Address (Street, City, State, ZIP Code)
6101 18 1/2 MILE RD., STERLING HEIGHTS, M| 48314

15g. E-mail Address
RV@DMTOOLFAB.COM

15f. Telephone Number
586-726-8390

LOCAL GOVERNMENT ACTION & CERTIFICATION - complete all boxes.

This section must be completed by the clerk of the local governing unit before submitting application to the State Tax Commission. Check items on file

at the Local Unit and those included with the submittal.

» 16. Action taken by local government unit
D Abatement Approved for
After Completion DYes [INo

Yrs Real {1-12), Yrs Pers (1-12)

D Denied (Include Resolution Denying)

16a. Documents Required to be on file with the Local Unit
Check or Indicate N/A if Not Applicable

1. Notice to the public prior to hearing establishing a disfrict.

2. Notice to taxing authorities of opportunity for a hearing.

3. List of taxing authorities notified for district and application action.
4, Lease Agreement showing applicants tax liability.

16b. The State Tax Commission Requires the following documents be filed for an
administratively complete application:

Check or Indicate N/A if Not Applicable

LR Original Application plus attachments, and one complete copy

|| 2. Resolution establishing district

13, Resolution approving/denying application.

|| 4. Letter of Agreement {Signed by local unit and applicant)

| 5. Affidavit of Fees (Signed by local unit and applicant)

e Building Permit for real improvements if project has already begun
7. Equipment List with dates of beginning of installation

|1 8. Form 3222 (if applicable)

. Speculative building resolution and affidavits (if applicable)

16¢c. LUCI Code

16d. School Code

17. Name of Local Government Body

} 18. Date of Resolution Approving/Denying this Application

Attached hereto is an original application and all documents listed in 16b. | also certify that all documents listed in 16a are on file at the local
unit for inspection at any time, and that any leases show sufficient tax liability.

19a. Signature of Clerk 19b. Name of Clerk

19¢. E-mail Address

19d. Clerk's Mailing Address {Street, City, State, ZIP Code)

19e. Telephone Number

19f. Fax Number

State Tax Commission Rule Number 57: Complete applications approved by the local unit and received by the State Tax Commission by October 31
each year will be acted upon by December 31. Applications received after October 31 may be acted upon in the following year.

Local Unit: Mail one original and one copy of the completed application and all required attachments to:

Michigan Department of Treasury
State Tax Commission

PO Box 30471

Lansing, Ml 48909

(For guaranteed receipt by the STC, it is recommended that applications are sent by certified mail.)

» LUCI Code

]7) Begin Date Real

) Begin Date Personal

b End Date Real » End Date Personal




IFEC LETTER OF AGREEMENT

DATE: SEPTEMBER 14, 2016

COMPANY NAME: DM TOOL & FAB, INC.

FACILITY ADDRESS: 6101 18 1/2 MILE RD., STERLING HEIGHTS, MI 48314
City Council

City of Sterling Heights

40555 Utica Road

P.O. Box 8009

Sterling Heights, MI 48311-8009

RE: Industrial Facilities Tax Exemption Certificate bétween:
DM TOOL & FAB, INC. and the City of Sterling Heights

Dear Members of Council:

DM TOOL & FAB, INC. (the “Company”) has submitted the attached Application
(the “Application”) to you requesting approval of an Industrial Facilities Tax Exemption Certificate
(“IFEC”), pursuant to Michigan Public Act 198 of 1974, as amended, for the property located at

N.W. 1/4 CF SECTION 9.T.2N., R.12E CITY OF , Sterling Heights, (the “Facility™)
(Legal Description of the property where the Facility is located is attached).

To encourage approval of the IFEC and in recognition of the investments the City of Sterling Heights
(the “City””) will make toward the economic growth of the Company, which will benefit the City, the
Company agrees as follows:

1. General. (Check applicable lines consistent with the Application)

X  a The Company will make the improvemerits set forth in the Application within two (2)
years of the effective date of the IFEC (the “Effective Date).

b. The Company will purchase and/or lease and install the personal property as set forth in
the Application within two (2) years of the Effective Date.

X ¢ The Company will create 30 new full-time jobs at the Facility within two (2) years of
the Effective Date.

X d The Company will comply with the requirements imposed by the City as part of the site
review prior to issuance of a Certificate of Occupancy. ;




i

Compliance with Laws. The Company agrees that it will operate the Facility in accordance
with all applicable Federal, State, and local laws or regulations, including but not limited to
zoning, outside storage, industrial waste disposal, air and water quality, noise control, and other
environmental regulations.

Continued Operation of the Facility. The Company further agrees to continue to operate the
Facility within the City for the period of the IFEC in order to retain the benefits of the IFEC.

Premature Vacation of the Facility, If the Company vacates, or intends to vacate, the Facility
prior to the end of the term of the IFEC, the Company shall be responsible for the following:

a. If the Company intends to vacate the Facility for which the IFEC has been approved and
issued prior to the end of the term of this agreement, the Company agrees to notify the
City Assessor in writing of such intent and the reasons for vacating not less than 60 days
prior to vacating the facility.

b. The Company agrees to make reasonable provisions satisfactory to the City and in
compliance with all applicable laws, codes and ordinances to maximize the likelihood of
re-occupancy or re-use of the unoccupied building for productive use within a reasonable
time period after the Facility is vacated.

c. The Company shall, if requested by the City, deposit an anmount equal to the amounts
anticipated to be due from the Company under this agreement as a result of the Company
vacating the Facility prior to the term for which the IFEC was approved, including but
not limited to any reasonable cleanup or maintenance costs, administrative fees, court
costs, and attorney fees incurred.

d. The Company shall pay any outstanding taxes and shall repay to all affected
municipalities an amount equal to the total tax amount abated by the IFEC (unless
recovery of a lesser amount is requested by the City or other taxing authority) within 30
days of the date of an invoice for such taxes.

e. If the Company fails to pay the amount of the invoice for abated taxes within 30 days of

' the date of the City invoice, the Company shall be responsible for any additional costs
incurred by the City in recovery of such taxes, including, but not limited to administrative
fees, court costs, and attomey fees incurred,

Notice of Completion and Final Cost Report. The Company will submit to the City, not later
than 90 days after the completion date for each property component for which an IFEC was
granted a Notice of Completion and Final Cost Report in a form requested by the City which
includes the actual completion date and final cost of each project component for which an IFEC
was originally granted, and an explanation if the final cost of either the real or personal property
listed on the Application was greater than the original estimated amount by more than 10%.

Emplovment Status Report. The Company will submit to the City, not later than January 31
of the second year after the effective date, and every two years after that date, an Employment
Status Report in a form requested by the City, which includes the number of actual full-time jobs
created as a direct result of the project for which the certificate was granted, and an explanation
if the jobs created during the term of the IFEC was less than the original estimated amount,
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10.

11.

12.

13.

Review and Audit: Payment of Costs. The Company understands that the City may review
and audit the information provided by the Company to determine compliance with this
agreement and that any costs for such services will be paid by the Company in accordance with a
fee schedule approved by the City Council, which may be adjusted from time to time based upon
increases in costs to the City.

Remedies for Default for Failure to Satisfy Representations Made in Application.

The Company understands that the City may pass a resolution requesting that the State Tax
Commission reduce the term of the IFEC or revoke the IFEC to the extent that the construction
or expansion of the Facility has not been compléted, expenditures made, or employment reached
as represented by the Company in the application, by sending a copy of this Agreement along
with a copy of the City Council resolution authorizing such action to the State Tax Commission.
In addition, the Company acknowledges that the City may take into account any deficiency in
job creation, or real or personal property investment made under this application in a subsequent
application for an IFEC or an Exemption of New Personal Property filed by the Company.

Consequences of Unsuccessful Real or Personal Property Tax Appeal. The Company
acknowledges that if during the term of this Agreement, the Company appeals any real or
personal property assessment to the Michigan Tax Tribunal or other court of competent
jurisdiction upon which it does not prevail, that the Company shall pay to the City all reasonable
costs, expenses, and attorney fees incurred by the City in defending such appeals within thirty
(30) days of the date of receipt of an invoice from the City. The Company also acknowledges
that the City may consider such appeals in deciding the term of any subsequent certificates
granted to the Company.

Unforeseen Events. By execution of this agreement, it is understood that the Company’s
investment in the Facility and the City’s investment in the granting of the IFEC are to encourage
economic growth within the City. The City acknowledges that in some instances, economic
conditions may prevent the Company from complying fully with this agreement and the terms of
the Application. The City will give the Company an opportunity to explain the reasons for any
variations from the representations contained in the application and will evaluate the Company’s
situation prior to taking any action authorized by paragraph 4 and 8 of this agreement.

Entire Agreement. This is the entire agreement of the parties relating to the matters covered by
this Agreement, and no prior or subsequent promises, representations or assurances, whether in
any other form, shall be used to modify, vary or contradict any provision of this Agreement,
except for any written amendment to this Agreement or separate agreement signed following the
date of this Agreement by authorized representatives of all parties to this Agreement.

Severability. The invalidity of any section, subsection, clause or provision of this Agreement
shall not affect the validity of the remaining sections, subsections, clauses or provisions thereof,
which shall remain in full fotce and effect to govern the parties’ relationship.

Reimbursement of Attorney Fees for Modification of Standard Agreement. The Company
agrees to reimburse the City within 30 days of the date of a receipt of an invoice from the City
for all attorney fees incurred by the City in the negotiation or preparation of changes to the
standard TFEC Letter of Agréement.




Sterling
Heights

IFEC Application Affidavit of Fees

APPLICANT NAME: DM TOOL & FAB, INC.
PROPERTY ADDRESS: 6101 18 1/2 MILE RD., STERLING HEIGHTS, MI 48314
CERTIFICATION

In accordance with State Tax Commission Bulletin No. 3 dated January 1998, the City of Sterling
Heights and the applicant referenced above do hereby swear and affirm that this applicant has not
made, or promised to make payment of any kind to the City of Sterling Heights as a condition to
the approval of this Application for an Industrial Facilities Tax Exemption (IFT) Certificate.
Whether payments be referred to as “fees,” “payments in lieu of taxes,” “donations,” or by other
like terms, such payments are contrary to the legislative intent of Act 198, as amended. We do
hereby swear and affirm by our signatures below that “no payment of any kind in excess of the fee
allowed, as amended by Public Act 323 of 1996, has been made or promised in exchange for
favorable consideration of this Application for an IFEC.”

IFT APPLICANT
PRINT NAME: AMERICO VALENTE
TITLE: PRESIDENT.//
SIGNATURE: / Pl //2 M
DATE: SEPTéMBER 14,2016
The forgoing certification was acknowledged this 14 day of SEPTEMBER
By AMERICO VALENTE | PRESIDENT  onbehalf of DM TOOL & FAB, INC.
(Name) (Title (Corfipany Name)
Theresa A Rinker ' m m
‘ No:ﬁ}%ié%gfan - Notary Public, M o Om County,
I o S R, CITY OF STERLING HEIGHTS
PRINT NAME: Mark Carufel
TITLE: City Clerk
SIGNATURE:
DATE:
The forgoing certification was acknowledged this day of
By , on behalf of
(Name) (Title) (Company Name)

Notary Public, County, MI




paTe: OCTOBER 4, 2016

. AppLICANT: D-M FABRICATION

ADDRESS: 6101 EIGHTEEN 1/2 MILE

Stérling  parceL numser: 10-09-100-083-000

HEightS IFT IFT FULL AD VALOREM FULL AD VALOREM
REAL PERSONAL REAL PERSONAL
PROPERTY PROPERTY PROPERTY PROPERTY
CITY MILLAGE RATE:  7.5929 0.0000 15.1858
UTICA SCHOOL MILLAGE RATE: 13.7734 0.0000 27.5468
UTICA TOT MILLAGE RATE: 26.8688 0.0000 53.7375
REAL PROPERTY REAL PROPERTY CITY SCHOOL SCHOOL W.C.S. DIST
YEAR T.C.V. DEP TAXABLE VALUE MILLAGE RATE CITY TAX MILLAGE TAX TOTAL MILLAGE TOTAL TAX
10 $ 1,800,000 1.00 $ 900,000 7.5929 | $ 6,834 13.7734 $ 12,396 26.8687500 | $ 24,182
REAL PROPERTY TAXES ABATED OVER TERM: $ 68,350 $ 123,950 $ 241,800
PERSONAL PROPERTY PERSONAL PROPERTY cITY SCHOOL SCHOOL W.C.S. DIST
YEAR T.C.V. DEP TAXABLE VALUE MILLAGE RATE CITY TAX MILLAGE TAX TOTAL MILLAGE TOTAL TAX
1 $ - 0.89 $ ) 0.0075929 | $ - 0.0000000 | $ - - $ -
2 $ - 0.76 $ - 0.0075929 | $ - 0.0000000 | $ - -1 $ -
3 $ - 0.67 $ - 0.0075929 | $ - 0.0000000 | $ - - |9 -
4 $ - 0.60 $ = 0.0075929 | $ - 0.0000000 | $ - - 1% -
5 $ - 0.54 $ = 0.0075929 | $ - 0.0000000 | $ - -9 -
6 $ - 0.49 $ = 0.0075929 | $ - 0.0000000 | $ - « |18 -
7 $ - 0.45 $ . 0.0075929 | $ - 0.0000000 | $ - - 1S -
8 0.42 $ - 0.0075929 | $ . 0.0000000 | $ . - s .
9 0.38 $ . 0.0075929 | $ « 0.0000000 | $ - - |$ s
10 0.36 $ - 0.0075929 | $ - 0.0000000 | $ . E .
11 0.33 $ , 0.0075929 | $ - 0.0000000 | $ - - |5 -
12 0.31 $ g 0.0075929 | $ % 0.0000000 | $ - - |s £
PERSONAL PROPERTY TAXES ABATED OVER TERM: $ " $ N $ -
TOTAL TAXES ABATED OVER TERM: $ 68,350 | $ 123,950 $ 241,800
TOTAL TAXES ABATED PER YEAR: $ 6,835 $ 12,395 $ 24,180




6 Stérling
ﬁ Heights
InnovatingLiving Offi ce Of ASSeSS i ng

IFEC Information Sheet

Date: 10/18/16

Applicant: D-M Fabrication

Address: 6101 Eighteen %2 Mile Road
Sidwell Number: 50-10-09-100-083-000

PROPERTY LEGAL DESCRIPTION

T2N, R12E, SEC 9; COMM AT W 1/4;SEC 9; TH S86*28'E 102.0 FT,
TH NO3*26'E 349.69 FT,TH S86*28'E 328.39 FT TO POB;

TH S86*28'E 1.61 FT,TH NO3*26'E 264.0 FT,

TH S86*28'E 330.0 FT,TH S03*26'W 290.69 FT,

TH N86*26'W 230.0 FT,TH S03*26'W 217.67 FT,

TH S79*37'51"W 103.33 FT,TH N03*09'52"E 269.06 FT TO POB;
2.74 AC

SPLIT FR 10-09-100-070 FOR 2013

PROPERTY LOCATION MAP
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InnovatingLiving Office Of ASSGSSing

Date:
Applicant:
Address:

Sidwell Number:

IFEC Information Sheet

10/18/16

D-M Fabrication

6101 Eighteen %2 Mile Road
50-10-09-100-083-000

PROPERTY LOCATION MAP




Date:
Applicant:
Address:

Sidwell Number:

A &g

InnovatingLiving

Office of Assessing

IFEC Building Sheet

10/18/16
D-M Fabrication
6101 Eighteen %2 Mile Road
50-10-09-100-083-000

BUILDING SKETCH
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Tax Abatement Application
D-M Tool and Fab Inc.

New Facility Construction or Rehabilitation

Projected

List of Real Property Improvements Cost Date Started -
- —  Completion Date

Applicant is applying for a tax abatement for a
proposed real property investment of $1,800,000 at
6101 Eighteen 72 Mile Road. The real property
investment relates to a 22,000 square foot
manufacturing building addition that is awaiting
construction along the southeast side of Applicant’s
existing facility. The new manufacturing area will be
30 feet high, which is three feet higher than the shop

Grading, clearing, foundation work $200,000  11/1/2016 12/1/2016
Building steel and facility construction $1,600,000  12/1/2016 6/1/2017

Total Cost of Construction $1,800,000



DELIVERED OCT 1 3 2016

Ste.rllng Business of the City Council City ClerK's Use
HEIghtS Sterling Heights, Michigan Item No: 2

Meeting: 10/18/16

AGENDA STATEMENT

OMB AS03 Rev. 11/04

Item Title: To consider introduction of a map amendment to Zoning Ordinance No. 278 to
conditionally rezone property on the east side of Ryan Road, south of Nathan West, in
Section 17 from R-60 (One Family Residential District) to C-1 (Local Convenience Business
District); Case No. PZ15-1136 (Presentation — Chris McLeod, City Planner).

Submitted By: Office of Planning A
R0
Contact Person/Telephone: Chris McLeod, City Planner, (586) 446.2384 C/Q

Administration (initial as applicable) Attachments
W[/ City Clerk _ Resolution ___ Minutes
m Finance & Budget Director - Ordinance _x__ Plan/Map
City Attorney (as to legal form) - Contract _x_ Other
\ WA City Manager

Check box if this agenda item requires billing\revenue collection (fees, etc.) by Treasury Office

Executive Summary

Introduction

Sam and May Alisa (Petitioners) are requesting a conditional rezoning for property located on the east
side of Ryan Road, south of Nathan West in Section 17, from R-60 (One Family Residential District) to
C-1 (Local Convenience Business District) in order to develop the subject property with a 13,500
square foot commercial shopping center. The subject property is currently vacant.

At the September 20, 2016 regular meeting, the City Council granted Petitioners’ request to postpone
consideration of the conditional rezoning to the October 18, 2016 regular meeting.

Background

Petitioners are the owners of the subject property, which has approximately 368’ of frontage on Ryan
Road and a depth of approximately 227'. This 1.92 acre vacant parcel is surrounded by single family
residential homes. The lot immediately to the south of the subject parcel is zoned R-60 (One Family
Residential) and is improved with a single family residence. Further to the south, at the northeast
corner of the 17 Mile Road and Ryan Road intersection, is a local commercial shopping center that is
zoned C-1 (Local Convenience Business District).

To the north, across Nathan West, the properties are zoned R-60 (One Family Residential) and are
improved with single family residences. To the east, the subject property immediately abuts single
family residential housing that is zoned R-60 (One Family Residential)



The Master Land Use Plan designates this area as Neighborhood Residential. This Master Land Use
Plan designation envisions a diversity of residential housing consisting largely of single family
residential housing intermixed with higher density residential housing and townhomes.

Proposal

Petitioners propose development of the subject property with a 13,500 square foot commercial
building. Ingress and egress to the commercial development will be available from a single driveway
providing access to Ryan Road. There is the potential for 9 tenant spaces -- possibly fewer if any of the
prospective tenants has the need for a larger tenant space. Two of the nine spaces will be occupied by
Petitioners’ businesses (barber shop and florist), and seven will be available for lease. Tenant spaces
are approximately 1,500 square feet each.

Petitioners have proposed a conditional rezoning request whereby certain conditions are being
voluntarily offered to the City which would control development and uses of the subject property
should the request be granted. The conditions are reflected within the plans presented to the City
Council and/or will be specified in a conditional rezoning agreement entered into between the City
and Petitioners.

Specific conditions which have been voluntarily offered by Petitioners include:

e  Allingress and egress shall be confined to Ryan Road. No ingress or egress on Nathan West, a
local street.

e A six-foot high decorative masonry wall will be installed on the east property line with an
abutting 23.5" wide landscaped strip, which exceeds the 10" ordinance minimum. This will
provide separation from the single-family residential uses behind the commercial center.

. Frontage landscaping will exceed minimum ordinance standards.

o Building will be constructed of all brick with metal shingled roof with dormers

e  Petitioner will restrict the types of businesses in this development, and will specifically
prohibit the following uses:

Convenience Stores

Meat and Fish Markets

Fruit and Vegetable Markets
Restaurants

Carry-out Restaurants
Taverns and Bars

AT D WN
N N N S S e

Petitioners are subject to the following time limitations that are standard in all conditional rezoning
agreements and required by Zoning Ordinance No. 278:

e Apply for and obtain site plan approval for the Proposed Development of the Property within
twelve (12) months of the effective date of the ordinance amendment approving the
rezoning or map amendment.

e Apply for and obtain a building permit for the Proposed Development within eighteen (18)
months of such effective date; and

o Complete construction of the Proposed Development within thirty (30) months of such
effective date.




Planning Considerations

Based upon the location and development patterns within this area, the rezoning request from R-60
(One Family Residential) to C-1 (Local Convenience Business District), with the proposed conditions,
can be seen as logical and appropriate. This specific area of the city has a very strong commercial
demand, as evidenced by the commercial vacancy survey provided by Petitioners.

Rezoning the subject property to C-1 will likely not create an adverse land use relationship to the
remaining area properties due to the list of prohibited uses. Both of Petitioners’ intended uses for
part of the commercial center (barber shop and florist) are low intensity uses. Office uses which are
permitted as a matter of right in the O-1 district are permitted as a matter of right in the C-1 Local
Convenience Business district. Many of the permitted uses which have not been excluded by
Petitioners’ offered conditions are predominantly low intensity retail and service uses. By excluding
the more intense uses that are permitted in the C-1 zoning district, the development takes on more of
an office type feel, and reduces the common nuisances associated in a commercial zone such as

foodstuffs in dumpsters and frequent deliveries.

However, it should be noted that remaining permitted uses in the C-1 Local Convenience Business
District still contain some intense uses which may generate traffic and congestion, such as grocery
stores, liquor stores, dance studios, and all special approval land uses (such as veterinary clinics, child
and adult day care centers, dry cleaning and laundry establishments, and auto supply stores). By
further limiting the intensity of allowable uses in the proposed commercial center, Petitioners are
better able to mitigate the potential conflict between the predominant residential uses and
commercial uses that will be introduced into the area.

Because of the list of prohibited uses proposed to be incorporated as conditions into the conditional
rezoning agreement, the commercial center may function as a transitional land use area, which can be
seen as an appropriate land use for this area. As noted in the Master Land Use Plan, transitional land
use areas serve as flexible use areas and are generally located along major roads, but not at major
intersections, and in proximity to commercial or other more intensive land uses. Further, the plan
identifies transition areas for locations where detached single family residential dwellings are located,
but should be phased out over time (such as houses fronting on major roads).

An older, vacant farmhouse-style residence was demolished on this property in 1999. The
residentially-zoned property to the south will need to be addressed in the immediate future in terms
of appropriate zoning. Otherwise, this conditional rezoning will create a spot zoning as the residential
(R-60) parcel to the immediate south will be located between two (2) C-1 properties. Consequently,
this rezoning will necessitate extending the nonresidential zoning pattern to the south.

Recommendation

The Office of Planning reviewed Petitioners’ conditional rezoning request and offered the Planning
Commission the following points to consider:

1. Conditional rezoning of this property based upon the proposed voluntary conditions and
development plans ensures that the development will be constructed in accordance with a
specific zoning agreement between Petitioners and the City, to the benefit surrounding property

owners and the City;




2. Conditional rezoning of this property based upon the proposed voluntary conditions and
development plans will result in a development compatible with the surrounding zoning and
land uses;

3. Conditional rezoning of this property would provide a suitable land use in keeping with the
stated planning principles as defined in the City’'s Master Land Use Plan.

At the regular meeting of May 12, 2016, the Planning Commission approved by a 6 - 2 vote (one
member absent) the following motion to recommend denial of the Petitioners request to
conditionally rezone the subject property, Case No. PZ15-1136:

Motion by Norgrove, supported by Rowe, that the Planning Commission forward a
recommendation to City Council to DENY case number PZ15-1136, Sam & May Alisa, request
to conditionally rezone property from R-60 (One Family Residential) to C-1 (Local
Convenience Business) for the following reasons:

1. It is a spot zone and contradictory to the zoning set forth in the Master Plan and would
negatively impact the surrounding area.

2. The property can be developed as residential.

3. The rezoning is inconsistent with the Master Plan.

Suggested Action (To DENY conditional rezoning):

MOVED BY: SECONDED BY:

RESOLVED, to deny introduction of the map amendment to conditionally rezone property on the east
side of Ryan Road, south of Nathan West, in Section 17 from R-60 (One Family Residential District) to
C-1 (Local Convenience Business District); Case No. PZ15-1136.

Alternate Suggested Action (To introduce ordinance to conditionally rezone):

MOVED BY: SECONDED BY:

RESOLVED, to introduce a map amendment to conditionally rezone property on the east side of Ryan
Road, south of Nathan West in Section 17, from R-60 (One Family Residential District) to C-1 (Local
Convenience Business District), Case No. PZ15-1136, and direct the Applicant to proceed to finalize a
proposed agreement so that the City Council can further evaluate the offer of conditional rezoning of
the property at the December 6, 2016 regular meeting.




NOTIFICATION LIST

Sam and May Alisa

43338 Forest Creek
Sterling Heights MI 48314
586.978.0981




Sterling

h PLANNING COMMISSION
HElg Staff Report

InnovatingLiving

APPLICANT: PZ15-1136 — SAM & MAY ALISA

39272 RYAN ROAD MAY 12, 2016

SUMMARY:

Requested Action: Conditional Rezoning from R-60 (One-Family Residential) to C-1 (Local Convenience Business).

Proposal: Development of a commercial shopping center consistent with the included site plan and rezoning
request.

Location: East side of Ryan Road between Seventeen Mile Road and Nathan West in Section 17.

Existing Zoning: R-60 (One-Family Residential)

Existing Land Use: Vacant

Master Land Use Plan Designation:
Neighborhood Residential

7. Rezoning
L Site




FINDINGS & CONCLUSIONS:

Introduction
See petitioner's drawing for parcel shape, dimensions, and building location.

The subject property is comprised of a vacant parcel situated on the east side of Ryan Road between Seventeen Mile
Road and Nathan West in Section 17. The frontage for the property on Ryan Road is 368 feet. The property depth is
approximately 227 feet. The total property acreage is approximately 1.9 acres.

Background

The petiticner is the owner of the property and is requesting this zoning change in order to construct a commercial
building. The proposed building is one story containing approximately 13,500 square feet. It is completely
constructed of brick and an metal shingled roof with dormers to give it more of a residential appearance. The
pedestrian walkway at the front of the building will be covered, providing all-weather protection.

The petitioner is a barber and his wife is a florist. They would like to locate their businesses to this facility as owner
occupants.

Certain conditions have been offered by the petitioner to the City which would control the development and use of
the subject property, and those conditions are reflected within the plans presented and/or will be incorporated into
the conditional rezoning agreement if the City Council elects to proceed favorably on the petitioner’s request. Those
offered conditions are discussed later in this Staff Report.

The application was before the Planning Commission at its June 11™, 2015 meeting (minutes included). At that time,
the application was postponed indefinitely to allow time for the applicant to discuss the proposal with the
surrounding neighbors. The application was brought back before the Planning Commission at the March 10%, 2016
meeting to establish a new date for the application to be heard and the May 12" meeting date was set by the PC.

Rezoning / Conditional Rezoning Agreement

As this is a conditional rezoning agreement, the petitioner has offered to the City of Sterling Heights to restrict the
permitted uses of this property as set forth below. The petitioner has further offered that the development will be
constructed in accordance with the plans submitted. The petitioner may not deviate substantially from or add to the
approved use of the property without review and approval by the City Council.

No variances are being requested with this proposal and the site plan can meet all the specific conditions of the
ordinance.

Proposal

Petiticner proposes one building of 13,500 square feet. Access to the development will be provided by one drive
from Ryan Road. There is the potential for 9 tenant spaces -- possibly fewer if any of the prospective tenants has the
need for a larger tenant space. Two of the nine spaces will be occupied by the petitioner, and seven will be available
for lease. Tenant spaces are approximately 1,500 square feet each.

Petitioner is proceeding with a conditional rezoning request whereby certain conditions are being offered to the City
which would control development and uses of the subject property should the request be granted. The conditions
will be reflected within the plans presented to the City Council and/or specified in the conditional rezoning
agreement entered into between the City and Petitioner.

Conditions which have been voluntarily offered by the petitioner to the City are as follows:

e Allingress and egress shall be confined to Ryan Road. No ingress or egress on Nathan West.
o A six-foot high decorative masonry wall will be installed on the east property line with an abutting 23.5' wide
landscaped strip, which exceeds the 10" ordinance minimum.



o Frontage landscaping will exceed minimum ordinance standards.

e Building will be constructed of all brick with metal shingled roof with dormers

e Petitioner will restrict the types of businesses in this development, and will specifically prohibit the following
uses:

1} Convenience Stores

2} Meat and Fish Markets

3) Fruit and Vegetable Markets
4) Restaurants

5} Carry-out Restaurants

6) Taverns and Bars

Since the last meeting, petitioner has slightly revised its plans to provide additional tree plantings along the east
property line in an effort to provide additional buffering to the residences to the east. Petitioner has also provided
some additional pedestrian walkways to enhance pedestrian access to the site.

The owner has agreed to the following time limitations that are standard in all conditional rezoning agreements and
required by Zoning Ordinance No. 278:

e Apply for and obtain site plan approval for the Proposed Development of the Property within twelve (12)
months of the effective date of the ordinance amendment approving the rezoning or map amendment.

e Apply for and obtain a building permit for the Proposed Development within eighteen (18) months of such
effective date; and

e Complete construction of the Proposed Development within thirty (30) months of such effective date.
Conclusions

Based upon the location and development patterns comprising this area, this rezoning request from R-60 (One Family
Residential) to C-1 (Local Convenience Business District), with the proposed conditions, can be seen as logical and
appropriate. This specific area of the city has a very strong commercial demand, as evidenced by the commercial
vacancy survey provided by petitioner.

Rezoning the subject property to C-1 will likely not create an adverse land use relationship to the remaining area
properties due to the list of prohibited uses. Both of the petitioner’s intended uses of part of the shopping center
building (barber shop and florist) are low intensity uses. Office uses which are permitted as a matter of right in the O-1
district are permitted as a matter of right in the C-1 Local Convenience Business district. Many of the permitted uses
which have not been excluded by the petitioner's offered conditions are predominantly low intensity retail and
service uses. By excluding the more intense uses that are permitted in the C-1 zoning district, the development takes
on more of an office type feel, and reduces the common nuisances associated in a commercial zone such as foodstuffs
in dumpsters and frequent deliveries. However, the Planning Commission may want to clarify petitioner’s list of
excluded uses, as the list of remaining permitted uses in the C-1 Local Convenience Business classification still
contains some more intense uses likely to generate traffic and congestion, such as grocery stores, liquor stores, dance
studios, and all special approval land uses {such as veterinary clinics, child and adult day care centers, dry cleaning
and laundry establishments, and auto supply stores. By limiting the intensity of allowable uses in the proposed
shopping center, the Planning Commission can better ensure that this shopping center development is in line with
the Master Land Use Plan objectives of enhancing the retail/service mix and minimizing uses that are in abundance,
such as party stores and carry-out restaurants.

Because of the list of prohibited uses proposed to be incorporated as conditions into the conditional rezoning
agreement, the development would mirror a transitional land use area, which is appropriate far this area. As noted in
the Master Land Use Plan, transitional land use areas serve as flexible use areas and are generally located along major
roads, but not at major intersections, and in proximity to commercial or other more intensive land uses. Further, the
plan identifies transition areas for locations where detached single family residential dwellings are located, but should
be phased out over time (such as houses fronting on major roads). An older, vacant farmhouse-style residence was
demclished on this property in 1999. The property to the south will need to be addressed though in terms of zoning.
The remaining residence to the south of the subject property will remain R-60 One Family Residential and will be
located between two (2) C-1 properties.



Finally, several additional site planning issues may help further minimize the impacts of a nonresidential use on this
property to the abutting residential properties; these include decorative lighting throughout the development (that
also utilizes full cut off fixtures, as well as additional landscape and/or architectural details along the east side of the
property. These would be in addition to those items already offered by the applicant through the conditional
rezoning agreement.

In summary, we believe a C-1 zoning applied to the subject property, with the appropriate mutually agreeable

conditions, could be an acceptable use for this area and be found consistent with the City’s overall Master Land Use
Plan.

SUGGESTED ACTION:

That the Planning Commission forward a recommendation to City Council to APPROVE case number PZ15-1136, Sam
& May Alisa, request to conditionally rezone property from R-60 {One Family Residential) to C-1 (Local Convenience
Business) for the following reasons:

1. Conditicnal rezoning of this parcel based upcn the proposed conditions and development plans will ensure
that the development will be constructed in accordance with a specific zoning agreement between the
petitioner and city, to the benefit surrounding property owners and the city;

2. Conditional rezoning of this parcel based upon the proposed conditions and development plans will result in
a development compatible with the surrounding zoning and land uses;

3. Conditional rezoning of this property would provide a suitable land use in keeping with the stated planning
principles as defined in the City's Master Land Use Plan.

The mutually agreeable conditions offered by petitioner include the following:

e Allingress and egress shall be confined to Ryan Road. No ingress or egress on Nathan West.

e Asix-foot high decorative masonry wall will be installed on the east property line with an abutting 23.5" wide
landscaped strip, which exceeds the 10" ordinance minimum.

e Frontage landscaping will exceed minimum ordinance standards.

e Building will be constructed of all brick with metal shingled roof with dormers.

e Petitioner will install and maintain additional trees along the east property line to provide a better buffer from
the adjoining residential uses to the east.

e Petitioner will install and maintain additional pedestrian walkways to enhance pedestrian accessibility to the
shopping center businesses.

o Petitioner will restrict the types of businesses in this development, and will specifically prohibit the following
uses:

Convenience Stores

Meat and Fish Markets

Fruit and Vegetable Markets

Restaurants

Carry-out Restaurants

Taverns and Bars

[Any other more intense permitted uses which petitioner is willing to prohibit in the shopping center]
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STERLING HEIGHTS PLANNING COMMISSION
REGULAR MEETING
CITY HALL
May 12, 2016

LOCATION: City Council Chambers, 40555 Utica Road, Sterling Heights, Ml
SUBJECT: Minutes of the Regular Meeting of the Planning Commission held May 12, 2016.

Mr. Reinowski called the meeting to order at 7:00 p.m.

Members present at roll call: Benjamin Ancona, Paul Jaboro, Edward Kopp, Stefano Militello,
Donald Miller, Jeffrey Norgrove, Leonard Reinowski, and
Gerald Rowe

Members absent at roll call: None

Also in attendance: Chris McLeod, City Planner
Clark Andrews, City Attorney

APPROVAL OF AGENDA

Moved by Rowe, supported by Miller, to approve the Agenda.

Ayes: Rowe, Miller, Ancona, Jaboro, Kopp, Militello, Norgrove, Reinowski,
Nays: None

Absent: None

Motion carried.

CONSIDERATIONS

In the case of PZ16-1141 - 7191 Associates LLC

Requesting Rezoning from RM-2 and M-1to M-2 (Heavy Industrial) district — North side of 17
Mile Road, between Van Dyke and Mound Roads in Section 16.

Property Address: 7191 17 Mile Road and 39639 Van Dyke

Mr. Reinowski stated the petitioner sent correspondence for the matter to be withdrawn.

PZ15-1136 — Sam Alisa and May Alisa
Requesting Conditional Rezoning from R-60 (One-Family Residential) to C-1 (Local

Convenience Business) district - East side of Ryan Road between Seventeen Mile Road and
Nathan West in Section 17.
Property Address: 39272 Ryan Road

Mr. Reinowski asked Mr. McLeod to give an overview.

Mr. McLeod stated the application was before the Commission board back in June of 2015, at
that time it was postponed, and recently was scheduled for present meeting. The
postponement was to allow the applicant time to discuss the proposal with surrounding
neighbors and provide any changes to the site-plan that is attached to the conditional
rezoning. The proposed development is for an approximate 13,500 square foot shopping
center. The property currently is vacant. The Master Land Use Plan designation is
neighborhood residential transition. The total area of the property is approximately 1.9 acres.
The applicant is seeking approval to construct a commercial building with an aesthetics that is
for a residential in nature. appearance. This is a conditional rezoning agreement request
which allows the petitioner to place their own conditions on the proposed zoning request. The
planning commission cannot require conditions of their own to be placed on this request; they
have to be offered by the petitioner.

Mr. McLeod read the proposal and stated since the last meeting, the petitioner has revised the
plan slightly to provide additional tree plantings along the east property line to provide in
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additional to providinge a buffering to the residents to the east. The petitioner has also
provided additional walkwaysadditional walkways to enhance pedestrian access to the site.

Mr. Reinowski asked petitioner, or someone on behalf of the petitioner, to come forward to
the podium.

Anthony Penna with Moore Penna & Associates, 38600 Van Dyke, Sterling Heights, M1 48312
stepped to the podium.

Mr. Penna stated he was representing Sam and May Alisa. He stated a year ago, during the
Planning Commission meeting, they heard from neighbors regarding their concerns with the
property. Over the last year, they have reevaluated the development. They have canvassed
the area and spoken to people in the community to gather support to make the development
harmonious with the residential area.

Mr. Penna then described, for the neighbors, what the conditional rezoning request entailed.
The description included the proposed site plan, elevation plan, and the self-imposed
restrictions onrestrictions on uses that will go in the development. He explained the
restrictions will be in a contract between his client (Sam and May Alisa) and the City.

Mr. Reinowski asked for any questions from the commissioners.

Mr. Norgrove asked to reserve the right to ask questions after Mr. McLeod gave conclusionshis
recommendation.

Mr. Reinowski thanked Mr. Penna and asked for public participation.

Al Dapos, Sterling Heights resident, stated he there are not businesses on Ryan Rd. other than
a couple of churches and a funeral home. The businesses are at the intersections with on the
mile roads and he would like to keep Ryan Road residential.

Paul Boile, 39394 Ryan Road (two houses from proposed property), is opposed to the request.
He stated he has concerns for added traffic in the turn lane. He read the Sterling Heights
Zoning Ordinance, Section 25.01, which stated the City Council shall be the approving
authority on this and not the Planning Commission. He stated concern regarding whether the
restrictions are effectiveZoning Ordinance if the property changes hands and whether building
design can be altered during the building process.

Mr. Reinowski stated the Planning Commission can only make a recommendation to the City
Council and they City Council has have the final authority.

Michael Slocum, 4685 Nathan West, Sterling Heights, stated he is opposed to request. He
listed all the commercial properties in the area within the commercial zoning districtordinance.
He stated there is a need for residential property and asked for the proposed property to
remain residential.

Carl L. Ddallo, 3905 17 Mile Road, Sterling Heights, stated he is in support of the project. He
stated the current businesses in the area are thriving and there is a need for the area to be
rezoned.

Barbara Mezzapelle, 4116 Nathan West, Sterling Heights, stated she is the house right next to
the development and was never approached by the developer to discuss the development.
She pointed out that major congestion already exists at Ryan and 17 Mile Road which makes it
nearly impossible to make a left turn out of Nathan West. People are already using Nathan
West to get to 17 Mile Rd. She stated a concern for deliveries in the back of building which will
be very close to her backyard and kitchen window.
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George Lee, 4446 Nathan West, Sterling Heights, resident for 24 years. He stated he built a
custom 3,700 sg. ft. home on one acre. He stated when he built his property, he inquired about
the old home that was on subjectproposed property and was told by various city members
employees it would remain R-1 residential unless there was hardship. He described the
neighborhood and stated the proposed property is residential and needs to remain residential.
He also stated he was not approached by anyone regarding questions about the site.

Dan Mezzapelle, 4116 Nathan West, Sterling Heights, made a presentation regarding safety in
association with allowing a commercial property to exist at proposed site. He provided an
analysis done with SEMCOG data.

Lynn Potts, 4144 Nathan West, Sterling Heights, stated she bought her property and built a

house. She stated there is an integrity issue with buying residential property and trying to turn
it into acommercial property. She hopes the city will handle this as if it was an issue for one of
their own family members. She stated she was not canvassed by anyone for the proposed site.

Art Gorney 4223 Nathan West, Sterling Heights, stated when they bought their home three
years ago, they were told by a city employee the proposed site was a residential property. He
stated they have put in thousands of dollars into their house to make it fit in the neighborhood.
He stated it is residential and is a bad idea to approve this.

Henry Palus, 4206 Nathan West, Sterling Heights, stated the people closest to the site have
not been canvassed. He listed, from a document he obtained from City Records; the people
that were on the petition were not close to the site. He presented 49 petitions opposed to the
proposed property rezoning going through. He described various options for the site to keep it
residential.

Amir Zetouna, 3616 DelMonte, Sterling Heights, stated her house backs to a strip mall and she
doesn’t have any issues with it.

Dino Martinelli, 39380 Ryan Rd, Sterling Heights stated he is opposed to development because
the value of his residential property will go down.

George Kurzym, 4510 Nathan West, Sterling Heights, has resided there for about 31 years. He
stated the petitioners knew the property was residential when they purchased it. He stated
surrounding properties are residential.

Giralda Miuri, Sterling Heights, stated she is original owner of property and the intent was to
keep it residential. She stated she has been a resident for 48 years and is opposed to the
subjectproposed site becoming commercial.

Orysia DiVito, Sterling Heights, stated she loves living in Sterling Heights and the residents
should be taken care of and the site should remain residential. The area is saturated with strip
malls and vacant sites that could be used. Safety is a big concern with increased traffic.

Ron Macioce, 4350 Nathan West, Sterling Heights, stated he built his house and hasve lived
there for over 26 years. He strongly disagrees with putting up a commercial development
property at the site. They are in support ofto keeping it residential.

Hithem Choulagh, 43798 Holmes Dr., Sterling Heights stated he has lived in Sterling Heights
for 27 years. He is in support of to building a shopping center.

Mr. Hanna, 4661 Pickwick Dr., Sterling Heights, stated he is in support of commercial type
property being built.

Annette Berg, 4314 Nathan West, Sterling Heights, stated she built home 28 years ago and was
promised the subject proposed site was going to remain residential and there are many

1:\(1) Planning\(1)PC CASES """ \(1)MINUTES\2016 PC MINUTES\5-12-16 FINAL.docx



Planning Commission
Regular Meeting of May 12, 2016
Page 4

vacancies within Sterling Heights for these businesses. She stated the proposed site is not
necessary and not agreeable by to the residents.

Steve Sielagoski, 5511 Metropolitan Pkwy, Sterling Heights, stated he supports the petitioner.

Faik Yaldo, 43194 Harcourt Dr., Sterling Heights stated he is a real estate agent and lives north
of the property. He stated traffic is already a problem and people do not want to buy residential
property on a main street. He supports the proposal.

Ms. Hakim stated she is in support of the proposal. She stated her friend, May, would like to
make a one-stop wedding planning site.

Samira Choulagh, Sterling Heights, stated she is in support of the proposal.

Mr. Berg, 4314 Nathan West, Sterling Heights, stated there are traffic problems with vehicles
speeding down thedown the street. He stated he is opposed to the proposal.

Sophia Yousif, 4251 Angeline Dr., Sterling Heights, stated she is a friend of May Alisa and is
interested in having a business at the proposed property. She feels it will be beneficial for the
area.

Mr. Reinowski asked for any further comments from the public. Being none, he asked the
commissioners if there were any questions for Mr. McLeod or petitioner.

Mr. Norgrove asked Mr. McLeod why the commissioners did not receive applications, titles,
comprehensive prints, and things of that nature.

Mr. McLeod stated it was a postponed case and information was in the initial submission.
Mr. Norgrove asked Mr. Andrews why this would not be considered a spot zone.

Mr. Andrews stated it could be considered a spot zone if it was trapped between two parcels
that are zoned residential.

Mr. Norgrove stated this is not a favorable situation to have and wanted Mr. Andrews
clarification that he believes it is a spot zone.

Mr. Andrews stated that if there is a changing trend in a particular area, it is not as critically
important.

Mr. Norgrove stated it is clearly stated in the Master Plan as residential and has a problem
because it is a spot zone.

Mr. Penna stated the property to the south has been vacant for some time. He stated the
existing property is residential but also a transitional area aside from single families. He stated
the city is ever evolving and so the Master Plan is always changing. He stated the
development stopped at the site of the property and market states you can’t put single family
homes there.

Mr. Norgrove stated not only does he believe this is a spot zone, he asked where is the
hardship that the petitioner cannot develop property as currently zoned.

Mr. Penna stated they are not seeking any type of variances and not claiming hardship. He

stated because the area is evolving, they feel the best use for the property is commercial and
with the conditions proposed and it would be a good transitional use.
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Mr. Norgrove asked Mr. Andrews if they were to approve, would the conditions carry over to
the next property owner.

Mr. Andrews stated an agreement will be prepared, signed by the property owner, that will be
recorded against that property, and which will be binding and run with the property. The only
way it could be changed would be an amendment done with the approval of the City Council in
the future. The conditions would be binding with this property owner but and also anyone that
would buy the property from them.

Mr. Norgrove stated it is a spot zone and will not be supporting in favor of rezoning.

Mr. Ancona asked Mr. McLeod who should be addressed regarding repaving of road,
mentioned earlier by a resident.

Mr. McLeod stated it should go to the City Engineering Department and is typically done
through a Special Assessment District.

Mr. Ancona asked if the city has any analysis regarding future traffic concerns.

Mr. McLeod stated there were none provided as part of the review. He stated SEMCOG is a
reliable regional planning source. He stated although he hasn’t had opportunity to review
documents submitted tonight, but he trusts the documents submitted are from a reliable
source.

Mr. Ancona confirmed with Mr. Andrews that the Planning Commission is a recommending
body to the City Council. He then asked whether the commission recommends the proposal or
not, does it still go to City Council?.

Mr. Andrews stated it will go to the City Council not matter what, unless the request is
withdrawn by the applicant.

Mr. Rowe stated he understands the difficulty in developing this property but the Master Plan
shows the property as residential and feels with the updated Master Plan it will not be
changing. He cannot support the rezoning for that reason.

Mr. Miller stated to Mr. McLeod the commercial developments are on the mile roads and
corners. He stated if it is changed to build commercial on Ryan Road, this will set a
precedentce for future rezonings. He stated this property is developable as R-60. He asked if it
could be aresidential use, such as Special Approval Land Use for residential.

Mr. McLeod stated the property dimensions more than accommodate residential. In regards
to the issue of With taking the precedence, it could be setting a precedence going further
north or south, the Planning Commission needs to make a determination whether or not those
extensions need to, or should, occur as part of the development of Ryan Road moves forward.

Mr. Miller stated he too will oppose the rezoning.

Mr. McLeod stated he received an objection letter from the Fontanas. The letter stated
concerns for increased traffic, businesses close to the property will lead to privacy issues,
parking adjacent to their home creating disturbances, and there are already three strip malls at
17 Mile Rd. and Ryan Rd.

Mr. McLeod also stated the resident at 39272 Ryan Rd. spoke with him. She is concerned with

traffic, lights hitting her property, introduction of commercial property in a residential area,
and the overall value of her property would go down.
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Mr. Andrews addressed comments made of hardship, as previously mentioned in public
hearing. He stated the standard, relating to hardship, has to do with the Zoning Board of
Appeals --and the Planning Commission makesing a recommendations relating to a rezonings,
and the standards for rezoning do is not relate to the standard hardship.

Mr. Reinowski asked for any further discussion. Being none, he called for a motion.

Motion by Norgrove, supported by Rowe, that the Planning Commission forward a
recommendation to City Council to DENY case number PZ15-1136, Sam & May Alisa, request
to conditionally rezone property from R-60 (One Family Residential) to C-1 (Local Convenience
Business) for the following reason:

1. Itisaspot zone and contradictory to the zoning set forth in the Master Plan and would
negatively impact the surrounding area.

2. The property can be developed as residential.

3. Therezoning is inconsistent with the Master Plan.

Mr. Reinowski asked for any discussion on the motion.
Mr. Rowe asked to add numbers 2 and 3 to the motion. Mr. Norgrove agreed.

Mr. Reinowski stated when driving down Ryan Road there are a number of impressive newer
houses built right on Ryan Road. He stated a traffic concern doesn’t seem to be an
impediment to the residential properties.

Mr. Reinowski asked for any further comments. Being none, he called for a roll call vote.

Ayes: Norgrove, Rowe, Reinowski, Ancona, Kopp, Miller,
Nays: Jaboro, Militello

Absent: None

Motion denied.

Mr. Reinowski called for a recess until 9:20 p.m.

PPCM-1150 — AutoZone Development
Request for a Special Approval Land Use to construct an auto supply store in the

C-1 (Local Convenience Business) district - East side of Van Dyke, west of Utica Road
in Section 03.
Property Address: Part of 43020 Van Dyke

Mr. Reinowski asked Mr. McLeod for an overview.

Mr. McLeod stated the application is for the construction of a new 6,000 square feet retail
building for AutoZone. Automobile supply stores in the C-1 Local Convenience Business
Zoning District are required to have a Special Approval Land Use. The property is located in
the North Van Dyke Corridor Improvement District. The property is still owned by Comerica
Bank and the property transfer would become complete upon approval of Site Plan and Special
Approval Land Use. This property has received three variances from the Zoning Board of
Appeals. The plan has been reviewed by the Corridor Improvement Authority group
(administratively) which consists of the Planning Office, the Community Development
Director, and the building official. The site plan has been deemed acceptable by that group.
Mr. McLeod displayed and summarized drawings of the site.

Mr. Reinowski asked for any questions from the Commissioners for Mr. McLeod. Being none,
he called for the petitioner (or representative) to come forward to the podium.
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Wes Berlin from PEA — AutoZone civil engineering consultant on behalf of AutoZone, 7927
Nemco Way Suite 115, Brighton, Ml

Mr. Berlin thanked the Planning Commission for their time and consideration for approval of
their project. He thanked Mr. McLeod for the thorough presentation. Mr. Berlin stated they
are requesting a Special Approval Land Use; the use for the site will be auto parts retail sales.
He stated they have made great effort to minimize setback variances, increase landscaping,
and offer building upgrades to provide a visually appealing site. They have used the smallest
prototype building AutoZone has. They have worked closely with neighboring property
owners for cross action access solutions. He stated based on approval for Special Land Use
they are ready to proceed with all other site plan approvals necessary to begin construction.

Mr. Reinowski asked if the Commissioners had any questions for petitioner.

Mr. Norgrove confirmed with Mr. Berlin that the AutoZone is the smallest prototype building.
He asked Mr. Berlin whether in compliance with; according to city zoning, whether AutoZone
will not have any type of outside storage or complete any type of heavy maintenance work in
the parking lot.

Mr. Berlin stated there will not be any kind of outdoor storage. They have weekly deliveries

and all done internally. AutoZone does help customers with minor changes, i.e., windshield

wipers, bulb changes, things of that nature. There are typically only two or three employees
working at a time and help customers if asked. There are no fluid changes done. AutoZone

does haves an oil recycling program, all housed inside the building.

Mr. Norgrove asked if there will be any housing storage underground.
Mr. Berlin stated absolutely not.

Mr. Reinowski asked for any questions from the Commissioners for petitioner. Being none, he
then asked if there were any comments from public.

Karen Birdie of Earl Earl & Rose, 31851 Mound Rd., Warren, MI 48092, Representing Al’s
Hideaway Bar and Grill. She stated they are in support of the Special Approval Land Use.
AutoZone has been excellent to deal with. They had problems in the beginning and all have
been resolved. She stated they feel the project will be an asset to the city and looking forward
to being their neighbor.

Mike Finatis, National Real Estate Transaction Director for Comerica Bank, stated they support
the project, feel AutoZone will be an asset to the city, and AutoZone has been an outstanding
company to work with.

Mr. Reinowski asked for any other comments from public. Being none, he closed public
participation.

Mr. Reinowski asked for any questions from the Commissioners. Being none, he called for a
motion.

Motion by Ancona, supported by Militello, in the case of PPCM-1150 and PSP 16-0004 part of
10-03-352-002 commonly known as 43020 Van Dyke, (the property is intended to be split off), |
move to APPROVE the Special Approval Land Use based upon the facts and plans presented,
subject to the following conditions:

1. That the development and operation of the facility shall remain consistent with the

scale and nature of the use as described in the proposal, at Public Hearing and reflected
on the site plan;
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2.

10.

That the petitioner shall develop, maintain and operate the facility in compliance with
all pertinent codes, ordinances and standards of the City of Sterling Heights, County of
Macomb and the State of Michigan;

That the petitioner file a Notice of Special Approval Land Use with the Macomb County
Register of Deeds within sixty (60) days following this action. Failure to file this notice
will serve as grounds to revoke the Special Approval Land Use;

The decision of the Planning Commission shall remain valid and in force only as long as
the facts and information presented to the Commission in the public hearing are found
to be correct and the conditions upon which this motion is based are forever
maintained as presented to the Commission.

The sale of auto parts shall be limited to new parts and remanufactured or
reconditioned parts which are remanufactured or reconditioned off of the premises.

The installation of minor vehicle parts shall be permitted. Vehicle batteries, windshield
wipers, fuses, replacement bulbs, and similar small vehicle parts which do not require
disassembly of part of the vehicle or require use of the specialized tools provided the
replaced parts are properly disposed of. The addition of fluids to a vehicle shall be
limited to small quantities of fluid such as windshield washer fluid, oil, or transmission
fluid added in a manner that does not create any spills of fluid or hazardous materials
onto the parking lot.

That AutoZone be responsible for daily cleanup of any spilled fluids or materials in its
parking lot caused by the activities of its customers and execute and deliver to the city
any agreements or documents required by the city attorney.

That revised plans to be submitted must eliminate the cross access drive to the north
and any agreements permitting such cross access must be terminated to the
satisfaction of the city attorney.

That the cross access easement agreement for the cross access alignment to the south
be provided for review by the city attorney and office of engineering and after approval
recording against the property.

That the proposed property split be completed in accordance with terms of the Land
Division Ordinance of the City.

This action is based on the following findings:

1.

The site is zoned C-1 and it located along Van Dyke Road which contains a variety of
retail uses both north and south of the proposed site which are consistent with the
proposed use of the site for an automobile supply store.

The proposed auto supply retail plan use has been reviewed against and found to be in
compliance with the city’s Zoning Ordinance and Corridor Improvement Authority
guidelines based upon the facts set forth in comments 1-5 above and has also granted
the necessary variances.

That the proposed auto supply retail use is in conformance with the general Special
Approval Land Use standards of Section 25.02 of the Zoning Ordinance as outlined in
comments A-G above.

That the installation of minor vehicle parts limited to vehicle batteries, windshield
wipers, fuses, replacement bulbs, and similar small vehicle parts that do not require
disassembly of any part of the vehicle or the use of the specialized tools meets the
standards of Section 25.02 provided any replacement parts are properly disposed of.
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5. That the addition of small quantities of vehicle fluid such as windshield washer fluid, oil,
or fuel additives meets the standards of Section 25.02 provided such additions do not
cause any spills onto the parking lot and AutoZone shall be responsible for daily
environmental cleanup in compliance with applicable environmental laws of any spilled
fluids or materials resulting from its customers activities on the site.

Mr. Reinowski asked for any discussion on the motion.

Mr. Militello stated the petitioner was very easy to work on the ZBA and amicable to making
any changes they were asked to make.

Mr. Reinowski asked for any other comments. Being none, he called for a roll call vote.

Ayes: Ancona, Militello, Jaboro, Kopp, Miller, Norgrove, Reinowski, Rowe
Nays: None

Absent: None

Motion Carried.

PPCM-1152 - Potbelly — Nowak and Fraus Engineers

Request for a Special Approval Land Use to construct a restaurant with a drive through
restaurant in the C-3 General Business District - East side of Van Dyke, north of 15 Mile Road
in Section 27.

Property address: 35100 Van Dyke

Mr. Reinowski asked Mr. McLeod for an overview.

Mr. McLeod gave an overview and stated the driveway to the site is located internal to the
overall existing MJR Theater development. There will not be an exterior curb cut for this
development. The property as shown in the site plans, landscape plans, building elevations,
and so forth, met the requirements set forth in the Zoning Ordinance. This was based on
several conditions being met. Mr. McLeod reviewed drawings of the site.

Mr. Reinowski asked for petitioner, or representative, to come to the podium.

Mike Peterson with Nowak & Fraus Engineers, 46777 Woodward Ave., Pontiac

Mr. Peterson stated he has been working on this area (corner) for about the past 13 years. He
stated the project is looking for special approval land use to put in a casual restaurant with a
drive through. He stated the developers have no issue with conforming to the suggested
actions and recommendations the Planning Department has suggested and will work with
the city to implement them. If the Special Approval Land Use is granted they are ready to go
forward with site plan approval and engineering approval.

Mr. Reinowski asked for any questions from the Commissioners.

Mr. Ancona asked the petitioner about hours of operation.

Mr. Peterson stated he wasn’t sure, but he didn’t think it would be past midnight.

Mr. Militello confirmed with Mr. McLeod that the developers would be willing to “punch up”
the overall design of the outside of the building.

Mr. McLeod stated during his conversation with the developer, they would be willing to do
that provided the general configuration of the building remains the same.

Mr. Ancona asked if Action #12 covers the improvements for appearance of building.
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Mr. McLeod stated it was left general because there are various ways to go about making the
overall site more appealing.

Mr. Peterson stated he wasn't sure if the developers have obtained an architect yet or if they
had someone provide generic elevations at this point. He stated they have had internal
discussions regarding making the building more appealing and the developers are willing to
do so.

Mr. McLeod stated with the Van Dyke improvements, the city wants to have it more
appealing as well. Mr. McLeod had conveyed that to the developer previously.

Mr. Reinowski asked for any other questions from the Commissioners. Being none, he asked
for public participation. Being none, he called for a motion.

Motion by Rowe, supported by Militello, in the case of PPCM-1152, 35100 Van Dyke, | move to
APPROVE the Special Approval Land Use based upon the facts and plans presented, subject
to the following conditions:

1. That the development and operation of the facility shall remain consistent with the
scale and nature of the use as described in the proposal, at Public Hearing and
reflected on the site plan;

2. That the petitioner shall develop, maintain and operate the facility in compliance with
all pertinent codes, ordinances and standards of the City of Sterling Heights, County
of Macomb and the State of Michigan;

3. That the petitioner file a Notice of Approval with the Macomb County Register of
Deeds within sixty (60) days following this action. Failure to file this notice will serve
as grounds to revoke the Special Approval Land Use;

4. The decision of the Planning Commission shall remain valid and in force only as long
as the facts and information presented to the Commission in the public hearing are
found to be correct and the conditions upon which this motion is based are forever
maintained as presented to the Commission.

5. That the Planning Commission has found that the proposed drive through facility is
compliant with Section 25.02 of the Zoning Ordinance.

6. Signreview and approval is a separate process and not a part of this review.

7. A pedestrian pass through should be provided within the island separating the drive
through lane and the general maneuvering lane.

8. Thatalandscape hedge be provided between the entire length of the parking lot and
the Van Dyke frontage as well as the parking lot and the internal roadway to the east
of the site and that the applicant work with the Planning Department to implement
design elements of the Van Dyke landscaping scheme within the Van Dyke boulevard.

9. ThataProvide alandscape area be provided along the rear of the building by reducing
the width of the drive through lane along the rear of the building.

10. That the parking lot trees be increased to thirteen (13) to meet the minimum
requirements of the Zoning Ordinance.

11. That physical separations be provided between the proposed outdoor patio areas and

the adjacent vehicular maneuvering lanes through the use of decorative panels,
landscape areas, etc.

1:\(1) Planning\(1)PC CASES """ \(1)MINUTES\2016 PC MINUTES\5-12-16 FINAL.docx



Planning Commission
Regular Meeting of May 12, 2016
Page 11

12. The applicant work with the Planning Department to provide additional architectural
features and materials to the proposed building.

13. That the cross access easement agreement for the cross access alignment to the
south be provided by review for the city attorney and office of engineering and after
approval recording against the property.

This action is based on the following findings:

1. That the proposed shopping center with the drive through is in conformance with the
specific requirements of Section 11.02 of the Zoning Ordinance as outlined in
comments #1-#6 above.

2. That the proposed shopping center with the drive through is in conformance with the
general planning standards of Section 25.02 of the Zoning Ordinance as outlined in
comments A-G above.

3. That the proposed shopping center with the drive through meets or exceeds all other
applicable Zoning Ordinance requirements upon compliance with conditions #1-#13
above.

Mr. Reinowski asked for any discussion on the motion.
Mr. McLeod stated the board may want to consider adding a requirement for the cross access.

The motion was amended by Mr. Rowe and supported by Mr. Militello, to add #13 and revised
finding #3.

Mr. Reinowski asked for any other questions or comments from the Commissioners. Being
none, he called for a roll call vote.

Ayes: Rowe, Militello, Ancona, Jaboro, Kopp, Miller, Norgrove, Reinowski
Nays: None

Absent: None

Motion Carried.

PSP16-0009 — AT&T (Warren Co Uverse-Phase 2)

Requesting Board approval for the construction of a parking lot in the C-3 General Business and
0O-2 Planned Office Districts. East side of Van Dyke, south of 15 Mile Road in Section 34.
Property address: 34480 Van Dyke

Mr. Reinowski asked Mr. McLeod for an overview.

Mr. McLeod gave an overview for the request of additional parking spaces to the existing AT&T
store. The parking spaces will be used for cars used for the day to day service calls. Mr.
McLeod displayed and summarized drawings of the site.

Mr. Reinowski asked for any questions from the Commissioners for Mr. McLeod. Being none,
he called for the petitioner to come to the podium.

Art Cabrera, Project Manager with EXP
Mr. Cabrera stated the request is to fulfill their commitment to pave the existing gravel parking
area with asphalt.

Mr. Reinowski asked the Commissioners for any question to the petitioner. Being none, he
asked for public participation.
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Nicole Deleon, 34351 Daventry Ct., Sterling Heights, (property is directly behind AT&T
property)

Ms. Deleon wanted to clarify there would still be a buffer of trees between the parking lot and
her property.

Mr. Cabrera confirmed the parking lot will not be extended; they are only paving the existing
gravel area.

Mr. McLeod described explained the drawing further. He stated there will be an area where a
retention pond is going to be and there will be 75 feet of trees preserved along the rear of the
property line.

Ms. Deleon asked what the purposed of the retention pond is.

Mr. McLeod stated as part of any new development, there has to be a retention or detention
for storm water. County requirements dictate there has to be a pond.

Mr. Reinowski asked for any further question or comments.

Mr. McLeod stated there were several correspondence sent in by residents concerned about
the pond location, as well as, pond not being fenced. He stated a fence, per the slope, is not
required.

Representative of the petitioner explained slope dimensions.

Mr. Reinowski asked for any further question or comments. Being none, he called for a
motion.

Motion by Miller, supported by Militello, in the case of PSP16-0009, 34480 Van Dyke, | move
to APPROVE the proposed preliminary Site Plan based upon the facts and plans presented,
subject to the following conditions:

1. That the development and operation of the improvements on the site shall remain
consistent with the scale and nature of the use as described in the proposal, at Public
Hearing and reflected on the site plan;

2. That the petitioner shall develop, maintain and operate the facility in compliance with
all pertinent codes, ordinances and standards of the City of Sterling Heights, County of
Macomb and the State of Michigan;

3. The decision of the Planning Commission shall remain valid and in force only as long as
the facts and information presented to the Commission in the public hearing are found
to be correct and the conditions upon which this motion is based are forever
maintained as presented to the Commission.

4. That the Planning Commission has found that the proposed parking lot expansion
complies with Article 26 of the Zoning Ordinance.

5. The landscaping on the site is approved, subject to petitioner increasing the size of the
parking lot trees to a minimum of three (3) inch caliper as required by article 24 of the
Zoning Ordinance.

6. The retaining wall shall be installed as set forth on the site plan utilizing a decorative

stone or stamped material. This will need to be coordinated with the City’s Engineering
and Building Department.
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7. The gates for the dumpster enclosure shall be utilized durable, decorative wood gates.

8. Ifadditional light poles/fixtures above the one (1) shown on the site plan are intended to
be installed, a revised photometric plan shall be provided for review and approval by
the City. Such additional lighting shall use decorative fixtures as required by the
Planning Department.

9. The proposed light pole within the proposed parking area should be located at the
intersection of parking space striping, not within the confines of a striped parking
space.

10. The storm water detention basin shall be designed, constructed, and operated in
accordance with the standards of the Office of Engineering. Petitioner shall execute
and deliver to the City a maintenance agreement for the detention basin in recordable
form satisfactory to the Office of Engineering and the City Attorney.

Mr. Reinowski asked for any discussion on the motion.

Mr. Andrews asked that the word “preliminary” be added to the approval statement in the
motion.

Mr. Miller amended motion and Mr. Militello supported.

Mr. Reinowski asked for any further discussion on the motion. Being none, he called for a roll
call vote.

Ayes: Miller, Militello, Norgrove, Reinowski, Rowe, Ancona, Jaboro, Kopp
Nays: None

Absent: None

Motion Carried.

PZ16-1141 - 7191 Associates LLC

Requesting Rezoning from RM-2 and M-1to M-2 (Heavy Industrial) district — North side of 17
Mile Road, between Van Dyke and Mound Roads in Section 16.

Property Address: 7191 17 Mile Road and 39639 Van Dyke

Mr. Reinowski stated Mr. McLeod received a letter for this case to be withdrawn.

Motion by Rowe, supported by Militello, in the case of PZ16-1141 — 7191 Associates LLC, to
rezone from RM-2 and M-1to M-2 (Heavy Industrial) district — North side of 17 Mile Road,
between Van Dyke and Mound Roads in Section 16.

Property Address: 7191 17 Mile Road and 39639 Van Dyke

Commission ACCEPTS petitioner’s request to WITHDRAW.

Mr. Reinowski asked for any discussion on the motion. Being none, he called for a roll call vote.
Ayes: Rowe, Militello, Ancona, Jaboro, Kopp, Miller, Norgrove, Reinowski

Nays: None

Absent: None

Motion carried to accept petitioner’s withdrawal request.

CITIZEN PARTICIPATION

None.

APPROVAL OF MINUTES
Motion by Rowe, supported by Miller, to approve the minutes of April 14, 2106.
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Ayes: Rowe, Miller, Militello, Norgrove, Reinowski, Jaboro,
Nays: None

Absent: None

Abstained: Ancona and Kopp — Not present at April 14th meeting
Motion Carried.

CORRESPONDENCE
Mr. Militello listed who the letters were from:

o RebinaVance, Monica Logan (Kiel), and Rick Bodgua regarding AT&T case.

o Oakland County Michigan Economic Development and Community Affairs
highlighting their Master Plan and Economic Services review for Troy, sent by Eileen
Dickerson, clerk.

e Michigan Planner

OLD BUSINESS
None.

NEW BUSINESS

Mr. Norgrove stated he would like to extend an invite to Mr. Kollmorgen to attend the
appreciation banquet for all the work he has done in the past year on the committee and for
past years.

Motion by Norgrove, supported by Miller, to direct the City to invite Mr. Kolimorgen to the
appreciation banquet.

Mr. Reinowski asked for any discussion on the motion.

Mr. McLeod stated he will let community relations know.

Ayes: Norgrove, Miller, Reinowski, Rowe, Ancona, Jaboro, Kopp, Militello
Nays: None

Absent: None

Motion carried

Mr. Reinowski asked if there was any other new business.

Mr. McLeod stated at the next Planning Commission meeting, there will be a revised draft of
sign ordinance and there will be a public hearing.

MOTION TO ADJOURN

Motion by Jaboro, supported by Militello, to adjourn.

Ayes: Jaboro, Militello, Norgrove, Reinowski, Rowe, Ancona, Kopp
Nays: None

Absent: None

Motion Carried

The meeting adjourned at 10:28 p.m.

Respectfully submitted,

Stefano Militello, Secretary
Planning Commission
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G. TIMOTHY MOORE

ANTHONY J. PENNA MOORE %’ PENN A FLLC —

JOHN P. RUSSI apenna@moorepennalaw.com
TMOTHY . HARRINGTON 38600 Van Dyke Avenue, Suite 300, Sterling Heights, MI 48312
Main: (586) 883-6585 « Fax: (586) 883-6468

April 7, 2015

VIA: HAND DELIVERY

Attn: Don Mende
40555 Utica Road
Sterling Heights, MI 48311-8009

RE: 39273 Ryan Road, Sterling Heights, MI
Property Located on the East side of Ryan Road between 17 Mile and Nathan Drive

Dear Mr. Mende:

Enclosed herewith please find the Petition to Amend the Zoning Ordinance for the above
referenced property. It is my understanding you already have all the necessary plans. If you need

any additional documentation please advise. It is further my understanding at this point you will
place this matter on the next available planning commission agenda.

Should you have any questions or require any further information, please contact our
office at your convenience.

Very Truly Yours,

MOORE PENNA & ASSOCIATES PLLC

o | e

Anthony J. Penna
Attorney at Law
AJP/src
Enclosure(s)



PZ15-1136
DATE: January 22, 2016

APPLICATION FOR SITE PLAN APPROVAL
CITY OF STERLING HEIGHTS

Approval of a site plan is hereby requested for the following parcel of land in the City of Sterling
Heights. - This application is submitted with the required copies of the site plan and other data as required
by the City Zoning Ordinance and outlined in the procedure guide for approval of site plans.

PLEASE PRINT OR TYPE ALL INFORMATION.

Proposed development name: ALISA 5HOPPING CEENTER

Parcel address: 3218 Ry
3. Location of property is on the E#5t _side of __12y Ad
Road between ___{1_mue and NATAL Dewd in Section (7

R-6O

The property is presently zoned
The total site area is _ 1e42% __ acres.

Portion of total site area being developed is loo %o

It is proposed that the following building(s) will be constructed (indicate the number of buildings;
whether they will be sold or retained under single ownership; and, if they are to be leased, the

N o v

period of the lease.
(D,560 S& €r -~ ONE BUILDING . RErAINED UNMDER Sicte oW NS -

‘I%ﬁ%im W BE LEASED — S NE& M, LEASE

JAN 22 20

STERLING HEIGIHTS
BUILDING SERVICES




ENVIKOUNMENITAL FERIVUL> COECKLINST FOR THE
CITY OF STERLING HEIGHTS

This checklist is designed to assist businesses in their efforts to identify ang comply with state and
county environmental permit requirements. This form is part of the Sterling Heights site plan review
application and must be completed prior to site plan review.

The following steps should be followed:

1. Review the list of requirements below and check the items which may apply to your
business; :

Contact the appropriate government offices to obtain Specific information about permit
requirements;

Apply for state and county permits and approvals, as necessary for your proposed activity;
Return & copy of this form to the Sterling Heights Planning Department indicating the permits
your seeking;

Retain a copy for your files.

N b

o

This checklist is not a permit application form; businesses are responsible for obtaining information and
permit application forms from appropriate government offices. Compliance with applicable county and
state requirements is & pre-requisite for site plan approval in Sterling Heights.

1=

Y @ Will the project involve the discharge of any type of wastewater to a storm sewer, drain, lake,

stream or other surface water?
Contact: Michigan Department of Environmental Quality, Surface Water Quality Division,

Livonia District office (734) 953-1431.

2. Y @ Will the project involve the discharge of liquids, sludges, wastewater and/or wastewater residuals

into or onto the ground?
Contact: Michigan Department of Environmental Quality, Waste Management Division,

Livonia District office [734) §53-1430.

3. Y @ Will the project or facility store or use bazardous substances, oil or salt? Depending on the type
of substance, secondary containment and 2 Pollution Incident Prevention Plan (or a material storage
permit) may be required. .-

Contact: Michigan Department of Environmental Quality, Waste Management Division,
Livonia District office (734) 953-1430 and the Sterling Heights Fire Department (810)

446-2970.

4. Y @ Will the facility use underground storage tanks? Existing tanks must be registered with the State
of Michigan. Tanks must be installed and operated in accordance with regulations of Sterling
Heights and the Michigan State Police Fire Marsbal Division.
Contact: Sterling Heights Fire Department (810) 446-2970 and Michigan State Police
Fire Marshal Division, Northville District office, (248} 380-1100.

5. Y @ Will the facility involve the iransport, on-site treatment, storage or disposal of hazardous waste
generated in quantities of 1000 kilograms (250 gallons or 2200 pounds) or more per month? If yes,

one or more permits may be required.

Will the facility generate between 100 kilograms/month (25 gallons or 220 pounds) and 1000
kilograms/month (250 gallons or 2200 pounds) of hazardous waste? If yes, the facility may be a
small quantity generator, subject to federal and state regulations. An EPA identification number
should be obtained from the Michigan Department of Natural Resources (special forms are
available) and a manifest (shipping paper) should be used to transport waste off-site.

= f:‘onract.' Michigan Department of Environmental Quality, Waste Management Division,
Livonia District office (734) §53-1430 and the Sterling Heights Fire Department (810)

JAN 2 2 2016 446-2970.

STERLING HEIGHTS
BUILDING SERVICES

{Over)




10.

11.

12.

13.

Yy N

-4

v

Will the project involve burning, landfilling, transferring or processing any type of solid non-

hazardous wastes on-site?
Contact: Michigan Department of Environmental Quality, Waste Management Division,

Livenia District office (734} 953-1430.

Will the project involve the installation, construction, reconstruction, relocation, or alteration of any
process or process equipment (including air pollution control equipment) which has the potential to
emit air contaminants?

Contact: Michigan Department of Environmental Quality, Air Quality Division, Permit
Section, Lansing Central office (517) 373-7087.

Will the project involve any dredging proposed within 500 feet of a lake, river, stream, creek or
ditch?

Contact: Michigan Department of Environmental Quality, Land and Water Management
Division, Livionia District office (734) 953-8905.

Does the project involve any work (dredging, filling, construction) proposed in & river, stream,

creek, ditch, wetland or floodplain?
Contact: Michigan Department of Environmental Quality, Land and Water Management

Division, Livionia District office (734) 853-8905.

Will any hazardous chemicals, hazardous wastewater or hazardous waste in any quantity be
discharged to the Detroit Wastewater Treatment System? If yes, information may need to be
provided to determine if pretreatment requirements apply.

Contact: Sterling Heights Public Works (810} 446-2440.

Will an on-site wastewater treatment system or septic system be installed? Will seepage be stored

on-site prior to off-site disposal.
Contact: For sanitary sewage - Macomb County Environmental Health (810) 469-5236.

For industrial wastewater or more than 10,000 gallons/day of sanitary sewsge -
Michigan Department of Environmental Quality, Waste Management Division, Livonia

District office (734) 953-1430.

Is this facility (or any facility under your ownership) currently involved in any compliance
discussions with the Michigan Department of Natural Resources or the Michigan Attorney General's

Office?
Contact: Michigan Department of Environmental Quality, Office of Environmental

Enforcement, Lansing Central office (617) 373-3503.

Is this facility/property (or any facility/property under your ownership) included on the Act 307
Priority List, "Michigan Sites of Environmental Contamination”?

Contact: Michigan Department of Environmental Quality, Environmental Response
Division, Lansing Central office (517] 373-8448.

Note: For assistance with permits and approvals from the Michigan Department of Natural Resources,
including permit coordination among MDNR divisions, contact the Permit Coordinator, Lansing Central
office (517) 335-4235. For general information contact Department of Environmental Quality, Livonia

District office (734) 953-8905.

Business Name;

R owicntr 4, ToBuws sy ASseciias TNC

Mailing Address: 2201 {2 M1 ~ oaeecsy tiot 4Boq”

Telephone:

Date:

S4¢- 614~ X629

MBAR S, 2015
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COMMERCIAL RETAIL OCCUPANCY SURVEY FOR
RYAN ROAD BETWEEN 15 MILE & 18 MILE ROAD

This survey was performed on May 8, 2015 to assess the occupancy of retail shopping centers similar to that
proposed by petitioner on Ryan Road between 15 Mile and 18 Mile Road. The results indicate the corners on Ryan
Road between 15 Mile and 19 Mile Road are in high demand for retail, evidenced by only approximately 3 vacancies
in over 12 commercial retail centers.

The occupancy rate for the surveyed area is nearly 100%. The following is a list of retail commercial centers and their
respective occupancy:

SITE LOCATION OCCUPANCY
FAIRFIELD VILLAGE PLAZA: S.E. Corner of 17 Mile & Ryan Road
Antonio's
Mannino's Bakery
European Hair Design
Magic Cleaners

Hungry Howies 100%
Victorias Garden Florist
Starbuzz Smoke Shop
Everlasting Imaging

Al Reem Jewelry

Douglas J. Kardynal Dentistry
Shaeffer Chiropractic Center

KATO PLAZA: N.E. Corner of 17 Mile & Ryan Road
Buscemis

Baghdad Restaurant

Sweet & Sweeter Bakery

Amir Hair Salon

Sterling Heights Fruit Market 100%
Baghdad Meat

NUGGET PLAZA: E. of N.E. Corner of 17 Mile & Ryan Road
Sahar's Fashions

Romance Jewelry 100%
Global Services

Princess Salon

Al Jalia Imported Food Bakery

BRIAR HILL PLAZA: N.W. Corner of 17 Mile & Ryan Road 100%




Tarboosh Café

AAA Insurance

Nadia's Boutique

Sundus Marogy Dentistry
Grand Slam Baseball Cards
Halawa Mosul Sweet & Bakery
Al Rafidain Meats

Ice Hookah & Tobacco Shop
Jasmin Mediterranean Grill
Senan Salon

The Medicine Shop

Hanna's Fruit Market

LA STANTA PLAZA: S.W. Corner of 18 Mile & Ryan Road
Sterling Heights 2 Fruit Market
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