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Public Hearing Format 

I. Opening of Case 
II. Staff Presentation 
III. Commission Questions for Staff 
IV. Applicant’s Presentation  
V. Commission Questions for Applicant  
VI. Citizen Questions, Concerns, and Comments (Time Limit Set By Chair) 
VII. Final Questions from the Commission 
VIII. Closing of Hearing 
IX. Commission Deliberations 
X. Decision (Approve, Approve with Conditions, Table, Deny)  

 

Agenda 

1. CALL TO ORDER: 

2. ROLL CALL: 

3. OFFICIAL COMMUNICATIONS:    

4. AMENDMENTS TO & APPROVAL OF THE AGENDA:  

5. MINUTES FOR REVIEW:  July 10th and July 24th  

6. PUBLIC HEARINGS: 

A. Application #:  SEP 24-007 
Applicant:   JADC Ventures, LLC/Mario Vano 
Application:  Special Exception  
Address:   225 E Columbia Ave 
Request:   Heavy Manufacturing, Use of a Concrete Crusher  
 

B. Application #:  ZMA 24-003 
Applicant:   Manhal Hwier 
Application:  Zoning Map Amendment  
Address:   94 Dwight Ave, 104 Dwight Ave, and 95 Mark Ave  
Request:   Rezone from R-2 to R-3 
 

C. Application:  Zoning Text Amendment   
Applicant:  Mark Yandrick, Planning Manager, City of Pontiac  
Address:  Citywide   
Request:  Window Transparency  



 

 

7. PUBLIC COMMENT 

8. OLD BUSINESS: 

C. Application #:  SPR 24-005 
Applicant:   James Pappas, President – Fusco, Shaffer & Pappas, Inc.   
Application:  Site Plan Amendment  
Address:   454 Auburn Rd  
Request:   Amended Façade Design  

 
9. NEW BUSINESS:   

C. Application #:  SPR 24-020 
Applicant:   JADC Ventures, LLC/ Mario Vano 
Application:  Site Plan Review 
Address:   225 E Columbia Ave 
Request:   Heavy Manufacturing, Use of a Concrete Crusher 
 

D. Application #:  SPR 24-024 (Informational) 
Applicant:   Nathan Stephenson  
Application:  Site Plan Review 
Address:   148 E Howard St 
Request:   Personal Services Establishment and Retail 
 

E. McKenna Master Plan Presentation (20 Minutes) 
 

10. STAFF COMMUNICATIONS: 

A. Planning Commission updates from City Council 
B. Next Regularly Scheduled Meeting – Wednesday, September 4, 6pm 

 
11. ADJOURNMENT: 

 



CITY OF PONTIAC, MI 
PLANNING COMMISSION MINUTES 
July 10, 2024 
Page 1 of 11 

 

CITY OF PONTIAC, MI 
 

PLANNING COMMISSION MINUTES 

Wednesday, July 10, 2024 – 6:00 P.M. 
City of Pontiac City Council Chambers 

1. CALL TO ORDER: (6:02 PM) 
 
Planning Commissioners Present: Sam Henley, Chair 

Christopher Northcross 
Sue Sinclair 
Tim Shepard 
Michael McGuinness  
 
 

Staff Present:     Mark Yandrick, Planning Manager 
Corey Christensen, Senior Planner 
Paul Harang, Planner II 
Justin Curry, Planner  
 

2. ROLL CALL 
Four members were present at the time of the roll call. Commissioner McGuinness arrived at 6:48 
pm.  

3. OFFICIAL COMMUNICATIONS 
Planning Manager Mark Yandrick informed the Commission that the 225 East Columbia case 
scheduled for this evening's meeting was tabled for the August 2024 meeting of the Planning 
Commission.   

4. AMENDMENTS TO & APPROVAL OF THE AGENDA 
Planning Manager Mark Yandrick asked the Commission to move case SEP 24-007 and SPR 24-020 
to the August 7, 2024 meeting.  
 
The motion was made by Commissioner Sinclair and seconded by Commissioner Northcross 
to postpone SEP 24-007 and  SPR 24-020 to the August 7th agenda.   
 
Yes: 4 
No: 0 
 
Motion passed. 
 
A motion was made by Commissioner Sinclair and seconded by Commissioner Northcross to 
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move SPR 24-016 to be directly after SEP 24-005.  
 
Yes: 4 
No: 0 
 
Motion passed.  

5. MEETING MINUTES FOR REVIEW 
The commission reviewed the minutes for June 5, 2024.  Commissioner Sinclair moved to adopt 
the minutes. Commissioner Shepard seconded the motion.  
 
Yes: 4 
No: 0 
 
Motion passed. 

6. PUBLIC HEARINGS 
 
Application #: PSEP 24-005 
Application: Special Exception 
Applicant: Oakland Integrated Healthcare Network (dba Honor Community Health) 
Address: 48980 Woodward Ave.   
Request: Medical Clinic 
 
Planner Paul Harang gave a presentation providing information on the applicant’s request. The 
presentation included a description of the site and the proposed use as a medical clinic, the zoning 
map, neighborhood characteristics, existing conditions, the proposed development, standards of 
approval, staff analysis, and a recommendation for approval with three conditions.   
 
Commissioner Henley requested comments from the Commission.  No comments were made by 
the commission relating to the presentation.  Commissioner Henley asked the applicant to address 
the commission to provide additional information or a presentation.    
 
Debbie Grimson, CEO of Honor Community Health, spoke regarding the special exception request.  
She stated that Honor Health has been working with the community for decades to assist persons 
living in the community who do not have health insurance with medical consultations and 
treatments.  Ms. Grimson stated Honor Health is requesting the special exception use at the old 
school building due to an increase in patients. Ms. Grimson stated a larger building will improve 
patient access to treatment. 
 
Scott Stewart, representing Honor Community Health, introduced himself to the commission and 
offered to take their questions.  
 
Commissioner Northcross asked about the timeline for development if the commission approves 
the request. Mr. Stewart stated that construction will start in February of 2025 and will take around 
18 months to complete.  
 
Commissioner Henley asked what type of community outreach was initiated for the proposal. The 
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applicant replied that an ice cream social was held as well as other community outreach meetings.  
The most common request from the community was to keep the playscape and basketball court 
available for the community.  Additionally, Ms. Grimson stated a master planner will be hired to 
assist with master planning of the site with a focus on community needs.  

Public Comment 
 
Micheal Robbinson addressed the commission and stated he is a board member of Honor Health.  
He also has been a patient with Honor Health for over 19 years. Mr. Robbinson stated that Honor 
Health is an asset to Pontiac since its services are geared toward residents who do not have health 
insurance.  
 
Joy Duncomb spoke in favor of the proposal to establish a medical clinic at the subject site.  She 
looks forward to the renovation of the building at the subject site and feels the redevelopment will 
reinvigorate the vacant building and parcel.  
 
Marlin Para is a patient of Honor Health and supports the expansion of the clinic into a larger 
facility. She states that Honor Health supports the community in bilingual services with Latino 
individuals.  
 
Regina Addison has been a patient of Honor Health over the past 10 years. She states Honor Health 
is an asset to the Pontiac community with many services provided to patients, especially people 
seeking mental health services.  
 
Darlene Clark is a resident of Pontiac and asked for clarification on special exception permits.  She 
wants to know what they are and why they are becoming more frequent.   
 
Mark Yandrick, Planning Manager, explained that a special exception permit is a type of permit that 
requires a hearing at the Planning Commission. Special exception permits focus on certain uses 
that may impact the city or community and require a hearing to review both the positive and 
negative impacts of the proposed use.    
 
Commissioner Northcross stated that he is excited about Honor Health moving into a larger facility 
and being more accessible to Pontiac residents.  He also stated that the redevelopment of a vacant 
building into a medical health clinic is a major improvement to the Woodward Loop.  
 
Commissioner Henley stated that he supports Honor Health and all the important services it 
provides to the community.  
 
Commissioner Sinclair made a motion to approve the special exception permit for a medical 
clinic facility at 48980 Woodward Avenue based on the findings of fact identified in the staff 
report and with the three conditions outlined in the staff report. 
 
Yes 4 
No 0 
 
Motion passed.  
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Application #: SPR 24-016 
Application: Site Plan Review   
Applicant: Oakland Integrated Healthcare Network (dba Honor Community Health) 
Address: 48980 Woodward Ave.   
Request: Medical Clinic  
 
Planner Paul Harang gave a presentation on the applicant’s site plan for the proposed 
medical clinic. The presentation focused on the site plan and areas of the zoning ordinance 
such as parking lot locations, landscaping, curb cuts, and green space.  Staff recommended 
approval with six conditions.  
 
Scott Stewart with Honor Health addressed the Commission and stated he has no concerns 
with staff’s presentation and is willing to comply with the proposed conditions.  He is already 
working on new site plans focused on addressing landscaping and parking lot improvements.   
 
Commissioner McGuinness asked Mr. Stewart to give a small update regarding the proposal.  
 
Scott Stewart stated that any proposed site plan improvement will reinvigorate the site with 
increased landscaping and parking lot improvements. Mr. Stewart stated Honor Health has 
been working with the Planning Division to seek guidance on site improvements and he looks 
forward to starting the redevelopment at the site.    
 
Commissioner Shepard asked about the applicant’s parking plan.  The applicant stated they 
intend to improve the parking lot with new landscaping, lighting, and paving.  
 
Commissioner Henley asked a question about the curb cuts to access the site.  The applicant 
stated that the proposed MDOT plan for the Woodward Loop will change the site's curb cut 
configuration in the near future and will improve circulation to the site.    
 
Commissioner McGuinness, with a second from Commissioner Sinclair, made a motion 
to approve the requested site plan for a medical clinic at 48980 Woodward Avenue based 
on the findings of fact identified in the staff report and with the six (6) conditions outlined 
in the staff report.  
 
Yes: 5 
No: 0 
 
Motion passed 
 
Application #: ZMA 24-006 
Application: Zoning Map Amendment 
Applicant: Liliana Gonzalez, Cinnaire Solutions 
Address: 25 S. Sanford St.    
Request: Rezone from R-1 to R-3 
 
Planner Corey Christensen gave a presentation focused on the applicant’s request to rezone the 
subject site from R-1 to R-3 for a senior housing facility.  Planner Christensen provided a timeline for 
the rezoning. The presentation included a description of the site plan, existing zoning designations 
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surrounding the subject site, permitted uses within an R-3 District, and permitted uses in an R-1 
District.     
 
The applicant spoke regarding their request. They are proposing to demolish the existing 
school building due to its deteriorated condition. In its place they are proposing a new 
multifamily residential structure with a new parking lot and improved landscaping.   
 
Commissioner McGuiness stated that the property is still owned by the City of Pontiac.  The 
City Council has issued an offer to purchase to Cinnaire Solutions. Commissioner 
McGuinness stated Cinnaire Solutions has developed many senior housing facilities within 
Michigan and he supports the development of senior housing within Pontiac.  
 
Commissioner Sinclair asked staff why only one community notification sign for the rezoning 
was posted at the site. She felt that more signs should have been posted on site, since the 
project site abuts multiple street frontages.  
 
Commissioner Northcross gave a history of the school and stated he is excited to see the site  
redeveloped.  
 
The applicant stated that this will be the first development within Pontiac. He stated that 
Cinnaire has developed other senior citizen buildings within Michigan and is excited about 
locating one within Pontiac. The project will be composed of 40 to 45 units and will be 
affordable units.  Cinnaire will be applying for tax credits with the State of Michigan to seek 
financing for a portion of the proposed senior housing facility.   
 
PUBLIC COMMENT 
 
Robert Bass, president of the citizen's district council, spoke in support of the proposal. He 
asked why no conditions were offered by the applicant for the project.  
 
Darlene Clark stated that she does not support the commission approving a project without 
any conditions.  She feels that the developer can change the use of the project if there are no 
conditions approved in the final planning commission grant.  
 
Carlton Jones stated that R-1 areas are the most protected zoning districts in the city.  He 
feels the rezoning to R-3 is fine but would prefer conditions be set for the project so the 
community will not be impacted by any proposed negative attribute of the development.  
 
Mark Yandrick stated there are no conditions of approval because the City feels this is a 
strong development proposal and any rezoning with conditions can only be set by the  
applicant.  And the applicant, at this time, has not offered any conditions.  
 
The applicant stated that the low-income tax credits that the project is to receive will be set 
for 30 years.  After the 30-year period has ended, the applicant can sell or change the 
building's occupancy for all ages. But that is something the development is not interested in 
doing since there is such a need for senior housing within Pontiac.   
 
Commissioner Sinclair asked if the applicant could petition to have the tax credits extended 
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another 15 years.  
 
The applicant stated the commissioner is correct, the State of Michigan does have the ability 
to extend the tax credits for developers that have obtained the credits.   
 
Commissioner Henley asked staff how long the applicant has to complete development if 
their request is approved.  He thought the applicant had 2 years to complete the development 
and if the development was not completed the previous zoning would be reestablished.  
 
Planner Manager Yandrick stated that is only the case for conditional rezonings. This proposal 
is not a conditional rezoning.  
 
Commissioner Northcross expressed concern about density and the risks involved with 
allowing a higher intensity residential zone in this location without any conditions.  The 
commissioner stated that the commission has reviewed many projects for this site, but none 
of the proposals approved by the Planning Commission have been developed. He asked the 
applicant about the likelihood of receiving the state tax credit award. The applicant stated 
that the project will be applying for tax credits in September 2024.  
 
Mr. Gustafsson from the Pontiac Housing Commission stated that the developer has the 
ability to develop the property.  His company has developed over 200 residential units in the 
past few years, all focused on senior housing.  
 
Commissioner Sinclair stated the Planning Commission package sent to commissioners 
stated that the building would be demolished to make way for a new senior housing facility. 
The commissioner stated she feels the repurposing of the existing school building will be very 
difficult due to the size of windows and environmental remediation.  
 
Commissioner Shepard stated that he does not foresee any issues with the rezoning since 
any rezoning will only make the site more marketable for any future developer if this project 
is not awarded the tax credits.  
 
Commissioner McGuinness stated there are other approvals for a rezoning other than at the 
Planning Commission.  The City Council will have to review the request to purchase the 
property and will be the final decision maker for any proposed development at the site. He 
stated that the City of Pontiac via a development agreement with a developer will provide 
guarantees to ensure no negative impacts will harm the City.  So, there is another layer of 
review and approval for any development wishing to purchase city-owned property.   He feels 
the size of the parcel can handle a large multi-family development. The commissioner asks 
staff the max height in an R-3 District.  
 
The Planner Manager Yandrick indicated that 35 feet is the maximum height limit for the 
proposed zoning district. The Planner stated many larger developments have been located in 
the immediate area.  
 
The applicant stated a review of the school building was completed and the findings were to 
demolish the building.  The study focused on the cost of renovating the building and 
remediation of any environmental issues.  The applicant indicated that the existing option to 
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purchase from the City of Pontiac is one year and is based on whether the tax credits are 
granted.  If the tax credit is issued the project will close within one year.  
 
Commissioner Henley stated that he is comfortable with the development and all the 
safeguards put in place for the development to be successful based on the proposed 
development agreement and rezoning on such a large parcel.  
 
Commissioner Sinclair moved to recommend approval of the proposed rezoning of 25 S 
Sanford St from R-1 One Family Dwelling to R-3 Multiple Family Dwelling based on the 
findings of fact identified in the staff report. The motion was seconded by Commissioner 
Northcross.  
 
Yes: 5 
No: 0 
 
Motion Passed. 
 

7. PUBLIC COMMENT 
 
Kerry Cook addressed the concrete crushing facility proposal which was postponed for 
August 2024.  She has an issue with the concrete crushing machine adjacent to her dwelling.  
 
Dana Pope lives within the area three blocks from the concrete crushing business.  She has 
spoken with Pontiac code enforcement about noise and dust control.  All aspects of the 
concrete crushing are affecting her life since all she hears is loud noises and sees dust on 
her house, grass, and vehicle.  She feels that the City just issues tickets and does not follow 
up.  
 
Patricia Tossy lives four houses from the concrete crushing site.  She did not support the 
original use at the site and did not support the crushing of concrete at the industrial facility. 
She stated that she is starting to get health issues relating to the concrete crushing near her 
house.  
 
Mr. Fry lives to the rear of the concrete crushing facility and does not support any industrial 
use at the site. He feels the present business at the site is impacting his life.  He feels that the 
site is processing industrial waste and should not be allowed to continue at the site.  
 
Carlton Jones stated that Pontiac is experiencing harm due to these types of industrial uses.  
He feels the city should not approve the crushing of concrete at Dans Transport.  
 
Jack King lives across the street from this site and has issues with all the dust produced by 
the concrete crushing.  He has seen clouds of dust, large concrete pieces on adjacent roads 
which fall off concrete haulers, and increased traffic associated with the use.   
 
Darlene Clark stated that she does not support the industrial use at this site.  
 
Sabrina Garden lives within the area and likes living in her neighborhood.  She supports the 
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redevelopment of Pontiac neighborhoods which are being redeveloped with new residential 
and commercial uses.   She is impacted at her home by all the dust from the concrete 
crushing and the noise of the trucks.  
 
Planning Manager Yandrick stated that a public meeting for the concrete crushing plant will 
be scheduled for August 7, 2024.   Per his understanding, the existing permit establishment 
at the concrete crushing site is only for a storage yard, not a concrete crushing facility.  So, no 
concrete crushing should be happening at the site.  If there is concrete crushing occurring 
the citizens should contact code enforcement.  
 

8. OLD BUSINESS 
 
Application #: PSEP 24-003 
Application: Special Exception 
Applicant: Designhaus Architecture – Hunter Galbraith 
Address: 108 W. Lawrence St.    
Request: Mini-warehouses 
 

 
Planner Corey Christensen gave a presentation that went over the applicant’s request to establish a 
mini warehouse at the subject site.  The case was tabled by the commission at the last commission 
meeting for staff to obtain more information.  The site is zoned C-3 District. The building takes up 
the entire lot area and parking will be established within the building for customer parking.  
Windows have been added to the building and new doors on Lawrence. Staff recommends approval 
with five (5) conditions.  
 
Commissioner Shepard asked staff about the signage locations on the building. Staff stated that 
signage is a topic the planning commissioner should review for this proposal. Staff generally do not 
review signage requests such as these types.   
 
Hunter Galbraith with Designhaus provided a presentation.  He stated that a redesign of the facility 
occurred after the first meeting with the planning commission focused on removing weeds, 
windows, signage and reducing any light pollution within the general area.   He is working with the 
railroad to seek comment on the encroachment of the building into the railroad right of way. He is 
going to follow up with the railroad after the meeting.  
 
Commissioner McGuinness stated that he does not have an issue with any signage on the 
north side of the building. He does support the mini warehouse and does not think residential 
lofts would work at this site.  
 
Commissioner Sinclair feels the signage should only be located on the Lawrence Street 
frontage and no signage should be located on the north side of the building.  She asked about 
the vehicle bays and how vehicles can back into the bays and close the bay doors during 
drop-offs.  She requested information regarding security at the site during drop-offs if the 
overhead doors can be closed if semi trucks were dropping off items.   
 
Hunter Galbraith stated that the facility will have security measures at the site only granting 
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access to persons with security clearance. He stated that most traffic at the site is minimal.  
 
Commissioner Henley asks for a motion to keep the sign proposal on the north and south 
side of the building.  
 
Commissioner McGuinness, with a second from Commissioner Shepard, moved to 
approve the requested special exception permit for a mini-warehouse facility at 108 W 
Lawrence Street based on the findings of fact identified in the staff report and with the 
three conditions outlined in the staff report.  
 
Yes: 3  (McGuinness, Henley, Shepard) 
No: 2   (Northcross, Sinclair) 
 
Motion passed. 
 
Application #: SPR 24-014 
Application: Site Plan Review 
Applicant: Designhaus Architecture – Hunter Galbraith 
Address: 108 W. Larence St.   
Request: Mini-Warehouses 
 
 
Planner Corey Christensen gave a presentation on the applicant’s request.  The applicant will 
be repurposing the building. The case was postponed to the July meeting for the applicant to 
provide more information to staff and the commission.  
 
Commissioner Northcross had a question on barrier-free parking, if it can be provided on the 
site. Hunter Galbraith stated that the barrier-free parking is located next to the elevator on the 
first floor and any person can access the office via a ramp.  
 
A Motion was made by Commissioner McGuinness, with a second from Commissioner 
Sinclair, to approve the requested site plan for a mini-warehouse facility at 108 W 
Lawrence based on the findings of fact identified in the staff report and with the seven 
conditions outlined in the staff report.  
 
 
Yes: 5 
No: 0 
 
Motion passed.  
  
Application #: SPR 24-018 
Application: Site Plan Review 
Applicant: John Gumma & Jason Kajy 
Address: 805 Baldwin Ave.    
Request: Expansion to Liquor Store 

 
Planner Justin Curry gave a presentation that went over the applicant’s request to expand the 
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existing liquor store.  The planner reviewed past approvals and proposed upgrades to the site which 
is located within a C-1 District.  The planner indicated the expansion will not include any gas station 
use due to the established moratorium for vehicle uses. The site consists of a building, parking lot, 
and landscape areas. Staff recommends approval with six (6) conditions.  
 
The Planning Manager stated that there is not much area to establish screening at the rear of the 
site from the residential area.  The applicant is proposing to increase landscaping and parking lot 
upgrades.  
 
Commissioner Northcross reviewed the proposed upgrades to the site and questioned the 
landscape updates and what will be the future uses at the site.  
 
The Planner Manager stated that the applicant proposes in the future to increase the size of the 
building, and add a gas pump, and pharmacy use.   
 
Commissioner Sinclair asked why the setback variance went before the ZBA instead of coming to 
the Planning Commission first.  
 
The Planning Manager stated any applicant needs to obtain any variance approvals prior to coming 
to the Planning Commission.  
 
John Gumma, the applicant, provided a presentation to the commission.  He stated that he needs 
to expand the business and will provide interior renovations.   He indicated that the gas station is 
not part of this proposal.  
 
Jason Kajy, the applicant, stated that he will seek an explanation for the gas station in the future.  
 
Commissioner Northcross asked about the existing uses at the site.  The applicant stated that the 
site is composed of a liquor store, a future pharmacy, and a future gas station.  The commissioner 
asked about the addition of prepared foods.  He sought an answer if there would be on-site seating 
for the restaurant on site.  The applicant stated that no on-site seating would be available.  
 
Commissioner Sinclair asked if the applicant owned the property to the south.  She mentioned that 
the curb cut is split down the middle of the lot.   The applicant stated that he did a lot split for a 
future development that was not developed.  
 
Commissioner Sinclair has an issue with the location of the future pharmacy entrance.  She would 
like to see increased lighting at the entrance.  And required the applicant to provide more 
information on the lighting plan.   She has issues regarding how the applicant will access the 
dumpster enclosure. She would like to see a tree put in the rear of the lot for screening other than 
shrubs.  
 
Commissioner Shepard wished to obtain more information on the exterior cladding at the site but 
did not see any other issues.  
 
Commissioner McGuinness does not see any other issues at the site.  
 
Commissioner Sinclair asked the applicant what tiger wood siding was.  
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The applicant stated that it is a wider and thinker siding.  
 
Commissioner Northcross stated he feels these plans should return to the Commission for Final 
Site Plan review.  
 
Commissioner McGuinness made a motion, with support from Commissioner Northcross, to 
approve the requested site plan for an automobile filling station with a convenience store, 
office space, and pharmacy at 805 Baldwin based on the findings of fact identified in the staff 
report with the six (6) conditions outlined in the staff report and a seventh condition requiring 
this case to return to the Planning Commission for Final Site Plan review. 
 
Yes: 5 
No: 0 
 
The motion was passed.  

9. STAFF COMMUNICATIONS 
Planning Manager Mark Yandrick gave an update on the moratorium of certain uses within the city 
for nine to twelve months depending on the use.  He provided updates on the draft Master Plan. 

10. ADJOURNMENT 
Commissioner Henley made a motion to adjourn. Commissioner Northcross supported.  
 
The meeting ended at 9:29 pm 
 
 
 



 
 
 
 

COMMUNITY DEVELOPMENT DEPARTMENT 
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TO:  Planning Commission 

FROM:  Corey Christensen, Senior Planner 

DATE:  July 31, 2024 

RE:  Special Exception: Heavy Manufacturing / Concrete Crusher, 225 E Columbia Ave  

 

Executive Summary 

The applicant, Mario Vano, on behalf of JADC Ventures, 
LLC, has submitted an application for a Special Exception 
Permit (SEP 24-007) to allow for Heavy Manufacturing in 
a Heavy Manufacturing (M-2) district.  Although the 
name of the district implies heavy manufacturing is 
permitted by right, it is only permitted by special 
exception and only if the Planning Commission finds 
that the proposed use will not have any detrimental 
impacts on adjacent residents. This request is subject to an approval process set forth in section 6.303 of 
the Pontiac Zoning Ordinance. While Heavy Manufacturing is a broad category that includes many types 
of manufacturing, the applicant is specifically requesting to use the site for concrete crushing.  
 
Staff is recommending DENIAL due to the impacts on adjacent residential properties.  If the Planning 
Commission decides to approve the request, staff’s recommended conditions are provided at the 
conclusion of this staff report.   
 
Overview 

The site is developed and contains one building, material storage, and parking, all of which was 
approved by the Planning Commission in 2015. The site has been utilized for outdoor storage since it 
was approved for that use in 2015, the applicant is now requesting permission to use the site for 
crushing concrete. The applicant is not proposing any new buildings however, the concrete crusher itself 
has been added to the site.  The crusher is about 20 feet tall and is not visible from the right-of-way. The 
applicant is proposing an increase in buffer vegetation to protect nearby residents from negative off-site 
impacts, however, the proposed buffer does not appear to comply with the zoning ordinance 
requirements for “Type C” buffers.  

 
Proposal 

The applicant is proposing to use the existing manufacturing site with material storage for concrete 
crushing. The existing building on site is 13,000 square feet and there is a large parking area to the east.   

Quick Facts 

Zoning M-2 Heavy Manufacturing 

Request Site Plan Approval 
Proposed Use Concrete Crushing / Heavy 

Manufacturing 
Parcel Size 47.61 Acres  
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The applicant is proposing to place the concrete crusher in the center of the site where it will sit 320 feet 
from the north lot line, 680 feet from the west lot line, 1060 feet from the east lot line, and 900 feet 
from the south  lot line.  The crusher is less than 20 feet tall and elevations provided by the applicant 
demonstrate it will not be visible from off-site. The applicant is proposing 39 new trees to be placed 
along the west and north property lines to buffer the concrete crusher from adjacent residences.  

 
Standards of Approval (Section 6.303) and Analysis 

1. The proposed use shall be harmonious with the City of Pontiac Master Plan. 
 According to the most recent Master Plan, the subject site is located in a district that is intended for 

“Entrepreneurial: Industrial, Commercial & Green”. This district is intentionally flexible to “allow a 

greater range of uses and site configurations so that entrepreneurs, residents, neighbors, community 

groups, investors and other stakeholders might redevelop distressed properties.” This use 

classification includes industrial.  

 

2. The proposed use and appearance of the site shall be harmonious with the existing and intended 
character of the general vicinity.  
The appearance of the site should not change from what was approved in November of 2015.  The 

concrete crusher as proposed will not be visible from the right-of-way or neighboring properties.  The 

primary concern is with noise. Although the supplemental document provided by the applicant 

Figure 1: Aerial Image (Source: Oakland County) 
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indicates their testing shows decibel readings mostly within the acceptable range, the west property 

line is 680 feet from the concrete crusher and the applicant’s own readings suggest that at this range 

the crush will be between 56.8 and 58.2 decibels, which is above the 55-decibel maximum for noise 

at a common lot line with residences.  Furthermore, staff have received complaints regarding the 

noise and vibration on site.  The applicant has subsequently provided a narrative that states, “A 

noise level reading was also taken from behind a stockpile of material from a distance of 150 yards 

which generated readings of 49 dBA- less than the City’s Zoning Ordinance of 55 dBA.  Interpreting 

the data within the narrative suggested noise levels from behind both processed and raw material as 

in the case of our proposal to any adjacent residential properties would be in the 40 3BA range.”  

Although the stored material on site may buffer sound adequately enough to comply with the limits 

found in the zoning ordinance, there is no guarantee materials will be stored in the same amount 

and location at all times.  

 

3. The proposed use shall not change the essential character of the area or adversely affect the 
development of the surrounding neighborhood. 
The proposed use will not alter the essential character of the area which has developed into an 

industrial district with residential neighborhoods adjacent.  The proposed use may pose a risk to 

future development in the residential neighborhoods if the noise concerns are not addressed.    

 

4. The proposed use shall not be hazardous or disturbing to existing or future uses in the same general 
vicinity and will be a substantial improvement to the community as a whole.  
The proposed use generates noise in excess of the decibel limitations of the zoning ordinance.  There 

is a special concern for the adjacent residents directly to the west, but impacts may be felt in the 

residential neighborhoods to the south and north.  

 

5. Be served adequately by essential public facilities and services, such as highways, streets, police, fire 
protection, drainage structures, refuse disposal water and sewage facilities, and schools. 
The proposed use will not be a burden on essential public facilities and services.  The subject property 

fronts on E Columbia Ave, which is a Type A road suited for heavy commercial traffic.  The site plans 

have been reviewed by the Fire Department and the City Engineer to ensure the new use and existing 

buildings are appropriate for the location and will not present a fire hazard or an undue burden on 

utility services. 

 

6. Not involve uses, activities, processes, materials, and equipment or conditions of operation that will 
be detrimental to any person, property, or general welfare as a result of producing excess traffic, 
noise, smoke, fumes, glare, or odors out of proportion to that normally prevailing in the particular 
district. 
The primary nuisance of concern for this use is noise with secondary concerns.  According to the 

applicant’s measurements, the decibels generated by the concrete crusher exceed the maximum 

permitted at the property line.  For this reason, staff does not feel the proposed use is a good fit for 

this location.  
 
7. Maintain all proposed structures, equipment, or materials in a readily accessible manner for police 

and fire protection. 
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The site plans have been reviewed and approved by the Fire Department.  The site and structures on 

it will be readily accessible to police and fire protection.  

 

Summary 

A concrete crushing operation is not appropriate for this property because of its close proximity to 
several residential neighborhoods.  The applicant is proposing a new use of the site without any new 
buildings.  The proposed use generates sound that may become a nuisance to neighboring residents.  
Furthermore, the plans do not appear to meet the requirements for a “type c” buffer, despite the 
applicant’s ability.  Staff is recommending denial due to the impacts this use may have on the 
neighborhood.  

 

Recommendation 

Staff recommends DENIAL due to noncompliance with standards 2, 3, 4, and 6.   

If the Planning Commission were to consider approval of the Special Exception, staff recommends the 
following conditions: 

1. All conditions of the associated site plan review will be honored.  
2. The concrete crushing operation will comply with the noise limitations found in the zoning 

ordinance.  
3. A “Type C, Option 1” buffer with a six to eight-foot masonry wall will replace the screened fence 

on the entirety of the north property line, and along the entirety of the south property line, 
nearby to residential neighborhoods to the southeast and southwest of the subject site, 
excluding within any utility easement.  

4. One street tree for every 35 feet of frontage shall be added along E Columbia Ave.  
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SAMPLE MOTION TO APPROVE: 

I move to APPROVE the requested special exception permit for a concrete crusher at 225 E Columbia 
Avenue based on the findings of fact identified in the staff report and with the following conditions.  

1. All conditions of the associated site plan review will be honored.  
2. The concrete crushing operation will comply with the noise limitations found in the zoning 

ordinance.  
3. A “Type C” buffer with a six to eight-foot masonry wall (option one) will be provided at all 

property lines that abut residentially used or zoned land and along the entirety of the north 
property line and along the south property line if across from residential.  

4. One street tree for every 35 feet of frontage shall be added along E Columbia Ave.  

SAMPLE MOTION TO DENY: 

I move to DENY the requested special exception permit a concrete crusher at 225 E Columbia Avenue 
based on the following findings of fact: 

1. It does not meet standard ___ based on the fact that… 
 

SAMPLE MOTION TO POSTPONE 

I move to POSTPONE the requested special exception permit for a concrete crusher at 225 E Columbia 
Avenue until the regularly scheduled September 4, 2024 Planning Commission meeting for the following 
reason ____________________________________________.  
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TO:  Planning Commission 

FROM: Corey Christensen, Senior Planner 

DATE: August 2, 2024 

RE: ZMA 24-003:  94 and 104 Dwight Ave, 95 Mark Ave 
 
 
Executive Summary 
ZMA 24-003 is a request by Manhal Hwier to rezone three (3) 
parcels centered around the multifamily development at 94 
Dwight Avenue.  The applicant is requesting 95 Mark Ave, 94 
Dwight Ave, and 104 Dwight Ave be rezoned from R-2 Two Family 
Dwelling to R-3 Multiple Family Dwelling.  The applicant intends to 
renovate the property and continue using it for multifamily residential.  Under the R-2 zoning 
designation, multifamily residential uses with three or more units are prohibited. The applicant is 
requesting R-3 to continue operating the property as it has historically been operated.   
 
This item was previously heard by the Planning Commission on May 1st.  The Planning Commission 
moved to recommend approval of the rezoning of 94 and 104 Dwight Ave from R-2 to R-3, recommend 
denial of 95 Mark Ave from R-2 to P-1, and recommend denial of 196 Liberty from R-2 to P-1.  As a 
result, the applicant decided to revise their request and return to the Planning Commission.   
 

Staff is recommending 
approval with any 
potential conditions 
supplied by the 
applicant.  At this 
time, the applicant has 
not supplied any 
conditions.   
 
Overview and History 
These parcels, like 
most parcels in the 
area, are zoned 
residential.  94 Dwight 
Ave, 104 Dwight Ave 
and 95 Mark Ave are 
all zoned R-2 Two 
Family Zoning District. 
This classification is 
intended primarily for 
two-family residential.  
This zoning makes      

sense for the 

Quick Facts  
Existing Zoning R-1 and R-2 
Proposed Zoning R-3 and P-1 
Area  .78 acres  

Figure 1:  Location of Subject Parcels 
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neighborhood, which has developed as a single-family and duplex-style residential neighborhood.  
However, 94 and 104 Dwight was used for multifamily residential starting in 1930, the year this 
structure was built. 
 
The applicant met with city staff on multiple occasions to introduce their plans and solicit feedback.  At 
the most recent meeting, the applicant was informed that the P-1 Parking district prohibits overnight 
parking and parking for residential uses.   The applicant was encouraged to revise their request to not 

include any P-1 Parking 
districts.  The applicant 
removed 196 Liberty Street 
entirely and revised their 
request for 95 Mark to be R-3 
Multifamily Residential 
rather than P-1 Parking.  
With 196 Liberty Street 
removed all subject parcels 
are now contiguous and 
proposed to have the same 
zoning.  The applicant will 
need to secure a parking 
waiver or variance, and 
potentially a variance to 
reduce the required buffer 
width where 95 Mark is 
adjacent to residential.    
 
Location and Zoning 
Classification 
The location of the proposed 
rezoning can be seen in 
Figure 1 and its location 
within the zoning map can be 
seen in Figure 2. The 
neighborhood is primarily R-2 
Two Family Dwelling and R-1 
One Family Dwelling. The 
nearest multifamily zoned 
property is along the east 
side of Murphy Ave only one 
block to the West.  This block 
is all zoned R-3 Multiple 
Family Dwelling. 

In addition to the requested 
zoning designation being 

appropriate, the proposed use is appropriate for the area.  There are multifamily residential buildings 
along Murphy and further south on Dwight Avenue close to W Huron St. This property has been used for 
multifamily since at least 1930.  

Figure 3: Proposed Zoning 

Figure 2: Existing Zoning 

R-2 

R-3 

R-2 

R-1 

R-1 
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The R-3 district does not permit any new uses that may pose a risk to the character of the 
neighborhood.  The R-3 district does permit boarding houses and mixed-use buildings but only by special 
exception permit, giving the Planning Commission control over these uses.  

 
 

Standards of Approval 

When considering rezonings, the Planning Commission and City Council shall consider the following 
criteria.   
 
A. Consistency with the goals, policies and objectives of the Master Plan and any sub-area 
plans. If conditions have changed since the Master Plan was adopted, consistency with recent 
development trends in the area shall be considered. 
The Master Plan’s Future Land Use map classifies the subject property as “Traditional 
Neighborhood.”  This classification is intended to, “plan for traditional patterns of urban 
neighborhoods.  These areas allow a range of housing styles and guidelines seek to replicate 
Pontiac’s traditional neighborhood development pattern” Approval of this rezoning will be compliant 
with the Master Plan as it represents the redevelopment of a traditional Pontiac neighborhood.    
 
B. Compatibility of the site’s physical, geological, hydrological, and other environmental 
features with the uses permitted in the proposed zoning district. 
The property is not located within a floodplain or wetland.  The topography of the site is mostly level 
and there are no environmental features that would prohibit a multifamily use on site.    
 
C. Evidence the applicant cannot receive a reasonable return on investment through 
developing the property with one (1) or more of the uses permitted under the current zoning. 

Figure 4: Site Conditions (October 2021) 
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The structure would have to be demolished 
and rebuilt as a duplex to remain 
compliant with the zoning ordinance.  This 
is cost prohibitive.  
 
D. Compatibility of all the potential 
uses allowed in the proposed zoning 
district with surrounding uses and zoning 
in terms of land suitability, impacts on the 
environment, density, nature of use, traffic 
impacts, aesthetics, infrastructure and 
potential influence on property values. 
The R-3 district does introduce some new 
uses, such as boarding houses and mixed-
use buildings, but these require special 
exception permits which gives the planning 
commission control over the development 
of the site.  

 
E. The capacity of the City’s utilities 
and services are sufficient to accommodate the uses permitted in the requested district without 
compromising the health, safety, and welfare of the City. 
The City’s utilities and services are sufficient to accommodate the proposed use.  The site has 
previously operated as multifamily residential and the city’s utilities can accommodate the 
continuation of this use.  
 
F. The capability of the street system to safely and efficiently accommodate the expected 
traffic generated by uses permitted in the requested zoning district. 
The proposed use of the site is not changing from the historical use of the site.  Dwight Ave and Mark 
Ave are well suited to accommodate residential and multi-family traffic. 
 
G. The boundaries of the requested rezoning district are reasonable in relationship to 
surroundings and construction on the site will be able to meet the dimensional regulations for the 
requested zoning district. 
The applicant is requesting three (3) parcels be rezoned.   The properties proposed to be zoned for R-
3 would allow for the multi-family residential use and the associated parking lot.   
 
H. If a rezoning is appropriate, the requested zoning district is considered to be more 
appropriate from the City’s perspective than another zoning district. 
The applicant worked with City Staff to determine the appropriate zoning district for this property 
and the types of uses being proposed.  The R-3 zoning district was selected because it represents the 
least change necessary to permit multifamily residential.   
 
I. If the request is for a specific use, rezoning the land is considered to be more appropriate 
than amending the list of permitted or special land uses in the current zoning district to allow the 

Figure 4: Rendering of Proposed Parking Lot Layout 
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use. 
It would not be appropriate to amend the R-2 district to allow for multifamily residential. 
 
J. The requested rezoning will not create an isolated or incompatible zone in the 
neighborhood. 
There are R-3 zoned parcels nearby within this existing neighborhood.  
 
Staff Recommendation 
Staff recommends approval of the rezoning with any potential conditions supplied by the applicant.   
At this time, no conditions have been supplied by the applicant.  
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SAMPLE MOTION TO APPROVE: 
 
I move to RECOMMEND APPROVAL of the proposed rezoning of 95 Mark Ave, 94 Dwight Ave, and 104 
Dwight Ave from R-2 to R-3 based on the findings of fact identified in the staff report.  
 
SAMPLE MOTION TO DENY: 
 
I move to RECOMMEND DENIAL of the requested rezoning of 95 Mark Ave, 94 Dwight Ave, and 104 
Dwight Ave from R-2 to R-3based on the following findings of fact: 
 
1. It does not meet standard ___ based on the fact that… 
 
SAMPLE MOTION TO POSTPONE 
 
I move to POSTPONE the requested rezoning of 95 Mark Ave, 94 Dwight Ave and 104 Dwight Ave from 
R-2 to R-3 until the regularly scheduled September 4, 2024 Planning Commission meeting.  

 











94 Dwight  
Interior and Exterior Renderings





















 



 
 
 
 

COMMUNITY DEVELOPMENT DEPARTMENT 

 

 

TO:   Planning Commission 

FROM:   Mark Yandrick, Planning Manager 

DATE:  August 2, 2024 

RE:  Zoning Text Amendment: Window Transparency  

             

Executive Summary: 

The following is a City-initiated text amendment to improve the City’s aesthetics by requiring additional 
regulations in multi-family and commercial zoning districts to enhance the window transparency 
requirements and restrict blacking out and boarding up of windows. 

Staff recommends Planning Commission recommend APPROVAL of this item to City Council. 

Overview: 

The current code requires 40% transparency but the regulations primarily only apply to businesses 
seeking approval to operate and the code does not provide enough regulations for vacant properties or 
existing properties to have modified their facades. 
 
City staff are using the City’s 2014 Master Plan implementation strategy: 
Create pedestrian-friendly site design standards for all residential, commercial and mixed-use districts 
 
The current blackout and boarding up of windows, where there is no transparency, limits the pedestrian 
scale appearance of street frontages of the City.  This ordinance allows the City to work with property 
owners to correct many of these modifications that do not align with current and/or future goals to 
revitalize the City.   This also assists the City that buildings are not operating with uses that are not 
permitted or do not have proper Certificates of Occupancy. 
 
Staff Recommendation 
The Planning Commission is a recommending body for zoning text amendments.  The final decision lies 
with City Council. Staff recommends Planning Commission recommend APPROVAL to City Council. 
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Sample Motions 

SAMPLE MOTION TO APPROVE: 

I move to recommend APPROVAL of the Zoning Text Amendments for proposed changes of the zoning 
code outlined in the staff report. 
 

SAMPLE MOTION TO DENY: 

I move to DENY of the Zoning Text Amendments for proposed changes of the zoning code outlined in the 
staff report for the following reason(s):  ______________ 
 

SAMPLE MOTION TO TABLE: 

I move to TABLE of the Zoning Text Amendments for proposed changes of the zoning code as outlined in 
the staff report for the following reason(s):  ______________ 



1  

STATE OF MICHIGAN 
COUNTY OF OAKLAND 

CITY OF PONTIAC 

ORDINANCE NO.   
 

ZONING ORDINANCE TEXT AMENDMENT 

AN ORDINANCE TO AMEND THE CITY OF PONTIAC ZONING ORDINANCE TO ADD 
REQUIREMENTS FOR WINDOW TRANSPARENCY TO INCLUDE: 

ADD ARTICLE 4, CHAPTER 2, SECTION 4.207 REGARDING WINDOW TRANSPARENCY 
REQUIREMENTS. 

THE CITY OF PONTIAC ORDAINS: 

ADD ARTICLE 4, CHAPTER 2, SECTION 4.207 REGARDING WINDOW TRANSPARENCY 
REQUIREMENTS. 

A. Window Transparency Requirements. No more than 20% of ground floor level windows of 
all buildings located in the R-3, C-O, C-1, C-2, C-3, and C-4 districts may be opaque in 
appearance except as set forth in Sections 2.551 – 2.559. Windows in all districts must be 
maintained with glass or other permitted glazing materials. Boarding up or blocking windows 
with plywood, Masonite, particle board, or other lumber product is strictly prohibited except 
in the following situations: 

a. When necessary to prevent trespassing following damage by fire, tornado or other 
catastrophe for a reasonable period following said catastrophe not to exceed twelve 
(12) weeks unless extended by way of approval from the Planning Division for good 
cause shown. 

b. When authorized by law for the City or Waterford Township Fire Department to do so, 
or when the public health, safety and welfare are endangered by the condition of any 
such structure.  

c. When necessary during the building process prior to a Certificate of Occupancy being 
issued by the City.  



 
 
 
 

COMMUNITY DEVELOPMENT DEPARTMENT 
 

 
 

 TO:           Planning Commission  
 

FROM: Corey Christensen, Senior Planner 

DATE: August 2, 2024 

RE: Staff Report: Revision to the Approved Site Plans for 484 Auburn Ave. (14-33-205-034)  
 
 

 
Executive Summary 
The applicant for SPR 23-029 454 Auburn Ave previously received site plan approval from the Planning 
Commission for multifamily residential at this location on February 7, 2024.  The applicant is returning to 
the Planning Commission to receive approval for modifications to the proposed façade.    
 
Staff recommends the Planning Commission work with the applicant to find an alternative solution to 
prevent the long flat façade along Auburn Rd.  
 
Request 
The zoning ordinance requires private frontages with no front parking to comply with the standards in 
section 2.408.  Due to escalating building costs, the applicant needs to revise their plan in order to remain 
within their budget.  Some of the cost reduction will come from the exterior façade design.  The original 
design included balcony enclosures and burnished blocks around the base of the structure with brick 
around the midsection and composite panel siding along the top.   The applicant has revised this design 
to remove the enclosures around the balconies and the burnished block entirely.  The balconies will no 
longer have walls to each side, and the top balconies will no longer have roofs.  The amount of brick has 
also been reduced.  The applicant is proposing a larger variety of siding colors to compensate for the 
increased area composed of composite siding. The applicant is proposing to stagger the coloring of the 
composite to break up the long flat façade.  Rather than the setbacks created by the covered balconies 
as is found in the original design, the façade will now be flat but the juxtaposition between the brighter 
blue and green composite with the more muted grey composite is intended to create the appearance of 
a broken-up façade.   
 
The proposed design is compliant with the standards for streetfront facades found in section 2.408 of the 
zoning ordinance. The height, area, placement, and setbacks of the proposed structure will not be altered 
as part of this request.  The applicant is only seeking approval for the revised façade design.   
 
 
Case History 
Planning Staff encouraged building offsets when staff met with the applicant in the pre-application 
meeting.   Constructing a five (5) story building on Auburn Road around where many 1-2 story commercial 
and residential buildings exists outlined a change to the  
 
The applicant’s original façade design was reviewed by the Planning Commission and approved on 
February 7th, 2024.  The minutes indicate the Planning Commission spoke approvingly of the proposed 
design and complimented the applicant on their selection of materials and the aesthetic quality of the 
façade renderings.  On March 22nd, 2024 the Final Site Plans for this project were approved by City Staff 
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with the same façade design as viewed by the Planning Commission. On July 12, 2024, the applicant 
reached out to City Staff to request an amended approval for a new façade design.  Staff reviewed the 
proposed design on Tuesday, July 29th and determined the alterations were significant enough to justify 
bringing the request to the Planning Commission.  
 
Amendments 
In the zoning code, staff can approve minor changes to a Preliminary Site Plan. However, this façade 
change is significantly different than what was presented to Planning Commission, which is why is 
deferring this amendment to Planning Commission for their review. 

 

 
 
Relevant Regulations 
Section 2.408 provides the design requirements for street front facades.  
 
Section 6.207(C) Revisions to Approved Site Plans provides the process for approving revised site plans:  
 

Figure 1: Original Approved Facade 
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 Section 6.207(C) Revisions to Approved Site Plans. Minor revisions to an approved site plan may be 
administratively reviewed by the zoning administrator, provided that such changes do not materially 
alter the approved site design, intensity of use or demand for public services. Revisions to an 
approved site plan that are not considered by the planning administrator to be minor shall be 
reviewed by the Planning Commission as an amended site plan, following the procedures 
of Section 6.204 and the criteria of Section 6.205.  

 
 
Staff Recommendation 
Staff recommends the Planning Commission work with the applicant to find an alternative solution to 
prevent the long flat façade along Auburn Rd that softens the effect of a five (5) story building to adjacent 
property owners.  
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COMMUNITY DEVELOPMENT DEPARTMENT 

 

 
TO: Planning Commission 

FROM: Corey Christensen, Senior Planner 

DATE: July 31, 2024 

RE: Preliminary Site Plan: Heavy Manufacturing, 225 E Columbia Ave.  

 

 
Executive Summary 

SPR 24-020 is a request for site plan approval by Mario Vano, on 
behalf of JADC Ventures, LLC, to allow for concrete crushing at 
225 E Columbia.  The site is developed and contains one 
building, material storage and parking all of which was 
approved by the Planning Commission in 2015. The applicant is 
not proposing any new buildings, instead, they are proposing to 
use the site for concrete crushing which is a special exception 
use.  Special Exceptions are required to get site plan approval as 
part of the special exception approval.  The applicant is 
proposing an increase in buffer vegetation to protect nearby 
residents from negative off site impacts, however, the proposed buffer does not appear to meet the 

requirements for “Type C” 
buffers.  
 
Staff reviewed the initial site 
plans and determined the site is 
grandfathered and therefore no 
alterations to the façade of the 
building are required.    
Staff recommends the proposed 
site plan be DENIED due to the 
fact that staff is recommending 
denial of the associate special 
exception request.  
 
Proposal 
The applicant is proposing to use 
the existing manufacturing site 
with material storage for 
concrete crushing. The existing 
building on site is 13,000 square 
feet and there is a large parking 

Quick Facts 

Zoning M-2 Heavy 
Manufacturing 

Request Site Plan Approval 
Proposed 
Use 

Concrete Crushing / 
Heavy 
Manufacturing 

Parcel Size 47.61 Acres  

Figure 1: Aerial of the Existing Site 
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area to the east.   The applicant is proposing to place the concrete crusher in the center of the site 
where it will sit 320 feet from the north lot line, 680 feet from the west lot line, 1060 feet from the east 
lot line, and 900 feet from the front lot line.  The crusher is less than 20 feet tall and elevations provided 
by the applicant demonstrate it will not be visible from off-site. The applicant is proposing 39 new trees 
to be placed along the west and north property line to buffer the concrete crusher from adjacent 
residences.  
 
Background 
The applicant received site plan approval for an outdoor storage yard on November 4, 2015.  The 
original site plan was approved on the condition, “a berm extends along the west, north and south sides 
of the site inasmuch as the existing concrete foundation on the north side will allow.”  These berms 
were added to the site.  Staff met with the applicant on May 16, 2024 for a preapp meeting.  Staff 
informed the applicant of concerns regarding noise at this meeting.  
 
Staff Review 

Staff conducted a review of the site plans on July 2, 2024, and provided feedback to the applicant.  Since 
the site plans were approved on November 5, 2015, and the only change proposed is the new use of the 
site, nearly everything is grandfathered.    
 
Items identified in bold below are the deficiencies in the site plan that must be addressed prior to 
issuing any approval.  
 
Dimension and Development Standards – Article 2 Chapter 3 

2.313 M-2 GENERAL INDUSTRIAL DISTRICT – The existing building on site meets all the required setbacks 
with 178.4 feet in the front, 440 feet to the west side, 1200 feet to the east side, and 736 feet to the 
rear.  The proposed concrete crusher also meets the setbacks as identified earlier.  
 

Private Frontage Design Standards – Article 2 Chapter 4 
2.408 STREETFRONT – The existing structure appears to comply with the requirements for streetfront 
facades, however, the front façade is grandfathered regardless.  The existing structure appears to utilize 
split face block and meets the 40% transparency requirements.  The proposed concrete crusher does 
not need to meet any of these requirements.    
 
Development Standards for Specific Uses – Article 2 Chapter 5 

2.518 MANUFACTURING AND PROCESSING (HEAVY) – The ordinance states that heavy 
manufacturing facilities, such as the one proposed, are permissible, “only if, in the opinion of the 
Planning Commission, adequate conditions exist or can be imposed that will make such uses 
compatible with the purposes of this ordinance and will minimize impacts on residential 
neighborhoods.”  In the opinion of Planning Staff this request does not provide adequate 
conditions to protect the neighboring residents.  Staff have received complaints from neighbors 
regarding the noise.  

 
Generally – Article 4 Chapter 2 

4.202 ACCESS MANAGEMENT – There are no proposed changes to the access of the site.  The site is 
primarily accessed off E Columbia Ave, with a restricted access to the rear along Cambridge St.   
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Parking – Article 4 Chapter 3 
4.303 PARKING REQUIREMENTS –  The existing parking lot is grandfathered and the parking 
requirement is not modified by the addition of a concrete crusher.  The previous plans were 
approved with parking spaces of an adequate size.  There are over 811 parking spaces on site.  
 
Landscaping and Buffering – Article 4 Chapter 4 

4.405 BUFFER REQUIREMENTS – The applicant is proposing an 8 foot tall chain link fence with privacy 
slats and the addition of 39 trees to the west and north property line.  The ordinance requires a 
“Type C” buffer where adjacent to residential.  To comply with the requirements for Type C buffers 
the applicant must provide a masonry wall with three (3) deciduous trees and eight (8) shrubs for 
every 100 lineal feet.  The plans should be revised to comply with this requirement and calculations 
should be included showing the required number of trees are provided.  

 

Exterior Lighting – Article 4 Chapter 5 

Details on the existing exterior lighting were not provided.  It is unclear if the site meets the 
requirements for shielding, light intensity, and type of fixture, however, the lighting as it exists is 
grandfathered. 
 

Low Impact Development Standards – Article 4 Chapter 6 

There are no natural features on site that need to be protected and according to FEMA there are no 
protected wetlands or floodplains that impact development on the site.  
 
Performance Standards – Article 4 Chapter 7 

4.704 NOISE AND VIBRATION – Although the supplemental document provided by the applicant 
indicates their testing shows decibel readings mostly within the acceptable range, the west 
property line is 680 feet from the concrete crusher and the applicant’s own readings suggest that 
at this range the crush will be between 56.8 and 58.2 decibels, which is above the 55 decibel 
maximum for noise at a common lot line with residences.  Furthermore, staff have received 
complaints regarding the noise and vibration on site.  

 
Standards for Approval 

In reviewing an application for any type of site plan, the planning commission shall find the 
proposed development complies with the general standards in the zoning ordinance.  The following 
are staff’s comments on each standard: 
 
1. Circulation – The site would appear to be sufficient for traffic and pedestrian circulation.  There 

are three (3) access drives, one off of E Columbia and one off of Cambridge St.  One parking lot is 
to the east of the material yard.  The existing layout of the site is grandfathered.    

2. Buildings – The existing building would not appear to present any adverse impacts on adjacent 
properties.  The use of the site as a concrete crushing operation may have negative impacts on 
adjacent properties.  The plans should be revised to provide a masonry wall and the required 
vegetation to serve as a buffer.   
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3. Natural Features – There are no existing natural features on site in need of preservation or 
buffering.  

4. Site Layout and Screening – The plans should be revised to provide a masonry wall and the 
required vegetation.   

5. Compliance with the Zoning Ordinance – The proposed concrete crusher appears to comply 
with the zoning ordinance requirements except for noise and buffering.  

 
Summary  

The material storage yard was approved by the Planning Commission in November, 2015 but did not 
include approval of the use of a concrete crusher and the applicant confirmed that during the public 
hearing that the approval did not include the use of the concrete crusher.  
 
While the structure and layout of the site appear to be suitable for the addition of a concrete 
crushing operation, the sound generated appears to exceed the maximum decibel requirements of 
the zoning ordinance and furthermore, neighbors have already complained about the noise levels.  
The proposed site plan does not provide adequate buffering from adjacent residences.  The 
proposed landscaping is neither compliant with the minimum zoning ordinance standards for “type 
c” buffers nor is it sufficient to address the noise concerns of nearby residents.  If the Planning 
Commission decides to approve this site plan it should be on condition that option one of the “type 
c” buffers be provided  
 
Staff Recommendation 

Staff recommends DENIAL of the preliminary site plan due to noncompliance with Standard #4, Site 
Layout and Screening. 
 
If Planning Commission wants to consider the preliminary site plan approval after the Special 
Exception Approval, they may consider approval with the following recommended conditions: 

1. All conditions of the associated special exception request will be honored.  
2. A “Type C, Option 1” buffer, with a six to eight-foot masonry wall will be provided at all 

property lines that abut residentially used or zoned land and along the entirety of the north 
property line and along the south property line where across from residential.  

3. The concrete crushing operation will comply with the noise and vibration requirements of the 
zoning ordinance.  
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SAMPLE MOTION TO APPROVE: 
 
I move to APPROVE the requested site plan for a concrete crushing operation at 225 E Columbia Avenue 
based on the findings of fact identified in the staff report and with the following conditions: 

1. All conditions of the associated special exception request will be honored.  
2. A “Type C” buffer with a six to eight-foot masonry wall (option one) will be provided at all 

property lines that abut residentially used or zoned land and along the entirety of the north 
property line and along the south property line where across from residential.  

3. The concrete crushing operation will comply with the noise and vibration requirements of the 
zoning ordinance.  

 
SAMPLE MOTION TO DENY: 
 
I move to DENY the requested site plan for a concrete crushing operation at 225 E Columbia Avenue 
based on the following findings of fact: 
 

1. It does not meet standard ___ based on the fact that… 
 
SAMPLE MOTION TO POSTPONE 
 
I move to POSTPONE the requested site plan for a concrete crushing operation at 225 E Columbia 
Avenue until the regularly scheduled September 4, 2024 Planning Commission meeting for the following 
information ____________________.  
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GENERAL LANDSCAPE NOTES
1.  LANDSCAPE CONTRACTOR SHALL VISIT SITE, INSPECT EXISTING CONDITIONS
  AND REVIEW PROPOSED PLANTING AND RELATED WORK. IN CASE OF
   DISCREPANCY BETWEEN PLAN AND PLANT LIST, THE PLAN SHALL
   GOVERN QUANTITIES. CONTACT THE LANDSCAPE ARCHITECT WITH ANY
   CONCERNS.
2. THE CONTRACTOR SHALL VERIFY LOCATIONS OF ALL ON-SITE UTILITIES
   PRIOR TO BEGINNING CONSTRUCTION ON HIS/HER PHASE OF WORK. ANY
   DAMAGE OR INTERUPTION OF SERVICES SHALL BE THE RESPONSIBILITY
   OF THE CONTRACTOR.
3. THE CONTRACTOR SHALL COORDINATE ALL RELATED ACTIVITIES WITH
   OTHER TRADES, AND SHALL REPORT ANY UNACCEPTACBLE SITE CONDITIONS
   TO THE OWNER'S REPRESENTATIVE PRIOR TO COMMENCEMENT.
4. PLANTS SHALL BE FULL, WELL-BRANCHED, AND IN HEALTHY VIGOROUS
   GROWING CONDITION.
5. PLANTS SHALL BE WATERED BEFORE AND AFTER PLANTING IS COMPLETE.
6. ALL TREES MUST BE STAKED, FERTILIZED AND MULCHED AND SHALL BE
   GUARANTEED TO EXHIBIT A NORMAL GROWTH CYCLE FOR AT LEAST ONE (1)
   YEAR FOLLOWING PLANTING.
7. ALL MATERIAL SHALL CONFORM TO THE GUIDELINES ESTABLISHED IN THE MOST
   RECENT EDITION OF THE "AMERICAN STANDARDS FOR NURSERY STOCK".
8. CONTRACTOR WILL SUPPLY FINISHED GRADE AND EXCAVATE AS NECESSARY TO
  SUPPLY PLANT MIX DEPTH IN ALL PLANTING BEDS AS INDICATED IN PLANT DETAILS
   AND A DEPTH OF 3" IN ALL LAWN AREAS.
9. PROVIDE CLEAN BACKFILL SOIL, USING MATERIAL STOCKPILED ON-SITE. SOIL
   SHALL BE SCREENED AND FREE OF DEBRIS, FOREIGN MATERIAL, AND STONE.
10. SLOW-RELEASE FERTILIZER SHALL BE ADDED TO THE PLANT PITS BEFORE
   BEING BACKFILLED. APPLICATION SHALL BE AT THE MANUFACTURERS RECOMMENDED
   RATES.
11. AMENDED PLANT MIX (PREPARED TOPSOIL) SHALL CONSIST OF 1/3 SCREENED TOPSOIL,
    1/3 SAND, AND 1/3 "DAIRY DOO" COMPOST, MIXED WELL AND SPREAD TO A DEPTH AS
    INDICATED IN PLANTING DETAILS.
12. ALL PLANTINGS SHALL BE MULCHED WITH SHREDDED HARDWOOD BARK, SPREAD TO
   A DEPTH OF 3" FOR TREES AND SHRUBS, AND 2" ON ANNUALS, PERENNIALS, AND
   GROUNDCOVER PLANTINGS. MULCH SHALL BE FREE FROM DEBRIS AND FOREIGN
   MATERIAL, AND PIECES ON INCONSISTENT SIZE.
13. NO SUBSTITUTIONS OR CHANGES OF LOCATION, OR PLANT TYPE SHALL BE MADE
   WITHOUT THE APPROVAL OF THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE.
14. THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED OF ANY DISCREPANCIES BETWEEN
   THE PLANS AND FIELD CONDITIONS PRIOR TO INSTALLATION.
15. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING ALL PLANT
   MATERIAL IN A VERTICAL CONDITION THROUGHOUT THE GUARANTEED PERIOD.
16. THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE SHALL HAVE THE RIGHT
   TO REJECT ANY WORK OR MATERIAL THAT DOES NOT MEET THE REQUIREMENTS OF
   THE PLANS AND/OR SPECIFICATIONS.
17. THE LANDSCAPE CONTRACTOR SHALL SEED AND MULCH OR SOD (AS INDICATED ON
   PLANS) ALL AREAS DESIGNATED AS SUCH ON THE PLANS, THROUGHOUT THE CONTRACT
   LIMITS. FURTHER, THE CONTRACTOR SHALL BE RESPONSIBLE FOR RESTORING AREAS
   DISTURBED DURING CONSTRUCTION, NOT IN THE CONTRACT LIMITS, TO EQUAL OR
   GREATER CONDITION.
18. ALL LANDSCAPE AREAS SHALL HAVE PROPER DRAINAGE THAT PREVENTS EXCESSIVE
    WATER FROM PONDING ON LAWN AREAS OR AROUND TREES AND SHRUBS.
19. ALL LANDSCAPE AREAS SHALL BE IRRIGATED WITH AN AUTOMATIC UNDERGROUND
   SYSTEM.
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AB 14

PLANT SCHEDULE
QTYKEY BOTANICAL/COMMON NAME SIZE SPACING ROOT

B&BSEE PLAN

COMMENT

6-8' HT FULL TO GROUND

Black Hills Spruce
Picea glauca 'Densata'PG 16 B&BSEE PLAN6-8' HT FULL TO GROUND
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Pinus strobusPS 9 B&BSEE PLAN6-8' HT FULL TO GROUND
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MULCH

EVERGREEN TREE PLANTING DETAIL
NTS

NOTES:
REMOVE TOP LAYER OF DIRT FROM BALL TO
EXPOSE FIRST WOODY ROOT. PLANT TREE TO A
DEPTH EQUAL TO THE BOTTOM OF THE
ROOTBALL TO WHERE THE TOP OF FIRST
WOODY ROOT IS AT GRADE, OR SLIGHTLY
HIGHER THAN THE FINISH GRADE UP TO 6"
ABOVE GRADE, IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY SOILS

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MULCH 3" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
AROUND BASE OF TREE.

USE 3 HARDWOOD STAKES
PER TREE, 36" ABOVE GROUND
FOR UPRIGHT, 18" IF ANGLED.
DRIVE STAKES INTO UNDISTURBED
SOIL 6-8" OUTSIDE ROOTBALL
TO A DEPTH OF 18" BELOW
TREE PIT. REMOVE AFTER ONE
(1) YEAR. WIRE OR ROPE THROUGH
A HOSE SHALL NOT BE ALLOWED.

STAKE TREES APPROXIMATELY
MID-TRUNK USING 2-3" WIDE
BELT-LIKE NYLON OR PLASTIC
STRAPS. CONNECT FROM TREE
TO STAKE OPPOSITE. ALLOW FOR
SOME FLEXING. REMOVE AFTER
ONE (1) YEAR.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/2 OF
ROOTBALL

MOUND TO FORM 3" EARTH SAUCER

NOTE:
GUY EVERGREEN TREES ABOVE
12' IN HEIGHT, STAKE TREES BELOW
12' IN HEIGHT

TREE PIT = 3X
ROOTBALL WIDTH

PLANTING MIX TO BE AMENDED PER
SITE CONDITIONS AND REQUIREMENTS
OF THE PLANT MATERIAL

SCARIFY SUBGRADE AND PLANTING
PIT SIDES. RECOMPACT PIT BASE TO
4" DEPTH

Part of the NW 1/4
of Section 16 & Part of the
NE 1/4 of Section 17,
T.3 N, R.10 E,
City of Pontiac,
Oakland County, MI

CDM Leasing
12955 23 Mile Road
Shelby Twp, MI 48315

Contact:
Mr. Chris Cousino
Phone: (586) 254-4367
Email:
ccousino@deiproperties.com

Dani's Transport North -
Former MFD 25 Site

June 4, 2024

1" = 80'

SITE

A
V

EN
UE

BA
LD

W
IN

 A
V

EN
UE

E. COLUMBIA AVENUE

LOCATION  MAP
N.T.S.

E. MONTCALM STREET

NF

N

S

W E

N
. G

LE
N

W
O

O
D

E. BEVERLY AVENUE

SA
G

IN
A

W

GENERAL MOTORS
COMPLEX

HI
G

HW
O

O
D

 B
O

UL
EV

A
RD

I677-01

RAW CONCRETE
STOCKPILE
MIN HT 15'
AVG HT 25'

CRUSHED CONCRETE
STOCKPILE

EXISTING CHAIN LINK FENCE

EXISTING CHAIN LINK FENCE

EXISTING CHAIN LINK
FENCE W/ PRIVACY SLATS

EXISTING CHAIN LINK
FENCE W/ PRIVACY SLATS
EXISTING CHAIN LINK
FENCE W/ PRIVACY SLATS

EXISTING DECIDUOUS TREES
TO REMAIN

INSTALL PRIVACY SLATS
ON EXISTING CHAIN LINK
FENCE, TYPICAL

EXISTING DECIDUOUS TREES
TO REMAIN

EXISTING EVERGREEN TREES
TO REMAIN. CONTRACTOR
SHALL ASSESS THE HEALTH OF
EXISTING EVERGREEN TREES
AND REPLACE AS NEEDED.

EXISTING EVERGREEN TREES
TO REMAIN. CONTRACTOR
SHALL ASSESS THE HEALTH OF
EXISTING EVERGREEN TREES
AND REPLACE AS NEEDED.

EXISTING VEGETATED BERM
TO REMAIN (APPROX 10-12' HT)

EXISTING VEGETATED BERM
TO REMAIN (APPROX 18' HT)

EXISTING VEGETATED BERM
TO REMAIN (APPROX 10' HT)

5-AB
5-PG

9-AB
1-PG
1-PS

1-PG

9-PG

1-PS

PROPOSED TREES SHALL HAVE
IRRIGATION BAGS PLACED AT
ROOTBALL AFTER PLANTING
FOR A PERIOD OF ONE FULL
GROWING SEASON TO ENSURE
VIABILITY

LOW-GROW LAWN MIX:
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDROSEEDED
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COMMUNITY DEVELOPMENT DEPARTMENT 

 

 
TO: Planning Commission 

FROM: Corey Christensen, Senior Planner 

DATE: August 1, 2024 

RE: Preliminary Site Plan: Personal Service Establishment/Retail, 148 E Howard St.  

 

 
Executive Summary 

SPR 24-024 is a request for site plan approval from Nathan 
Stephenson to allow for a personal service facility and retail 
tenant spaces at 148 E Howard St. The previous structure on 
the site suffered a fire and was ticketed as a “Dangerous 
building” by the City of Pontiac Code Enforcement team in June 
of 2023.  The applicant subsequently applied for and received a 
rezoning to C-1 Local Business to allow for redevelopment of 
the site.  The applicant is now proposing a single structure with 
three tenant spaces.   
 
Staff recommends the Planning Commission review the proposed site plans and provide feedback to the 
applicant in preparation for the September 4th Planning Commission meeting.    

 
Proposal 
The applicant is proposing 
a new single story retail 
building. The footprint of 
the building is 4,900 
square feet with some 
parking to the east and 
the rest of the parking 
proposed for across E 
Howard St.   The structure 
will have three tenant 
spaces that are currently 
proposed to be used as a 
barber shop, laundromat, 
and banquet space for less 
than 50 persons.    
 
 
 

Quick Facts 

Zoning Local Business C-1 
(P-1 Parking Area) 

Request Preliminary Site Plan 
Approval 

Proposed 
Use 

Personal Service 
Establishment/Retail 

Parcel Size 24,829 Sq. Ft.  

Figure 1: Aerial of the Existing Site 
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Background 
 
Code enforcement first identified a dangerous building on site on June 26, 2023.  The owner was 
notified and encouraged to begin the process of acquiring all the permits and approvals necessary to 
bring the structure and property into operational and code-compliant condition. The applicant was 
informed he would need to rezone the property and receive site plan approval for the new building.   
 
The subject property was rezoned on January 3, 2024 by the Pontiac City Council.  The two parcels south 
of E Howard Street, 14-28-104-009 and 14-29-239-018, were rezoned from R-2 to C-1 Local Business 
while the two parcels north of E Howard Street, 14-28-103-017 and 14-28-103-016, were rezoned from 
R-2 to P-1 Parking.  The applicant submitted their site plan application on June 18, 2024.  
 

 
Figure 2: Proposed Site Plan 

Staff Review 

Staff conducted a review of the site plans on July 30, 2024, and provided feedback on lighting, 
landscaping, and parking to the applicant.  Items identified below are the deficiencies in the site plan 
that must be addressed prior to issuing any approval.  
 

1. The site plans should be revised to include the setbacks on the site plan page.  

2. The two C-1 Local Business District parcels must be combined and the two P-1 Parking 



Site Plan Review, SPR 24-024           Staff Report by: Corey Christensen 
Personal Service Establishment and Retail, 148 E Howard St.   August 1, 2024 
 

3 
 

District parcels must be combined.  Approval of these combinations should be a condition of 
any future motion to approve.  

3. More information is needed on the plans to verify compliance with the frontage design 
standards.  What are the proposed materials, what is the percent coverage for each 
material, what is the percent transparency, and will there be any mechanical equipment or 
service areas visible from the right-of-way? 

4. Parking lots in the P-1 district must be setback 25 feet from the right-of-way when sharing a 
street with residential.  The parking area will need to be set back from both Gingell Court 
and E Howard St. by 25 feet.  

5. Parking lots in the P-1 district must maintain a “Type B” buffer where adjacent to 
residential.  A “Type B” buffer is either a six-foot masonry wall or two (2) deciduous trees, 
eight (8) evergreen trees, and twelve (12) shrubs per 100 lineal feet of frontage. 

6. Will the second approach off East Howard Street (westernmost approach) be removed? 

7. Will a crosswalk be provided for pedestrian movement across E Howard Street from the 
parking lots to the place of business?  

8. Please identify on the plans what color the parking lot will be striped with. The ordinance 
permits yellow or white. 

9. Please verify on the plans how the parking areas will be paved. 

10. A Type A buffer is required where the C-1 Local Business parcels are adjacent to residentially 
zoned parcels. A “Type A” buffer can either be a six-foot masonry wall with a five-foot 
landscaped buffer space that includes two (2) deciduous trees for every 100 lineal feet, or 
no wall and a ten (10) foot landscaped buffer with one (1) deciduous tree, six (6) evergreen 
trees, and eight (8) shrubs for every 100 lineal feet.  

11. All parcels must provide one (1) tree for every 30 feet of street frontage.  

12. It is unclear from the plans if any exterior lighting is proposed.  Schematics of the lights must 
be provided. 

13. Photometrics are not required at this time but will be required at the Final Site Plan stage. 
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Standards for Approval 
In reviewing an application for any 
type of site plan, the planning 
commission shall find the proposed 
development complies with the 
general standards in the zoning 
ordinance.  The following are staff’s 
comments on each standard: 
 
a. Circulation. The site is existing and 
there is a proper relationship between the 
existing streets and highways and the 
subject parcel.  The parking plan will need 
to be revised to provide parking spaces of 
the appropriate dimensions.   

b. Buildings. The buildings and structures 
proposed to be located upon the premises 
are so situated as to minimize adverse 
effects upon owners and occupants of 
adjacent properties. 

c. Natural Features. There are no existing 
natural features in need of protection.  

d. Site Layout and Screening. The site layout is existing and grandfathered.  No screening is 
required because the parcel does not abut a residential use or zoning district.  

e. Compliance with the Zoning Ordinance. Site Plans must be revised to address the deficiencies 
identified in this staff report.  

 
Summary  

The structure and layout of the site appear to be suitable for the proposed use and there are no 
major risks to the public health, safety, and welfare.  However, there are some ordinance 
compliance deficiencies that need to be addressed prior to bringing this forward to the Planning 
Commission for a formal decision.   
 
Staff Recommendation 

Staff recommends the applicant address the above items, along with any Planning Commission 
feedback, and plans be resubmitted by Thursday, August 15 to be considered for the September 4 
Planning Commission meeting.  

 
 
 
 

Figure 3:  Proposed Landscaping Plan 
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