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ALPINE TOWNSHIP PLANNING COMMISSION
REGULAR IUEETING

April21,2022

22.22 CALL TO ORDER / APPROVAL OF THE REGULAR MEETING MINUTES OF

MARCH 17,2022 AND THE / PUBLIC COMMENT ON NON.AGENDA ITEMS
The Alpine Township Planning Commission held its regular meeting on March 17,2O22 al7:00
p.m. at the Alpine Township Center, 5255 Alpine Avenue NW, Comstock Park, Ml 49321.

Present: Chair Steve Thome, Vice Chair Chuck Jakems, Secretary Lisa Frizzell, Tom Griswold

and Gary Potter. Ron Cordes and Dawn Swafford were absent. Planner Susan Becker and

recording secretary Barb Griswold were also present. Thome called the meeting to order at 7:00
p.m. with the Pledge of Allegiance.

APPROVAL OF MINUTES
Jakems moved, with support from Griswold to approve the minutes of the Regular Meeting of
the Alpine Planning Commission on March 17 ,2022.
Ayes: 5 Nays: 0 Motion Carried

Chair Thome opened the meeting up for Public Comment on any non-agenda items. No

comments were received.

22-23 PUBLIC HEARING: EL BURRITO LOCO HAS REQUESTED A SPECIAL
LAND USE ANO SITE PLAN APPROVAL TO CONSTRUCT A RESTAURANT
wlTH OUTDOOR PATIO ALCOHOL SERVICE AT 4694, 4720 AND PART OF
4732 ALPINE AVENUE.

Jakems recused himself due to conflict of interest and sat in the audience

Thome stated his brother-in-law is one of the owner's selling the land to El Burrito, but there is
no conflict of interest for him to hear and vote on the proposed special land use request.

Planner Becker gave her review for a Special Land Use and site plan approval to allow for the
construction of a restaurant with outdoor patio with alcohol service. The proposed approximate
1.9-acre property is a combination of properties addressed 4694 Alpine Avenue, 4720 Alpine

Avenue and pan of 4732 Alpine Avenue and all are zoned C-2, Commercial

The subject property is master planned and zoned for commercial purposes. The request

involves moving El Burrito's current operations at 4174 Alpine Avenue to this location. The

applicant also intends to purchase the home addressed 767 Marlene Street and to continue to
use the commercially-zoned property as a residence. Sunounding properties are planned and

zoned for commercial purposes. To the north, is the Mr. Burger restaurant, to the south
Marlene Street (private) and two homes, and to the east is vacant.

Outdoor alcohol service is a special land use in the C-2 district. lt is a special land use to
ensure it is designed in such a way as to minimize disruption to adjoining property owners. ln

order to approve the requested Special Land Use, the Planning Commission must find that the



proposed use meets the six standards of Section 21.02(h). Becker reviewed the Special Use
Standards for the Commissioners.

As is required, the applicant also illustrates an access easement to the east to connect to the
future Alpine Church Street extension. El Burrito Loco or the subsequent owner will be
responsible for the costs of future grading and vehicular connection to the east.

There are 56 parking spaces which meets the required minimum of Section 19.07(d)(24) for a
3,800-square foot restaurant with 138 indoor seats. The 40 outdoor seats are not taken into
account. The parking aisle at the southwest portion of the parking lot appears to be too narrow
and a site plan will need to be revised with the parking lot expanded a few feet to the east to
accommodate the required aisle width.

Becker said the Township Engineer recommended the applicant provide some sort of barrier at
the east side of the parking lot to prevent vehicles from accidently entering the storm water
basin. The barriers may include curb stop blocks or a guard rail of some sort.

The proposed 3,800-square foot building conforms to the front, rear and side setbacks (there

are 2 front yards and therefore 2 building facades). The overall architectural design of the
building meets the standards of Section 2.44 as it has varied architectural details and is of a
pedestrian scale. The location of the patio on the west side of the building facing Alpine Avenue
minimizes any noise to the neighboring two residences.

Becker stated Section 12.04(f) requires a greenbelt adjacent to non-conforming residential uses
(10-feet wide to the north). The existing shrub row illustrated on the site plan is on the
residentially-used property addressed 767 Marlene Street. Section 2.16 states in part: if
waived in writing by adjacent residential property owners, the greenbelt may be omitted or a
fence substituted for the greenbelt. The Commission must decide what the appropriate
application of a greenbelt is in this instance.
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The creation of lhe proposed lot requires a land combination and land division. The balance of
4732 Alpine Avenue, zoned C-2 has to be "glued" to 4810 Westgate Drive, which is zoned R-3,
High Density Residential to gain the needed road frontage. The property will remain a dual-
zoned property until it develops.

Becker stated all storm water will be routed to a storm water pond proposed in the rear. The
pond's outlet at the north end flows into a surface depression off site that flows northeast into

Strawberry Creek. The building will connect to public water and sanitary sewer.

Per direction from MDOT and Alpine Township, the applicant explored a shared driveway with
Mr. Burger to the north and Mr. Burger declined. Vehicular connection to the south is not
allowed since the property owner of Marlene Street (private) denied access also. \Mthout a
shared driveway, the Township's access management standards requires cross access
connections [Section 18.06(b)]. A 24-foot wide access easement will need to be extended to
the north property line. Extension involves physical construclion now and in the future and a
recorded access easement document.
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The illustrated landscaping materials and amounts are acceptable. The lighting levels on the
photometric plan as presented are acceptable. Fixture cut sheets must be provided for the wall-
mounted exterior lighting to demonstrate the fixtures are full cut-off fixtures.

Jeff Schut, Engineer for the applicant said they do plan to inigate the landscaped areas on the
property. The HVAC equipment will be located on the roof above the kitchen area behind a
parapet walls to help screen the equipment.

Mr. Schut said they can expand the driveway widths on the southwest comer so the parking lot
will not be too narrow and meet the ordinance requirements.

Motion made to open the Public Hearing by Frizzell, supported by Griswold.
Ayes: 4 Nays: 0 Motion Carried

Mike Wahlfield, 6665 Wahlfield Avenue said he not at the meeting as a Township representative
(Trustee) but as a property owner. He said he feels fences make good neighbors and a key
item is a privacy fence on the north side of Mariene Street. Mr. Wahlfield said when Speedway
Gas Station went in, they requested a fence from them and that has worked well showing
Marlene Street as a private street.

Mr. Wahlfield said his mom lives at 749 Marlene Street and she is looking for a bit more privacy

from the proposed business and having patrons of the business walking through her backyard.
She would like a berm in place to help with privacy.

A leiler was shared the Commissioners from Jeanette Wahlfield, 749 Marlene Street and Ms.

Wahlfield stated she would like a fence to be placed on the north said of Marlene Street, similar
to the one Speedway Gas Station put up and for the fence to extend to the first residential
property lot line. She would like a berm built on the south and east side of the new retention
pond to add a natural barrier between the proposed restaurant and her property.

Ms. Wahlfield stated she understands the home next to hers has been purchased by El Burrito
and she requests that only direct employees of El Bunito and their family be allowed to rent and
they don't sublet the home lo several other people.

Sue Labanowski, 6585 Bristol Avenue said her mother is Jeanette Wahlfield and adding a berm
or shrubs would be a little bit of a banier for her mother's property. They would like only El

Burrito employees to rent the house at 767 Marlene StIeet So it doesn't create a bad rental
situation with many people coming and going from that house.

Fritz Wahlfield Jr, 4455 Westshire Drive said he doesn't want to stop progress but wants to
protect the property he owns and his investments on Marlene Street. He thinks it would be a
good asset for the new property owners to put up a fence on the north side of Marlene Street. A
fence would help keep traffic off Marlene Street and it would help keep construction equipment
from trying to access Marlene Street.

Thome asked about the Township Engineer's suggestion for a banier at the east side of the
parking lot and Mr. Schut said they could accommodate it two ways with either a bumper stop or
a section of concrete curb.
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Mr. Wahlfield said if the property at 767 Marlene Street ever gets developed other than a house,
there should not be allowed access for that property on Marlene Street.

Motion made to close the Public Hearing by Frizzell, supported by Potter.
Ayes: 4 Nays: 0 iiotion Carried

Mr. Schut said it is the same owner who is buying the commercial property for the proposed
restaurant and the house at 767 Marlene Street. The preference would be to keep the existing
tree line in place that separates the two properties.

Griswold asked about a berm as a banier for the property at 749 Marlene Street and Mr. Schut
said a berm would be challenging to do and by the time the grades are figured out, it would
probably only be 2 or 3 feet high. lt would not offer much as a buffer then and a better option
would be to add arborvitae shrubs or landscape trees.

Becker informed the Commission that Speedway was required to erect a fence along the south
side of Marlene Street years ago because at the time there were two non-conforming homes
immediately to the north. Both homes have since been torn down long ago. The land they were
on is the proposed land for the restaurant. ln addition, the Township dos not regulate rental
agreements.

MOTION: EL BURRITO LOCO RESTAURANT SPECIAL LAND USE AT 4720 ALPINE
AVENUE

Based upon representations made by the applicant, Frizzell made a motion, supported by Potter
lo approve the Special Land Use permit requested for a restaurant with outdoor patio with
alcohol service at 4694, 4720 and pai of 4732 Alpine Ave., PP# 41-09-25-301-006, -004 and
part of -038 as it does meet the standards set forth in Chapter 21 of the Alpine Township Zoning
Ordinance.

Findinqs of Fact:
1. lt will be harmonious with the character and use of the immediate vicinity and was designed

in such a manner as to mitigate any negative effects.

2. The special use will not be detrimental to any persons, property, or the general welfare by
reason of excessive production of traffic, noise, smoke, fumes, glare, or odors.

3. The proposed use is consistent with Master Plan and the intent and purpose of the zoning
district.

4. The proposed use will not set a precedent for development which could adversely affect the
long term plans and policies of the Township since drive-through restaurants are special
land uses in the commercial district.

Ayes: 4 Nays: 0 Motion Carried
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MOTION: EL BURRITO LOCO RESTAURANT SITE PLAN AT 4720 ALPINE AVENUE
Based upon representations made by the applicant, Frizzell made a motion, supported by
Griswold to approve the site plan dated March 1, 2022 (received March 21st) and drawn by
Feenstra & Associates, architeclural drawings dated Feb. 24, 2022 by Visser Brothers and
photometric plans dated Feb. 14,2022 by CTA for a restaurant with outdoor patio with alcohol
service at 4694, 4720 and part of 4732 Alpine Ave. as it does meet the requirements set forth in
Chapters 12, 18, 19 and 21 of the Alpine Township Zoning Ordinance with the following
conditions of approval:

Condition of Approval:
The applicant shall provide 2 copies of revised plans illustrating:
o lndication of where HVAC equipment will be located
. Parking lot aisle widths be adjusted to meet the ordinance requirements
o Screening trees or 6-foot Arborvitae shrubs at the southeast corner of the property for

the beneflt of the home at 749 Marlene Street.

1

Submit lighting fixture cut sheet information for the wall-mounted lights in compliance
with the Ordinance's lighting provisions.

The applicant shall enter into cross access easement agreement with the properties to
the north and east. The applicant or subsequent property owner will be responsible for
the costs of future grading and cross access drive connection to the east at such time as
the Township deems necessary.

All conditions outlined in the Township Engineer's letter dated April 14,2022

The applicant shall enter into a Site Development and Storm Water Maintenance
Agreement with the Township to memorialize the approvals given.

Provide waiver for the greenbelt requirement regarding 767 Marlene Street since the
applicant is the owner of that property also.

The retention pond must be sized to accommodate runoff from the 100-year rain event
and not the 2s-year event. Provide the correct slorm water size and calculations, as
noted in the Township Engineer's letter.

Ayes: 4 Nays: 0 Motion Carried

Jakems rejoined the Commission.

22-24 OLD BUSINESS: LAKE MICHIGAN CREDIT UNION HAS REQUESTED
SPECIAL LAND USE AND SITE PLAN APPROVAL FOR A CREDIT UNION
WITH DRIVE.THROUGH LANES AT 4886 ALPINE AVENUE.

Planner Becker gave her review for a Special Land Use and site plan approval to allow for the
construction of a credit union with drivethrough banking lanes. The 1 .44-acre property is
addressed 4866 Alpine Avenue and is zoned C-2, Commercial. The property is currently
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occupied by a billboard. Per the Zoning Ordinance, billboards are considered to be the principal
use of the property and no other principal use is allowed. Therefore, the billboard must be
physically removed from the property prior to any other use being established. The request
involves moving LMCU's current operations at 4560 Alpine Avenue to this location.

Becker said drive{hrough facilities are special land uses in the C-2 district. Becker reviewed
lhe six standards of Section 21.02(h) for the requested Special Land Use for the
commissioners.

Becker explained that since the Planning Commission last reviewed the site plan, the first floor
elevation has been dropped a foot and the adjacent property owners to the east and north have
given written permission to grade onto their properties. The results are a 1 on 3 mowable slope
to the north and a 1 on 4 mowable slope to the east.

All storm water will be routed to the underground storm water tanks proposed in the rear. The
tanks outlet at the northeast corner into a surface swale off site that flows north into Strawberry
Creek and a soil erosion and sediment control permit from KCRC is required. The applicant
must be walchful for erosion at the outlet and address any erosion immediately.

The illustrated shared driveway at the north end is preferred by the Township and comes closer
to meeting MDOT's spacing requirement with Chris Lane as pointed out in the traffic study. A
single commercial driveway is beneficial to all parties. Vehicular connection to the south is not
allowed since the property owner of Chris Lane (private) denied access.

The plan illustrates required public sidewalk along Alpine Avenue and conectly illustrates
sidewalk poured through the shared driveway. The applicant is encouraged to approach the
owner of Alpine Mobile Village to make anangements for them to pay for a sidewalk extension
of 15 feet to the south to connect with Chris Lane under the same MDOT construction permit
and with the same contractor.

Becker said there are 30 parking spaces and 16 vehicle waiting spaces for the drive{hrough
facilities (4 lanes) which meet the required minimums of Section 19.07(c)(3). A dumpster is
proposed at the northeast corner of the site. At the January meeting, the engineer stated the
enclosure will be built with concrete block. No details on the required 4-sided enclosure were
provided and the site plan must be revised with the details.

The proposed asymmetrical 4,122-square foot building conforms to the front, rear, and side
setbacks (there are 2 front yards and therefore 2 building facades). The provided floor plan
illustrates 7 offices, 5 counter tellers and 2 drive{hrough tellers. The overall architectural design
of the building meets the standards of Section 2.44 as it has varied architectural details and is of
pedestrian scale. At the January meeting, the engineer stated the HVAC equipment will be
located behind the building (east) and screened with landscaping. The landscaping plan does
not illustrate such screening. The building will connect to public water and sanitary sewer.

Becker stated Section 12.04(f) requires a greenbelt adjacent to residentially-zoned property (25-
feet wide to the east) and adjacent to non-conforming residential uses (1o-feet wide to the
north). To the east, the 25-foot wide greenbelt consists of small trees and shrubs along the
created 5-8-foot wide flat area on top of the slope. The balance is a seed mix to hotd the steep
slope in place.
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To lhe north, the 13-foot wide greenbelt consists of a seed mix to hold the steep slope in place
and one existing tree at the bottom of the slope if possible and a row of evergreen shrubs just to
the north of the parking spaces which will screen headlights. The slopes may not become an
eyesore for the neighbors (voluntary weeds such as ragweed, junk trees, etc). These areas are
supposed to be manicured greenbelts to screen the business operations from the adjacent
residents.

The lighting levels on the previous provided photometric plan as presented are acceptable. The
mounting height for the poles is listed at 20 feet. Fixture cut sheets must be provided for the
wall-mounted exterior lighting to demonstrate the fixtures are full cut-off fixtures.

steve \Mtte, Engineer for the applicant said there are some changes to the site plan since the
January meeting that was tabled. They now have a consent letter from the property owner to
the north to have a shared driveway farther north on the proposed LMCU,s property. 

-

The side slopes are now modified in grading and the east yard is now a 1 on 4 slope and the
north yard is now a 1 on 3 side slope. Both are now very mowable. The property owner to the
north has agreed for LMCU to do grading on the property to get the 1 on 3 slope to work.

Mr. wtte said there has been discussion with the property owner of Alpine Mobile village to
make the sidewalk extension of 15 feet to the south to connect to Chris Lane. There have been
talks to use the same contractor and getting construction prices to the owner of Alpine Mobile
Village so a decision can be made.

Mr. witte said in regards to the location of the HVAC equipment, LMCU would like to move the
equipment to the roof. However, if a parapet wall is required for screening of the equipment,
!!"y would place it on the ground with the appropriate sireening iequired.
The dumpster will be block and the details on it will be provided to iownship staff. -

ryt!.!h.9 east and north yards being mowable, the slopes will now have grass seed planted.
LMCU likes the clean look of grass and will be normal lawn grass.

Mr. Plummer, property owner of Alpine Mobile Village said they will be clearing out old pine
trees along the east border that neighbors LMCU and will put up vinyl fencing for iheir resident,s
privacy. They are open to working with LMCU, so the property iine looks gool for ereryone.

Mr. Plummer said they will look into the sidewalk extension and would want to know what the
cost would be. They are not opposed to doing that for safety reasons, but want to see whal the
cost would be for being a good neighbor.
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MOTION: LAKE MICHIGAN CREDIT UNION SPEGIAL LAND USE AT 4866 ALPTNE
AVENUE

Based upon representations made by the applicant, Frizzell made a motion, supported by Potter
to approve the Special Land Use permit requested for a credit union building with drivethrough
banking lanes at 4866 Alpine Ave., PP# 4'1-09-25-151-005 as it does meet the standards set
forth in Chapter 21 of the Alpine Township Zoning Ordinance.
Findinqs of Fact:
1. lt will be harmonious with the character and use of the immediate vicinity and was designed
in such a manner as to mitigate any negative effects.

2. The special use will not be detrimental to any persons, property, or the general welfare by
reason of excessive production of traffic, noise, smoke, fumes, glare, or odors.

3. The proposed use is consistent with Master Plan and the intent and purpose of the zoning
district.

4. The proposed use will not set a precedent for development which could adversely affect the
long term plans and policies of the Township since drive{hrough facilities are special land uses
in the commercial district

Ayes: 5 Nays: 0 Motion Carried

MOTION: LAKE MICHIGAN CREDIT UNION SITE PLAN AT 4866 ALPINE AVENUE
Based upon representations made by the applicant, Jakems make a motion, supported by
Frizzell to approve the site plan dated March 18, 2022 and drawn by Nederveld, architectural
drawfngs dated March 10, 2022 by Newco Design Build and pholometric plans dated Dec. 9,
2021 by CTE for a credit union building with drive-through banking lanes at 4866 Alpine Ave.,
PP# 41-09-25-15'1-005 as it does meet the requirements set forth in Chapters 12, 18 and 19 of
the Alpine Township Zoning Ordinance with lhe following conditions of approval:

Condition of Approval:
1. The ground mounted HVAC equipment shall be screened

2. The applicant shall provide construction details of the 4-sided dumpster enclosure.

3. The required greenbelts to the north and east shall be mowed annually or more
frequently as needed to prevent growth of unwanted vegetation (voluntary weeds, junk
trees, etcetera).

4. Submit lighting fixture cut sheet information in compliance with the Ordinance's lighting
provisions.

5. The billboard must be physically removed from the property prior to a building permit
being issued for credit union building.

6. All conditions outlined in the Township's Engineer's letter dated April14th,2022.
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