
CITY OF OAK PARK PLANNING COMMISSION 
MONDAY, NOVEMBER 13, 2017 

MINUTES 
 

Meeting was called to order at 6:00 p.m., in the City Council Chambers, Oak Park City Hall, 
14000 Oak Park Boulevard, Oak Park, MI, by Vice Chairperson Brown and roll call was made. 
 
PRESENT: Vice Chairperson Brown 
 Commissioner Burns 
 Commissioner Eizelman (arrived at 6:04 p.m.) 
 Commissioner McClellan  
 Commissioner Seligson   

Commissioner Tkatch  
Commissioner Tungate  
Commissioner Walters-Gill  

      
ABSENT: Chairperson Torgow 
 
OTHERS PRESENT: City Planner, Kevin Rulkowski 

Community & Economic Development Director, Kimberly Marrone 
Deputy City Clerk, Lisa Vecchio 

 
3.  APPROVAL OF AGENDA OF NOVEMBER 13, 2017 - APPROVED 
 
4.  APPROVAL OF MINUTES OF OCTOBER 9, 2017 - APPROVED 
 
MOTION by Walters-Gill, SECONDED by Burns, to approve the minutes of October 9, 2017 
with two corrections. 
 
VOTE:      Yes: All 

 No:  None  
MOTION CARRIED 
 
5.  COMMUNICATIONS/CORRESPONDENCE:  
 
6.  PUBLIC HEARING: 

A. Public Hearing to receive comments on proposed text amendments to Article 
II, Definitions, Article VIII, Section 802, Special Land Uses and Article XIX, 
Section 1919, Self-storage Warehouse.  The proposed text amendments for 
Self-storage Warehouse uses would no longer permit the use in the B-2, 
General Business District and update the regulations for these uses where 
they are permitted.   

 
Vice Chairperson Brown referenced City Planner Rulkowski’s report, dated November 2, 2017: 
 
The Department of Community & Economic Development proposed at the October meeting 
amendments to the City’s Self-storage regulations.  A Public Hearing was scheduled for the 
November meeting to hear public comment on the proposed changes.   
 
As was discussed at the October meeting, over the last few years the Planning Commission has 
reviewed a number of new self-storage facilities throughout the City.  The approvals range from 
brand new buildings to renovation of existing office and warehouse buildings.  The number of 
self-storage units in Oak Park most likely number now in the thousands.  Although these uses 
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may be profitable for the owners, the overall benefit to the City is fairly low.  Available industrial 
property is currently very low and it is questionable that these types of land uses may not be in 
the overall best interests of the community in the long run. 
 
Since May there has been a moratorium on the review and approval of any new self-storage 
facilities in the City.  City staff has reviewed a number of regulations from other communities for 
this type of land use and have determined that some additional regulations should be adopted.  
Attached are the proposed Section 1919 Self-storage (mini) warehouse amended regulations. 
 
If the proposed Zoning Ordinance text amendments are acceptable to the Planning Commission 
the Department of Community & Economic Development recommends approving the attached 
proposed ordinance. 
 
Vice Chairperson Brown opened the Public Hearing at 6:06 p.m. 
 
There was no comment from the public. 
 
Vice Chairperson Brown close the Public Hearing at 6:06 p.m. 
 

B. Planning Commission action on proposed text amendments to Article II, 
Definitions, Article VIII, Section 802, Special Land Uses and Article XIX, 
Section 1919, Self-storage Warehouse.   

 
Vice Chairperson Brown questioned what the total available square footage of storage is 
currently. City Planner Rulkowski stated that there is currently over 400,000 sq ft of storage, 
which is 219% of what is needed in the City.  
 
MOTION by McClellan, SECONDED by Walters-Gill, to approve the proposed text 
amendments to Article II, Definitions, Article VIII, Section 802, Special Land Uses and Article 
XIX, Section 1919, Self-storage Warehouse. 
 
VOTE:  Yes: Brown, Burns, Eizelman, McClellan, Seligson, Tkatch, Tungate,  

Walters-Gill 
  No: None 
MOTION CARRIED 
 

C. Public Hearing to receive comments on proposed text amendments to Article 
XVII, Section 1725, Site Plan Review.  The proposed text amendments to the 
Site Plan Review section would streamline the review process.   

 
Vice Chairperson Brown referenced City Planner Rulkowski’s report, dated November 7, 2017: 
 
The Department of Community & Economic Development proposed at the October meeting 
amendments to the City’s Site Plan Review provisions.  A Public Hearing was scheduled for the 
November meeting to hear public comment on the proposed changes.   
 
As was discussed in October, in keeping with the Best Practices guidelines of Redevelopment 
Ready Communities City staff have reviewed the City’s Site Plan Review provisions and are 
recommending a number of changes.  The most significant is the overall approval process in 
which the Planning Commission recommends approval of Site Plans and the City Council is the 
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body officially approving Site Plans.  The new streamlined process would have the Planning 
Commission as the sole approving body.  In addition, a number of other changes are proposed 
to eliminate some of the unnecessary information currently requested and reduce the amount of 
time to perform site plans review. 
 
Attached is the proposed text amendment ordinance as well as a marked-up copy of the 
proposed text changes to the site plan process. 
 
If the proposed Zoning Ordinance text amendments are acceptable to the Planning Commission 
the Department of Community & Economic Development recommends approving the attached 
proposed ordinance. 
 
Vice Chairperson Brown opened the Public Hearing at 6:09 p.m. 
 
There was no comment from the public. 
 
Vice Chairperson Brown closed the Public Hearing at 6:09 p.m. 
 

D. Planning Commission action on proposed text amendments to Article XVII, 
Section 1725, Site Plan Review.   

 
MOTION by Eizelman, SECONDED by Burns, to approve the proposed text amendments to 
Article XVII, Section 1725, Site Plan Review. 
 
VOTE:  Yes: Brown, Burns, Eizelman, McClellan, Seligson, Tkatch, Tungate,  

Walters-Gill 
  No: None 
MOTION CARRIED 
 
 
7.  CONSENT AGENDA:  No Items Eligible This Month 
 
8.  MATTERS FOR CONSIDERATION 
 

A. OLD BUSINESS – None  
B. NEW BUSINESS  

1) Value Wholesale, 15188 Eight Mile, Final Site Plan Review 
 
Vice Chairperson Brown referenced City Planner Rulkowski’s report, dated November 7, 2017: 
 
Value Wholesale is requesting Final Site Plan approval for two additions to their warehouse 
facility at 15188 Eight Mile Road.  The two additions of 4,505 square feet and 34,716 square 
feet will connect what are currently three buildings into one 146,814 square foot warehouse. 
 
The property is zoned LI, Light Industrial District and warehouse uses are permitted by right in 
this district.  The proposed addition meets all the height and setback requirements of the Zoning 
Ordinance.   
 
The hard surface areas are being modified to accommodate better truck traffic flow on the east 
side of the building and employee and customer parking on the west side of the building.  Based 
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on the square footage of the building the Zoning Ordinance requires 92 parking spaces on-site 
for and the Site Plan identifies 97 parking spaces.  According to the project engineer, the large 
sign in the northwest corner of the property that blocks access around the building is going to be 
removed.  The proposed Site Plan has been reviewed with Public Safety and they find it 
acceptable.   
 
The concrete driveway on the west side of the building is to be removed and replaced to 
accommodate a new below ground storm water system (oversized storm water pipes). An 
application for a Land Development Permit will need to be submitted to the Engineering 
Department for review and approval of the on-site storm water management system.  Where 
necessary the concrete drives on the east side of the building will need to be repaired. 
 
The Site Plan indicates new landscaping in the front of the building on Eight Mile Road.  The 
identified landscaped areas of 15,601 square feet are less than the 29,002 required by the City 
Zoning Ordinance.  Additionally, 505 square feet of parking lot landscaping is required and the 
Site Plan shows only 137 square feet.  The applicant has submitted a request to the Zoning 
Board of Appeals for variances for a reduction of the required landscaping.  The Department 
has communicated with the project engineers that the landscaping in the front of the building 
should be enhanced as a tradeoff of providing less overall landscaped areas.  Additionally, 
possibly removing a couple of parking spaces near Eight Mile Road to create some landscaped 
islands might enhance the appearance of the front of the site.  The Site Plan indicates the 
landscaped areas will be irrigated. 
 
The Site Plan does not indicate any details regarding new roof or ground mechanical 
equipment.  The Zoning Ordinance requires all roof top and ground level equipment to be 
screened.   
 
A photometric lighting plan has been submitted that meets the requirements of the City Zoning 
Ordinance.   
 
The applicant is proposing a monument style sign to be located on the adjacent property to the 
east of the eastern driveway.  Because this sign is proposed on another business property a 
variance is required for an off-premise sign.  The applicant has submitted a request to the 
Zoning Board of Appeals for a sign variance. 
 
Commissioner Burns thanked Value Wholesale for staying in business in Oak Park and looking 
to make improvements in expansion of their business. 
 
Mr. Ponton, a representative from the engineering firm working with Value Wholesale, also 
explained that Value Wholesale will be looking to create a green space in between Eight Mile 
Rd and the property itself.  
 
Vice Chairperson Brown questioned whether the exterior façade of the building will be altered. 
Jim Ponton, explained that the front facing façade on Eight Mile Road will remain unchanged.  
 
MOTION by Eizelman, SECONDED by Burns, to approve the Final Site Plan, with the 
following conditions: 
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1) An application for a Land Development Permit will need to be submitted to the 
Engineering Department for review and approval of the on-site storm water management 
system. 

2) Final approval of the proposed Site Plan conditioned on the Zoning Board of Appeals 
granting the required variances. 

3) An enhanced landscape plan to be submitted to the Economic Development Department 
and approved by the City Planner. 

4) All roof top and ground level mechanical equipment must be screened as required by the 
Zoning Ordinance. 

5) No signs are approved as part of the Site Plan Review.  A separate permit must be 
requested for the inclusion of any signs at this site. 

 
VOTE:  Yes: Brown, Burns, Eizelman, McClellan, Seligson, Tkatch, Tungate,  

Walters-Gill 
No: None  

MOTION CARRIED 
 
 
2) Proposed Zoning Ordinance text amendments for Indoor Recreational Uses 

in L1, Light Industrial Districts 
 
Vice Chairperson Brown referenced City Planner Rulkowski’s report, dated November 7, 2017: 
 
As a follow-up to amendments the Planning Commission made in 2014 to allow additional 
popular land uses in the LI, Light Industrial District and following recent trends in Industrial 
Districts, the staff is recommending consideration of some indoor recreation uses for this district.  
Indoor recreation uses generally require larger building spaces with higher ceilings that would 
typically be found in industrial districts.  The proposed provision in Article IX – Light Industrial 
Districts, would read: 
 
19. Industrial indoor recreation uses of 4,000 square feet or more, such as, gymnastic 

centers, art gallery and/or studios, music recording and/or dance studios, exercise and 
fitness centers, rock climbing gyms.  

  

In 2014, the following uses were added to the LI, Light Industrial District along Eight Mile Road, 
Coolidge Highway and Eleven Mile Road: 
 
B. In addition to the permitted Industrial uses in Section 901, A, for industrial sites abutting 
on the major thoroughfares of Eight Mile Road, Coolidge Highway and Eleven Mile Road, any of 
the following industrial uses when carried out entirely within an enclosed building: 
 

1. Gymnastic centers. 
2. Gun or archery ranges. 
3. Art gallery and/or studios. 
4. Music and/or dance studios. 
5. Venues for the performing arts. 

 
The process for approval of text changes to the Zoning Ordinance requires a Public Hearing to 
be scheduled.   It is the recommendation of the Department of Community and Economic 
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Development that the Planning Commission schedule a Public Hearing for the December 11, 
2017, regular meeting. 
 
Commissioner Burns inquired why “gun or archery ranges” would be included as a defined type 
of usage. Community and Economic Development Director Marrone explained that this listing is 
usage required by law that the City provide for, finding that the Light Industrial District along 
Eight Mile Road, Coolidge Highway, and Eleven Mile Road to be the best locations for any of 
those types of uses.  
 
Vice Chairperson Brown inquired if the list was limited to only these five usages. City Planner 
Rulkowski explained that the Commission could add other types of recreational uses to the list.  
 
Commissioner Eizelman noted that in the ordinance text amendment language that the “such 
as” amendments are not needed. 
 
MOTION by Walters-Gill, SECONDED by Eizelman, to schedule a Public Hearing for the 
December 11, 2017, regular meeting. 
 
VOTE:  Yes: Brown, Burns, Eizelman, McClellan, Seligson, Tkatch, Tungate,  

Walters-Gill 
  No: None 
MOTION CARRIED 
 
 
9.  PLANNING COMMISSION MATTERS FOR DISCUSSION – from members only: None 
  
  
10.  PUBLIC COMMENTS ON ITEMS NOT SCHEDULED FOR PUBLIC HEARING: None 
 
 
11.  ADJOURNMENT 
 
There being no further business, Vice Chairperson Brown adjourned the meeting at 6:27 p.m. 
 
 
 
       
Lisa Vecchio, Deputy City Clerk 
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