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BLAIR TOWNSHIP PLANNING COMMISSION  

APPROVED MINUTES  

May 18, 2022 

  
A.  CALL TO ORDER  

The Blair Township Planning Commission meeting of May 18, 2022 was called to order 

at 6:00 pm.  The meeting was held in the Blair Township Hall Meeting Room and there 

was one attendee from the public.  

B.  PLEDGE OF ALLEGIANCE  

The Pledge of Allegiance was recited.  

  

C.  ROLL CALL  

Present at roll call:   Fitzpatrick, Lombard, Wagner, Clous, Boeve, Heim. Absent and 

excused: Nickerson. Also present: Zoning Administrator Lisa Guerrieri, Township 

Supervisor Nicole Blonshine, and Recorder Susan Kase. 

  

D. PUBLIC INPUT  

There was no public input.  

  
E. APPROVAL OF AGENDA  

Motion by Fitzpatrick, seconded by Lombard to approve the agenda with one 

amendment: Under J. New Business, 2. Public Hearing for Special Use/Site Plan 

Review # 22-05-02 – Black Market Cycle has withdrawn the application.   Yes: 

Clous, Wagner, Lombard, Fitzpatrick, Heim, Boeve. No: None. Motion carried.  

  
F.  DECLARATION OF CONFLICT OF INTEREST  

        None stated. 

 

G. MINUTES  

Motion by Wagner, seconded by Fitzpatrick to approve the minutes of the April 

20, 2022 meeting with one correction. On page 3, #3.  paragraph two should 

read “… solar panels over 1,000 SF is in all districts…”.  Yes: Clous, Lombard, 

Wagner, Fitzpatrick, Heim, Boeve. No: None Motion carried.  

 

H. CORRESPONDENCE  

There were three items of correspondence received: a letter from Haggard Plumbing in 

support of the SU/SPR 22-05-01 on tonight’s agenda; an email from Bob Selkirk, the 

applicant for SU/SPR 22-05-02 withdrawing the application from tonight’s agenda; and 

a letter from Charles Benson and Barbara Benson, 3838 Rustic Manor Court, Traverse 

City Michigan 49685 requesting that SU/SPR 22-05-01 site plan include additional 

trees to be planted on the north side of the site plan. 
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PRESENTATIONS  

I. There were no presentations 

  

  J.          NEW BUSINESS  

 
1. Public Hearing/ Special Use/Site Plan Review #22-05-01 Grand Bay Moving &    

Storage 

Applicant to establish warehousing, distribution, and storage facility to include a 7,680 

SF building on the property located at Nimrod Road, East of M-37, and North on Nimrod 

Road, #28-02-016-011-05, Section 11, T26N R11W. 

 

Chairman Heim reiterated the process to move the application through the Planning 

Commission tonight: this application falls under Zoning ordinance Section 10.04, 

Commercial Manufacturing District; the Special Use application, Standards for approval, 

Section 22.04; the Site Plan Review, Standards for data, Section 21.02, and Site Plan 

Review, Standards for approval, Section 21.03.  

                       The Public Hearing was opened at 6:06 p.m. 

 

Bill Crain, Crain Engineering, representing the applicant Grand Bay Moving & Storage, 

introduced the site plan to the Commissioners, summarizing the property that was once a 

horse farm with an existing home and barn on the property, and residential zoning to the west. 

Crain was questioned about the loading dock located in the front of the building per the site 

plan. Crain responded that due to the residential housing located to the side of the building the 

loading dock was pictured at the front.  Lisa Guerrieri stated that the zoning ordinance does 

not allow for loading docks at the front of the building.  After some discussion, Crain agreed 

the loading dock will be located at the back of the building on the northwest corner.  Crain 

amended the site plan drawing in compliance with the zoning ordinance.  

 

Chairman Heim stated that the Special Use application is guided by Zoning Ordinance Section 

10.04, #18, Truck Terminals, Warehousing and Distribution. Heim reviewed the Staff Report 

to highlight any variances from application to ordinance. There was a discussion regarding 

required trees to be planted. Because the property is zoned Commercial, Crain is not required 

to screen Commercial property from other Commercial property directly to the North. Lisa 

Guerrieri, Zoning Administrator, referenced the Benson correspondence received requesting 

trees to be added to the North buffer. Crain agreed to move 14 trees to the North side. Crain 

also acknowledged that by moving the loading dock, it will allow for 11 parking spaces.  

 

Chairman Heim asked if the Commissioners had any further questions.  Fitzpatrick asked if 

the screened dumpster will be moved to accommodate the loading dock location. Crain 

confirmed it would.  Boeve asked what is the difference between vehicle storage and 

employee parking.  One of the owners and applicants, Joseph Tornow, Grand Bay Moving and 

Storage, 4237 Ramblewood Drive, Traverse City MI 49685 answered the question, describing 

vehicle storage is for the moving trucks.  

 

Matthew Schramm, 3858 Nimrod Road, Traverse City MI 49685, addressed the 

Commissioners with questions about the weight of the trucks on the asphalt and if the current 

road can sustain that type of truck traffic; he also asked what the proposed hours of operation 

will be as his home’s picture window faces the west side.  Schramm stated that if there were 

issues with traffic, he would request a wall screen.  Tornow responded that the trucks weigh 

approximately 65,000 lbs. and the hours of operation are projected to be 8am to 5pm Monday 



 3 

through Friday.   Chairman Heim reminded the Commissioners that road weight bearing 

issues fall under the jurisdiction of the Grand Traverse County Road Commission. 

 

The Public Hearing was closed at 6:28 p.m.  

 

Chairman Heim opened the Commissioners discussion.  Boeve asked if this is a relocating        

business.  Tornow answered yes, the business has outgrown the current facility. With no 

further questions, Chairman Heim stated the Special Use application was ready for action, 

regarding 22.04 Standards for Approval, as listed below. 

 

 

Section 22.04 Standards for Approval 

 

1. The Planning Commission shall review the circumstances and facts 

related to each proposed special use application in terms of the following 

standards and requirements and shall decide as to whether the use 

proposed to be developed on the subject parcel meets the following standards and 

requirements: 

 

a. Will be harmonious with and in accordance with the general objectives of 

the Master Plan. 

 

b. Will be designed, constructed, operated, and maintained in harmony with 

the existing and intended character of the general vicinity and the natural 

environment so that the use will not change the essential character of that 

area. 

 

c. Will not be hazardous or disturbing to existing or future neighboring uses. 

 

d. Will represent a substantial improvement to property in the immediate 

vicinity and to the community. 

 

e. Will be served adequately by essential public services and facilities, such 

as highways, roads, drainage structures, police, and fire protection, and 

refuse disposal, or the persons or agencies responsible for the 

establishment of the proposed special use shall be able to provide 

adequately for such services. 

 

f. Will not create excessive additional requirements at public cost for public 

facilities and services, and will not be detrimental to the economic welfare 

of the community. 

 

g. Will not involve uses, activities, processes, materials, equipment and 

conditions of operation that will be detrimental to any persons, property, 

or the general welfare by reason of excessive smoke, fumes, glare, noise, 

vibration or odors. 

 

2. The Planning Commission may recommend approval, approve with conditions, or 

deny the special use application. The recommendation on a special use shall be 

incorporated in a statement containing conclusions reached relative to the 
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proposed special use that specifies the basis for the decision and any conditions 

recommended. 

 

In recommending approval of a special use application to the Township Board, 

the Planning Commission may recommend additional conditions and safeguards 

deemed necessary for the general welfare of the Township, for the protection of 

individual property rights, and to ensure that the purposes of this Ordinance are 

met. 

 

Upon holding a public hearing and reviewing the special use request, the Planning 

Commission shall forward to the Township Board its finding and 

recommendation. The finding shall include a record of those conditions that are 

recommended to be imposed. 
 

 

       

Motion by Fitzpatrick, seconded by Wagner to recommend to the Blair Township Board 

of Trustees to approve SU/SPR#22-05-01 as presented as it has met the Standards for 

Approval as required in Section 22.04, A – G of the Blair Township Zoning Ordinance... 

Yes: Clous, Lombard, Wagner, Fitzpatrick, Heim, Boeve. No: None Motion carried.  

 

 
 

Site Plan Review # 22-05-01, Grand Bay Moving and Storage 

 

The applicant, Grand Bay Moving and Storage, seeks to establish a warehousing, distribution, and storage 

facility to include a 7,680 SF building on property located at Nimrod Road, parcel # is 016-011-05. The 

proposed development is guided by Article 10, Commercial Manufacturing District, Section 10.04, 

Standards under the Zoning Ordinance. The Standards for Approval for this application are under Article 21 

– Site Plan Review Procedures Section 21.03 Standards for Approval.  

 

Bill Crain, Crain Engineering, represented the applicant, in the presentation of the Site Plan to the 

Commissioners. Chairman Heim stated that with the modifications made to the Site Plan to meet the 

Special Use standards, including the amendments for parking, landscape, loading dock and trash screen 

these were no longer issues to be addressed with the Site Plan review.   

 

Taking into consideration the following, the Site Plan Review was ready for action. 

 

 

The Standards for Approval are: 

 

Section 21.03 Standards for Approval 

(Amendment 104-05-08-05, Effective January 29, 2009) 

 

A site plan shall be reviewed and approved by the Planning Commission upon finding 

that the following conditions are met: 

 

1. That the proposed use will not be detrimental to the adjacent property or the 

surrounding neighborhood, including properties located in adjacent 

municipalities. 
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2. For all roads governed under this Ordinance, there shall be a proper relationship 

between existing roads and highways and proposed deceleration lanes, service 

drives, ingress and egress drives, and parking areas to assure the safety and 

convenience of pedestrian and vehicular traffic. Public roads are not governed by 

this Ordinance. 

 

3. That buildings, structures, parking areas, utility areas, walls, and fences are so 

designed and located to minimize the adverse effects of such development on 

users of such development and occupants of adjacent properties. 

 

4. That any adverse effects of the proposed development and activities which will 

impact adjoining occupants or owners shall be minimized by appropriate 

landscaping, fencing, or other screening. 

 

5. That as many natural landscape features as possible are retained, particularly 

where they provide a barrier or buffer between the development and adjoining 

properties used for dissimilar purposes, and where they assist in preserving the 

general appearance of the neighborhood. 

 

6. The proposed development provides for the proper development of public utilities 

and infrastructure. 

 

7. All buildings or groups of buildings are arranged to permit emergency vehicle 

access. 

 

8. Site plan approval may be conditioned upon the applicant providing evidence that 

the necessary permits have been applied for. A land use permit shall not be issued 

until the Zoning Administrator receives a copy of the required permit(s). 

 

9. The Planning Commission may require additional landscaping, fences, and walls in 

pursuit of these objectives and same shall be provided and maintained as a condition 

of the use to which they are appurtenant. 

 

10. The Planning Commission may recommend that escrow money be placed with the 

Township to provide for a marginal service drive equal in length to the 

frontage of the property involved. Zoning compliance permits shall not be issued 

until the improvement is physically provided, or monies having been deposited 

with the Township Clerk. 

 

11. Where the Township has adopted a specific area or neighborhood improvement or 

redevelopment plans and recommendations involving, but not limited to, public 

rights-of-way, utilities, and storm drainage, parking facilities, building placement, 

access drives, floor space density allocations, building facade and architectural 

treatment, no site plan shall be approved unless there is general compliance with 

such Township plans. 
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Motion by Fitzpatrick, seconded by Clous to approve Case# 22-05-01 with the 

following condition, 1) that the Special Use application is approved by the Blair 

Township Board of Trustees. The site plan with the condition will have met the 

Standards for Approval as required in Section 21.03 #1 through #11 and is a use 

permitted in the Commercial Zoning District of the Blair Township Zoning Ordinance. 

Yes: Clous, Lombard, Wagner, Fitzpatrick, Heim, Boeve. No: None Motion carried.  

 

 

 

 
3.   Discussion of Section 20 of the Zoning Ordinance:  Sign Regulations and Food Truck 

Regulations, Standards and Definitions 

 

Lisa Guerrieri, Zoning Administrator, introduced the signage issue to the Commissioners. Matt Jerome, 

Zoning Enforcement Officer, researched signage zoning ordinance verbiage from Garfield Township for 

review at tonight’s meeting.  Fitzpatrick acknowledged that he has not had sufficient time to look at the 

signage ordinance language in the Blair Township zoning ordinance.  Fitzpatrick stated that signage 

language must be enforceable. Chairman Heim asked that the discussion of signage be moved to next 

month’s meeting for further review. Guerrieri agreed and will collect examples from other Townships for the 

Planning Commission’s review. 

 

Moving to Food Truck regulations, Fitzpatrick researched other local food truck regulations, 

specifically East Bay Township.  It contains a two-to-three-page application, a $500 fee good for 

one year, and no temporary permits are allowed. Fitzpatrick stated that fee may be too expensive 

for Blair Township.  Guerrieri added that the current fee is $150 for the summer in Blair Township. 

Fitzpatrick did not find any townships with fees less than $300 for Food Truck permits. The other 

ordinances defined Food Truck regulations by 1) permit required, 2) non-transferable, 3) violations, 

4) complaints and 5) revocation. Fitzpatrick said a first step for Blair Township is to determine 

where (location) to allow food trucks. Blonshine added that Garfield Township does not allow food 

trucks except at the Grand Traverse Commons, and Whitewater Township is moving to eliminate 

Food Trucks from Commercial areas. Blonshine emphasized the need for Blair Township to protect 

the businesses that have invested in the community, such as Bergstrom Burgers and Biggby Coffee. 

 

Clous introduced the idea of welcoming Food Trucks and other vendors that may have a permanent 

business potential to Blair Township, such as a brewery truck, food truck, farmers market. If 

located in the AG district, there could be picnic tables and fire pits, rotating food trucks, live music, 

and special events.  

 

The discussion will continue at the next meeting. 

             

 
K.          UNFINISHED BUSINESS  

                None. 

          
  L.  Reports  

1) Zoning Administrator – Lisa Guerrieri provided information on continuing education for planning and 

zoning via webinar. 

 

2) Town Board Representative – Dennis Fitzpatrick stated that the identification of the water loss is 

closer to resolution; commercial water meters have been replaced, residential meters are next; the 
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resignation of Matt Jerome, Zoning Enforcement Officer, was accepted and a replacement will be 

sought; the Capital Improvement Plan was approved. 

 

3) Zoning Board of Appeals Representative – there was no meeting. 

 

4) Trails – Blonshine continues to work with Julie Clark, TART Trails, to secure grant funding for a trail 

from Blair Township to Thompsonville; projected cost is $1.4 million for Phase I from the M37 

trailhead to 633.  

 

 M. Any Other Business    

 

Travis Clous offered the suggestion to streamline the Special Use/ Site Plan Review Process for the Planning 

Commission by recommending that the Zoning Administrator perform the administrative review of all 

SU/SPR applications and then decide which applications should proceed to the Planning Commission. Clous 

stated that this would be beneficial to the applicant to streamline the process and that historically if the 

application is already a use approved in that district, it will be approved. Chairman Heim reminded everyone 

that Special Use application requires a public hearing for public review. Heim stated that the quality of the 

administrative review by the Zoning Department would require consistency and continuity in applying the 

standards for approval.  Guerrieri added that controversial issues will require further review.  

          

N. Public Input  

        There was no public input. 

 

O. Adjournment  

Motion by Wagner, seconded by Clous to adjourn the meeting at 7:35 p.m. All Yeas.   

Motion carried.                    

Respectfully submitted, Susan Kase, Recorder  

  

   


