
 

 

NORTHFIELD TOWNSHIP 

PLANNING COMMISSION 

Minutes of Regular Meeting 

November 6, 2019 

 

 

1. CALL TO ORDER 

The meeting was called to order by Chair Roman at 
7:00 P.M. at 8350 Main Street. 

2. PLEDGE OF ALLEGIANCE 

3. ROLL CALL 

AND DETERMINATION OF QUORUM 

Roll call:  
Janet Chick Present 
Brad Cousino Absent with notice 
Eamonn Dwyer Present 
Sam Iaquinto Present 
Cecilia Infante Present 
Larry Roman Present 
John Zarzecki Present 

 
Also present: 
Building/Planning/Zoning Coordinator Mary Bird 
Planning Consultant Paul Lippens, McKenna Associates 
Marcus McNamara, OHM, Township Engineer 
Recording Secretary Lisa Lemble 
Members of the Community 

4. ADOPTION OF AGENDA 

 Motion: Roman moved, Chick supported, that the 
agenda be adopted as presented.  
Motion carried 6—0 on a voice vote. 

5. FIRST CALL TO THE PUBLIC 

No comments. 

6. CLARIFICATIONS FROM THE COMMISSION 

None. 

7. CORRESPONDENCE 

None. 

8. PUBLIC HEARINGS 

8A. Case #JPC190009; TerraFirma;  

Location: 6410 Whitmore Lake Road;  

Rezoning from AR-Agricultural District to LI-

Limited Industrial District to operate a 

landscaping business with outdoor storage of 

materials. Parcels 02-29-200-003 and 

02-29-200-004 

Roman announced the case and opened the public 
hearing. 

James Korf of Composition Workshop Architecture 
representing TerraFirma said this rezoning request 
complies with the Master Plan. Lippens noted 

landscaping businesses are allowed in both the AR and 
LI districts, but LI zoning will allow the applicant to 
pursue their site development plan in one phase. He 
also noted that LI zoning allows a variety of other uses, 
so the request should be reviewed with that in mind.  

Lippens said he is recommending approval based on 
six findings of fact, including that LI is consistent with 
the pattern of development in the area and with the 
Master Plan and is consistent with existing conditions. 

Udo Huff, 6431 Whitmore Lake Road, asked why the 
previous owner of the property, who was running a 
similar business and had outdoor storage was not 
required to rezone. He also asked how much this 
would affect his property which is used residentially 
and agriculturally. 

In answer to a question from Dwyer, the property 
owner said they are moving from Morgan Road in 
Ypsilanti, where they have been since 1981, because 
the site is larger, their existing buildings are old, and 
no property near them is for sale for expansion. He 
said they are a design/build company and have no 
retail services unlike the previous user of the property. 

 Motion: Roman moved, Chick supported, to close 
the public hearing.  
Motion carried 6—0 on a voice vote. 

8B. Case #JPC190009; TerraFirma;  

Location: 6410 Whitmore Lake Road;  

Conditional Use Permit to operate a 

landscaping business with outdoor storage of 

materials. Parcels 02-29-200-003 and 

02-29-200-004 

 Motion: Roman moved, Chick supported, to open 
the public hearing.  
Motion carried 6—0 on a voice vote. 

James Korf of Composition Workshop Architecture 
representing TerraFirma said much of the outdoor 
storage of materials is temporary and held in staging 
areas. He noted concrete pads and segmented storage 
units will hold mulch, gravel, etc., and those areas will 
be screened.  

Lippens referred to an update to his October 28th 
report which he issued to reflect the changes made to 
the proposal by the applicant in response to his report. 
He said he is recommending approval with conditions. 
He noted it would be best for the Township Board to 
consider both this CUP application and the rezoning 
request at the same time.  

Roman called for public comment. 

Udo Huff, 6431 Whitmore Lake Road, referred to his 
concerns stated during the rezoning public hearing, 
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and said he generally welcomes new neighbors, but he 
has not heard an answer to his question about what the 
effect will be on his property. Eric Patterson, the 
property owner, said he empathizes with Mr. Huff. He 
said his intention is for this site to be one of the most 
premier looking office complexes in the county. He 
said they are considered to be one of the more premier 
landscaped properties in the area and their property 
must live up to their standards aesthetically. He said he 
has met many of the area neighbors, and Pittsfield 
Township hates to see them go because they have been 
an ideal landowner there for decades. 

In answer to a question from Chick, Patterson said they 
are design/build landscape contractors and licensed 
builders. He said they provide some materials, and 
those are stored temporarily because they do not look 
good and it costs money to hold materials. He said 
they have about eight office employees and 15 field 
employees, and some of them are looking to relocate to 
this area.  

In answer to questions: 

• Korf said if a dry hydrant is required they will 
provide one as a public safety issue. Marcus 
McNamara, Township engineer, confirmed a water 
source will be required for that. 

• Patterson said they purchased the property in June, 
and they do not have plans to alter the existing 
shared driveway to continue to allow access for the 
adjacent house. 

• Patterson said the most adverse effect of this 
operation to any nearby resident would be 
employees arriving and being dispatched. He asked 
what Mr. Huff’s specific concerns are.  

• Korf said 7’ high screening is more than will be 
needed to adequately screen the materials they will 
temporarily be storing.  

• Denny Peters, General Manager and Director of 
Operations for TerraFirma, said having delivery 
trucks stopping on Whitmore Lake Road is a 
complaint he has heard from neighbors about the 
operation previously on the site, and they will be 
avoiding that as much as possible. He said the 
storage areas on the property are sufficient for their 
needs. 

• Peters said on their current industrial site they 
accumulate large amounts of concrete for recycling, 
but on this site they will not accumulate more than 
30-40 yards at a time. He said they want the site to 
look nice.  

Lippens noted there are businesses in this area 
operating in violation of the Township’s ordinances, 
and one goal of the Master Plan for this area is to 
encourage those businesses to come into compliance, 
to improve the overall character of the area, and to 
limit effects on residential properties. He said anyone 
with AR zoning in the area may maintain that.  

Huff said he appreciates the hearing and he is not 
opposed to new businesses, but any trucks parked on 
this part of Whitmore Lake Road, where there is a 
curve, blocks traffic, including access to driveways. He 
said his major concern is compliance with traffic rules. 

 Motion: Roman moved, Iaquinto supported, to 
close the public hearing.  
Motion carried 6—0 on a voice vote. 

9. REPORTS 

9A. Board of Trustees  

Chick reported that on October 22nd the Board heard a 
presentation from a County Commissioner about 
possible County Commission governance changes, 
adopted the Master Plan, affirmed future dedication of 
the North Village Park at a size of at least five acres, 
approved a review of Building Department fees and 
staffing, and approved a contract extension for the sale 
of 75 Barker Road. 
 
9B. ZBA 

The next meeting will November 18th.  

9C. Staff Report 

Nothing to report. 
 
9D. Planning Consultant 

Lippens reported the North Village subcommittee has 
been meeting to review proposals from two developers, 
and a proposal may be on a November or December 
Township Board meeting agenda. 
 
9E. Parks and Recreation 

Has not met since the last Planning Commission 
meeting. The next meeting will be November 21st.  
 
9F. Downtown Planning Group 

Has not met since the last Planning Commission 
meeting. 
 
 

10. UNFINISHED BUSINESS 

10A. Case #JPC190009; TerraFirma;  

Location: 6410 Whitmore Lake Road;  

Rezoning from AR-Agricultural District to LI-

Limited Industrial District to operate a 

landscaping business with outdoor storage of 

materials. Parcels 02-29-200-003 and 02-29-

200-004 

Lippens recommended approval based on the findings 
of fact in his report. 

 Motion: Roman moved, Iaquinto supported, that 
the Planning Commission recommend that the 
Township Board of Trustees approve the request 
of TerraFirma to rezone 6410 Whitmore Lake Road 
from AR to LI for the reasons listed in the 
McKenna report dated September 20, 2019. 
Motion carried 6—0 on a roll call vote. 
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10B. Case #JPC190009; TerraFirma;  

Location: 6410 Whitmore Lake Road;  

Conditional Use Permit to operate a 

landscaping business with outdoor storage of 

materials. Parcels 02-29-200-003 and 02-29-

200-004 

The parcels are currently zoned AR-Agricultural and 
located in the WLNT-Whitmore Lake/North Territorial 
Road Overlay District. Landscaping businesses require 
conditional use approval in the AR District. Outdoor 
storage of materials is a conditional use in the 
LI-Limited Industrial District and not permitted in the 
AR district. The applicant is also seeking to rezone the 
property to LI. 

Lippens referred to his November 6th update to his 
initial report. He said in light of the public hearing 
discussion the Commission may want to consider 
adding a requirement to the five conditions in his 
report that parking of trucks on the road be prohibited. 

Roman asked if screening seven feet high is adequate, 
and questioned whether it is fair to hold this applicant 
responsible for the parking of trucks on the road done 
by the previous owner. Dwyer said the road is narrow 
and busy, and most businesses in this area do not have 
driveways that are adequate for trucks to get in and 
out, so he encouraged the applicant to provide 
driveways with proper turning radii. Korf said he 
understands this problem and there is adequate space 
for semi-trailers to pull in. Infante said adding the 
condition to prohibit road parking of trucks would 
provide assurance to the neighbors.  

Responding to the issue of screening, Patterson said 
they want to provide adequate screening. Lippens said 
the ordinance requires a minimum of 7’ or up to the 
height of the materials being screened. Patterson said 
10’ would be more than adequate.  

 Motion: Roman moved, Iaquinto supported, to 
approve the request of TerraFirma for the 
Conditional Use Permit with conditions of the 
items listed on the Mckenna reported dated 
November 6, 2019, items 1 through 5, plus adding 
to item 3 “or height of what is stored,” and adding 
item 6, “No parking of trucks on Whitmore Lake 
Road right-of-way serving this business.” 

There was a brief discussion about clarifying the 
language regarding screening 

 Amended motion: Roman moved, Iaquinto 
supported, to approve the request of TerraFirma 
for the Conditional Use Permit with conditions of 
the items listed on the Mckenna reported dated 
November 6, 2019, items 1 through 5, changing 
item 3 to read, “Both outdoor storage areas are 
screened with a solid unpierced fence or wall at 
least seven feet in height or height of what is 
stored” and adding item 6, “No parking of trucks 
on Whitmore Lake Road right-of-way serving this 
business.”  
Amended motion carried 6—0 on a roll call vote. 

10C. Case #JPC190009; TerraFirma;  

Location: 6410 Whitmore Lake Road;  

Site Plan approval to operate a landscaping 

business with outdoor storage of materials. 

Zoned AR-Agricultural District; the applicant is 

seeking rezoning to LI-Limited Industrial District. 

Parcels 02-29-200-003 and 02-29-200-004. 

Lippens said the applicant has made a good faith effort 
to address all comments made by him, the Township 
engineer, and the Fire Marshal, but none of them has 
reviewed the revised plan. He made comments, 
including: 

• A lot combination is required. 

• Parking will be partially permitted to encroach in 
the front yard setback with adequate screening. 

• The applicant proposes to leave part of the parking 
gravel due to the unique condition of Consumers 
Power needing to do excavation of gas line on the 
site, but he is confident a method of addressing 
that can be found. 

• He is confident the landscaping on the site will be 
adequate and that adequate screening of stored 
materials will be found. 

• A natural features statement is required under site 
plan rules. 

• Stormwater management is one of the larger issues 
to be addressed on the site. 

• He recommends postponing action to avoid having 
the Planning Commission act on a proposal which 
may have to be changed to meet requirements.   

Marcus McNamara, Township engineer, referred to his 
report dated October 29th, and made comments, 
including: 

• They have requested turning radius information for 
driveways to address the concerns discussed during 
the meeting. 

• He will look into whether there is already a nearby 
dry hydrant which could serve this site. 

• They would like to review the revised plan before 
the Planning Commission acts. 

Regarding the issue of some of the parking being 
gravel, Denny Peters, General Manager and Director of 
Operations for TerraFirma, said Consumers Power will 
need to do excavating in their very large easement in 
the future, so they do not want to have to pave the 
parking in that area.  

There was discussion about the remaining information 
needed to allow the Commission to approve the site 
plan. Korf said TerraFirma has a limited amount of 
time left at their current site, and coming severe 
weather will affect their ability to proceed with 
construction soon. Commissioners agreed the 
Township has proceeded with the application as 
quickly as possible, construction is possible year 
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round, and the rezoning and conditional use 
applications can proceed to the Township Board while 
the site plan details, including the significant issues of 
stormwater and County requirements, are finalized for 
approval at future Planning Commission meeting. 

 Motion: Roman moved, Iaquinto supported, to 
table approval of the site plan until items listed in 
the Planning consultant’s report date October 28th , 
the Township engineer’s report dated October 29th, 
and the Fire Department report dated 
November 5th be addressed on the site plan. 
Motion carried 6—0 on a roll call vote. 

Iaquinto suggested including a time limit in the 
motion. 

 Amended motion: Roman moved, Iaquinto 
supported, to table approval of the site plan for up 
to 90 days to allow items listed in the Planning 
consultant’s report date October 28th, the 
Township engineer’s report dated October 29th, 
and the Fire Department report dated 
November 5th be addressed on the site plan. 
Amended motion carried 6—0 on a roll call vote. 

In response to a question from Korf, the Commission 
indicated it may be possible to schedule action on the 
site plan at the next meeting or at a special meeting if a 
quorum can be confirmed. 

11. NEW BUSINESS 

None. 

12. MINUTES 

 Motion: Iaquinto moved, Roman supported, that 
the minutes of the October 16, 2019, regular 
meeting be approved as presented, and to 
dispense with the reading.  
Motion carried 6—0 on a voice vote. 

13. SECOND CALL TO THE PUBLIC 

No comments. 

14. COMMENTS FROM THE COMMISSIONERS 

Chick noted that after a period of significant citizen 
involvement and a great deal of work on ordinances by 
the Planning Commission, Township Board, and 
Township planner a referendum on the November 5th 
ballot to prohibit marijuana businesses failed, so the 
Township Board will take up finalizing the ordinances 
regulating them.  

15. ANNOUNCEMENT OF NEXT MEETING 

November 20, 2019, at 7:00 P.M. at the Public Safety 
Building was announced as the next regular 
Commission meeting time and location.  
 

16. ADJOURNMENT 

 Motion: Roman moved, Chick supported, that the 
meeting be adjourned. 
Motion carried 7—0 on a voice vote. 

The meeting was adjourned at 8:50 P.M. 

 

 
Prepared by Lisa Lemble. 
Corrections to the originally issued minutes are indicated as follows: 
 Wording removed is stricken through; 
 Wording added is underlined. 
 
Adopted on ______________________________, 2019. 
 
 
 
 
 

_________________________________________________ 
Larry Roman, Chair 

___________________________________________________ 
John Zarzecki, Secretary 

 
Official minutes of all meetings are available on the Township’s website at  
http://www.twp-northfield.org/government/ 
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