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NORTHFIELD TOWNSHIP PLANNING COMMISSION 
NORTHFIELD TOWNSHIP BOARD OF TRUSTEES 

NOTICE OF JOINT MEETING 
 July 16, 2014 at 7:00 p.m. 

Second Floor, Public Safety Building 
8350 Main Street, Whitmore Lake, MI 48189 

 
AGENDA 

 
1. CALL TO ORDER      

2. PLEDGE OF ALLEGIANCE    

3. ROLL CALL        

4. APPROVAL OF AGENDA 

5. CALL TO THE PUBLIC 

6. CORRESPONDENCE 

7. REPORTS 

A. Board of Trustees Report 

B. ZBA 

C. Staff Report 

D. Planning Consultant Report 

8. PUBLIC HEARINGS  

9. OLD BUSINESS 

10. NEW BUSINESS 

11. MINUTES:  July 2, 2014 Regular Meeting 

12. POLICY REVIEW AND DISCUSSION 

Review of Issues and Policy Discussion concerning undertaking a Potential Master Plan 
Amendment for the Whitmore Lake Road corridor in the Southwest Sub-area 

13. COMMENTS FROM THE COMMISSIONERS 

14. CALL TO THE PUBLIC 

15. ANNOUNCEMENT:  Next Regular Meeting – August 6, 2014 

16. ADJOURNMENT 



 

 

NORTHFIELD TOWNSHIP 

PLANNING COMMISSION 

Minutes of Joint Meeting 

with the Northfield Township Board of Trustees 

July 16, 2014 

 

 

 

1. CALL TO ORDER 

The meeting was called to order by Planning 
Commission Chair Marlene Chockley and Township 
Supervisor Marilyn Engstrom at 7:05 P.M. at  
8350 Main Street. 

2. PLEDGE OF ALLEGIANCE 

3. ROLL CALL 

AND DETERMINATION OF QUORUM 

Planning Commission:  
Janet Chick Present 
Marlene Chockley Present 
Brad Cousino Present 
Andrea Darden Present 
Kenneth Dignan Present 
Sam Iaquinto Present 
Larry Roman Present 

 
Township Board: 

Marilyn Engstrom, Supervisor Present 
Angie Westover, Clerk Present 
Kathy Braun, Treasurer  Present 
Janet Chick, Trustee  Present  
Wayne Dockett, Trustee  Present 
Jacki Otto, Trustee  Present 
Tracy Thomas, Trustee  Present 

 
Also present: 
Township Manager Howard Fink 
Township Attorney Paul Burns 
Planning Consultant Douglas Lewan, 

Carlisle/Wortman Associates 
Recording Secretary Lisa Lemble 
Members of the Community 
 

4. APPROVAL OF AGENDA 

 Motion: Dignan moved, Iaquinto supported, that 
the agenda be adopted with action on approval of 
the minutes the Planning Commission minutes of 
July 2, 2014, postponed to the August 6, 2014, 
meeting. Motion carried 7—0 on a voice vote. 

5. FIRST CALL TO THE PUBLIC 

Chockley explained that due to the large number of 
people present time for speaking would be limited to 
three minutes per person or five minutes per 
spokesman for a group. She noted Commissioners and 
Trustees would be listening to comments, but not 
responding. 

Potential Master Plan Amendment. Joanne Marttila 
Pierson, 5756 Earhart, presented a petition with 113 
signatures gathered in 18 days online through 
Northfield Neighbors. She said this request for a 
master plan amendment by Biltmore Development is 
reminiscent of the Grand Sakwa request. She said this 
proposed development would not benefit the 
Township. 

Lisa McCully, 9536 Main Street, said she is for 
responsible development and it is unrealistic to think 
farmland will remain farmland. She said development 
of nice neighborhoods should be encouraged. 

Kristine Klump-Ward, 9041 Timbercrest Lane, said she 
is a 40 year resident raising two children. She said the 
hope of several years ago when a new high school was 
built has given way to fear of losing the school district 
and the identity of Whitmore Lake. She said smart, 
responsible growth is needed to chart a new course. 

Mary Devlin, 9221 Brookside, said new homes and 
businesses have been built recently in other nearby 
communities, but not in Northfield Township. She said 
Biltmore is an established developer, and she recalled 
that the last large development built has become a 
beautiful part of the community. She said the Biltmore 
project will help the tax base and commercial and 
industrial development will follow. 

Sandy Klump, 9474 Lake Point Drive, read a letter she 
had submitted. She said has been part of this 
community since visiting her grandparents as a child in 
the 1940s. She said this community is not prospering 
in the way others of a similar size are. She said there is 
a stagnation and lack of vision and she asked the 
Commission to get the community moving toward 
what it might be; lack of growth hurts the residents, 
schools, and businesses. She said change is scary, but 
lack of positive development is scarier. 
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Susan Shink, 600 West Joy Road, said she is a farmer 
and her property would be touched by the Biltmore 
Development. She said this development would not 
bring money into Northfield Township; rather its 
residents will look to Ann Arbor as their community, 
shopping there and going to Ann Arbor schools. She 
said that is simply a matter of where it is. She said this 
proposal would threaten her farm and the others—at 
least seven—within a mile of this site. She said the Ann 
Arbor Township Supervisor, Mike Moran, has expressed 
concerns about this proposal as has the Huron River 
Watershed Council. She said the concerns about 
stagnation she is hearing are more related to the lack 
of waterfront development and efforts should be put 
into that. She said her neighborhood is stable and this 
proposal would ruin it.  

Cheryl MacKrell, Village of Barton Hills Board of 
Trustees member, said this development would be a 
disaster in many ways, affecting traffic and water 
quality. She presented a map showing aquifers serving 
Barton Hills wells and said 400 homes on wells at the 
proposed site would destroy their water supply. She 
urged the Township to stick to its Master Plan. She said 
farmland, once gone, cannot easily be replaced, and it 
will be more valuable for five acre lots. 

Craig Warburton, 450 West Joy Road, said a June 17th 
email he wrote is in packets for this meeting, but a 
previous letter he wrote is not and he read parts of it. 
He said this proposal is not compatible with the Master 
Plan which the Township adopted only two years ago 
after an extended period of public input. He said he 
was appalled at the last Planning Commission meeting 
that it took a member of the public to inform the 
applicant for another project that he not met the 
requirements for posting signage on his property. 

Leann Knope, 5720 Earhart, said she is concerned 
about the process involved in this request. She said the 
Township spent $30,000 to hire Carlisle/Wortman 
planning consultants to prepare a Master Plan which 
Iaquinto called “important work” which would guide 
the Township for 20 years. She said now the first test 
of it violates the strategies stated in the Master Plan. 
She said clearly the answer is “no” to the request to 
amend the Master Plan because if Biltmore is 
responsible they will honor the Master Plan which the 
website states is there to guide all of the development 
in the Township. 

Kelly Klump, 11658 East Shore Drive, said she lives 
about one-half mile from Northfield Township in Green 
Oak Township. She said she supports responsible 
growth and she grew up in Whitmore Lake and is 
raising her family here. She urged the Commission and 
Board to resist the objections of a few voices and to 
support growth in Northfield Township.  

Lenore Zelenock, 1440 Six Mile Road, said the 
community spent countless hours to develop the 

current Master Plan, and she asked that the 
Commission and Board adhere to that plan. She said if 
Biltmore had asked to develop land according to the 
Plan the community would be viewing site plans. She 
asked if the plan is changed for this developer, how 
any other developer could be refused.  

Lee Linville, 7515 South Kearney Road, said he 
participated in three visioning sessions in the 
Township in recent years and the outcome was always 
to maintain the rural development of the community. 
He said he does not choose to live in the Township 
because of the high taxes and poor services, rather he 
chooses to live here because of the rural character. He 
asked that the Master Plan be adhered to. 

Faith Wheeler, 371 Grove, said she is in favor of 
development, but she is opposed to one-quarter acre 
lots because it is costly to the community. She said she 
would be in favor of five acre lot development, and she 
suggested that Biltmore look at areas of the community 
that are already zoned for small lots. She said once 
farmland is gone it cannot be gotten back. 

John Meadows, 11485 East Shore Drive, Green Oak 
Township, said he is worried about the future of the 
community and schools, and he believes strategic 
decisions improve the community and schools. He said 
if the Township had not been so anti-community the 
current problems would not be so serious. He said he 
believes the rural nature and small town character of 
the community can be preserved with a proper growth 
plan.  

Gary Ward, 11928 North Main Street, Whitmore Lake, 
said there is declining enrollment in the local schools 
and a declining tax base. He said more people are 
moving out than are moving in. He said every plan has 
to be adaptable and the needs of the community are 
greater than the plan. 

Raven Tuttle, 470 West Five Mile Road, asked what 
would have happened had Grand Sakwa built all of 
their houses before the economy collapsed. She said 
the Township would not have been able to provide the 
services needed. She said luckily that is still farmland, 
and the Township will need its farmland. 

Otto Moehrle of Ann Arbor Township, said he moved 
his machine tool business in 1987 to 1081 E. North 
Territorial Road. He said he has seen Northfield 
township struggle and this is due to development 
being stifled. He said he is also a farmer in Northfield 
Township and he does not see a problem with having 
houses next to him. 

Rose Vincent, 3850 East North Territorial, said she is a 
farmer, and the Master Plan calls for agricultural in the 
subject area. She said she hopes it will stay that way.  
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Cliff McGee 7735 Leonard Ave, Green Oak Township, 
said he shops in Brighton because there are no stores 
here. He said this can be worked out if everyone works 
together aid responsible growth is the key. 

David Gordon, 5558 Hellner Road, said rather than 
telling this developer that their plan does not comply 
with the Master Plan two Commissioners voted to start 
the Master Plan amendment process. He said this is not 
a matter of pro-growth vs. anti-growth, rather it is a 
matter of what the right kind of growth is. He said he 
got 50 signatures going door-to-door and talking with 
the property owners who abut the subject site. He 
referenced a cost of services study and said it is clear 
that residential development needs to be subsidized by 
commercial and industrial development. He asked the 
Commission to stand by the Master Plan and state 
publicly that it is a good plan. 

Gary Wellings, 341 Lillian, said this is déjà vu, and if 
the Master Plan does not include high density 
development within one mile of US-23 it is not right. 
He said people are fooling themselves if they think this 
area will not be developed because it is the history of 
the human species—cities get larger. He said he feels 
bad for people who thought the area would stay rural, 
but that does not reflect reality. He said this 
community has stagnated and suffered due to lack of 
growth. He asked the Commission to make every effort 
to address the concerns of the people currently living 
in the area while allowing for development. He said if 
Grand Sakwa had been built the community would 
probably not be losing the Whitmore Lake School 
district because 400 families would be living across 
from it. He said there might be 113 signatures in 
opposition, but there are 8000 people in the 
community who have suffered due to the 
developments that Northfield Neighbors have stopped. 

Jim Nelson, 7777 Sutton Road, said Northfield 
Neighbors is not responsible for the collapsed 
economy, and people did not want the North Territorial 
bridge expansion because they did not want a seven 
lane road. He said a Master Plan is a promise for the 
future. He said at Green and Nixon Roads in Ann Arbor 
Toll Brothers is demanding that the City annex 
hundreds of acres to give the land a tonier address for 
their development. He said the real problem with 
Whitmore Lake is lack of lake access and no way for 
the downtown to grow.  

Sue Wienckowski, 5558 Hellner Road, said this 
proposal is not in compliance with the Master Plan, but 
there are other areas of the Township that are properly 
zoned for that type of development. She said she and 
many others like the Township the way it is, and 60% 
of voting residents voted down the Grand Sakwa 
development. She said Whitmore Lake is an oasis 
between Brighton and Ann Arbor and many people 
want the rural character of the community preserved. 

Tom Zelenock, 1440 Six Mile, said he is pro-growth but 
opposed to this proposal that does not comply with 
the Master Plan .He said it is disrespectful to the 
Township residents who worked so hard to create the 
Master Plan, and development should proceed 
according to the Plan, not according to the desires of 
an outside developer. He said there is a plan and the 
Township should stick to it. 

Jennifer DeLisle, 7441 Spencer Road, said she wrote an 
extensive letter in opposition to this proposal. She said 
this is not fair to the residents of the Township who 
participated in good faith in creation of the Master Plan 
or to those residents of this area. She said if Biltmore 
wishes to develop in Northfield Township there are 
plenty of appropriately-zoned areas. She said the 
Commission has more power at this point than at any 
other time in the process. She said the cards are 
stacked in favor of the developer, but the Township 
has this opportunity to say no. She said she is not anti-
development, but it does not belong in areas zoned 
agricultural. She said it not fair to those who chose to 
live in areas that are zoned agricultural and are 
protected as such under the Master Plan. She asked the 
Commission to act courageously. She said the Grand 
Sakwa shows what happens when the Township does 
not listen to the wishes of the residents. 

6. CORRESPONDENCE 

Request for Master Plan Amendment. Chockley noted 
that Commissioners and Board members received 
letters about this in their packets and via email. 

7. REPORTS 

7A. Board of Trustees  

Chick reported Angela Westover was appointed Clerk, 
and the Board: 

 approved the amendment to the Master Plan to 
add the  Mixed Use North and Mixed Use South 
designations, 

 approved seven zoning ordinance amendments, 
and 

 denied the amendment to the RTM district.  
 
7B. ZBA 

No meeting has been held since the last Planning 
Commission meeting. 

7C. Staff Report 

Nothing to report. 
 
7D. Planning Consultant 

Nothing to report. 
 
 

8. PUBLIC HEARINGS 

None. 
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9. OLD BUSINESS 

None. 

10. NEW BUSINESS 

None. 

11. MINUTES 

Postponed. 

 

12. POLICY REVIEW & DISCUSSION 

A. Review of Issues and Policy Discussion 

concerning undertaking a Potential Master Plan 

Amendment for the Whitmore Lake Road corridor 

in the Southwest Sub-area.  

David Stollman, President of Biltmore Development, 
LLC, said Biltmore and its affiliated companies have 
been in business for over 100 years and is a fourth 
generation family business. He listed some of their 
developments including Somerset Mall, and apartments 
in Troy, Partridge Creek Mall in Macomb County and 
Cherry Hill Village in Canton Township.  

He said it would be presumptuous of them to present a 
plan for what they want to do with the subject land at 
this point because they prefer to work with the 
community. He said they are flexible and try to come 
up with a plan that works with community input. He 
said there is obviously a lot of contention regarding 
this, and the real questions are whether the Township 
wants growth, and if it does, what that should look 
like. 

He said one of the real advantages to having over 400 
areas acres is the ability to plan growth in a 
comprehensive, rational, pragmatic way, rather than 
development being pieced together 60 acres at a time. 
He said they have a lot of tools to work with if the 
Township wants the project, and 460 acres allows for a 
lot of flexibility. He said he is here to listen.  

Dockett said he is in favor of this. He said 70% of the 
Township’s land is agricultural and in his opinion this 
is the place for development.  

Chockley noted that the Commission and Board are 
simply considering the issues at this point, and it is 
just as challenging for them as it is for other Township 
residents. She asked everyone to listen to the planning 
consultant’s comments.  

Douglas Lewan, Township planning consultant, recalled 
that at the last Planning Commission meeting the 
Commission asked his firm to begin a review of the 

Master Plan. He said in discussions about this project it 
became clear that this is a policy issue for elected and 
appointed officials to address, rather than simply for a 
planning consultant to comment on.  

Lewan said a master plan is a fluid document which 
may change based on conditions in a community, and a 
sub area of a Master Plan may be reviewed by itself, 
rather than the entire document. He reviewed the 
process involved in any update of the Master Plan, 
noting that State law calls for review by neighboring 
communities and a public hearing. He said this is a 
relatively long process  

He read the outline of the meeting he had prepared, 
including what the outcomes should be. He said this is 
not an all-or-nothing proposal—the Commission or 
Board could decide to look at one part of the site being 
proposed for development by Biltmore. He said the 
decision to be made would apply to any developer, not 
just Biltmore. Lewan said he also provided a review of 
existing conditions and an analysis of acreages in the 
Township by zoning categories and Master Plan 
designation.  

Chockley said she would like to discuss whether the 
proposed development area is appropriate for any type 
of development. She said when the Master Plan was 
developed the intent was to keep development out of 
the rural, dirt road areas, instead keeping it clustered 
around US-23. Lewan said he does not disagree with 
that. He said a number of layers are looked at in 
developing a Master Plan, including existing uses, 
transportation, and natural features. He said in this 
case Whitmore Lake Road is one of the only primary 
arterial roads in the Township along with North 
Territorial and US-23. He said development along it is 
certainly more appropriate than along the dirt roads 
Chockley referred to. 

Chockley said the parcels proposed to be developed 
are agriculturally in use and have some special 
features. She said under the current zoning ordinance 
any of the parcels along Whitmore Lake may be 
developed at a density of one house per two acres 
rather than the five acre minimum applicable to other 
areas. She said in her mind that two acre density might 
be more appropriate for this area.  

Chockley asked for comments from Commissioners 
and Board members. Otto asked if there are currently 
any low-density (1-2 acre) areas in the Township. 
Chockley said the areas in yellow (LDR) on the map are 
designated for 2 acres;  orange areas—which are 
MDR—are one acre without sewer service or one-
quarter acre with sewer service. She noted that farming 
was specifically allowed by right in the LDR district. 

Iaquinto commended the Board for the billboard 
campaign it has put up indicating that Northfield 
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Township is “open for business.” He asked Board 
members what their thoughts were when they put that 
message out. Engstrom said she liked this idea and 
thought the message should have been “Under New 
Management.” She said she was frustrated by the 
previous Board’s policies. She said this is a natural spot 
for development. She said this community is unique in 
the area with lots of rural area and a lakefront, but she 
said it is not realistic to think development will not 
come to the site being considered. She said Northfield 
Township was blacklisted by developers, and if Grand 
Sakwa had been built there would not currently be talk 
of the Whitmore Lake School District being taken over 
by the Ann Arbor Public Schools. 

Chick said she would like to give people in this area 
some kind of assurance that there would be some kind 
of buffer and that sensitive areas on the site would be 
respected. Stollman said that would absolutely be the 
case. He said they try to preserve woodlands and 
provide open space buffers where appropriate. He said 
his understanding is that this community would not 
like the type of development where someone driving 
along the adjacent road sees a berm then the backs of 
houses. He said they are interested in being creative in 
finding ways to work together and a 460 acre site 
allows for that. He said they have gotten praise from 
government officials elsewhere about their ability to 
come up with solutions even on difficult sites. 

Chick asked Stollman to address the concerns raised 
about aquifers. Stollman said it is premature to 
comment on this point, but they would not be building 
a water system that would have huge negative impacts 
on surrounding communities, although those are 
complicated issues that need to be worked out. He said 
there is no point in them doing studies of those types 
if the Township indicates it is not interested in having 
development in that area.  

Regarding the comments made previously about the 
density, he said there is a lot of work that goes into 
determining what density can be supported, but 
densities can be blended on a site of this size. 

Chick said the Commission has been working over the 
past several months on the North Territorial/US-23 
area where it is hoped commercial and light industrial 
development will occur to provide work and retail 
opportunities for Township residents. She said to bring 
businesses into the Township the natural progression 
is for development to go along Whitmore Lake south of 
US-23. She said agricultural areas in the Township 
would be not be depleted by doing this.  

Otto said she grew up in a farming community, and if 
farm land is not used it is wasted and the land starts 
dying. She said when the Township considered 
advertising on billboards the priority was to promote a 
thriving community. She said growth comes from 
commercial and residential development, and right 

now there is residential development being proposed, 
not commercial, so that is what the Township has to 
consider.  

Braun said she is not anti-growth, and she is not for or 
against Biltmore, but she is wary and concerned. She 
said there are in-fill development opportunities that 
are available which would use existing infrastructure. 
She said the proposed development is not in the 
Whitmore Lake School District, and the cost of this 
development would be borne by the taxpayers, whereas 
in-fill development would help the taxpayers. 

In answer to a question from Dignan, Stollman said the 
driving force behind developing these parcels is the 
Ann Arbor School District. He noted that Toll Brothers 
is not currently involved in this project, but they would 
be interested in building homes in this area. He said in 
this climate of a recovering economy Toll and other 
builders are interested only in the Ann Arbor School 
District at this point. 

Dignan said residential development is the linchpin to 
growth in the US-23 and North Territorial area. He said 
the 65 m.p.h. speed people travel at along Whitmore 
Lake Road is not suitable for agricultural. He said if a 
sub-area of the Master Plan is looked at he would like 
to see it limited to about one mile from US-23. 

Dignan said 2200 feet away from this site Ann Arbor 
Township has designated land as high-density 
residential. He said he serves on the Whitmore Lake 
School Board and he knows declining enrollment is a 
problem. He said everyone refers to responsible 
growth, but one of the opponents to this project said 
the only responsible growth is no growth. He said he 
does not want to see 1600 homes on this property, but 
this is a key opportunity to look at the Master Plan, and 
it is appropriate to say that land within one mile of 
US-23 is suitable for development. He said a thorough 
evaluation of everything that affects this community is 
in order. 

Chick said the Master Plan is a good document, but it is 
not inappropriate to amend it at any time. She said she 
was part of the process of developing the Plan, but the 
economy was not good at that time. She said things are 
changing now and the Mixed Use South site has been 
amended to encourage development there, so it is 
appropriate to consider other changes in this area. 

Iaquinto said he respects other viewpoints and he has 
been a Planning Commissioner for a total of 11 years, 
but the community has been stagnant due to the no-
growth perception, and the most important thing for 
the Commission to consider is keeping the community 
vibrant. He said the health of the entire community, 
not just one part of it, must be considered. He said any 
development will have impacts of some kind such as 
on traffic and views, but he believes development in 
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this corridor is in the best interest of the community. 
He said even though it is in the Ann Arbor School 
District it is close to the Whitmore Lake School District 
and believes residents of this development would 
consider Whitmore Lake schools for their families 
because it is a good district. 

Chockley said rooftops would support the commercial 
development is desired in this area.  Dignan agreed and 
said that many families would consider Whitmore Lake 
Schools because they do not like the slanted education 
provided in Ann Arbor.  

Thomas said he came to this meeting prepared to say 
no to this development for a variety of reasons. He said 
procedurally this is wrong because the Township went 
through a lengthy master planning process, and with 
all due respect to Chick he does not think conditions 
have changed to the point that the document merits 
being changed. He said that might partially be his bias 
as an attorney which states that after a decision is 
made conditions must change to warrant a revision.  

He said he is also concerned because this is a site-
specific request, but he has changed his mind. He said 
he thinks this process should go forward because he 
does not think the Township took a good enough look 
the last time the Master Plan was revised. He said there 
was not enough data, and he would still have to be 
convinced that a certain number of rooftops equals 
commercial development. He said he does not think 
good communities necessarily develop that way, and 
there are some real risks to proceeding in this site-
specific way. He said again that despite the time and 
money spent on the Master Plan and its revision he 
does not think this area was analyzed well enough. He 
said part of the problem is that these are difficult 
issues. 

Engstrom agreed and said Master Plans have to change. 
She said changing the Plan all the way down Whitmore 
Lake Road should be considered. She said if the 
Whitmore Lake School District is annexed by Ann 
Arbor, there will be even more development pressure.  

Westover said she thinks development in this area is a 
natural progression.  

Cousino said he is encouraged that development is 
proposed. He said he is a builder/developer himself, 
and all of the parcels that were sold cheaply during the 
recession are gone. He said the sewer system did not 
extend anywhere near this property when the Master 
Plan was finalized, and that has changed. He said the 
Township is split mostly between Whitmore Lake and 
South Lyon schools, but a sizable portion is in the Ann 
Arbor School District, and perhaps there was not 
enough consideration of that. He said there are weighty 
issues to consider here, and he shared Thomas’ 

concern that this is being considered because of the 
request of one developer. 

Darden said she was not involved in the original master 
planning process, but she lived here then and knows 
how the community has changed. She said this needs 
to be looked at holistically though, rather than as a 
request from one developer for one piece of land. 

Iaquinto said today’s true farming requires 500-1,000 
acres, and not much of that is happening in this area. 
He said what people really want is preservation of open 
space, so if that can be accomplished along with 
realistic development the Township is being served 
wisely. He said this is also a property rights issue; it is 
farmers who want to sell their land and they realize 
they are not large to operate a commercial farm 
successfully. 

Chockley said she has a tiny farm, and those types of 
farms have a future and should not be discounted. She 
said she would not like to see all farmland disappear, 
but that will not happen.  

Chockley asked Lewan to discuss the regulations that 
are in place to protect the natural features of the 
subject property and all property in the Township. 
Lewan said the zoning ordinance contains safeguards 
including open space provisions to allow for cluster 
developments, and regulations for wetlands and 
woodland preservation, environmental impact studies, 
etc.  

Chockley said Northfield Township has lost population 
over the last couple decades and is aging, and older 
people need different types of housing. She said the 
Township needs to look at what will allow 
grandparents to stay in the vicinity of their families as 
they age. She said developers are smart and know what 
sells, so she is sure the Township will get quality 
developments.  

Lewan said when the current Master Plan was 
developed it made sense for the situation at that time, 
specifically in the area of Whitmore Lake. Regarding 
the Outcomes and Future Direction part of the agenda 
he said he has not heard anyone say a sub-area 
planning effort should not be undertaken, so it seems 
clear that should move forward. He said he will try to 
address issues such as sewer capacity, the population 
in the area, and protection of natural features.  

He said to be fair to everyone this has been a very 
transparent process and he expects it to remain that 
way. He also said no Commissioners or Trustees have 
tried to influence him regarding this issue, but as the 
process moves forward he will certainly be providing 
his opinions.  
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Regarding the scope of the sub-area to be considered, 
Lewan said he will be providing some alternatives to 
the Commission. He said he expects this will be a 
regular issue of Planning Commission agendas until it 
is addressed. 

13. COMMENTS FROM 

COMMISSIONERS AND TRUSTEES 

Potential Master Plan Amendment. Dockett said 
people who want to sell their land have rights and 
should be able to sell. He said he spoke with 
Wastewater Treatment Plant Superintendent Hardesty 
this morning who said this development could bring 
the sewer treatment plant close to its capacity 
depending on how many units there are. He recalled 
there was a moratorium on building in the 1970s 
because of a lack of sewer capacity, and he would not 
want to experience that type of problem again. 

Darden thanked the members of the community who 
provided input. Iaquinto said it was good to hear from 
people with opinions on both sides of this issue. Chick 
asked that the public continue to provide information 
and comments.  

14. SECOND CALL TO THE PUBLIC 

Potential Master Plan Amendment. Lenore Zelenock, 
1440 Six Mile Road, asked the Commission to consider 
the density of the proposed development. She said 
while the developer says they are not considering 
quarter acre lots, that was what the developer of 
Shadowood said and it ended up being quarter acre 
lots.  

Raven Tuttle, 470 West Five Mile Road, asked whether 
this issue could be postponed pending the annexation 
of the Whitmore Lake Schools by Ann Arbor. She said if 
that goes through this particular climate change will 
change farming, so people will need to be close to their 
food sources. She said it is real, and that has to be 
planned for. 

Susan Shink, 600 West Joy Road, said she is a small 
farmer and came to Northfield Township to farm. She 
said Northfield Neighbors never was a special interest 
group, rather they are neighbors. She said a vibrant, 
wonderful corner of the Township is being written off 
to benefit a developer. She said she has invested her 
life savings in the Township. 

Ken Judkins, 1270 Dhu Varren Road, Ann Arbor 
Township, says he farms about 1200 acres with his 
brother, about half of it in Ann Arbor Township and 
half in Northfield Township, and he also farms in 
Webster Township. He said only 60 acres of the 460 
acres being discussed is being farmed this year, and 
only 100 acre of it has been farmed in the last 20 years. 
He said the biggest threat to his farm is five and ten 

acre zoning. He said he knows farmland and this land 
is marginal because it cannot be drained. He said he 
runs a draining business, he has walked all of this land, 
and there is no way to drain this property. 

Craig Warburton said his land borders parcel H, and he 
said it seems like there is a propensity to turn this into 
a growth or no-growth issue. He said the Township 
should use this rare opportunity to force some of this 
development into the Whitmore Lake School District 
before the district is lost.  

David Gordon, 5558 Hellner Road, said he has property 
rights, and the owner of this property has the right to 
sell it for five acre parcels, but they are trying to sell it 
for more money. He said if you want your community 
to grow, you are creating a win-lose situation by 
throwing some of the residents under the bus. He said 
he has been here for 30 years and asked that his 
property rights not be disregarded. 

Faith Wheeler, 371 Grove, Horseshoe Lake, said there 
seems to be an impression being given that Northfield 
Neighbors were devils with horns and that the 
recession was their problem. She said Meijer did not 
leave because of Northfield Neighbors, rather they did 
not build because of the recession. She said this is a 
blue collar community and people here lost jobs. She 
said people also lost homes which has increased the 
tax burden on those left behind. She said everyone has 
concerns, and she asked that everyone’s needs be 
considered, and that everyone work together.   

Joe Van Esley, real estate broker, said he is the broker 
who introduced the developer to the property owners. 
He said he also was involved when Meijer wanted to 
come to Northfield Township. He said Northfield 
Neighbors stopped the bridge replacement and the 
Meijer development.  

Jim Nelson, 7777 Sutton Road, said residents objected 
to spending $20 million to build a seven lane bridge, 
rather than a reasonable plan.  

Mary Devlin, 9211 Brookside, said maybe if this 
development goes through Meijer will build. 

Jennifer DeLisle, 7441 Spencer Road, said it is a 
mistake to proceed with this process, especially in light 
of the possible annexation of the Whitmore Lake 
Schools by Ann Arbor. She said she hopes rather than 
being so ferociously pro-growth the Township will 
work with the people who actually live in this area to 
preserve farmland, natural features, and rural roads.  

Brenda Warburton, 450 West Joy Road, said she is a 
mom with children in Ann Arbor schools. She said she 
does not shop in Whitmore Lake, she shops in Ann 
Arbor. She said the Township would be giving up a gem 
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of a piece of land, and the tax money will be going to 
Ann Arbor Schools. 

A member of the public said he agrees with Chockley 
that everyone needs to get along, but from the Board 
and Commissioner comments this sounds like a done 
deal. He said he does not see anything from the Board 
or Commission that sounds like the community is 
being represented as a whole.  

David Hellner, 5545 Hellner Road, said he has lived 
there for 80 years and his parents lived there before 
him. He said without development the Township will 
fold within 20 years.   

Ben Belen, 470 West Joy Road, said he has worked for a 
Detroit wastewater treatment plant for 16 years, and 
he is concerned about draining for 1600 homes. 

15. ANNOUNCEMENT OF NEXT MEETING 

August 6, 2014, at 7:00 P.M. at the Public Safety 
Building was announced as the next regular 
Commission meeting time and location.  
 

ADJOURNMENT 

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

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

The meeting was adjourned at 9:53 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 August 6, 2014. 
 
 
 
 
 
___________________________________________________ 
Marlene Chockley, Chair 
 

___________________________________________________ 
Kenneth Dignan, Secretary 

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

 



This notice is posted in compliance with PA 267 Of 1976 as amended (open meetings act) MCLA 41.7 2A (2) (3) and the Americans 
with Disabilities Act. (ADA) Individuals with disabilities requiring auxiliary aids or services should contact the Northfield Township 
Office, (734) 449-5000 seven days in advance.  

P.O. Box 576   8350 Main Street, Whitmore Lake, MI  48189-0576         Telephone: (734) 449-5000              Fax: (734) 449 –0123          
Website:  www.twp.northfield.mi.us 

NORTHFIELD TOWNSHIP PLANNING COMMISSION 
NORTHFIELD TOWNSHIP BOARD OF TRUSTEES 

NOTICE OF JOINT MEETING 
 July 16, 2014 at 7:00 p.m. 

Second Floor, Public Safety Building 
8350 Main Street, Whitmore Lake, MI 48189 

 
AGENDA 

 
1. CALL TO ORDER      

2. PLEDGE OF ALLEGIANCE    

3. ROLL CALL        

4. APPROVAL OF AGENDA 

5. CALL TO THE PUBLIC 

6. CORRESPONDENCE 

7. REPORTS 

A. Board of Trustees Report 

B. ZBA 

C. Staff Report 

D. Planning Consultant Report 

8. PUBLIC HEARINGS  

9. OLD BUSINESS 

10. NEW BUSINESS 

11. MINUTES:  July 2, 2014 Regular Meeting 

12. POLICY REVIEW AND DISCUSSION 

Review of Issues and Policy Discussion concerning undertaking a Potential Master Plan 
Amendment for the Whitmore Lake Road corridor in the Southwest Sub-area 

13. COMMENTS FROM THE COMMISSIONERS 

14. CALL TO THE PUBLIC 

15. ANNOUNCEMENT:  Next Regular Meeting – August 6, 2014 

16. ADJOURNMENT 



Planning Commission / Township Board 
Joint Meeting 
Consideration of “Sub-Plan” Amendment 
 
Outline of Joint Meeting 
1 MEETING OUTCOMES 

• Determine if the Township should review and adopt a “sub-plan” for a geographic area less than 
the entire Township, due to unique physical characteristics that warrant more intensive 
planning. 

• Make a determination what if anything has changed since the adoption of the current Master 
Plan in 2012 to warrant the review of a sub-plan of the Master Plan. 

• Provide direction to the Planning Commission for either moving forward with a change or 
staying with current plan.  General scope of change should be determined. 

2 REVIEW AREA UNDER CONSIDERATION  
• Review general purpose of a Master Plan pursuant to the Michigan Planning Enabling Act 
• Master Plan sub-plan review and adoption pursuant to Michigan Planning Enabling Act 
• Review of land area under consideration. 
• Acreage under consideration. 
• Review of existing physical conditions, including significant natural areas, land-use potential, and 

existing housing . 
• Review of current zoning. 
• Review of current Master Plan. 

3 DETERMINATION OF SCOPE OF SUB-PLAN 
• If desirable to review a sub-plan of the Master Plan, what is the scope of the change?  The scope 

has at least two elements: 
1. Land area of the sub-area.   
2. Residential Density taking into account the unique features of sub-area. 

Decision on the above two items should be based on what makes sense for the sub-area. 

1 | P a g e  
 



4 IMPLICATIONS AND ADDITIONAL INFORMATION 
The following studies may assist the Planning Commission and Board in making any decision to change 
the Master Plan.  A change to the Master Plan within the subject area will cause a significant change in 
the development pattern of the Township: 

• Traffic analysis to determine impacts on Whitmore Lake Road and adjoining roadway 
intersections. 

• Sewer capacity study.  Impacts on this area in relation to other areas of the Township should be 
considered. 

• Fiscal Impact Analysis.  This study would take into account the impacts to tax base and costs of a 
potential residential development of the scope proposed. 

5 OUTCOMES AND FUTURE DIRECTION 
The Planning Commission and Township Board will be asked to comment on the following items to 
determine we are on the right track in this effort: 

• Determination if sub-area planning should move forward. 
• Determination if additional studies are required, i.e. traffic, sewer, fiscal impact, and 

environmental impacts. 
• If it is determined that some sub-area plan should move forward, what is the scope of that sub-

area planning effort, i.e. geographic area, and residential density. 

The results will be provided at the next scheduled Planning Commission meeting along with any next 
steps in this process. 
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NORTHFIELD TOWNSHIP 

PLANNING COMMISSION 

Minutes of Regular Meeting 

July 2, 2014 

 

 

1. CALL TO ORDER 

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

2. PLEDGE OF ALLEGIANCE 

3. ROLL CALL 

AND DETERMINATION OF QUORUM 

Roll call:  
Janet Chick Absent with notice 
Marlene Chockley Present 
Brad Cousino Present 
Andrea Darden Present 
Kenneth Dignan Absent with notice 
Sam Iaquinto Present 
Larry Roman Absent with notice 

 
Also present: 
Planning Consultant Douglas Lewan, 

Carlisle/Wortman Associates 
Township Manager Howard Fink 
Members of the Community 
 

4. APPROVAL OF AGENDA 

Chockley removed discussion of the Mixed Use South 
District from the agenda due to three Commissioners 
being absent. 

 Motion: Iaquinto moved, Darden supported, that 
the agenda be adopted as amended.  
Motion carried 4—0 on a voice vote. 

5. FIRST CALL TO THE PUBLIC 

Sunoco Station; Six Mile Road. Tim Seville, 7705 
Whitmore Lake Road, said two signs had been placed 
on this property indicating a request for the property 
would be on this agenda, but the signs have now been 
removed. Lewan and Chockley said they were not 
aware of any proposal for that property. Seville said 
the gas tanks are now exposed because the caps have 
been removed from the concrete slabs. He said the 
property is not being taken care of and he hopes that is 
taken into consideration if a request comes before the 
Commission.  

Iaquinto said this sounds like a safety hazard. Seville 
said the tanks have probably been damaged due to 
water getting into the tank cavities and going through 
the freeze/thaw process. Fink said he will look into 
this.  

6. CORRESPONDENCE 

Chockley reported that only correspondence related to 
the Nowatzke application had been received. 

7. REPORTS 

7A. Board of Trustees  

No report. 
 
7B. ZBA 

No meeting has been held since the last Planning 
Commission meeting. 

7C. Staff Report 

Nothing to report. 
 
7D. Planning Consultant 

Lewan said a joint meeting of the Planning Commission 
with the Township Board is proposed for July 16th, with 
the topic of discussion being the proposed change to 
the master plan requested by Biltmore Development. 
 
 

8. PUBLIC HEARINGS 

8A. Case #JPC140003; Nowatzke Truck & Trailer; 

Location: 6900 Whitmore Lake Road; Request 

for Conditional Use Permit for a convenience 

store and gasoline/diesel fueling station. 

Parcel 02-20-300-036; zoned GC.  

 Motion: Iaquinto moved, Darden supported, that 
the public hearing be opened.  
Motion carried 7—0 on a voice vote. 

Dale Brewer, 11548 East Shore Drive, noted he had 
provided information to the Commission, including 
photos, and added: 
 he believes the following are missing from this 

application: 
o Section 63.04H requires a written letter of 

zoning conformity from the Zoning 
Administrator 

o 63.05B requires that a sign giving notice of this 
request be posted on the property, 

o 63.07B states that the business sign needs to be 
maintained and be in harmony with adjoining 
properties, and the sign here looks worse than 
others nearby, 

o Under 63.07E a traffic study should be required 
prior to consideration of the CUP, rather than 
during site plan approval as recommended in 
the planner’s report. 

 The site consists of five separate buildings totaling 
more than 24,000 sq. ft. 

 Sales on the site of “Bad Boy Buggies” is not 
consistent with the primary use of truck and trailer 
sales and service. 
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 There are 4-5 signs already on this 7.28 acre 
property, including 1 on the Tractor Supply site. 

 There are several trucks or trailers in the greenbelt 
area which are larger than medium duty trucks, 
which was the limit in his previously-approved CUP. 

 There are at least 25 trailers on the site, and 
probably more like 45. 

 Debris is carelessly stored around the perimeter of 
the property, including old gasoline tanks. 

 There is a large 2,000 gallon above-ground storage 
tank with a new pump on it containing an unknown 
substance and there is no containment for it which 
is in violation of state and federal laws. 

 Trailers are wrapped in display signage for a variety 
of products, and one of them has a Maine license 
plate so is not paying Michigan taxes. 

 Four conditional uses are being requested—diesel 
pumps, gas pumps, convenience store, and light 
auto repair—for this property which already has at 
least three uses on it.  

 Prior CUPs were granted in 1977, 1982, and 1994, 
and since then at least two fuel stations have been 
constructed in this immediate area which sell both 
gas and diesel, and there are several other stations 
in the area selling both gas and diesel.  

Craig Warburton said he has lived at 450 W. Joy Road 
for 23 years. He said this proposal is in compliance 
with what the applicant has done for years, and it fits 
with other things that have been approved for the area. 

John Healey, TPW Whitmore Lake LLC, 10100 Waterville 
Street, Whitehouse, Ohio, said TPW is the developer 
and owner of the Tractor Supply store next to the 
subject site. He said they purchased their property 
from this applicant, and it appears that this application 
follows the same development proposal and traffic 
patterns outlined in their application seven years ago. 
He urged the Commission to approve this request.  

Dale Brewer added: 

 This will be a 1-1.5 million project, which will 
require a lot of traffic to pay for the investment. 

 There are significant road and bridge problems, and 
problems with turning ratios, including one turn 
from the highway in excess of 135 degrees. 

 There is no indication that the owner of the subject 
site, Colt V LLC, has given permission for this 
proposal. 

 The Commission should delay action on this 
application until all of the required information is 
supplied or until 2016 when the US-23 interchanges 
are redone. 

He objected to the time for public comments being 
limited. 

9. OLD BUSINESS 

9A. Mixed Use South District; Discussion of Uses. 

Removed from the agenda. 
 

10. NEW BUSINESS 

10A. Case #JPC140003; Nowatzke Truck & Trailer; 

Location: 6900 Whitmore Lake Road; Request 

for Conditional Use Permit for a convenience 

store and gasoline/diesel fueling station. 

Parcel 02-20-300-036; zoned GC.  

Lewan explained that the applicant is asking for 
permission to construct a new convenience store 
building with six gasoline and six diesel pumps and 
canopies. He noted that the Planning Commission only 
makes recommendations on Conditional Use Permits 
(CUPs); the final approval or denial is made by the 
Township Board. 

He said the applicant has provided information that: 

 in 1997 they started selling diesel fuel, 
 a 1982 CUP granted permission for gasoline sales, 

although much lower amounts than is now being 
requested. 

 in 1994 a convenience store and sale of diesel fuel 
were approved for the site, but the store was not 
built. 

He explained the primary purpose of this hearing is to 
determine if the proposed uses are appropriate, and if 
that is agreed to, site plan review will consider the 
details. He said the site currently consists of truck and 
trailer repair and storage, and he asked if any of that 
business will be cut back. He noted overnight truck and 
trailer parking are not allowed on this site, so the only 
vehicles which may be on-site overnight are those that 
are for sale. 

Regarding compatibility with neighboring uses, Lewan 
said there is a wide variety of commercial and 
industrial uses including retail, farm market, and 
industrial. He said the master plan calls for an MU-
Mixed Use designation for this site and properties to 
the south. He read the description of the MU district 
and said automotive services are a conditional use, so 
the proposal is compatible with the master plan. 

Lewan said traffic impact—which  the Washtenaw 
County Road Commission (WCRC) will comment on 
that in the future—is the most serious issue, and his 
report recommends submittal of a traffic study at the 
site plan review state, but he agrees with Brewer that it 
may be more appropriate to require that now. He 
added that information about the size of the proposed 
building was not clear, site circulation needs to be 
clarified, and information about utility services needs 
to be provided. 

Lewan referred to the seven standards listed in 
Article 63 and said the applicant must provide 
information about: 

 Hours of operation of the convenience store and 
gas station. 

 Whether liquor will be sold on site. 

 Whether trucks are to be stored on site. 
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 Types of materials to be stored on site for the 
service station. 

 Underground storage tank specifications. 

He added that action on this application may be 
postponed by the Commission to allow additional 
information to be submitted. He also said he had 
assumed a letter of conformance from the Zoning 
Administrator had been submitted and that could be a 
condition of approval, but the requirement for posting 
of a sign is an ordinance requirement, so approval 
cannot be granted without that. 

Iaquinto questioned whether the applicant was aware 
of the sign requirement and questioned whether the 
Township should have informed them. Lewan said it is 
a clearly stated requirement in the zoning ordinance. 

John Damrath, project engineer, and Tom Nowatzke 
appeared. Nowatzke said: 

 When he moved into the property in 1995 all of the 
current signs were there. 

 He has one building.  

 The convenience store will go inside the existing 
building. It will be 2200 sq. ft. 

 A letter was submitted stating no alcohol would be 
sold. 

 He will be discontinuing sales of Bad Boy Buggies 
after the current ones are sold. 

 Material from his former operation in Detroit was 
moved to this site and will be removed within 90 
days. 

 They are asking for continuation of previously 
approved CUPs on the site and the addition of 
diesel fuel pumps. 

 He eliminated the three diesel fuel tanks and four 
underground storage tanks and got certification 
that it was done properly.  

Damrath said he does not see any obstacles in the staff 
recommendation that cannot be overcome. He said 
they will be installing a 25,000 gallon tank for gasoline 
and a 30,000 gallon tank for diesel. He said it is 
important for Nowatzke to have a decision or 
consensus on this now so his plans can move forward. 
Regarding the well on the site, he said it is 300 feet 
from the proposed fuel tanks, so it will not need to be 
relocated. He added that the drive shown on the plan 
was installed last year with approval from the WCRC 
Commission and the dashed lines on the plan show the 
previous location.  

Nowatzke said 9-10 letters in support of this proposal 
have been submitted from businesses in this area. 

Chockley said her biggest concern is traffic, and she 
questioned how many trucks per day would be going in 
and out of the site. Darden noted that Whitmore Lake 
Road gets a lot more traffic when US-23 backs up, and 
she asked if the applicant had considered how that 
would affect the site. Damrath said that is something 
the traffic study will address, but it is the uses that are 
under consideration right now. He noted there are 
already CUPs in existence for this site. Iaquinto said the 

applicant is asking for an expansion of the existing 
uses, which why this application is necessary. 

Chockley noted the Commission cannot approve this 
request now because the property was not properly 
posted with a sign as required by the ordinance. 
Nowatzke said no one told him that was necessary and 
his original hearing date was postponed from June 18th 
due to a lack of quorum. Fink confirmed the signage is 
a zoning ordinance requirement, so the property must 
be posted, the application fee paid again, and another 
public hearing held.   

Iaquinto said he is in favor of a traffic study being 
submitted with the CUP, and if that is the consensus of 
the Commission the applicant should be told now so 
he can be prepared before the public hearing in 
August. Chockley noted that the letters of support do 
not have to be resubmitted. 

Nowatzke said it is not written anywhere that he has to 
read the zoning ordinance and no one told him the 
requirements in it for a sign, so he should not have to 
pay the application fee again. Fink said the Township 
Board is the only entity that can waive fees. 

Chockley said the site looks more like a junkyard than 
a service station with all of the trucks scattered around 
the site, and the ordinance now requires screening 
from US-23. Nowatzke said the business next store has 
piles of mulch visible from US-23, so he questioned 
why the Commission should be concerned about the 
appearance of his site, but added it will be cleaned up. 

In answer to a question, Lewan said if a CUP is granted 
but never acted upon that approval expires. Nowatzke 
asked if he can restore the diesel pumps to this site 
that were previously approved and installed, but then 
later removed. Lewan said than might be allowed. 

Cousino said the plan submitted is not clear. Nowatzke 
answered his questions, including stating that the 
building size will not change.  

It was noted that the applicant paid the $100 bond that 
would be returned when the required signs notifying 
the public of this application were removed, so that 
would seem to indicate he knew of this requirement. 
Nowatzke said he was not aware of the details of the 
fees he was paying. 

 Motion: Chockley moved, Iaquinto supported, that 
based upon the information received from the 
applicant, Nowatzke Truck & Trailer, Inc., 6900 
Whitmore Lake Road, Whitmore Lake, MI 48189 
concerning Parcel Number B-02-20-300-036, and 
reflected in the minutes of this meeting, the 
Planning Commission postpones the Conditional 
Use request to allow the applicant to respond to 
the comments discussed tonight by the Planning 
Commission, including the following:  

1. To post a sign in accordance with the zoning 
ordinance. 
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2. To obtain a traffic study. 
3. To provide a letter of authorization for 

Mr. Nowatzke to represent Colt V LLC, the 
owner of the subject property. 

4. To address the items enumerated in the 
planning consultant’s report dated May 5, 2014, 

5. To address the items enumerated in the 

township engineer’s report dated June 16, 2014, 

Iaquinto said it is the applicant’s responsibility to know 
the ordinance requirements, but said for the benefit of 
the Commission a system should be implemented to 
insure that legal requirements have been met prior to 
hearings. Fink directed Nowatzke to Township staff 
who can give him the pertinent information about the 
sign requirements.   

Mr. Healey with Tractor Supply again said he may be 
able to attend the August meeting and speak in 
support of Mr. Nowatzke’s application, so he 
confirmed that at the time of the approval of Tractor 
Supply’s site plan easements for cross traffic between 
the two sites were arranged and agreed upon and 
Nowatzke has documentation for that. 

Motion carried 4—0 on a roll call vote. 

 

11. MINUTES 

June 4, 2014, Regular Meeting 

Chockley made four minor corrections.  

 Motion: Darden moved, Iaquinto supported, that 
the minutes of the June 4, 2014, regular meeting 
be approved as corrected, and to dispense with the 
reading. Motion carried 4—0 on a voice vote. 

 

12. POLICY REVIEW & DISCUSSION 

None. 

13. COMMENTS FROM THE COMMISSIONERS 

Iaquinto, Darden, and Chockley wished everyone a safe 
and joyous Fourth of July weekend.  

14. SECOND CALL TO THE PUBLIC 

Nowatzke CUP Application. Dale Brewer said the 
Department of Environmental Quality or the 
Environmental Protection Agency should be notified to 
inspect the above-ground storage tank on the 
Nowatzke site because there is no containment. He also 
said in addition to the Washtenaw County Road 
Commission  the Michigan Department of 
Transportation should be notified to comment on 
traffic. 

Biltmore Proposal. Craig Warburton said a letter from 
Kyle Warburton about the Biltmore project was in the 
packet for the canceled June 18th meeting, but it was 
not included in this packet. Chockley said she does 
have his letter and would like to talk to him about that 
after the meeting. 

Warburton said he is profoundly behind the master 
plan as written, and said the use of sewers should be 
discouraged in areas not currently served.  

Sound System. Warburton said added that the sound 
system in the meeting room is terrible, Commissioners 
mumble, and it is difficult to distinguish between what 
is commentary and what is germane to the matter at 
hand. 

 

15. ANNOUNCEMENT OF NEXT MEETING 

July 16, 2014, at 7:00 P.M. at the Public Safety Building 
was announced as the next regular Commission 
meeting time and location.  

16. ADJOURNMENT 

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

The meeting was adjourned at 8:25 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 ______________________________, 2014. 
 
 
 
___________________________________________________ 
Marlene Chockley, Chair 
 

___________________________________________________ 
Kenneth Dignan, Secretary 

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







 

 

RE: BILTMORE PROPOSAL 
 
The enrichment and development of all the people who live and work in Northfield Township will 
play an important role in your decisions surrounding the Biltmore Proposal - and the way in 
which you will vote. We live on Northfield Church Road and will be directly affected by those 
decisions since we live in Northfield Township and our property borders one of the parcels. 
Therefore, we would like to add our thoughts to your decision process. 
 
1. As you know, the current zoning is Agricultural, as was our land. Although we are not 

opposed to development, we do feel that the current Master Plan – which took a lot of hours 

and hard work – represents the vision of the Township as a whole and should be respected 

as such.  
2. Should the need to change lead us down a different path we feel that acreage requirements 

for any development should remain the same – 5 acres. This would maintain property values 

for Northfield Township’s current property owners.  

3. Wetlands, woodlands, and animal life are abundant within the zones of the proposal. Our 

Township’s respect for these important assets will be appreciated by our children and 

grandchildren and should be at the top of our list of considerations. Where will all the 
animals go? For instance, the wetland in Parcel B has several resident female snapping 

turtles - shells at 18" wide - we can send you pictures. They “cross the boundary” between 

properties and lay eggs on our land every June. Where will these “Grand Old Dames” go?  

4. Northfield Township should be comfortable and ready to expand services to an increased 
population. Will the increased tax base pay for Fire and Police services? Where will these 
families shop? Go to school?  

5. Would Whitmore Lake Road be ready to handle the increased traffic? As it stands now, 

when there is an accident on 23, Whitmore Lake Road becomes the “get around it” solution. 

Will Rt 23 be ready to handle the increased traffic or, for that matter, the exit ramp traffic? 
When we increase asphalt surfaces, what will happen with all the run off from storms? We 
currently have many power outages...is the grid ready to handle an increased population? 

6. If there are sewer lines put in, will current property owners, who already have paid for the 
appropriate and required sewage systems have to link with a town system? Will they have to 
bear the financial burden a second time? 

7. A gas line will soon run to and be a part of our property. We have, along with other families, 
made the decision to bear the financial burden of the main gas line installation on Northfield 
Church Rd. Will we be compensated for that financial output when Biltmore benefits? 

 
We have confidence that you will carefully consider this proposal, that you will make decisions 
based on the needs of ALL Northfield Township residents and that you will be proud of the 
resolutions to problems as they arise. The size of the Biltmore organization should not intimidate 
us - or our needs! Nor should it force us to change our current Master Plan. Please fight for the 
integrity of our Township! 
 
Sincerely, 
Bill and Judy Crookes 
500 W Northfield Church Rd  
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Marlene Chockley

From: writing4all@aol.com

Sent: Wednesday, June 18, 2014 6:37 PM

To: mchockley@rc.net

Subject: Biltmore Land LCC

Dear Ms. Chockley: 

Thank you for taking time to read my email. I know you have the best interests of our Township at heart when looking 

into this issue of rezoning the master plan. I hope you can understand how those of us who have lived here for decades 

are concerned about being forced out by costs we cannot afford in order to accommodate new residents our 

infrastructure cannot support. To top it off, our suffering school district will gain not one single student from this land 

development. Already we have a vacant land development off Noller north of Joy and a gigantic rock pile off 23 across 

from Witmore lake Market that has yet to be developed. Please, consider that most of us cannot afford to support the 

infrastructure, damage to our environment, and loss of a way of life that is rapidly disappearing and unique to our area--

-in fact, our environment and zoning is the attraction. Why rezone to such small acreage when we can preserve the 

current acreage for future residential and agricultural uses that Ann Arbor has recently outlawed. We will have many 

interested future residents who want to move their hobby farms and small chicken coops or animals to an area nearby 

that is friendly and will allow them to continue having their children to attended the same schools and they work the 

same jobs. Northfield Township will be an incredibly desirable place to live, particularly in the future, if we preserve our 

master plan. Thank you for hearing my voice and I wish you the best of luck in making the decision that is best for our 

entire community and the environment.  I wish I could attend this evening's meeting but I am taking care of family out of 

town for the next month or two. Regards, Cecilia Cecilia Infante 

1035 5 Mile 

Whitmore Lake, MI 

734-358-0525 

 

Sent from my iPhone 

 

 

----- 
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Marlene Chockley

From: Craig Warburton <craig@bjwgroup.com>

Sent: Tuesday, June 17, 2014 1:30 PM

To: mchockley@rc.net

Cc: 'Brenda Warburton'; chickj@twp.northfield.mi.us; andreabdarden@gmail.com; 

ken.dignan@wlps.net; finkh@twp.northfield.mi.us; dlewan@cswaplan.com

Subject: Re: Biltmore Homes

Ms. Chockley, 

I have read the minutes from your Planning commission meeting of June 4, 2014 and found your comment about the 

severity of the requested  Master Plan Amendment request from Biltmore to be spot on!  This is a major request for an 

abrupt change in zoning.  This is NOT brought by a township resident and represents such a significant change in area. It 

would seem all it takes is a request from a developer to alter the very nature of our homes and homeland.   The 

proposed area is natural wetland and farmland that must be maintained.  I cannot help but believe the value of the 

homes now conforming to the 5 acre minimum will plummet.  Our  east border will meet 100% of parcel H’s west 

border.  Although it is not yet clear how many new neighbors we will get along our driveway, the possibility exists for it 

to me many. 

 

Mr. Iaquinto said “it costs the township nothing to listen and see….”  Immediately after making the motion to employ 

the township planning commission to draft a report.  The Planning Commission has already given too much 

endorsement to this ridiculous approach on the sanctity of Northfield Township.  

 

I found the minutes confusing as it referenced the Biltmore Proposal as correspondence but also indicated the 

applicants engineer was on site and  accompanied the correspondence with personal input and a question and answer 

format with commissioners.    This was not appropriate. 

 

I urge you to exercise the leadership your position carries and work to reject the Biltmore Master Plan Amendment 

request as not in keeping with the master plan for the township.   They must be held to the same minimum property 

requirements as exists today.  I request that the planning commission look to protect the residents that live on our 

township, not work to provide profit mechanisms for out of town developers at the expense of our precious rural 

township.  

 

Just say no. 

 

 

Sincerely, 

Craig P Warburton 

450 west Joy Road 

Ann Arbor, MI  48105 

734-649-7110 (cell) 

 

 

 

Craig Warburton 

Austin & Warburton 

214 West Kingsley Street 

Ann Arbor, MI  48103 

734-663-7151 voice 

734-665-3994 facsimile 
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Marlene Chockley

From: David Gordon <djg392dimples@gmail.com>

Sent: Tuesday, June 17, 2014 3:42 PM

To: Marlene Chockley

Subject: Biltmore Land LLC "correction" to our Master Plan

Hello Marlene: 

You know I'm opposed to the Biltmore suggestion for many reasons.  Matter of fact, I can't think of a single 

good reason for entertaining their "correction" to our Master Plan.  Our plan is a good one, represents the vision 

of our residents, and is defensible. 

The only idea I'd like to suggest to you is this: 

• The Planning Commission has no obligation to spend time and effort on this request.  It is perfectly 

within your rights to simply let Biltmore Land LLC know that their vision is "inconsistent" with our 

Master Plan.   

A strong, clear, quick decision lets developers know that we stand by our plan.  And it avoids putting our 

residents through another ugly fight over an issue that's already been settled.   

 

Less than 10 years ago this community voted 2-1 (a super majority) to reject a rezoning that would have turned 

farmland into subdivisions.  The message was clear - farmland needs to be preserved and sprawl is to be 

avoided. 

Thank you for your time, your hard work and your genuine willingness to serve. 

 

David Gordon 

Planner & Trustee Emeritus 

  

 

 

 

No virus found in this message. 

Checked by AVG - www.avg.com 

Version: 2014.0.4592 / Virus Database: 3972/7696 - Release Date: 06/17/14 



1

Marlene Chockley

From: Gregory <greg.grambeau@live.com>

Sent: Tuesday, June 17, 2014 11:26 AM

To: Mchockley@rc.net

Subject: Biltmore Plan

Hi Marlene, 

I have a few comments regarding the Biltmore Proposal, thanks for taking the time to review them. 

 

We have had this discussion in the township and this type of development was democratically and 

dramatically voted down.  Please govern as you've been directed by your constituents.  To do anything else is 

just wrong, and wrong on many levels. 

 

Biltmore justifies their proposal with the dot points below, my responses are highlighted in yellow. 

 

• Infrastructure capacity is available nearby, including sanitary sewer. The availability of municipal utilities 

directly supports MDR designation of the Parcels. 

- While the infrastructure may be nearby, it is not in the area, and does not "directly" support this 

proposal.  There is land already designated in the Master Plan that has that infrastructure available, use that 

land, not farmland. 

 

• The economic climate is improving, and demand for housing is steadily increasing. The development of the 

Parcels pursuant to the MDR designation will measurably increase the Township’s tax base. 

- Residential Development costs more in services then it provides in taxes, this proposal and subsequent 

development will hurt the economic situation of the township. 

 

• Development of the Parcels pursuant to the MDR designation will provide additional population to support 

and strengthen the existing downtown area by increasing demand for the services and goods offered by the 

downtown area businesses. 

- The area designated by Biltmore is all in the Ann Arbor School District, this development will not 

significantly increase the downtown area traffic or increase the demand for services.  All of these folks will be 

going to Ann Arbor for school activities, shopping and entertainment.  To believe that this proposal will 

improve the economic climate of the downtown area is pure folly! 

 

• The MDR designation of the Parcels will also provide additional population to support and strengthen local 

farms and locally sourced production of agricultural products. 

- See above, the impact to agricultural products will be minimal. 

 

The traffic impact on Whitmore Lake Road will quite significant and not  at all pleasant.  The expressway 

interchanges at both N. Territorial and Barton/Whitmore Lake Rd., will be a disaster!  Those two interchanges 

while already deeply flawed will be stressed to the breaking point.  Please do not allow that to happen. 

 

This proposal is nothing more than a money grab and does not support what our community has reviewed, 

voted on, and the lifestyle that we moved to Northfield Township to have.  Many of us moved from city to 

escape exactly this type of developement. 
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Support the existing Master Plan! 

 

Tell Biltmore that this plan is not consistent with what our community is seeking. 

 

Please do the right thing!! 

 

 

Best Regards, 

Greg  

 

Gregory K. Grambeau 

5165 Hellner Rd. 

Ann Arbor, MI 48105 

greg.grambeau@live.com 

734 355-7484 - cell 
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Marlene Chockley

From: Heidi Braun <h3333@sbcglobal.net>

Sent: Tuesday, June 17, 2014 8:38 AM

To: mchockley@rc.net

Subject: Biltmore dev

I am against this development proposal. I would only approve in areas zoned such. Please stick with our current 

development plan in beautiful Northfield township where we live.  

Traffic, light pollution, noise. Please say No to this! 

Thank you,  

Heidi D Braun, 5510 Hellner Rd, Ann Arbor, 48105 

 

Sent from my iPhone 

H.D.Braun,D.D.S. 

 

 

----- 

No virus found in this message. 

Checked by AVG - www.avg.com 

Version: 2014.0.4592 / Virus Database: 3964/7690 - Release Date: 06/17/14 

 



1

Marlene Chockley

From: lawrence bellino <bell7105@msn.com>

Sent: Thursday, July 10, 2014 8:26 AM

To: engstromm@twp.northfield.mi.us; mchockley@rc.net; finkh@twp.northfield.mi.us; 

braunk@twp.northfield.mi.us; thomast@twp.northfield.mi.us; 

ottoj@twp.northfield.mi.us; chickj@twp.northfield.mi.us; dlewan@cwaplan.com; 

andreabdarden@gmail.com; sjdignan@gmail.com; sjiaquinto@gmail.com; 

dockettw@twp.northfield.mi.us

Subject: REZONING

  

To: 

engstromm@twp.northfield.mi.us, mchockley@rc.net, finkh@twp.northfield.mi.us, braunk@twp.northfield.mi.us, thomast

@twp.northfield.mi.us, ottoj@twp.northfield.mi.us, chickj@twp.northfield.mi.us, dlewan@cwaplan.com, andreabdarden

@gmail.com, sjdignan@gmail.com, sjiaquinto@gmail.com, dockettw@twp.northfield.mi.us,  

  

I'm writing to oppose the Biltmore Land LLC plan to alter our Master Plan and allow rezoning of 460 acres of 

farmland along Whitmore Lake into high density subdivisions.  The proposal clearly violates Northfield 

Township's Master Plan which represents our community's vision for responsible land use and development. 

  

I ask that you, our Northfield Township leadership, immediately reject Biltmore's current proposal and any 

future proposals by Biltmore or other developers which are not fully in line with our Master Plan. 

  

Thank you for representing and defending our community's vision and voice. 

  

Signed, 

  

Your name;  LAWRENCE BELLINO 

Street Address; 7105 VINTAGE DRIVE 

Contact Information; BELL7105@MSN.COM 

  

  
 

 

IN GOD WE TRUST 

 

LARRY 

No virus found in this message. 

Checked by AVG - www.avg.com 

Version: 2014.0.4716 / Virus Database: 3986/7825 - Release Date: 07/09/14 





1

Marlene Chockley

From: Mark Braun <markbraun7@gmail.com>

Sent: Wednesday, June 18, 2014 8:19 AM

To: mchockley@rc.net

Subject: development plans

Dear Ms. Chockley, 

 

My wife and I are residents of Northfield Township, owning our property since 1990. We were drawn to the Township,its 

5 acre minimum, and the many facets of good living that are part of a rural area. We are in favor of the very thorough 

and well thought out Master Plan that is in place currently. We are not in favor of the proposed development that is at 

odds with this accepted plan. Growth in our township can occur in other ways that are more in line with our current 

Master Plan, in the areas that infrastructure is in place to support it.  

 

We have learned that the return on investment by townships in developing rural areas often falls short of what is 

returned in taxes; there are plenty of examples that support that claim, and I am concerned that we may fall victim to a 

similar outcome. I am not in favor of the certain increase in traffic, the noise created, or many of the other elements that 

are always a part of new development in rural areas. 

 

I recall that voters in our Township already made clear their concerns regarding the large scale development of the rural 

areas that are clearly not consistent with the agreed upon Master Plan we’ve agreed to abide by. 

My wife and I expect that there may be developers making overtures to our Township, but we also expect that our 

elected representatives use our excellent guidelines that are agreed upon and in place, not saying yes to a significant 

departure from those agreed upon plans. 

   

Thanks for your consideration of our viewpoint, 

 

Mark Braun 

 

Mark Braun / Mr.B 

Blues pianist and founder of Mr. B's Joybox Express, a 501(c)(3) that raises funds for organizations that provide arts and 

athletics programming for kids. 

 

 

 

 

 

 

----- 
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Marlene Chockley

From: burk44@charter.net

Sent: Wednesday, June 18, 2014 3:29 PM

To: finkh@twp.northfield.mi.us

Cc: mchockley@rc.net; chickj@twp.northfield.mi.us; andreabdarden@gmail.com; 

ken.dignan@wlps.net

Subject: Biltmore Proposal

Dear Public Official  
 
I was very alarmed to hear that yet again Northfield Township officials are entertaining a proposal that is 

in direct conflict with how the residents of the township have said, repeatedly, they want their township to 

be. I an not available to be personally at the meeting this evening but I want to share my concern.  
 
Northfield township residents have stated in meetings and at the polls they want a township that is rural 

in character. They DO NOT  want cookie cutter subdivisions destroying the rural character of the 

township.  
 
As a former Northfield township ZBA member (for over 20 years) I have heard township residents state 

this rural desire. I recognize that a great deal of work goes into a Master Plan and that plan has residential 

growth in the 7 mile extension area NOT out on Whitmore Lake rd.  
 
The residents of this township have taken past officials to task and required referendum votes that have 

overturned every attempt to change zoning at allow cookie cutter subdivisions. (early 1980's with Maisel, 

more recently with the Leland property)  
 
Help me understand how this proposal benefits the current residents of Northfield township in any 

manner? This township doesn't have the infrastructure to support 1/4 acre lots.  
 
Why can't you officials listen to the voice of the residents and work with  rather than against  the 

residents.. Be creative have something more than 1/4 acre plots... get component construction homes like 

Wausua or Arrow interested, so people could have a quality home on an attractive piece of property at a 

very reasonable cost.  
 

 
Where is the concept that public officials are to represent the will of the majority of residents not the ones 

making the proposal?  
 
A Very Concern Resident 
 
M K Burkhart 
6187 Nollar Rd 
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Marlene Chockley

From: R Dilbone <rdilbone@ameritech.net>

Sent: Tuesday, June 17, 2014 10:48 PM

To: chickj@twp.northfield.mi.us; andreadarden@gmail.com; kjdignan@gmail.com; 

finkh@twp.northfield.mi.us; dlewan@cwaplan.com; mchockley@rc.net; 

sjiaquinto@gmail.com

Subject: Biltmore development plan is a mistake

It has come to my attention that a developer is proposing a new 1/4 - 1  acre development project in 
Northfield on Whitmorelake Road.  As a resident behind this location I would like to express my 
discontentment with this proposal.  A similar proposal was attempted a couple years back and failed 
which should be the same outcome for this endeavor.  SAY NO TO HIGH DENSITY IN THIS AREA 
AND CONFORM TO CURRENT MASTER PLAN. 
 
It is not the concept of new growth through additional residential housing but rather the extremely 
high density under consideration.  It is not my understanding that this type of growth will decrease the 
cost of township services or provide any better quality of life in this area.  On the contrary I believe the 
cost of local services would increase and don't believe anyone on the board is prepared to provide a 
written guarantee backed by a escrow for all current residents to ensure increased services costs 
would not prevail from this type of growth. 
 
The residential area surrounding the proposed construction is immune to light and sound pollution 
and this type of development would deteriorate the current natural setting for this section of the 
township.  Living in this section of the township offers the benefit of observing a natural setting 
evenings and nights, unaltered by the haze or light interference that comes from a high volume of 
homes, street lights and traffic.   
 
How would all this development support septics and wells unless it is suspected a sewer extension 
can be provided without a increase in services costs.  Even at that there is still the masses of runoff, 
detergents from washing cars, oil drippings from leaky cars and lawn mowers that has the potential to 
seep into our ground water. The current soils in this area are to a large degree clay which provides 
poor drainage.  Where would the decreased absorption capacity be handled, in my basement?  You 
can't put up a large quantity of homes, 1/4-1 acre lots and not affect the surrounding areas.  PAY 
ATTENTION TO THE CURRENT MASTER PLAN AND TURN DOWN THIS TYPE OF HIGH 
DENSITY DEVELOPMENT. 
 
In closing let me remind you all that the township has a fine Master Plan that was developed at 
extensive cost and consideration and provided for proper growth in the appropriate locations.  The 
Township representatives should be focusing their efforts on adhering to this plan and looking to grow 
the areas considered by the plan and not looking to entertain the false hopes and promises of high 
density developers that want to alter the Master Plan .   
  
Richard Dilbone 
rdilbone@ameritech.net 
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Marlene Chockley

From: suzyreiki@aol.com

Sent: Wednesday, June 18, 2014 12:57 PM

To: mchockley@rc.net; chickj@twp.northfield.mi.us; andreabdarden@gmail.com; 

Ken.Dignan@wlps.net

Subject: Biltmore  Proposal

Dear Planning Commissioner,  
 

I am writing to let you know that I oppose the 
Biltmore Proposal. 
 
Our current Master Plan is well thought out regarding areas that are 
appropriate for growth and development and represents the 
resident's vision.  I encourage you to support our current plan and 
preserve the quality of life so enjoyed by our residents. 
 
This type of development was strongly opposed and voted down by 
60% of the voters in 2008.    
 
The property in the Biltmore Proposal is not in the Whitmore Lake 
school district and has no infrastructure in the area.  The highway 
interchanges, bridges and roads accessing this property are not 
built to handle the amount of traffic this development would 
generate.  The state of Michigan cannot even maintain the roads it 
has let alone maintain new ones. 
 
There are many, many studies that indicate that residential 
development costs more in services than it generates in tax 
revenue. 
 
We can save us all a great deal of time and aggravation by simply, 
politely telling Biltmore that their plan is not consistent with our 
Master Plan.   
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Thank you for your time, 
Suzy Wienckowski 
5558 Hellner Rd. 
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Marlene Chockley

From: Sue Shink <seshink@aol.com>

Sent: Wednesday, June 18, 2014 2:19 PM

To: Marlene Chockley; Andrea Darden; Janet Chick; Ken Dignan

Subject: Biltmore Proposal

Follow Up Flag: Follow up

Flag Status: Flagged

Dear Planning Commission Members, 

 

Thank you for serving on the Planning Commission and representing the interests of our community.  

 

Please do not make a decision granting Biltmore's request tonight. Although Biltmore may have been working toward 

this proposal for awhile, for many of us bordering the proposed development t site, we have only just learned of the 

proposal. Many, if not all of us, hope that you will turn down the request to change our Growth Management Plan and 

Zoning. This development in this spot  is not good for our community.  

 

I am on my way home from a previously scheduled trip to San Francisco. I would like to have the opportunity to make a 

professional quality presentation to the Planning Commission regarding this development. I have been consulting with 

the HuronRiver Watershed Council and also will consult with other professionals in this field.  

 

This proposed development would radically change the nature of our neighborhood, increasing traffic on our already 

dusty and pot-hole laden road. It will change the water flow patterns and affect farming and wildlife negatively. It may 

lower the value of our homes and increase costs to our community. It is a disaster for our beautiful neighborhood. 

Please support us and allow us a presentation slot on the agenda at the next meeting.  

 

 

Sincerely, 

 

Susan E. Shink  

600 West Joy Road 

Ann Arbor, MI 48105 

 

 

 

 

----- 
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Marlene Chockley

From: seshink@aol.com

Sent: Tuesday, June 17, 2014 1:30 PM

To: mchockley@rc.net; chickj@twp.northfield.mi.us; andreabdarden@gmail.com; 

ken.dignan@wlps.net; finkh@twp.northfield.mi.us; dlewan@cwaplan.com

Cc: kolsson@hrwc.org

Subject: Fwd: RE: Sewer policy

Attachments: QuickAerialMapNorthfield.pdf; QuickMasterPlanMapNorthfield.pdf; 

QuickSensitiveAreasMapNorthfield.pdf; QuickSewerMapNorthfield.pdf; 

QuickZoningMapNorthfield.pdf; _Certification_.txt

Dear Planning Commission Members, 

 

Attached please find maps and materials from Kris Olsson of the Huron Watershed Council.  She created these maps 

from existing information, including our Growth Management Plan.  They show that the property proposed to be 

developed by Biltmore contains sensitive lands and hydric soils.They also show that the request of Biltmore is 

inconsistent with our Growth Management Plan. Please review these maps and materials before making any decision on 

Biltmore's requests.  Our township is a member of the Huron River Watershed Council and these maps are one of the 

benefits. 

 

Also, not all of the members of the Planning Commission have publicly   

available email addresses.   Would you please share this information   

with those members?  They are Larry Roman, Brad Cousino, and Sam Iaquinto. 

 

Thank you for your consideration, 

 

Sincerely, 

 

Susan E. Shink 

Northfield Township Representative to the Huron River Watershed Council 

 

-----Original Message----- 

From: Kris Olsson <kolsson@HRWC.ORG> 

To: Sue Shink <seshink@aol.com> 

Cc: Ric Lawson <rlawson@HRWC.ORG>; Elizabeth Riggs <eriggs@HRWC.ORG>; Laura Rubin <lrubin@HRWC.ORG> 

Sent: Thu, Jun 12, 2014 9:06 am 

Subject: RE: Sewer policy 

 

Sue, I have created some quick maps to get a perspective of the proposed master plan change, just FYI or for distribution 

to your group and/or the PC/Board. Kris Olsson Huron River Watershed Council1100 N. Main Suite 210Ann Arbor, 

MI  48104734-769-5123 x607  "To maintain the Huron River watershed’s health in the face of increased population, we 

must change current patterns of development by encouraging higher density where infrastructure already exists, and 

holding onto our natural areas so they can continue to provide the ecological services necessary to maintain quality of 

water, air, land, and life." "The days where we're just building sprawl forever, those days are over." -- President Barack 

Obama  
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 Here is the master plan’s goals for Southwest Sub Area 3, where this is located (right?):S o u t h w e s t S u b - a r e a – 

3This sub-area is bisected by the U.S. 23 corridor, and encompasses aportion of the U.S.   

23 / North Territorial Road interchange. This sub-areamaintains both large tracts of vacant land for open space or 

agricultural useand areas were water and sewer services are available for future residential,industrial and commercial 

development adjacent to the U.S.   

23 corridor.Characteristics· Existing land uses include active agriculture and farmstead,woodland and wetland, and 

single-family residential.· Large tracts of vacant land are intact throughout this sub-areapresenting opportunities for 

open space preservation.· U.S. 23 and Whitmore Lake Road are the paved primarily roads inthis sub-area.· Large 

contiguous areas of woodlands and wetlands are locatedwithin this sub-area. Development Strategies1. Preserve open 

space, woodlands and natural features withconservation easements throughout the Southeast Sub-area.2. Preserve 

remaining farmland as active farms or open space.3.   

Continue to control and plan for future residential growth by requiringclustered development by implementing policies 

regarding treepreservation and management, subdivision open spacerequirements, parkland, and trail requirements.4. 

Direct non-agricultural uses away  from areas of the Township ideally situated and conditioned for agriculture5. 

Discourage extension of public sewer service into areas of theTownship ideally situated and conditioned for open space 

andnatural features preservation and agriculture.6. Establish programs that maintain the viability of agricultural 

productsthrough new and expanding markets for locally grown products suchas community supported agriculture, 

organic food and agri-tourismand non-traditional uses that preserve the character of the area.7. Preserve open space 

and natural features with a priority onenvironmentally sensitive areas to preserve view-sheds alongroadways.8. Ensure 

that new residential development is compatible in densityand character to existing residences and neighborhoods in 

theimmediate area.9. Allow for a mix of service, office and residential uses in the northwestcorner of this sub-area as it 

relates to the U.S. 23 / North TerritorialRoad interchange.10.   

Coordinate with the State and Washtenaw County for farmlandpreservation.11. Coordinate with Washtenaw County for 

parkland and open spaceacquisition and development. Design Guidelines1. Maintain and develop greenway corridors 

such as wildlife passages,creek beds, and woodlands to and from natural features. NORTHFIELD TOWNSHIP MASTER 

PLAN 30JULY 20122. It is strongly suggested that all new residential development to beclustered to allow continued 

recreational and agricultural use andopen space preservation of the remainder of the acreage.3. Promote Low Impact 

Development (LID) techniques for storm-watermanagement such as bio-swales or other best managementpractices.4. 

Promote Leadership in Energy and Environment Design (LEED)techniques for architecture and site design.5. Maintain 

open views along roadways and enhance with additionalplantings of native trees, shrubs, grasses, and perennials.6. 

Protect key vistas along rural roads.7. Carefully site entrance drives and subdivision entrances.8.   

Separate cars from pedestrians and provide pathways connectingsubdivisions.  

 

Kris OlssonHuron River Watershed Council1100 N. Main Suite 210Ann Arbor, MI  48104734-769-5123 

x607&lt;image001.jpg&gt;  

 

 "To maintain the Huron River watershed’s health in the face of increased population, we must change current patterns 

of development by encouraging higher density where infrastructure already exists, and holding onto our natural areas so 

they can continue to provide the ecological services necessary to maintain quality of water, air, land, and life." "The days 

where we're just building sprawl forever, those days are over." -- President Barack Obama  
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