
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.  

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 
NOTICE OF REGULAR MEETING 
  November 4, 2020 at 7:00 p.m. 

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

 
 

In an effort to practice social distancing and in accordance with Governor Whitmer’s Stay Home, Stay Safe, Save 
Lives Executive Order, the Northfield Township Planning Commission will hold a virtual meeting on  

 
                                           Wednesday, November 4, 2020 at 7:00 p.m. 
     Join the virtual board meeting by visiting https://zoom.us/j/95151624611 or dialing (312) 626-6799                                                                                                                           
                                          Webinar ID: 951 5162 4611 
 
Public participants will be able to address the board virtually during the public comment periods on the agenda. 
Visit http://www.twp-northfield.org/government/how_to_join_a_virtual_meeting.php for more information. 

 
 
AGENDA 
 

1. CALL TO ORDER 

2. ROLL CALL        

3. ADOPTION OF AGENDA 

4. CALL TO THE PUBLIC 

5. CLARIFICATIONS FROM COMMISSION 

6. CORRESPONDENCE 

7. PUBLIC HEARINGS 

8. REPORTS OF COMMITTEES 

A. Board of Trustees 

B. ZBA 

C. Staff  

D. Planning Consultant 

E. Parks and Recreation 

F. Downtown Planning Group 

9. UNFINISHED BUSINESS: 

 

10. NEW BUSINESS: 

A. Discussion Development Manual Procedures 
B. Zoning Administrator Quarterly Report – July 1 – Sept 30, 2020 

 

11. APPROVAL OF PRECEDING MINUTES:  October 21, 2020 Regular Meeting 

12. FINAL CALL TO THE PUBLIC 

13. COMMENTS FROM THE COMMISSIONERSANNOUNCEMENT:  Next Regular Meeting – November 18, 2020 

14. ADJOURNMENT  

http://www.twp.northfield.mi.us/
http://www.twp-northfield.org/government/how_to_join_a_virtual_meeting.php


 

Memorandum 
 

TO: Northfield Township Planning Commission  

FROM: Paul Lippens, AICP 
Julie Connochie, AICP 

SUBJECT: Development Packet Kick-Off Discussion  
DATE: September 30, 2020 
 

 

On July 25, 2020, the Northfield Township Board authorized McKenna to update its development packet – a 
series of documents that include applications, checklists, and procedures for various projects. Having a clear set 
of instructions for applicants, consistent with the Township’s zoning ordinance and the Planning Commission’s by-
laws, is essential to ensure everyone involved in the development review process is on the same page. It is our 
goal that these updates will also help business run more smoothly from application to approval. As part of the 
project initiation for this effort, we would like to take time during the October 7, 2020 Planning Commission 
meeting to discuss the project with you, particularly several key items that require your direction.   

DISCUSSION PROMPTS 
To guide our discussion, we offer the following questions for your consideration:   

1. Planning Commission Schedule. Would the Commission be open to changing one of its monthly meetings 
to a workshop meeting (as identified in the By-Laws)? The other meeting (recommend 3rd Wednesday) would 
be a regular meeting to review cases. The workshop meeting could be used to provide updates on current 
and future cases, including anticipated agenda placement, as well as discussions of other PC business.  

2. Submission Deadlines. Would the Commission be open to establishing a submission deadline? If so, what 
should that deadline be? Submission deadlines help applicants understand when completed materials need 
to be received in order to ensure agenda placement. They also help ensure staff has sufficient time to 
complete a thorough review prior to bringing an issue to Planning Commission. As a reference, other 
communities we work in require submissions at least 21 or 30 days prior to a Planning Commission meeting, 
typically published with the annual meeting schedule. The PC by-laws state that the Commission shall 
establish such deadlines.   

3. Agenda and Packet Deadlines. Is the current process for reviewing and setting agendas working? Why or 
why not? Establishing a submission deadline should allow agendas to be set well in advance of the Planning 
Commission meeting. Packet deadlines would then be a week (or several days) before meetings.  

We also welcome the Commission’s thoughts on how other aspects of the review process could be improved.  

BACKGROUND MATERIALS 
The current development packet materials for site plans, conditional use permits, and rezonings are included in 
the upcoming meeting packet to provide background for this discussion. In addition, the Planning Commission By-
Laws and several Articles of the Zoning Ordinance are included (Article 27: Conditional Uses, Article 28: Site Plan 
Review, and Article 31: Administration and Enforcement).  













































































































ARTICLE XXVIII. - SITE PLAN REVIEW[11]  

 

Footnotes:  

--- (11) ---  

State Law reference— Submission and approval of site plan, MCL 125.3501.  

Sec. 36-863. - Purpose.  

It is the purpose of this article to require site plan approval for certain buildings, structures, and uses 
that can be expected to have a significant impact on natural resources, traffic patterns, adjacent parcels 
and land uses, and on the character of future development. It is further the purpose of this article to 
achieve, through site plan review, safe and convenient traffic movement, both within a site and in relation 
to access streets; harmonious relationships of buildings, structures, and uses, both within a site and with 
adjacent sites; and to conserve natural features and resources. It is further the intent of this article to 
delegate all aspects of site plan review authority to the township planning commission, within the 
standards and requirements set forth in this article.  

(Ord. of 7-22-2013, § 64.01) 

Sec. 36-864. - Site plan approval.  

(a)  No grading, removal of trees or other vegetation, land filling, or construction of improvements shall 
commence for any development which requires site plan approval, until a site plan is approved and 
preliminary zoning compliance has been issued.  

(b)  Site plan review and approval is required for all proposed uses and structures within the township 
except for individual single-family dwellings. Farm buildings and structures shall not be exempt from 
the site plan review and approval process except where buildings or structures conform to and are 
regulated by an applicable generally accepted agricultural management practices (GAAMP) as 
adopted and published by the state commission on agriculture, or its successor, and as amended 
from time to time. Further, such buildings and structures shall be exempt from the site plan approval 
process only as to those details, regulations and requirements which are specifically delineated and 
set forth in the applicable GAAMP.  

(c)  Site plan review and approval is required for existing uses or structures, except individual single-
family detached dwellings and farm buildings, where an alteration to the existing use or structure 
would result in one of the following:  

(1)  An increase or reduction of the floor area of a structure or land area occupied by the use.  

(2)  A change of use, even if the change of use is permitted in the subject zoning district.  

(3)  A variance from the provisions of this chapter, regardless of its size.  

(d)  The zoning administrator shall not issue a zoning compliance permit for construction of, or an 
addition to, any subject buildings or developments until the site plan has been reviewed and 
approved by the township planning commission.  

(e)  When required, site plan review shall follow either the administrative review procedures pursuant to 
section 36-865 or the full site plan review procedures pursuant to section 36-866. The appropriate 
procedure will be determined during the project concept meeting as described in the township site 
plan process manual.  



(Ord. of 7-22-2013, § 64.02) 

Sec. 36-865. - Administrative review.  

The township zoning administrator may review a site plan without submission to the planning 
commission, subject to all of the criteria, requirements and standards set forth in this article and the 
following standards:  

(1)  The zoning administrator may review and consider approval, conditional approval or denial of 
site plans without submission to the planning commission in the following cases:  

a.  Expansion or reduction to an existing conforming structure or use of 2,000 square feet or 
less or five percent of the floor area of the structure, whichever is less.  

b.  Provision for additional parking, loading/unloading spaces and landscape improvements as 
required by ordinance.  

(2)  The zoning administrator is authorized to employ the township planner, township engineer or 
other experts to assist in the review of site plans submitted under this section.  

(3)  At the direction of the zoning administrator, any information required in the township site plan 
process manual may be required for administrative site plan approval. The township site plan 
process manual is explicitly incorporated and made a part of this ordinance by reference, 
requiring amendment of the ordinance to amend the manual. However, at a minimum, 
submissions of a site plan shall include the following information:  

a.  Proprietors', applicants', and owners' names, addresses and telephone numbers.  

b.  Date (month, day, year), including revisions.  

c.  Title block and scale.  

d.  North point.  

e.  Proposed and existing structures, utilities, parking areas, etc., on the parcel, and within 100 
feet of the parcel.  

(4)  The zoning administrator shall consider the criteria set forth in section 36-866 in the review of 
the site plans submitted under this section.  

(Ord. of 7-22-2013, § 64.03) 

Sec. 36-866. - Final site plan review procedure.  

(a)  Project concept meeting. Prior to formal site plan application, all projects requiring site plan review 
(either administrative or full site plan review) shall schedule a project concept meeting with the 
township planner and township engineer. During this conceptual review phase, a generalized site 
plan is presented by a prospective applicant for consideration of the overall idea of the development. 
Basic questions of use, density, integration with existing development in the area and impacts on the 
availability of public infrastructure are discussed. Township planning staff and other such township 
representatives as appropriate, including a member of the planning commission, may attend this 
informal meeting. At this meeting, the applicant or his representative is also presented with the 
applicable procedures required by this chapter for approval of the proposed development and with 
any special problems or steps that might have to be followed, such as requests to the zoning board 
of appeals for a variance. Fees for the project concept will be based on the current township fee 
schedule.  

(b)  Application. Any person may file a request for full site plan approval by filing with the township 
planning and zoning secretary the completed site plan application, site plan, as well as other data, 
exhibits and information hereinafter required as set forth in the township site plan process manual. 



The township site plan process manual is explicitly incorporated and made a part of this chapter by 
reference, requiring amendment of the chapter to amend the manual. Upon receipt of the application, 
the site plan drawings shall be processed in accordance with the procedures set forth in the site plan 
process manual. At this time, all applicable fees shall be paid in full.  

(c)  Effect of approval.  

(1)  Approval of a site plan authorizes the owner or applicant to apply for a preliminary zoning 
compliance certificate. Please note that a preconstruction meeting shall be required prior to the 
issuance of a preliminary zoning compliance certificate. Prior to the issuance of preliminary 
zoning compliance certificate, all applicable fees shall be paid, including any required utility tap 
fees.  

(2)  Upon approval of the final site plan, the applicant and/or owner of record, and the township 
clerk or his designee, shall sign four copies of the approved plan along with the township 
planner and planning commission secretary. The township clerk shall transmit two such signed 
copies of the approved final site plan to the applicant. Two such copies shall be retained in the 
township files.  

(3)  Approval shall expire and be of no effect after 365 days following approval by the planning 
commission unless a building permit, when required, is applied for and granted within that time 
period. Approval shall expire and be of no effect 545 days following the date of approval by the 
planning commission unless construction has begun and is being diligently pursued to 
completion. The planning commission may extend the time limits upon a showing of good 
cause.  

(Ord. of 7-22-2013, § 64.04) 

Sec. 36-867. - Criteria of site plan review.  

The site plan shall be reviewed and approved upon a finding that the following criteria are met:  

(1)  The proposed use will not be injurious to the general health, safety and welfare of the township 
and surrounding neighborhood.  

(2)  The location of buildings, outside storage receptacles, parking areas, screen walls and utility 
areas is such that the adverse effects of such uses will be minimized for the occupants of that 
use and surrounding areas.  

(3)  The design of storm sewers, stormwater facilities, roads, parking lots, driveways, water mains, 
sanitary sewers and other site improvements meets the design and construction standards of 
the township and other appropriate agencies.  

(4)  Proper access to all portions of the site and all sides of any structure is provided. All structures 
or groups of structures shall be so arranged as to permit emergency vehicle access by some 
practical means to all sides. Site features such as, but not limited to, trees and other plant 
materials, fences, retaining walls, berms, outdoor furniture, outdoor structures, and natural and 
artificial water bodies shall be arranged to permit adequate emergency vehicle access.  

(5)  Site planning and design of specific improvements will accomplish the preservation and 
protection of existing natural resources and features such as lakes, ponds, streams, wetlands, 
floodplains, steep slopes, groundwater, trees, and wooded areas, including associated shrubs, 
small trees, and ground cover.  

(6)  The proposed development respects the natural topography to the maximum extent possible 
by minimizing the amount of cutting, filling and grading required.  

(7)  The proposed development will meet the requirements and preventative soil erosion and 
sedimentation provisions of the governing body. The drainage plan is adequate to handle 



anticipated stormwater runoff in accordance with the rules of the county drain commissioner's 
office and township engineer.  

(8)  A stormwater management system and facility will preserve the natural drainage characteristics 
and enhance the aesthetics of the site to the maximum extent possible, and will not 
substantially reduce or increase the natural retention or storage capacity of any wetland, 
waterbody or watercourse, or cause alterations which could increase flooding or water pollution 
on or off site.  

a.  The rules of the county drain commissioner's standards shall be used for the review and 
approval of all stormwater management systems.  

b.  The county drain commissioner's office shall provide review comments on the stormwater 
management system of all site plans for the consideration of the planning commission 
when county drains are involved. Comments shall be provided for all site plans.  

c.  Site plan approval shall not be granted until approval or notice of no jurisdiction is granted 
by the drain commissioner's office with regard to the stormwater management plan.  

(9)  Wastewater treatment systems, including on-site septic systems, will be located to minimize 
any potential degradation of surface water or groundwater quality, and shall conform to the 
township community wastewater utility systems ordinance.  

(10)  Sites which include storage of hazardous materials, waste, fuels, salt, or chemicals will be 
designed to prevent spills and discharges of polluting materials to the surface of the ground, to 
the air, to groundwater, or to nearby waterbodies, with a specific plan to achieve such objectives 
being incorporated as part of the site plan.  

(11)  The location of buildings, parking, drives, landscaping and other improvements on the site is 
appropriate and consistent with good design standards for the lot size, shape and general 
location.  

(12)  Landscaping, including grass, trees, shrubs and other vegetation, is provided to maintain and 
improve the aesthetic quality of the site and area.  

(13)  The means of ingress and egress to and from the site shall be planned with the objective of 
achieving recognized planning, engineering and safety standards, and shall not result in an 
unreasonable risk of danger to persons and/or property on the site and/or off site. In general, 
this standard shall be met based upon the design of ingress and egress in terms of the number, 
location and design of accesses, and utilization of acceleration, deceleration and passing lanes 
and approaches. The planning commission shall review the ingress and egress proposed for 
the purpose of promoting and protecting traffic safety, and shall require improvements 
accordingly.  

(14)  The site plan complies with all township ordinances and design standards, and any other 
applicable laws.  

(Ord. of 7-22-2013, § 64.05) 

Sec. 36-868. - Phasing of development.  

An applicant may divide a proposed development into two or more phases with the approval of the 
planning commission. Such phasing shall be in conformance with section 36-867. Future development 
beyond approved phases shall not appear on the approved site plan. Any changes to the approved 
phasing plan shall be subject to section 36-869.  

(Ord. of 7-22-2013, § 64.06) 

Sec. 36-869. - Amendment of approved site plan.  



A site plan may be amended upon application and in accordance with provisions and the procedures 
in section 36-866 for a site plan. Site plans amended in order to be brought into compliance with the 
requirements of governmental agencies of authority, other than the township, are subject to the provisions 
of this article. The township zoning administrator shall have the authority to determine if a proposed 
change is substantive and therefore requires an amendment to the approved site plan.  

(Ord. of 7-22-2013, § 64.07) 

Sec. 36-870. - Modifications of plan during construction.  

All improvements shall conform to the approved site plan. If the applicant chooses to make any 
changes in the development in relations to the approved site plan, he shall do so at his own risk, without 
any assurance that the township will approve the changes. It shall be the responsibility of the applicant to 
notify the zoning administrator of any such changes. The zoning administrator may require the applicant 
to correct the changes so as to conform to the approved site plan.  

(Ord. of 7-22-2013, § 64.08) 

Sec. 36-871. - Inspection.  

(a)  All subgrade improvements, such as utilities subbase and base installations for drives and parking 
lots, and similar improvements, shall be inspected by the building inspector and approved prior to 
covering. The zoning administrator shall be responsible for the inspection of all improvements for 
conformance to the approved site plan. The zoning administrator is authorized to employ the 
township planner, township engineer, or other township departments or experts to assist in the 
inspection of all site improvements required by the approved site plan.  

(b)  The applicant shall be responsible for requesting the necessary inspections. The zoning 
administrator shall notify the building inspector and the planning commission, in writing, when a 
development for which a site plan was approved has passed inspection with respect to the approved 
site plan. The zoning administrator shall notify the building inspector and the planning commission, in 
writing, of any development for which a site plan was approved which does not pass inspection with 
respect to the approved site plan, and shall advise the planning commission of the steps to be taken 
to achieve compliance. In such case, the zoning administrator shall periodically notify the planning 
commission of progress towards compliance with the approved site plan, and when compliance is 
achieved.  

(Ord. of 7-22-2013, § 64.09) 

Sec. 36-872. - Performance guarantees.  

(a)  Irrevocable bank letters of credit, cash deposits, or other security, acceptable to the township board, 
shall be provided by the applicant to the township clerk. The guarantee shall be provided after a final 
site plan is approved but prior to issuance of a certificate of occupancy for any building covered by 
the site plan. The guarantee shall cover site improvements shown on the approved final site plan 
which will not be completed prior to issuance of the certificate of occupancy. Site improvements shall 
include, among other items, the following: streets and drives, parking lots, sidewalks, grading, 
required landscaping, required visual screens, storm drainage, exterior lighting and utilities.  

(b)  The applicant shall provide a cost estimate of the improvements to be covered by the guarantee 
and such estimate shall be verified as to amount by the township engineer. The form of the 
guarantee shall be approved by the township attorney.  

(c)  If the applicant shall fail to provide any site improvements according to the approved plans within 
the time period specified in the guarantee, the township board shall be entitled to enter upon the site 



and complete the improvements. The township board may reimburse itself for the cost of such work, 
including administrative costs, by appropriating funds from the deposited security, or may require 
performance by the bonding company.  

(d)  If a cash deposit is used, the applicant and township clerk shall decide at the time of deposit on the 
means of rebating portions of the deposit in proportion to the amount of work completed on the 
covered improvements. All required inspections for improvements for which the cash deposit is to be 
rebated shall have been made before any rebate shall be made.  

(e)  The zoning administrator may refuse to sign a certificate of occupancy in order to achieve 
compliance with the approved final site plan, and approved engineering plans related thereto. In 
such cases, a certificate of occupancy shall be signed by the zoning administrator upon compliance 
with the approved plans or upon provision of adequate security to guarantee compliance following 
occupancy.  

(Ord. of 7-22-2013, § 64.10)  

State Law reference— Performance guarantee, MCL 125.3505. 

Sec. 36-873. - Fees.  

Fees for the review of site plans and inspections as required by this article shall be established and 
may be amended by resolution of the township board.  

(Ord. of 7-22-2013, § 64.11) 

Sec. 36-874. - As-built drawings.  

(a)  The applicant shall provide as-built drawings of all sanitary sewer, water, and storm sewer lines and 
all appurtenances which were installed on a site for which a final site plan was approved. The 
drawings shall be submitted to the township building inspector, and shall be approved by the 
township engineer prior to the release of any performance guarantee or part thereof covering such 
installation.  

(b)  The as-built drawings shall show, but shall not be limited to, such information as the exact size, type 
and location of pipes; location and size of manholes and catchbasins; location and size of valves, fire 
hydrants, tees and crosses; depth and slopes of retention basins; and location and type of other 
utility installations. The drawings shall show plan and profile views of all sanitary and storm sewer 
lines and plan views of all water lines.  

(c)  The as-built drawings shall show all work as actually installed and as field verified by a professional 
engineer or a representative thereof. The drawings shall be identified as "as-built drawings" in the 
title block of each drawing and shall be signed and dated by the owner of the development or the 
owner's legal representative and shall bear the seal of a professional engineer.  

(Ord. of 7-22-2013, § 64.12) 

Sec. 36-875. - Violations.  

The approved final site plan shall become part of the record of approval and all subsequent action 
relating to the site in question shall be consistent with the approved final site plan, unless the planning 
commission agrees to such changes as provided in this article. Any violation of the provisions of this 
article, including any improvement not in conformance with the approved final site plan, shall be deemed 
a violation of this chapter as provided in section 36-979, and shall be subject to all penalties therein.  



(Ord. of 7-22-2013, § 64.13) 

Secs. 36-876—36-898. - Reserved.  



ARTICLE XXVII. - CONDITIONAL USES[10]  

Footnotes:  

--- (10) ---  

State Law reference— Special land uses, MCL 125.3502 et seq.  

Sec. 36-832. - Purpose.  

(a)  The formulation and enactment of this chapter is based upon the division of the unincorporated 
portions of the township into districts in each of which are permitted specified uses which are 
mutually compatible and permitted by right. In addition to such permitted compatible uses, however, 
it is recognized that there are certain other uses which it may be necessary or desirable to allow in 
certain locations in certain districts but which on account of their actual or potential impact on 
neighboring uses or public facilities need to be carefully regulated with respect to their location for 
the protection of the township. Such uses, on account of their peculiar locational need or the nature 
of the service offered, may have to be established in a district in which they cannot be reasonably 
allowed as a permitted use.  

(b)  This chapter, therefore, requires approval of a conditional use permit of each use listed in the 
several zoning districts as conditional uses and specifies in this article the procedures and standards 
to be followed in granting such permits. If compliance with the procedures and standards set forth in 
this article and in article IV of this chapter, the schedule of district regulations, and in article XXIV of 
this chapter, supplemental district regulations, if applicable, are found, then the right to a conditional 
use permit shall exist, subject to specific safeguarding conditions as may be imposed by reason of 
the nature, location, and external effects of such use. No conditional use shall commence until a 
conditional use permit is issued therefor in accordance with this chapter.  

(Ord. of 7-22-2013, § 63.01; Ord. of 6-4-2014, § 63.01) 

Sec. 36-833. - Authority to grant permits.  

The township board shall have the authority to grant conditional use permits, subject to such 
conditions of design and operation, safeguards and time limitations as it may determine for only those 
conditional uses specified in the various district provisions of this chapter.  

(Ord. of 7-22-2013, § 63.02; Ord. of 6-4-2014, § 63.02) 

Sec. 36-834. - Application and fee.  

Application for any conditional use permit permissible under the provisions of this chapter shall be 
made to the township board by filling in the official conditional use permit application form, submitting 
required data, exhibits and information, and depositing the required fee with the township clerk. Such 
application shall be accompanied by a fee as set by the township board, except that no fee shall be 
required of any governmental body or agency. No part of such fee shall be returnable to the applicant.  

(Ord. of 7-22-2013, § 63.03; Ord. of 6-4-2014, § 63.03) 

Sec. 36-835. - Data, exhibits, and information required in application.  

An application for a conditional use permit shall contain the following information:  

(1)  The applicant's name, address, and telephone number.  



(2)  The names and address of all record owners and proof of ownership.  

(3)  The applicant's interest in the property, and if not the fee simple owner, a signed authorization 
from the owner for the application.  

(4)  Legal description, address, and tax parcel number of the property.  

(5)  A scaled and accurate survey drawing, correlated with the legal description, and showing all 
existing buildings, drives and other improvements.  

(6)  A detailed description of the proposed use.  

(7)  A site plan, meeting the requirements of a preliminary site plan, as set forth in section 36-865.  

(8)  A written statement from the zoning administrator regarding the existing conditions of the 
property and its compliance with this chapter.  

(Ord. of 7-22-2013, § 63.04; Ord. of 6-4-2014, § 63.04) 

Sec. 36-836. - Public hearing; establishing date.  

Upon receipt of the application and information from the township clerk, the zoning administrator 
shall set a date for a public hearing thereon, and shall notify the township clerk and applicant of the date. 
The clerk will then give notice of the public hearing as described in article XXXIII of this chapter.  

(Ord. of 7-22-2013, § 63.05; Ord. of 6-4-2014, § 63.05) 

Sec. 36-837. - Planning commission action.  

The planning commission shall review the application for a conditional use permit in reference to the 
standards and findings required herein and in relation to the information provided at the public hearing. 
The planning commission shall recommend approval, approval with conditions, or denial of a conditional 
use permit application and shall transmit its recommendations, together with a report, to the township 
board. The report shall contain the planning commission's analysis of the application in relation to the 
required standards and findings, and shall include a summary of the findings made as a result of the 
public hearings.  

(Ord. of 7-22-2013, § 63.06) 

Sec. 36-838. - Required standards and findings for making determinations.  

The planning commission and the township board shall review the particular circumstances and facts 
of each proposed use in terms of the following standards and required findings, and with respect to any 
additional standards set forth in article XXIV of this chapter, and shall find and record adequate data, 
information and evidence showing that such a use on the proposed site, lot or parcel:  

(1)  Will be harmonious with and in accordance with the general objectives, intent and purposes of 
this chapter;  

(2)  Will be designed, constructed, operated, maintained and managed so as to be harmonious and 
appropriate in appearance with the existing or intended character of the general vicinity;  

(3)  Will be compatible with the natural environment and existing and future land uses in the 
vicinity;  

(4)  Will be compatible with the township land use development plan;  

(5)  Will be served adequately by essential public facilities and services, such as highways, streets, 
police, and fire protection, drainage structures, refuse disposal or that the persons or agencies 



responsible for the establishment of the proposed use shall be able to provide adequately any 
such service;  

(6)  Will not be hazardous or disturbing to existing or future neighboring uses; and  

(7)  Will not create excessive additional requirements at public cost for public facilities and services.  

(Ord. of 7-22-2013, § 63.07) 

Sec. 36-839. - Conditions of approval.  

In approving a conditional use permit, the township board may impose conditions it deems 
necessary to achieve the objectives and standards of this chapter, the standards of the Michigan zoning 
enabling act, Public Act No. 110 of 2006 (MCL 125.3101 et seq.), and the public health, safety and 
welfare of the township. Failure to comply with any such conditions shall be a violation of this chapter. An 
approved conditional use permit, including all attached conditions, shall run with the land in the approval 
and shall be binding upon all successors and assigns. The conditions shall remain unchanged except 
upon mutual consent of the township board and the landowner. Any such changes shall be entered into 
township records and recorded in the minutes of the township board meeting at which the action 
occurred. A public hearing shall be held on any proposed changes, as required for original application.  

(Ord. of 7-22-2013, § 63.08) 

Sec. 36-840. - Continuation and expansion.  

(a)  Continuation. Any use lawfully existing on the date of adoption of the ordinance from which this 
chapter is derived, or an amendment thereof, and that is permitted as a conditional use under this 
chapter or amendment shall be deemed a conforming use, and may continue without approvals 
required in this article.  

(b)  Expansion of a conditional use shall require a conditional use permit.  

(Ord. of 7-22-2013, § 63.09) 

Sec. 36-841. - Re-application.  

No application for a conditional use permit which has been denied wholly or in part by the township 
board shall be resubmitted for a period of 365 days from such denial, except on grounds of new evidence 
or proof of changed conditions found by the township board to be valid.  

(Ord. of 7-22-2013, § 63.10) 

Sec. 36-842. - Revocation of permit.  

The township board may, after hearing and cause shown, revoke a conditional use permit in case of 
false statement or misrepresentation of fact on which the permit was approved, or in case of failure to 
correct violations of this chapter, or in case of lack of compliance with the approved site plan or any 
conditions of the permit.  

(Ord. of 7-22-2013, § 63.11) 

Secs. 36-843—36-862. - Reserved.  



ARTICLE XXXI. - ADMINISTRATION AND ENFORCEMENT  

Sec. 36-970. - Zoning administrator.  

The office of zoning administrator is hereby created. The zoning administrator shall be hired by the 
township board.  

(Ord. of 7-22-2013, § 67.01) 

Sec. 36-971. - Duties and powers of the zoning administrator.  

The zoning administrator shall have the following duties and powers:  

(1)  The zoning administrator shall administer and enforce all provisions of this chapter and shall 
issue all necessary notices or orders to ensure compliance with said provisions, except as 
otherwise provided elsewhere in this chapter.  

(2)  The zoning administrator shall receive applications for and issue certificates of zoning 
compliance in accordance with this chapter and shall issue certificates of occupancy as required 
herein.  

(3)  The zoning administrator shall make all inspections required by this chapter, and all inspections 
necessary to enforce this chapter, and may engage the assistance of the township fire chief and 
building inspector as deemed necessary in making such inspections. The zoning administrator 
may engage other experts to assist in making such inspections, subject to approval by the 
township board.  

(4)  The zoning administrator shall identify and process violations of the chapter. The zoning 
administrator shall be responsible for making periodic inspections of the township or parts 
thereof for the purpose of identifying violations of this chapter.  

(5)  The zoning administrator shall keep official records of applications received, certificates issued, 
fees collected, reports of inspections, and notices and orders issued.  

(6)  The zoning administrator shall submit to the township board and planning commission a 
quarterly report in which a summary of the activities of the office is presented.  

(Ord. of 7-22-2013, § 67.02) 

Sec. 36-972. - Certificates of zoning compliance.  

(a)  Applications for certificates of zoning compliance shall be made to the zoning administrator. Each 
application shall include a site plan as required in article XXVIII of this chapter and all information 
necessary to determine zoning compliance.  

(b)  All plans to be submitted to the building inspector for a building permit shall first be submitted for 
review and approval by the zoning administrator with respect to the requirements of the zoning 
ordinance. No building permit shall be issued unless a certificate of zoning compliance has been 
issued by the zoning administrator for the same development and is in effect.  

(c)  In all cases in which an occupancy permit is required, but a building permit is not required, the 
occupancy permit shall not be issued unless a certificate of zoning compliance has been issued by 
the zoning administrator and is in effect.  

(d)  A certificate of zoning compliance shall not be issued for any use or structure unless said use or 
structure and the lot on which situated meet all requirements of this chapter; provided, however, that 
a certificate of zoning compliance shall be issued for a use or structure and the lot on which situated 
on which one or more legal nonconformities exist. In such case, the certificate of zoning compliance 



shall not be issued for any use or structure and the lot on which situated if any illegal nonconformity 
exists thereon.  

(e)  Application for a certificate of zoning compliance may be made by the owner or lessee of the 
structure or lot, or agent of either, or by the licensed engineer or architect employed in connection 
with the proposed work or operation. If the application is made by a person other than the owner in 
fee, it shall be accompanied by a duly verified affidavit of the owner or agent thereof that the 
application and the proposed work or operation is authorized by the owner in fee. The full name and 
address of the owner, lessee, applicant, and of the responsible officers, if the owner or lessee is a 
corporate body, shall be stated in the application.  

(f)  Subject to limitations of subsection (h) of this section, approved amendments to a plan, application, 
or other records accompanying the same may be filed at any time with the zoning administrator 
before completion of the work for which the certificate was approved and before a certificate of 
occupancy is issued; and such amendments, when approved, shall be deemed part of the original 
application and shall be filed therewith.  

(g)  The zoning administrator shall examine or cause to be examined all applications for certificates of 
zoning compliance and amendments thereto within a reasonable time after filing. If an application or 
the plans do not conform to all requirements of this chapter, the zoning administrator shall reject 
such application in writing, stating the reasons therefor. If the application and plans do so conform, 
the zoning administrator shall promptly issue the preliminary certificate of zoning compliance. The 
zoning administrator shall attach his signature to every certificate or may authorize a subordinate to 
affix such signature. The zoning administrator shall stamp or endorse all sets of corrected and 
approved plans submitted with such application as "Approved."  

(h)  An application for a certificate of zoning compliance shall be deemed to have been abandoned six 
months after the date of filing unless such application has been diligently pursued or a building 
permit shall have been issued, or a certificate of occupancy shall have been issued for a use not 
requiring a building permit. The zoning administrator may, for reasonable cause, grant one or more 
extensions of time for additional periods not exceeding 90 days each. Any certificate issued shall 
become invalid if the authorized work is suspended or abandoned for a period of six months after 
time of commencing the work.  

(i)  In case of any false statement or misrepresentation of fact in the application or on the plans on which 
the certificate was based, any zoning compliance certificate issued thereto shall be deemed null and 
void.  

(j)  Issuance of a certificate of zoning compliance shall be subject to the following conditions:  

(1)  No certificate shall be issued until the required fees have been paid.  

(2)  All work shall conform to the approved application and plans, including approved site plans, for 
which the certificate has been issued and any approved amendments thereto.  

(k)  An application for a certificate of zoning compliance shall be accompanied either by a site plan as 
required in this section, or be a site plan as required under article XXVIII of this chapter, whichever 
applies. If a site plan is not required under article XXVIII of this chapter, a site plan shall be submitted 
as required by this section. A required site plan shall be drawn to scale, submitted in two copies, and 
shall provide the following information:  

(1)  Scale, date, and north point.  

(2)  Location, shape, and dimensions of the lot.  

(3)  Dimensioned location, outline, and dimensions of all existing and proposed structures, and the 
location and extent of all uses not involving structures.  

(4)  A clear description of existing and intended uses of all structures.  

(5)  Additional information as required by the zoning administrator for the purposes of determining 
compliance with the provisions of this chapter.  



(Ord. of 7-22-2013, § 67.03) 

Sec. 36-973. - Building permits.  

No building permit shall be issued for the erection, alteration, moving, placement, or repair of any 
structure or part thereof that does not comply with this chapter and unless a preliminary certificate of 
zoning compliance has been issued therefor by the zoning administrator and is in effect. No structure 
shall be erected, moved, placed on a lot, added to, or structurally altered unless a building permit shall 
have been issued therefor by the building inspector.  

(Ord. of 7-22-2013, § 67.04) 

Sec. 36-974. - Certificate of occupancy.  

(a)  Requirement; issuance. It shall be unlawful to use or occupy or to permit the use or occupancy of 
any structure or premises, or both, or part thereof, hereafter created, erected, changed, converted, or 
wholly or partly altered or enlarged in its use or structure until a certificate of occupancy shall have 
been issued by the building inspector. A certificate of occupancy shall not be issued until it has been 
signed by the zoning administrator, said signature signifying compliance with all provisions of this 
chapter. A certificate of occupancy shall not be issued for any building or structure or a part thereof, 
or for the use of land, which does not comply with all provisions of this chapter. The certificate shall 
state that the building, structure, and lot and use thereof, conform to the requirements of this chapter, 
and shall list each legal nonconformity existing on the premises. Failure to obtain a certificate of 
occupancy when required shall be a violation of this chapter and punishable under section 36-979.  

(b)  Use of lot without structure. Any lot vacant at the effective date of the ordinance from which this 
chapter is derived shall not be used, nor may any use of a lot without a structure existing at the 
effective date of the ordinance from which this chapter is derived be changed to any other use, 
unless a certificate of occupancy shall have first been issued for the new or different use. A 
certificate of occupancy shall not be required for agriculturally used lands, such as cropland, pasture 
land, and woodland.  

(c)  Change in structure. A structure, or part thereof, shall not be changed to or occupied by a use 
different from that existing at the effective date of the ordinance from which this chapter is derived 
unless a certificate of occupancy is first issued for the different use.  

(d)  New or altered structure. Any structure, or part thereof, which is erected or altered after the effective 
date of the ordinance from which this chapter is derived, shall not be occupied or used for occupancy 
or use, cause to be done, until a certificate of occupancy is issued for such structure.  

(e)  Existing structure and use. A certificate of occupancy shall be issued, upon request of the owner, for 
an existing structure or part thereof, or for an existing use of land, including legal nonconforming 
uses and structures, if after inspection of the premises, it is found that such structures or uses 
comply with all provisions of this chapter, or otherwise have legal, nonconforming status. All legal 
nonconformities shall be clearly described on the certificate of occupancy. A certificate of occupancy 
shall not be issued for any premises on which illegal nonconformities exist.  

(f)  Accessory structures. An accessory structure shall require a separate certificate of occupancy, 
unless included in the certificate of occupancy issued for the principal structure, when such 
accessory structure is completed under the same building permit as the principal structure.  

(g)  Application. Application for certificates of occupancy shall be made in writing to the building 
inspector on forms furnished therefor.  

(h)  Certificates to include zoning. Certificates of occupancy as required by the state construction code 
for new buildings or structures, or parts thereof, or for alterations or repairs to existing buildings or 
structures shall also constitute certificates of occupancy as required by this chapter; provided said 
certificates are signed by the zoning administrator.  



(i)  Temporary certificates. Where permitted under the state construction code, a temporary certificate of 
occupancy may be issued provided that the temporary certificate is signed by the zoning 
administrator.  

(Ord. of 7-22-2013, § 67.05) 

Sec. 36-975. - Inspection.  

The applicant for a certificate of occupancy shall notify the zoning administrator and the building 
inspector when inspection is desired. The zoning administrator shall sign the certificate of occupancy 
within ten days after inspection of such application if the zoning administrator finds, after inspection, that 
the building or structure, or part thereof, or the use of land, complies with the provisions of this chapter 
and with all approved site plans. If the zoning administrator refuses to issue such certificate, he shall 
notify the applicant in writing of such refusal and the reasons therefor, within the aforesaid ten-day period.  

(Ord. of 7-22-2013, § 67.06) 

Sec. 36-976. - Records.  

The zoning administrator and building inspector shall each maintain records of all certificates and 
permits issued under this chapter and said records shall be open for public inspection.  

(Ord. of 7-22-2013, § 67.07) 

Sec. 36-977. - Fees.  

The township board shall establish by resolution a schedule of fees for administering this article. The 
schedule of fees shall be posted on public display in the office of the zoning administrator and may be 
changed only by the township board. No certificate or permit shall be issued unless required fees have 
been paid in full.  

(Ord. of 7-22-2013, § 67.08) 

Sec. 36-978. - Compliance with plans.  

Building permits and certificates of zoning compliance issued on the basis of plans and applications 
approved by the zoning administrator and the building inspector authorize only the use, arrangement, and 
construction set forth in such approved plans and applications, and no other use, arrangement, or 
construction. Use, arrangement, or construction at variance with that authorized shall be deemed a 
violation of this chapter and punishable as provided by this article.  

(Ord. of 7-22-2013, § 67.09) 

Sec. 36-979. - Violations and penalties.  

(a)  Notice of violation. The zoning administrator shall serve a notice of violation or order on the person 
responsible for the erection, construction, alteration, extension, repair, use, or occupancy of a 
structure or lot in violation of the provisions of this chapter, or in violation of a site plan or application 
approved hereunder, or in violation of a zoning compliance certificate issued hereunder, and such 
order shall direct the discontinuance of the illegal action or condition and the abatement of the 
violation.  



(b)  Prosecution of violation. If the notice of violation is not complied with promptly, the zoning 
administrator is hereby authorized to issue an appearance ticket to the suspected violator pursuant 
to Public Act No. 175 of 1927 (MCL 760.1 et seq.). The zoning administrator shall also request the 
township attorney to institute the appropriate proceeding at law or in equity to restrain, correct, or 
abate such violation or to require the removal or termination of the unlawful use of the lot or structure 
in violation of the provisions of this chapter or the order or direction made pursuant thereto.  

(c)  Violation penalties. Any person who shall violate a provision of this chapter or shall fail to comply 
with any of the requirements thereof or who shall erect construct, alter, or repair a structure in 
violation of an approved site plan or directive of the zoning administrator or of a zoning compliance 
certificate issued under the provisions of this chapter, shall be guilty of a misdemeanor.  

(d)  Abatement of violation. The imposition of the penalties herein prescribed shall not preclude the 
township attorney from institution of appropriate action to prevent unlawful construction or to restrain, 
correct, or abate a violation, or to prevent illegal occupancy of a structure or premises, or to stop an 
illegal act, conduct, business, or use of a structure or premises.  

(e)  Stop-work order. Upon notice from the zoning administrator that work on any structure or premises 
is being prosecuted contrary to this chapter, such work shall be immediately stopped. The stop-work 
order shall be posted on the property. The stop-work order shall be in writing and shall be given to 
the owner of the property involved, or to the owner's agent, or to the person doing the work, and 
shall state the conditions under which the work may be resumed. Any person who shall continue any 
work in or about the structure or premises after having been served with a stop-work order, except 
such work as such person is directed by the zoning administrator to perform to remove a violation or 
unsafe conditions, shall be liable to a fine of not less than $100.00 per day.  

(f)  Public nuisance per se. Any structure which is erected, altered, or converted, or any use of any 
structure or lot which is commenced or changed after the effective date of the ordinance from which 
this chapter is derived, in violation of any of the provisions herein is hereby declared to be a public 
nuisance per se, and may be abated by order of any court of competent jurisdiction.  

(Ord. of 7-22-2013, § 67.10) 

Secs. 36-980—36-1001. - Reserved.  



 

 
October 20, 2020 
 
 
Township Board of Trustees and Planning Commission 
Northfield Township 
8350 Main Street 
Whitmore Lake, MI 48189 
 
 
 Subject: Zoning Administrator Quarterly Report 7/1/2020 – 9/30/2020 
 
 
Dear Trustees and Commissioners: 
 
Section 36-971(6) of the Zoning Ordinance requires the Zoning Administrator to submit to the Township 
Board and Planning Commission, a quarterly report in which a summary of the activities of the office is 
presented.  Following is a concise summary of the activities of note in the THIRD quarter of 2020 (July 1 
through September 30, 2020).   
 
Zoning Compliance Applications: A total of 28 applications were APPROVED. 
 

1. Approved six (6) new dwellings. 
2. Approved additions to two (2 ) existing dwellings. 
3. Approved eight (8) new accessory structures – decks, sheds, ramp, garage. 
4. Approved seven (7) new accessory structures – pole barns. 
5. Approved four (4) new fences. 
6. Approved one (1) temporary structure. 
 
Eight (8) applications were approved for Non-residential Uses: 

 
1. New Sign Permit– For vacant RTM zoned parcel on south side of North Territorial Road. 

 
2. Wireless Communication Facility/66425 Eight Mile Road – Approved replacement of antennas 

and equipment upgrade at existing wireless facility. 
 

3. Northfield Estates Clubhouse/158 Emerald Circle Drive - The site is located in the MHC 
district (MHP on Zoning Map) on an internal road within the development.   The applicant on 
proposes to construct a new 30’ x76’ (2,280 square feet) modular clubhouse building and a 30’ x 
40’ (1,200 square foot) modular office building.  The plan also proposes the creation of additional 
parking spaces off an internal drive, and the creation of a playground space. The proposed office 
and clubhouse are permitted as accessory structures in the MHC district per Section 36-307 (b) 
and (c). The use will require review and approval by the Planning Commission per Section 36-
864 (b).  The square footage of the proposed structures exceeds the limit of 2,000 square feet 
permitted for Administrative Review and approval per section 36-865 (1).  
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4. Northfield Community Center/9101 Main Street - The subject site is located in the RO district.  
The Community Center is classified as a public building, and permitted as a conditional land use 
in the district per Section 36-448 (2) of the Zoning Ordinance. The applicant’s proposal to create 
a parking area to serve the existing use is permissible as an expansion of the use.  The proposed 
expansion could be processed for site plan approval under my administrative authority.  However, 
the applicant proposed to use gravel/alternate material for the parking lot than recommended by 
the Ordnance. Therefore, I deferred the proposal to the PC for their action. 
 

5. Northfield Estates Water Treatment Plant - The applicant proposes to build a 34’ x 42’ (1,428 
square feet) water treatment addition to an existing building. The proposed well-house expansion 
will provide necessary equipment to remove iron from the existing well water system before 
entering the community water distribution system and provide equipment to clean/backwash the 
filter media and discharge the backwash to the sanitary sewer system. Since the proposed 
addition is an expansion of a structure previously existing and approved, it did not require site 
plan approval at this time. Zoning Compliance approval was granted. 
 

6. Northfield Community Garden Shed/9142 Main – A proposal to construct a shed and fence 
on the property was previously approved.  However, the applicant chose a new location for the 
shed.  Therefore, the plan was reviewed for compliance to the Ordinance again and revised 
approval was granted.  
 

7. 6062 Maple - The applicant owns an 11.34 acre parcel on the east side of Maple Road in the AR 
district and proposes to use it as a “low intensity recreational area”.  He also proposes to 
construct a 162 square feet (13.5’ x 12’) shed to be used as an “accessory structure” incidental to 
the recreational use.   The use is permitted as a principal land use per Section 36-156 (8) of the 
Zoning Ordinance which states Public and private recreation areas, such as forest preserves, 
game refuges, recreation parks and reservations, and similar public and private use of low 
intensity use.  The proposed new use would require site plan approval from the Planning 
Commission. I recommended the applicant meet with the Planner to get direction on 
submission requirements. 
 

8. Team Gator Office/7020 Whitmore Lake Road - The subject site is located on the east side of 
Whitmore Lake Road and is occupied by an existing single family dwelling with attached garage 
which the applicant proposes to use as a real estate office.  The site is zoned GC (General 
Commercial) District.  Professional offices are permitted as principal uses in the district per 
Section 36-390 (2) of the Zoning Ordinance.  The proposed change of use will require 
administrative site plan approval. 

 
Marijuana Applications -  Revised zoning compliance applications were received from 2 applicants 
who were previously denied for lack of adequate information.  The revised submissions included 
adequate info for granting of approval and sending them on to the Planning Commission review 
stage. 

 
Denied 
 

 A total of 11 applications were denied. They were for decks, sheds, garage, pole barn and new 
dwellings.   The applications were denied for lack of proper scale, incorrect drawings, inaccurate 
measurements and missing information.  Subsequently 9 of the 11 re-submitted correct drawings and 
were granted approval.  One applicant has not yet re-applied while one application for firearms sales 
as a home occupation was denied.          
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Administrative Site Plan Approvals: 
 
None this quarter.  
 
Zoning Board of Appeals Cases:   
 

1. REVISED 587 W. Northfield Church Road/Private Road – The applicant submitted a revised 
application for construction of a Class B road to serve 3 residential dwellings when the Ordinance 
requires the construction of a Class A road, when the road length exceeds 2000 feet.  A 
previously proposed marijuana grow proposal was eliminated from the project.  The ZBA granted 
approval. 
 

2. 6140 Whitmore Lake Road – The property owner proposed to build a new shed and redo 
existing porches on a non-conforming dwelling located on an unusually shaped nonconforming 
parcel.  The proposal required variance from the front and rear yard setback requirements. The 
ZBA granted approval.        
   

Final Site Inspection:    
 

1. People’s Express/75 Barker – A final site inspection was conducted and approved for People’s 
Express transportation facility located at 75 Barker.  The site improvements are in compliance 
with the approval granted by the PC for the amended site plan.   

 
Zoning Administrator Office Hours:  

 
Due to the ongoing pandemic, upon direction from the Township Manager, I have suspended my office 
hours at the Township Offices since March 2020.   However, the service we provide to applicants and 
property owners has not been discontinued.  Mary Bird, the Zoning Coordinator, consolidates all the 
queries received during the week into an email communication to me at the end of the day Tuesday.  I 
call each and every applicant/property owner on that list on Wednesday and help them with their 
questions and concerns.  I provide Mary with a written documentation on the conversations I have had 
with each person and the direction given to them, in order to ensure that if and when they apply for any 
approvals, Mary and I are on the same page with regard to the process. 
 
I also communicate with the Township Code Enforcement officer via phone and email, as needed, to 
resolve any pending case issues or answer zoning related questions. 
  
Other Items:  Notwithstanding the unusual and unprecedented situation we all find ourselves in, as the 
Zoning Administrator, I strive to be prompt and attentive to the needs of the applicants while ensuring that 
they understand the process and also comply with the rules and regulations set forth in the Zoning 
Ordinance.  I work hard to ensure that applicants and property owner’s needs are met without delay. 
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Respectfully submitted,  
 
McKENNA 
 
 
 
 
 
Vidya Krishnan       
Principal Planner            
 
Cc: Steven Aynes, Township Manager 
‘ Mary Bird, Zoning Coordinator 

Jim Turner, Code Enforcement Officer 
Paul Lippens, Planning Consultant 

 
 
 
 
 
 
 



 

NORTHFIELD TOWNSHIP 

PLANNING COMMISSION 

Minutes of Regular Meeting  

October 21, 2020 

 

 

1. CALL TO ORDER 

The meeting was called to order by Chair Roman at 
7:00 P.M. via tele-conference. 

2. ROLL CALL 

AND DETERMINATION OF QUORUM 

Roll call:  
Janet Chick Present 
Brad Cousino Present (arrived at 7:05 P.M.) 
Eamonn Dwyer Present 
Sam Iaquinto Present 
Cecilia Infante Present 
Larry Roman Present 
John Zarzecki Present 

 
Also present: 
Planning Consultant Paul Lippens, McKenna Associates 
Planning Consultant Julie Connochie, McKenna 

Associates 
Township Engineer Marcus McNamara, OHM 
Recording Secretary Lisa Lemble 
Members of the Community 

3. ADOPTION OF AGENDA 

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

4. FIRST CALL TO THE PUBLIC 

No comments. 

5. CLARIFICATIONS FROM THE COMMISSION 

None. 

6. CORRESPONDENCE 

None. 

7. PUBLIC HEARINGS 

7A. Case #JPC200018; TerraFirma; 

Location: 6410 Whitmore Lake Road; 

Conditional Use to operate a landscaping 

business with outdoor storage;  

Parcels 02-29-200-003 and  

02-29-200-004; Zoned LI. 

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

[Cousino arrived]. 

Architect James Korf and owner Eric Patterson said the 
only change to the site plan is the addition of 
segmented block bin storage outside the buildings, but 
within the privacy screening. They said the original 
intention was to store all materials in the barn, but this 
will allow FOR outdoor storage when specific projects 
call for it.  

Lippens called for comments from the public. There 
were none. 

 Motion: Roman moved, Iaquinto supported, to 
close the public hearing.  
Motion carried 7—0 on a voice vote. 

7B. Case #JPC190011; Whitmore Lake Public Schools; 

Location: 168 Jennings Road; Approx. 35.15 acres; 

Request to rezone from SR-2 to LC;  

Parcel 02-06-400-007 

 Motion: Roman moved, Iaquinto supported, to 
open the public hearing. 
Motion carried 7—0 on a voice vote. 

Lippens said this request arose because there is a 
billboard on this site, and State law requires 
commercial zoning for billboards. He noted the school 
district has offered conditions which limit the number 
of commercial uses that could be developed on the 
property.  

Whitmore Lake Schools Superintendent Tom DeKeyser 
said this property is known as the Jennings Road 
athletic fields, and the district was made aware that the 
sign was installed many years ago without the proper 
zoning. He said the intended long-term use of the 
property is for school and community uses as is 
currently the case.  
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Lippens called for comments from the public. Ken 
Dignan, member and past President of the Whitmore 
Lake Board of Education, said the billboards on this 
property and the other property on this agenda were 
installed in 2007 and have generated $600,000 in 
revenue for the district which is critical to the district. 
Regarding potential uses of the properties, he said 
even in hard economic times the Board has committed 
to retaining them for their current uses and have made 
improvements to them. He noted a recreation millage 
was recently approved by residents, and this property 
will be improved with that funding.  

 Motion: Roman moved, Iaquinto supported, to 
close the public hearing.  
Motion carried 7—0 on a voice vote. 

7C. Case #JPC190010; Whitmore Lake Public Schools; 

Location: 8877 Main Street; Approx. 1.54 acres; 

Request to rezone from SR-1 to LC;  

Parcel 02-08-250-006 

 Motion: Roman moved, Zarzecki supported, to 
open the public hearing. 
Motion carried 7—0 on a voice vote. 

Lippens said this request arose because there is a 
billboard on this site, and State law requires 
commercial zoning for billboards. He noted the school 
district has offered conditions which limit the number 
of commercial uses that could be developed on the 
property.  

Lippens called for comments from the public. Steven 
Thomas, 8945 Main Street, asked if this rezoning will 
affect property taxes, permits, etc. Lippens said the 
requested rezoning is intended to allow the existing uses 
to remain while bringing the zoning into conformance 
with State requirements. He said in his opinion he does 
not think this will negatively affect any of the 
surrounding properties, nor will it allow any undesirable 
commercial uses to be established on the site.  

Whitmore Lake Schools Superintendent Tom DeKeyser 
said it is very important to continue revenue sources 
for the school district, and that is relevant to all 
property owners. 

 Motion: Roman moved, Iaquinto supported, to 
close the public hearing.  
Motion carried 7—0 on a voice vote. 

9. REPORTS 

8A. Board of Trustees  

Chick reported on October 13th the Board approved a 
proposal for management of the construction of a sewer 
plant retention basin, a bid for the construction of the 
basin, and bonds to fund the project. 
 

8B. ZBA 

Cousino reported on October 19th the ZBA approved a 
variance for TerraFirma to allow it to use gravel 
surfacing in lieu of asphalt on their site at 
6410 Whitmore Lake Road. 

8C. Staff Report 

Nothing to report. 
 
8D. Planning Consultant 

Lippens reported that as a result of his promotion to 
Vice-President of McKenna Associates he has moved to 
Kalamazoo, and principal planner Julie Connochie will 
be taking over as community manager for the 
Township’s planning needs. Connochie introduced 
herself, noting she holds degrees from the University 
of Michigan in both architecture and urban planning, 
and reviewed her experience.  
 
8E. Parks and Recreation 

Iaquinto reported the Community Garden is winding 
down for the season, and the new shed has been 
constructed on the site.  
 
8F. Downtown Planning Group 

Infante reported the group met on September 23rd, 
discussing a marketing plan for the Township. She said 
they also discussed concern about the stagnation of 
the redesigning and streamlining of the approval and 
permitting process for new businesses.  
 
Lippens suggested that a McKenna planner be 
scheduled to attend a future meeting of the DDA to 
discuss the group’s goals. He said he, Mary Bird, and 
Connochie recently met to review the development 
packet in order to improve it. He said that was not 
placed on this agenda because of the large number of 
other items on it, and he recommended that it be 
placed on a working session agenda.  
 

9. UNFINISHED BUSINESS 

None. 

10. NEW BUSINESS 

10A. Case #JPC200018; TerraFirma; 

Location: 6410 Whitmore Lake Road; 

Conditional Use to operate a landscaping 

business with outdoor storage; Parcels 02-29-

200-003 and 02-29-200-004; Zoned LI. 

Lippens recommended approval of the conditional use 
request, and said it meets the standards. He said the 
outdoor storage of mulch, rock, etc., is part of the 
normal operation of a landscape property, and the LI 
zoning allows it with a conditional use permit.  
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Dwyer said it is almost impossible to operate a 
landscape business without outdoor storage of 
materials and there is sufficient screening. 

 Motion: Roman moved, Iaquinto supported, to 
recommend to the Township Board to approve the 
conditional use request of the applicant in Case 
#JPC200018. Motion carried 7—0 on a roll call vote. 

10B. Case #JPC200018; TerraFirma; 

Location: 6410 Whitmore Lake Road; 

Site Plan to operate a landscaping business 

with outdoor storage; Parcels 02-29-200-003 

and 02-29-200-004; Zoned LI. 

Lippens reported the Zoning Board of Appeals granted 
a variance for gravel surfacing in lieu of asphalt for 
this site, and the site plan has also been revised to 
show the proposed outdoor storage. 

Township Engineer Marcus McNamara said the revised 
plan shows the extended pipe for overflow drainage as 
he previously recommended, and MDOT has approved 
the outlet as proposed. Roman noted the Northfield 
Township Fire Department identified no issues. Chick 
noted the neighbor indicated approval of the driveway. 

Chick suggested the Commission may want to consider 
an amendment to the zoning ordinance to take similar 
situations of underground utilities into consideration. 
Lippens noted his report includes the provision that 
other agency approvals as required are addressed as a 
condition of approval. 

 Motion: Roman moved, Iaquinto supported, to 
approve with the conditions stated in the McKenna 
report the request for site plan approval of 
TerraFirma at 6410 Whitmore Lake Road. 
Motion carried 7—0 on a roll call vote. 

10C. Case #JPC190011; Whitmore Lake Public Schools; 

Location: 168 Jennings Road; Approx. 35.15 acres; 

Request to rezone from SR-2 to LC;  

Parcel 02-06-400-007 

Lippens explained the Township and the State allow for 
conditional rezoning, and he said the proposal is 
consistent with the Master Plan to maintain the existing 
uses on the site, including the billboard which provides 
significant financial support for the school district. He 
said the conditions offered by the district include that 
several permitted uses in the LI district be eliminated 
for the site including clothing and apparel sales, food 
and grocery, personal services, professional service, 
and retail services. He said in addition they have 
voluntarily removed conditional uses including 
veterinarians, restaurants serving alcohol and with 
outdoor seating, mini-warehousing, religious 
organizations, and cemeteries. He noted under State 

law the Commission cannot modified the offered 
conditions or place additional conditions.  

In answer to a question from Iaquinto, Lippens said 
these restrictions are being offered to make the 
rezoning request consistent with the Master Plan, 
which is a primary test for a rezoning request.  

Chick said this is the first conditional rezoning she is 
aware of, and asked for an explanation of the 
difference between this and spot zoning. Lippens said 
conditional zoning is not common, but is allowed 
under the State law to address situations exactly like 
this, and the term “spot zoning” does not apply.  

Iaquinto said he supports this because the revenue 
from the billboard supports the equivalent of at least a 
teacher’s annual salary. Infante thanked Lippens for 
the clarification about this type of action. In answer to 
a question from Roman, Lippens confirmed that 
accessory uses or structures, temporary outdoor sales, 
and commercial communication apparatus remain as 
allowed uses on the site in LI zoning. There was a brief 
discussion about what would be allowed under 
temporary outdoor sales.  

Roman asked when the State requirement for 
commercial zoning for billboards went into effect. 
Superintendent DeKeyser said in 2013 a previous 
Superintendent was informed of the zoning 
requirement, and he was informed of it in late 2018.  

Roman asked where the document regarding  
supplemental uses originated. Lippens said it was 
submitted by the applicant, and it is possible it was 
produced as a result of school district personnel 
conversations with planning staff. 

 Motion: Iaquinto moved, Chick supported, 
regarding Case #JPC190011, Whitmore Lake Public 
Schools, 168 Jennings Road, to recommend to the 
Township Board of Trustees  approval of the 
request to rezone from SR-2 to LC with conditions 
as proposed by the applicant in the packet.  
Motion carried 7—0 on a roll call vote. 

10D. Case #JPC190010; Whitmore Lake Public Schools; 

Location: 8877 Main Street; Approx. 1.54 acres; 

Request to rezone from SR-1 to LC;  

Parcel 02-08-250-006 

Lippens said the applicant has offered conditions for 
this rezoning to remove permitted uses including 
clothing and apparel sales, food and grocery, personal 
services, and office and retail, and conditional uses 
including veterinarians, single-family dwellings, 
restaurants serving alcohol and with outdoor seating, 
mini-warehousing, religious organizations, and 
cemeteries. He said he recommends approval with the 
conditions offered by the applicant. 
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 Motion: Iaquinto moved, Chick supported, 
regarding Case JPC190010, Whitmore Lake Public 
Schools, 8877 Main Street, Parcel 02-08-250-006, to 
recommend to the Township Board of Trustees  
approval of the request to rezone from SR1 to LC 
with conditions as proposed by the applicant in the 
packet. Motion carried 7—0 on a roll call vote. 

11. MINUTES 

 Motion: Roman moved, Iaquinto supported, that the 
minutes of the September 16, 2020, regular meeting 
be approved as presented and to dispense with the 
reading. Motion carried 7—0 on a voice vote. 

12. SECOND CALL TO THE PUBLIC 

Ken Dignan, 9821 Hillcrest, thanked the Commission 
for their approval of the school district requests, 
congratulated Lippens and welcomed Connochie. 

13. COMMENTS FROM THE COMMISSIONERS 

Commissioners welcomed Connochie and wished 
Lippens well, said the Township Board also wants to 
see a streamlining of the application process for 
businesses coming to the Township, and urged 
everyone to vote. 

14. ANNOUNCEMENT OF NEXT MEETING 

November 4, 2020, at 7:00 P.M. via tele-conference 
was announced as the next regular Commission 
meeting time and location.  
 

15. ADJOURNMENT 

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

The meeting was adjourned at 8:16 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 ______________________________, 2020. 
 
 
 
 

_________________________________________________ 
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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