








































































































 

 

NORTHFIELD TOWNSHIP 

PLANNING COMMISSION 

Minutes of Regular Meeting 

January 15, 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 Present 
Marlene Chockley Present 
Brad Cousino Present 
Andrea Darden Present 
Kenneth Dignan Present 
Sam Iaquinto Present 
Larry Roman Present 

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

Carlisle/Wortman Associates 
Recording Secretary Lisa Lemble 
Members of the Community 
 
Chockley welcomed Andrea Darden as a newly-
appointed member of the Commission. Darden said 
she has lived in the Township for 10 years and is 
interested in becoming more involved in the 
community. 
 

4. APPROVAL OF AGENDA 

 Motion: Iaquinto moved, Dignan supported, that 
the agenda be adopted as presented.  
Motion carried 7—0 on a voice vote. 

5. FIRST CALL TO THE PUBLIC 

No comments. 

6. CORRESPONDENCE 

Chockley noted that all Commissioners should be 
receiving the Michigan Planner publication regularly.  

7. REPORTS 

7A. Board of Trustees  

Chick reported: 
 On December 10th the Board denied the 

Conditional Use Permit request from D&G Nature’s 
Way. 

 On January 14th the Board: 
o held a joint meeting with the Whitmore Lake 

Public Schools, and  
o appointed Andrea Darden to the Planning 

Commission. 
She also noted that the US-23 expansion project has 
been delayed to allow for an environmental 
assessment. 
 
7B. ZBA 

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

7C. Staff Report 

Township Manager Fink noted that the Township’s 
new website is up in draft format. 
 
7D. Planning Consultant 

Lewan reported: 

 He met with someone who would like to building 
a home on Pontiac Trail Road east of German Park 
on property which is zoned Recreation 
Conservation, so a rezoning to AR may be 
requested. He noted a home may be built on RC-
zoned land, but the minimum lot size is 10 acres, 
and this parcel is only seven acres, so rezoning 
may be more appropriate.  

 A proposal for a full service gas station on the 
Nowatzke Trucking site may come to the 
Commission for a Conditional Use Permit (CUP).  

 
Iaquinto asked whether the Township may decline to 
accept rezoning or CUP applications involving tax 
delinquent properties or from applicants owing taxes 
to the Township. Fink said he will ask for a legal 
opinion about that. 
 
 
 

8. PUBLIC HEARINGS 

None. 

9. OLD BUSINESS 

None. 
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10. NEW BUSINESS 

10A. Master Plan Revision in the US-23/North 

Territorial Interchange Area. Lewan noted that the 
change being discussed constitutes an amendment to 
the master plan, which requires notifying neighboring 
communities, a public hearing, and approval by the 
Township Board.  

Lewan described the proposed changes to the Mixed 
Use North and Mixed Use South sections: 

 Changing the descriptions of each area. 

 Specifying that uses in the Mixed Use South area 
must have access to North Territorial or Whitmore 
lake Road and be in or adjacent to the sewer 
district, and will be required to provide a traffic 
study. 

 Emphasizing that although commercial 
development is allowed, the focus in these areas 
should be on office and research developments; 
and high-density residential should be developed 
only as part of a mixed-use development 

Regarding the sewer service district, Lewan said he 
confirmed with Wastewater Treatment Plant 
Superintendent Hardesty that this is correctly shown 
on the map as outlined in red. He added that the 
dashed blue line indicates the Downtown 
Development Authority (DDA) area.  

Dignan noted that State Representative Driskell told 
the Township Board yesterday that funding is 
available for job demand studies as part of an effort to 
get people to move back to Michigan. Fink said he 
spoke with Driskell today and he will be looking into 
what the opportunities are. He said in his experience 
with target market analyses, gaps in service 
(restaurants, retail, etc.) are identified, but the analysis 
does not identify why those things are not present. He 
said the problem with that is that, for instance, 
restaurants do not locate where there are none; rather 
they locate where there are an abundance of them. He 
said he will still contact MISHDA to look into the 
funding that is available. 

Lewan said the changes the Commission is working on 
would open up the US-23/Territorial area substantially 
to different types of development, so if a market-
analysis identified a need for a type of development 
there would be an increased possibility that there 
would be a space for it in Northfield Township.  

Chockley pointed out that the Local Commercial (LC) 
district has wording that requires access to municipal 
water, yet that is not available in the Township. Lewan 
agreed that wording needs to be changed. 

Chockley noted a wide variety of uses are allowed by 
right or with a conditional use permit (CUP) in the 
Local Commercial district, and she questioned 
whether all of those would be desirable in these areas. 
Lewan said the Commission can certainly deny CUP 

requests based on the criteria cited in the ordinance 
which includes compatibility with other uses and 
external effects.  

In answer to a question from Cousino, Lewan said the 
Township currently has mixed use zoning in the 
Whitmore Lake District. Cousino asked whether 
successive, piecemeal industrial, commercial, and 
high-density residential could occur in this district. 
Lewan said the residential specifically cannot be done 
as a standalone project, and while commercial and 
industrial developments could be planned and built 
independently, ideally developments would contain a 
mix of uses.  

Lewan recalled that the Commission is considering 
this change because of interest in developing 
properties in the sewer district that is being formed 
along Whitmore Lake where the zoning is currently 
mainly industrial. In answer to a question from 
Chockley, Lewan said the language at the end of the 
Mixed Use South section is intended to allow the 
Commission to prevent piecemeal development of 
small parcels in this area.  

Chockley said light industrial uses are not even 
mentioned in this section, and she questioned whether 
those types of uses are desired in this area. Fink said 
that term has changed over the last 20 years to be 
more like general commercial with a mixture of offices 
and commercial. Lewan said RTM allows high-tech 
light industrial types of operations, but they generally 
look more like offices. 

Lewan said form-based code could be discussed as 
potential strategy to help define the types of 
businesses that are desired in this area, but it is 
important to note that the action under consideration 
is not zoning. He said while light industrial could be 
added as a type of allowed use in this area, but it was 
his impression that the desire was to move away from 
that in these areas in favor of more RTM-type uses. 

Dignan asked if an industrial operation such as 
Balance Technology wanted to expand whether it 
would essentially be squeezed out because of proper 
zoning. Iaquinto said that operation is zoned RTM. 

Lewan questioned whether it would be helpful for the 
Commission to review an inventory of some of the 
properties in the area and the zoning categories they 
properly fall into. Chockley agreed that would help 
and noted that some existing businesses in the area 
operate under CUPs. Lewan said he will come up with 
a list of all of the uses and districts being discussed so 
the Commission can review them at the next meeting 
as well as the inventory referred to. 

Chockley asked if the DDA boundary in this area could 
be enlarged. Iaquinto said that would require going 
through the same process used to create the district 
originally.  
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10B. Civil Infraction Ordinance. 

Lewan explained that zoning ordinance violations are 
currently misdemeanors, but there is interest in 
pursuing these are as civil infractions, so he prepared 
a draft of changes to Section 67.10 at the request of 
Township Manager Fink to allow for that. He noted 
that currently the zoning administrator is charged 
with enforcement. Fink said it would be beneficial to 
change the wording to allow the zoning administrator, 
code enforcement officer, or Township manager to 
take enforcement action as is commonly done in 
zoning ordinances. 

There was a brief discussion about the difference 
between misdemeanors and civil infractions. Dignan 
asked if the $100 fine referred to in Section 67.10.E 
can be assessed as part of a civil infraction.  

Cousino said he thought thinks that typically the 
remedy for someone who, for example, builds a deck 
without a permit would be to require application for a 
building permit and payment of double the fee. Fink at 
this point the ordinances the Township Board have 
been concentrating on concern things like weeds, junk 
cars, illegal signs, and debris. He said as part of this it 
will useful to have any zoning violation be enforceable 
as a civil infraction.  

In answer to questions from Cousino, Fink said he is 
in the process of hiring a code enforcement officer 
who will have experience in code enforcement, 
construction, or policing, and the Township will start 
to be proactive about enforcing the Township’s 
ordinances rather than only reactive. He said the fines 
received rarely cover the cost of having a code 
enforcement officer and that is generally bad policy. 
He said if enforcement is done correctly there will be 
few fines assessed; rather he expects the officer will 
have conversations with people that result in 
agreements about how violations can be corrected in a 
reasonable amount of time. Chick said she has seen 
efforts of this type make a significant difference in the 
community.  

Lewan said he will make the minor changes discussed 
and have it reviewed by the Township attorney. 

 

10C. Election of Officers and ZBA Representative. 

 Motion: Roman moved, Iaquinto supported, that 
Kenneth Dignan serve as the Planning 
Commission representative to the Zoning Board of 
Appeals for 2014. Motion carried 7—0 on a roll 

call vote. 

 Motion: Iaquinto moved, Roman supported, that 
Marlene Chockley serve as Planning Commission 
Chair for 2014. Motion carried 7—0 on a roll call 

vote. 

 Motion: Iaquinto moved, Roman supported, that 
Janet Chick serve as Planning Commission Vice-
Chair for 2014. Motion carried 7—0 on a roll call 

vote. 

 Motion: Chockley moved, Iaquinto supported, that 
Kenneth Dignan serve as Planning Commission 
Secretary for 2014. Motion carried 7—0 on a roll 

call vote. 

11. MINUTES 

December 4, 2013, Regular Meeting 

 
 Motion: Iaquinto moved, Roman supported, that 

the minutes of the December 4, 2013, regular 
meeting be approved as presented, and to 
dispense with the reading. Motion carried 7—0 on 

a voice vote. 

12. POLICY REVIEW & DISCUSSION 

A. Conditional Use Permitting Process. Chockley said 
she thought it would be a good idea to review the 
process involved in considering Conditional Use 
Permit (CUP) requests. Lewan said the Township’s CUP 
ordinance is essentially identical to those of most of 
communities and they apply to uses in each district 
which are considered potentially intensive enough to 
require Commission review.  

He said a public hearing is required and under the 
Township’s ordinance the Planning Commission 
makes a recommendation to the Township Board 
which makes the final decision. He said State law 
allows CUPs to be approved by an individual, the 
Planning Commission, or the Township Board, and 
until several years ago in Northfield Township the 
Planning Commission made the final decision on these 
requests. Lewan said he would not recommend 
investing the power to approve CUPs in one person, 
but it is perfectly appropriate to have either the 
Commission or the Board make the final decision. 

Chick said she can bring up at the next Board 
workshop whether it is interested in changing the 
ordinance again to give the Planning Commission 
power of approval for CUPs. 

Lewan said the Commission recently made the effort 
to remove all public hearing language from individual 
ordinance sections and to replace it with a reference to 
a unified Public Hearing section, but that effort missed 
the language in Section 63.05. He said that should be 
corrected to avoid the confusion that arose recently 
about whether posting of a sign is required. There was 
a brief discussion about whether a sign should be 
required for rezoning and CUP requests. Lewan said 
the current language requiring a sign is an 
administrative problem. Roman said if there is no 
State law requiring a sign and it is not required for 
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rezonings he does not see a need for it for CUP 
requests. 

Cousino questioned why the Planning Commission is 
interested in changing the ordinance to allow the 
Planning Commission to make the final decision on 
CUPs. He noted that the Commission recommended 
approval of the last CUP request, but the Township 
Board denied it. Fink noted that for that request there 
were split decisions at both levels which is an 
indication of that the decision could have gone either 
way. 

Fink said the Planning Commission has time for more 
analysis, can take a more detailed approach, and will 
have seen most proposals more than one time before 
making a decision. He said on the other hand the 
Township Board is elected while the Planning 
Commission is appointed. He said both approaches are 
valid. 

Chockley referred to Section 63.01 which states that 
the “right to a CUP shall exist” if all of the applicable 
requirements are met. Lewan said it is the 
discretionary standards that are the key. Dignan said 
those standards and whether they are being met or 
not should be included in every approval or denial of a 
CUP request.  

Chockley said considering conditional uses is an 
important function of the Planning Commission and 
more of these types of requests will likely be coming 
to the Commission. 

13. COMMENTS FROM THE COMMISSIONERS 

Pond Hockey. Iaquinto noted the Pond Hockey 
Tournament will be held Feb 17th-19th and he 
encouraged any groups that want to be involved to 
contact me him or see their website. 

New Community Center Director. Chick noted that a 
welcoming reception will be held this Friday afternoon 
at the Township Hall for Tami Averill, the new 
Community Center Director. 

Township Cooperation with School Board. Dignan 
said it came up during the joint meeting of the 
Township Board and school board yesterday that slow, 
steady growth best helps schools. He said there also 
seemed to be a consensus that that the two Boards 
should work together on a variety of projects such as 
the Jennings Road Park 

14. SECOND CALL TO THE PUBLIC 

None present. 

15. ANNOUNCEMENT OF NEXT MEETING 

February 5, 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 Roman supported, that 
the meeting be adjourned. 
Motion carried 7—0 on a voice vote. 

The meeting was adjourned at 9:25 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 February 5, 2014. 
 
 
 
 
 
___________________________________________________ 
Marlene Chockley, Chair 
 

___________________________________________________ 
Kenneth Dignan, Secretary 

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