




ARTICLE II - DEFINITIONS 

 

Laboratory: A building or group of buildings in which are located 

facilities for research, investigation, testing, or experimentation.  

Business: Any use engaging in the purchase, sale, barter, or exchange 

of goods, wares, merchandise, or services. 

Industrial: Any use in which the major activity is the treatment, 

processing, rebuilding, repairing, or bulk storage of material, 

products, or items, and where the finished product is not acquired by 

the ultimate user on the premises. 

Scientific: Any use in which the major activity is the pursuit, 

discovery, production, documentation, verification, or dissemination 

of knowledge. 

 

 

ARTICLE XXII. - RTM—RESEARCH/TECHNOLOGY/MANUFACTURING 

DISTRICT  

Sec. 36-635. - Purpose.  

This district is intended to achieve the following objectives:  

(1) To provide an environment of related activities; which will encourage an increase in the 
productivity of business and industry.  

(2) To encourage development of scientific, business and industrial research and technology and 
environmentally clean manufacturing plants in a low density, landscaped campus type 
environment, generally devoid of nuisance factors commonly found in standard industrial districts.  

(3) To permit and encourage uses which support research, technology and manufacturing uses to 
locate within an RTM district, thereby eliminating the need to provide for their location on scattered 
sites in the general vicinity of the district.  

(4) To permit an RTM district to develop in stages and in a planned, coordinated manner, according 
to an overall development plan.  

(5) To provide facilities and services necessary for the health, safety, welfare and convenience of 
employees, customers, and visitors in an RTM district.  

(6) To encourage provision of open space within an RTM district, and to preserve natural features by 
incorporating them into the plan for the district.  

(7) To protect existing and planned uses in the vicinity of a proposed RTM center from spillover 
effects which might be created by uses in the district.  

(8) To help diversify the local economy, reduce unemployment, and expand the non-residential tax 
base of the township.  

(9) To prevent uses in the RTM district from creating any dangerous, injurious, noxious, or otherwise 
objectionable condition which might result from fire, explosion, or radioactivity; noise or vibration; 
water or soil pollution; smoke, dust, odor or other forms of air pollution; electrical or other 
disturbances, glare or heat; storage or disposal of liquid or solid materials or wastes; conditions 



conducive to the breeding of rodents or insects; or from any other substance, condition, or 
elements in a manner or amount as to adversely affect other uses in the RTM district or in the 
surrounding area.  

(Ord. of 7-22-2013, § 51.01; Ord. of 9-9-2014, § 51.01)  

Sec. 36-636. - Location of an RTM district.  

An RTM district shall be located in areas of the township designated in the township's adopted general 
development plan as suitable and desirable for research/technology/ manufacturing uses. A petition for an 
RTM district in all other locations shall either follow or proceed simultaneously with, an amendment to the 
adopted general development plan.  

(Ord. of 7-22-2013, § 51.02; Ord. of 9-9-2014, § 51.02)  

Sec. 36-637. - Permitted uses.  

Uses in an RTM district shall be limited to those included in the listing of uses. No other uses shall be 
permitted unless the applicable plans are revised or amended in accordance with this chapter. The uses to 
be permitted shall be selected from the following listed uses, or shall be similar to such uses.  

(1) Permitted principal uses.  

a. Agricultural uses, as temporary uses prior to development of a parcel in the RTM district. 

b. Industrial research, development, and testing laboratories. 

c. Scientific research, development, and testing laboratories. 

d. Business research, development, and testing laboratories. 

e. Automated production equipment, such as robots. 

f. Pharmaceutical drugs. 

g. Office, computing, and accounting machinery. 

h. Electric lamps; current-carrying and non-current-carrying wiring devices; radio and television 

receiving equipment; electronic components and accessories.  

i. Space vehicles and parts. 

j. Measuring, analyzing, and controlling instruments; photographic (except chemicals and 

sensitized materials); medical and optical goods; watches and clocks.  

ke. Printing, publishing and allied industries. 

lf. Production and processing of genetic materials. 

mg. Electricity transmission and distribution lines, gas and oil pipelines, and related structures; 

electricity switching and step-down stations.  

nh. Administrative, professional, and business offices. 

(2) Permitted accessory uses.  

a. Uses such as fire, police, and ambulance stations; technical and business schools; recreation 

facilities, both indoor and outdoor post office.  

b. Prototype or pilot processing, manufacturing, and/or assembley, if strictly incidental and 

subordinate to an activity permitted and located in the RTM district, and if such use does not 

occupy more than 25 49 percent of the total floor area of the permitted principal use.  



c. Commercial, office, and service uses which are located, designed, and intended to support and 

complement permitted principal uses which are located in an RTM district, such as the following: 

banks and other financial institutions; restaurants; transient lodging facilities; day care facilities; 

barber and beauty shops; pharmacies; sales of newspaper magazines, and books; office supply 

sales; medical and dental offices; theaters, auditoriums and meeting facilities; dry cleaning (pick-

up and delivery only); product display facilities; power plants; water treatment plants; automobile 

service stations and car washing facilities; gift and flower sales; data processing and computing 

centers; computer and office machine service and repair establishments; printing and copying 

services.  

Such uses shall either be located in a building containing the permitted principal uses which will 

be served, or in service centers consisting of one or more buildings, designed with common 

drives, parking and loading areas, and landscaping. Such service centers shall be located within 

the district as to clearly serve only the permitted principal uses within the district and not the 

surrounding area and communities.  

d. Outdoor recreation facilities. 

e. Living quarters for security and maintenance personnel. 

f. Warehousing, only for principal uses permitted and located in this district. 

g. Communication facilities only for principal uses permitted and located in this district. 

(Ord. of 7-22-2013, § 51.03; Ord. of 9-9-2014, § 51.03)  

Sec. 36-638. - Conditional uses.  

The following buildings and structures, and uses of parcels, lots, buildings, and structures are 
permitted subject to obtaining a conditional use permit as provided in article XXVII.  

(1) Commercial communications apparatus, if located on existing commercial communications or 
electrical towers, or other existing appropriate structure, and subject to the provisions of section 
36-720 herein, in addition to the requirements of article XXVII ("Conditional Uses") herein.  

(2) A church, synagogue, cathedral, mosque, temple or other building used for public worship, or a 
cemetery.  DELETED by Ord. of 4-12-16 

(Ord. of 7-22-2013, § 51.04; Ord. of 9-9-2014, § 51.04)  

Sec. 36-639. - Regulations and standards.  

The following regulations shall apply in all RTM - Research/Technology/Manufacturing Districts:  

(1) Density regulations.  

a. Ground floor coverage (GFC) shall not exceed 25 percent. 

b. The floor area ratio (FAR) shall not exceed 40 percent. 

c. The total developed area (TDA - the sum of the ground floor area of all buildings, and the 
area in parking spaces, drives, and loading spaces) of a lot shall not exceed 50 percent of 
the area of the lot.  

(2) Density calculations.  

a. GFC, FAR, and TDA calculations shall be based on land areas designated for the various 
uses. The designated land areas shall include acreage for private drives, parking and loading 
areas, open spaces around structures, landscaped areas and similar areas, but not acreage 
in existing or future public street rights-of-way or major private streets.  



b. Land areas used in calculating ground floor coverages and floor area ratios shall be 
delineated on the site plan so that the acreage and density computations can be confirmed.  

c. The surface area of lakes, streams, ponds (natural, man-made or storm water retention), 
marsh lands, or similar areas may be included in the acreage used for calculating ground 
floor coverage and floor area ratios if such areas are part of lands devoted to parks and open 
space uses.  

d. GFC and FAR calculations shall be based on land areas designated for the various uses: 
The designated land areas include acreage for private drives, parking and loading areas, 
open spaces around structures, landscaped areas and similar areas, but not acreage in 
existing or future public street right-of-way or major private streets.  

e. Land used to provide acreage to meet density regulations in a project within an RTM district 
shall not be used to compute density in another project within the district, unless the GFCs 
and FARs of the subject project and all previous projects are maintained at or less than the 
limits established in the preliminary site plan.  

(3) Minimum lot area. The minimum area for a parcel of land to be zoned RTM shall be 40 acres. 
The minimum area for individual lots within an RTM district shall be five acres. Any parcel of land, 
regardless of area, may be added to the initial land if contiguous thereto.  

(4) Required yards.  

a. A yard at least 100 feet wide shall be provided along an existing or future public street right-
of-way.  

b. A yard at least 50 feet wide shall be provided along that part of the perimeter of an RTM 
district which does not abut a public street, except where the adjacent property is designated 
by the Township's adopted General Development Plan for agricultural or residential uses, in 
which case the yard shall be a least 100 feet.  

c. The following minimum yards shall be provided for each lot which is not subject to the yard 
requirements of subsection (4)a. and (4)b., preceding:  

Front 
50 feet 

Side, interior 
10 feet 

Side, corner 
50 feet 

Rear 
35 feet 

 

Larger minimum yards may be required at the time of site plan approval, for a building 
exceeding three stories or 35 feet in height. The requirements shall be based on 
consideration of natural light, air circulation, and solar access.  

d. Minimum yard requirements shall apply to all buildings and structures, drives, and parking 
and loading areas. Drives may cross required yards. Drives and parking spaces shall not be 
less than ten feet from a property line where permitted in a side or rear yard. Loading areas 
shall not be permitted in any required yard.  

All required yards shall be landscaped and adequately and permanently maintained. Yards 
that abut residentially used or zoned property shall meet the standards of section 36-706, 
transition strip.  

e. The preceding yard requirements, except those in subsection (4)a. and (4)b. herein, may be 
reduced as part of the approved site plan. The reduction shall be based on findings that 



topographic conditions, trees and other vegetation, proposed land grading and plant 
materials, or other existing or proposed site conditions perform the same function as the 
required yards.  

(5) Distances between buildings.  

a. The location of buildings and uses, and distances between buildings as shown by 
dimensions, shall be shown on the site plan.  

b. Distances between buildings shall be sufficient to meet fire regulations, and to provide for 
natural light, air circulation and solar access.  

(6) Height. There shall be no height regulations in an RTM district, provided that any building which 
exceeds a height of three stories or 35 feet shall be approved as to a specific height by the 
township board upon recommendation of the planning commission. Approval shall be based on 
findings regarding natural light, air circulation, views, and solar access rights for neighboring 
buildings and properties, airport flight patterns; and fire protection and safety. The height of each 
building shall be on the site plan.  

(7) Parking and loading requirements.  

a. Parking and loading facilities shall be provided in accordance with section 36-765 and article 
XXV, herein, except that the dimensions of individual parking spaces may be reduced to not 
less than nine feet wide by 18 feet long, if approved as part of approval of the site plan. The 
planning commission may establish a maximum number of parking spaces permitted on a 
lot as part of its approval of a site plan.  

b. Notwithstanding requirements of article XXIII, herein, the number of parking spaces required 
for RTM uses shall be based on the rate of one space for each 300 square feet of floor area. 
Loading/unloading operations shall occur only on the site involved, and shall not be located 
in the front or corner side yard. Loading/unloading areas shall be screened from view from 
streets and adjacent lots.  

(8) Outdoor storage. Outdoor storage of vehicles, equipment, supplies, or products shall be 
prohibited. Trash and other waste materials shall be stored as provided in section 36-701(3), 
herein. Such areas shall be screened from view from a street or adjacent lots, and shall not be 
located in front or corner side yard.  

(9) Outdoor operations. Outdoor storage of vehicles, equipment, supplies, or products: outdoor 
processing, assembly, repair, or other operations; or outdoor display of goods, materials, 
products, equipment, or processes shall be prohibited. No display shall be permitted in a window 
or in any other location visible from a street or an adjacent lot except in a service center, as 
provided in section 36-637(2)c., herein. Trash and other waste materials shall be stored as 
provided in section 36-701(3), herein. Such areas shall be screened from view from a street or 
adjacent lots, and shall not be located in a front or corner side yard. Outdoor processing, 
assemble, repair, or other operations shall be prohibited.  

(10) Landscaping. Landscaping shall be provided in accordance with the approved site plan for each 
lot in an RTM district. All landscaping shall be in conformance with section 36-722, landscaping, 
of this chapter.  

(11) Performance standards.  

a. Atmosphere emissions, electromagnetic radiation and interference, and the handling and 
disposal of radioactive and chemical materials shall comply with all applicable state and 
federal laws and regulations.  

b. No vibration shall be produced which is transmitted through the ground and is discernible 
without the aid of instruments at, or any point beyond, the lines of the subject lot.  

c. Noise emanating from a building in this district shall not exceed 60 decibels as measured 25 
feet from the exterior surface of the exterior walls of that building.  



d. All activities, and all storage areas for materials, shall be provided with adequate safety and 
fire fighting devices, meet state codes regarding fire and explosion hazards, and 
requirements of [the] township fire marshal.  

e. No direct or sky-reflected glare, except that resulting from floodlighting, so as to be visible at 
the lot line, shall be permitted. No emission or transmission of heat or heated air so as to be 
discernible at the lot line shall be permitted.  

f. There shall be no discharge of any liquid or solid materials into any public or private sewage 
disposal system, into any stream or body of water, onto the surface of the ground, or into the 
ground, except in accordance with township, county, and state laws and regulations.  

g. Odors from any use shall not be discernible at a lot line to a greater degree than odors from 
plants for the manufacture of electronic equipment.  

(12) Fencing. Security fencing shall not be permitted in any part of a yard forward of the rear wall of a 
building.  

(Ord. of 7-22-2013, § 51.05; Ord. of 9-9-2014, § 51.05)  

Secs. 36-640—36-666. - Reserved.  

 





 

April 28, 2016 
 
 
Planning Commission 
Northfield Township  
8350 Main Street 
Whitmore Lake, MI 48189-0576 
 
Subject: Verizon Monopole/2727 East North Territorial Road; Conditional Use Review #1; Application 

received by Township on 3/18/2016. 
 
Dear Commissioners: 
 
We have reviewed the proposed 
conditional use application submitted by 
RJP Consulting on behalf of Verizon 
Wireless, for the construction of a new 
120-foot tall wireless monopole structure 
at the Township-owned Fire Station#2, 
2727 E. North Territorial Road.   Along with 
a monopole, the applicant proposes an 
equipment shelter at the base of the 
tower, to be enclosed with chain link fence 
around a 2,000 sq. ft. lease area.  The plan 
includes landscaping around the outside of 
the fence and a 30-foot-wide access and 
utility easement leading from N. Territorial 
Rd. to the lease site.  The site is zoned AR 
(Agricultural) District.     
   
Under the Michigan Zoning Enabling Act 
(MZEA), a new wireless communication 
facility can be reviewed as a conditional 
land use, subject to the information and 
requirements of the Zoning Ordinance. The 
MZEA also imposes time limits on the local review process.  Wireless communication facilities are permitted 
in the AR District subject to conditional use approval per Section 36-838 of the Township Zoning Ordinance.  
The required public hearing is scheduled for May 4, 2016.   
 
CONDITIONAL USE COMMENTS 
Conditional use approval of wireless communication facilities is subject to both the specific standards listed 
in Section 36-720 of the Zoning Ordinance, and the general discretionary standards in Section 36-838 
applicable to all conditional uses.  Beginning with the specific requirements, our comments are provided 
below:     
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A. Application Requirements Specific to Wireless Communications Facilities [Section 36-720 (c)(2)].  Most 
of the information required by this section has been provided, including contact information for the 
applicant; map showing location of all existing towers in the Township; scaled site plan with details; legal 
description of overall parcel and lease area; setbacks from nearest residential structures; separation 
distance from other towers; landscape plan; fencing; notarized statement regarding collocation; 
backhaul provider; suitability of existing towers or alternative technology; name of tower manufacturer; 
radiation output; and maintenance plan.   The following items remain to be addressed: 

 
1. The applicant’s letter dated 3/16/2016 says that a map showing future tower locations, structures 

and antenna proposed or anticipated cannot be provided since it is proprietary.  The applicant states 
that in general, new sites may be needed in the northwest, northcentral and southeast parts of the 
Township.  Compliance with this requirement must be addressed to the satisfaction of the Planning 
Commission. 

 
2. Sub-section m. requires an environmental impact statement.  According to the application, a phase 

one environmental review has been completed and indicates no perceived impacts; a copy of that 
report must be submitted for Township review. 

 
3.  A narrative must be provided with the radiation output data that verifies whether the anticipated 

output is consistent with current FCC emission regulations. 
 
4. The boundaries of the lease area must be clarified and dimensioned on the site plan.  We 

recommend that the proposed evergreen trees outside the fence be included within the lease area.   
 

B.  Section 36-720 (c)(4). Specific Factors Related to Wireless Communication Facilities.  The Planning 
Commission may waive or reduce any of the following requirements if it determines that doing so better 
serves the goals of the section: 

 
1. Height of proposed tower.  Section 36-720 (d)(5) limits heights of towers and structures to no more 

than 180 feet.  At 120 ft. tall with an additional 7 ft. lightning rod, the proposed monopole complies. 
 
2. Proximity of tower to residential structures and residential district boundaries.  The proposed 

facility is on an AR Agriculture-zoned parcel - the Township-owned fire station.   The AR district also 
permits single family residential dwellings on lots of 5 acres and larger.   The closest residential 
dwellings are to the south and east, at 536 ft. and 595 ft. away.   
 

3. Nature of uses on adjacent and nearby properties.  The land to the west and north is wooded and 
some is farmed.  To the east is a single family residence and the fire station building; to the south 
(across N. Territorial Rd.) is vacant/farmland and a single family dwelling with accessory structures.  

 
4. Surrounding topography.  The surroundings are relatively flat. McCarty Drain No. 2 is to the north. 
 
5. Surrounding tree coverage and foliage.  The proposed tower location is well screened by wooded 

land to the west and north.  However, the N. Territorial Rd. frontage of the fire station is lawn and 
wide open to accommodate public safety vehicles and visibility.  The house south of N. Territorial 
Rd. will have its view of the proposed tower partially buffered by the fire station building; the house 
to the east will have its view somewhat buffered by a tree/brush line (mostly deciduous).   Both 
dwellings would benefit from additional screening; we recommend evergreen trees be planted 
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between the tower and the road frontage on both sides of the west fire station driveway and along 
the tree line to the east as transition strips.   Relocation of the tower site west to be behind the 
woods could also improve its screening. 

 
6. Design of the tower, with particular reference to design characteristics that have the effect of 

reducing or eliminating visual obtrusiveness.  The applicant states that the proposed monopole is a 
less obtrusive design than a lattice tower. The galvanized metal color is intended to “blend in with 
the sky”.  There are no other features incorporated that would reduce visual obtrusiveness.  
 

7. Proposed ingress and egress.  The tower site will be accessed from the fire station driveway with a 
gravel drive extension at the northwest corner of the existing pavement.  

 
8. Availability of suitable existing towers, others structures or alternative technology.  Propagation 

maps have been submitted, illustrating existing coverage without the facility and projected coverage 
that can be obtained with the new tower.   Per the applicant, there is a lack of service on the stretch 
of N. Territorial Road that will be covered by the new facility.     

 
Section 36-720(d)(1) sub-section a., requires that no tower may be located within 2 miles of another 
commercial communication tower.  The tower location map shows that the proposed new tower 
would be within 1.7 and 1.9 miles of two other commercial towers.   Also, in late 2014, AT&T was 
approved to build a tower at 6741 Sutton Rd.  That tower has not been constructed, but it would 
also be within 2 miles of the site, approximately 0.5 miles away.  Per Section 36-839, “An approved 
conditional use permit, including all attached conditions, shall run with the land in the approval and 
shall be binding on all successors and assigns.”   It is our understanding that the AT&T tower’s site 
plan approval has expired and would have to be obtained again, but arguably, the conditional use 
approval could still be valid.  The status of the Sutton Road tower site should be determined.   If the 
Sutton Rd. site is still approved, it must be included on the map of facilities and considered in the 
evaluation of site alternatives.   
 
The Planning Commission may waive the Ordinance’s separation distance requirements, if it 
determines that “the proposed tower is of exceptional design so as to create a positive architectural 
and/or environmental feature which is compatible with the character of the surrounding area and 
community”.   The proposed tower is a standard monopole, and does not appear to be an 
exceptional positive architectural and/or environmental feature.   While it is not uncommon for 
towers to be located at a public safety facility like a police or fire station, we recommend the 
Commission review this matter and give the applicant direction regarding alternative designs, such 
as a “tree” or mounting upon or incorporating into another compatible structure that could be 
substituted for the standard monopole.  

 
Further, not enough information has been about the two closest tower locations identified by the 
applicant - How many carriers are already on those towers?  Is there a possibility of collocation on 
those towers? If not, why? Can any adaptation be made to those towers to accommodate the 
applicant’s antenna without the need for a new facility?    

 
9. The design of the proposed structure will accommodate collocation of additional users. The new 

monopole is designed to allow for two additional co-locators in the future, however the applicant 
must submit an affidavit stating they will permit and not unreasonably obstruct collocation. 
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C. Section 36-720 (c)(5) Availability of Existing Towers or Other Structures or Alternate Technology.  This 
section requires that the applicant provide evidence to demonstrate no existing towers or alternative 
technology can be utilized to accommodate the proposed antenna.   As described in comment B.8 
above, additional information is required to justify the need for a new facility.  While the applicant 
states that none of the existing towers will meet Verizon’s coverage needs, it is not clear if modifying 
one or more of the existing towers in the vicinity, or if construction of the Sutton Rd. site (that the 
applicant did not include in its analysis) would create the applicant’s desired coverage. 

 
D. Section 36-720 (d).  General Regulations for all wireless communication towers: 
 

1. Location of towers or structures.  
a. No single tower shall be located within two miles of another commercial communication 

tower. This requirement may be waived if the Planning Commission determines that the 
tower is of an exceptional design so as to create a positive architectural and/or 
environmental feature which is compatible with the character of the surrounding area and 
community. Additional communications apparatus can, however, be located on an existing 
tower or other structure capable of accommodating such apparatus.  See Comment B.8., 
above. 

 
b. No tower shall be located closer than 1,000 feet from the boundary of any residential 

district, including any PUD district incorporating residential uses.   All of the surrounding 
land is zoned AR Agriculture.  The closest residential dwelling is 536 feet from the proposed 
tower.  We estimate that 4 houses are located within 1,000 feet of the proposed tower. 

 
c. A tower shall have a minimum setback from all property boundaries equal to the height of 

the tower.  Setbacks are greater in all directions than the required 127 ft. 
 
d. Guys and accessory buildings must satisfy the minimum zoning district regulations.  No guy 

wires are proposed since the structure is a monopole.  The proposed equipment shelter 
complies with AR district setback regulations; the height of the equipment shelter and all 
accessories must be dimensioned. 

 
e. For purposes of measurement, any required tower setback and/or separation distance shall 

be calculated and applied to facilities located adjacent to municipal and county 
jurisdictional boundaries. Not applicable. 

 
2. Access.  

Unobstructed access constructed in accordance with all provisions of this chapter shall be 
provided to the tower and apparatus building to ensure service by police, fire, and emergency 
vehicles.   Access to the tower lease area is unobstructed, across the paved fire station drive and a 
short gravel driveway. 
 

3. Structural design and installation.  
a. The plans for the tower construction shall be certified by a registered structural engineer, 

and the applicant shall submit verification that the installation is in compliance with all 
applicable codes. All towers or structures must meet all applicable standards of the Federal 
Aviation Administration and the Federal Communications Commission.    The applicant’s 
letter states they will comply with all applicable FAA and FCC standards.   A letter from an 
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engineer at the tower manufacturing company verifies the structural stability of the 
monopole proposed. 

 
b. All towers or structures must meet or exceed current standards and regulations of the FAA, 

the FCC, and other agency of the state or federal government with the authority to regulate 
towers, structures, and antennae. If such standards and regulations are changed, then the 
owners of the towers, structures, and antennae governed by this section shall bring such 
towers, structures, and antennae into compliance with such revised standards and 
regulations within six months of the effective date of such standards and regulations, unless 
a different compliance schedule is mandated by the controlling state or federal agency. 
Failure to bring towers, structures, and antennae into compliance with such revised 
standards and regulations shall constitute grounds for the removal of the tower or antenna 
at the owner's expense.   The applicant agrees to comply with all applicable governmental, 
health and industry safety standards and FAA and FCC regulations and standards.   

 
c. To ensure the structural integrity of towers or structures, the owner of a tower shall ensure 

that it is maintained in compliance with standards contained in the state construction code 
and the applicable standards for towers or structures that are published by the Electronic 
Industries Association, as amended. If, upon inspection, the township concludes that a 
tower fails to comply with such codes and standards and constitutes a danger to persons or 
property, then upon notice being provided to the owner of the tower, the owner shall have 
30 days to bring such tower into compliance with such standards. Failure to bring such 
tower into compliance within said 30 days shall constitute grounds for the removal of the 
tower or antenna at the owner's expense.   The applicant agrees to comply with all applicable 
governmental, health and industry safety standards and FAA and FCC rules.   

 
d. Antennae and metal towers or structures shall be grounded for protection against a direct 

strike by lightning. The electrical wiring and connections on all towers and structures shall 
comply with all applicable local, state, and federal statutes, regulations, and standards.  
The top of the monopole includes a 7 ft. tall lightning rod.  Information regarding grounding 
and compliance with the above listed regulations must be provided with the site plan. 

 
e. Towers or structures with antennae shall be designed to withstand a uniform wind loading 

as prescribed in the state construction code.  The tower engineer’s statement addresses this. 
 
f. Towers and structures shall be subject to any state and/or federal regulations concerning 

nonionizing electromagnetic radiation. If more restrictive state and/or federal regulations 
are adopted in the future, the operator of the tower shall bring the antennae into 
conformance with such standards within 60 days of its adoption, or the conditional use 
permit shall be subject to revocation by the township board. The operator of the tower shall 
bear the costs for testing and verification of compliance.  The applicant agrees to comply 
with all applicable governmental, health and industry safety standards.   

 
g. All signals and remote control conductors of low energy extending substantially horizontally 

above the ground between a tower or antennae and a structure, or between towers, shall 
be at least eight feet above the ground at all points, unless buried underground.   The 
applicant must provide a written statement that they will comply with the Township’s 
requirements for signal and remote control conductors. 
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h. The base of the tower shall occupy no more than 500 square feet.  The base of the tower 
occupies considerably less than 500 square feet.  

 
i. All communications tower operators shall be required to provide an annual report of total 

radiation output from all channels and all antennae on the tower, including all co-locators, 
from an independent contractor as recommended by the township engineer or its designee. 
The report shall contain any and all information deemed necessary by the Planning 
Commission.   The applicant must provide a written statement that they will provide any 
information required by the Township Engineer in this regard.  

 
4. Lighting.  Towers or structures shall not be artificially illuminated.  The tower is not required to 

be lit since it is less than 200 feet in height. 
 
5. Height.  Towers and structures shall not exceed 180 feet in height.  The proposed tower complies. 
 
6. Design.  

a. Except as otherwise provided herein, all towers shall be of monopole design and shall be 
constructed of, or treated with, corrosive resistant material.  The tower is proposed as a 
galvanized steel monopole.  Based upon the separation distance requirement, a 
stealth/alternate design is recommended.   See comment B.8, above. 

 
b. Advertising, signs, and identification of any kind intended to be visible from the ground or 

other structures shall be prohibited, except as required for emergency purposes.  No signs 
are proposed other than required emergency contact information. 

 
c. The antennae shall be painted to match the exterior treatment of the tower. The paint 

scheme of the tower and antennae shall be designed to minimize off-site visibility of the 
antennae and tower.   The applicant must confirm compliance and note it on the plan. 

 
d. The design of the buildings and related structures shall, to the maximum extent possible, 

use materials, textures, screening, and landscaping that will blend them into the natural 
setting and surrounding buildings.    The applicant states that the galvanized steel tower will 
blend in with the sky.  Details of the equipment cabinet and associated accessory structures 
must be provided. 

 
e. If an antenna is installed on a structure other than a tower (such as a clock tower, bell 

steeple, or light pole), the antenna and supporting electrical and mechanical equipment 
must be of a neutral color that is identical to, or closely compatible with, the color of the 
supporting structure so as to make the antenna and related equipment as visually 
unobtrusive as possible.   Not applicable. 

 
7. Fencing and Landscaping. The tower and appurtenant apparatus building shall be secured by 

fencing a minimum of six feet in height. The fencing and apparatus building shall be screened 
with a landscape strip at least 20 feet wide along each side of such fencing and/or building. 
Specifications for spacing and plant materials shall be as set forth in section 36-706. The 
landscape strip shall be maintained in good condition at all times so as to continue its 
effectiveness. Existing mature on-site vegetation and natural land forms shall be preserved to 
the maximum extent feasible. In some cases, such as towers or structures sited on large, wooded 
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lots, natural growth around the property perimeter may provide sufficient buffer, in which case 
the planning commission may waive the landscaping requirements of this subsection.    The site 
plan shows 6 ft. chain link fence with 3 strands of barbed wire around the equipment area.  Barbed 
wire is permitted only around farmland.  Although the site is in the AR district, a wireless 
communication facility does not constitute a “farmland” use.  The barbed wire must be removed.    

 
 A landscape buffer of 6 ft. tall Colorado spruce planted 20 feet on center is proposed outside the 

fencing.   Installation of the proposed monopole will not cause the removal of any existing mature 
vegetation.   A landscape maintenance plan must be added to the site plan and note that “dead or 
diseased plants will be replaced within 6 months or in the next appropriate planting season, 
whichever comes first.” 

 
8. Employees. No employees shall be located on the site on a permanent basis to service or 

maintain the antennae. Occasional or temporary repair and service activities are excluded from 
this restriction.   The facility will be unmanned, with periodic visits by maintenance personnel. 

 
9. Site plan required. The applicant shall submit a preliminary and final site plan in accordance with 

article XXVIII of this chapter, and including details of tower lighting required and approved by 
the Federal Aviation Administration.  The applicant has submitted a preliminary site plan which 
must be revised as described in this review prior to site plan approval.   No light detail is required.    

 
10. Franchises. Owners and/or operators of towers, structures, or antennae shall certify that all 

franchises required by law for the construction and/or operation of a wireless communication 
system have been obtained and shall file a copy of all required franchises with the township prior 
to final site plan approval.  The applicant must provide a written statement that they will comply 
with any franchising requirements. 

 
11. Engineering certification. Any information of an engineering nature that the applicant submits, 

whether civil, mechanical, or structural, shall be certified by a licensed professional engineer.   
The 2-sheet plan set is signed and stamped by a licensed engineer. 

 
12. Non-essential services. Towers, structures, and antennae shall be regulated and permitted 

pursuant to this section and shall not be regulated or permitted as essential services, public 
utilities, or private utilities.  The application complies.  

 
13. Cessation of operation. The township shall condition approval of any new tower subject to the 

removal of said tower, including all structural components of the tower above and below 
ground, within 180 days of cessation of operation. The township reserves the right to request 
evidence of ongoing operation at any time after construction of an approved tower. Any 
antenna or tower, whether approved under this section or existing at the time of adoption of the 
ordinance from which this chapter is derived, that is not operated for a continuous period of 180 
days shall be deemed abandoned. Failure to remove an abandoned antenna or tower within 60 
days of receipt of a notice from the township requesting such removal shall be grounds for the 
township to remove the tower or the antenna at the tower and/or property owner's expense. If 
there are two or more users of a single tower, this provision shall not take effect until all users 
cease using the tower.   Written agreement to comply with removal requirements must be 
submitted to the Township.  



Northfield Township Planning Commission 
Verizon Monopole/2727 East N. Territorial Road, CU Review #1 
April 28, 2016 ~ Page 8 
 

14. Division of property prohibited. The division of property for the purpose of locating a facility is 
prohibited unless all requirements of the township ordinances are met.  The site is Township- 
owned and no division is proposed. 

 
15. Facility not to be used for advertising. The facility shall not be used for advertising purposes and 

shall contain no signs or lighting except to identify the provider and emergency telephone 
numbers and as may be required by the FAA.  No advertising is proposed. 

 
16. Security. In order to ensure removal of the wireless communication structure, in the event of 

abandonment or cessation of operation, the planning commission may require that security be 
posted at the time a building permit is obtained for uses as specified in the conditional use 
permit in an amount sufficient to guarantee that the applicant shall perform the terms and 
conditions of the conditional use permit.  The applicant must provide the necessary financial 
guarantee. 

 
E. Section 36-838. General Conditional Use Approval Requirements.  In addition to complying with the 

specific requirements for wireless facilities enumerated above, for conditional use approval to be 
granted, the Planning Commission and Township Board must find that the proposed use satisfies the 
following general criteria: 

 
1. Will be harmonious with and in accordance with the general objectives, intent and purpose of this 

article.  The proposed tower is located in an agriculturally zoned and master planned district and is 
not close to any concentration of uses.  Per the applicant, the proposed tower is similar in 
appearance or perception to other large structures likes wind turbines and high voltage transmission 
lines that are commonly found in agricultural areas.  A properly designed tower that provides for 
public safety communication might be found harmonious.  However, the standards and objectives of 
the Zoning Ordinance that are designed to avoid a concentration of towers (when collocation can be 
achieved) and thereby minimize the visual impact and clutter of these facilities, have not been met.  
Revisions to the facility design, acceptable confirmation that the applicant can’t collocate on an 
existing tower(s) or use other means to provide service, and other options that are consistent with 
the intent and purposes of the Ordinance must be addressed to the Commission’s satisfaction.    

 
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. The 
general vicinity is master planned AG, Agricultural for farming and single family residences on lots 5 
acres and larger.  The tower and associated ground-mounted equipment will be within a fenced area 
and accessed from the fire station’s paved driveway.   The fence and much of the equipment inside 
the enclosure will be screened with evergreen trees, and the land to the north and west is wooded, 
reducing the visual impact of the facility.    The primary impact to the surroundings will be the view 
of the tall structure from road and the south and east; installation of additional landscape screening, 
and/or relocation of the tower to be better screened by existing trees is recommended, as discussed 
in this review.      

 
 The facility will be unmanned and will be visited by maintenance personnel only, 2 to 4 times per 

month.  The short drive and T-turn area inside the fence are noted as gravel surface; given the 
infrequent traffic to the enclosure, we believe the Commission could find this surface sufficient.  A 
maintenance statement on the site plan assures that site problems will be corrected in accordance 
with Township requirements and a letter addresses weed control, and removal of snow and debris.  
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As a condition of site plan approval, a landscape maintenance plan with replacement guarantee will 
be required.  

 
3.  Will be compatible with the natural environment and existing and future uses in the vicinity.   The 

north and west sides of the tower’s lease area are generally screened from view off-site by existing 
trees and brush, but the installation will be very noticeable from N. Territorial Rd.  In order to 
improve its compatibility with the vicinity, we recommend that (subject to Township Board 
approval) clusters of large evergreen trees and/or other dense vegetation should be planted 
between the tower and N. Territorial Rd. and as a transition strip on the east side of the fire station 
lot, at or near the lot line.   Relocation of the facility to the west, so that the wooded area is to its 
south may also improve the tower’s compatibility with existing and future uses. 

 
 The fence around the lease area will be screened with evergreen trees planted 20 feet on center.  

The fire station is a necessary public safety facility; the surroundings are generally intended to be 
very low density residential and agricultural uses.  The environmental impact statement must be 
submitted to confirm the lack of negative environmental impacts.  

 
4. Will be compatible with the Township land use development plan.  The Township Master Plan 

designates the site for low density single family development, farms and farm structures, scenic 
corridors, landscape features such as fields and similar.   The Plan does not anticipate a 
concentration of population here and the Zoning Ordinance mirrors the Master Plan by requiring, 
under ordinary conditions, tower separations of 2 miles or more.  However, the site is near a minor 
arterial road carrying higher volumes of traffic through the Township and is part of the existing and 
planned Township fire station where communication facilities could be found compatible.    
 
The proposed tower location, less than 2 miles from 2 existing towers and approximately 0.5 miles 
from a potential tower site, may not be compatible with the Master Plan’s vision.  This standard can 
be met if the tower is redesigned to be a positive feature that blends in with the surrounding rural 
residential environment and natural features.   Further, sufficient evidence has not been submitted 
that would allow the Commission to determine that collocation and other more compatible 
alternatives are not feasible.  

 
5. Will be or can be served adequately by essential public facilities and services.    Access is to N. 

Territorial Road, a paved minor arterial road, via the fire station’s existing paved driveway and a 
gravel drive.   The only utilities required are electricity and fiber optic service, both of which are 
available.   Fire protection is on-site. 

 
6. Will not be hazardous or disturbing to existing or future neighboring uses.   The proposed tower is 

a monopole which is less intrusive than a “lattice” tower design.  Since the tower is less than 200 
feet in height, the FCC does not require lights, and the Zoning Ordinance prohibits other tower 
illumination.  The tower and equipment cabinet generate no noise, although in the event of a power 
outage, the generator will run and create noise.   Noise mitigation must be documented so that the 
sound will not be in excess of that typical for residential areas.  Per the plans, the 120 ft. monopole 
has a 127 ft. fall zone, well clear of any other structures, including the fire station which is the 
closest building.  The applicant must provide evidence that the radio and radiation emissions will be 
compliant with FCC standards.   In the event all other requirements are satisfied, we do not 
anticipate the use being hazardous or disturbing to the existing or future neighboring uses.  
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7. Will not create excessive additional requirements at public cost for public facilities and services.  
No water or sanitary sewer connections are needed, and as noted above, power and fiber optic 
service are available.  No additional infrastructure or public services are required.  Per the applicant, 
there will be no public funds required for this project. 

 
RECOMMENDATION 
Based upon the information submitted, we find that the application for Verizon Wireless does not yet 
comply with several of the Zoning Ordinance requirements for conditional use approval.  The deficiencies 
noted in our comments above, including some site design details, documentation regarding compliance with 
governmental regulations, the issue regarding inadequate separation distance of the proposed tower from 
other existing towers, compatible tower design, and other items must be addressed to the satisfaction of 
the Planning Commission.  The major issues that must be resolved before making a recommendation, are 
presentation of sufficient evidence by the applicant that the 2 - 3 other towers/sites will not work, and 
proposing an “exceptional architectural and/or environmental design” that would justify the Commission 
allowing this new tower to be constructed less than 2 miles from those other towers.   
 
Prior to the Planning Commission acting on the application, we recommend the following items and 
information be addressed with a revised and dated site plan: 
 
Conditional Use: 

1. If the Commission determines the applicant’s general statement that future facilities will be needed 
in the northwest, northcentral and southeast parts of the Township is not sufficient, a map shall be 
provided;  

2. Submit the environmental impact statement;  
3. Explain radiation output data with documentation demonstrating compliance with FCC rules;  
4. Clarify the boundaries of the lease area on the site plan, and include the evergreen trees;    
5. Improve screening/buffering of the view of the tower from off-site by planting additional trees 

between the tower and the road frontage and along the tree line to the east, by relocating the 
tower to be better screened by existing trees, and/or by other means acceptable to the Planning 
Commission. 

6. Confirm that the approval previously granted for monopole at 6741 Sutton Road has expired, or 
include that approved tower location as part of this application;  

7. Submit additional written evidence regarding the other towers within 2 miles pertaining to their 
height, number of carriers/antenna in place, etc. to confirm whether or not collocation 
opportunity(s) that would accommodate the proposed antenna are available on any of them 
(including Sutton Rd. site if applicable), per Section 36-720 (c)(5);   

8. Satisfaction of the requirement for the tower to be designed as a positive, exceptional architectural 
and/or environmental feature;  

9. Affidavit agreeing to permit and not unreasonably obstruct collocation on the tower; and  
10. Site plan approval. 

 
Site Plan: 

1. Provide details of, and dimension the height of the equipment shelter and all accessories;  
2. Comply with the Township’s requirements for grounding, wiring and signal and remote control 

conductors. 
3. Agreement to provide annual report of total radiation output with information as determined by the 

Township engineer;  
4. The antenna shall be painted or otherwise treated to match the tower and this noted on the plan; 
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5. Provide detailed landscape maintenance plan including replacement guarantee for landscaping;  
6. Remove barbed wire from fence;  
7. Replace the gravel surface with pavement unless the Commission determines that based on the 

infrequent traffic to the enclosure and nature of the use that gravel is acceptable; 
8. Generator noise controls specified so as to be compatible with the vicinity; 
9. Utilities and infrastructure to be reviewed during site plan review; and 
10. Provide the Township with necessary assurances, agreements, documents and financial guarantees 

(as noted in Section D above). 
 
Under the MZEA’s “shot clock”, after an initial 14-day period, the Township has 90 days to take action on a 
new tower.  In this case, if the Township does not take action by June 29th, the application may be 
considered approved.  Therefore, if the above issues cannot be satisfactorily addressed by the Commission’s 
May 18th meeting, the Planning Commission may need to recommend denial to the Township Board.     
 
Respectfully submitted, 
 
McKENNA ASSOCIATES 
 
 
 
 
Sara J. Hodges, AICP        Vidya Krishnan  
Senior Vice President        Senior Planner 
 
 
cc:   Howard Fink, Township Manager 
 New ParA Delaware Partnership DBA Verizon Wireless, 24242 Northwestern Hwy., Southfield, MI 48075 
 
 











































 

April 27, 2016 
 
 
Planning Commission 
Northfield Township  
8350 Main St 
Whitmore Lake, MI 48189 
 
Subject: Arvin Sango North American Technical Center, Jomar Drive/E. North Territorial Rd.; Site 

Plan Review #1; Plans Dated 04/13/2016 and received 4/15/16 
 
Dear Commissioners: 
 
Arvin Sango, Inc. proposes to construct an approximately 37,590 sq. ft. testing, analysis and design 
facility for automotive exhaust systems.   The 6.10 acre site (per the Alta survey) is located in the Jomar 
Technology Park at the northeast corner of North Territorial Rd. and Jomar Dr.   Two future additions are 
labelled on the site plan, a 5,759 sq. ft. addition on the west side of the facility and an 8,642 sq. ft. 
addition to the east side of the facility.  We have generally included the additions in our review; however 
detailed site plans will be required before they may be constructed. 

 
 
 



Northfield Township Planning Commission 
Arvin Sango North American Technical Center SPR #1 
April 27, 2016 
P a g e  | 2 
 

COMMENTS 
Our comments that follow are based upon the requirements of the Northfield Township Zoning 
Ordinance, observation of the site and principles of good planning. 
 
1. Use. The property is zoned RTM, Research/Technology/Manufacturing District.  This district is 

intended to promote and encourage uses which support research, technology and manufacturing.  
Industrial research, development, and testing laboratories are permitted uses.  Permitted accessory 
uses include “prototype or pilot processing, manufacturing and/or assembly” if strictly incidental and 
subordinate to an activity permitted and located in the RTM district, and if such use does not occupy 
more than 25% of the total floor area of the permitted use.” The Township is currently considering 
an amendment that would increase the allowed amount of floor area for these accessory uses to be 
up to 49%.   A detailed description of the use and operations proposed to be conducted on the site, 
including identifying the percentage of the building/floor area to be used for prototype or pilot 
processing, manufacturing or assembly (if any). 
 

2. Dimensional Requirements. The minimum lot area in the RTM district is 5 acres, and the site is 6.1 
acres.  The proposed building meets or exceeds the minimum required setbacks and is less than the 
maximum permitted building height.   
 

3. Access and Circulation.   The site will have two driveways at Jomar Drive; there will be no direct 
access from N. Territorial Road.  The layout of the proposed detention pond on the west side of the 
lot prevents the curb cuts from lining up with the driveway across Jomar Drive.  According to the 
Institute of Transportation Engineers’ Trip Generation Manual, 9th Edition, a research and 
development use of this size and with 30 employees would generate 13 trips during the a.m. peak 
hour, and the estimated traffic generated falls below the threshold to require a traffic study.   While 
the low traffic volumes expected should minimize traffic conflicts, if feasible, we would recommend 
that one of the site’s driveways line up with the curb cut on the opposite side of Jomar Drive to 
reduce potential traffic turning conflicts.   

 
The south driveway serves the employee and visitor parking lots.  The location of this driveway 
conflicts with the entrance island in Jomar Drive since the island in the road blocks straight traffic 
flow and effectively limits turns at the south driveway to right in, right out.  We recommend the 
south driveway be relocated or combined with the north driveway into a single drive, shifting it to 
the north to avoid the island.  If some or all of the main parking lot were relocated to the west 
(Jomar Drive) side of the building, there would be greater flexibility for the driveway to be located to 
avoid conflicts with the entrance island.  An added benefit would be that the stormwater basin that 
must be relocated out of the N. Territorial Rd. ROW could be better accommodated.     

 
4. Parking.  Research and testing laboratories, and manufacturing and processing operations, require 

one parking space for each 1.5 employees on maximum shift.  The plan states that Arvin Sango will 
initially have 15 employees, requiring 23 parking spaces.  The plan notes that the intent is to 
ultimately have 30 employees during the maximum shift, requiring 45 spaces.  45 car parking spaces 
and five motorcycles parking spaces are provided.    
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5. Outdoor Equipment and Screening.   Outdoor storage is prohibited both by the RTM District 
regulations and the Declaration of Covenants, Conditions, and Restrictions for Jomar Technology 
Park, and none is indicated on the plan.     

 
A fenced “utility yard” is proposed on the north side of the building.  It would contain two 1,000-
gallon fuel tanks, several dry coolers, a generator and a transformer, surrounded by fencing.  Sheet 
MP4-102 shows a generator in the utility yard; if this is proposed, the generator must be added to 
Sheet S.3 Site Plan and noise control specifications submitted.   Any required permits and spillage 
protection must be noted on the plan.  The type, height and details of the fence must be provided 
on the plan, and it must be sufficient to screen the tanks and equipment from view.      

 
Dumpster enclosure details must also be included and conform to Ordinance requirements [Section 
36-701(3)].  
 

6. Stormwater Management.    Stormwater ponds are proposed on all sides of the site.   The pond that 
parallels N. Territorial Rd. and some of its landscaping project into the road right-of-way.  We 
recommend that the pond be reconfigured to be out of the road right-of way, which is under the 
jurisdiction of the Washtenaw County Road Commission.    (See comment 3. above.) 

 
7. Natural Features.  The site is in an approved technology park, and appears to have been used for a 

farm dwelling and associated buildings before the technology park was built.   The 
Topographic/Demo Plan sheet identifies existing natural features on the site. The site is flat, with 
two small pockets of wetlands, a brush line along the east and scattered trees (several of which 
appear to be evergreens planted in the past).    

 
The wetlands noted are labelled “unregulated wetlands” and thus are not at the threshold where 
the Zoning Ordinance would require a Natural Features Impact Assessment.   Although brush along 
the east lot line is proposed to be removed, it appears that approximately 10 trees in this area will 
be preserved.  Five trees in other locations are proposed to be removed.  The variety and size of the 
trees to be preserved and those requested to be removed must be identified on the plan.  If any of 
the trees to be removed qualify as landmark trees, a Natural Features Impact Statement must be 
provided.  The project involves development of the entire site.  

 
8. Landscaping.  The Zoning Ordinance requires 1 canopy tree per 8 parking spaces.  There are 45 

proposed parking spaces, requiring 6 canopy trees.  Six red maple trees are proposed around the 
parking lot, meeting the minimum requirement.  Additional trees, shrubs and perennials are 
proposed around the site.  Underground irrigation will be provided for all landscaping.     
 
Balance Technology Inc., located across Jomar Drive from the proposed development, has planted 
trees along its N. Territorial Road frontage.   Because of space constraints, similar frontage trees 
may not be practical, but we encourage the applicant to install additional clusters of naturalized 
shrubs to soften the appearance of the pond and the parking lot behind it, from the road.  When the 
pond location is adjusted, space for frontage trees may be possible.   Existing and proposed 
topography, and proposed planting dates must be added to the landscape plan.  
 



Northfield Township Planning Commission 
Arvin Sango North American Technical Center SPR #1 
April 27, 2016 
P a g e  | 4 
 

9. Lighting.   Exterior lighting may not exceed 16 feet in height in parking lots with fewer than 100 
spaces, so the proposed 25 foot high pole-mounted lights must be shortened to conform.  The 
proposed fixtures are downcast LED lights.  The photometric plan complies.   
 

10. Building Facades/ Floor Plans.  The main building entrance faces N. Territorial Road.  The entrance 
feature uses silver metallic colored metal panels. The remainder of the building is comprised of 
white precast concrete panels.  The elevations visible from the roads contain windows to break up 
the appearance of the building.  A double blue accent stripe is present along the top of the building. 
The building renderings illustrate the entrance feature projecting from the main building face but 
the site plan’s building footprint shows the same wall with a flat face.   This discrepancy must be 
corrected.  We recommend that the entrance be designed with more depth to create greater variety 
and interest on the long south façade.  

 
The rendering of the back of the building should be revised to show and dimension the proposed 
fence that screens the tanks and equipment.    Please note whether there will be any rooftop 
mechanical equipment, and if there will be any, provide and dimension screening.  The gross and 
usable floor area must be noted on the plan.  The color and materials for all exterior façade 
elements must be labelled on the plan, including the windows and doors.  Samples of the proposed 
façade materials and colors should be presented to the Planning Commission for approval. 
  

11. Signs. Two wall signs are proposed.  Sec. 36-793 allows only one wall sign for a business, thus 1 of 
the wall signs will have to be removed.  The dimensions and details of the sign should be provided.   

 
RECOMMENDATION  
Most of the items noted above are relatively minor, therefore, subject to the applicant addressing 
relocation of the storm basin out of the N. Territorial Road ROW and adjusting the south driveway to 
avoid conflict with the Jomar Drive entrance island to the satisfaction of the Planning Commission, we 
could recommend that the Planning Commission grant site plan approval.  Site plan approval should be 
subject to the following items being addressed on revised and dated plans: 
 
1. Detailed description of the use, including the gross and usable floor area of the building and 

percentage of the building to be used for prototype manufacturing, processing or assembly, 
confirming compliance with the Ordinance; 
 

2. Relocation of the storm pond out of the N. Territorial Rd. ROW; 
 

3. Relocation of the south driveway or consolidation of it into one with the north driveway, to allow 
two-way traffic movement, better line-up with the drive across the street, and eliminate the turning 
conflict; 

 
4. Details for the dumpster enclosure, screen fence and generator specifications and location; 

 
5. The type and size of the trees to be removed must be identified on the plan. If any of the trees to be 

removed qualify as landmark trees, a Natural Features Impact Statement must be provided.   
 

6. Provide additional landscaping along N. Territorial Road; 
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7. Existing and proposed topography, and proposed planting dates on the landscape plan; 

 
8. Reduce the height of light poles to 16 feet; 

 
9. Building façade items must be addressed as follows: 

a. Revise building entrance so the footprint and elevations match, and revise to create additional 
relief on the façade; 

b. Revise the rear elevation to include the fence, add fence dimensions and details; 
c. Label the color of all façade elements including windows and doors; 
d. Note whether there will be any rooftop mechanical equipment, and if there will be any, provide 

and dimension screening.   
e. Façade material and color samples should be presented to the Planning Commission for 

approval.  
 

10. Removal of 1 wall sign, and note sign dimensions and details on the site plan in conformance to the 
Ordinance; and 

 
11. Approval of the Township engineer; provision of permits and spill protection for the above ground 

tanks; and approval of all agencies with jurisdiction.  
 

 
Respectfully submitted, 
 
McKENNA ASSOCIATES 
 
 
 
 
Sara J. Hodges, AICP 
Senior Vice President 



 

 

 

 

 
April 27, 2016 
 
 
Northfield Township 
Building & Zoning Department 
8350 Main Street, Suite A 
Whitmore Lake, Michigan 48189 
 
Regarding: Arvin Sango North American Technical Center 

Site Plan Review #1  
OHM Job #0151-16-1011 

 
We have reviewed the plans, received by this office on April 19, 2016, for the proposed site plan for the 
Arvin Sango North American Technical Center located at North Territorial Road and Jomar Drive in 
accordance with Township Guidelines and General Engineering Standards.  A brief description of the project 
has been provided below followed by our comments. 
 
The applicant is proposing to construct a 35,561 square foot industrial building on 6.1 acres at 955 North 
Territorial Road.  Associated parking areas and storm water management with three infiltration trenches 
flowing to a detention basin in the northeast corner of the site are also proposed.  Additional site elements 
include designated motorcycle parking and landscaping.  Site access is proposed with two new paved 
driveways to Jomar Drive.  Water supply is proposed by a private on-site well.  Public sanitary sewer service is 
available to the site and is proposed to connect to the existing Northfield Township sewer system. 
 
General 

1. The south parking lot entrance (nearest to North Territorial) is located across from the boulevard 
section of Jomar Drive.  This entrance should be moved further North past the boulevard section, or 
it must be designated as a right-in/right-out entrance. 

 
Paving and Grading 

2. Designated fire lanes shall be indicated on the plans.  Adequate turning space for a standard fire 
apparatus must be provided and will be subject to review and approval by the Northfield Township 
Fire Department. 

3. It is recommended that the applicant consider grading the north parking lot to a single low area with 
a single spillway into the detention pond instead of the four (4) separate spillways.  This will help 
with the requirement of providing storm water pre-treatment before the drainage area flows into the 
detention pond. 

 
Drainage 

4. Storm water pre-treatment (sediment forebay, infiltration trench, etc.) must be included for all 
drainage areas.  Currently the north parking lot and building roof surface flow directly into the 
detention basin with no pre-treatment. 

5. The infiltration trench on the south side of the property along North Territorial Road appears to be 
partially located within the Washtenaw County Road Commission Right-of-Way.  This must be 
revised so that the storm water management system is completely within the applicant’s property 
limits. 
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6. The storm water detention pond appears to have a proposed discharge point onto adjacent property 
where an existing wetland is located.  An agreement and/or easement for the discharge of storm 
water onto adjacent property must be provided. 

 
Utilities 

7. The property is proposed to be served by public sanitary sewer and an existing sanitary sewer service 
lead is identified for connection on the plans. An REU factor will need to be assigned for this facility 
based on the proposed use and building size in accordance with the Northfield Township Utility 
Ordinance.  Once the proposed building use classification has been determined, the REU factor will 
be calculated during the detailed engineering review of the construction plans. 

 
Permits and Other Agency Approvals 
It should be noted that copies of all permits and permit applications shall be forwarded to this office.  Before 
final engineering approval can be issued, the applicant must submit all necessary permits/approvals, 
including, but not limited to, the following agencies: 
 

• Northfield Township Fire Department approval for fire code compliance. 

• Northfield Township Building Department. 

• Washtenaw County Water Resources Commission for soil erosion and sedimentation control. 

• Washtenaw County Department of Public Health for well construction 
 
Conclusion and Recommendations 
As submitted, the site plan appears to be in substantial compliance with the Northfield Township Site Plan 
requirements.  We take no exception to the proposed site plan and recommend the Planning Commission 
consider approval of the site plan conditional upon the above-mentioned comments being addressed 
administratively. 
 
Additionally, in an effort to assist the applicant with preparation of construction plans, we are providing the 
following comments that should be considered prior to submittal of construction plans for detailed 
engineering review:  Please note that these comments are not all inclusive and additional comments may be 
generated based on the construction plan information provided for review. 

1. The north arrow is shown on the grading plan sheet location map but not on the actual grading plan. 
2. A minimum of two (2) N.A.V.D. 88 benchmarks are required on, or within 200 feet of, the site.  

There is currently only one (1) benchmark shown on the plans. 
3. Locations of light duty and heavy duty pavement sections shall be indicated on the plans. 
4. Locations and a typical detail of the proposed curb and gutter shall be provided on the plans. 
5. All existing contour lines shall be labeled with the corresponding elevation. 
6. The angle of the proposed parking spaces shall be provided. 
7. Proposed sidewalk and handicap parking spaces shall be ADA compliant.  Additional spot grades 

and slopes are needed to verify compliance with ADA requirements. 
8. Sidewalk widths shall be dimensioned on the plans. 
9. All curve radii should be labeled on the plans. 
8. Drainage flow arrows shall be shown on the plans.  It is currently unclear which direction the culvert 

near the entrance of the property and the pipes connected to the proposed manhole are flowing. 
9. Invert elevations shall be provided on the plans. 
10. The following comments apply to the provided Detention Calculations on Sheet 6: 

a. Areas for all impervious surfaces shall be provided in Worksheet 1 (W-1).  This change shall 
apply to all of the worksheets.  For example, the pond surface was not included in the 
calculations.  As a result, the calculated volumes were greater. 
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b. The same areas and curve numbers in W-4 and W-5 shall be used in W-6 and W-7, 
respectively. 

c. The slope percentage for sheet flow should be 1.33% instead of 2% in W-8. 
d. The S0.5 column calculation in W-8 should be the square root of the slope not the square 

root of the slope percentage. 
e. The summary values in W-9 shall match the values in the previous worksheets. 
f. Infiltration trench storage volume calculations shall be completed and shall correctly 

correspond to the values in W-11. 
11. The fire protection pond calculation tables should match on the utility plans sheet and the detention 

calculations sheet. 
12. Individual drainage areas for each infiltration trench or for the detention basin shall be identified on 

the plans. 
13. Soil erosion and sedimentation control measures shall be indicated on the plans 

 
Please feel free to contact Jacob Rushlow at (734) 466-4517 or jacob.rushlow@ohm-advisors.com if you have 
any questions or concerns regarding this review. 
 
Sincerely, 
OHM ADVISORS  
 
 
 
Jacob Rushlow, P.E. 
Township Engineer 
 
cc: Howard Fink, Township Manager (via e-mail) 

William Wagner, Public Safety Director (via e-mail) 
Marlene Chockley, Planning Commission Chair (via e-mail) 
Sally Hodges, AICP, McKenna Associates (via e-mail) 
Kurt Weiland, Building Official (via e-mail) 
Tim Hardesty, Northfield Township (via e-mail) 
Matt Nyse, ACS (via e-mail) 
Tim Currie, PE, PS, Civil Engineering Solutions, Inc. (via e-mail) 
File 
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Rank Objective Comments Origin

1 6 5 1 2 1 3 2.7
Discussion of Business Oriented
Zonings

Identify if these zoning reflect the reality of Northfield Township, are there
reflection of the township possible and if not what can be done to better reflect
the realities of our community.  (ask for Planner/Staff Recommendation) Entire Commission

2 5 8 2 1 2 4 3.4

Discussion of Main Street concepts
and an evaluation of business
opportunities and challenges in the
downtown area.

Commissioner Chockley
& Chairman Dignan

5 4 4 5 4 5 7 4.9

Land use analysis of our current
zoning and master plan to determine
what a potential build out might look
like Commissioner Chockley

6 2 2 11 3 11 1 5.1 Density of the Agricultural District
Consider the impact of changing 5 acre vs. 2.5 acre zoning in some areas
where it would be feasible.

Commissioner Iaquinto
& Vice-Chair Chick

3 1 10 4 8 10 2 5.4

Agricultural Survey - Study of the
economic impact of agriculture in the
township

Audit of working farms in the township, animals & crops that are source of
income for their owners.   What they produce or raise.   The number of hobby
farms that produce for their owners consumption or use.  How many acres in
the township are actively being farmed not for hobby purposes.

Vice-Chair Chick &
Commissioner Chockley

4 9 6 3 6 4 8 5.7
PDR/TDR Viability in Northfield
Township (ask for Planner/Staff Recommendation)

Commissioner
Chockley, Chairman
Dignan, Planner/Staff

8 10 1 8 7 3 5 6.0 Streamlining CUP/Site Plan Process (ask for Planner/Staff Recommendation) 2015 Priorities

7 3 9 6 5 7 11 6.9
Township Trail Plan including
neighboring Trail Heads

Work in conjunction with Parks & Rec.  Discuss Process, Action & Funding
options for connecting both bike & hiking trails.

Chairman Dignan &
Vice-Chair Chick

9 7 3 7 9 9 6 7.1 Landscaping Ordinance Review & Revisions
Vice-Chair Chick &
Commissioner Chockley

10 8 7 9 10 6 9 8.4 Public Lands Zoning (ask for Planner/Staff Recommendation) Chairman Dignan
11 11 11 10 11 8 10 10.3 Scenic Vista's Inventory/Identification Vice-Chair Chick
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Planning Commission Future Goals and Objectives - 2016

Please prioritize the following items from 1-11 with (1) being the items of MOST IMPORTANCE and (11) being of the LEAST IMPORTANCE.
Please use each number only one time.

Retreat/Workshop Topics (Objectives):

Explore other rebounded lake towns & what allowed them to redevelop into what they are today.
What does a successful vibrant small town community with a successful rural preservation plan look like?
What does a developer look for when exploring a property for residential housing?



 

 

NORTHFIELD TOWNSHIP 

PLANNING COMMISSION 

Minutes of Regular Meeting 

April 20, 2016 

 

 

1. CALL TO ORDER 

The meeting was called to order by Secretary Mark 
Stanalajczo at 7:04 P.M. at 8350 Main Street. 

2. PLEDGE OF ALLEGIANCE 

3. ROLL CALL 

AND DETERMINATION OF QUORUM 

Roll call:  
Janet Chick Present (arrived at 7:10 P.M. 
Marlene Chockley Present 
Brad Cousino Present 
Kenneth Dignan Absent with notice 
Sam Iaquinto Absent with notice 
Larry Roman Present 
Mark Stanalajczo 
 

Present 

Also present: 
Township Manager Howard Fink 
Assessing & Building Assistant Mary Bird 
Planning Consultant Sally Hodges, McKenna Associates 
Recording Secretary Lisa Lemble 
Members of the Community 
 

4. APPROVAL OF AGENDA 

 Motion: Roman moved, Chockley supported, that 
the agenda be adopted as presented.  
Motion carried 4—0 on a voice vote. 

5. FIRST CALL TO THE PUBLIC 

David Gordon, 5558 Hellner Road, commented on the 
status of the Biltmore Development proposal and 
urged the Commission to concentrate on preservation 
of open space, farmland, and natural features.  

[Chick arrived at this point]. 

Craig Warburton, 450 W. Joy Road, criticized the 
recently adopted by-laws. 

6. CORRESPONDENCE 

None. 

7. REPORTS 

7A. Board of Trustees  

Chick reported that on April 12th the Board approved 
zoning ordinance amendment regarding churches. 
 

7B. ZBA 

Has not met since the last Planning Commission 
meeting. 

7C. Staff Report 

Fink reported a site plan has been submitted by 
Arvin Sango, an automobile parts supplier, for a new 
development in the JoMar technology park, Driftwood 
Marina has requested zoning compliance approval and 
will require site plan approval, the community garden 
site work has begun, and the owners of the Van Curler 
property and their broker have verbally agreed to a 
purchase agreement as approved by the Township Board.  
 
7D. Planning Consultant 

Hodges reported that the ZBA has recommended that 
the Planning Commission review and revise the zoning 
ordinance’s criteria for granting zoning variances. 
 

8. PUBLIC HEARINGS 

None. 

9. OLD BUSINESS 

9A. Lake Overlay Zoning. 

Hodges reviewed her April 13th memo and 
recommended that Wildwood Lake not be included in 
any overlay district because their front yard setbacks 
there are generally in compliance. She recommended 
separate overlay districts for Whitmore Lake and 
Horseshoe Lake. 

Commissioners discussed whether the requirement for 
setbacks from the lake should be increased from 20 to 
25 feet to correspond to regulations in other zoning 
ordinance sections, including concerns about 
protecting lake quality and groundwater recharge areas 
and comparison to Green Oak regulations. 

 Motion: Stanalajczo moved, Roman supported, to 
direct the planner to include the recommendations 
presented tonight for the lake overlay districts in a 
zoning ordinance text format for Planning 
Commission consideration. 
Motion carried 5—0 on a roll call vote. 

9B. Discussion of Policy for Petitioner’s Requests 

to the Planning Commission. 

Fink reviewed the process currently used for 
petitioners to submit requests from initial staff 
responses to informal inquiries made at the public 
counter through zoning compliance review and the role 
of the Zoning Board of Appeals. He explained that—as 
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in the case of the request from Living Water Church—a 
process of discernment is sometimes necessary to 
determine the proper avenue to pursue—rezoning, ZBA 
request, text amendment, etc. He said requests about 
which the Township Manager and the planning 
consultant do not agree should require either a formal 
application from the party making the request or the 
matter should be brought to the Planning Commission 
for determination. 

It was agreed this information should be put into 
writing, but Roman said an ordinance change should 
not be an easy thing to do based on the request of one 
party, and there are currently too many zoning 
districts in the Township. 

Considering more performance/impact-based zoning 
criteria and reducing the number of zoning districts 
were briefly discussed. It was agreed that Hodges will 
prepare information for the Planning Commission to 
consider. 

10. NEW BUSINESS 

None. 

11. MINUTES 

April 6, 2016, Regular Meeting 

Stanalajczo corrected a motion under Old Business. 
 

 Motion: Chick moved, Stanalajczo supported, that the 
minutes of the April 6, 2016, regular meeting be 
approved as amended, and to dispense with the 
reading. Motion carried 5—0 on a voice vote. 

12. POLICY REVIEW AND DISCUSSION 

None. 

13. SECOND CALL TO THE PUBLIC 

In answer to a question from David Gordon, Hodges 
clarified that “a majority of the seated Commissioners” 
required to amend or adopt a master plan is four 
Commissioners, not three. Craig Warburton 
commented on the way zoning requests are brought to 
the Commission. 

14. COMMENTS FROM THE COMMISSIONERS 

Stanalajczo asked that everyone keep men and women 
in uniform in their thoughts and prayers. 

15. ANNOUNCEMENT OF NEXT MEETING 

May 4, 2016, at 7:00 P.M. at the Public Safety Building 
was announced as the next regular Commission 
meeting time and location.  
 

16. ADJOURNMENT 

 Motion: Roman moved, Chick supported, that the 
meeting be adjourned. 
Motion carried 5—0 on a voice vote. 

The meeting was adjourned at 8:11 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 ______________________________, 2016. 
 
 
 
 
 

_________________________________________________ 
Kenneth Dignan, Chair 
 

___________________________________________________ 
Mark Stanalajczo, Secretary 

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