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

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

NORTHFIELD TOWNSHIP PLANNING COMMISSION 
NOTICE OF REGULAR MEETING 

May 16, 2018 at 7:00 p.m. 
Second Floor, Public Safety Building 

8350 Main Street, Whitmore Lake, MI 48189 
 
AGENDA 
 

1. CALL TO ORDER      

2. PLEDGE OF ALLEGIANCE    

3. ROLL CALL        

4. ADOPTION OF AGENDA 

5. CALL TO THE PUBLIC 

6. CLARIFICATIONS FROM COMMISSION 

7. CORRESPONDENCE 

8. PUBLIC HEARINGS 

A. Amend Article IV; Section 36-98(d)(2) – General Provisions: Accessory Uses & Buildings 
B. Amend Article VIII; Section 36-218 (4) – SR-1 Single Family Residential: Regulations and 

Standards: Yard and Setback Requirements 
C.  Amend Article IX; Section 36-248(4) – SR-2 Single Family Residential: Regulations and 

Standards: Yard and Setback Requirements 
D. Amend Article X; Section 36-278(4) – MR Multiple Family Residential: Regulation and 

Standards: Yard and Setback Requirements 
E. Amend Article II – Definitions: Waterfront Setbacks 
F. Amend Article II – Definitions: Equipment Services Addition 
G. Amend Article XXIV; Section 36-724 Supplementary Regulations and Standards: Holiday 

Sales 
H. Amend Article IV; Section 36-98(f) – General Provisions: Yard Measurements  

9. REPORTS OF COMMITTEES 

A. Board of Trustees 

B. ZBA 

C. Staff  

D. Planning Consultant 

E. Parks and Recreation 

F. Downtown Planning Group 

10. UNFINISHED BUSINESS 

A. Jomar Drive Private Road – North of E North Territorial Road & East of US23 
B. Amend Article IV; Section 36-98(d)(2) – General Provisions: Accessory Uses & Buildings 
C. Amend Article VIII; Section 36-218 (4) – SR-1 Single Family Residential: Regulations and 

Standards: Yard and Setback Requirements 
D.  Amend Article IX; Section 36-248(4) – SR-2 Single Family Residential: Regulations and 

Standards: Yard and Setback Requirements 

http://www.twp.northfield.mi.us/
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E. Amend Article X; Section 36-278(4) – MR Multiple Family Residential: Regulation and 
Standards: Yard and Setback Requirements 

F. Amend Article II – Definitions: Waterfront Setbacks 
G. Amend Article II – Definitions: Equipment Services Addition 
H. Amend Article XXIV; Section 36-724 Supplementary Regulations and Standards: Holiday 

Sales 
I. Amend Article IV; Section 36-98(f) – General Provisions: Yard Measurements  
J. Further Discussion 2018 Zoning Ordinance Schedule Urgent, Minor & Major Amendments 

11. NEW BUSINESS 

A. Discussion Bark Park Rules and Regulations 

12. APPROVAL OF PRECEDING MINUTES:  May 2, 2018 Regular Meeting 

13. FINAL CALL TO THE PUBLIC 

14. COMMENTS FROM THE COMMISSIONERS 

15. ANNOUNCEMENT:  Next Regular Meeting – June 6, 2018 

16. ADJOURNMENT 

http://www.twp.northfield.mi.us/


 

April 23, 2018 
 

Planning Commission 
Northfield Township 
8350 Main Street 
Whitmore Lake, MI 48189 

 
MEMORANDUM:  Accessory Setback Clarifications – Revision #2 
 
Dear Commissioners: 
 
The current zoning ordinance has conflicting requirements for structures in the side yard between the 
general provision section and the district regulations. This memo has been revised to incorporate 
Planning Commissions Discussion at the April 18, 2018 meeting.  
 
Please consider the following revisions to the clarify the setback ambiguity for side yards.  

 
A. Sec. 36-98(d)(2)(b). - General provisions, Accessory uses and buildings 

(d) 

Accessory uses and buildings. Where a lot is devoted to a permitted principal use or a permitted 
conditional use, accessory uses are permitted as listed in the applicable zoning district. 
Accessory uses and buildings shall be subject to the following regulations: 

(1) 

Where the accessory building is attached to the principal building, it shall be subject to all 
regulations of the district in which located. 

(2) 

In any SR-1, SR-2, or MR district, accessory uses and buildings not attached to the principal 
building shall not: 

a. 

Not be located in front of the rear line of the principal building or, in the case of a corner 
lot, in the required side yard; 

b. 

Not be located less than five feet from an interior side or rear property line;  

c. 

Not exceed 15 feet in height. 
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B. Sec. 36-218 (4). - SR-1, Regulations and Standards 
(4) 

Yard and setback requirements. 

a. 

Front yard. Not less than 35 feet. 

b. 

Side yards. Least width of either yard shall not be less than ten feet, but the sum of the 
two side yards shall not be less than 25 feet; except in the case where the side yard on 
the road or street side shall not be less than 35 feet. 

c. 

Rear yard. Not less than 20 feet. 

The requirements of this subsection (4) shall apply to every lot, and principle building or 
structure, and attached accessory building or structure. Accessory uses and buildings not 
attached to the principal building shall not be located less than five feet from an interior 
side or rear property line per Sec. 36-98(d)(2)(b). 

 

C.  Sec. 36-248 (4). - SR-2, Regulations and Standards 
(4) 

Yard and setback requirements. 

a. 

Front yard. Not less than 30 feet. 

b. 

Side yards. Least width of either yard shall not be less than ten feet, except in the case 
where the side yard on the road or street side shall not be less than 30 feet. 

c. 

Rear yard. Not less than 20 feet. 

d. 

In the case of a through lot, the frontages along streets shall be considered front yards 
and all buildings and structures shall meet the minimum front yard requirements. 
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The regulations in this subsection (4) shall apply to every lot, and principle building or 
structure, and attached accessory building or structure. Accessory uses and buildings not 
attached to the principal building shall not be located less than five feet from an interior 
side or rear property line per Sec. 36-98(d)(2)(b). 

D. Sec. 36-278 (4) - MR, Regulations and Standards   

(4) 

Yard and setback requirements. 

a. 

Front yard. Not less than 50 feet. 

b. 

Side yards. Least width of either yard shall not be less than 15 feet, but the sum of the two 
side yards shall not be less than 35 feet except in the case of a corner lot or parcel where 
the side yard on the road or street side shall not be less than 50 feet. 

c. 

Rear yard. Not less than 35 feet. 

d. 

Accessory structures shall meet the same yard requirements. 

The regulations in this subsection (4) shall apply to every lot, and principle building or 
structure, and attached accessory building or structure. Accessory uses and buildings not 
attached to the principal building shall not be located less than five feet from an interior 
side or rear property line per Sec. 36-98(d)(2)(b). 



 

March 14, 2018 
 

Planning Commission 
Northfield Township 
8350 Main Street 
Whitmore Lake, MI 48189 

 
MEMORANDUM:  Definitions 
 
Dear Commissioners: 
 
Please consider the following amendments for discussion. 
 

A. Setbacks and Yards 
 

Please consider the following revised definition language to address waterfront yards and setbacks: 
 
Setback means the distance between a front, side or rear lot line and the nearest supporting member 
of a structure on the lot. Setbacks on waterfront lots shall be measured from the established high lake 
level as currently defined by the Office of the Water Resources Commissioner. The minimum 
required setback is the minimum distance between a front, side, or rear lot line and the nearest 
supporting member of a structure in order to conform to the required yard setback provisions of this 
chapter. See Yard. 
 

Yard means an open space on the same lot with a building, unoccupied and unobstructed from the 
ground upward, except as otherwise permitted in this chapter. The minimum required setback is the 
minimum depth of a front, rear or side yard necessary to conform to the required yard setback 
provisions of this chapter (see illustration). When the rear yard or side yard abuts water, the yard 
shall be measured from the high lake level, as currently defined by the Office of the Water Resources 
Commissioner, to the structure (see setback). 
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(1) 

Yard, front, means an open space extending the full width of the lot, the depth of which is the 
minimum horizontal distance between the front lot line and the nearest line of the principal building. 
Unless otherwise specified, on corner lots there shall be maintained a front yard along each street 
frontage. 

(2) 

Yard, rear, means an open space extending the full width of the lot, the depth of which shall be the 
minimum horizontal distance between the rear lot line and the nearest line on the principal building. 
On corner lots, the rear yard may be opposite either street frontage, but there shall only be one rear 
yard. 

(3) 

Yard, side, means an open space between a principal building and the side lot line, extending from 
the front yard to the rear yard, the width of which shall be the horizontal distance from the nearest 
point of the side lot line to the nearest point of the principal building. 

B. Equipment Services 
 
Please consider adding the following definition for equipment services: 
 
Equipment Services: Any commercial or industrial entity that provides installation, maintenance, and 
repair services for utilities and machinery; including but not limited to HVAC equipment, cable servicing, 
radio, television, and household appliances. This category shall exclude any commercial or industrial 
operation that involves warehousing, manufacturing, or assembly of such products. 

https://api.municode.com/CD/staticCodeContent?productId=15277&fileName=36-29-11.png


 

April 16, 2018 
 

Planning Commission 
Northfield Township 
8350 Main Street 
Whitmore Lake, MI 48189 

 
MEMORANDUM:  Temporary Holiday Sales 
 
Dear Commissioners: 
 
Please consider the following revisions to the temporary use amendments for discussion. For 
discussion We have also include samples from Hamburg Township (See Section 8.9) and Dexter 
Township (section 3.06) for discussion. 
 

A. Add to definitions – Temporary Holiday Sales. 
Temporary Holiday Sales are sales temporary in nature, lasting for less than 30 calendar days, 
corresponding to a recognized day of festivity or recreation in which by custom or by law normal 
activities, especially business or work including school, are suspended or reduced.   

 
B. Sec. 36-724. - Temporary specialty stores Holiday Sales. 

Temporary sales of products only at certain time of year and associated with seasonal holidays, 
including Christmas, Halloween, Thanksgiving, Fourth of July, and similar holidays, may take 
place on individual lots or structures subject to the following regulations: Cutting of trees on 
individual lots for the purpose of Christmas tree sales and/or the sale of previously cut trees 
assembled on individual lots for sale shall be subject to the following regulations: 

(1) 

Temporary Holiday Sales Christmas trees may be conducted sold in AR, LC, WLD-DD, WLD-
NV, WLD-W, and GC districts. Temporary Holiday Sales Christmas tree sales shall not be 
permitted in any other residentially zoned districts. 

(2) 

Churches, schools, or other nonprofit organizations may sell Christmas trees conduct Temporary 
Holiday Sales on property or structures owned by such institution or organization in any zoning 
district. 

(3) 

A Zoning Compliance Application shall be submitted along with fees and a sketch plan for review 
by the Zoning Administrator to ensure the requirements of this section are met. Unless 
Christmas tree Temporary Holiday Sales are accessory to the principal use of the site, a permit 
a Temporary Certificate of Occupancy shall be obtained from the building official Zoning 
Administrator to allow temporary use of the site for such sales. Such permit Temporary 
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Certificate of Occupancy shall may be issued after an inspection of the proposed sale site is 
made by the Building Official and or his the Director of Public Safety, or their representative of 
the proposed sale site. Such inspection shall include, but not limited to, any and all wiring, 
lighting, or other apparatus to be utilized in the sale of such trees items. Sales shall not 
commence until final site approval is obtained and issuance of a Temporary Certificate of 
Occupancy. 

 

(4) 

Such use and occupancy shall be temporary and shall not cause a nuisance to adversely impact 
adjacent and surrounding properties. The total duration of a Temporary Certificate of Occupancy 
for Temporary Holiday Sales shall not exceed 30 calendar days. Temporary Holiday Sales for 
Christmas may be permitted to last 45 calendar days. To the extent any proposed sale items 
may be regulated by the State of Michigan, as with fireworks, all licenses or permits must be 
obtained and presented to the Township for review with the Zoning Compliance Application. 
Upon inspection of the site and sketch plan, the Director of Public Safety may require a security 
plan, that includes limits on hours of operation, site access, site circulation, and other measures 
to ensure the safe operation of the Temporary Holiday Sale. 

(5) 

Tree s Storage and display areas shall comply with the minimum setback requirements for the 
district in which the Temporary Holiday Sale outdoor sale of trees is located. 

(6) 

The portion of any parcel used for tree sales shall be located no closer than 250 feet from any 
other parcel that is zoned or used for residential purposes. 

(76) 

All loading and parking areas shall be confined within the boundaries of the site and shall not be 
permitted to spill over onto adjacent roads, except where on-street parking is permitted. Such 
use and occupancy will not create a traffic hazard and congestion. 

(87) 

All trees, parts of trees and any other refuse or debris resulting from Christmas tree sales, and all 
signs, lights, poles, wires, or other items in connection therewith shall be removed from said property 
not later than December 28 of the year three days following the holidays occurrence the property is so 
used and the date of required removal shall be specified on the Temporary Certificate of Occupancy 
appropriate permit obtained from the Zoning Administrator. building official 

 

 

 



 

April 23, 2018 
 

Planning Commission 
Northfield Township 
8350 Main Street 
Whitmore Lake, MI 48189 

 
MEMORANDUM:  Yard Measurements – Overhang Clarification 
 
Dear Commissioners: 
 
Please consider the following revisions to the clarify the setback ambiguity for overhang measurements 
and yard setbacks.  

 
A. Sec. 36-98(f). - General provisions, Yard Measurements 

(f) 

Yard measurements. Yards shall be measured from the exterior faces of a structure to lot lines. 

Yards shall be measured from t The outer edge of a roof overhang or cornice less two feet if the 

roof overhang or cornice may not extends more than two feet from the exterior face of the 

structure into a required yard. Front and comer side yards shall be measured from existing 

right-of-way lines. All required yards shall be located parallel and adjacent to property lines. All 

required yards shall be measured from the right-of-way line of a public street, or from the right-

of-way or easement line of a private street. 



 

May 7, 2018 
 

Planning Commission 
Northfield Township 
8350 Main Street 
Whitmore Lake, MI 48189 

 
MEMORANDUM:  2018 ZONING ORDINANCE SCHEDULE 
    URGENT, MINOR, AND MAJOR AMENDMENTS 
 
Dear Commissioners: 
 
To follow up from the PC meeting on 5/7/18, we have revised the following assessment and schedule 
for urgent, minor, and minor amendments based on consultation with the Zoning Administrator and 
Planning Commission. 

• Urgent amendments are time sensitive and consistent with the Master Plan. We recommend 
Planning Commission proceed with these updates immediately. 

• Minor amendments are technical changes and minor substantive changes consistent with the 
Master Plan. We recommend Planning Commission Pursue these changes following the 
technical review. More minor amendments will be identified during the technical review. 

• Major amendments are new amendments and procedures recommended consistent with the 
2014 Master Plan, and the Downtown and North Village Plans, when adopted. 

 
A. Urgent Amendments* 

Section # Title Issue Proposed PC 
Schedule 

36.29 Definitions • Revise setback and yard 
definitions to address 
waterfront properties. 

• Add definition for 
equipment services. 

 
3/7/18 

36-724 Temporary specialty stores • Revise to include fireworks 
sales and other holidays. 

3/21/18, 
4/4/18 

36-98 (d)(2)(b) 
36-218 (4) 
36-248 (4) 
36-278 (4) 

General provisions, Accessory uses and 
buildings 
SR-1, Regulations and Standards 
SR-2, Regulations and Standards 
MR, Regulations and Standards 

• Clarify the discrepancy in 
side yard setback 
measurements to resolve 
ambiguity 

4/18/18 

36-98 (f) General provisions, Yard measurements. • Resolve ambiguity on 
permitted encroachments 
by the overhangs 

5/2/18 
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B. Minor Amendments* 
Section # Title Issue Proposed PC 

Schedule 

NA Review Technical Memo • Identify near-term amendments 

• Discuss amendment schedule 

6/6/18 

New Temporary Structures • Need regulations for clothing bins, 
firewood racks, and similar 
temporary structures 

TBD 

New 
Revise 36-701 
Revise 36-702 

Outdoor Display 
Storage of materials 
Parking and storage of vehicles. 

• Add a distinction between outdoor 
display and outdoor storage. 

TBD 

Additional minor amendments will be identified in the technical review. 
 

C. Major Amendments* 
Section # Title Issue 

36-340  WLD District(s) • Revise uses permitted and standards 

36-383 Site Plan Review • Revise and update Site Plan review procedures 
and requirements to encourage flexibility, including 
adding sketch plans options 

36-98 General Provisions • Add land use table summarizing permitted and 
conditional uses by district 

• Include modifications to uses by district 

36-902 Nonconforming uses • Establish Class A and Class B non-conforming use 
status with standards and procedures 

36-761 General provisions for off-street 
parking. 

• Establish Planning Commission waiver with 
standards and procedures 

36-722 Landscaping • Establish Planning Commission waiver with 
standards and procedures 

ARTICLE XXIII.I. WLNT, Whitmore lake/north 
territorial overlay district 

• Revise uses permitted and standards 

• Potentially revise district boundaries via a map 
amendment 

36-864 (c)2  Site plan approval, Change of 
Use 

• Clarify change of use determination procedures in 
a matrix or table.  

• Add minimum development requirements for 
properties that do not conform to site design, 
access, and safety standards 

36-156 
36-157 

AR - Permitted and Conditional 
Uses 

• Revise agricultural uses to make sure that 
agricultural tourism is supported 

36-723 Natural features preservation • Review and revise natural features requirements to 
ensure they are consistent with State and County 
regulations and consistently applied across project 
types. 

Additional major amendments will be identified in the technical review. 

• NOTE: the terms Urgent, Major, and Minor, are used for scheduling planning purposes only and are not meant to 
convey any subjective value, priority level or impac assessment. 



 

May 4, 2018 
 
 
Planning Commission 
Northfield Township 
8350 Main Street 
Whitmore Lake, Michigan 48189 
 
Subject: Jomar Drive – Private Road Application Review #3 
Applicants: James W. Kugler (Owner: Falls North Investment) 
Location: Jomar Drive, north of E North Territorial Road and east of US 23 
 
Dear Planning Commissioners: 
 
We have reviewed the private road application for Jomar Drive submitted by applicant James W. Kugler.  This is 
the second application for Jomar Drive.  Our first review is detailed in a letter to the Planning Commission dated 
January 12, 2017.  The proposed private road is about 1,127 feet long, extending east from the cul-de-sac of the 
existing portion of Jomar Drive.  The private road application was also reviewed by the Township Engineer.  We 
have reviewed the private road against the standards of the Zoning Ordinance and offer the following comments: 
 

Private Road Comments 
Section 36-719(f) requires the Planning Commission to review and decide on all private road applications.  The 
standards for private roads are listed in Section 36-719(g) (2) of the Zoning Ordinance as follows: 
 

1. The roadway surface and turnaround area shall be centered in the right-of-way. 
The site plan shows that the road will be 28 feet wide and will be centered in the 66-foot right-of-way for 
the roadway.  The entrance from the existing Jomar Drive will be a 48.65-foot curb cut.  This standard is 
met by the proposed private road. 

 
2. The connection between the right-of-way and the public road shall conform to the standards and 

specifications of the county road commission. The applicant shall obtain a road permit issued by 
the road commission prior to approval of any right-of-way by the township planning commission. 
The proposed private road is an extension of Jomar Drive, which already has a connection between the 
private road right-of-way and E North Territorial Road.  We will defer to the Washtenaw County Road 
Commission regarding the issuance of its permit, if necessary. 

 
3. Underground crossroad drainage shall be provided where the proposed right-of-way crosses a 

stream or other drainage course. Necessary culverts and treatments shall be provided in 
accordance with the specifications of the county road commission. 
We defer to the Township Engineer regarding any issues with drainage, which was addressed in a letter 
under separate cover. 

 
4. The right-of-way and roadway shall be adequately drained so as to prevent flooding or erosion of 

the roadway. Ditches shall be located within the right-of-way. Roadway drainage shall be 
constructed so that the runoff water shall be conveyed to existing watercourses or water bodies. 
The discharged water shall not be cast upon the land of another property owner unless the water 
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is following an established watercourse. Connection to county drains shall be approved by the 
county drain commissioner prior to the issuance of a permit. Connection to roadside ditches 
within public road right-of-way shall be approved by the county road commission prior to the 
issuance of a permit. 
We defer to the Township Engineer regarding any issues with drainage, which was addressed in a letter 
under separate cover. 

 
5. Road signs shall be erected and maintained in accordance with the Michigan Manual of Uniform 

Traffic Control Devices (MMUTCD). 
No road signs are proposed on the site plan.  This private road is an extension of Jomar Drive, which 
already has a stop sign at its intersection with E North Territorial Road.  If any future signs are used on 
this road, they shall conform to the MMUTCD. 

 
6. The right-of-way shall provide for ingress, egress, drainage, and installation and maintenance of 

public and private utilities. 
We will defer to the Township Engineer regarding any specific engineering issues.  However, there is 
nothing specific on the site plan indicating any difficulty in complying with this standard. 

 
In addition, all minimum requirements of Section 36-719(g) (3) shall also be met.  The proposed width of the right-
of-way is 66 feet, which meets the minimum requirements.  The proposed turnaround area at the end of the road 
is 75 feet for the right-of-way and 50 feet for the roadway surface, both of which meet the requirements.  We defer 
to the Township Engineer on the remaining requirements of this section. 
 
 

Natural Features Comments 
Section 36-723 of the Zoning Ordinance includes provisions for the preservation of natural features, and Section 
36-723(b) only applies the standards to “projects that require site plan review or plat approval.”  While review of 
the private road application does not qualify as site plan review or plat approval, we previously recommended the 
applicant address some information on wetlands and landmark trees in this application. The applicant addressed 
this concern by providing a natural features impact statement. Our comments are described by the following: 
 

1. Site Inventory Map.  Has been provided 
2. Natural Features Preservation Plan.  Has been provided 
3. Alternatives Analysis.  The applicant has stated there is no viable alternative road alignment.  
4. Mitigation Plans.  A mitigation plan for landmark trees is provided. 
5. Wetlands.  Although Section 36-723(c) includes Township standards for wetlands preservation that may 

not apply to private road applications, regulations of the Michigan Department of Environmental Quality 
(MDEQ) will apply if the wetlands are regulated by the State of Michigan. The applicant has stated that 
they will obtain a MDEQ Wetland Impact permit. A 50-foot wetland buffer is depicted on the plan. The 
plan notes the road location is designed to have the least impact on the wetland. 

6. Watercourses. No watercourses are identified on the site. 
7. Floodplains. The site is located in the Floodplain Zone X, outside of the 100-year floodplain. 
8. Woodlands. Woodlands are located on the site and will be impacted by the proposed road location. No 

specific actions are noted to preserve the woodland outside of the tree mitigation. 
9. Landmark Trees.  For landmark trees that are removed as part of a site plan or plat application, Section 

36-723(g) requires replanting of 100% of the original diameter at breast height (DBH) removed.  While the 
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requirements of Section 36-723 would only apply to the site plan or plat applications along Jomar Drive, 
we recommended more clearly showing the locations of trees to be removed on Sheet 2 of the site plan.  
This plan shows a table with 58 total landmark trees with 37 to be removed. The proposed mitigation plan 
shows 33 total trees with 11 deciduous trees with 3” caliper, 4 deciduous with 2.6 inch caliper, and 18 
evergreen with 2.5’ caliper for a total DBH of 88’. The required DBH replacement value would be 851 
DBH.” Plan species, location, and schedule is provided. Mitigation is proposed at the time of construction.  
 
We recommend that an additional 4 trees are planted and that the species be Red Oak, White Oak, and 
White Pine, consistent with the species being removed. 

 
10. Steep Slopes. Steep slopes are noted on the plan. 

11. Habitat. The plan includes steps to limit the disturbance of the habitats of the Indiana bat , the  Northern 
long‐eared bat, and the Eastern Massasauga Rattlesnake. 

 

Conclusion 
Although the private road meets the zoning-related standards of Section 36-719(f), we defer to the Township 
Engineer on items with respect to drainage, grading, permits, and other engineering features.  If Planning 
Commission is satisfied with the Natural Features Impact Statement, we recommend that the proposed private 
road be approved with the following conditions: 
 

1. An additional 4 trees are planted and that the species be Red Oak, White Oak, and White Pine, 
consistent with the species being removed. 

2. Conditions noted in the engineering review. 
3. Receipt of all required permits. 

 
If Planning Commission is not satisfied with the Natural Features Impact Statement we recommend tabling the 
application for a more detailed report and analysis. 
 
If you have any questions about this report, please contact us. 
 
Respectfully submitted, 
 
MCKENNA 
 
 
   
 
 
Paul Lippens, AICP      
Director of Transportation and Urban Design     
 
cc: Steve Aynes, Township Manager 

Marlene Chockley, Township Supervisor 
 Kathleen Manley, Township Clerk 
 Tim Hardesty, Township Wastewater Superintendent 
 William Wagner, Township Public Safety Director 
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Jacob Rushlow, P.E., Township Engineer, OHM 
 James Kugler, Falls North Investments 



 

 

 
 
 
January 9, 2018 
 
 
Northfield Township 
8350 Main Street, Suite A 

Whitmore Lake, Michigan 48189 
 
Attention: Mary Bird, Building and Zoning Department 
 
Regarding:  Jomar Park Phase 2 - Private Road 
  Northwest ¼, Section 21, Northfield Township 
  Private Road Review #2 
  OHM Job Number 0151-17-1011 
 
Dear Ms. Bird, 
 
We have reviewed the plans, revision date December 7, 2017, for the Jomar Park Phase 2 Private Road 
according to Township guidelines and general engineering standards.  A brief description of the project has 
been provided below, followed by our comments and recommendation. 
 
The applicant proposes a Class A private road approximately 1,400-feet long.  The proposed private road is 
located north of North Territorial Road on the west side of the Ann Arbor Railroad.  The proposed road will 
connect to the existing private road Jomar Drive. 
 
The plans are in compliance with the private road standards and requirements of section 36-719 of the 
Northfield Township Zoning Ordinance.  The following are required prior to the start of construction. 
 

1. Tree replacement plan that is acceptable to the Planning Consultant and the Planning Commission. 
2. Planning Commission approval of the plan. 
3. Receipt of outside agency permits and approvals.  The required permits/approvals for this project 

are: 
a. MDEQ Part 303 Wetlands 
b. Northfield Township Fire Department approval of the road and dry hydrant location 
c. Northfield Township Building Department 
d. Washtenaw County Water Resources Commission for soil erosion and sedimentation 

control 
e. Washtenaw County Water Resources Commission for storm water management 

4. Contractor’s proof of general liability insurance naming Northfield Township and OHM Advisors as 
additionally insured.  Policies are required to provide coverage up to $500,000 for each occurrence 
and $1,000,000 aggregate or as necessary according to Northfield Township standards. 

5. Construction phase escrow in the amount of $4,500.  The escrow will cover the costs associated with 
the pre-construction meeting, on-site inspections, field engineering (if necessary), final site 
inspection, and recommendation of final acceptance. 

6. Submittal of six full size sets of plans for distribution.  The plans shall incorporate any conditions of 
Planning Commission approval as well as outside permit agencies.  The plans shall be dated with the 
final revision date. 

7. A preconstruction meeting must be held.  Contact OHM Advisors to schedule the meeting once the 
above items have been addressed.     



Jomar Park Phase 2 Private Road 
Construction Plan Review #2 
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Please feel free to contact me at (734) 466-4553 or marcus.mcnamara@ohm-advisors.com if you have any 
questions. 
 
Sincerely, 
OHM ADVISORS 
 
 
 
Marcus J McNamara 
 
cc: Marlene Chockley, Township Supervisor (via e-mail) 
 Kathleen Manley, Township Clerk (via e-mail) 
 Larry Roman, Township Planning Commission Chair (via e-mail) 

William Wagner, Township Public Safety Director (via e-mail) 
Paul Lippens, Township Planner, McKenna Associates (via e-mail) 
Kurt Weiland, Township Building Official (via e-mail) 
Katie Lee, WCWRC (via e-mail) 
Theresa Marsik, WCWRC (via e-mail) 
James Kugler, Falls North Investments (via e-mail) 
Rob Wagner, Midwestern Consulting (via email) 
File 
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MEMORANDUM 
 
TO:    Mr. James Kugler, Falls North Investment Co. 
FROM:    Tina Fix, RLA   
RE:    Jomar Drive Natural Features Impact Statement  
DATE:    March 19, 2018 
MC No:   16287 
 

 
Below is a Natural Features Impact Statement for the Jomar Park Phase 2 Class A Private Road site 
plans as requested by the Northfield Township Planning Commission.   

1. Site Inventory Map: Please refer to the Existing Conditions and Survey Plan.  The following are 
identified as “Natural Features” by the Northfield Township Zoning Ordinance.  The overall 
parcel for the development is approximately 46.02 acres.  However, the area with 
delineated/surveyed natural features is limited to the proposed alignment of the private road in 
an approximately 250 foot wide swath of land, approximately 15.66 acres in size. General 
findings based on available digital data is provided for the remainder of the parcel.  
 

a. Wetlands – A wetland delineation was performed by Environmental Consulting & 
Technology, Inc. in June 2017 for approximately 54.7 acres of land.  The wetland 
boundary is delineated on the Existing Conditions and Survey Plan.  A copy of the 
wetland delineation has been provided to the Township under separate cover.   
Four wetlands were delineated on the site.  Wetlands 1, 3, and 4 are MDEQ regulated 
and wetland 2 is not regulated by the MDEQ.  The 50‐foot wetland buffer is depicted on 
the Existing Conditions and Survey Plan. 

b. Watercourses – no watercourses were identified on the site. 
c. Floodplain – Per FEMA Map No. 26161C0113E dated April 3, 2012, the site is located in 

Zone X, areas determined to be outside the 0.2% annual chance floodplain.  Zone A, 1% 
Annual Chance Flood area, is located immediately northeast of the site. 

d. Woodlands – Per the Northfield Township Master Plan Natural Features Map, the site 
contains Woodland adjacent to the forested Wetland 1 on the site.  The approximate 
boundary of the woodland, as shown on the Natural Features Map is depicted on the 
Existing Conditions and Survey Plan. 

e. Landmark Trees in the development area on the site have been identified and 
surveyed.  A tree list for Landmark Trees is included on the Existing Conditions and 
Survey Plan. 

f. Steep Slopes – Slopes greater than 12% have been depicted on the Existing Conditions 
and Survey Plan.  

g. Habitat of threatened or endangered species – A Threatened and Endangered Species 
report was prepared by Environmental Consulting & Technology in March 2018.  
Potential habitat for Indiana Bat, Myotis sodalis, Northern long‐eared bat, Myotis 
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septentrionalis, and Eastern Massasauga, Sisturus catenatus were identified in the 
Michigan Natural Features Inventory database query for areas near the site. 

h. Groundwater Recharge Areas – The site is not mapped as a Groundwater Recharge 
Area on the Washtenaw County Drift Aquifer and Ground Water Recharge Areas Map, 
dated January 2008. 

NRCS Soils for the site are mapped on the Existing Conditions and Survey Plan.  Edward Muck 
(Ed) and Sebewa loam (Sb) are identified as hydric soils.   
 

2. Natural Features Preservation Plan – Please refer to the Existing Conditions and Survey Plan 
and the Natural Features Preservation and Mitigation Plan.   

a. Natural features removals – Landmark Tree removals are identified on the Existing 
Conditions and Survey Plan and noted in the Landmark Trees List.  

b. Identify natural features to be retained – Shown on the Natural Features Preservation 
and Mitigation Plan. 

c. Identify limits of soil disturbance – Shown on the Natural Features Preservation and 
Mitigation Plan. 

d. Identify protective measures – Shown on the Natural Features Preservation and 
Mitigation Plan and the Grading and Soil Erosion Control Plan in further detail. 
In order to minimize the impact to potential threatened and endangered species 
habitat that may exist on or near the site, the following notes have been added to the 
Existing Conditions Plan and the Natural Features Preservation and Mitigation Plan: 

 Trees removals shall be performed between October 1st and March 31st to avoid 
impacts to potential habitat for Indiana bat and Northern long‐eared bat. 

 To avoid potential impacts on Eastern Massasauga Rattlesnake: 
o Use wildlife‐safe materials for erosion control and site restoration. Soil 

disturbance areas shall be stabilized with straw mulch and no erosion 
control products containing plastic mesh netting or other similar 
material that could ensnare EMR shall be used. 

o To increase human safety and awareness of EMR, those implementing 
the project should first watch MDNR's "60‐Second Snakes: The Eastern 
Massasauga Rattlesnake" video (https://youtu.be/‐PFnXe_e02w), 
review the EMR factsheet 
(https://www.fws.gov/midwest/endangered/reptiles/eama/pdf/EMRfact
sheetSep t2016.pdf), or by calling 517‐351‐2555.  

o Any EMR observations, or observation of any other listed threatened or 
endangered species, during project implementation shall be reported 
to the USFWS within 24 hours.  

3. Alternatives Analysis 
a. Alternative approaches and/or designs 

The private road is necessary to provide access to the eastern portion of the property.  
Development of only the western portion of the site that is not regulated natural 
features is not economically feasible and is not consistent with the overall site layout as 
approved with Jomar Park Phase 1 site plans.  Refer to the written justification in 
comment 3.b. below for additional consideration of alternative layouts.  
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b. Written justification of why design proposed must cause degree of disturbance 
The site does not have road access along the north, south or west property boundaries.  
Therefore, the site must be accessed from the existing Jomar Drive along the 
southwestern edge of the property.   A wetland delineation was performed on the site 
to determine the best location to provide access to the eastern portion of the property 
while minimizing impacts to natural features on the site.  The proposed alignment 
crosses the wetland at the smallest width possible. Landmark trees were then surveyed 
along the potential road alignment to determine the best location for the alignment 
outside the wetland to minimize impacts to regulated trees.   
 
The limits of disturbance to trees, wetland and wetland setback is minimized as much 
as possible while meeting requirements for private road paving and right‐of‐way, and 
stormwater management.  A Class A private road is required, with a 66’ wide right‐of‐
way, a paved width of 32 feet, and stormwater runoff conveyance (ditches or curb and 
gutter) based on future industrial use of the property through future land divisions and 
a length greater than 1,000 linear feet.  The proposed curb and gutter road reduces 
impacts adjacent to the pavement that would be necessary for roadside swales to catch 
and convey stormwater runoff.  Proposed wetland equalization pipes underneath the 
private road will maintain hydrologic connectivity of the wetland on the north and 
south sides of the road. 
    
Stormwater management for the increase in impervious surface is required and is 
located immediately adjacent to the private road to limit the impact to natural features.  
The proposed bioretention basins are located within areas of the woodland/wetland 
complex that are upland and have minimal landmark tree impacts.  The proposed 
grading of the road allows all runoff to sheet flow to the south and into the bioretention 
basins via concrete spillways at low points in the road. This proposed grading eliminates 
the need to capture runoff on the north side of the road which in turn eliminates the 
need for catch basins, storm sewer, and increased impact to surrounding natural 
features. Impacts are again minimized by allowing runoff to enter the basins through 
spillways rather than constructing catch basins with piping that connects to the basins. 
The existing entrance to the property and the proposed cul‐de‐sac are located at higher 
elevations than the majority of the roadway, therefore, it is not feasible to convey the 
stormwater runoff to basins that are in existing agricultural fields instead of the 
wetland/woodland complex. 

c. How mitigation is best plan of action 
The impact to regulated wetlands is less than 0.33 acres and is limited to the greatest 
extent possible.  Hydrologic connectivity of the wetland complex will be maintained 
with the equalization pipes.  The loss of 8,522 square feet (0.196 acres) of wetland in 
this large wetland complex, estimated to be at least 15.66 acres on‐site, is insignificant 
in relation to the overall ecological function and value of the wetland.  Given the 
wooded nature of the areas immediate adjacent to the wetland and the overall size of 
the wetland in comparison to the small wetland impact, no wetland mitigation is 
proposed.   
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Landmark tree removals necessary for construction of the private road are not 
regulated by the site plan approval process and, therefore, mitigation requirements do 
not apply to this project.  However, given the intent of the zoning ordinance, the 
applicant proposes to provide 33 mitigation trees for a total of 88” DBH on the site.     

4. Mitigation Plan 
a. Written description of mitigation program ‐ No wetland mitigation is proposed.  The 

disturbed areas adjacent to the private road will be restored with native vegetation via 
seeding and erosion control blanket as appropriate.  88” DBH of mitigation trees will be 
installed on the property at the time of construction of the private road.  The proposed 
tree mitigation associated with the private road is shown on the Natural Features 
Preservation and Mitigation Plan.  Replacement calculations 
The replacement calculations are depicted on the Natural Features Preservation and 
Mitigation Plan. 

b. Planting plan ‐ The proposed plantings are depicted on the Natural Features 
Preservation and Mitigation Plan. 

c. Planting list ‐ The plant schedule is shown on the Natural Features Preservation and 
Mitigation Plan. 

d. Schedule of mitigation measures ‐ The Landscape Notes on the Natural Features 
Preservation Plan identify the planting schedule for site restoration and mitigation 
plantings.   
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NORTHFIELD TOWNSHIP 

PLANNING COMMISSION 

Minutes of Regular Meeting 

May 2, 2018 

 

 

1. CALL TO ORDER 

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

2. PLEDGE OF ALLEGIANCE 

3. ROLL CALL 

AND DETERMINATION OF QUORUM 

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

 
Also present: 
Assessing & Building Assistant Mary Bird 
Planning Consultant Paul Lippens, McKenna Associates 
Recording Secretary Lisa Lemble 
Members of the Community 

4. ADOPTION OF AGENDA 

 Motion: Iaquinto moved, Roman supported, that 
the agenda be adopted as presented. 
Motion carried 5—0 on a voice vote. 

5. FIRST CALL TO THE PUBLIC 

Tawn Beliger, Township Board Trustee, 8365 Earhart 
Road, asked for assistance in making rules posted at 
the Bark Park enforceable. 

6. CLARIFICATIONS FROM THE COMMISSION 

Regarding the type of regulations brought up by 
Beliger during First Call to the Public Lippens said this 
is a general code ordinance issue and should be 
directed to the Board. He noted the Planning 
Commission could make an advisory recommendation. 
Iaquinto said the Township Board has not acted on this 
issue despite a request from the Parks and Recreation 
Committee. It was agreed to place this on the next 
Planning Commission agenda. 

7. CORRESPONDENCE 

None. 

8. PUBLIC HEARINGS 

None. 

9. REPORTS 

9A. Board of Trustees  

No report. 
 
9B. ZBA 

No report. 

9C. Staff Report 

Nothing to report. 
 
9D. Planning Consultant 

Lippens noted the deadline for submittal of responses 
to the Request for Proposals for North Village has been 
revised to June 20th based on requests from developers 
for additional time to prepare proposals. 
 
9E. Parks and Recreation 

Iaquinto said the community garden will be in 
operation this year, and anyone interested in a plot 
should contact Jennifer Carlisle in the Township office. 
 
9F. Downtown Planning Group 

Infante reported that on April 23rd the group passed 
motions to request the Board of Trustees to engage a 
building inspector for 75 Barker Road and to request 
authorization from the Township Board to manage the 
waterfront part of the North Village property. 
 
 

10. UNFINISHED BUSINESS 

10A. Further Discussion on Accessory Setback 

Clarifications. 

Lippens referred to the proposal to clarify accessory 
setbacks based on the Commission’s discussion on 
April 18th.  

 Motion: Roman moved, Zarzecki supported, that 
the Planning Commission accept the memo 
regarding Accessory Setback Clarifications, 
Revision #2, as written, and to forward it to the 
Board of Trustees for approval.  
Motion carried 5—0 on a roll call vote. 

Lippens noted that a public hearing for this zoning 
ordinance amendment and for the Temporary Sales 



Northfield Township Planning Commission 

Minutes of Regular Meeting 

Public Safety Building; 8350 Main Street 

May 2, 2018 

 

 

2 

amendment recommended for approval at the April 
18th meeting need to be scheduled for public hearings. 

 Motion: Roman moved, Zarzecki supported, to set 
public hearings for both the Temporary Holiday 
Sales and the Accessory Setback Clarifications, 
Revision #2 zoning ordinance amendments. 
Motion carried 5—0 on a roll call vote. 

11. NEW BUSINESS 

11A. Discussion on Yard Measurements: Overhang 

Clarification. 

Lippens referred to his memo regarding Section 
36-98(f) to make it clearer that roof overhangs up to 
two feet are allowed within required setbacks.  

Commissioners agreed the proposed language is 
clearer. 

 Motion: Roman moved, Iaquinto supported, that 
the Planning Commission accept the memo 
regarding Yard Measurements: Overhang 
Clarification, to set this amendment to the zoning 
ordinance for public hearing, and to forward it to 
the Township Board of Trustees for approval.  
Motion carried 5—0 on a roll call vote. 

12. MINUTES 

 Motion: Roman moved, Iaquinto supported, that 
the minutes of the April 18, 2018, regular meeting 
be approved as presented, and to dispense with 
the reading. Motion carried 5—0 on a voice vote. 

13. SECOND CALL TO THE PUBLIC 

Tawn Beliger thanked the Commission for their 
assistance regarding Bark Park regulations. David 
Gordon, 5558 Hellner Road shared a joke. 

14. COMMENTS FROM THE COMMISSIONERS 

Zarzecki noted the Township will hold a Clean-up Day 
on June 9th. 

15. ANNOUNCEMENT OF NEXT MEETING 

May 16, 2018, 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, Iaquinto supported, that 
the meeting be adjourned. 
Motion carried 5—0 on a voice vote. 

The meeting was adjourned at 7:24 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 ______________________________, 2018. 
 
 
 
 

_________________________________________________ 
Larry Roman, Chair 

___________________________________________________ 
John Zarzecki, Secretary 

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