
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 
  December 2, 2020 at 7:00 p.m. 

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

 
 

The Decemnber2, 2020 Planning Commission meeting will be conducted virtually via Zoom. The Planning 
Commission Board is allowing electronic participation in order to promote public safety and compliance with state 
and local health directives. The meeting will be held on: 
 
                                           Wednesday, December 2, 2020 at 7:00 p.m. 
     Join the virtual board meeting by visiting https://zoom.us/j/95950029788 
                                           or dialing (312) 626-6799                                                                                                                           
                                          Webinar ID: 959 5002 9788 
 
Public participants will be able to address the board virtually during the public comment periods on the agenda. 
Visit http://www.twp-northfield.org/government/how_to_join_a_virtual_meeting.php for more information. 

 
 
 
 
AGENDA 
 

1. CALL TO ORDER 

2. ROLL CALL        

3. ADOPTION OF AGENDA 

4. CALL TO THE PUBLIC 

5. CLARIFICATIONS FROM COMMISSION 

6. CORRESPONDENCE 

7. PUBLIC HEARINGS 

8. REPORTS OF COMMITTEES 

A. Board of Trustees 

B. ZBA 

C. Staff  

D. Planning Consultant 

E. Parks and Recreation 

F. Downtown Planning Group 

9. UNFINISHED BUSINESS 
 

 
 
 
 
 

 

http://www.twp.northfield.mi.us/
https://zoom.us/j/95950029788
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10. NEW BUSINESS: 

 
A. Case #JPC200017, Recommend to Approve, Approve with Conditions or Deny, the 

request of Northfield Estates, 855 West Eight Mile Rd , Whitmore Lake, MI 48189 for site 
plan approval to install a 2,280 square foot clubhouse and 1,200 square foot office located 
adjacent to Emerald Circle within the center of the Northfield Estates manufactured home 
community. Parcel number B-02-06-200-019 and zoned MHC, Manufactured Housing 
Community District. 

B. Recommend to Adopt 2021 Calendar 
                                                                                                                                                                                                                                                                                                                                                                                     

11. APPROVAL OF PRECEDING MINUTES:  November 18, 2020 Regular Meeting 

12. FINAL CALL TO THE PUBLIC 

13. COMMENTS FROM THE COMMISSIONERS 

14. ANNOUNCEMENT:  Next Regular Meeting – December 16, 2020 

15. ADJOURNMENT  
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General close-up of related areas to justify visitor parking is provided below as requested. 



        

         



 



 















 

November 24, 2020 

 
Mary Bird 
Planning & Zoning Coordinator 
Northfield Township 
8350 Main Street 
Whitmore Lake, MI 48189 
 
Subject: Northfield Estates Clubhouse Addition; 158 Emerald Circle, Whitmore Lake;   
  Site Plan Review #2 

 
Dear Ms. Bird: 

We have reviewed the above-referenced revised application for a 2,280 square foot clubhouse and 1,200 square 
foot office building installation at 158 Emerald Circle (Parcel ID#: B-02-06-200-019). The applicant, Sherry Saxon, 
proposes to construct the structures within the Northfield Estates property on four (4) vacated modular housing 
lots. The clubhouse and office space are proposed to be four (4) modular buildings attached together, located 
adjacent to Emerald Circle within the center of the Northfield Estates manufactured home community. The parcel 
is located on the north side of Barker Road and zoned MHC, Manufactured Housing Community District. 

We have reviewed the site plan for compliance with the Township’s Zoning Ordinance Section 36-309. - 
Regulations and Standards for Manufactured Housing Communities. Manufactured housing communities are 
reviewed only by the standards of this section. We have reviewed this site plan with sound planning and design 
principles, and we offer the following comments for your consideration (items requiring correction or additional 
information are underlined). 

Site Photo: 158 Emerald Circle (Source: Google Maps 2019) 
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COMMENTS 
We based our site plan review for this project the site plan application requirements and design guidelines 
established in Article XI. Manufactured Housing Community of the Northfield Township Zoning Ordinance, and the 
standards of the State’s Manufactured Housing Commission. We offer the following comments in accordance with 
those standards.  

1. Use. The site is zoned MHC. The purpose of this district is to provide for manufactured housing communities, 
and to promote manufactured housing communities with the character of residential neighborhoods. It is the 
intent of this article that manufactured housing communities locate in areas which are served adequately by 
essential public facilities and services such as access streets, police and fire protection, and public sanitary 
sewer and storm drainage facilities. The applicant proposes to construct the clubhouse/office structures within 
the Northfield Estates property on four (4) vacated modular housing lots. Management offices and community 
centers are permitted accessory uses in the MHC. The clubhouse and office space are proposed to be (4) 
four modular buildings attached together, located adjacent to Emerald Circle within the center of the Northfield 
Estates property.  

2. Dimensional Requirements. Section 36-309 of the Zoning Ordinance includes the dimensional requirements 
for individual lots within a manufactured housing community. In this case, the contiguous four parcels, in 
common ownership, are considered on parcel, meeting the minimum lot requirement standards. The following 
lot coverage, building height, and distances between structures apply to this proposal. We find this standard 
to be met. 

DIMENSIONAL REQUIREMENT REQUIRED PROPOSED 
Lot Coverage (Non-residential) 35% max. 16.3% 
Building Height (Accessory structures) 15’ max. 15’ 
Distance between clubhouse & manufactured home 50’ min. 56.7’ 
Distance between parking & manufactured home 10’ min. Varies—25’ min. 
Distance between clubhouse & internal roadway 7’ 40’ min. 
Distance between clubhouse & parking bay 7’ 18.6’ min. 
Distance between clubhouse & common walkway 7’ 16’ min. 

3. Access and Circulation.  No new access roads or drives are proposed in the plan. Access to the clubhouse 
will be provided by the existing internal road, Emerald Circle. Two-way internal roads must be a minimum of 
21’ in width. We find this standard to be met.   

4. Parking and Loading. The applicant is providing a total of 23 parking spaces for the 2,280 clubhouse 
building with a maximum number of fifth (50) patrons. We find this use to be equivalent to the Township’s 
standards for private clubs and lodges, which requires one (1) space for every three (3) patrons at maximum 
capacity. For the 1,200 square foot office use, the applicant is proposing one (1) space per 200 square feet, 
for a total of 6 spaces.  

To meet the required parking, the applicant is providing 11 new parking spaces on the clubhouse side of 
Emerald Circle, and using 12 of the existing spaces on the opposite side of the street. In our initial review, we 
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asked the applicant to verify that these existing parking spaces that will be used for the new use would not 
make the overall parking required for the existing home sites deficient. The applicant has provided detailed 
parking counts for all spaces within 500-feet of the clubhouse (the required distance between home sites and 
visitor parking), which we verified through our own count based on the maps provided. The additional parking 
counts show that there are 19 more spaces provided in this area than what is required by the ordinance to 
serve the existing 38 home sites, including the four home sites that will be used for the clubhouse and office 
uses (see table below). We believe the additional information provided by the applicant has sufficiently 
addressed this issue, and that the existing parking may be used toward the new use. We find this standard to 
be met. 

Summary of Existing Parking Counts 
Home Sites (Exhibit A) 38 
  Required Unit Spaces (2 spaces/unit) 76 
  Required Visitor Spaces (1 space/3 units) 13 
Total Required 89 
Total Provided (Exhibit A) 108 
Additional Number of Existing Spaces 19 

Parking spaces must have a minimum width of 10 feet and length of 20 feet. The new spaces, measuring 10 
feet by 23 feet, meet this standard. The applicant is proposing to restripe the existing spaces on the east side 
of Emerald Circle so all spaces used for the new use meet the minimum ordinance standard (measured on 
site plan as 10 feet by 20 feet). We find this standard to be met.   

All parking spaces are indicated to be asphalt, as required by the ordinance. We defer to the Township 
Engineer on whether the subsurface material proposed for parking spaces is in compliance with the ordinance 
and AASHTO standards, as required by Section 36-309(3)b.  

5. Sidewalks. Common sidewalks are required to connect to all service facilities, including central laundry, 
parking, and recreational areas such as the clubhouse. Sidewalks must have a minimum width of three feet. 
Five-foot concrete sidewalks are proposed to connect all parking areas and existing sidewalks on either side 
of Emerald Court to the proposed amenities. We find this standard to be met.  

Sheet 3 notes that all wood decking, walkway, and stairs shall be provided by the owner to meet the 
elevations provided on the plan. Details are provided on Sheet 7.  

6. Screening, Fencing, and Landscaping. Section 36-309(k)(4) states that all exposed ground surfaces in all 
parts of the community shall be paved or covered with ornamental stone or protected with grass, trees, or 
shrubs that are capable of preventing soil erosion. The landscaping plan shows that areas that are not used 
as parking as covered with grass. Winter berry shrubs will be planted along the foundation along the entire 
front of the office, planted five feet on center. We find this standard to be met.  

The site plan indicates that a new vinyl fence will be constructed on the western and southern edges of the 
site. Sheet 7 provides details for the proposed 6-foot flat-panel vinyl fence.  

7. Stormwater Management. The applicant has provided a narrative on the stormwater management on the 
site. We defer to the Township Engineer on review of this aspect of the site plan review.  
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8. Lighting. Type, location, and height of lighting fixtures have been provided within the site plan. Three 12-foot 
lighting pole fixtures are included within the site plan, to illuminate the internal road, sidewalks, and the 
parking area. The light fixtures are decorative, octagonal lanterns. Minimum illumination levels required in 
internal roadways, parking bays, and sidewalks is .05 foot-candles. The minimum light level on the site is .1 
foot-candles, with an average site lighting of .70 foot-candles. We find this standard to be met. 

No building lighting is proposed at this time. We recommend the applicant submit details for any lighting 
fixtures that may be added to the building in the future for administrative review prior to installation.  

9. Trash Receptacles.  Sheet 3 notes that trash will be collected by curbside pickup with a residential container, 
which will be stored on the north side of the proposed office building. 

RECOMMENDATION 
We recommend that the Planning Commission approve the application with the following conditions:  

1. Address any issues raised by outside agencies or other departments, if any.  

2. Decorative light fixtures on the building be submitted for administrative review.  

If you have any questions about this report or require additional information, please contact us. 

Respectfully submitted, 

McKENNA  

 
 

Julie Connochie, AICP   Natalie Bond     
Principal Planner   Assistant Planner 
 



 
 
November 24, 2020 
 

Northfield Township 

Building & Zoning Department 

8350 Main Street, Suite A 

Whitmore Lake, Michigan 48189 

 

Regarding: Northfield Estates Clubhouse Addition 

Combined Preliminary and Final Site Plan Review #2 

OHM Job Number: 0151-20-1041 
 

We have reviewed the site plan material, received by this office on November 16, 2020 for the above-referenced 
project based on the Township’s Engineering Standards. Plans were prepared by Boss Engineering with a revision 
date of November 13, 2020. The applicant is requesting Site Plan approval for the proposed building on-site. A 
general summary of the site followed by our recommendation is noted below.  

 

General 

The existing site is located on parcel #B-02-06-200-019 with address 855 West 8 Mile Road. The site is currently 
zoned as MHP, Mobile Home Park District. The applicant is proposing a project, which includes, one new 2,280 
square foot clubhouse, one new 1,200 square foot office building, 11 parking spaces (2 handicapped spaces), a 
playground area, and updated landscaping and lighting. 

 

Utilities 

Water service for the site is supplied by private on-site wells to the northeast of the proposed project extents. The 
well locations and the well house location are shown on plan sheet 6. Three water leads are to be abandoned as 
part of the new clubhouse; the locations are shown on plan sheet 2. 

 

There is existing private sanitary service on the site.  The project includes connection to one of the existing sewer 
laterals and abandonment of three others.   

 

Paving/Access/Grading 

Access to the site is provided from Emerald Circle. There are 20 existing perpendicular parking spaces on the east 
side of Emerald Circle, and the site plan includes 11 perpendicular parking spaces on the west side of Emerald 
Circle. Eight existing parking spaces on the east side are to be reserved for individual lots, and the other 12 existing 
spaces will be used for the clubhouse. 

 

Drainage 

The proposed buildings are within the planned project limits and will not have any additional impact on the 
amount of impervious surface on-site or increase the volume of storm water run-off. The storm water will be 
directed from the southwest corner to the northeast corner via a proposed swale.  The swale outlets water over the 
sidewalk, into the roadway and down to an existing road drainage structure.   

 
Permits and Other Agency Approvals 

Copies of all permits and/or letters of waiver, obtained to date, shall be forwarded to this office.  The status of all 
necessary permits should be included on the cover sheet.  We note that this project will require the following 
permits: 
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• Northfield Township Fire Department approval for emergency vehicle access and maneuverability. 

• Northfield Township Building Department. 

• Washtenaw County Soil Erosion and Sedimentation Control 

 

Conclusion and Recommendations 

We offer the following comments on the site plan submittal.  We recommend that these comments be included as 
conditions of approval, or the plans be revised and resubmitted prior to action by the Planning Commission. 

 

1. A revision date shall be added to the plans on all sheets. 
2. The callouts on sheet 2 shall clarify which water service and sewer lead are proposed to be utilized for the 

building.  
3. The parking calculations on plan sheet 3 contradict each other. Section 1 states that 21 spaces are required, 

but section 4 states that 23 spaces are required. Clarification is needed. 
4. The barrier-free parking striping shall be dimensioned for the handicapped parking spaces on the plan 

sheets. The “Typical Barrier Free Parking Space” typical on sheet 7 shows two separate dimensions for the 
striping, clarification is needed. 

 

If you have any questions regarding any of the comments presented, feel free to contact us at (734) 522-6711 or 
marcus.mcnamara@ohm-advisors.com. 

 

Sincerely, 

OHM ADVISORS  
 

 

 

Marcus J McNamara 

 
cc:  File 
 
P:\0126_0165\SITE_NorthfieldTwp\2020\0151201140_Estates\2\Estates_SP2.docx 

 

mailto:marcus.mcnamara@ohm-advisors.com
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NORTHFIELD TOWNSHIP 

PLANNING COMMISSION 

Minutes of Regular Meeting  

November 18, 2020 

 

 

1. CALL TO ORDER 

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

2. ROLL CALL 

AND DETERMINATION OF QUORUM 

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

 
Also present: 
Building/Planning/Zoning Coordinator Mary Bird 
Planning Consultant Paul Lippens, McKenna Associates 
Planning Consultant Julie Connochie, McKenna Associates 
Township Engineer Marcus McNamara, OHM 
Township Attorney Mariah Fink 
Recording Secretary Lisa Lemble 
Members of the Community 

3. ADOPTION OF AGENDA 

 Motion: Roman moved, Chick supported, to adopt 
the agenda with removal of item 9E at the 
applicant’s request. 
Motion carried 7—0 on a voice vote. 

4. FIRST CALL TO THE PUBLIC 

No comments. 

5. CLARIFICATIONS FROM THE COMMISSION 

None. 

6. CORRESPONDENCE 

None. 

7. PUBLIC HEARINGS 

None. 

8. REPORTS 

8A. Board of Trustees  

Chick reported that at their November 10th meeting the 
Board approved the conditional use permit for 
TerraFirma. 
 
8B. ZBA 

Has not met since the last Planning Commission 
meeting. 

8C. Staff Report 

Nothing to report. 
 
8D. Planning Consultant 

Lippens reported more than 160 electronic survey 
submittals for the Parks & Recreation Master Plan 
survey. Connochie reported she has been working on 
Development Packet and the next step will be meeting 
with staff. She also reported a request from Northfield 
Estates for addition of amenities to their manufactured 
housing site is expected to be on the next Planning 
Commission agenda. 
 
8E. Parks and Recreation 

Nothing to report. 
 
8F. Downtown Planning Group 

Infante reported they are also meeting tonight, so she 
will report at the next Commission meeting. 
 
 

9. UNFINISHED BUSINESS 

Iaquinto stated he would be abstaining from all items 
of Unfinished Business. 

9A. Case #JPC200005; Green Guys Group 

Location: 9545-9551 Main Street; 

Site Plan approval to develop the existing 

structure into a Recreational Retail & 

Provisioning Center. Parcel 02-05-254-023; 

Zoned WLD-D  

Lippens noted the Township Board approved a 
conditional use permit for this subject to conditions 
including approval of a site plan. He said he is 
recommending approval subject to (a) submittal of a 
legal description for the easement being provided to 
the Township to help create public parking, and (b) 
administrative approval of the sign details. 

Township Engineer Marcus McNamara reported all of 
his concerns had been addressed.  
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Dwyer said the Main Street access needs to be used 
only as an entrance to the parking area, with Barker 
Road used for egress due to sight distance problems. 
Lippens said approval could be subject to that. 
McNamara noted that would require improvements 
that are not on this property, so restricting access 
would be an option only when the Barker Road access 
is available for egress. Lippens agreed with Dwyer that 
sight lines are poor, and the best option is for egress 
onto Barker to be available, and the off-site 
improvements that are needed for that are part of the 
partnership with the Township. He said there is not a 
risk to approving the site plan as-is as the applicant 
has shown good faith in working with he Township.  

 Motion: Roman moved, Chick supported, to 
approve the request in Case #JPC100005 by the 
Green Guys Group for site plan approval at 9545-
9551 Main Street with the conditions stated in the 
McKenna November 10, 2020, review.  
Motion carried 5—1—1 on a roll call vote, Dwyer 

opposed, Iaquinto abstaining. 

 

9B. Case #JPC200007; Whitmore Wellness/Pure Buds,  

Location: 8475 Main Street; 

Site Plan approval to develop the property into a 

Recreational Retail & Provisioning Center.  

Parcel 02-08-250-017; Zoned GC 

Lippens noted the Township Board approved a 
conditional use permit for this subject to conditions 
including approval of a site plan. He said this is a good 
plan for the site of the former Bobber Down restaurant, 
and very minor concerns had been addressed by the 
applicant. 

McNamara said he has no further engineering 
comments about this plan. Roman noted that building 
elevations were provided as previously requested. 

 Motion: Roman moved, Infante supported, to 
approve the request in Case #JPC200007 by 
Whitmore Wellness/Pure Buds for site plan 
approval at 8475 Main Street as presented.  
Motion carried 6—0—1 on a roll call vote, 

Iaquinto abstaining. 
 

9C. Case #JPC200006; RTMC Enterprises/Northern 

Trellis; 50 E N Territorial Road; 

Site Plan approval to develop the existing 

structure into a Recreational Retail & 

Provisioning Center; Parcel 02-20-300-032; 

Zoned GC  

Lippens noted the Township Board approved a 
conditional use permit subject to conditions including 
approval of a site plan. He said the remaining issues 

are removal of the billboard sign and notation on the 
site plan regarding plans for the pole sign. 

McNamara noted Road Commission and Washtenaw 
County Water Resources approval will be required for 
improvements being made, and he recommended that a 
construction easement be obtained from the adjoining 
property owner to facilitate paving of the cross access. 

Trent Daavettila, Project Consulting Engineer with CSI, 
said he agrees with all of Lippens’ comments and they 
will resubmit revised plans to show removal of the 
billboard and their plans for the pole sign. He said they 
are also working on getting the easement 
recommended by McNamara. In answer to a question 
from Roman, Daavettila said the sign could be removed 
before opening of the business, if required, but 
otherwise it will be done within the 360 days 
recommended by Lippens. There was discussion about 
options for addressing this.  

Dwyer pointed out an error in the asphalt detail 
McNamara said he will make sure that is corrected 
during the engineering plan review. 

 Motion: Roman moved, Zarzecki supported, to 
approve the site plan request in Case #JPC200006 
by RTMC Enterprises/Northern Trellis at 50 E. 
North Territorial Road, with the conditions stated 
on the McKenna November 12, 2020 review and the 
OHM September 1, 2020 review, subject to removal 
of the billboard sign prior to issuance of the 
certificate of occupancy. Motion carried 6—0—1 

on a roll call vote, Iaquinto abstaining. 
 

9D. Case #JPC200014; Kheti, LLC; 

Location: Vacant E North Territorial Road; 

Plan approval for a recreational grow permit, 

medical grow permit and processor permit. 

Parcel numbers 02-20-400-004, 02-29-100-002, 

02-29-100-004, and 02-29-100-005; zoned RTM  

Lippens noted the Township Board approved a 
conditional use permit for this subject to conditions 
including approval of a site plan. He said the building 
design is intended to mitigate the effect of lighting 
being used and landscaping is being provided. He said 
he is recommending approval subject to the approval 
of the private road and land division as the applicant 
understands the need for the road to allow for the 
creation of additional lots. He said it is also important 
to note that approval should be subject to approval 
from outside agencies including the Road Commission 
and the State regarding wetlands. 

McNamara said in addition to the requirement for the 
road, while it does not affect the site plan the applicant 
should be aware that the proposed pressure sewer line 
is only allowed when gravity does not work.  
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Roman said he is concerned about approving the site 
plan before approval of the private road. Lippens said 
he is satisfied the Township has enough information 
about the road for the development of this specific site 
to allow for approval of the site plan subject to 
approval of the private road. He said he believes the 
revised road application will include only this site and 
the part of the road that approves it.  

In answer to questions, Lippens said the applicant is 
conducting due diligence regarding wetlands and is 
aware of the need to get those approvals, but he does 
not think wetlands are being disturbed with 
development of this lot. McNamara said sending water 
to the wetlands areas is part of the stormwater 
management plan for this site, and if outside agencies 
require changes that affect the site plan the applicant 
would have to come back to the Planning Commission. 
Lippens said approval of the site plan would allow the 
applicants to move ahead with financing and with 
purchase of the property, and the two conditions of 
approval are sufficient to address the concerns raised.  

 Motion: Roman moved, Dwyer supported, to 
approve the site plan with the conditions stated in 
the McKenna review of November 9, 2020, and the 
OHM review of November 10, 2020.  
Motion carried 6—0—1 on a roll call vote, 

Iaquinto abstaining. 
 

9E. Case #JPC200014; Kheti, LLC; 

Vacant E North Territorial Road 

Private Road approval. Parcels 02-20-400-004, 

02-29-100-002, 02-29-100-004, 02-29-100-005. 

Zoned RTM  

Removed from the agenda at the applicant’s request. 

10. NEW BUSINESS 

None. 

11. MINUTES 

 Motion: Roman moved, Chick supported, that the 
minutes of the November 4, 2020, regular meeting 
be approved presented and to dispense with the 
reading. Motion carried 7—0 on a voice vote. 

12. SECOND CALL TO THE PUBLIC 

No comments. 

13. COMMENTS FROM THE COMMISSIONERS 

Chick announced that Township offices are closed to 
the public to do new State restrictions related to the 
COVID-19 pandemic, but staff will be working remotely. 

14. ANNOUNCEMENT OF NEXT MEETING 

December 2, 2020, at 7:00 P.M. via tele-conference or 
at the Public Safety Building was announced as the next 
regular Commission meeting time and location.  
 

15. ADJOURNMENT 

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

The meeting was adjourned at 8:03 P.M. 

 
 

 
 
Prepared by Lisa Lemble. 
Corrections to the originally issued minutes are indicated as follows: 
 Wording removed is stricken through; 
 Wording added is underlined. 
 
Adopted on ______________________________, 2020. 
 
 
 
 

_________________________________________________ 
Larry Roman, Chair 

___________________________________________________ 
John Zarzecki, Secretary 

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