NORTHFIELD TOWNSHIP PLANNING COMMISSION
NOTICE OF REGULAR MEETING
April 1, 2015 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.

APPROVAL OF AGENDA

5.

CALL TO THE PUBLIC

6.

CORRESPONDENCE

7.

REPORTS
A. Board of Trustees Report
B. ZBA
C. Staff Report
D. Planning Consultant Report

8.

PUBLIC HEARINGS
A. Case JPC#150003 – Rohani Foulkes, owner of Fete Farm, 9623 Earhart Rd, South Lyon, MI
48178 is requesting a conditional use permit to allow re-purposing of an existing outbuilding for an
Agricultural Commercial/Tourism Business under Section 36-730 AG Commercial/Tourism
Business of the Zoning Ordinance. Parcel number B-02-01-200-022 is zoned AR - Agriculture.

9.

OLD BUSINESS
A. Case #JPC140003 – Approve, approve with conditions, or deny the request of Nowatzke Truck &
Trailer, Inc., 6900 Whitmore Lake Rd, Whitmore Lake, MI 48189 for site plan approval for a
convenience store and gasoline/diesel fueling station. The parcel number is B-02-20-300-036 and
is zoned GC – General Commercial.
B. Master Plan Update
C. Citizen Survey – status of request for proposal

10.

NEW BUSINESS
A. Case JPC#150003 – Approve, deny, or postpone the request of Rohani Foulkes, owner of Fete
Farm, 9623 Earhart Rd, South Lyon, MI 48178, for a conditional use permit to allow re-purposing
of an existing outbuilding for an Agricultural Commercial/Tourism Business under Section 36-730
AG Commercial/Tourism Business of the Zoning Ordinance. Parcel number B-02-01-200-022.
B. Sewer Capacity Report – presentation and discussion

11.

MINUTES: March 18, 2015 Regular Meeting

12.

POLICY REVIEW AND DISCUSSION
Leapfrogging of Sewer Service, Calendar, Development of Planning Commission Agenda

13.

CALL TO THE PUBLIC

14.

COMMENTS FROM THE COMMISSIONERS

15.

ANNOUNCEMENT: Next Regular Meeting – April 15, 2015

16.

ADJOURNMENT

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

Date:

March 26, 2015

Conditional Land Use For
Northfield Township, Michigan

Applicant:

Rohani Foulkes
9623 Earhart Road
South Lyon, MI 48178

Project Name:

Fete Farm

Plan Date:

March 11, 2015

Date Stamped:

March 12, 2015

Location:

9623 Earhart Road – West side of road between Eight Mile and
Seven Mile

Zoning:

AR, General Agriculture. Agricultural /Tourism Business is a
conditional land use in the AR District.

Action Requested:

Conditional land use approval.

Required Information:

Deficiencies are noted in the following sections of this review.

PROJECT AND SITE DESCRIPTION
The applicant is proposing to utilize their recently purchased existing farmstead as a special
event venue. The area of the property containing building and site improvements
encompasses 8.42 acres containing an existing house, two (2) barns, a pond and a gazebo.

Fete Farm
3-26-15

The applicant has indicated their intent is to re-purpose the existing large barn structure for an
agriculture tourism business to establish a community space. Further, the re-purposed
structure would act as a multi-purpose space to host community and educational events. Such
events would include program offerings associated with the production, preservation and
consumption of food and nutrition practices as well as provide an organized meeting and
consumption of food and nutrition practices as well as provide an organized meeting space to
accommodate special events such as graduations, family reunions and weddings.
Agricultural/tourism businesses are listed as a conditional use in the AR district.

SITE

LAND USE AND ZONING
Due to the rural nature and limited operational timeframe of the proposed use, it would
appear to be in conformance with the adjacent rural and agricultural land uses and zoning.
Site:

The subject site is currently agriculture / residential and is zoned AR,
General Agriculture.
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North:

An existing residence and agriculture / vacant land are north of the
subject site.

South:

South of the subject site is agriculture / residential.

East:

East of the subject site is agriculture / vacant

West:

An existing residence and agriculture / vacant land are west of the
subject site.

Items to be Addressed: None.
MASTER PLAN
The Township’s Master Land Use Plan designates the subject site as Agricultural. The intent of
this land use classification is to protect existing agricultural land uses, maintain rural character,
minimize population density and preserve open spaces. This land use designation is intended
to allow low-density residential development only when it promotes open space preservation
and is compatible with agricultural operations.
As described by the applicant, the use as proposed allows the applicant to maintain and
improve existing barn structure, as well as, maintain the existing rural character of the
property. We believe the proposed use is in keeping with the Master Plan.
Items to be Addressed: None.
NATURAL RESOURCES
Current aerial photography was used for this section of the review. No significant natural
features would be affected by the proposed use.
Topography:

The property appears relatively flat. Topographic information will be
required during site plan review.

Wetlands:

An existing pond is located on the western (rear) portion of the site. No
wetlands are evident based upon the aerial photo provided. Wetlands
will be confirmed during site plan review.

Woodlands:

The western (rear) portion of the parcel has a densely wooded area.
Based upon the information provided, it appears all modifications to the
site will be adjacent to the existing barn, and will not impact the wooded
area. Tree removal, if applicable will be reviewed during site plan
review.
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Soil:

The USDA/Natural Resources Conservation Service Web Soil Survey
identifies the soils on the site as Boyer Loamy Sand 1-6% slopes,
Matherton Sandy Loam 0-4% slopes, Sebewa Loam, and Houghton Muck
the eastern portion of the site demonstrates little or no development
constraints. However, the western portion contains severe development
constraints.

Items to be Addressed: Topography, wetland, woodland and soil information will be further
reviewed during site plan review.
ESSENTIAL FACILITIES AND SERVICES
The site is to be served by an existing well and proposed septic system. The applicant will be
required to contact the County Health Department regarding essential services to be provided
as part of the special event venue, and we defer any comments related to the site’s essential
services to them. We note the application states a single restroom is provided within the
facility; however, the location for additional temporary toilet facilities should be provided on
the site plan.
Items to be Addressed: 1) County Health Department approval of the site’s existing and
proposed essential services. 2) Provide location of temporary toilet facilities at site plan review.
CONDITIONAL USE STANDARDS
The Zoning Ordinance identifies seven (7) standards and findings that must be met (Section
63.07 A.-G.). We note that most of these issues are addressed in the body of this analysis;
however, we will provide the following brief commentary for reference.
1. Will be harmonious with and in accordance with the general objectives, intent and
purposes of this Ordinance.
A special event venue would be secondary to the primary agricultural land use. The
applicant is not proposing any additional buildings or site improvements that would
detract from the agricultural use and the surrounding rural properties. It appears that
the primary residential/agricultural land use will remain unchanged.
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 site will continue to be utilized for agricultural/residential purposes. The applicant
intends to maintain the property in its original state, while providing a service
generating a second income for the property. Development of the site has been limited
to the eastern portion of the property. We are hesitant to claim that the proposed use
4
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will be compatible with adjacent uses of land due to the potential to create traffic and
noise nuisance to existing and future neighbors. Additional information demonstrating
specific noise control measures and landscape buffering will need to be provided, as
well, as a traffic impact study to determine if the existing infrastructure can handle the
additional traffic generated by the proposed use.
3. Will be compatible with the natural environment and existing and future land uses in the
vicinity.
The applicant provides the property’s unique natural resources will be preserved on the
site. We note site improvements are proposed within the developed areas of the
existing site.
4. Will be compatible with the Northfield Township Land Use Development Plan.
As noted above the use is in general conformance with the Township’s Master Land Use
Plan.
5. Will be served adequately by essential public facilities and services such as highways,
streets, police and fire protection, drainage structures, refuse disposal, or that the
persons or agencies responsible for the establishment of the proposed use shall be able
to provide adequately any such service.
The subject site has access to Earhart Road, and is serviced by a well and septic system.
We defer the technical engineering issues to the Township Engineer. The Township Fire
Department should provide comment on the general assembly portion of this proposal.
In association with the Fire Department review, the applicant should provide
information from the Washtenaw County Building Department regarding the
conversion of the barn to an assembly use. Further, septic and water facilities will
require review and approval by the County Health Department.
6. Will not be hazardous or disturbing to the existing or future neighboring uses.
This criterion is a key factor regarding this application. The project narrative submitted
indicates that the events at Fete Farm are scheduled May -October, and will include one
(1) small event (education/tour) and one (1) large event (wedding) per week. The small
event (40 attendees) will take place between 10am and 8pm during the week, and the
large event (250 attendees) will take place on a Friday or Saturday between 9am and
11pm.
Noise control is outlined in the application materials to include: limiting events to
11pm; providing buffer plantings along the property line adjacent to neighboring
residences, and having all activities confined to an indoor venue. We note, however,
the application indicates the first phase of the use will include utilizing the rear of the
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property with temporary tents to hold events. This will impact the noise control
measures provided within the application. Additional information should be provided
demonstrating specific noise control measures for both phase 1 and phase 2 of the
proposed use.
The applicant indicates that food trash will be handled by the caterer who will take all
food remnants away the night of the event so not to attract animals. Based on the
information provided by the applicant, we are concerned that during the first phase of
the applicant’s proposed use (temporary tent facilities) a negatively impact will result
disturbing existing or future neighboring uses.
7. Will not create excessive additional requirements at public cost for public facilities and
services.
The proposed use shall not create additional public facilities or services.
Items to be Addressed: 1) Township Fire Department review of general assembly use. 2)
Provide County Building Department review of barn for assembly use. 3) Demonstrate specific
measures how noise control will be handled so the proposed use will not to be detrimental to
surrounding neighbors. 4) Provide a traffic impact study.
SPECIFIC USE STANDARDS
In addition to the general conditional use standards in the previous section supplemental
regulations for Agricultural /Tourism Business are found in Section 60.33 D. The intent is to
allow uses of a commercial/tourism nature as conditional land uses when they are determined
to be complementary and accessory to the primary agricultural land use in the AR zoning
district. Specifically, organized meeting space (e.g. for use by weddings, birthday parties, and
corporate events) and educational classes, lectures, seminars are listed as an allowable
complementary and accessory use to the primary agricultural land use of the subject property.
The following supplemental regulations shall be met for such agricultural tourism businesses:
(1) Minimum lot area of ten (10) acres.
The subject site under consideration for review is 8.42 acres. A variance will have to be
obtained by the Zoning Board of Appeals in order to allow this use on the subject site.
(2) All uses permitted by this section may have access on any road type within the Township
with the condition that the increase in traffic shall not create a nuisance, as defined in
this Zoning Ordinance, to nearby residents by way of traffic or noise or increase of the
public cost in maintaining the roadway.
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The subject site has an existing driveway (gravel millings) that will be utilized from
Earhart Road (gravel). The applicant anticipates 30 vehicles per small event and a
maximum of 85 vehicles for a large event.
(3) A two hundred (200) foot open buffer shall be provided on all sides of the property not
abutting a roadway. Agricultural Commercial/Tourism Business activities shall not be
allowed within this buffer area. Where possible crops shall remain within this buffer
area to help maintain the agricultural character of the site.
A 200-foot open buffer cannot be accommodated on the north and south sides of the
property which are adjacent to residential neighbors, nor the east (front) side of the
property. Existing placement of the buildings does not meet this requirement. We
note from the information provided, the venue is located 200 feet from the adjacent
residential structures. A variance should be obtained from the Zoning Board of Appeals
to allow for a reduction in the 200-foot open buffer requirement on the north, south
and east sides.
(4) Buffer plantings shall be provided along the property line where there is an abutting
residence. Greenbelt plantings are intended to screen views of the proposed operation
from the adjacent home or property. Buffer plantings shall meet the standards of
Section 60.25
The applicant indicates buffer plantings will be provided. This item will be reviewed
during site plan review.
(5) Must provide off-street parking to accommodate use as outlined in 61.04 C.
a. Parking facilities may be located on grass or gravel area for seasonal uses such as
roadside stands, u-pick operations, and agricultural mazes. All parking areas
shall be defined by either gravel, cut lawn, sand, or other visible marking.
b. All parking areas shall be located in such a manner to avoid traffic hazards
associated with entering and exiting the public roadway.
c. Paved or unpaved parking areas shall not be located in required setback or buffer
areas. Paved parking areas must meet all design, and landscape screening
requirements as set forth in this Zoning Ordinance.
Section 61.04 (27) requires private clubs and lodge halls to provide one (1) parking
space for each three (3) persons based upon maximum occupancy. The applicant
provides a maximum of 250 persons would be allowed at the facility requiring 83
parking spaces. Eighty-five (85) parking spaces are demonstrated on the concept site
plan provided including four (4) barrier-free spaces.
The parking area will be reviewed further during site plan review to determine whether
traffic hazards exist (no dimensions have been provided on the concept plan). The
7
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Washtenaw County Road Commission will review the existing access drive and Earhart
Road for additional necessary improvements during site plan review.
The surface construction of the proposed parking area is noted as gravel. The plan
should be more specific as to the surface of the parking area, if gravel is proposed a
typical cross-section should be provided during site plan review.
(6) The following additional operational information must also be provided as applicable:
a. Ownership of the property –Rohani Foulkes and Matthew Lenhoff, 9623 Earhart
Road, South Lyon, MI 48178
b. Months (season) of operation – Year round for fruit, vegetable and flower
cultivation and care of small animals / May through October one (1) small event
and one (1) large event per week.
c. Hours of Operation – 10am-8pm; one (1) education/tour event per week
anticipated to be no longer that 4 hours. Friday and Saturday 9am-11pm; one
(1) large event per week.
d. Anticipated number of customers – 40 attendees per small event / up to 250
attendees per large event.
e. Maintenance plan for disposal, etc. – curb cart (no dumpster)
f. Any proposed signs – “Fete Farm” name at property frontage. Signage will be
review during site plan review.
g. Any proposed lighting – Any proposed lighting will be in conformance with
Northfield Township requirements, and will generally be low wattage directed
away from neighbors and Earhart traffic. Lighting will be reviewed during site
plan review.
h. Maximum number of employees at any one time – 2 to 4 on-site and up to 10
external vendors. An owner’s manager will be on-site at all times during every
event.
i.

Restroom facilities – Currently the indoor space is equipped with one (1) toilet
and sink. Additional toilet and washing facilities will be provided by
professional, temporary, portable facilities, screened from view and service
regularly.

j.

Verification that all outside agency permits have been granted, i.e. Federal, State
and local permits - Washtenaw County Environmental Health Department
Approval, Washtenaw County Road Commission, Washtenaw County Building
Department, and Northfield Township Fire Department all will be required to
review and approve the proposed use/site plan.

(7) All areas of the property to be used including all structures on site must be clearly
identified.
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All site features will need to be clearly identified for a complete site plan review.
Items to be Addressed: 1) A variance be obtained by the Zoning Board of Appeals to allow a
reduced parcel area. 2) A variance be obtained from the Zoning Board of Appeals to allow for a
reduction in the 200-foot open buffer requirement on the north, south and east sides. 3) Buffer
plantings will be reviewed during site plan review. 4) Township Engineer and Washtenaw
County review of parking and driveway facilities during site plan review. 5) Signage, lighting
and restroom facilities be reviewed during site plan review. 6) Review of site plan by all
applicable agencies, including: Washtenaw County Environmental Health Department,
Washtenaw County Road Commission, Washtenaw County Building Department, and the
Northfield Township Fire Department. 7) All site features will need to be clearly identified for a
complete site plan review.
VARIANCES
The following variances should be obtained prior to final approval:
1.

A variance should be obtained from the Zoning Board of Appeals to allow for a reduction
in minimum lot area (Section 60.33 D.(1)).

2.

A variance should be obtained from the Zoning Board of Appeals to allow for a reduction
in the 200-foot open buffer requirement on the north, south and east sides (Section
60.33 D.(3)).

RECOMMENDATIONS
Based upon the information provided by the applicant and the comments of this analysis, we
recommend the following items be addressed to the satisfaction of the Planning Commission
prior to taking action on the proposed conditional land use to allow the subject site to be used
for organized meeting space which is complementary and accessory to the primary agricultural
land use of the subject property:
(1)

Demonstrate specific noise control measures so the proposed use will not to be
detrimental to surrounding neighbors.

(2)

Provide a traffic study.

(3)

A variance be obtained by the Zoning Board of Appeals to allow for a reduction in the
minimum lot area.

(4)

A variance be obtained by the Zoning Board of Appeals to allow for a reduction in the
200-foot buffer requirements on the north, south and east sides.

(5)

Provide location of temporary toilet facilities.
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(6)

Township Fire Department review of general assembly use.

(7)

Provide a concept landscape plan.

(8)

Provide detail of signage and lighting.

Additionally, the following items will be required to be addressed during site plan review:
Site Plan Review Recommendation:
(1)

Provide topography, wetland, woodland and soil information.

(2)

County Health Department approval of the site’s existing and proposed essential
services.

(3)

Provide County Building Department review of barn for assembly use.

(4)

Township Engineer and Washtenaw County Road Commission review of driveway and
parking facilities.

(5)

Review of site plan by all applicable agencies, including: Washtenaw County
Environmental Health Department, Washtenaw County Road Commission, Washtenaw
County Building Department, and the Northfield Township Fire Department.

(6)

All site features will need to be clearly identified for a complete site plan review.

#124-1415
cc:

Rohani Foulkes via fetefarm@gmail.com
Engineering Technologies via etc@etcinc.com
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March 25, 2015
Northfield Township
Building & Zoning Department
8350 Main Street, Suite A
Whitmore Lake, Michigan 48189
Regarding:

Fete Farm
Conditional Use Review No. 1
OHM Job No. 0151-15-1047

We have reviewed the material, dated March 11, 2015 and received by this office on March 16, 2015, for the abovereferenced project at the Foulkes & Lenhoff property located at 9623 Earhart Road. Plans were reviewed according
to Township guidelines and engineering standards. The Applicant is requesting an agricultural commercial/tourism
business Conditional Use approval for an existing 8.4-acre agricultural site. A general summary of the site, followed
by our review comments and recommendations, are noted below.
General
The Applicant is requesting an agricultural commercial/tourism business Conditional Use approval for an 8.4-acre
agricultural site. The Applicant is proposing to re-purpose an existing agricultural outbuilding, in an effort to
establish a rentable community space. A gravel/grass parking lot providing 85 spots is proposed. The existing barn
is proposed to house portions of larger events, and shall be included in the proposal for re-purposing. Due to the
close proximity of neighboring buildings, consideration will need to be given to noise control. An existing
conditions plan should be provided for reference.
Utilities
The site is currently served by a private water supply well and two on-site septic fields. No utility changes are
proposed. Approval will be required from the Washtenaw County Health Department to verify that the existing
septic fields are adequate for the increased use generated from the proposed site use.
Paving/Access/Traffic
Access to the site will remain along Earhart Road through a 24’ wide gravel millings drive. The Applicant is
proposing a gravel/grass parking lot providing 11 spots to the north of and 74 spots to the west of the existing
outbuilding. The Applicant shall provide dimensions for the proposed parallel parking. Access to the existing
outbuilding and barn must meet all applicable ADA requirements regarding van accessible parking spaces and
dedicated access ways into the buildings. The Applicant shall include provisions for allowing adequate space for
emergency vehicle access and circulation in the main parking lot area, and shall define all parking areas by gravel, cut
lawn, sand, or other visible marking.
According to the Applicant’s proposal, 65 directional trips are estimated to occur at the peak operation of the
proposed re-purposed site. Evaluating Traffic Impact Studies: A Recommended Practice for Michigan Communities requires
traffic impact assessments for developments with more than 50 directional trips during the peak operational hours.
Based on this criterion, we recommend a traffic impact assessment be performed and reviewed prior to
consideration for approval.

March 25, 2015
Northfield Township
Fete Farm CU1
Page 2 of 2

Drainage/Grading
A pond exists on the west end of the site. No other stormwater management facilities have been provided on the
Conditional Use plan. Additional information regarding proposed stormwater management shall be provided with
the site plan submittal.
No existing or proposed contours or spot grades have been provided on the plan, so it is unclear what grading
changes may be proposed with the site improvements. This information shall be provided with the site plan
submittal.
Recommendations
As submitted, the Conditional Use application does not appear to be in substantial compliance with the Township
requirements. We recommend that the following comments be addressed prior to submitting a conditional use
application to the Planning Commission for their consideration. Please note that additional comments may be
generated on future reviews based upon the material presented.
1. A site plan and survey drawing, correlated with legal description showing all existing site buildings, drives,
and improvements must be submitted with a Conditional Use application.
2. A traffic impact assessment shall be prepared by the applicant and submitted for review.
3. A minimum lot area of ten acres is required by the Northfield Township Building & Zoning Department
and may require a variance.
4. A 200-foot open buffer on all sides of the property not abutting a roadway is required by the Northfield
Township Building & Zoning Department and may require a variance.
5. Additional noise control may be required by the Northfield Township Building & Zoning Department or
may require a variance.
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)
Pam Boegler, Northfield Township (via e-mail)
Kurt Weiland, Building/Zoning Official (via e-mail)
Marlene Chockley, Planning Commission Chair (via e-mail)
Doug Lewan, Carlisle/Wortman Associates (via e-mail)
Kenneth Cousins, Engineering Technologies Corporation (via e-mail)
Rohani Foulkes (via e-mail)
Matthew Lenhoff (via e-mail)
File
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Date:
October 28, 2014
Revised: December 10, 2014
January 30, 2015
March 20, 2015

Site Plan Review
For
Northfield Township, Michigan

Applicant:

Damrath Group, LLC – John Damrath

Project Name:

Nowatzke Truck + Trailer, Inc. Fuel Center

Plan Date:

October 10, 2014

Revised Plan Date:

March 6, 2015

Location:

6900 Whitmore Lake Road (B-02-20-300-036)

Zoning:

GC, General Commercial

Action Requested:

Site Plan Approval.

Required Information:

Deficiencies are noted in the sections below.

PROJECT AND SITE DESCRIPTION
The applicant proposes to construct a new 2,285 square foot convenience store (as a
renovation within the existing building), four (4) gasoline dispensers with canopy and three (3)
diesel fuel dispensers with canopy.
Automotive service station, including minor repair services is listed as a conditional use in the
GC, General Commercial zoning district. The applicant received a recommendation of Planning
Commission approval for the conditional use request, and conditional use approval by the
Township Board on September 23, 2014 with the following conditions of approval:

Nowatzke Truck + Trailer Site Plan Review
March 20, 2015

1. The traffic impact study be reviewed and approved by the County Road Commission as
a part of the detailed site plan review process. (WCRC approved the Traffic Study – see
letter from WCRC dated January 7, 2015.)
2. The applicant apply for full (detailed) site plan review.
3. Items 1 through 7 listed in the Engineer’s August 13, 2014 letter be addressed as a part
of the detailed site plan review process and noted as such by Orchard, Hiltz and
McCliment. (See Engineer’s review.)
4. Any non-conformities on the existing site be remediated according to the zoning
ordinance. (Applicant is working through non-conformities with the building inspector.)
Figure 1. - Aerial Photograph

Site

AREA, WIDTH, HEIGHT, SETBACKS
The dimensional requirements of the GC, General Commercial district are noted on the
following page;
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Lot Area
Lot Width

Required

Provided

Compliant

10,000 sq.ft.(with
sanitary sewer)
80 feet (with
sanitary sewer)

7.28 acres

Complies

approx. 455 feet

Complies
Complies

Setbacks
Front

35 feet

Side

20 feet

Rear

20 feet

80 feet to proposed canopy
45 feet to existing building (south)
123 feet to proposed canopy (north)
110 feet to existing building

25%

41.28% - existing

45 feet

18 feet – canopy
Convenience store height existing
condition (renovation to existing
structure)

Lot Coverage
Building Height

Complies
Complies
Existing nonconformity
Complies

Building setbacks were scale measured as distance to buildings and other site features have
not been dimensioned. Scaled elevation drawings of the proposed convenience store have
been included in the plan set.
Items to be Addressed: None.
NATURAL RESOURCES
The proposed site is currently built and contains a paved surface in the locations where the
proposed convenience store and gasoline/diesel pumps and canopies will be constructed. No
natural resources will be compromised in the construction of the proposed uses.
Further, the underground storage tank location is noted north of the proposed gasoline canopy
area. An Underground Storage Tank Plan Review Report conducted by MDEQ has been
included in the applicant’s latest submittal indicating no major deficiencies have been noted.
Tank detail sheets (T-300 and T-301) have been provided as requested. Permits will be
required prior to Final Zoning Compliance and Certificate of Occupancy.
Items to be Addressed: Underground storage tank permits will be required prior to Final Zoning
Compliance and Certificate of Occupancy.
BUILDING LOCATION AND SITE ARRANGEMENT
As noted above, the proposed building location is acceptable and meets ordinance standards.
The proposed location of the fuel canopies appears logical in relation to the rest of the site. In
our previous review, we questioned whether the distance between the diesel pump canopy
and the adjacent parking spaces allows adequate maneuverability for vehicles. The applicant
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has demonstrated truck maneuverability north of the convenience store, and demonstrated an
18-foot aisle width as required.
Further trailer storage and display is not depicted on the eastern portion of the property
adjacent to US-23, and should not be allowed within or adjacent to the detention basin area.
Note B-6 on Sheet C-100 indicates vehicles within the detention area will be relocated to
appropriate parking areas. We had recommended previously that the detention basin be
planted with native wetland plantings. The applicant’s cover letter indicates a note has been
added to Sheet L-100 describing native wetland plantings in the detention pond, which
provides for a native seed mixture to be applied.
Items to be addressed: None.
PARKING, LOADING
Section 61.04 outlines off-street parking requirements for various uses. The most similar use
to the existing trailer repair facility listed in the parking requirements is “automobile service
stations”. In addition to the parking required for the existing trailer repair facility, the
proposed convenience store parking requirement is noted under “general retail sales
establishments, not elsewhere classified”. The following table demonstrates both the
proposed and required parking for the uses on the site:
Required

Total Parking
Provided

59

46

2

2

Retail (1 per 200 s.f. – 2,285 s.f. / 200 = 12 spaces)
Auto Service Station (1 per 800 s.f. + 1 per 4 employees + 5
per each service bay = (21,288.7 s.f./800)=27 + 2 +30 =
Barrier Free

Based upon the required parking calculations, the uses on site require 59 parking spaces,
thirty-eight (38) automobile spaces are provided, and an additional 41 truck stalls. Section
61.03 G. allows for a reduction in parking when a parking lot serves two (2) or more uses where
the operating hours of the uses to not overlap.
The applicant has provided the hours of operation for the convenience store will be 24 hours
and the trailer repair business will operate from 8AM to 8PM. The applicant indicates further
while the two (2) uses will be utilized on the same property, they will not interact with one
another or have the need to “share” parking spaces.
Two (2) barrier-free parking spaces have been provided as required.
Items to be addressed: None.
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SITE ACCESS AND CIRCULATION
As provided in the conditional use review information, the site plan demonstrates a left turn
lane at the north driveway as recommended in the traffic impact assessment study produced
by Fleis + Vandenbrink. Review and approval of the traffic impact assessment and the
associated improvements to Whitmore Lake Road has been approved by the WCRC (approved
at their March 3, 2015 meeting).
The Sheet C-200 provides the boundary survey of the site, and calls out the various easements
within the subject parcel. It notes the location of the recorded easement agreement for the
ingress, egress, utilities, signs and drainage at the Washtenaw County Registrar of Deeds. A
copy of the easement document has been provided for review.
Sheet C-202 demonstrates truck turning radii throughout the site. We note the circulation
path demonstrates trucks will be traversing upon existing paved surfaces within the site.
Items to be addressed: None.
LANDSCAPING
A separate landscape plan is required to demonstrate that the existing landscape material
meets current standards. A signed and sealed landscape plan has been provided as part of the
submitted plan set.
One (1) tree per each 8 parking spaces is required. Thirteen (13) parking spaces are proposed
adjacent to the convenience store, in addition twenty-five (25) parking spaces currently exist
adjacent to the south driveway, and 41 trailer parking spaces are demonstrated along the
northern property line. Based on the parking demonstrated on the plan, six (6) parking lot
trees are required.
In addition to existing landscaping, two (2) new Red Maple trees and six (6) Colorado Spruce
trees are proposed in the northwest corner of the site. Additional Juniper shrubs are also
proposed at both sides of the driveway from Whitmore Lake Road (northern drive). We had
previously suggested additional plantings south of the driveway along Whitmore Lake Road. In
response, five (5) additional Armstrong Maple trees have been added along the Whitmore Lake
Road ROW as suggested.
We had also previously suggested that additional landscaping adjacent to Whitmore Lake Road,
particularly screening the propane tank would greatly enhance the site’s aesthetics. Additional
screening of the propane tank has been provided.
Further, landscaping adjacent to US-23 would enhance the aesthetics of the area and further
screen the site from view. The applicant has provided groupings of shrubbery along the
periphery of the detention basin. We suggest in addition to the shrubbery, the applicant
5
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provide a row of spruce trees along the eastern perimeter of the detention area to provide
screening of the site from US 23.
Items to be addressed: Consider addition of a row of spruce trees along the eastern perimeter
of the detention area to provide screening from US 23.
LIGHTING
A lighting plan has been provided demonstrating photometrics and fixture details. Section
60.31 requires all fixtures be downward directed; all proposed fixtures appear to be downward
directed.
In addition, all lighting fixtures shall not exceed 16 feet in height. All proposed fixtures are
shown with a height of 14 or 15 feet. Four (4) fixtures are shown at 24 and 25 feet in height;
these are noted as existing non-conforming light poles to remain.
Further, lighting illumination levels at property lines meet the standards of Section 60.31 E.1.
However, the maximum lighting levels cannot exceed 25 foot-candles directly beneath a
fixture, and shall not exceed 3 foot-candles directly between two (2) light fixtures. The lighting
levels beneath and adjacent to the fuel canopies have been modified from the previous
submittal to meet the required illumination levels.
Items to be addressed: None.
SIGNS
Two (2) existing freestanding signs are depicted along Whitmore Lake Road to be removed, as
well as detail for a new freestanding ID/Price Sign (Sheet AG-100) which will be located north
of the driveway.
The proposed freestanding meets the requirements outlined in Section 62.06. In addition to
the freestanding sign, one (1) wall sign is proposed on the south elevation of the gasoline fuel
canopy. Section 62.08 allows the permitted signs set forth in Section 62.06 A.1. To be attached
either to a wall of the building or to the canopy of a fuel pump island. Section 62.06 A.1. allows
for one wall sign.
Items to be Addressed: None.
FLOOR PLAN AND ELEVATIONS
Floor plans have been provided and appear acceptable. Elevations of the canopy and fuel
dispensers have been provided on Sheets A-201 and A-202. Elevations demonstrating the new
convenience store have been included in the plan set.
Items to be Addressed: None.
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VARIANCES
None requested or required.
Items to be Addressed: None.
RECOMMENDATIONS
We recommend the following items be addressed prior to site plan approval:
1. Items 1 through 7 listed in the Engineer’s August 13, 2014 letter be addressed as a part
of the detailed site plan review process and noted as such by Orchard, Hiltz and
McCliment.
2. Any non-conformities on the existing site be remediated according to the Zoning
Ordinance.
3. Underground storage tank permits will be required prior to Final Zoning Compliance
and Certificate of Occupancy.
4. Consider addition of a row of spruce trees along the eastern perimeter of the detention
area to provide screening from US 23.

#271-02-1305
cc:

Tom Nowatzke via tomnowatzkesr@msn.com
John Damrath via jd@damrath.com
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March 20, 2015
Northfield Township
Building & Zoning Department
8350 Main Street, Suite A
Whitmore Lake, Michigan 48189
Regarding:

Nowatzke Fuel Station
Site Plan Review No. 4
OHM Job No. 0151-14-1021

We have reviewed the site plan material, dated March 6, 2015 and received by this office on March 13, 2015, for
proposed site improvements to the Nowatzke Truck & Trailer, Inc. property located at 6900 Whitmore Lake Road.
Plans were reviewed according to Township guidelines and engineering standards. A brief description of the
project, followed by our comments, is provided below.
The applicant is requesting site plan approval for gasoline and diesel dispensers with fueling pads and canopies of
2,592 square feet and 1,440 square feet, respectively. Two underground storage tanks of 20,000 gallons and 30,000
gallons are also proposed. A convenience store is proposed to occupy 2,285 square feet of the existing building onsite.
Site Drainage
1. A drainage area map for the overall system, including any runoff from neighboring properties and County
ROW contributing to the drainage area, shall be included. It appears that the drainage area on the southwest
side of Whitmore Lake Road drains through an 18 inch storm sewer under Whitmore Lake Road towards
the existing detention basin, and has not been included in the on-site stormwater system. We are aware that
the existing pond was designed and constructed to include some amount of offsite flow from the Whitmore
Lake Road ROW and surrounding properties, and this must be accounted for in the volume calculations.
2. The proposed expansion to the existing detention basin appears to be insufficient to store the as-calculated
100-year storm volume.
3. An emergency spillway shall be provided for the existing detention basin.
4. The Applicant shall provide the impervious cover post-development 100-year storm volume, and the total
100-year storm volume in the runoff summary.
Permits and Other Agency Approvals
Copies of all permits and/or letters of waiver, obtained to date, shall be forwarded to this office. The current status
of all necessary permits should be included on the cover sheet. Before construction plan approval can be issued, the
applicant must submit all necessary permits/approvals, including but not limited to the following agencies:





Washtenaw County Road Commission (WCRC) for the work within the Whitmore Lake Road right-of-way
and approval of the traffic impact assessment.
Washtenaw County Water Resources Commissioner’s Office (WCWRC) for drainage, soil erosion and
sedimentation control.
Northfield Township Building Department.
Northfield Township Fire Department approval for fire code compliance.

March 20, 2015
Northfield Township
Nowatzke Fuel Station Site Plan Review #4
Page 2 of 2

Conclusion and Recommendations
As submitted, the site plan appears to be in substantial compliance with The Charter Township of Northfield
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.
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)
Pam Boegler, Northfield Township (via e-mail)
Kurt Weiland, Building/Zoning Official (via e-mail)
Marlene Chockley, Planning Commission Chair (via e-mail)
Doug Lewan, Carlisle/Wortman Associates (via e-mail)
John Damrath, Damrath Group, LLC, (via e-mail)
Tom Nowatzke, Nowatzke Truck and Trailer, Inc., (via e-mail)
File

P:\0126_0165\SITE_NorthfieldTwp\2014\0151141020_Nowatzke_Fuel_Station\1021-SP\Nowatzke_Fuel_Station_SP4.docx
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A - EXISTING SITE FEATURES TO REMAIN
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24.00' X 108.00' CANOPY (2,592 S.F.),
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CONSTRUCTION IMPROVEMENT PLAN ON SHEET A-101
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(SEE DISPENSE AND PIPING DETAILS SHEET)
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PROJECT NO.:
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DESIGNED BY:

JD

DRAWN BY:

BH

CHECKED BY:

JD

SITE PLAN
SHEET NO.

MASTER/SATELLITE DISPENSER
( TOLL FREE )

C-200

WASHTENAW COUNTY ROAD COMMISSION
MEMORANDUM
TO:

Gary Streight (Engineering)

FROM:

C. Ryan

SUBJECT:

Board Action – March 3, 2015
Nowatzke Truck & Trailer – Road Improvement Agreement
RC15-090

DATE:

March 3, 2015

Moved…
That upon the recommendation of the County Highway Engineer and concurrence of the Managing
Director, the Board hereby approves and authorizes the Managing Director to sign the Road
Improvement Agreement between the Washtenaw County Road Commission and Nowatzke Truck &
Trailer, Inc. in connection with the construction of a fueling station at the existing Nowatzke Truck &
Trailer site located at 6900 Whitmore Lake Road, Section 20 of Northfield Township.
Voice Vote: YEAS: 3 NAYS: 0 ABSENT: 0 Motion Carried
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ACRONYMS AND ABBREVIATIONS
Acronym/Abbreviations

Definition

gpd

gallons per day

I/I

infiltration and inflow

MDEQ

Michigan Department of Environmental Quality

MG

million gallons

MGD

million gallons per day

NPDES

National Pollution Discharge Elimination System

REU

residential equivalent unit

SAD

special assessment district

SRF

State Revolving Fund

SSES

Sewer System Evaluation Survey

WWTP

wastewater treatment plant
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EXECUTIVE SUMMARY
Northfield Township owns and operates a wastewater treatment plant and sanitary collection system, which has
an average flow rate of 0.7 MGD and can be as high as 0.9 MGD during the spring season. This is less than the
treatment capacity of 1.3 MGD, but with potential future development, improvements will be necessary. The
Township engaged Tetra Tech to define the potential growth within the existing wastewater service area and
identify improvements necessary at the wastewater treatment plant to meet the growth. Tetra Tech used flow data
measured at the influent of the wastewater treatment plant as a basis point to estimate the magnitude and
timeline for the improvements. The purpose of this report is to document the level of projected growth, summarize
the analysis used to develop recommendations, and summarize the recommendations.
In addition to service areas within Northfield Township, flows from neighboring Green Oak Township are also
treated at the Northfield Township wastewater treatment plant. Two service agreements between the two
townships specifies that Green Oak Township can discharge an additional 227,000 gallons per day (equivalent to
873 REUs) to Northfield Township than it does currently.
The four sanitary sewer special assessment districts in Northfield Township have a potential to include an
additional 1,865 REUs with a design average day flow of 485,000 gallons per day. Three of these SADs have
been in place several years with only modest recent interest in development and in new connections being made.
However, should this development occur, improvements will be needed to meet both the additional daily flow and
to meet the requirements of the state for wet weather flows up to the 25-year, 24-hour design storm. An increase
in treatment capacity will address dry weather flow requirements, while a long-planned storage basin at the
wastewater treatment plant will address wet weather flow requirements.
The initial recommendation is to construct a storage basin large enough to meet future needs up to the next
expansion in treatment capacity because the cost of the storage will be less than the cost of the facilities required
to increase the treatment rate. A 1.7 million gallon storage basin is recommended in the near term before much
growth occurs. The basin size may be able to be made smaller through a more detailed analysis during the
preliminary design of the facility. Previous analysis of the WWTP indicated the basin will equalize peak flows and
allow an even higher rate of flow to be treated. When between 800 and 1,500 REUs of growth occurs (the lower
end corresponding to no storage basin and the upper end corresponding to a condition where the storage basin is
in place), a commitment to increase the WWTP capacity will need to be made.
If the Township decides to construct the recommended storage and wants to pursue construction funding through
the State Revolving Fund Loan Program, additional intermediate studies are required to secure the funding.
These intermediate studies will take multiple years to complete; therefore, pursuit of funds through the state’s loan
program will likely mean that funding will not be available until at least July 2017. Should the Township desire to
initiate construction earlier, the Township will need to arrange its funding through another source.
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1.0 INTRODUCTION
Northfield Township owns and operates a wastewater collection and treatment system that serves portions of
Northfield and Green Oak Townships, but has not previously adopted a defined sanitary sewer service area. The
Township has evaluated developments on a case-by-case basis. A formal sanitary sewer master plan has been
discussed but is yet to be completed. Developing a wastewater master plan for Northfield Township is a large
undertaking. As an initial step in better understanding the sewer system needs, the Board of Trustees elected to
initiate this study of the sewer system to better understand the Township’s wastewater treatment needs. This
study has the following objectives:


Update the Township’s sanitary sewer map to include changes since the last map was created in 1996



Identify potential development in the existing special assessment districts within Northfield Township and
the likely flow impact on the Township’s wastewater treatment plant (WWTP)



Understand the commitment to provide sewer service to Green Oak Township and the likely flow impact
at the WWTP



Conceptually size a wet weather storage tank (also referred to as an equalization basin) at the
Township’s WWTP

A smaller scale revised sewer map is included in this document, and a full scale map will be delivered to the
Township separately.
Two other components that are commonly included in a master plan have been deferred to a later time, including
the detailed analysis of wastewater treatment plant expansion(s) and impacts to the collection system caused by
potential growth. Impacts to the collection system generally require flow monitoring and detailed calculations to
fully understand.

2.0 EXISTING WASTEWATER INFRASTRUCTURE
2.1 INFRASTRUCTURE HISTORY AND CONFIGURATION
The Township’s WWTP was originally constructed in 1961 to serve a State of Michigan correctional facility. The
WWTP was then purchased by Northfield Township and sewer systems were constructed through the 1970s to
initially serve portions of Green Oak Township and Northfield Township around Whitmore Lake and portions of
Northfield Township around Horseshoe Lake. Expansion of the system continued in the 1980s and 1990s to serve
growing residential development.
The Township’s existing wastewater treatment plant has a National Pollution Discharge Elimination System
(NPDES) permit limit of 1.3 MGD. This is a nominal limit on the average daily flow that the WWTP may accept,
treat and discharge. Peak flows into the WWTP may be higher than this and are allowed as long as the WWTP
can acceptably process and treat the water. Calculations by Tetra Tech in 2005 suggest that the WWTP may be
able to treat up to 1.5 MGD on average and meet limits if the peak flows into the WWTP are controlled through
the use of a storage basin.
The WWTP has been expanded and upgraded numerous times since its 1961 construction. In its current
configuration, the plant provides primary treatment (clarification), secondary treatment with a trickling filter and a
second stage activated sludge process, and tertiary treatment with travelling bridge sand filters. The wastewater
is disinfected with chlorine gas and receives post aeration by a cascade before being discharged to the
Horseshoe Lake Drain.
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WWTP operations staff indicate that they can routinely treat a peak flow rate of 2.5 to 3.0 MGD. However, they
also indicate that the sand filters have reduced capacity due to suspected biological fouling of the underplates.
These plates are due to be refurbished in the next few years. In its present configuration, the sand filters can only
process a peak flow rate of approximately 2 MGD.

2.2 WWTP FLOW RATES
Average flows to the WWTP are lower than the permit limit of 1.3 MGD. Between 2011 and 2014, the WWTP
averaged 0.7 MGD of influent flow. In the spring, when more precipitation and a higher groundwater table typically
occur, the average flow was 0.9 MGD.
During wet weather, influent flows to the WWTP increase. On several occasions the Township has observed the
peak flow into the WWTP reaching 3 MGD, which is the limit that can be measured at the WWTP. This increase in
flows with wet weather is typical of older systems and is due to stormwater and groundwater being allowed to
enter the sewer system. This water is referred to as infiltration/inflow (I/I) and can occur due to leaks in the public
sewer, leaks in the privately-owned laterals, and improper connections made to either the publicly-owned system
(such as storm drains) or to privately-owned parts of the system (such as basement sump pumps).
The Township has not previously conducted a comprehensive evaluation of I/I. However, in 1999, a brief flow
monitoring program was conducted that showed that most parts of the Township’s sewer system experienced
flow increases with rainfall. Thus, the I/I was not isolated to a single part of the system. The Township also
conducted a survey that showed that several homeowners had sump pumps connected to the sanitary sewer.
While these connections are in violation of the Township’s sewer use ordinance, there is no record that the
Township followed up on removing these sources of I/I. It is also known that high water levels in Horseshoe Lake
have submerged toilets and other sewer inlets creating lake inflow.

3.0 WASTEWATER SERVICE TO GREEN OAK TOWNSHIP
Wastewater service to Green Oak Township originated in the 1960s and 1970s concurrently with service to
Northfield Township. The majority of this early service area occurred around the perimeter of Whitmore Lake.
A 2001 agreement between the Townships allows an additional 124 REUs to be connected within the existing
service area around Whitmore Lake. Mr. St. Charles, Green Oak Township Supervisor, indicated in a telephone
call that Green Oak Township’s records show that 20 REUs around the lake have been connected since the 2001
agreement. Therefore, 104 REUs remain to be connected from Green Oak Township around Whitmore Lake. At
260 gallons/day, these 104 REUs produce an average daily flow of 27,040 gallons/day.
Sometime after 2001, Green Oak Township approached Northfield Township about serving an additional area in
Green Oak Township. Northfield and Green Oak Township entered into a sewer service agreement dated
November 11, 2004, to serve development in a designated area west of US-23 and north of 8 Mile Road. This
agreement specifies that an additional 200,000 gallons of average daily flow will be allowed from Green Oak
Township equivalent to 1,600 residential equivalent units (REUs). These agreements with Green Oak Township
are presented in Appendix A.
Recent discussions with Green Oak Township resulted in a determination that a negligible amount of
development has occurred in this new service area, so Northfield Township has a remaining obligation of
approximately 200,000 gallons per day (gpd) to Green Oak Township. The discussions with Green Oak Township
also addressed the 1,600 REUs mentioned in the agreement. Northfield Township’s engineering standards define
one REU equal to 260 gpd of average daily flow. Thus, 200,000 gallons equates to 769 REUs, not the 1,600
REUs listed in the agreement. Green Oak Township Supervisor Mark St. Charles indicated that Green Oak
Township was likely to honor the 769 REU allocation.
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In summary, the agreement with Green Oak Township suggests that Northfield Township is obligated to provide
an additional 873 REUs, or an equivalent average daily flow rate of 227,040 gpd.

4.0 FUTURE WASTEWATER SERVICE IN NORTHFIELD TOWNSHIP
Northfield Township has existing obligations to provide wastewater service to four special assessment districts
(SADs). The SADs were created specifically to provide wastewater service. The four SADs include the Lake Point
SAD, North Territorial SAD, Seven Mile Road SAD, and Whitmore Lake Road SAD, and are shown on Figure 1.
Northfield Township’s design standard for average daily wastewater flow is 260 gpd per REU. The density of
REUs for a particular zoning type is an estimate based on minimum lot size in the Township’s zoning ordinance
and values used on past planning projects.

4.1 LAKE POINT SAD
The Lake Point SAD was established in 2003. The SAD is small, consisting of four parcels along Lake Point Drive
on a peninsula extending into Whitmore Lake. All of the parcels are zoned single family residential or low density
residential and appear to be developed and understood to be already connected to the WWTP. There are four
total REUs in this SAD, all of which are currently connected to the WWTP.

4.2 NORTH TERRITORIAL SAD
The North Territorial SAD was established around 2000 to provide wastewater service to a planned commercial
area. A trunk sewer, pump, station, and force main were constructed. The force main discharges to the
Township’s Eight Mile Road Pump Station. To date, only a few parcels within the SAD have connected to the
trunk sewer representing about 49 REUs. The concept for this SAD was that the area could be expanded both
west and east as development demanded more wastewater service. Only the area within the current SAD is
depicted on Figure 1. Table 1 shows the estimated wastewater demand for parcels within the current district
limits.
Table 1: REUs and Average Daily Wastewater Flow in the North Territorial SAD

Parcel Density,
REUs / acre

Current
Parcels

Total Area,
acres

Ultimate REUs

Average Daily
Wastewater
Flow, gpd

Local
commercial

3.0

3

16.59

50

13,000

General
commercial

3.0

14

167.95

504

131,040

Planned
shopping center

3.5

4

87.29

306

79.560

Research,
technology,
manufacturing

2.5

18

323.58

809

210,340

-

39

595.41

1,669

433,940

Zoning

Total
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Figure 1: Map of Special Assessment Districts
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4.3 SEVEN MILE ROAD SAD
The Seven Mile Road SAD was established in approximately 2003 to serve the area along Seven Mile Road
southeast of Whitmore Lake. The sewer has been constructed but only three connections have been made
consisting of three REUs. Table 2 shows the estimated wastewater demand for the SAD.
Table 2: REUs and Average Daily Wastewater Flow in the Seven Mile Road SAD

Parcel
Density,
REUs / acre

Current
Parcels

Total Area,
acres

Ultimate
REUs

Average
Daily
Wastewater
Flow, gpd

Agricultural

0.2

5

43.89

8

2,080

Assumes 3
parcels are
split into two
parcels each

Low density
residential

0.5

10

21.60

13

3,380

Assumes 1
parcel is split

Recreational
conservation

0.1

5

108.80

11

2,860

Assumes 1
parcel is split

Single family
residential

4.0

2

45.14

140

36,400

20 percent of
area allotted
for right-ofways.
Remaining
area
developed at
4 parcels per
acre

-

22

219.43

172

44,720

-

Zoning

Total

Notes

4.4 WHITMORE LAKE ROAD SAD
The Whitmore Lake Road SAD was established in 2013 to provide sewer service to 24 parcels along Whitmore
Lake Road south of North Territorial Road. The Whitmore Lake SAD is tributary to the sewer improvements
funded by the North Territorial SAD. No sewers have yet been constructed. Table 3 shows the estimated
wastewater demand for the SAD. The basis of design for the Whitmore Lake Road district estimated a total of 76
REUs to be served.
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Table 3: REUs and Average Daily Wastewater Flow in the Whitmore Lake Road SAD

Parcel Density,
REUs / acre

Current
Parcels

Total Area,
acres

Ultimate REUs

Average Daily
Wastewater
Flow, gpd

Agricultural

0.2

14

64.61

14

3,640

Limited
industrial

1.0

8

45.27

43

11,180

Local
commercial

3.0

2

6.52

19

4,940

-

24

116.40

76

19,760

Zoning

Total

5.0 SUMMARY OF ADDITIONAL FLOWS TRIBUTARY TO THE WWTP
In the build-out condition, a total of 2,794 REUs were estimated to be served by the WWTP within the current
SAD boundaries and growth areas within Green Oak Township. Of these 2,794 REUs, 56 are already connected
to the sewer system leaving 2,738 to potentially connect. These REUs would increase the average daily flow
beyond the existing WWTP capacity. Furthermore, as the existing treatment capacity is approached, there will be
a greater need to provide storage for both daily fluctuations in the flow and wet weather peaks. A summary of the
growth is provided in Table 4.
Table 4: Summary of Additional Flows Tributary to the Northfield Township WWTP

Community
Green Oak Township

Northfield Township

Additional
REUs

Location
around Whitmore Lake (2001 agreement)

104

27,040

west of US-23 (2004 agreement)

769

200,000

Subtotal

873

227,040

0

0

1,620

421,200

169

43,940

76

19,760

1,865

484,900

2,738

711,940

Lake Point SAD

1

North Territorial SAD
Seven Mile Road SAD
Whitmore Lake Road SAD
Subtotal
Total
1

Additional Average Daily
Wastewater Flow, gpd

These properties are already developed and connected to the WWTP.

6.0 ALTERNATIVES TO MANAGE NEW CONNECTIONS
Determining available capacity is not a straightforward determination. A wastewater utility must consider
treatment capacity during dry weather, treatment capacity during wet weather, and sewer system capacity.
Analysis of the sewer system capacity was not an objective of this evaluation, however, average and wet weather
conditions are discussed below.
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6.1 AVERAGE FLOWS
The average flow for existing conditions is approximately 0.7 MGD and 0.9 MGD during springtime highs. The
WWTP’s rated capacity is presently 1.3 MGD with the potential of 1.5 MGD if storage is provided. Thus, there is
existing WWTP capacity during average conditions to accommodate new connections.
The Michigan Department of Environmental Quality (MDEQ) is generally reluctant to allow new connections to a
WWTP when the flow approaches 85 percent of the facility’s rated capacity. Assuming a treatment capacity of 1.3
MGD, this necessitates a decision on an expansion when rates reach 1.1 MGD (1.3 x 0.85). Assuming a
treatment capacity of 1.5 MGD, this necessitates a decision on an expansion when rates reach 1.3 MGD (1.5 x
0.85).
In 2005, Northfield Township explored a WWTP expansion to address the new connections it committed to in the
2004 agreement with Green Oak Township. That expansion was conceived to construct a storage basin and
expand the treatment capacity to 2.25 MGD. Development did not occur and this expansion was not
implemented.
Available capacity calculations are found below for various scenarios. The first two calculations consider growth
without differentiating new connections between Green Oak Township and Northfield Township. The last two
scenarios were calculated assuming the capacity in the Green Oak contract is reserved.
A summary of potential capacity available during average conditions without reserving capacity for Green Oak
Township follows (assuming no storage provided):
Allowable Rate before
Expansion (MGD)

Springtime Rates (MGD)

Allowable Increase (MGD)

Allowable Increase (REU)

1.1

0.9

0.2

800

The summary of potential capacity available during average conditions without reserving capacity for Green Oak
Township follows (assuming storage provided):
Allowable Rate before
Expansion (MGD)

Springtime Rates (MGD)

Allowable Increase (MGD)

Allowable Increase (REU)

1.3

0.9

0.4

1,500

The summary of potential capacity available during average conditions and reserving 0.227 MGD for Green Oak
Township follows (assuming no storage provided):
Allowable Rate before
Expansion (MGD)

Springtime Rates (MGD)

Allowable Increase (MGD)

Allowable Increase (REU)

1.1

0.9

0

0

The summary of potential capacity available during average conditions and reserving 0.227 MGD for Green Oak
Township follows (assuming storage provided):
Allowable Rate before
Expansion (MGD)

Springtime Rates (MGD)

Allowable Increase (MGD)

Allowable Increase (REU)

1.3

0.9

0.173

700
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6.2 WET WEATHER FLOWS
Storing wastewater during peak flow rates is a proven technique for managing flows in excess of the treatment
capacity. Flows in excess of the treatment capacity are temporarily stored and returned to the system after the
peak flows abate. Many, and perhaps most, wastewater treatment plants have storage tanks. The existing
Northfield WWTP does not have any storage capacity. However, storage has been discussed for the WWTP
since at least 1988 without the construction occurring.
In 2002, the State of Michigan adopted a policy on controlling untreated overflows from sewer systems. This
policy requires that sewer systems control overflows for storms up to and including the 25-year, 24-hour storm.
This storm is defined as 3.9 inches of rainfall in 24 hours throughout the state.
Flows measured at the WWTP for four severe storms between 2011 and 2014 were used to project a hydrograph
for the 25-year, 24-hour storm, which can be added to a base flow to estimate the storage volume that would be
necessary to eliminate overflows at the WWTP for events up to that size. The procedure used to create the
hydrograph used for the 25-year, 24-hour storm followed these steps:


The second through fifth most extreme events from 2011 to 2014 between April and October of each of
those years, in terms of volume measured at the WWTP, were identified. The most extreme event,
beginning on May 25, 2011, was excluded because it is known that inflow from Horseshoe Lake was
occurring during and following this rainfall. The four rainfalls used in the analysis included:
o

April 27-28, 2011, 2.17 inches of rain, 3.0 million gallons (MG) of I/I estimated at the WWTP

o

April 18-19, 2013, 2.43 inches of rain, 1.7 MG of I/I

o

May 12-15, 2014, 4.30 inches of rain, 4.3 MG of I/I

o

June 17-18, 2014, 2.03 inches of rain, 0.5 MG of I/I



The I/I and base flow components of the hydrograph were estimated. Plots of the components for each of
the events are shown in Appendix B.



The I/I component of the flow was projected to the 25-year, 24-hour design storm using a ratio of the
design storm rainfall to the actual rainfall.



The individual projections were averaged over an hourly period to smooth the peaks and valleys in the
hydrograph using the 15-minute data from the WWTP.



A composite of the four individual projections was created by averaging the four individual event
projections. The composite projection is similar to the projection made for the May 12, 2014 event, which
had the closest rainfall volume to the design storm. The individual and composite projections (with base
flow removed) for the 25-year, 24-hour design storm is shown in Figure 2. The composite hydrograph was
used for all analyses in this report. The tail of the hydrograph extends well beyond the end of the rainfall
because of infiltration following the rainfall.
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Figure 2: Composite 25-year, 24-hour I/I Hydrograph Constructed from Individual Event Projections
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The required storage volume can now be estimated by adding the design storm I/I flows onto a base flow. For all
the storage calculations it was assumed that the WWTP could treat 150 percent of its sustained treatment
capacity for up to 6 hours and still meet its effluent limits. The remaining time, the WWTP could only treat its
sustained capacity. For example, for the existing conditions, the WWTP could treat 2.0 MGD for 6 hours and 1.3
MGD for the remaining time. For existing conditions, we project that the required storage volume is 0.9 MG during
spring (April and May) conditions. This is visually depicted in the hydrograph shown in Figure 3.
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Figure 3: Spring Design Storm Hydrograph with Treatment Capacity of 1.3 MGD and No Growth
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As growth occurs, the daily flow will increase and use more of the WWTP capacity. This will require that more of
the flow during wet weather be stored. We project that the necessary storage volume will be 1.7 MG for an
increase of 800 REUs or 0.2 MGD within the service area. This is visually depicted in the hydrograph shown in
Figure 4.
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Figure 4: Spring Design Storm Hydrograph with Treatment Capacity of 1.3 MGD, and 800 REUs Growth
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Above this level of growth, the treatment capacity should be increased (see the Average Flows section), which will
lessen the need for storage.
The MDEQ policy also provides an alternative methodology to demonstrate that the system will not overflow more
than once every ten years. This analysis generally shows that a smaller basin size will meet the state’s
requirements, but requires a much more detailed approach and is best deferred as a preliminary design step if a
storage project proceeds.
The cost for a storage tank will be dependent upon the type of construction (steel versus concrete) and features
desired for the tank such as flushing or aeration. We suggest the Township budget $2.5 million to $3.0 million for
a glass-lined steel tank. A concrete tank would have a higher initial cost but may also have a longer useful life.

7.0 GROWTH POLICY
Policy decisions on when to allow or deny new connections to the sewer system rest solely with the Northfield
Township Board of Trustees. The MDEQ will occasionally deny new connections when there are obvious capacity
problems with a sewer system (not presently the case with Northfield Township’s system).
One important consideration is the SAD parcels. The Township has facilitated the construction of sewers in these
areas. The property owners are paying an assessment for the construction of the sewers. However, these parcels
are largely undeveloped and as such, have not connected to the sewer and have not paid the Township’s system
development charge (connection fee). This connection fee is established to recover the prorated share of the
parcel’s use of the treatment plant and downstream sewers.
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A conservative policy decision could consider the 0.227 MGD commitment to Green Oak Township, the future
SAD demands, and the higher springtime flows and determine that no other connections should be allowed until
the wastewater plant is expanded. An alternate policy would be to consider that no significant development in
Green Oak and the SADs has occurred in the last ten years, that new connections can be allowed and the WWTP
will be expanded prior to the plant being overloaded.
Tetra Tech can appear at a future board meeting to answer any technical questions that will better allow the
Board of Trustees to determine their policy regarding new connections.

8.0 PROJECT FUNDING
Wastewater utilities have the choice of financing capital projects with local funds (such as from reserves,
connection fees and/or bonds) or from a state-funded loan. A self-financed project has few prerequisites and
construction could be initiated within a few months of beginning.
The MDEQ administers a low interest, state funded loan program for wastewater improvements. This program is
entitled the State Revolving Fund loan and abbreviated as SRF. A condition of receipt of the loan is that the loan
monies are used to construct the cost-effective solution. This requires a series of studies to demonstrate that
building storage is cost effective over removing the I/I at its source. Loan applications are due by July 1 each year
and the prerequisite studies need to be completed ahead of this application date. Should Northfield Township
begin the studies in the spring of 2015, it is likely that the loan could not be applied for until July 1, 2017, or later.
The first study that would be needed is termed an Infiltration/Inflow Study which measures flow throughout the
system and makes projections regarding its likely sources and costs to remove. This study may cost $150,000 to
$200,000 to complete. This study makes a recommendation that looking for I/I sources will likely be fruitful, but
generally concludes that some level of detailed investigation is needed.
The second study is referred to as a Sewer System Evaluation Survey (SSES). It includes detailed investigations
within the system to locate specific sources of I/I. This may involve inspecting manholes, sewer pipes, and
quantifying illicit sump pumps among many other tasks. The cost of an SSES of Northfield Township’s collection
system cannot be determined until after completion of the I/I Study, but could range from $150,000 to $300,000.

9.0 SUMMARY AND RECOMMENDATIONS
9.1 SUMMARY
A capacity summary was completed that shows that Northfield Township has significant wastewater treatment
obligations to both Green Oak Township and special assessment districts within Northfield Township. An
additional 712,000 gallons per day (0.712 MGD) could be added to the system from these obligations.
Capacity determination in a wastewater system involves more than comparing a single set of numbers. An
evaluation must be conducted that looks at the WWTP performance during average (dry weather), during wet
weather, and in the sewer systems. This report evaluated conditions during average and wet weather conditions
and deferred sewer analysis to a later time.
The Township has sufficient treatment capacity available to continue to accept new connections during average
conditions (dry weather). Our analysis shows that approximately 800 REUs can be added until the WWTP flows
will reach 1.1 MGD during the spring conditions and approximately 1,500 REUs until the WWTP reaches 1.3
MGD during these same spring conditions. A growth of 800 REUs is estimated to increase flows to 85 percent of
the WWTP’s permit limit during spring conditions, which is a typical threshold upon which the MDEQ may request
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a WWTP expansion be considered. Past calculations suggest the WWTP may be able to treat 1.5 MGD if storage
is built and thus the higher number of 1,500 REUs may be achievable.
However, during large storms, the Township’s WWTP will struggle to treat the peak flow that arrives and meet
permit limits. The Township has long discussed a storage basin to be constructed at the WWTP. The size of this
basin is dependent upon the level of growth and the available WWTP capacity. A basin is significantly less
expensive than a plant expansion. Therefore, the basin should be sized for a future flow condition to postpone a
WWTP expansion as long as possible. The MDEQ requires that the basin be sized to contain wastewater for the
25-year, 24-hour storm of 3.9 inches. This condition suggests the basin be sized for 1.7 MG. As discussed in the
report, a more sophisticated statistical analysis may show this size can be slightly reduced before it is built.
The basin will assist with existing WWTP operations and be even more critical as growth occurs. It is
recommended that the basin be constructed prior to any large developments occurring. For the purpose of
quantifying a threshold, it is suggested that the basin be constructed prior to allowing more than 100 REUs to
connect.
Table 5 provides a timeline for recommended improvements to summarize the number of new connections
(expressed as REUs) and thresholds that initiate new projects.
Table 5: Timeline of Recommended Improvements
Number of
Additional REUs

Average Dry Weather
Flow, MGD

Average Dry Weather Flow
during Peak Months, MGD

0 – 100

0.7

0.9

800 – 1,500

0.9 – 1.1

1.1 – 1.3

Recommended
Improvement
Construct 1.7 MG
storage basin
Expand WWTP

The REUs in Table 5 must consider new connections made from Green Oak Township and the 873 REUs
committed to Green Oak. If Green Oak develops to the amounts included in the intergovernmental agreements,
most or all of the surplus capacity in the existing wastewater treatment plant would be utilized.

9.2 RECOMMENDATIONS
The Township should begin planning for the storage basin that has long been identified for the WWTP. The
Township may also wish to revisit its 2005 thoughts about expanding the WWTP to confirm the size and cost of
the expansion. The next step toward implementing the storage basin or WWTP expansion is to consider how
these projects will be financed, because the method of financing may determine additional steps necessary. At a
minimum, we recommend Northfield Township evaluate its system development charge (also referred to as
connection fee) so that some of the cost of the basin and WWTP expansion is recovered through fees charged to
new connections.
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APPENDIX B: DATA USED FOR THE DEVELOPMENT OF THE 25-YEAR, 24HOUR HYDROGRAPH

Northfield Township WWTP Hydrograph April 27-28, 2011 Event
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B-1

5/3/2011 0:00

5/5/2011 0:00

5/7/2011 0:00
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Northfield Township WWTP Hydrograph April 18-19, 2013 Event
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4/21/2013 0:00
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4/24/2013 0:00
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Northfield Township WWTP Hydrograph May 12-15, 2014 Event
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Northfield Township WWTP Hydrograph June 17-18, 2014 Event
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6/23/2014 0:00

MEMORANDUM
TO:

Northfield Township Board of Trustees

FROM:

Douglas J. Lewan, Community Planner

DATE:

November 5, 2012

RE:

Sanitary Sewer Service Expansion Policy

At the October 17, 2012 regular meeting of the Planning Commission a policy for the expansion
of sanitary sewer service was recommended for approval to the Township Board. The
proposed policy is in keeping with the newly adopted Township Master Plan with regard to
sewer expansion. If adopted by the Township Board the attached policy will help guide future
developers in their requests to expand the current Township sewer service area.
To assist in your review of the proposed policy I have attached the following:
1. The draft version of the policy that was approved by the Township Planning Commission.
Please note this is in memorandum format. I would point out that one of the key
components of the policy is the requirement for a public hearing for any requests to
expand the current district.
2. The sections of the Master Plan that relate to the policy as recommended by the
Planning Commission. Actions that follow an adopted community Master Plan are more
likely to be upheld if challenged.
3. The current sewer service map as found in the Master Plan. It is the intention that
expansion be allowed only when adjacent to the existing sewer service area.
4. The current future land use map. Please note the policy does not allow the expansion of
sewer into areas planned for AG, Agriculture, LDR, Low Density Residential, or RC,

Richard K. Carlisle, President R. Donald Wortman, Vice President Douglas J. Lewan, Principal John L. Enos, Principal David Scurto, Principal
Benjamin R. Carlisle, Associate Sally M. Elmiger, Associate Brian Oppmann, Associate

Project
date

Recreation/Conservation. This is to allow a deliberate expansion into areas planned for
growth.
5. Planning Commission memo regarding funding. The Planning Commission requested
the subject memo to outline basic funding sources for the expansion of services. The
proposed policy indicates that service expansions are the responsibility of the applicant.
I hope this information helps in your consideration of this important subject. Should you have
any questions prior to your meeting please don’t hesitate to contact me.
Sincerely:

cc. file.
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605 S. Main Street
Ste. 1
Ann Arbor, MI 48104
(734) 662-2200
(734) 662-1935 Fax

MEMORANDUM
TO:

Northfield Township Planning Commission

FROM:

Douglas Lewan, Township Planner
Laura Kreps, Township Planner

DATE:

October 11, 2012

RE:

Municipal Services Expansion Funding Options

In researching the expansion of municipal services, we have found that the following funding
sources are typical of these types of service expansion projects:
Special assessment district(s)
Municipal bonds
State government low-interest loans
User fees
General Fund
Costs covered by developer
We can discuss these options in greater detail at the Planning Commission meeting.

605 S. Main Street
Ste. 1
Ann Arbor, MI 48104
(734) 662-2200
(734) 662-1935 Fax

MEMORANDUM
TO:

Northfield Township Planning Commission

FROM:

Douglas Lewan, Township Planner

DATE:

September 25, 2012

RE:

DRAFT Sewer Service Expansion Policy

In February, we provided the Planning Commission with three (3) varying examples of
sewer/water extension policies for review and discussion. Since that time, we have compiled
the following DRAFT Sewer Expansion Policy in accordance with the Municipal Service
Expansion Policies outlined in the newly adopted Northfield Township Master Plan. A form of
this policy will have to be adopted by the Township Board of Trustees to become effective.
DRAFT Northfield Township Sewer Service Expansion Policy
This policy sets forth criteria for extending the public sewer mains to serve new residential,
commercial and industrial developments within the Township of Northfield.
Application:
An application for the extension of municipal services shall be completed and submitted to the
Township for review by the Planning Commission and Township Board. Once a complete
application is received for review, it shall be set for public hearing per Section 69.01, Public
Notification and be placed upon the next available Planning Commission meeting to hear public
comment and review the request. The Planning Commission will consider the public comments
and make a recommendation on the application to the Township Board of Trustees. The
Township Board of Trustees will review and take action on the Sewer Service Expansion
Application after receiving a recommendation from the Planning Commission.
Criteria for Review:
Both the Planning Commission and Township Board of Trustees will review the Municipal
Service Expansion application based upon the following criteria:
Richard K. Carlisle, President R. Donald Wortman, Vice President Douglas J. Lewan, Principal John L. Enos, Principal David Scurto, Principal
Sally M. Elmiger, Associate Brian Oppmann, Associate

DRAFT Municipal Services Expansion Policy
September 17, 2012

1.

The area seeking inclusion within the district is contiguous to the current Northfield
Sewer Service Area as depicted in Figure 18 of the 2012 Northfield Township Master
Plan. The “leapfrogging” of Township areas to provide municipal services which create
an island of services within the Township shall be prohibited. The idea of contiguous
development requires that municipal services be expanded from one (1) fully developed
area to the next adjacent area.

2.

The extension of such facilities would serve a purpose consistent with the Northfield
Township Master Plan, such as planned residential development adjacent to existing
higher density commercial or residential development, the retention and expansion of
existing businesses and industry or the attraction of new business and industry.
Municipal sewer service shall not be extended into areas planned for AG, Agriculture,
LDR, Low Density Residential, or RC, Recreation/Conservation.

3.

The applicant has provided studies demonstrating the estimated sewer demand of the
proposed extension area(s) to be included within an expanded service area, the current
system capacity, and the proposed capacity to be encumbered by the proposed
expansion.

4.

The applicant / property owner will be responsible for all costs to extend the municipal
sewer system to provide service to their property including design, easements,
construction, and all review costs of the Township Engineer, Planner, and/or other
Township staff.

5.

If the Board of Trustees finds that the absence of such facilities would result in a threat
to public health or safety sewer service may be extended beyond those areas noted
above. The threat to public health or safety must be verified by either the Washtenaw
County Department of Environmental Health or the Michigan Department of
Community Health Public Safety and Environmental Health Division.

Please feel free to contact us with questions.
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NORTHFIELD TOWNSHIP
PL A NNI NG CO MMISS IO N
Minutes of Regular Meeting

March 18, 2015
1. CALL TO ORDER
The meeting was called to order by Chair Marlene
Chockley at 7:00 P.M. at 8350 Main Street.

2. PLEDGE OF ALLEGIANCE
3. ROLL CALL
AND DETERMINATION OF QUORUM
Roll call:
Janet Chick
Marlene Chockley
Brad Cousino
Kenneth Dignan
Sam Iaquinto
Larry Roman
Mark Stanalajczo

Present
Present
Present
Present
Present
Present
Absent with notice

Also present:
Township Manager Howard Fink
Planning Consultant Douglas Lewan,
Carlisle/Wortman Associates
Township Engineer Jacob Rushlow
Recording Secretary Lisa Lemble
Members of the Community

7. REPORTS
7A. Board of Trustees
Chick reported that on March 10th the Board:
 Hired two staff people (Assessing Assistant and
Deputy Clerk) and made the position of Deputy Clerk
fulltime.
 Approved a contract to convert Public Safety Building
lighting to LED to save money.
 Approved the amendment to the zoning ordinance
for manufactured housing and the library
conditional use permit.
 Voted to be the body that prepares the Capital
Improvements Project, rather than the Planning
Commission.
 Approved a resolution in support of the US-23
project.
7B. ZBA
Has not met since the last Planning Commission
meeting.
7C. Staff Report
Nothing to report.
7D. Planning Consultant
Nothing to report.

10. NEW BUSINESS

4. APPROVAL OF AGENDA
Chockley asked that item 10A be moved to follow
Reports.


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

5. FIRST CALL TO THE PUBLIC
Community Survey. David Gordon, 5558 Hellner Road,
suggested that the scope of the community survey
being considered include questions about farmland
and open space preservation as well as the items
included in the 1996 survey, and that a wide range of
constituents be included in developing the questions.
He also provided a copy of Ann Arbor Township’s
community survey.

6. CORRESPONDENCE
Chockley said she received an email from Susan Shink
about the value of equestrian developments in the
Township.

10A. Presentation: Huron River Watershed Council
Americana Grant for Green Infrastructure Mapping.
Kristine Olson of the Huron River Watershed Council
(HRWC) handed out information about the Americana
Grant and reviewed the steps the HRWC would take
with Northfield Township for this mapping project:




Conduct a workshop/charrette with Township
officials and members of the public to identify the
Township’s green infrastructure.
Identify plan elements (master plan, zoning
ordinance) it would be good for the community to
have.
Work on the County’s Bioreserve map by doing field
assessments of areas of interest.

Olson said there is no cost to the Township for this
and the Township would not be obligated to do
anything following the assessment. She explained that
this is only an inventory of physical conditions in the
Township, and it would then be up to the Township to
decide to make decisions about potential use of land.
She noted they have done this for Ann Arbor Township
and are already working with Webster Township, and
she will be giving a presentation to Salem Township. In
answer to a question from Chick, Olson said if
Northfield Township decides to proceed with this, the
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HRWC’s available time to work with 2-3 Townships will
be filled.

9B.

Chockley said this would be a valuable piece of work to
have and asked if there would be any objections to
doing this. There were none. Olson said the HRWC
would need to set a date for the workshop (about
2 hours) and that could be at a Planning Commission
meeting or at a different time, and after that the
Commission would meet with her to review
recommendations.

Lewan briefly reviewed the presentation he made on
March 4th about the development possibilities for an 80
acre parcel of land in various zoning districts. He
called for questions; there were none.



10. NEW BUSINESS
10A. Presentation: Huron River Watershed Council
Americana Grant for Green Infrastructure Mapping.

Motion: Chockley moved, Chick supported, that
the Planning Commission work with the Huron
River Watershed Council to take advantage of the
Americana grant for the purpose of green
infrastructure planning.
Motion carried 6—0 on a roll call vote.

[Heard following Agenda Item 7].

10B. Citizen Survey—Status of request for
proposal.

8. PUBLIC HEARINGS

Lewan reported that a request for proposals was sent
to seven research/marketing firms in the area asking
for responses by April 3rd. He said the firm chosen will
work with the Township to choose questions and
prepare a fair, representative survey. In answer to a
question from Iaquinto, Lewan said he estimated the
cost at about $10,000. Chockley said she wants this to
be a comprehensive survey that asks questions in a
non-leading way.

None.

9. OLD BUSINESS
9A.

Residential Densities—follow-up discussion to
the March 4th presentation.

Master Plan Update—Discussion of past
studies associated with a 2006-2007
residential development proposal denied in the
southwest quadrant.

Chockley noted that Fink had provided copies of
documentation from a 2006-7 residential proposal—
Stratton Farms—which was denied by the Township as
an example of what a dense type of project would look
like. Lewan noted it was proposed as a rezoning via
PUD with some clustering of housing and about 56%
open space. He said it included a traffic study and cost
of service study—items Commissioners have been
interested in seeing related to the request for
amendment of the Master Plan from Biltmore
Development.

10C. Traffic Study—Discussion of available studies
and request for additional information.
Lewan said he put together as much information as
they could find from available sources, including from
SEMCOG, but they have not been able to get any level
of service information from the Washtenaw County
Road Commission. He said Rushlow’s office has quite a
bit of information that they will be adding to this.
Dignan said if the US-23 project proceeds it could have
a dramatic effect on area roadways and would make
any traffic study between now and then useless. Lewan
agreed, but said the idea behind gathering this
information was to find out what information is
currently available without going to the expense of
undertaking a traffic study.

In answer to questions, Lewan confirmed that main
reason the proposal was denied was that it did not
conform to the Master Plan at the time which called for
one unit per 10 acres for that property. Chockley said
she found it interesting that the projection was for
over 8,000 residents, 4,000 of which would be senior
citizens, so the developer knew even then that the
population is aging and took into consideration the
idea of planning for people to age in place. Lewan said
it is interesting that 56% of the site was proposed as
open space, which is the type of thing the Township
would like to see in submittals now. Chick said it was
useful to have this information. Iaquinto said despite
being very active in the community he does not
remember hearing about this proposal; other
Commissioners said they also do not remember it.
Iaquinto says this shows how self-serving the Planning
Commission was at that time. Chockley said the cost
information included addressed only revenue (taxes,
Senior Center dues), but not expenses for providing
services.

Chockley asked whether there are any plans to replace
the N. Territorial bridge over US-23. Fink said the US-23
(Active Traffic Management) ATM lane improvement
project is not guaranteed to be done, and at a
Washtenaw Area Transportation Study (WATS) meeting
today there was a lot of debate with significant
opposition to it, and this resulted in them delaying
their vote until April. He said replacement of the North
Territorial and Six Mile bridges, the roundabouts on
either side of the bridge on North Territorial, and the
relocation of Five Mile Road are being planned
separately from the US-23 lane improvement proposal
because they are considered to be safety
improvements, rather than traffic management, and
will probably be done even if the US-23 project is not
approved. He noted the North Territorial bridge is
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being planned at only the current two lane width
despite efforts by him and Rushlow to upgrade it to
four lanes and include bike lanes, but MDOT did agree
to put the infrastructure in place to allow it to be
widened in the future.

he found the actual policy the Board adopted several
years ago and he can provide that.

13. SECOND CALL TO THE PUBLIC

Fink said he is a vocal supporter of the US-23 ATM
project, and he believes it will be approved, but there is
no guarantee. He said it is not a perfect project, but
from a policy standpoint he tries never to allow
“perfect” to get in the way of “good.”

Biltmore/Master Plan Amendment. David Gordon said
it is disturbing that there has been no discussion yet
about whether or how the public will be involved in
developing the community survey that is being
planned. He also said it would be interesting to know
how much development would be possible in the
Township without any rezoning.

In answer to a question from Iaquinto, Fink said the
traffic circles at Lee Road have allowed the system to
handle a greatly increased amount of traffic. Rushlow
added they reduce the risk for backups on the bridge
and onto the freeway.

Gordon said regarding the Stratton Farms
development, the consideration of that development
was all open to the public.
Craig Warburton, 450 W. Joy Road, said it is clear the
Commission is modifying its Master Plan to meet the
needs of one developer.

Regarding the issue of traffic planning for future
development, Rushlow said rather than a traffic
impact study for a specific proposal or area, a Small
Area Forecast can be done using demographics and
other data to identify stress points in systems to help
determine what specific things should be planned for
(paving, road widening, shifting traffic, etc.). He said
other improvements and proposed developments also
need to be considered, even things like the proposed
WALLY line which could develop far in the future.
Chockley said this type of thing seems more valuable
in revising the master plan, and she asked whether
zoning of the land in the area would be considered.
Rushlow said those thing should be considered.

14. COMMENTS FROM THE COMMISSIONERS
High Speed Internet. Cousino asked if the Commission
can have any influence on getting high speed internet
in the Township. He said this is a big problem. Fink
said he encourages the Commission to talk about it,
but unless the Township wants to build infrastructure
there is probably no influence the Township can have.
Dignan said anyone wanting to help a local family that
lost a child in a tragic accident this week they can
contact him.

11. MINUTES

15. ANNOUNCEMENT OF NEXT MEETING

March 4, 2015, Regular Meeting
Chockley and Chick made several corrections.


April 1, 2015, at 7:00 P.M. at the Public Safety Building
was announced as the next regular Commission
meeting time and location. Chockley noted there is a
potential for requests from three applicants.

Motion: Iaquinto moved, Chick supported, that the
minutes of the March 4, 2015, regular meeting be
approved as corrected, and to dispense with the
reading. Motion carried 6—0 on a voice vote.

16. ADJOURNMENT

12. POLICY REVIEW AND DISCUSSION



Chick said at the last Township Board meeting the
issue came up of what distance constitutes
leapfrogging in reference to development. Lewan said

Motion: Roman moved, Dignan supported, that the
meeting be adjourned.
Motion carried 6—0 on a voice vote.

The meeting was adjourned at 8:33 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 ______________________________, 2015.

_________________________________________________
Marlene Chockley, 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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