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CHARTER TOWNSHIP OF BLOOMFIELD
PLANNING COMMISSION

Monday, March 15,1999,7:30 p.m.
Bloomfield Township Hall

PRESENT: Swoboda, Mintz, Cotton, Smith, Lubin

ABSENT: Wittbold

(1) [99-3-1]
A site plan was submitted by Campbell/Manix, Inc. for Seventy, Inc. to construct a new
building on the west part of acreage C-22-C-1, Section 4 (19-04-300-014). The site is
next to Hubbell, Roth and Clark on the south side of Hulet Drive. They anticipate there
will be space for four tenants, one of which will be HRC. He reviewed the site plan
pointing out it is a 2.6 acre parcel. The building is 26,600+ sq. ft. and the existing
building is 25,000 sq. ft. Also he noted the extensive landscaping they will be installing
noting there are 48 3" caliper trees. 203 parking spaces are required and 262 are
provided. He advised there are two variances required: (1) 3 ft. encroachment into front
75 ft. setback and (2) parking setback is 18ft. instead of 30 ft. to provide for parking in
front of the building. They advised the brick screening wall on the south property line
matches the existing brick wall. Also, they are giving consideration to bringing the
landscaping over into the existing parking area. Motion was made by Cotton, seconded
by Smith and was unanimously supported to table the site plan for an office building on
the west part of ac. par. C-22-C-1, Section 4 (19-04-300-014) for review by our planner.

(2)
Motion was made by Cotton, seconded by Smith and was unanimously supported
calling for a Public Hearing on April 19, 1999 at 7:30 p.m. to consider amending
Zoning Ordinance No. 265, as amended, by modifying Article n, Section 201,
Definitions, and Article XV, Section 1512, Signs, for the purpose of eliminating the
authorization for "pylon signs".

(3)
Discussion was held on election of Officers, Chairman Thompson will not be returning
to the Commission. Clerk Cotton advised the Commission may set the terms of office
and it is not required the Chairman attend the Board of Appeals meetings. It was a
consensus to elect officers for a one year period and review again at that time giving
more consideration to rotating officers or re-electing. The following were elected to
serve for one year:

Chairman: John Swoboda
Vice-chairman: Richard Mintz
Secretary: Wilma S. Cotton

Motion was made by Smith, seconded by Mintz and was unanimously supported
approving the October 5,1998 minutes as submitted.

Meeting adjourned.

Respectfully submitted,

Wilma S. Cotton, Clerk
Planning Commission Secretary
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CHARTER TOWNSHIP OF BLOOMFIELD
PLANNING COMMISSION

MONDAY, December 15, 1997, 7:30 P.M.

PRESENT: Cotton, Smith, Mintz, Wittbold, Lubin

ABSENT: Thompson, Swoboda

In Chairman Thompson's absence the meeting was chaired by Smith.

Robert Pulte presented a plan for development of IVi acres on the east side of Eastways
between Wellsley Court and Lamppost Lane. Proposed is a 10 lot subdivision which
includes common grounds/park area. He noted the lots are irregular in shape and stated
they will retain their natural character and as many trees as possible.

Cotton commented there has been some preliminary conversations on the plat and
inquired about the shape of lot 7 noting the rear and side yards have been changed
around. Also that the open park/commons area is adjacent. Mr. Pulte advised they
could have combined the two, but opted for the commons area which is currently a trend
in developing. He advised they can fit a 4200 sq. ft., 70 ft. wide, house on the lot.
Lubin inquired about the size of the envelope and if a drive on the left would still allow
room for a 70 ft. wide house. Mintz inquired about reviews by emergency services and
the road layout. It was established the road meets OCRC specifications. There was
discussion on lots 6 and 9 being large with Mr. Pulte advising they are corner lots on the
cul-de-sac and that they can build homes that will blend uniformly within the subdivision.
He reiterated 4,000 to 4,500 sq. ft. homes will fit on all of the proposed lots.

Discussion determined the retention basins will have individual descriptions and not on
be a lot. Mr. Pulte advised pre-preliminary engineering has determined the water flows
naturally E to W and the retention basins proposed are sufficient. Cotton inquired if they
have looked at moving the cul-de-sac, perhaps by 6 and 7, explaining the unusual
configuration of lot 7 is of concern.

Motion was made by Cotton, seconded by smith and was unanimously supported to table
the preliminary plat for subdivision of parcels C-100-C & C-100-D1, Section 11, for
review by Township Planner.

(2)[97-8-3]
Colt Weatherston was in attendance along with Mr. Anderson on the tabled proposal for
an addition to the building at 1951 Telegraph, Lots 31, 32, 35-38, 53-62, Bloomfield
Acres, Section 5. Mr. Schubiner, an adjacent property owner being involved in a
property swap involving this property was in attendance. Mr. Weatherston advised there
has been no change for the proposed building and addition since they were here in
August. They now return because the parties have agreed upon an exchange of property
and the site configuration for the building is changed. Specifically lot 62 and a portion
of 35 becomes Schubiners and lot 32 is transferred to Schubiner. Property at the rear
is owned by Schubiner; splits are being worked out and the new site plan for Anderson's
building will be exactly as shown on the plan presented tonight.

Mr. Weatherston advised the retention pond is being moved to lot 32 and that
Mr. Schubiner has agreed it will be allowed to be in that position forever on his
property. Also there is one contingent item and that is vacating part of Hood Road. He
stated this is currently in process. There is one house on this street that is vacant.
Mr. Schubiner controls the other properties and everyone enters from Rotsel on the north
and go south. He advised Mr. Schubiner's attorney is putting together the petition for
the Road Commission. Also that this will not affect the ingress/egress and that they will
install a boulevard entrance going straight back to Mr. Schubiner's property at the rear.
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The Commission noted they cannot widen the road entrance to the south and that
anything they do must be on the north, inquiring how close the road itself will be to this
property. Also pointing out that Hood Road is a front yard requiring 25 ft. green area.
The proposed plan shows a 10 ft. greenbelt. There was discussion on the green area and
Cotton suggested a 15 to 20 ft. greenbelt is desirable with Mr. Weatherston advising they
would like to have 10 ft. greenbelt by Hood Road. He stated that if they can get
approval for the 10 ft. with Hood Road vacated, they would want to proceed with the site
engineering and installation of the retention basin. Cotton noted the retention basin must
be recorded at Oakland County. Also the change in property descriptions which requires
Township Board approval. They indicated they understand that and find it acceptable.
She advised the petitioners that if the site plan were approved without rezoning it would
be a non-conforming property which the petitioners indicated is not of concern to them.
There was some discussion on the vacating of Hood Road being subject to the signature
of Capelli's owners to the north. The Commission then advised they can give a good
indication of what they think but cannot approve incomplete plans. Vacating part of
Hood Road and the lot splits accommodating the property swap for this site are requisite.

Mr. Weatherston reviewed the fencing on the site plan for the Commission pointing out
the 6 ft. brick wall splitting and obscuring parking from Telegraph. He pointed out the
chain-link fencing that allows for parking vehicles to be seen is an area for both new and
service vehicles. He noted they have to retain access to the building on the north side
because trucks must use that area. It was established there will be concrete curbing.
The Commission advised the cyclone fence needs to be obscured from Telegraph Road,
perhaps by extending the green area to the north to the drive on the east side of Hood.

C. Weatherston stated they would like to request this Commission approve the proposed
plan contingent upon their obtaining a vacation of Hood Road by the OCRC. The
Commission advised a revised landscape plan must be submitted due to the change in the
site configuration and the requirement for a 25 ft. greenbelt. Also, new legal
descriptions are to be submitted for splitting of lots. Motion was made by Mintz,
seconded by Cotton and was unanimously supported granting tentative acceptance of the
proposed site plan submitted for an addition to the building at 1951 Telegraph for
Anderson Honda. Tentative acceptance is based upon vacating Hood Road and submittal
of a revised landscape plan accurately depicting the new configuration of the site located
on the NEly corner of Telegraph and Hood Roads, Lots 31, 32, 35-38, 53-62,
Bloomfield Acres, Section 5. Also submittal of an accurate plan for Schubiner's
Boulevard ingress/egress from Telegraph Road as discussed for the future development
of his property.

(3)
Motion was made by Wittbold and unanimously supported approving November 3, 1997
minutes as submitted.

Meeting adjourned.

Respectfully submitted,

f

Wilma S. Cotton, Secretary
Planning Commission
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CHARTER TOWNSHIP OF BLOOMFIELD
PLANNING COMMISSION

MONDAY, NOVEMBER 3, 1997, 7:30 P.M.

PRESENT: Swoboda, Cotton, Smith, Mintz, Wittbold, Lubin

ABSENT: Thompson

In Chairman Thompson's absence the meeting was chaired by Swoboda.

Joseph F. Galvin of Miller, Canfield along with James Swiatco of Patterson
Construction, were present representing Mobil Corporation on a site plan for a revised
Mobil Station at 2480 Woodward Ave., located on the NW corner of Square Lake Road
and Woodward. Mr. Galvin presented the plan stating they are seeking approval of an
amended site plan or new site plan for a rebuild of the Mobil station. He presented the
drawings noting the site configuration is similar to but not identical to what is there now.
There are minor adjustments to the pump islands but the most significant physical
changes involve razing the 968 sq. ft. building, which contains the current snack shop
area, and constructing a 3,000 sq. ft. structure. Also, installation of pavement toward
the north of the site. He stated they are requesting approval of the site plan because it
meets each of the requirements under the Township Zoning Ordinance for approval. He
advised it is not suggested there be any change in the use that is going on on the property
today, just an enlargement of a portion of the use and reallocation of the floor space
within the structure. He reviewed for the Commission the current inside layout which
includes on the east, inside the door, a rotisserie with hot dogs, etc., and a capuchino
machine; pop and a freezer/refrigerator component with a microwave for pizza, ribs,
sandwiches, etc. Along the north wall there is a walk-in cooler with various items such
as pop, Gatorade, etc. There are gondolas with potato chips, crackers, candy, etc.
Another gondola with health aids, aspirins, etc. In another area is oil, fluid for
windshields, etc. He emphasized it is the same activities in a larger facility which meet
the criteria of the Zoning Ordinance.

Elevations were presented and discussed. The building facade is grey brick with yellow
and green Drivit and metallic appointments. Materials samples were provided for the
green and yellow portions, however, the brick sample has not been submitted.
Commissioner Mintz inquired whether this is a new use where they will be tearing down
a building and constructing a new one, and Mr. Galvin responded it is not a new use but
will be conducted in a new building having a larger square footage, thus more business
activity. Mr. Galvin responded they are absolutely willing to work with the Township
to obtain approval for this plan. There was discussion on the trash enclosure.
Mr. Swiatco advised the trash enclosure proposed is just an enclosure for the dumpster
itself. It was noted there presently is a 10' x 12' building hi this area shielded by
evergreens where on the new plan it is exposed. Also, concern was expressed about loss
of the landscaping on the north portion of the property. Mr. Galvin noted some of that
could be retained by moving the building forward towards the street. Also that the green
area is reduced on the new plan but the site is enhanced by the new three trees proposed
on the front corner. A landscape plan was not presented. A sign plan was not
presented. They advised they have done the parking calculations and conform.
Calculations were reviewed for the Commission and there was discussion on the pump
spaces being utilized as parking spaces. Mr. Galvin advised they serve both purposes
because it is typical for people to pump gas and then go into the store for their
purchases. He stated it would be infrequent that someone would park at a pump and not
purchase gas.

The Commission inquired if the number of pump stations increased, to which Mr. Galvin
stated they are the same, just reorganized. Cotton noted they are proposing the same
number of pumps but have almost tripled the size the building. Inquiry was made about
another user within the building. Mr. Galvrn advised there is one owner and that is
Mobil Corporation. They will have a license with Pizza Hut for branded foods hi the
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northwest area of the building. He stated they believe the Pizza Hut branded foods,
which is prepared off-site and delivered, is the same as the hot dogs, pizza, ribs, etc. that
are sold there today. There was discussion on circles and octagon or hexagonal shaped
markings drawn on the floor plan for which there was no definition. Messrs. Galvin and
Swiatco stated these are display stands for mounting exhibits. They advised they
definitely are not tables and that it is not intended there be sit-down serving of food.
Mr. Galvin advised these can be removed from the plans. Mr. Swiatco advised Mobil's
marketing people have different display stands and gimmicks for merchandising and the
definition for the various markings change all the time. The Commission advised more
detail will be needed for Planner review, i.e., signs they wish to install, detail on
landscaping in the green areas, detail on the various symbols shown on the floor plan.

Commissioner Mintz stated he wants to know right up front if this is going to be a
multiple use; can one go in, purchase gas and get a pizza to go. Mr. Galvin advised
there is an important distinction between this and multiple uses, the example given being
Amoco and McDonalds. They include an operating restaurant with their gas station.
This proposed operation is run entirely by Mobil Corporation. They are allowed to sell
branded food. There is no drive-thru. He stated it is markedly different having a gas
station with branded food and no restaurant in the building. This operation is under the
local Health Department or Department of Agriculture depending upon what is sold. The
Commission inquired if all of the food is self-serve and the response was there is
someone working the counter at Pizza Hut—one person, two at the most, who would
place the pizza dough on the pan, flatten it, add the toppings, put it through a quick-bake
oven, and in ten minutes the pizza is done. It was determined there would be a
minimum of two, meaby three employees, perhaps four at certain times in the building.

Clerk Cotton inquired if she could suggest to them the Township was not aware they
have a microwave and ribs hi the station right now advismg Mobil has never requested
approval to do so. Mr. Galvin explained that what we are dealing with is a change in
business practices. He advised they are attempting to deal with and accommodate the
changes hi business practices with the Township's Ordinances. He stated what they are
proposing has been accommodated under this, which is the most intense commercial
classification within the Township zoning and he doesn't think there is a good reason not
to approve it.

Motion was made by Mintz, seconded by Smith and was unanimously supported to refer
the site plan for a revised Mobil station site plan at 2480 Woodward Ave., Part of Lot
1 of Replat of Lots 1-16 & 20-24, Crest Hills Sub'dn., Section 3, replacing the existing
building with a new one to the Planner for review and comment upon submittal of
additional detail as discussed. Revised plans to include detail on pump islands and
canopy; detail on floor plan, defining areas for each specific use; explanation of circles
and hexagonal markings. Also signage plans and materials samples. A complete
landscape plan. Softening of the northerly portion by retaining green area would be
desirable.

Motion by Smith and unanimously supported approving September 15, 1997 minutes as
submitted.

Meeting adjourned.

Respectfully submitted,

Wihna S. Cotton, Secretary
Planning Commission
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CHARTER TOWNSHIP OF BLOOMFIELD
PLANNING COMMISSION

Monday, September 15, 1997, 7:30 p.m.
Bloomfield Township Hall

PRESENT: Swoboda, Cotton, Smith, Wittbold, Lubin

ABSENT: Thompson, Mintz

Meeting chaired by Swoboda in Thompson's absence.

(1) [97-9-1]
Public Hearing was called to order at 7:30 p.m. on a Wireless Communication
Facility Application by AirTouch Cellular for a 105 ft. monopole antenna at the
Vestevich office building located on the east side of Telegraph, south of Maple
located between Country Club Drive and Fairlane Drive. Jonathan Crane, Civil
Engineer and Attorney, representing AirTouch presented the request. Location on
the property is the north side of the building. He advised they requested to install
a 100 ft. high tower two years ago on the northeast quadrant of the building which
was denied and they are returning now within the spirit of the Ordinance.

Requirement is they be 150 ft. away from residential properties and this location is
167 ft. The structure is 100 ft. tall with 5 ft. for the antenna. He advised the new
Ordinance encourages co-location or shared use to minimize the number of towers
and that on this pole underneath them will be AT&T. Nextel is proposing to be a
third installation. It will accommodate four installations if another company wishes
to use the lowest usable area. They find the existing tower does not adequately
service their customers. They will have two installations in the Township and they
hope to fine tune them so that this one along with the one on the Township tower will
give them complete coverage along the Telegraph Road corridor. AirTouch
anticipates this will meet their minimum needs to provide adequate service. The
tower will be painted a sky mist gray. It will be a free standing monopole. He
pointed out they have tried in every way to cooperate with the Ordinance.

David Hoisington, 4010 Fairlane Drive, was present voicing opposition stating it will
be an eyesore. He emphasized that they bought their property for the natural beauty
of the area. They hope to see only trees and would choose not to view this tower
from their back yard. A neighbor advised they live the closest to this and pointed out
they have expressed opposition all along. Mrs. Eugene R. Williams, 4080 Fairlane
Dr., stated they reside next door and feel that this type of use turns their
neighborhood into an industrial park. She suggested there are shopping centers and
golf courses that would be more appropriate. One resident stated he still feels it
would be better to have more smaller towers as opposed to this tall of tower. One
lady stated they have made improvements to their home which restores the beauty of
the area and this tower diminishes the area. She advised she thinks any approval
would be a mistake. The six or seven residents present advised they would hope
there would be some other solution. The Commission advised the neighbors they
could put their comments in writing for the Supervisor (Planning Official per
Ordinance) to review since this Commission makes recommendations only.

The Commission inquired if the golf course site would serve their purpose and
Mr. Crane advised moving Vi mile east or west would not. There was discussion on
FCC preemption of local regulation and the need for reasonable accommodation for
towers. The Commission explained the background on how the possible site locations
were selected. Mr. Crane advised they cannot be effective if under 75 ft. They then
inquired into supporting equipment, the hardware on the pole and size of the
monopole. Mr. Crane advised it is all inside and not in view. AT&T is inside the
building. Nextel is currently negotiating for space. The monopole is 3Vi to 4 ft.
diameter at the base. They are willing to install any kind of landscaping requested
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by the Township staff. All cabling will be inside. There will be no dishes on the
monopole. No lighting. They have FAA clearance. At the base there is a small
sign with an 800 number for emergencies and the Fire Department also has access.
It is designed to take 90 mph winds. They have not had a failure of a monopole in
the U.S. Design is such that it will buckle should there be a failure. AirTouch
Cellular will own the monopole. Commissioner Wittbold indicated he would like to
control the number of installations suggesting if a fourth is added it should come back
to this Commission.

Motion was made by Wittbold, seconded by Smith and was unanimously supported
that it appears the petitioners, AirTouch Cellular, through their representative,
Jonathan Crane, have submitted the required materials and have met all requirements
of Ordinance No. 493 for the installation of a monopole antenna at the Glover
Building, acreage C-329-H1, Section 33, (19-33-151-006) located on the east side of
Telegraph, south of Maple, and that recommendation be made for approval of the
monopole in the location requested to the Planning Official (Supervisor) as provided
for in Ordinance No. 493, contingent upon there never being more than four
platforms installed on the monopole.

(2)[97-8-2]
Donn Ulmer presented his tabled site plan for an addition on the east end and a two-
tier parking deck on his office building at 6755 Telegraph, located on the east side
of Telegraph, south of Maple. He advised he is moving the window line out to the
edge of the structure and eliminating the overhang. The entrance will be on the south
side. Ninety three parking spaces are needed. Mr. Ulmer advised he has discussed
the site plan with the neighbors and will be installing two or three additional large
trees to the southeast and increasing the size of the arbor vitae on the northeast
corner. He reviewed the proposed planting plan. He advised he believes he has
worked out an agreement with the neighbor to the north with respect to the greenbelt.
There was discussion on the grade of the ramp. Mr. Ulmer noted the traffic flow
change, from what exists, which will move cars along the south side of the building
and around the building instead of flowing straight in off of Telegraph and to the
north. He agreed he will look into the option of heating the ramp for inclement
weather conditions.

There was discussion on trash vehicles and whether or not he has met with the
neighbor to provide an opening for the trash vehicles to traverse from one site to the
other. The neighbor to the south, Mr. Vestevich, was present inquiring about the
trucks making the turn to the dumpsters from one site to the other. A neighbor
inquired into the size of the parking spaces. Mr. Ulmer advised they vary, on the
lower level they will remain as exists which is 9' x 20'. The upper level has angled
parking 8Vi' x 20'. Mr. Vestevich has concern that his parking spaces are 10' wide
and that people from this building will park in his lot. Mr. Vestevich advised he
rents 50 to 60 spaces from Temple Beth El to provide additional parking for his
building. Irv. Protech, the adjacent neighbor on the north advised they have concerns
with the exit drive on the north of the site being so close to their south property line,
even if approved by MDOT. They believe it will tend to encourage cars to go back
out on Telegraph and into their parking area rather than circling the site to locate a
parking space. A representative for the Max Fisher building inquired about the size
of the parking spaces stating by his calculations 25 spaces on the upper level and 5
spaces on the lower level are 2 ft. short of meeting Ordinance. Also that four
parking spaces treat four building columns as though they don't exist.

The Commission noted this plan has been reviewed numerous times, the Planner has
found it falls within our regulations, it is a major improvement to the site, which is
an eyesore at present. Motion was made by Cotton, seconded by Lubin and was
approved to forward the site plan for an addition on the east end and addition of a
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parking deck to the office building on ac. par. C-329-J, Section 33, be forwarded to
the Township Board with recommendation for approval contingent upon Planner
review of parking spaces questioned by the neighbor and MDOT approval of a curb
cut for the north egress shown.

YEAS: Cotton, Lubin, Smith
NAYS: Wittbold

Motion was made by Wittbold and supported by Smith approving the September 2,
1997 minutes as submitted.

Meeting adjourned.

Respectfully submitted,

Wilma S. Cotton, Clerk
Planning Commission Secretary
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CHARTER TOWNSHIP OF BLOOMFIELD
PLANNING COMMISSION

Tuesday, September 2, 1997

PRESENT: Smith, Wittbold, Mintz, Lubin, Cotton

ABSENT: Swoboda, Thompson

(1)
Cross of Christ (1100 Lone Pine Road). Donn Ulmer was present with Jim Scott,
landscape architect, on the tabled request for site plan review of a sanctuary and education
wing addition to the existing building. Mr. Scott presented further details on the detention
basin, relocating it closer to Telegraph Road. The ditch along Lone Pine Road is to be
cleaned out, seeded and planted this Fall season along with the landscaping proposed for

C 3 the south end and entire corner of property. A sprinkling system will be installed in all
•-O the new landscaped areas. The existing sign is to remain along with most of the existing
v-2 evergreens along Telegraph Road. Construction fencing is to be installed along the new
LU landscape areas to keep the construction traffic/contractors out. Additional fencing may
2! be utilized around the construction site. Supervisor Korzon noted an existing landscaped
*^> berm along the west property line will provide sufficient screening for the adjacent

residential properties and an acceptable planting/landscape area has been provided for
screening along the north property line. The Supervisor also stated the Church officials
have been notified they must comply with the planting plan within the acceptable time
frame - the Fall of 1997. Motion was made by Mintz, seconded by Wittbold and was
unanimously supported to forward to the Township Board of Trustees with
recommendation for approval the addition to the Cross of Christ Lutheran Church, 6.14

I acres on the northwest corner of Telegraph and Lone Pine Roads, contingent upon the

landscaping along Lone Pine Road and southeast corner (Telegraph/Lone Pine) be
completed this Fall season.
(2)
D. Ulmer (6755 Telegraph Road) was present on his tabled request for an addition on the
east end of his office building and a two-tier parking deck. The petitioner submitted a
revised landscape plan including the dumpster location with proposed screening. The
Board noted the encroachments for the parking deck were already approved by the Zoning
Board of Appeals contingent upon agreeing to an acceptable landscape plan with the
adjacent neighbors. Mr. Woryk, adjacent residential neighbor at 4059 Country Club
Drive, was present to discuss with Mr. Ulmer adequate screening for the northeast corner
of the proposed greenbelt area to ensure privacy for his property. A 6 foot greenbelt area
was to be provided along the north side of the petitioner's property, per Zoning Board
approval, 3 feet from Mr. Ulmer's property and 3 feet at the south end of the adjacent
office building to the north, 6735 Telegraph Road, owned by the United Jewish
Federation. Jim Scott, landscape architect for the project, suggested 10 ft. high arbor
vitae in the northeast corner may provide adequate screening. A motion was made by
Mintz recommending approval but received no support. Irv Protech, property manager
for 6735 Telegraph Road, expressed concerns regarding the proposed location of the curb
cut being in such close proximity to the apron of their entrance drive. He also questioned
the number of parking spaces in relation to the usable square footage of the renovated
building and requested a more sturdy barrier than the typical construction fence to prevent
the public from entering onto the construction site from their property. Peter Vestevich,
owner of adjacent office building to the south, 6785 Telegraph Road, questioned if
parking would be sufficient for the building with the proposed addition, the safety of
traffic, exiting onto Telegraph from the ramp off the parking deck due to its steep decline
and if safety for his clientele would become a problem, noting the requirement for
security guards on the property due to the presence of a Social Security office. Judge
Lankin noted no claimant, to his knowledge, had ever gotten volatile and he did not feel
safety was a concern. Mr. Wittbold stated he felt there were too many unresolved issues
to make a decision on the request. Motion was made by Wittbold, seconded by Mintz and
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was unanimously supported tabling to September 15, 1997 the request for an addition on
the east end of the office building and for a two-tier parking deck on ac. par. C-329-J,
Section 33. The petitioner is to finalize the landscape issues with the adjacent neighbors
and is to work out the details requested in the letter submitted by Charles Leman,
Township Planning Consultant.

(3)
Anderson Honda (1951 Telegraph Road) was represented by Colt Weatherston on the
tabled request for an addition to the existing building. The petitioner requested the item
be tabled due to Mr. Anderson and Mr. Schubiner still working on an agreement dealing
with a property sale/swap between the two parties as discussed at the first meeting.
Motion was made by Mintz, seconded by Wittbold and was unanimously supported

CD tabling the request for an addition to the building on Lots 31, 32, 35-38, 53-62,
L 0 Bloomfield Acres, Section 5, for an indefinite period, due to the interested parties working
CD out an agreement regarding property. The petitioner will notify the Township when an
00 agreement has been reached.

Motion was made by Wittbold, seconded by Mintz and was unanimously supported
approving the August 18, 1997 minutes as written.

Meeting adjourned.

Respectfully submitted,

Wilma S. Cotton, Secretary
Planning Commission

re
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CHARTER TOWNSHIP OF BLOOMETELD
PLANNING COMMISSION

Monday, August 18, 1997, 7:30 P.M.

PRESENT: Smith, Cotton, Wittbold, Lubin

ABSENT: Thompson, Swoboda, Mintz

In Chairman Thompson's absence the meeting was chaired by Smith.

(1) [97-8-1]
Site plan for addition of sanctuary and education wing at Cross of Christ Lutheran

^ D Church was presented by Donn Ulmer. Their Architect, Anthony Gholz was in
LO attendance. They advised the sanctuary will be constructed now and the classroom
C 5 area at a later date. The education area is located between the new sanctuary and the
CO existing building. They presented a model for the entire facility along with the
2 ^ drawings to demonstrate the over-all building when completed. They will construct
^ J a connecting hall between the sanctuary and south end of the existing building. Two

additional rows of parking are being added on the south of the parking lot. There will
be changes and corrections made in the detention pond which will be done
simultaneously with construction.

Supervisor Korzon was in attendance advising notification has been given by the
Township that it is expected the area encompassing the south end and entire corner of
the property would be completed in finished form prior to the onset of bad weather.
A fence can be installed to preclude utilization of that area by contractors during
construction. Mr. Ulmer advised the complete south end of the property will be
graded and landscaped and they should be able to let the contract for the site work
upon receiving approval of the site plan. Except for the berming on the east of the
new building which must be done when constructed. Commissioner Wittbold
suggested any approval be conditional upon grading right away.

There was discussion on setbacks and height of the steeple. Mr. Gholz advised the
building has multiple roof lines and calculations for the various heights have been
submitted along with the site plan. They require 65'6" setback and proposed setbacks
are 67'4" from Telegraph and 69'10" from Lone Pine. The Ordinance makes
exception from height requirements for church spires and those proposed are 90 feet.
There will be a cross on top of the highest one with ground lighting. It was
determined the building is brick with copper roof. The parking space count is based
upon the sanctuary which provides for 506 full occupancy and 60 in the narthex. The
family life center recently added on the north end will not be in use at the same time
as the sanctuary.

Motion was made by Cotton, seconded by Wittbold and was unanimously supported
to table to September 2nd the site plan for addition to Cross of Christ Lutheran
Church, ac. par. C-201-C, Section 21 (19-21-101-004) 6.14 acres on NW corner of
Telegraph and Lone Pine Roads, for review by the Planner and appropriate
professionals.

(2) [97-8-2]
Donn Ulmer presented a site plan for an addition on the east end of his office building
with a two-tier parking deck encircling the building, the upper level being at the
elevation of Telegraph Road. The Chief Judge of the Social Security Administration,
Office of Hearing and Appeals, the new tenant, was present.
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Mr. Ulmer reviewed their plans advising the lower level parking exists and the upper
level will be added. The building addition is on the east end. Variances for
encroachment into setbacks have been approved by the Board of Appeals. There was
discussion on the ramping. The Commission inquired about widening the ramp on the
south in the area by Telegraph which he thought would work. The north side is 9% ft
to 10 ft. below the grade of Telegraph. He advised there are adjacent neighbors that
have had concerns and he has provided them with details of the proposal. Landscaping
was discussed. He stated he has an agreement with the neighbor on the north that each
will provide 3' area so there will be a 6' greenbelt between their buildings.

Motion was made by Wittbold, seconded by Cotton and was unanimously supported
to table and forward the site plan for two-tier parking deck and addition on east end
of office building on ac. par. C-329-J, Section 33, to the Planner for review. Written

£} confirmation from the neighbor providing 3' area on their property for the 6' greenbelt
LQ to be submitted. Also floor plans, as well as grades and ramp inclines to be submitted
Q for planner's review. Information on materials is lacking and location for dumpsters.

DQ
2 (3) [97-8-3]
^— Colt Weatherston presented a site plan for remodeling and adding on to the building
*£- at 1951 Telegraph for Anderson Honda. Mr. Anderson was present. Mr. Schubiner,

adjacent property owner was present. Mr. Weatherston presented two plans: Plan
"A" occupies the property Mr. Anderson owns, provides for an addition to the building
and locates part of their parking on two lots on the east side of Hood Road. Plan "B"
is the same buildmg in the same location on the property but provides for sale and
property swap of some of the property with Mr. Schubiner. Plan "B" removes

I
property along the south end between Telegraph and Hood. Also property on the east

side of Hood Road at the south end and adds property on the east side of Hood at the
north end. It proposes vacating a portion of Hood Road and moves the retention pond
north, removing the fence and changing the slope. They requested approval for Plan
"A" which they can move forward with and can utilize for this dealership. Also that
Plan "B" be reviewed and approved because they anticipate the exchange of property
is forthcoming and would wish to develop Plan "B" if and when the property is
secured.
The building is in the same location on both plans. They will add a 9200 sq. ft.
service garage. Part of their parking will be on the east side of Hood Road. Plans
propose a screening wall be placed around the parking east of Hood. Landscape plans
were provided and discussed. He emphasized parking across the street will be for staff
use. They want new cars up close to their building but will park some new cars across
Hood also. He stated the plan requires 179 spaces and they are providing 192. He
noted the existing building encroaches by inches into the front setback and they
propose adding on the front and extending that encroachment.
The Commission noted Plan "A" is essentially the same site plan that was approved
for a restaurant a while ago but did not materialize. It was discussed that there is no
real reason to send it to the Planner and that it could be approved so they could
proceed.

Mr. Anderson stated it is important to them to get the Honda dealership in its own
building and they will occupy the building as proposed in Plan "A" as soon as
possible. Plan "B" is their preferred layout and if the property swap is accomplished,
Plan "B" will be put into place. Mr. Schubiner responded that with respect to Plan
"A", in and of itself, he would object. He would not want a parking lot across the
street as shown with cars traveling back and forth. He would have concerns over the
impact on the residences. He stated he too feels they are close to reaching an
agreement on the trade of property which would eliminate those concerns.
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Motion was made by Wittbold, seconded by Cotton and was unanimously supported
to table Plans for renovation and addition to building at 1951 Telegraph, Lots 31, 32,
35-38, 53-62, Bloomfield Acres, Section 5. Plan "B" for same building with swap of
a portion of lots 62 and 35 and 32 and addition of lots 29 and 30 is also tabled for
review by Planner.

Motion was made by Wittbold, seconded by Smith and was unanimously supported
approving the July 21, 1997 and August 4, 1997 minutes as submitted.

Due to Labor Day holiday September 1, 1997 the next meeting will be held
TUESDAY, SEPTEMBER 2, 1997.

o
LO
£5 Respectfully submitted^

GO
•z.
«c£^ Wilma S. Cotton, Secretary

Planning Commission

np
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MONDAY, AUGUST 4, 1997, 7:30 P.M.

PRESENT: Smith, Cotton, Mintz, Wittbold

ABSENT: Thompson, Swoboda

In Chairman Thompson's absence the meeting was chaired by Smith.

(1) [97-7-1]
Margie Birchler, Business Manager, along with Sister Lenore Pochelski, Principal
of Marian High School, were present on their tabled request to install additional
parking spaces in the Lahser Road frontage of their school. There were about twenty
five people in attendance with them to offer their support. They presented revised
plans which they stated covers and can meet all items outlined in Wayne Domine's
review. The Commission advised our engineers report that with the additional
information submitted on grades and elevations and having detail to check storm
drainage, they now feel confident this plan is workable.

Margie Birchler presented detail demonstrating areas that would be over 1 ft. of
water and up to .8 ft., tapering to less than 1 in. during a 10 year rain, etc, while
responding to Commission inquiries. Sister Lenore Pochelski responded to inquiry
on landscaping. She advised they have reviewed their landscape plan giving
consideration to providing more protection from headlights during summer and
winter. They propose to install plantings as shown on their 7-15-97 plan with the
evergreens planted at 36 inches and kept at 42 inches.

There was discussion on landscaping and lack of appropriate landscaping as promised
on the south by the tennis courts. The petitioners advised they have improvement for
this landscape area on their schedule as soon as their contractor can do it.

Motion was made by Mintz, seconded by Wittbold and was unanimously supported
to forward to the Township Board with recommendation for approval the site plan for
additional parking in Lahser Road frontage at Marian High School, ac. par. C-336-B-
2, Section 34, per plan presented and discussed tonight. Should the landscaping not
adequately shield headlights and it is a problem, a solution will be mutually worked
out between the school and Township. Approval is subject to completion of
landscaping by tennis courts as approved at the time the courts were installed. As
agreed upon tonight the contract for landscaping is to be let concurrent with that for
the parking area. It was suggested landscaping specifications state 2V2" to 3" caliper
rather than 2" to 2Vi" caliper.

Meeting adjourned.

Respectfully submitted,

Wilma S, Cotton, Secretary
Planning Commission

np
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CHARTER TOWNSHIP OF BLOOMFIELD
PLANNING COMMISSION

MONDAY, July 21, 1997, 7:30 P.M.

PRESENT: Cotton, Smith, Mintz, Wittbold

ABSENT: Thompson, Swoboda

In Chairman Thompson's absence the meeting was chaired by Smith.

(1) [97-7-1]
Sister Lenore Pochelski and Margie Birchler presented revised plans for additional
parking spaces in front of Marian High School on Lahser Road between Fourteen and
Fifteen Mile Roads. They advised they took another look at the landscape plan and
have reworked it as suggested to include evergreen plantings. The revised plan
provides for 36" junipers and eliminates one flowering crab. They have made
changes at each end by the driveways providing for annuals.

The Commission advised removing one flowering tree and installing low growing
evergreens doesn't screen the cars from the residential properties across the street.
The Township intent is not to screen headlights but to screen the parking, particularly
if this close to the street. They advised the deciduous trees will have leaves eight or
nine months of the year. They intended there to be taller evergreens and still feel
taller plantings would probably be more appropriate.

Sister Pochelski advised they revised landscaping as requested and they do not use
the front of the building for evening activities. This parking would be used by a few
people on occasion, such as board members during evening meetings. The greenbelt
is in a swale and the 36" plantings would effectively screen car headlights from
across the street because they will be pointing downward. They also are concerned
about keeping a clear view for traffic entering and exiting their property. She
advised they set up a meeting with the neighbors across Lahser and two across from
their south drive attended. They reviewed the plans with them and were told the
plans are more than suitable.

David Birchler of Birchler Arroyo Associates spoke advising this is a principal
permitted use within the residential district and they have no desire to screen the
building; however, do agree it makes some sense to soften the appearance of the
parking which they are willing to do. The proposed plan would clearly obscure the
view of car headlights. Evening activities do access their building from the rear and
there is adequate parking in the rear for those activities. This front parking is
proposed for day activity. They have an extra wide isle between parking rows for
busses and emergency vehicle access. He advised he has read the planner's review
letter and notes he suggests the residential character of the area should be respected
which they are in agreement with. That he has scrutinized the Ordinance and agrees
special approval uses such as churches do have setback requirements. He stated the
front setback provides for a building setback. He advised they have a problem with
increasing the landscaping. That the proposed changes are a significant improvement
since they currently have movements crossing each other and this proposal provides
for a smoother traffic flow on their property and on Brother Rice's. A reduction hi
the amount of increased parking is not a viable alternative to them. Their engineers
told them to create a concrete basin to hold the storm water which they feel is
inappropriate. They have worked out this conditions, alternate plan that avoids that
approach and attempts to maintain an appearance consistent with the school and with
landscaping of appropriate height. They do feel a solid row of evergreens across the
front of their property would detract from their property.

Margie Birchler advised that because the greenbelt has a swale, they had to pick
varieties of plantings that will survive the damp soils. She emphasized the plan will
provide screening for car headlights and soften the view for the residents. Also
improve their traffic flow problem.

9Z8
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Commissioner Wittbold advised his primary concern with the proposal is the
engineering problems. Ms. Birchler responded to the engineer's review. She advised
the last four items can be accommodated and are corrected on the revised plans
presented tonight. In response to the first item she advised they are not retaining
water, just detaining it during the typical 10 year storm. They would have 1.3 ft.
peak water in the parking lot for up to 100 minutes. This parking area is restricted
to faculty parking. During the summer months when school is not in session it will
be blocked off. When the water rises during a storm those faculty members will be
paged and be required to move their cars elsewhere on the property. The County
Drain Commission standard is for back to back 10 year storms and that is the
drainage they must provide. They noted ground elevations fall into their property
and should there happen to be a larger storm it will not run into the street. There
was some discussion on the standards referred to and their being practical engineering
stands or opinions. The petitioners expressed a desire to obtain copies of the written
standards which they could review.

The Commission advised our engineers feel they cannot recommend approval for this
plan as proposed. Commissioner Mintz indicated engineering standards with the
inherent safety standards built into them are probably more important to the good of
the community than the other concerns being discussed. There was lengthy
discussion on the storm waters and what will be or is intended to be detained. The
Commission suggested they submit an engineered sketch showing the exact limits of
the water overflowing into the parking area and exactly how many of the parking
spaces will be under water during heavy rains. They implied the percentage of
spaces involved would make a difference in their opinion. The petitioner was advised
their engineer may contact Wayne Domine at the Township in preparing plans for
review of these details. The Commission stated they feel additional detail will assist
in their decision.

Motion was made by Wittbold, seconded by Mintz and was unanimously supported
to table to August 4th the site plan for additional parking at Marian High School, ac.
par. C-336-B-2, Section 34, in the Lahser Road frontage for submittal of additional
detail on water levels within the proposed parking area during storms. Also for
consideration of possible alternative plantings that will withstand the growing
conditions for installation in the greenbelt that have a more upright appearance to
soften, if not screen vehicles than the proposed low and spreading plantings.

Motion was made by Wittbold and was unanimously supported approving the "July 7,
1997 minutes as submitted.

Meeting adjourned.

Respectfully submitted,

Wilma S. Cotton, Secretary
Planning Commission

np
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CHARTER TOWNSHIP OF BLOOMFIELD
PLANNING COMMISSION

MONDAY, July 7,1997, 7:30 P.M.

PRESENT: Swoboda, Cotton, Smith, Wittbold

ABSENT: Thompson, Mintz

In Chairman Thompson's absence the meeting was chaired by Swoboda.

(1) [97-6-1]
Tom Schultz, Township Attorney, presented the proposed amendment to the Zoning
Ordinance adding a new SEC. 403. Special Accommodation Use. He explained Jerry
Fisher of their firm has prepared this model ordinance in response to recent decisions
involving the Federal Fair Housing Act. Regulation is with respect to discrimination and
involves disabled persons. Generally the group home use is not permitted in a community
by virtue of the zoning, and communities have lost in court when defending the local
zoning restrictions.

This amendment proposes adding to the Zoning Ordinance a provision for special uses to
provide for people falling into the disabled category under the Federal Fair Housing Act.
Some group homes are being increased from six persons to nine or twelve persons. The
amendment would require them to establish a record so the Township can review and
have a record of the request. It allows the Township to require conditions upon granting
of an approval. Language is taken from the Federal Fair Housing Act and sets up
structure whereby the Township Supervisor may permit the use if described circumstances
are present as outlined in the Ordinance. The intent is to provide the minimum deviation
from the strict application of the Zoning Ordinance. It is a procedure that puts the issue
before the Township Board rather than the Planning Commission.

Commissioner Wittbold inquired whether we have any ability to define handicap and if
there are any classifications they might consider handicapped we could preclude—such as
tending toward the criminal. Mr. Schultz responded the concept for reasonable
accommodations is set by the Federal Fair Housing Act and their definition must be used.
Anyone qualifying for the Federal definition must be allowed the special accommodation.

It was suggested perhaps some rewording might be desirable: Page 2, parag. c --
changing 'or' to 'nor/will it' or 'will not' would perhaps be more explicit. Parag. 3.a. ~
perhaps could be more specific such as 'include a floor plan of each building drawn to
X scale and a site plan showing proposed use and development'. Parag. 4.b. — at the end
perhaps should read 'but in no event no more than X inter-related persons'. Also, could
something like 'certifiably handicapped' be included or some such wording. A
requirement for annual review or suggest perhaps upon State renewal, they be required
to report on each person to the Township as perhaps a condition of the approval by the
Township Board. It was the consensus Mr. Schultz will review for possible rewording
in some of these areas discussed.

Motion was made by Wittbold, seconded by Cotton and was unanimously supported to
forward the proposed amendment to Zoning Ordinance No. 265 adding a new SEC. 403,
SPECIAL ACCOMMODATION USE, to the Board of Trustees with recommendation
for approval following review by attorneys for possible rewording in Pg. 2 parag. c,
parag. 3.a., parag. 4.b. and possible conditions for Township Board approvals as discussed
tonight.

(2) [97-5-1]
William Meier of Hobbs and Black presented revised plans for Maplewood Village Senior
Living Community on the east side of Telegraph, north of Maple. He advised they have
restudied the area along the north property line in response to the concerns they heard
expressed at the last meeting. The revised plan has a 10 ft. landscape buffer with pine
trees along the north wall and islands in the row of parking at the 10 ft. set back. The
covered parking spaces have been moved to the area between the village and church.
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They left the covered parking by the jog in the wall because of the screening on the north
side.

In response to Planning Commission inquiry they advised the grindstone wall shown on
the plan is the edge of the pond. In the natural area on the east they propose clearing
dead trees, branches and undergrowth. Trees being installed along the north are 8' to 10'
conifers which grow about one foot a year. Canopy trees will be planted in the islands
breaking up the row of parking inside the north wall.

Mr. Don Pendray representing Cranbrook Chase spoke stating initially what they said was
that they objected to any parking on the north property line and would like to retain the
greenbelt. He presented pictures taken from the north side of the wall showing the
greenbelt that would disappear advising some of their residents want this to remain to
lessen the visual impact. If parking were allowed in the 20 ft. setback, they would
request there be no covered parking. He stated the biggest impact from this development
is to Cranbrook Chase since the houses to the east are protected with a large greenbelt.
He advised they have not had an opportunity to review this latest plan with their residents
and that they respectfully request the issue be tabled to allow them time to do so.

The Commission inquired about the trees along the north wall and were advised by the
petitioners they are generally located about 35 ft. south of the wall, they are very mature
and that it is questionable how many might be worth saving. The Commission inquired
if we might attempt to identify any that perhaps can be saved and the petitioners advised
they will if possible. There was discussion on the possibility of spading some of the trees
for relocation. They suggested moving the carport along the jog in the wall back adjacent
to another carport between the church and village. The Commission expressed concern
for the residents in Cranbrook Chase and voiced reluctance to table this again noting there
are two more meetings in which they can be heard.

Motion was made by Cotton, seconded by Smith and was unanimously supported to
forward the site plan to the Board of Appeals on July 15th with recommendation for
review of variances for Maplewood Village Senior Living Community, Parcel B (6.2 ac.)
of St. Andrew Lutheran Church property, parcels C-270B, C-270C & C-270D, Section
28, (19-28-351-008/009/010) and to the Township Board on July 28th with
recommendation for approval of plan as approved by the Board of Appeals.

(3) [97-7-1]
Sister Lenore Pochelski, Principal of Marian High School, and Margie Birchler, Business
Manager, presented a site plan for change to their parking layout to provide additional
parking and rework the traffic flow in the front of their building. They pointed out the
improvements which provides an additional 61 spaces. They will improve the traffic flow
for their school and adjacent Brother Rice as well as access to Lahser Road. She advised
there has been an increase in the school enrollment and change in the bus transportation
situation. They also find their student population from outside the immediate
communities is larger, public transportation is not viable, thus a larger number of students
drive. She reviewed the breakdown of their parking needs advising they currently have
240 parking spaces of which all were utilized during the last school year. During special
events and when they had visitors they double parked faculty cars. They propose new
landscaping to compliment the changes. She advised they are looking at their long range
needs, are working with the neighbors, and are presenting after much study what they find
to be a viable solution to their parking problems.

Margie Birchler, Business Manager, reviewed details of the site plan pointing out the 61
new parking spaces with the two handicap spaces in the middle by the door which is an
improvement. They propose expansion of their points of ingress/egress by combining
with one at Brother Rice at the property line for better flow on and off Lahser Road.
They also provide dedicated left and right turns out onto Lahser at the north point of
ingress/egress. The drive is wider than regulation to allow for emergency services and

098



I

I

I

CHARTER TOWNSHIP OF BLOOMFIELD
PLANNING COMMISSION
Monday, July 7, 1997
Page 3

ease of school business. New landscaping is proposed and they expressed concern the
canopy trees should allow for drivers to see beneath and not grow so high so as to
interfere with the overhead utility lines. Also that shrubberies not obscure vision when
pulling out onto Lahser. They feel the proposal will be an improvement over what they
currently have. Ms. Birchler advised the slope is what OCRC recommended. Drainage
has been designed to accommodate OCRC recommendations for storm water retention on
their property. They have a landscaped ditch for storm waters with trees on the edge of
the ditch. The front row of parking spaces will be designated for faculty parking and cars
can be moved and double parked elsewhere on the property during large ranis so that
water can come up on the front parking spaces.

The Commission determined Township engineers should review the proposed drainage.
They also noted the OCRC has suggested an asphalt shoulder which probably would be
better if planted in grass and advised the Township will contact OCRC to request a
change. They suggested some evergreens might better serve to screen cars from view.
That Board of Appeals review is required for parking in the front yard which the
petitioner questioned based upon Ordinance wording. Motion was made by Smith,
seconded by Cotton and was unanimously supported to table the site plan for additional
parking at Marion High School, ac. par. C-336-B-2, Section 34, for review by Township
planner and engineers. Neighbors will be notified for July 21st meeting.

Motion was made by Smith, seconded by Wittbold and was unanimously supported
approving the June 16, 1997 minutes as submitted.

Meeting adjourned.

Respectfully submitted,

Wilma S. Cotton, Secretary
Planning Commission

np

(NOTICE OF PUBLIC HEARING)
CHARTER TOWNSHIP OF BLOOMFIELD

PLANNING COMMISSION

NOTICE OF PUBLIC HEARING
MONDAY, JULY 7,1997, 7:30 P.M.

NOTICE IS HEREBY GIVEN, that a Public Hearing will be held by the Planning
Commission of The Charter Township of Bloomfield, Oakland County, Michigan, on
MONDAY, July 7. 1997. at 7:30 p.m. at the Township Hall, 4200 Telegraph Road,
located in said Township, for the purpose of amending Ordinance No. 265, as amended,
being the Zoning Ordinance, and that same be amended by adding a new SECTION 403.
SPECIAL ACCOMMODATION USE, a provision authorizing the Township Board to
approve uses compelled by state or federal law where the Township is obligated to make
a reasonable accommodation.
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Add to ARTICLE IV-R-1 through R-3 One-Family Residential Districts a new SEC. 403.
SPECIAL ACCOMMODATION USE, to read as follows:

SEC. 403. SPECIAL ACCOMMODATION USE

1. This section is intended to authorize the grant of relief from the strict terms
of the ordinance in order to provide equal housing opportunities particularly suited to the
needs of persons entitled to reasonable accommodation under law and to encourage
innovation in land use and variety in design and layout. In the event state or federal law,
e.g., The Federal Fair Housing Amendments Act of 1988, requires the township to make
"reasonable accommodation" for a particular proposed user of property, the Township
Board, following public hearing before and recommendation of the Township Supervisor,
under the authority of MCL 125.286c, may administratively approve a special
accommodation use, subject to and in accordance with this section.

2. As a condition to approval of a special accommodation use, the applicant
must comply with all of the terms of this section, and must demonstrate all of the
following:

(a) The ultimate residential user or users of the property shall be
persons for whom state or federal law mandates the Township to
make reasonable accommodations in connection with proposed uses
of land; and

(b) Taking into consideration the needs, facts, and circumstances which
exist throughout the community, and within the population to be
served by the use, including financial and other conditions, making
the proposed reasonable accommodation shall be necessary to
afford such persons equal opportunity to the proposed use and
enjoyment within the community; and

(c) Approval of the proposed housing shall not require or will likely
result in a fundamental alteration in the nature of the land use
district and neighborhood in which the property is situated,
considering cumulative impact of one or more other uses and
activities in, or likely to be in, the area, and shall not impose undue
financial and administrative burden. The interests of the
community shall be balanced against the need for accommodation
on a case-by-case basis.

(d) No other specific ordinance provision exists and is available to
provide the relief sought.

The application for a special accommodation use shall include the

I
3.

following:

(a) A plan drawn to scale showing the proposed use and development.

(b) A separate document providing a summary of the basis on which
the applicant asserts entitlement to approval of a special
accommodation use, covering each of the requirements of
paragraphs 2(a) through 2(c), above. This summary shall include
the documentation on which the applicant relies, as well as the
name, address and a summary of all statements with regard to each
person whose statements shall be relied upon by the applicant (and,
if such persons are relied upon for their expertise, a resume of their
backgrounds shall be included).
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(c) The information required for site plan review, provided, upon a
showing by the applicant that the inclusion of specified information
generally required for site plan review would be irrelevant, the
Township Supervisor may waive the requirement to include such
material in the application. If, during review, the Township Board
determines that information waived by the Supervisor is needed for
decision making, the Board may require the submission of such
information.

4. Standards and Regulations

In order to be entitled to the approval of a special accommodation use, the
following must be demonstrated by the applicant to the Township Board, following public
hearing before, and recommendation of the Township Supervisor:

(a) All of the requirements for entitlement to approval under
subsections 2(a) through 2(c), above, will be met.

(b) If the proposed housing does not constitute a permitted use in the
zoning district in which the property is situated, the intensity of the
use (e.g., number of residents in the residential facility) shall be the
minimum required in order to achieve feasibility of the use.

(c) The use, and all improvements on the property shall be designed
and constructed to meet the following standards and conditions:

(i) Taking into consideration the size, location and character of
the proposed use, viewed within the context of surrounding
land uses and land use planning for such area, the proposed
use shall be established in such a manner to be compatible
and harmonious, as determined by the application of
generally accepted planning standards and/or principles,
with (1) the surrounding uses; and/or (2) the orderly
development of the surrounding neighborhood and/or
vicinity.

(ii) The proposed use shall be designed to ensure that vehicular
and pedestrian traffic shall be no more hazardous than is
normal for the district involved, taking into consideration
turning movements in relation to routes of traffic flow,
proximity and relationship to intersections, adequacy of
sight distances, location and access of off-street parking and
provision for pedestrian traffic, with particular attention to
minimizing child-vehicle interfacing.

(iii) The proposed use shall be designed and operated so as not
to unreasonably impact upon surrounding property in terms
of noise, dust, fumes, smoke, air, water, odor, light and/or
vibration, and shall not unreasonably impact upon persons
perceiving the use in terms of aesthetics.

(iv) The proposed use shall be such that the location and height
of buildings or structures and location, nature and height of
walls, fences and landscaping will not interfere with or
discourage the appropriate development and use of adjacent
land and buildings and will not have a detrimental effect
upon their value.
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(v) The proposed use shall be designed, located, planned and
operated in such a manner that the public health, safety and
welfare will be protected.

(vi) The proposed use shall be designed and operated so as not
to cause substantial injury to the value of other property in
the neighborhood in which it is to be located and will not
be detrimental to existing and/or other permitted land uses
in the Zoning District.

5. Design Standards

All regulations and standards for buildings, structures and site improvements
within the district in which the property is situated shall apply, subject to the right of the
Township Board, following recommendation of the Township Supervisor, to alter and
supplement such standards and regulations the Board finds to be needed given the facts
and circumstances attendant to a particular case, provided, in all events, the spirit of the
ordinance shall be observed, public safety secured, and substantial justice done, and,
moreover, standards and regulations shall be enforced so that the essential character of the
neighborhood and/or district is not altered.

6. Conditions

In connection with the approval of a special accommodation use, the Township
Board may impose such conditions as are authorized by law.

7. Effect of Approval

Approval of a special accommodation use shall be solely for the benefit of the
particular class of users who were the basis of requiring the Township to make a
reasonable accommodation under applicable state and/or federal law, and not for the
benefit of any other persons. Accordingly, the effect of an approval under this section
shall be for the exclusive benefit and occupancy of such class of persons. If a change in
such use occurs such that it is occupied by others, all of the regulations applicable within
the district in which the property is situated shall thereupon immediately and fully apply.
An approval under this section shall not be final until such time as the applicant records
an Affidavit at the office of the Register of Deeds in connection with the property,
providing notice of the terms of this provision.

8. Application fee

The Township Board shall establish an application fee for resolution.

Section 2 of Ordinance

Except as expressly set forth above, the Zoning Ordinance shall remain in full
force and effect.

All persons interested will be heard.

Wilma S. Cotton, Clerk
Planning Commission Secretary
Bloomfield Township

np
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NOTICE OF PUBLIC HEARING
MONDAY, JULY 7,1997,7:30 P.M.

NOTICE IS HEREBY GIVEN, that a Public Hearing will be held by the Planning Commission of
The Charter Township of Bloomfield, Oakland County, Michigan, on MONDAY, July 7.1997, at
7:30 p.m. at the Township Hall, 4200 Telegraph Road, located in said Township, for the purpose
of amending Ordinance No. 265, as amended, being the Zoning Ordinance, and that same be
amended by adding a new SECTION 403. SPECIAL ACCOMMODATION USE, a provision
authorizing the Township Board to approve uses compelled by state or federal law where the
Township is obligated to make a reasonable accommodation.

Add to ARTICLE IV-R-1 through R-3 One-Family Residential Districts a new SEC. 403.
SPECIAL ACCOMMODATION USE, to read as follows:

SEC. 403. SPECIAL ACCOMMODATION USE

1. This section is intended to authorize the grant of relief from the strict terms of the
ordinance in order to provide equal housing opportunities particularly suited to the needs of
persons entitled to reasonable accommodation under law and to encourage innovation in land use
and variety in design and layout. In the event state or federal law, e.g., The Federal Fair Housing
Amendments Act of 1988, requires the township to make "reasonable accommodation" for a
particular proposed user of property, the Township Board, following public hearing before and
recommendation of the Township Supervisor, under the authority of MCL 125.286c, may
administratively approve a special accommodation use, subject to and in accordance with this
section.

2. As a condition to approval of a special accommodation use, the applicant must
comply with all of the terms of this section, and must demonstrate all of the following:

3. : The application for a special accommodation use shall include the following:

4. Standards and Regulations

5. Design Standards

6. Conditions

7. Effect of Approval

8. Application fee

Section 2 of Ordinance

Except as expressly set forth above, the Zoning Ordinance shall remain in full force and
effect.

All persons interested will be heard.

Wilma S. Cotton, Clerk
Planning Commission Secretary
Bloomfield Township

np

INSERTBHAM OBSERVER-ECCENTRIC Thursday, July 3,1997



I

I

I

CHARTER TOWNSHIP OF BLOOMFIELD
PLANNING COMMISSION

MONDAY, JUNE 16, 1997, 7:30 P.M.

PRESENT: Swoboda, Cotton, Smith, Mintz, Wittbold

ABSENT: Thompson

In Chairman Thompson's absence the meeting was chaired by Swoboda.

(1) [97-5-1]
William Meier of Hobbs & Black, Architects, representing Lutheran Social Services
presented revised plans for Maplewood Village Senior Living Community proposed
for part of St. Andrew Lutheran Church property on the east side of Telegraph, north
of Maple. Their landscape architect, Mr. Michael Dul was also present.

Mr. Meier presented the revised plans advising the pond in the front is a retention
area. The village or community consists of 75 one and two bedroom independent
living units and 18 supportive care units. The supportive care units provide for
limited medical support such as assistance with medicines and bathing. Residents
could move into a supportive unit for a short time and then return to their
independent living unit. He pointed out the main drop off entrance hi the front,
visitor parking, resident parking along the north and south property lines. He advised
they have taken care to fit the development into the area, giving consideration to the
neighbors. There is a 100' to 125' wooded area on the east. The 6' wide walking
path is combined with the required 12' emergency access around the buildings.
There is a drop off entrance for supportive care on the south side of the development.
They have provided for passive areas adjacent to the residential neighbors.

The church parking area has been changed by adding two landscape islands. The
plan denotes a 6' wall is required, however, the wall will be 8 ft. as agreed upon
with the neighbors and will be brick faced meeting Township requirement.

Mr. Meier reviewed the interior layout pointing out common areas, the central dining
facility, a cafe for informal lunches, a private dining room for parties. Also the mail
center and therapy and pool area. He pointed out they have arranged the units down
'streets' or hallways, branching out from a central congregating area in the mam
lobby with six or eight units clustered around a 'court yard' or 'indoor park' at the
end of each street/hallway. The supportive care is located down one wing on the first
floor. The smallest unit is 385 sq. ft. The apartments on the first and second floors
range from 650 sq. ft. one bedroom unit with the largest being 950 sq. ft. The unit
layouts showed one bedroom, one bedroom with alcove, one bedroom with study,
two bedroom, and two bedroom-two bath intended to be for shared facilities. He
pointed out the second floor is similar to the first and that you can look down from
the second floor into the first floor lounge.

Elevations were presented along with a materials board to demonstrate the brick and
materials on the exterior. Front of the buildings are brick and rear is siding. He
emphasized the appearance is that of a village rather than a large congregate living
facility. Upon Commission inquiry Mr. Meier advised items to be submitted to
Board of Appeals for approval includes the two-story buildings. He pointed out two
stories are allowed for all other R-M uses and the front of their buildings give a one
story perspective. He took note that they do not exceed 25% site coverage. They
will request variance from the 20 ft. setbacks on the south and north property lines.
They also need a height variance for the cupola.
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The Commission inquired about lowering the height of the carports. They advised
they anticipate signage would be 6' x 6' located in the island at the south entrance.
They were advised 5 ft. height would not need special approval. The maximum
height of the buildings proposed is 35 ft. to the peak, excluding the cupola. The
middle of the gables measure 27'6", eaves line is 18'6"; one story area is 14'.

There were about twenty interested people present. One gentleman inquired into
grades and was advised they remain the same. There was inquiry on the appearance
of the carports from the neighboring property on the north. The Commission advised
a letter of support was received from the property owner to the south. Two in
opposition were received from residents in Cranbrook Chase, one stating they
probably do not need as many parking spaces as they are providing. Parking
calculations were discussed and they indicated they are providing what their
experience has shown them works best, considering the number of units, staffing and
visitors.

Donald H. Pendray representing Cranbrook Chase made a presentation advising they
look forward to having Lutheran Social Services as neighbors but that the residents
in their development have a primary concern with respect to the covered parking
along the wall between the two developments. He presented aerial photographs taken
June 10th at 12:45 P.M. showing the overall view of Cranbrook Chase, the church
property and the homes to the east. He emphasized their major concern with covered
parking along the north being the view from their homes which will be the roof line
above the wall. They do not feel that is justified, especially in light of the large
greenbelt to the east. He also pointed out the assessed values on then* units exceed
the value of the homes on the east. They would like to see the parking along the
north property line removed. Board of Appeals approval will be necessary since it
is in a required setback. They propose removal or that it be left uncovered with
sufficient green plantings installed to buffer. If moved over the 20' they would like
to see major tall green plantings hi that open area.

Ralph Insinger of Hobbs and Black inquired if there are plantings on the north side
of the wall and it was determined there are some low plantings that soften but do not
totally screen the wall. The Commission pointed out in the past there has not been
a need for screening because of the woods. Lutheran Social Services advised their
plan seems to have been well received by the homeowners to the east. Billie Jo
Wanink from Cranbrook Chase stated she moved in last summer and chose her home
because of the location and the seclusion of the area. She has concern with the loss
of the woods. Pastor Overdier spoke advising that with all due respect, mostly it is
gravel roadway along most of the wall.

The parking arrangement was again discussed. Mr. Meier advised they figure they
need parking at .75 d.u. plus guests, thus one per unit. The Commission suggested
they consider moving some of the covered parking from the north line to the parking
area between the church and village which would open up the area on the north and
make room for landscaping islands. This would break up the mass of the structures.
Also perhaps removing up to twenty parking spaces would be feasible. Varying the
heights of the carports might improve the visual appearance. There is also some
room to move some parking spaces to the southeast corner of the property. The
petitioners advised they will explore change in the parking areas. It was also
suggested to them they might consider moving the parking and walkway southerly
leaving room for dense plantings between the carports and wall. Timothy J. Kelleher
inquired if parking could be located behind the buildings which could eliminate the
covered parking along the north wall and leave room for a greenbelt. Carol Philips
of Cranbrook Chase inquired if all big trees must come down on the northerly portion
of the property expressing concern about loss of the woods.
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