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CHARTER TOWNSHIP OFBLOOMFIELD

PLANNING COMMISSION

Monday, March 20,2000,7:00 p.m.
Bloomfield Township Hall

PRESENT: Mintz, Cotton, Smith

ABSENT: Swoboda, Wittbold, Lubin

In Chairman Swoboda's absence the meeting was chaired by Vice-Chairman Mintz.

(1)
Jack Brown and Lizabeth Westrick presented the site plan for Flagstar Bank on Lots 16-
19, Devon Hills, Section 16, located on the St. Christopher Motel property at 3915
Telegraph. They presented a landscape drawing that depicted the 3500 sq. ft. building
and pointed out it contains two drive-through lanes with traffic flowing around the
building. Ingress/egress is through an access on Telegraph. Parking is provided for 27
cars along the rear and southerly property lines. There is masonry/brick screen wall 6 ft.
high at the rear as required. Preliminary front and side elevations were presented.
Material samples were presented for a red brick and cultured stone traditional style
building. They provide wood trim at the windows and driftwood gray asphalt shingles.

The Commission requested vining type plantings be installed on the residential side of
the wall to soften the appearance for the neighbors. They also noted two signs are
shown and the petitioner advised they show both options, one sign will be utilized. They
noted the limestone around the door is lost since it faces the parking lot on the south,
suggesting it might serve better on the front to dress up the Telegraph Road facade.
There was discussion on changes to upgrade the windows above the doors. They noted
the cupola feature on the flat roof may get lost and suggesting it might be handled
differently. The petitioners took note of the suggestions stating they can be worked out.

There were 18 people present expressing concerns and there was lengthy discussion.
Some of those present expressing concerns were Greg Gilson, 817 S. Pemberton; Judy
Hysell, 895 N. Pemberton; Mr. Massey, 805 N. Pemberton; Malcolm McKellar, 880 N.
Pemberton; Maxine Murray, 855 Pemberton; Greg Gilson, 817 S. Pemberton; Mr.
Murray, 855 N. Pemberton; Ed Miller, 881 S. Pemberton; and Pat Schaefer, 870 N.
Pemberton. Concerns expressed included use and maintenance of the residential lot to
the rear fronting on Pemberton. The developer, Chuck Miller, stated the residential lot is
a part of the Flagstar Bank purchase, the bank has not included it in the commercial site,
and gave assurance they do not propose utilizing it for anything other than residential.
The Commission gave assurance the only use they envision for the lot is a house.

Mrs. Nielens, 845 S. Pemberton, inquired about access to Pemberton from the site and
was advised there is none. Carol Mellebrand, 840 N. Pemberton, inquired about the
wall and was advised it is 6 ft. masonry/brick on the property line. Maxine Murray, 855
Pemberton and others expressed concern about traffic exiting to Telegraph and turning
down Pemberton to get back to Long Lake Road. There were requests for installation of
signs prohibiting turns onto Pemberton. Also for a sign stating no through traffic.

Michael S. Fox, President of the Association spoke inquiring into lighting and trees
stating the more greenery on the property the better. Lighting of the property was
discussed and Mr. Brown explained details on lights and light pole installation. Mrs.
Hysell suggested trees be installed on the residential side of the fence to provide
additional screening. The Commission suggested perhaps 18 ft. parking spaces would
provide room for some tall columnar plantings by the wall. Another request was to
increase the height of the wall to 6 ft. or 7 ft. There was concern expressed regarding
future use of the property should the proposed bank not be constructed. Mrs. Hysell
asked for assurance the developer and bank will follow through with the considerations
discussed tonight and commitments made in a proper manner.
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There was concern about construction traffic using Pemberton to which the
Commission advised the Township can discuss the matter with the contractor to seek
their cooperation in keeping vehicles off the residential street. A neighbor noted there is
a turn around in Telegraph in front of this property suggesting construction traffic and
future bank traffic could be directed to that. An inquiry was made if there would be
loud speakers in the drive through that might be offensive. Interest was expressed in the
proposed timetable and Chuck Miller advised they anticipate completion this summer.

It was determined the entrance to the building on Telegraph is artificial and that it can
be dressed up improving the Telegraph frontage. Parking lot righting will be on timers.
Majority of trees on the plan is new. The petitioners reviewed the landscaping detail
and pointed out the evergreen, deciduous and shade trees in front. A berm on the
Pemberton side was reviewed and discussed. It is 2 ft. to 3 ft. high with plantings on
top. Telegraph plantings include 18 shrubbery, 24" in height and the petitioners were
advised they need to include deciduous plantings. The Commission suggested they
probably need some columnar trees along the front and that they would like to see some
of the proposed plantings be taller. The Commission advised they will forward the
request for signage to the Police Department for review. Also that it would seem
appropriate the parking, curbing and greenbelt landscaping be installed prior to
construction of the new building.

Ed Miller, 881 S. Pemberton, requested that all commitments be put in writing and
requested an opportunity to meet with the developer to discuss their concerns. There
were more inquiries and questions pertaining to possible changes from what is
approved. Landscape greenbelts being upgraded

Motion was made by Smith, seconded by Cotton and was unanimously supported
forwarding the site plan for Flagstar Bank on Lots 16-19, Devon Hills, Section 16,
located on the St. Christopher Motel property at 3915 Telegraph, to the Township Board
with recommendation for approval. Approval contingent upon dressing up Telegraph
Road facade and additional plantings in Telegraph frontage. Deciduous plantings to be
included in greenbelt area and proposed plantings on berm to be increased in height.
Parking lot and curbing to be put in place as well as installing landscaping in greenbelts
upon completion of the motel demolition. Vine type plantings to be installed on outside
of wall to soften. Possible landscaping on inside of wall with shortened parking spaces
to be considered. Determination to be made as to which sign will be used.

Yeas: Smith, Cotton, Lubin
Nays: None

Minutes for March 6, 2000 meeting distributed and will be approved at the ensuing
meeting due to attendance.

Meeting adjourned.

Respectfully submitted,

Wilma S. Cotton, Clerk
Planning Commission Secretary

np
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CHARTER TOWNSHIP OFBLOOMFIELD

PLANNING COMMISSION

Monday, March 6,2000,7:00 p.m.
Bloomfield Township Hall

PRESENT: Swoboda, Mintz, Cotton, Lubin

ABSENT: Smith, Wittbold

(1)
Jack Brown, Architect, along with Chuck and Tom Miller and Elizabeth Westrick
presented a site plan for the construction of an office building for a single use banking
facility for Hagstar Bank on the SE corner of Telegraph and Pemberton. The building
will replace the St. Christopher Motel. A landscape plan was submitted.

During discussion it was noted there are two parallel parking spaces at the rear of the
building. Elevations will be submitted within the next few days following approval by
their client. There was discussion on the parking layout at the rear of the property and
suggestion was made they could utilize 18 ft. parking spaces. The Commission noted
the dumpster is highly visible where located and the petitioners advised they might be
able to eliminate the dumpster. They were requested to submit materials samples as well
as the elevations and sign plan.

Motion was made by Cotton, seconded by Mintz and was unanimously supported to
table the site plan for a bank building on Lots 16-19, Devon Hills, Section 16, for
Planner review upon receipt of elevation detail.

Motion was made by Mintz, seconded by Lubin and was unanimously supported
approving the January 3,2000 minutes as submitted.

Meeting adjourned.

Respectfully submitted,

(N /""—^

Wilma S. Cotton, Clerk
Planning Commission Secretary

np
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CHARTER TOWNSHIP OFBLOOMFIELD

PLANNING COMMISSION

Monday, January 3,2000,7:00 p.m.
Bloomfield Township Hall

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

ABSENT: None

(1)
Don Young, Architect, along with Victor Begg and several others from The Unity Center
were present on the plan for a mosque addition to the building. They reviewed the details
for the proposed addition for a prayer room. Mr. Young reviewed for the Commission a
letter submitted by a charter school, Oakland International Academy, providing detail on
their anticipated utilization of five classrooms. They anticipate a maximum of 125
students by their third year in the facility. Also reviewed was a letter provided by Don
Young giving detail on the interior use of the facility that was requested by the
Commission.

The Commission inquired about the gymnasium and they advised it will be used by the
school when needed. The day care program will continue. Their facility will be used by
the school, day care and youth of the congregation. They do not anticipate others will use
the facility. Classrooms could be used by youth of the congregation at times other than
routine school hours. The mosque will be used for prayer services. They currently have
125 members and anticipate a maximum of 200 members. Typically prayer service is
Friday afternoon between 1:30 and 2:30 p.m. For other events or on weekends the
maximum that would be expected for any gathering is 300 people. The mosque is
designed to accommodate 200 people and on the upper level 100 for a total of 300. They
advised the existing paved parking area should accommodate the uses; however, there is
adequate room to enlarge the parking area if it should be necessary.

Originally there was 11 Vi acres, which was divided to create seven R-l home sites. All
lots have been sold with one house under construction and another to be started shortly.
None of the purchasers have any objection to the proposed remodeling. Landscaping was
installed and has been maintained. Additional landscaping will be installed as depicted on
the plans presented.

Wittbold noted it appears the only time there might be confusion with traffic would be on
Friday afternoon with the prayer service, the school and day care program, inquiring about
parking for administration. Mr. Begg advised the International Academy breaks at 1 p.m.
on Fridays and on weekdays at 3 p.m. He stated prayer service starts about 2 p.m. The
day care is in session until about 5 or 6 p.m. He stated it is not really a problem on
Fridays. They are there for about half an hour. The front parking is pretty well full;
however, there is a lot of parking on the side that is not used.

Wittbold suggested this type of facility has a tendency to change and grow suggesting a
long-range plan should be designed and submitted covering, perhaps, five years.

Notification of this meeting was sent to neighbors and the Association. Mr. Begg stated
he contacted Mr. Ed Plomer prior to the meeting to get a feel of the opinions in the
neighborhood and found he was very positive to the improvement to the building.

Motion was made by Mintz, seconded by Smith and was unanimously supported to
forward to the Township Board with recommendation for approval the site plan for an
addition to The Unity Center, parts of blocks 5 & 6, Square Lake Country Club Sub.,
Section 6 (19-06-377-009), located at 1830 Square Lake Blvd. Approval is based upon
review by our Planner that all requirements of the Ordinance have been met and the letters
submitted concerning use of the classrooms. File to include rendering presented.



I

CHARTER TOWNSHIP OFBLOOMFIELD
PLANNING COMMISSION
January 3,2000
Page 2

Motion by Wittbold and unanimously supported approving December 6, 1999 minutes as
submitted.

Meeting adjourned.

Respectfully submitted,

JO \ ^AJM$

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

Monday, December 6,1999,7:00 p.m.
Bloomfield Township Hall

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

ABSENT: None

(1)
Don Young of Young & Young Architects along with Victor Begg presented a site plan
for a two story addition to the northeast end of The Unity Center, 1830 Square Lake Blvd.
They advised the primary use of their building is as a religious facility and the addition
will be used for prayer rooms. A charter school is proposed for use of 5 existing
classrooms in the future. They are currently used for Sunday school and day care for 30
children. Wittbold requested that they submit a written summary of the square footage
they would be using for prayer rooms, day care and the charter school.

There was lengthy discussion on the site and use. Mr. Begg advised they utilize 1400 sq.
ft. for two classrooms for day care and 3500 sq. ft. in five classrooms for the future charter
school. There would be one extra classroom, a multi purpose room. There are no changes
proposed for the gym and it will not be used for social functions. Further discussion
related to schedules of use for their new addition and existing building. The addition will
accommodate 200 for prayers.

The Commission inquired about parking and was advised they currently have no problem.
Mr. Young advised there is adequate room to enlarge the parking lot if it ever becomes
necessary. Also they currently have 100 spaces which meets Township Ordinance.

The elevation drawings were reviewed and the petitioner advised the dome on the addition
is proposed to be copper and that there is also a glass sky light. They eventually will be
remodeling the entire building. Mintz stated he feels there is a lot of information that has
been discussed tonight which needs to be reviewed. The petitioner understands this
meeting was for preliminary review only.

The Commission inquired if there has been any contact with the neighbors and Mr.
Begg advised thero has not been discussion. Some of the Commission indicated they
feel there should be review on the landscaping and representations made during
previous submissions.

The landscape plan was discussed further. Mr. Young advised the landscaping plan
shows the existing landscaping that was previously required and that it will be
supplemented as detailed on the plan submitted with this site plan.

Motion was made by Mintz, seconded by Wittbold and was unanimously supported to
table the site plan for an addition to The Unity Center, part of blocks 5 & 6, Square Lake
Country Club Sub., Section 6, for review by the Planner. Petitioners to submit
additional detail as discussed including a break down of square footage of the building
that will be used for the proposed charter school, day care program and prayer rooms.

Motion made by Mintz, seconded by Wittbold and was unanimously supported
approving the September 7,1999 minutes as submitted.

Meeting adjourned.

Respectfully submitted,

WilmaS. Cotton, Clerk
Planning Commission Secretary

np
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CHARTER TOWNSHIP OFBLOOMFIELD

PLANNING COMMISSION

Monday, September 7,1999,7:00 p.m.
Bloomfield Township Hall

PRESENT: Mintz, Cotton, Smith, Wittbold, Lubin

ABSENT: Swoboda

In Chairman Swoboda's absence the meeting was chaired by Vice-Chairman
Mintz.

(1)
The preliminary plat for Eastways Farm Subdivision, acreage C-101-I, Section
11, located on the SW corner of Eastways and Square Lake Road was presented
by developer Mark E. Hubbard. Property owners Mr. & Mrs. Palms were in
attendance. There were approximately 20 neighbors present.

Mr. Hubbard reviewed the progression of the development plans noting in May
they were granted pre-preliminary approval by the Planning Commission and
Township Board. This allowed them to proceed with preparation to apply to the
DEQ for alteration to the wetland. He advised they have received their permit
from the DEQ and are now returning for Preliminary Plat approval and will
move forward with the engineering and final plat. During discussion with the
Commission it was established they have reduced the plat from 17 to 16 lots and
increased the size of the detention area. Seven out of the 16 lots will
accommodate walkouts.

Mr. Hubbard advised they have met with neighbors on the south, east and west to
address their concerns. They have increased setbacks along the south property
line to reduce the impact on those neighbors. Because the ground elevation rises
to the north they have increased the 35 ft. rear yard setback along the south
property line to 50 ft. on lots 3 and 4. On lots 1 and 2 it is increased to 40 ft. and
then between 40 ft. and 45 ft. the height of the structure is restricted to l-Vz
stories. This is reflected in the restrictions for the subdivision. Along with
increasing the setbacks they are installing landscaping in those areas that had
potential problems. Along the south side of lot 5 going west to the Palms
property there is a drive with a T-turn to accommodate emergency access. The
existing home (Palms) on the west will access through the subdivision and this
drive.

A cross section drawing was presented depicting the views from houses to the
south. Landscape plantings being added, on the south boundary are 16 ft. to 18 ft.
tall spruce trees. There will be two on lot 4 and six on lot 3. The additional
setback on lots 1 and 2 should be sufficient.

The Commission inquired into the DEQ approval asking if they placed any
restrictions on the proposal. Mr. Hubbard stated their permit reflects their
requirements and it included change to the collection area which feeds into the
Amy Drain. Inquiry was also made into a boulder retaining wall on lot 13 to
which Mr. Hubbard responded they are not sure of its detail and height at this
point. It has been agreed there will be no fencing along the Square Lake Road
frontage of the lots on the north. Control over subdivision restrictions will be
turned over to the property owners in the subdivision when development is
completed.

Subdivision signage will consist of a single limestone pillar with the name of the
subdivision. They propose to keep the appearance from the exterior of the
development as natural as possible. The only disturbance will be where the road
is cut through.
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Bob Beckett, 893 Foxhall, inquired if the deed restrictions will be transferable to
an association and if they are amendable by the homeowners. Mr, Hubbard
stated yes they will be turned over to the property owners. Certain provisions
they will be able to amend. Those on the maintenance of the wetland and
drainage area are not amendable. The restrictions give the township the authority
to enforce them, do maintenance and levy the cost back to the homeowners. The
same with the flood plan, it is covered by the Township.

Mr. Beckett also inquired about the collection of storm waters and allowing them
to flow to the Amy Drain asking if it will flow across the property line to the
creek. He was advised overflow will not sheet but will follow the same route as
the discharge pipe. When inquiry was made about a 20 ft. easement for
discharge along Amy Drain the petitioners advised the basin provides for waters
not to discharge any faster than it does at present. They presented a cross-section
of the detention area for discussion purposes. They will be planting 8 deciduous
trees (Red Maple) and wetland vegetation.

Jean Mooradian, 917 Candlestick Court, representing Concord Green
Association inquired about what plantings will be along Eastways and was
advised it will all be natural. Mr. Hubbard stated they will require maintenance
and not allow weeds and under-story plants to take over the area. Ron Sevo, 815
Foxhall, also representing the two neighbors on either side of him requested
clarification about lots 2 and 3 and whether or not they will have increased rear
setbacks to 50 ft. which is what he thought was said at the last meeting. Also if
walkouts will be allowed on lots 2, 3 and 4. He inquired about maintenance on
the large spruce trees and was advised they must be replaced with like trees.
Tom Jenson, 771 Foxhall, (South of Lot 4) asked about sidewalks and was told
there will be one on the north side of Square Lake Road that the developer is
participating in. There is an existing sidewalk on the east side of Eastways.

Motion was made by Wittbold, seconded by Lubin and was unanimously
supported to forward the preliminary plat for Eastways Farm Subdivision,
acreage C-101-I, Section 11, to the Township Board with recommendation for
approval.

Motion made by Wittbold, seconded by Lubin and unanimously supported
approving, August 2,1999 minutes as presented.

Meeting adjourned.

Respectfully submitted,

Wilma S. Cotton, Clerk
Planning Commission Secretary

np
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CHARTER TOWNSHIP OFBLOOMFIELD

PLANNING COMMISSION

Monday, August 2,1999,7:30 p.m.
Bloomfield Township Hall

PRESENT: Swoboda, Mintz, Cotton, Smith, Wittbold

ABSENT: Lubin

(1)
David Johnson of Victor International presented the preliminary development plan for
Turtle Lake Farms; 240 acres located south of Square Lake Road and west of Club
Drive in Sections 6, 7 and 8. He reviewed the plan for those in attendance, which
numbered about thirty five. Mr. Johnson referred to his former developments Heron
Bay, Heron Ridge, Heron Point and Heron Woods in this area as a comparison to
demonstrate for the neighbors the type of development he is proposing. He pointed out
a 42 acre lake on the property and the existing structures, which include a main house,
lake house, stables and barns. They will retain existing structures. He emphasized they
are concentrating on the quality of the development and are reducing density as much as
possible while including amenities for the benefit of residents in the development. The
building sites are larger and the density lower than what is allowed by Ordinance.
Development as proposed provides for 100 sites on 245 gross acres or 200 net acres.

Mr. Johnson advised they have met with Township Administration for input. Also
representatives of the various Heron Subdivisions. They have attempted to incorporate
the comments into the development plan. He advised there was detail to be worked out
with residents in Heron Bay, Ridge and Pointe with respect to the private road crossing
this property to their subdivisions, thus the plan was also presented to them. The plan
presented proposes 9 lots on Heron Ridge Drive—three will front on the south side and
six lots on the north side will rear lot to the road. There will be additional landscaping
by the road to soften but not screen in the area by the existing stables.

Mr. Johnson advised they are still reviewing the lots along the westerly portion of the •
development. They have increased the size of some of the lots and included some T-
turns for some of the lots in response to comments from the Township Fire Department.
He stated their goal would be for one individual to purchase two lots in some of the
areas in the west portion of the development for one home site. Included in their plan,
which they consider an important feature of the development, is a two plus mile non-
motorized trail for walking and horse back riding going around the perimeter of the
development. There is white fencing in character with this type of development.

The petitioners advised they have researched accessing from Square Lake Road and find
it not viable due to the large curve in Square Lake Road creating vision difficulties, as
well as having home sites along the north border of the development that rear lot to the
road and could access Square Lake Road too.

At the northeast corner there is an equestrian area. South of that is a 20 acre area
proposed to have 20 homes arranged so as to provide green area which meets R-3
zoning in lot area with lots 100 ft. wide for an open appearance. They believe the green
open appearance in this area is important to be sensitive to the Heron Bay, Point and
Ridge Subdivisions.

Upon inquiry by the Commission it was determined the original Square Lake Country
Club Sub. plat along Square Lake Boulevard will be vacated. There are two excepted
parcels on Square Lake Road because they do not own them. If they are unable to
acquire them, the road in the original plat running parallel with Square Lake Rd. will be
retained and the sites in this area will have property on both sides of that road. Houses
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would be on the north side of the internal street with part of the property for each site on
the south side by the lake. They will install a berm along Square Lake Road with a
white fence and landscaping. The plat will be registered with the State as site
condominiums which they stated will allow them to maintain control over the lake and
subdivisions.

Storm waters will be filtered prior to entering Turtle Lake. There was discussion on
storm water drainage with Commissioner Wittbold expressing concern about the impact
on Forest and Lower Long Lakes noting the lake water flows southerly to Forest Lake,
on to Lower Long Lake, and so forth, creating an interest in the filtering process. Also
noted was ecology concerns presented in materials provided to the Commission. The
weir is proposed to drain within 48 hours thus the kind of water will have an impact on
downstream lakes. There was discussion on the weir and the petitioners stated
engineering review will determine if they need to install a new one or if the existing one
will be adequate. Wittbold advised there is major problem at present with waters
tunneling through a 24" tube under Club Drive to prevent problems with an existing
weir. He advised this is a problem he is pointing out for the benefit of the developers.
Also that he thinks a thorough detailed review is warranted. He noted this will be the
last large development we will have in the Township because there are no other large
parcels remaining and it is the only development including an entire lake.

There was discussion on lake access and docks. A suggestion was made they might
restrict any boat access and docking to one area on Turtle Lake where they could have a
boat club or association. Also that the wetland areas might be dedicated in perpetuity
for preservation in their natural state to retain the natural vista depicted in the pictures.
It was noted boats are allowed on Upper Long Lake but not on Forest, Island or Lower
Long lakes. Also suggested was establishing a lowest elevation in the restrictions
(perhaps to 934) for the building envelopes to get the houses up high as a means of
preserving the pristine character depicted in the pictures. Also that any decks be
required to be inside the building envelopes. Mr. Johnson spoke in response advising
establishing a contour line as a lowest elevation is an excellent suggestion. He noted
they have found from experience it is beneficial to assist purchasers by providing
pictures as an aid in reading the numerous restrictions involved with this type of
development. They have provided 20 ft. side yards so will have 40 ft. minimum
between homes where possible. He advised he will give serious consideration to the
suggestion there be a boathouse rather than numerous docks. He gave assurance
drainage and the handling of storm waters is of concern to them too.

The project engineer spoke stating they clearly intend that the storm waters will not
discharge at a faster rate than it does at present. He explained briefly how they will
reduce water level and the weir would be to store water on the lake before draining
away. He advised the run off will be relatively small and pointed out they have major
storm waters coming over to,the property. Commissioner Wittbold inquired about data
on what the flow is for various storm levels. The petitioners advised they are proposing
a sediment trap to allow for filtering of the waters and to limit chemical use in the
development.

Other inquiries included sanitary sewer which they stated crosses north to south across
this property and they will tap into it stating they have been informed there is adequate
capacity. Commissioner Mintz advised his major concern is traffic flow suggesting
there is a need to know the exact impact of traffic on all adjacent roads. There was
discussion on the two roads that can be accessed, both of which fall under OCRC
jurisdiction. Some felt the level of the lakes was a subject that could be of major
concern if this development causes change.

Wittbold suggested this is conceptual preliminary site plan being reviewed and that
more information and data should be submitted. Clerk Cotton advised the submittal is
for review and approval of the plan presented. David D. Patton, 2953 Heron Place,
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inquired about lot size being 100 ft. wide in the area on the east, south of the proposed
entrance from Club Drive. The petitioners pointed out the lots exceed the square
footage regulations noting there is 20 acres with 20 lots. They feel it esthetically
important to provide for open green areas. They feel they meet the intent of Township
Ordinances, however, stated they can rearrange lots in this area if the Township wishes.

Leon Earl Pedell, 1253 Club Drive, stated he contacted OCRC about closing Club Drive
and was told the Country Club and Association needs to file a petition of abandonment.
That he feels the proposed development looks good but would.suggest they'd like to see
the Planning Commission support their concerns and desire to abandon Club Drive to
prevent the additional traffic to the south and send it out north to Square Lake Road.
James K. Graham, 1744 Heron Ridge, advised he is totally against abandoning Club
Drive. He does not agree with their philosophy and would like to commend the
developers on their development design.

Warren E. Christell, 3023 Heron Pointe, expressed concern about lots rear lotting to
Heron Ridge Drive stating it is out of character with other homes on the street. There
was discussion on the impact on Heron Ridge Drive and Mr. Johnson stated they do
plan on screening the properties rear lotting to the street.

There was discussion on the equestrian area in the NE corner of the development which
is 12.5 acres with a seven year restriction. Restrictions will allow that area to be
changed after that time into maximum of 14 lots, 130 ft. wide with 100 ft. setbacks from
the internal road.

Bart Lewis, 1759 Heron Ridge, stated he lives in Heron Bay and has concerns with
traffic, aesthetics, and the entrance. He stated he would like to suggest the reverse of the
concerns expressed by pointing out that with properties rear lotting to Heron Ridge
Drive their residents would not have to pass numerous driveways everyday while going
in and out. He would prefer to have fewer driveways. During discussion it was
determined the developers would provide a 40 ft. heavily landscaped greenbelt along the
frontage on Heron Ridge. Traffic on Heron Ridge Drive would view the pond, green
area and 9 lots. There was further comments with respect to traffic on Club Drive and
Square Lake Road and the difficulty getting out on to Square Lake Road between 7:30
and 8:30 a.m. Mr. Johnson advised consensus due to sensitivity of residents is to have
the least number of homes visible.

Allan C. Martin, 2478 Heronwood Dr. in Heron Woods Subdivision on the north stated
that with respect to the issues of entering on to Square Lake Road and closing off Club
Drive that he is sensitive too. He experiences a definite problem getting on to Square
Lake Road, particularly at 7;30 a.m. He stated as you follow Square Lake Blvd. around
there are safety issues with the topography being what it is and the street itself. In
Heron Woods they do not support any additional traffic directed out to Square Lake
Road. Petitioning for a traffic light at Club Drive he believes would be more beneficial.
Mr. Johnson agreed that removal of the 10 homes and 10 driveways on Square Lake
Road would eliminate safety problems and a dangerous traffic condition along this road.

Others present voicing concerns were Terry Goldin, 2488 Longview, Daniel P. Beresh,
1879 Long Point Drive, Don Roger Cobb, 1807 Long Point Drive, Ronald J. Cousineau,
1875 Long Point Drive, Michael A. Grimaldi, 3072 Heron Pointe. Additional inquiries
included emergency vehicle access, location for possible access from Square Lake
Road, impact of additional traffic on the Club Drive area and about access to Upper
Long Lake. The Upper Long Lake Association expressed a good deal of concern about
the impact oh their lake. It was determined there are 8 sites accessing the lake and there
will be no access site for other properties in this development. Mr. Beresh inquired if
there has been consideration given to accessing also from the cul-de-sac on Long Point
Drive to the west which the developer stated would not be viable because of the security
provided as a part of this development. Roger Cobb expressed concern about
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maintaining the water quality of the lake inquiring what and if limitations can be placed
on the eight lots with respect to preserving the lake and wetlands. He expressed concern
that adding eight docks with additional watercraft as residents have done in Heron Bay
would have a detrimental effect on the lake. An inquiry was made about representation
in the Upper Long Lake Committee to which Mr. Johnson responded he would be
happy to enter into discussions to explore the issues for resolution.

Motion was made by Cotton to approve and pass on to the Township Board of
Trustees the preliminary development plat for Turtle Lake Farms, 245 acres located in
Sections 6, 7 and 8, south of Square Lake Road and west of Club Drive with the
understanding they will continue working with the various suggestions by the Heron
Pointe and Heron Bay Subdivisions. Determination to be made on cul-de-sac within the
development and if the lots will front on of rear lot to Heron Ridge Drive. Motion
seconded by Smith.

Wittbold responded that since the plan presented is in a state of flux it is premature to
send it to the Township Board. That he would assume the Planning Commission would
see the plan in its final form first as well as the master deed. He suggested lots on
Meadow Court may require Board of Appeals action and would move to table.

Chair ruling was there is a motion on the floor and the motion by Wittbold to table is
out of order. Wittbold stated he appeals the ruling.

YEAS: Cotton, Smith, Swoboda
NAYS: Wittbold
ABSTAIN: Mintz

Motion made by Smith, seconded by Mintz and unanimously supported approving July
19,1999 minutes as submitted.

Meeting adjourned.

Respectfully submitted,

\AJ>\VJUMS—\_j&iM-r"v~^

Wilma S. Cotton, Clerk
Planning Commission Secretary

np
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PLANNING COMMISSION

Monday, July 19,1999,7:00 p.m.
Bloomfield Township Hall

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

ABSENT: None

David Johnson of Victor International presented preliminary development plans for
Turtle Lake Farms; 240 acres located south of Square Lake Road and west of Club
Drive in Sections 6, 7 and 8. He briefly reviewed the history of the existing Heron
Bay, Heron Ridge, Heron Pointe and Heron Woods Subdivisions that were a part of
Col. Green's Turtle Lake Estate. He advised he has now acquired the remaining
portion of that estate and will be developing it.

Three layouts were presented; one was his proposed development plan, the other two
were conceptual development layouts that would meet the requirements of Township
ordinances. One demonstrates a 200 lot layout, another 233 lots, and the proposed 190
lot layout. He advised the proposed layouts meet the intent as well as the letter of the
law with respect to Heron Ridge Drive. The impact on Heron Bay, Heron Pointe and
Heron Ridge would be 15 additional lots fronting on Heron Ridge Drive.

The proposed plan he noted maximizes the natural features of the property while
minimizing the density. He advised he intends to preserve the existing buildings, thus
has developed the proposed plan to include large parcels that are estate sites. They do
not want all smaller lots around the estate home. One site is a 12.5 acre equestrian site
which includes the main house, pool house and garage. Another estate site includes the
stables and barns adjacent to Heron Ridge Drive on the south. A third large parcel will
encompass the lake house. He stated they would ideally combine lots in the southwest
of the development and in the northwest area to create additional estate sites. He
pointed out the new entrance to this property noting the gatehouse is complimentary in
style to the existing Heron gatehouse. Mr. Johnson proposes that the restrictions will
make future divisions possible by providing for a maximum number of divisions of the
estate parcels. He gave assurance the possible sites will exceed Township regulations.

Mr. Johnson pointed out two properties fronting on Square Lake Road that they are still
attempting to purchase. If they are unsuccessful it will require relocation of Turtle
Lake Rd.

There was discussion on some of the lots such as 45 & 46, 8 & 9, 5 & 6, 12 & 13
sharing a common drive due to lot layout. It was noted lot 70 has a very long driveway.
The Commission noted lot 36 appears to have a very restrictive building envelope. All
lots are proposed 150 ft wide. Lots 5, 15 and 16 are close to 200 ft wide. The
Commission advised they would like to see construction access restricted to Square
Lake Road. They also directed Mr. Johnson to show the limits of the berm along Club
Drive and Square Lake Road on the drawing. Deed Restrictions must give the
Township control of the berm in perpetuity. Between lots 55 and 54 on the north there
is a large open area that will be maintained as a permanent open space due to the
wetlands.

Mr. Johnson advised the existing stables would be retained. There will be in excess of
two miles of wood chip trails around the development perimeter for riding, bicycling,
walking, etc. He noted this creates the character for the development and they propose
a private equestrian area at Square Lake Road and Club Drive which will be part of the
original home estate site. The Association will ultimately be responsible for
maintenance of all the common areas.
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There were about twenty interested people present. Mr. & Mrs. Leon Pedell, 1253
Club Drive, expressed concern about additional traffic on Club Drive inquiring if it can
be changed to a private road. He stated walking conditions are unsafe at present. He
feels the additional traffic on Club Drive is dangerous and requested the Commission
look very seriously at the traffic patterns and volume of cars, suggesting Club Drive
should be closed just east of the country club. He also requests that the new entrance
be located on Square Lake Road.

A gentleman inquired about the area showing 100 ft. lots and was advised they are
proposing an area of 19.5 acres with 25 units, on the east portion near the entrance by
Club Drive. Terry Counihan, 1371 Club Drive, inquired why the entrance must be
from Club Drive. He too requests the entrance be located on Square lake Road.

Motion was made by Mintz, seconded by Lubin and was unanimously supported to
table the proposal for development of Turtle Lake Farms, Sections 6, 7and 8, for
review by our Planner, Fire Department and review of traffic conditions. Additional
information will be submitted showing a house footprint on lots #36, #5, #15 and #4.
Also a plan showing the existing berm and a copy of the proposed deed restrictions
when ready.

Motion made by Smith, seconded by Lubin and unanimously supported approving the
June 7,1999 minutes as submitted.

Meeting adjourned.

Respectfully submitted,

Wilma S. Cotton, Clerk
Planning Commission Secretary

np
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CHARTER TOWNSHIP OFBLOOMFIELD

PLANNING COMMISSION

Monday, June 7,1999,7:00 p.m.
Bloomfield Township Hall

PRESENT: Swoboda, Cotton, Smith, Wittbold, Lubin

ABSENT: Mintz

[99-5-3]
This hearing being held on the submission by OmniPoint and Sprint to co-locate on a
monopole at the Detroit Water Board property located on the NW corner of Adams and
1-75 Interchange in Section 1. Adjacent Adams Woods residents were notified of the
hearing due to the interest expressed by the neighbors when the Ordinance covering
cellular towers was enacted and when there was a previous petition submitted for a
monopole at this location, which was approved but never installed.

Brian McBroom was present representing OmniPoint and Sprint and making a
presentation to the neighbors in attendance. He advised they are two of the six wireless
communication companies licensed in SE Michigan. The other four companies are
currently located on a monopole in Troy across Adams Road. He presented detail of the
monopole and reviewed their need for a site in the immediate area. He pointed out the
height available on the monopole in Troy is too low to accommodate their need and that
the existing monopole is structurally not capable of supporting additional equipment.
He presented the map in our Ordinance denoting approved locations pointing out this
site is included as an approved site for wireless communication installation.

Upon reviewing details of the site plan Mr. McBroom pointed out it is the same as the
previous proposal by another company, which was not installed. It is located along the
south boundary away from the residences with 70' to 80' trees. The tower height is 150
ft. The tower will be utilized by both companies and they will share the cost. The City
of Detroit will be installing a 5' or 6' long whip antenna for their radio communications
system on the lower part of the tower.

There were five neighbors present some of who were Donald L. Green. 1161
Glenpointe Ct., David G. Reeve, 1200 S. Timberview Tr., and Leslie M. Lazzerin, 1386
Bramblebush Run, They expressed opposition making numerous inquiries about
possible other locations that might meet their needs and prevent having two monopoles
at this intersection, one in Bloomfield Township and one in Troy.

There was lengthy discussion and Mr. McBroom along with Mr. Jerome Bower of
OmniPoint answered in detail the concerns of the neighbors. The Commission
answered questions pertaining to Ordinance provisions and approved locations. Items
discussed were possible health hazards, aesthetics, property values and interference
neighbors are experiencing with their radios as a result of the installation in Troy. There
was inquiry about the residential zoning on the property and it being selected as an
appropriate site since it is owned by a government entity. The location of existing
cellular sites in the area including Bloomfield Township were identified and
OmniPoint's existing coverage and needs was reviewed in detail with maps being
distributed by Mr. McBroom. The height of the monopole was questioned and removal
of the monopole if not used was another concern. Residents requested the companies
reconsider and try to find a different location that would serve their purpose. The
commission pointed out that the location proposed is indeed on the township's
recommended sites. Cellular companies must post a security for removal of the
monopole if not used.

Motion was made by Wittbold, seconded by Lubin and was unanimously supported
granting approval for monopole as proposed by OmniPoint and Sprint on the Detroit
Water Board property located on the NW corner of Adams and 1-75 Interchange in
Section 1. Monopole not to exceed 150-ft. height with appropriate bond being posted to
cover removal as required by Ordinance.
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(2) [99-5-2]
Tim Casai, Architect, Detroit Country Day Headmaster and Lower School Director
were present on their site plan for an addition to the campus on Maple road between
Lahser and Covington, 3003 W. Maple Road. They briefly reviewed the plans noting
they include classrooms, a playroom and an expanded the parking area. The addition
will house a new preschool program for 2, 3 & 4 year olds. They are providing a 35-ft.
setback adjacent to the residential area on the east and the plans include supplementing
the evergreen screen along the east property line. Mr. Casai advised they are matching
the existing brick of the school along with red accents and limestone. Roofing material
will be standing seam metal in green.

The Planner's review letter was discussed, Mr. Casai noting the proposed copula is 32
ft. in height and requires Board of Appeals approval. Motion was made by Cotton,
seconded by Smith and was unanimously supported to forward to the Township Board
with recommendation for approval the site plan for addition to Detroit country Day
School, Outlot A, Westchester Village No. 2, Section 34, as presented. Neighbors will
be notified prior to Township Board review.

(3) [99-5-1]
Mark Drain of Rogvoy Associates was present on the tabled site plan for Lowe's
Companies, Inc. at the Quality Inn site on the east side of Telegraph between Square
Lake Road and Orchard Lake Road. He advised they have added landscape islands,
landscaping in front of the building and lowered the fence at the rear to twelve feet.
They propose changing the brown metal standing seam roofing on the front of the
building to navy blue. Turning radiuses have been reviewed by the Fire Department and
approved. They are scheduled for the ZB A to request a building height variance. Mark
advised that on the Memorial Day holiday weekend they reviewed other Lowe's
locations from the air and none had any problem with parking. The other locations have
500 to 580 available spaces, and this proposes 681 which they are sure is adequate,
however, should there ever be a problem they will increase parking by 110 spaces by
enclosing the drainage basin and creating parking above.

The Commission pointed out the number of signs and the petitioners advised they will
meet Ordinance allowance with respect to signage. They advised the landscape islands
will be grass with sprinklers. Motion was made by Cotton, seconded by Smith and was
unanimously supported to forward the site plan with recommendation for approval
for Lowe's Companies, Inc., on acreage parcel C-41-E, Section 6, with understanding
Board of appeals must review and approve the height variance. Recommendation is
based upon agreement that storm basin will be enclosed and additional parking added if
Township receives complaints of inadequate parking.

Motion made by Wittbold, seconded by Smith and unanimously supported approving
May 3,1999 minutes as corrected.

Motion made by Smith, seconded by Wittbold and unanimously supported approving
May 17 minutes as submitted.

Meeting adjourned.

Respectfully submitted,

Wilma S. Cotton, Clerk
Planning Commission Secretary

np
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PLANNING COMMISSION

Monday, May 17,1999,7:30 p.m.
Bloomfield Township Hall

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

ABSENT: None

(1) [99-5-2]
A site plan for an addition to Detroit Country Day School located on the south side
of Maple Road between Lahser and Covington was presented by their architect.
The 16,000 sq. ft. addition will be on the east side of their school. The addition is
an early education center and will have seven new classrooms for three and four
year olds and a playroom for toddlers. He noted that the property is zoned
residential and they have provided a 35 ft. setback from the east property line to
match the adjacent residential homes. The soccer field is being eliminated with
this construction. The landscape plan was reviewed. He noted on the east there is
a large group of evergreens which they will extend north and south with additional
evergreen plant material. The design concept is a village or hamlet for small
children. Each classroom is an individual cottage and they are attached through a
roofline. There will be no roof top equipment. Each cottage will have a pitched
roof and they will be connected with a flat roof in between of the same height as
the existing building. Motion was made by Wittbold, seconded by smith and was
unanimously supported to table the site plan for an addition to Detroit Country
Day School, Outlot A, Westchester Village No. 2, Section 34, 3003 W. Maple
Road, for review by our planner.

(2) [99-5-3]
Brian McBroom of OmniPoint and Wallace Haley of Sprint presented a request to
collocate on a monopole on the Detroit Water Board property located on the NW
corner of Adams and the 1-75 Interchange. Commissioner Cotton advised this is
an approved location on the cellar communications facilities map and that the
Planning Commission did hold hearings on this location but the previous
petitioners withdrew and located across the street in Troy. The petitioners advised
they have almost duplicated that previous site plan and believe it is designed to
accommodate concerns the neighboring residents may have. The monopole will
be able to accommodate three companies. They advised the City of Detroit has
expressed a desire to install two whip antennas. Motion was made by Mintz,
seconded by Wittbold and was unanimously supported calling for a hearing on
Monday, June 7, 1999 at 7:00 p.m. to review plans for the installation of a
monopole on the Detroit Water Board property in Section 1.

A suggestion was made by Mintz and there was discussion on moving the
Planning Commission meetings up to 7:00 p.m. It was the consensus we would
hold meetings at 7:00 p.m. on a trial basis, to be reviewed again at a later date.

Meeting adjourned.

Respectfully submitted,

Wilma S. Cotton, Clerk
Planning Commission Secretary

np
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MONDAY, May 3,1999,7:30 P.M.

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

ABSENT: None

Mark Hubbard and Manny Kniahynycky presented the preliminary plat for Eastways Farm
Subdivision on acreage parcel C-101-I, Section 11, which was tabled October 5,1998. The
Commissioners inquired about the status of DEQ review for crossing a wetland with the
proposed road. Mr. Hubbard advises that they have submitted an application to the DEQ
but that DEQ will not review the plat until the municipality grants pre-preliminary plat
approval. Mark further reported making several revisions to the plat following meetings
with Township administration, the Oakland County Drain Commission and the adjacent
property owners. Revised plans include elimination of one residential lot providing instead
a larger storm detention basin, for a 100-year storm rather than a 50-year storm. The
Oakland County Road Commission has approved the proposed access of Eastways
however, the DEQ must also approve disturbance through a wetland. Mark pointed out that
they will mitigate the loss of wetlands for the road by planting wetland materials in the
detention basin.

In response to Township administration concerns about the proposed rear yard setbacks
along the east property line, Mark advises that lots 1 and 2 will have 40 foot rear yard
setbacks; lots 3 and 4 will have rear yard setbacks of 50 feet. On lots 1 and 2 any structure
constructed between 40 and 45 ft. from the rear property line will be limited to I-V2 stories.
Due to the significant changes in grade, the Township requested drawings showing site
lines from the rear yards of the adjacent homes to the east. The developers will provide
supplemental evergreens on lots 3 and 4 to further screen the proposed house from the east.

Commissioners expressed concern with the proposed road crossing a designated flood plain
and wetlands. Engineering review will include careful consideration of the impact on the
flood plain and adjacent properties. Deed restrictions will be submitted to the Township for
review prior to final plat approval. Homes will be restricted to a traditional style with
architectural design review by the developer and Steven Palms, the property owner. The
developer anticipates selling lots to individual homeowners rather than a single builder.

The Commission noted a corner of the building envelope on lot 16 appears to be in the
flood plain and the developers advised that a small amount of fill is required to get the
house above the flood line. Deed restrictions will prohibit removal of any tree 3" in caliper
and above outside the building envelope. The dense wooded area fronting along Eastways
will remain untouched except for the area of the access road. The Commission also noted
that the building footprint comes close to filling the building envelope and they questioned
whether decks would be anticipated. Mark reported that decks will be prohibited by deed
restrictions. Deed restrictions will also prohibit fences along Square Lake Road frontage
but possibly a berm could be created if approved by the Township and if necessary Oakland
County. Cotton advised the developer that the Township needs to be empowered in the
deed restrictions to enforce prohibition of decks, Square Lake Road fences and maintenance
of the retention basin.

There was lengthy discussion on the wetlands, retention basin and storm water runoff on
adjacent properties. The developers have had many conversations with the adjacent
homeowners and are specifically working with Mr. Beckett, owner of lot 9, Foxhall Sub., to
determine exactly where the outlet from the detention basin will be located. Mr. Beckett
was present and inquired whether the basin would have standing water and Mark replied
that it would have a damp bottom, not unlike the existing wetland area. The basin will have
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a grade of 1 on 6, making it a depressed area and almost unnoticeable. Drainage is of great
concern to the adjacent homeowners and the Commission.

Commissioner Wittbold inquired about changes in Square Lake Road, noting that there
have been changes in the drainage patterns. He inquired if the drainage data used by the
developer has been updated and if it is still valid. Manny advised that they have made their
calculations using old flood plain lines because it gives the worse case scenario. They have
not completed their engineering plans for the site but will satisfy any requirements of the
Township's engineering review. They cannot work on engineering until the DEQ gives
their approval and the DEQ won't even look at the application until the Township grants
pre-preliminary plat approval.

There were several neighbors present expressing interest and concern. Those present were:
Carol L. Edwards, 2744 Hunter's Hill; Paul Mooradian, 917 Candlestick; Jean Moran, 961
Candlestick and President of the Association; Peter J. Pridmore, 837 Foxhall; Diane L. and
Pete Palmer, 780 E. Square Lake Road; Gregory C. Smith, 2626 Hunter's Bluff; Ronald J.
Sevo, 815 Foxhall; Michael J. Walsh, 920 E. Square Lake Road. Comments indicated that
homeowners were in favor of the plan, some expressing that they felt the developer had
seriously considered the drainage problems, being cautious not to make the situation worse.
Other comments from neighbors to the east related to automobile lights shining in their

windows. Mark committed to working with those neighbors to resolve the issue if indeed it
is a problem. There were additional questions about the flood plain and Mr. Beckett
inquired who would maintain the retention basin in dry weather, such as cutting the grass.
Mark replied that the detention basin will be planted to resemble a wetland and will not
need cutting, it will grow in a natural state.

Diane Palmer, adjacent property owner to the west, expressed concern about lot 5,
questioning which direction the home will front and pointing out that their home will front
to the rear of the proposed site. Pete palmer questioned site layout, stating that the
developer is relocating the road access easement. The developer advised they are reviewing
the matter of access and with regards to the location of the proposed home on lot 5, they
will increase the rear yard setback. It was suggested that it might help to turn the house on
an angle. The existing pine trees along the property line will remain and be supplemented,
perhaps along with installation of a berm. The existing access road running south from
Square Lake Road will be vacated. The Commission advised that the Palmer's property is
landlocked, created by a property split many years ago, and today such a split would not be
approved. Mark Hubbard and Steven Palms agreed to work with the Palmer's to provide
the least negative impact possible.

Ronald Sevo, 815 Foxhall, inquired about the impact on his property and Mark advised that
they have increased the rear yard setback on the lot adjacent to Mr. Sevo to 50 feet. The
developer will also plant six evergreen trees, 16'-18' high and in addition to the existing
trees which are about 20', Mr. Sevo's property should be adequately screened. Mr. Walsh,
property owner at the corner of Eastways and Square Lake Road also expressed concerns
about the drainage and flooding problems. It was again noted that the entire area is in a
flood plain.

Motion was made by Cotton, seconded by Mintz and was unanimously supported granting
tentative pre-preliminary approval for the Eastways Farm Subdivision located on
acreage parcel C-101-I, Section 11 (19-11-226-011) as presented tonight pending DEQ
approval. The developers will submit the proposed deed restrictions demonstrating
provision for Association maintenance of the detention area/wetland expansion and also
giving Bloomfield Township the authority to perform maintenance and spread costs if
necessary. Further, deed restrictions will prohibit fencing along the Square Lake Road lot
frontages and will empower the Township to enforce. Restrictions will prohibit removal of
trees 3" in caliper and larger except as necessary for infrastructure and house construction.
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(2) [99-5-3]
Mark Drain of Rogvoy Associates along with James C. Scott presented a site plan for
Lowe's Company proposal to build on the east side of Telegraph between Square Lake
Road and Orchard Lake Road on the site of the Quality Inn. The existing building will be
demolished. The 135,000 sq. ft. building will be located at the rear of the property with
parking in the Telegraph Road frontage. Parking is provided for 681 automobiles. There
was discussion on the type of business, irregular shaped parcel of property, the fencing
shown on the plan. The Commission inquired about what kind of sign they will want due to
the configuration of the property and building location in relation to Telegraph Road.
Access is also provided from Fairfax on the north, which is for vehicular traffic, not trucks.
There was discussion on truck access and on traffic flow in the package pick-up area in
particular.

Landscaping was reviewed and they advised fencing at the rear will have landscaping on
the City of Pontiac side of the fence. The Commission expressed concern there be
landscaping on the inside of the fence. They agreed some of the landscaping can be brought
to the inside, particularly towards the north end by the ingress/egress to Fairfax. Mr. Scott
will reshape the landscaping. Also add some in the front of the building. They advised they
will furnish brick samples and material samples for the metal awnings. There is one truck
well and the Commission questioned its location and how trucks will access it. There was
discussion on the building and parking layout particularly with respect to the traffic flow.

Motion was made by Mintz, seconded by Smith and was unanimously supported to table
the site plan for Lowe's companies, Inc. on parcel C-41-E, Section 6, 1801 Telegraph (19-
06-226-005) for review by the Planner, Fire and Police Departments.

Motion made by Wittbold, seconded by Smith and was unanimously supported approving
the April 19,1999 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, April 19,1999,7:30 P.M.

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

ABSENT: None

(1) [99-3-2]
Public Hearing considering amending Zoning Ordinance No. 265, as amended, by modifying
Article II, Section 201, Definitions, and Article XV, Section 1512, Signs, for the purpose of
eliminating the authorization for "pylon signs" was called to order at 7:35 p.m. by Chairman
Swoboda. There was no public present. Clerk Cotton pointed out for the Commissioners the
final revision includes the language on ground signs for those districts where the provision for
pylons has been removed and was left out of the copies distributed to them earlier.

There was discussion on the proposal and the Township's desire for this change. Township
opinion is you get more visibility from a ground sign in way of traffic control. Also, most of
the time we find the business' desire to be in the Township exceeds their desire for a high, large
sign. During conversation Mintz questioned if it has been determined this proposal cannot be
interpreted as legislating aesthetics. Wittbold inquired about existing pylon signs and expressed
a preference for continuing to allow pylons. He stated he feels they are a help, especially since
we already have limits on them, in aiding people to find businesses in our community. Cotton
stated her concern is that if they are left in the Ordinance we could feasibly end up with a pylon
at every business. Mintz noted businesses in other communities are often physically close
together where in the Township they are laid out with spacing in between and are farther apart,
which would eliminate a need for tall signs.

Motion was made by Mintz, seconded by Cotton and was unanimously supported to close the
Public Hearing. Motion was made by Mintz, seconded by Smith and was approved to forward
to the Township Board with recommendation for approval the proposed amendment to Zoning
Ordinance No. 265, as amended, modifying Article II, Section 201, Definitions, and Article
XV, Section 1512, Signs, for the purpose of eliminating the authorization for "pylon signs" as
presented and discussed as well as having been advertised for Public Hearing tonight.

Yeas: Mintz, Smith, Cotton, Lubin
Nays: Wittbold

Motion was made by Smith, seconded by Mintz and was unanimously supported approving the
April 5,1999 minutes as submitted.

Meeting adjourned at 8:45 p.m.

Respectfully submitted,

Wilma S. Cotton, Secretary
Planning Commission

np
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(LEGAL AD-NEWSPAPER)

CHARTER TOWNSHIP OF BLOOMFIELD

PLANNING COMMISSION

NOTICE OF PUBLIC HEARING
MONDAY, APRIL 19,1999,7:30 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._APRIL 19. 1999. 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 modifying Article II, Section 201,
Definitions, and Article XV, Section 1512, Signs, for the purpose of eliminating the
authorization for "pylon signs".

ARTICLE n, Section 201, Paragraph 58 of the Zoning Ordinance No. 265 shall be amended
by modifying subparagraph a.(2), so as to read as follows:

58. Sign Definitions:
a. Sign:

(1) [No change]

(2) Pylon Sign:

(3) - (5) [No Change]

b. - f. [No change]

ARTICLE XV, Section 1512 of Zoning Ordinance No. 265 shall be amended, in part, by
eliminating the authorization for "pylon signs", so that the relevant portions of such Section
1512 shall read as follows:

SEC. 1512. SIGNS:
1. General Requirements for All Signs:

a. - h. [No change]

SIGNS PERMITTED BY ZONING DISTRICT*

2. Permitted Signs by Zoning District:

a . -d . [No change]

e. B-2 Business District Sign Types Allowed.

f. B-3 Business District Sign Types Allowed.

All persons interested will be heard.
WILMA S. COTTON, CLERK
Planning Commission Secretary
Charter Township of Bloomfield

np
Dated: April 5,1999

NOTE: The Charter Township of Bloomfield will provide necessary, reasonable auxiliary aids and services at
all meetings to individuals with disabilities. All such requests must be made at least five days prior to said
meeting. Individuals with disabilities requiring auxiliary aids or services should contact the Bloomfield
Township Clerk's Office by writing or calling the following: Clerk's Office, P. O. Box 489, Bloomfield Hills
MI 48303-0489. Telephone: 810U33-7702.
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(COMPLETE AMENDMENT)

CHARTER TOWNSHIP OF BLOOMFIELD

PLANNING COMMISSION

NOTICE OF PUBLIC HEARING
MONDAY, APRIL 19,1999,7:30 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,_APRIL 19.1999, 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 modifying Article II, Section 201,
Definitions, and Article XV, Section 1512, Signs, for the purpose of eliminating the
authorization for "pylon signs".

ARTICLE II, Section 201, Paragraph 58 of the Zoning Ordinance No. 265 shall be amended
by modifying subparagraph a. (2\ so as to read as follows

59. Sign Definitions: The following definitions a. through f. are related to signs:

a. Sign: Any announcement, declaration, display, billboard, illustration wall
painting and insignia when designed and placed so as to attract general public
attention. " Sign" shall include any banner, bulbs or other lighting devices,
streamer, pennant, balloon propeller, flag (other than the official flag of the
nation or state) and any similar device of any type or kind whether bearing
lettering or not.

(1) [No change]

(2) Pylon Sign: A sign supported by a pole or poles with not less than

ten (10) feet between the bottom face of the sign and the grade

(intended to be eliminated in the Township).

(3) - (5) [No Change]

b. - f. [No change]

ARTICLE XV, Section 1512 of Zoning Ordinance No. 265 shall be amended, in part, by
eliminating the authorization for "pylon signs", so that the relevant portions of such Section
1512 shall read as follows:

SEC. 1512. SIGNS:

The purpose of this Section is to regulate outdoor advertising and outdoor signs of all types in
all zoning districts. The regulation of outdoor advertising and all signs is further intended to
enhance the physical appearance of the Township, preserve scenic and natural beauty of
designated areas, make the Township a more enjoyable and pleasing community, and to
create a more attractive economic and business climate. It is intended by the provisions of
this Ordinance to: reduce signs or advertising distractions thereby reducing traffic accidents;
reduce hazards that may be caused by signs overhanging or projecting over the public rights-
of-way; eliminate unnecessary poles and pylon signs that create clutter and undermine the
purposes of this Section; and avoid the "canceling out" effect of conflicting adjacent signs.

3. General Requirements for All Signs:

b. - h . [No change]
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SIGNS PERMITTED BY ZONING DISTRICT*

Use Districts

Residential, One-Familv

Res. Subdivision

Multi-Family Complex

Churches, Schools and Nonprofits

Office Districts

B-1

B-2

B-3

R-PandM-L

Ground**

1

1

1

1

1

1

1

1

1

Temporary

1

1

1

1

1

1

1

1

1

Wall Non-Accessorv

1

1

1

1

1 1

*See following section for conditions by use district.

**Unless otherwise specified herein a setback on the street sides of fifteen (15) feet shall be
provided.
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Permitted Signs by Zoning District:

a . - c . [No change]

d.

e.

B-1 Local Business District Sign types Allowed.
Wall, temporary and ground signs are permitted in B-1 Business Districts

subject to the following conditions:

( l ) - ( 2 ) [No change]

(3) Ground Signs

(a) One ground sign having an area of not more than thirty-two square feet
of area per sign face, or sixty-four (64) square feet of total area shall be
permitted.

(b) Not more than one ground sign may be erected accessory to any one
development regardless of the number of buildings, separate parties,
tenants or uses contained on the property.

(c) No ground sign shall be erected to a height greater than five feet.

(d) No ground sign shall be located nearer than twenty-five feet to any
existing or proposed right-of-way line.

(e) Ground signs shall be utilized only for identification of the uses
allowed in the B-1 District, and shall not be utilized to advertise
products for sale.

£Q Ground signs may be illuminated.

B-2 Business District Sign Types Allowed.
Wall, temporary signs and ground signs are permitted in B-2 Business
Districts subject to the following conditions:

(1) Wall Signs
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(a) The maximum size of the sign shall not exceed six (6) percent
of the total area of the street side facade, including the area of
all fenestration, and in no instance shall the wall size exceed
one hundred fifty (150) square feet in area. Wall signs shall be
placed on the building so as not to exceed the height of the
building.

(b) Wall signs shall be authorized to contain numbers and letters in
their customary form and in addition shall be entitled to contain
figures (illustrations) provided that all figures shall not
constitute more than five (5) percent of the total sign area.

(2) Temporary Signs

(a) One (1) sign advertising buildings under construction may be
erected for the period of construction and shall not exceed
thirty-two (32) square feet of total sign area. Such sign shall be
erected on the building or lot where such construction is being
carried on and shall advertise only the architect, contractor,
subcontractor or builder.

(b) One (1) sign advertising the rental, sale or lease of property
having sixteen (16) square feet of total sign area shall be
allowed.

(c) Temporary sign (Without Permit Required): Means a business
sign placed on the interior of a building with or without letters
and numerals, such as window signs in business and industrial
districts, of lightweight cardboard, cloth, plastic or paper
materials and intended to be displayed from the inside of the
building only. Such signs shall not exceed ten (10) percent of
the total window area of front facade and shall not be displayed
for more than fourteen (14) days. Permits for the erection of
this nature of sign shall not be required.

(d) Temporary signs (Signs With Permits Required) shall not be
permitted for a period greater than twelve (12) months, and
shall only be permitted after review and approval by the Board
of Appeals.

(3) Ground Signs

(a) One ground sign having an area of not more than thirty-two
square feet of area per sign face, or sixty-four (64) square feet
of total area shall be permitted.

(b) Not more than one ground sign may be erected accessory to
any one development regardless of the number of buildings,
separate parties, tenants or uses contained on the property.

(c) No ground sign shall be erected to a height greater than five
feet.

(d) No ground sign shall be located nearer than twenty-five feet to
any existing or proposed right-of-way line.

(e) Ground signs shall be utilized only for identification of the uses
allowed in the B-2 District, and shall not be utilized to
advertise products for sale.

(f) Ground signs may be illuminated.
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f. B-3 Business District Sign Types Allowed.
Wall, temporary signs and ground signs are permitted in B-3 Business
Districts subject to the following conditions:

(1) Wall Signs

(a) The maximum size of the sign shall not exceed six (6) percent
of the total area of the street side facade, including the area of
all fenestration, and in no instance shall the wall size exceed
one hundred twenty (120) square feet in area. Wall signs shall
be placed on the building so as not to exceed the height of the
building.

(b) Wall signs shall be authorized to contain numbers and letters in
their customary form and in addition shall be entitled to contain
figures (illustrations) provided that all figures shall not
constitute more than five (5) percent of the total sign area.

(c) Gas stations utilizing a ground sign shall be permitted a wall
sign not to exceed ten (10) square feet. Gas stations may place
ten square feet in area on a ground sign.

(2) Temporary Signs

(a) One (1) sign advertising buildings under construction may be
erected for the period of construction and shall not exceed

thirty-two (32) square feet of total sign area. Such sign shall be
erected on the building or lot where such construction is being
carried on and shall advertise only the architect, contractor,
subcontractor or builder.

(b) One (1) sign advertising the rental, sale or lease of property
having sixteen (16) square feet of total sign area shall be
allowed.

(c) Temporary Sign (Without Permit Required): Means a business
sign placed on the interior of a building with or without letters
and numerals, such as window signs in business and industrial
districts, of lightweight cardboard, displayed for special events,
sales and notices. Temporary signs shall be displayed from the
inside of the building only. Such signs shall not exceed ten
(10) percent of the total window area of front facade and shall
not be displayed for more than fourteen (14) days. Permits for
the erection of this nature of sign shall not be required.

(d) Temporary signs (signs with Permits Required) shall not be
permitted for a period greater than twelve (12) months, and
shall only be permitted after review and approval by the Board
of Appeals.

(3) Ground Signs

(a) One ground sign having an area of not more than thirty-two
square feet of area per sign face, or sixty-our (64) square feet of
total area shall be permitted.

(b) Not more than one ground sign may be erected accessory to
any one development regardless of the number of buildings,
separate parties, tenants or uses contained on the property.

(c) No ground sign shall be erected to a height greater than five
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feet.
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(d) No ground sign shall be located nearer than twenty-five feet to
any existing or proposed right-of-way line.

(e) Ground signs shall be utilized only for identification of the uses
allowed in the B-3 District, and shall not be utilized to
advertise products for sale.

(f) Ground signs may be illuminated.

All persons interested will be heard.

WILMA S. COTTON, CLERK

Planning Commission Secretary
Charter Township of Bloomfield

Dated: April 19, 1999

np

NOTE: The Charter Township of Bloomfield will provide necessary, reasonable axially aids and services at all
meetings to individuals with disabilities. All such requests must be made at least five days prior to said meeting.
Individuals with disabilities requiring auxiliary aids or services should contact the Bloomfield Township Clerk's
Office by writing or calling the following: Clerk's Office, P. O. Box 489, Bloomfield Hills MI 48303-0489.
Telephone: 810\433-7702.

I
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CHARTER TOWNSHIP OF BLOOMFIELD
PLANNING COMMISSION

Monday, April 5,1999,7:30 p.m.
Bloomfield Township Hall

PRESENT: Swoboda, Mintz, Cotton, Smith, Lubin

ABSENT: Wittbold

(1) [99-3-1]
Campbell/Manix, Inc. representing Seventy Incorporated were present on the site plan
for a new building on the west part of their property on Hulet Drive (19-04-300-014).
The Commission advised our Planner review notes the height of the evergreens should
be specified on the plan. The petitioners advised plantings proposed at the rear are
chosen to provide for a change in color and complement features of the building.

There was lengthy discussion on exterior building materials. The primary material is
brown brick with two faces of the building striped on the top portion with an efface to
complement the color and texture of pre-cast concrete pillars at the northwest corner of
the building. The petitioners advised they will take the Commissions concerns with
respect to not using all brick under advisement and review it with their client. The
Commission noted the design review regulations should perhaps be a part of this
review, at least in spirit.

Motion was made by Mintz, seconded by Cotton and was unanimously supported to
forward the site plan for a building on the west part of acreage parcel C-22-C1, Section
4, 550/560 Hulet Drive (19-04-300-014) to the Township Board with recommendation
for approval. Approval should be subject to further review with respect to design
review regulations. Heights of evergreens to be shown on the plan.

Motion made by Smith, seconded by Lubin and unanimously supported approving
March 15,1999 minutes as submitted.

Meeting adjourned.

Respectfully submitted,

Wilma S. Cotton, Clerk
Planning Commission Secretary

np


