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C H A R T E R TOWNSHIP OF B L O O M F I E L D 
P L A N N I N G C O M M I S S I O N M E E T I N G 

Monday, January 7, 2008 

Bloomfield Township Hall 

I. ATTENDANCE: 

PRESENT: Salz, Goldberg, Stefanes, Barnett, Mintz, Reisinger, Stark 
ABSENT: None 

Staff Present: Patricia McCullough, Planning and Building Director, Christopher 
Gruba, Assistant Planner, and Robin Carley, Development Coordinator 

Mr. Dave Payne, Township Supervisor, was present in the audience. 

Mr. Salz welcomed three students from the Model High School. 

Mr. Salz welcomed Mr. Neal Barnett, Township Trustee, as the newest member to the 
Planning Commission. He noted that Ms. Sherry Stefanes would remain as a Planning 
Commissioner, filling the vacancy left by Mr. John Swoboda. 

II. APPROVAL OF MINUTES: 

Motion was made by Goldberg, seconded by Stark, and was unanimously supported 
to approve the Planning Commission minutes of December 3,2007, as written 

YEAS: Salz, Goldberg, Stefanes, Barnett, Mintz, Reisinger, Stark 
NAYS: None 

III. SITE PLAN REVIEW: 

A. Costco Wholesale Store - 2343 Telegraph Road - Demo I New Construction 
Ms. McCullough introduced this item to the Commissioners, noting that both a site plan 
review and a wetlands hearing would take place at the Planning Commission meeting. 
The Planning Commission, which acts as the Township's Wetlands Board would conduct 
a wetlands hearing following the site plan review. She also noted that a lot split / lot line 
adjustment would be reviewed by the Township Board of Trustees. Site plans, landscape 
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plans, drainage plans, floor plans, building elevations, and photometric plans were 
provided to the Commissioners and submitted to the file. Ms. McCullough reviewed the 
site plan, noting the location of the loading area, which would require an approval from 
the Board of Appeals. The landscape plan was reviewed, showing that the number of 
trees exceeded the minimum required by the Township, and that the applicant would 
comply with the required minimum caliper requirement. The applicant was to provide 
the color of the proposed light poles. Traffic circulation and parking were reviewed, 
noting that a variance of 79 parking spaces was to be sought, with 767 parking spaces 
required and 688 spaces proposed. The site plan showed no change to the two main 
entrance drives from Telegraph Road to the Costco site. Signage was also highlighted, 
noting that two wall signs were being proposed, with only one wall sign allowed per 
Township Ordinance. The applicant was made aware of the need for a variance for the 
proposed second wall sign. Ms. McCullough noted that the Design Review Board 
reviewed this proposal on 12-19-07 and forwarded the project to the Planning 
Commission and Zoning Board of Appeals. The Departmental comments were provided 
to the Commissioners and submitted to the file. 

Mr. Salz asked for questions or comments from the Commissioners to Ms. McCullough. 

Mr. Stark asked if the proposed parking for the Costco site would comply with the new 
parking requirements currently being proposed to the Planning Commission. 

Ms. McCullough noted that a variance may still be needed for the number of spaces, with 
the increased landscaping requirements being proposed along with the proposed parking 
requirements. She also noted that the proposed parking standards, still under discussion 
by the Planning Commission, may allow for the Planning Commission to consider a 
shared parking concept, noting that the adjacent shopping center had an abundance of 
parking available. 

The Commission questioned the location of the proposed loading zone, the location of the 
Fire Department Connection (FDC), and storm water retention. 

Ms. McCullough stated that the applicant was present and would address these issues. 

Mr. Salz asked for the presentation from the applicant. 

Mr. Ted Johnson, President of TJ Designs, addressed the location of the loading zone, 
noting that this location of the loading area was absolutely required for the function of the 
interior of the store. He stated that the location of the FDC would be addressed with the 
Fire Department and that Costco would comply with all Departmental requirements. Mr. 
Johnson reviewed the colored elevations, noting that the colors and materials would 
complement the newly constructed Costco Fuel Facility. He stated that the water 
retention issue would be addressed by Mr. Holloway during the wetlands hearing. 

Mr. Salz asked for questions or comments from the Commissioners to the applicant. 
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Ms. Reisinger questioned if the membership would increase and the proposed timeline 
for construction. 

Mr. Johnson stated that the proposed store would be a prototypical Costco store and 
would include merchandise not currently at this location. He did not believe that 
membership would significantly increase. 

Mr. Johnson was proposing to demolish the existing Costco in March of 2008, and was 
proposing to open the new store in November of 2008. 

Mr. Salz questioned why the loading zone could not be located at the rear of the store. 
He noted that the applicant must apply to the Board of Appeals for the location of the 
loading zone. 

Mr. Johnson reviewed the parking and traffic circulation and the extensive landscaping 
proposed for the site, specifically noting the use of dense landscaping to shield the 
visibility of the loading area from Telegraph Road and the adjacent properties. Delivery 
hours and types / sizes of trucks were addressed by the applicant. 

Ms. Stefanes questioned the location of the parking for the Golling employees and the 
location of the cart stalls, possibly providing for more parking for the Costco site. 

The applicant stated that there was a private contract between Golling and Costco for use 
of a designated number of spaces on the Costco site for Golling's employees. 

There were no additional questions or comments from the Commissioners. 

Mr. Salz opened the public comment portion of the meeting. 

Mr. Joe Delassandro, General Manager of the adjacent Golling Dealership, commented 
on the parking agreement that the Golling Dealership currently has with the Costco site, 
noting that 31 spaces were used by Golling employees on the Costco site. Mr. 
Delassandro also questioned the function of the proposed loading space and the storm 
water detention pond. 

The applicant commented that the delivery hours and types of trucks should not be 
changing and that the delivery trailers would be stored within the delivery bays. The 
detention pond issues would be further addressed during the Wetlands Hearing to follow. 

Ms. Kara Powers, representing JS Holdings, questioned if Costco was being asked to 
address the Telegraph Road median landscape beautification project. 

Mr. Barnett commented that the beautification of the Telegraph Road median should be 
addressed with Costco in the future. 
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Ms. McCullough noted that those properties with a sizeable amount of linear frontage on 
Telegraph Road were being asked to participate in the Telegraph Road median landscape 
project. She noted that the Costco Wholesale Store had no frontage on Telegraph Road, 
however, the Costco Fuel Facility did front on Telegraph. 

Mr. Jay Seeker, student at Model High School, questioned the location of the loading 
docks. 

There were no additional public comments. 

Mr. Salz closed the public comment portion of the meeting and called for a motion. 

Motion was made by Stark, seconded by Goldberg and was unanimously supported 
to forward the Costco project to the Township Board of Trustees, with a 
recommendation for approval, conditioned upon: 

1. Approval of the lot split I lot line adjustment to transfer 2.144 acres from RD 
Bloomfield Associates Limited Partnership to Costco Corporation, 

2. Compliance with Township Departmental requirements, 
3. Seeking the necessary variances relating to parking, location of the loading 

area, and secondary signage. 

YEAS: Salz, Goldberg, Stefanes, Barnett, Mintz, Reisinger, Stark 
NAYS: None 

IV. DISCUSSION ITEMS: 

A. Items on the Agenda 

The Commission discussed the current developments under construction and Ms. 
Reisinger updated the Commission on the actions taken by the Zoning Board of Appeals. 

V. GENERAL BUSINESS: 

A. Election of Officers 
Mr. Salz asked for nominations from the Commissioners. 

Ms. Jane Reisinger nominated the same slate of officers from 2007 to continue for 2008, 
being Mr. Jeffrey Salz as Chairperson, Dr. Scot Goldberg as Vice-Chairperson, and Ms. 
Sherry Stefanes as Secretary. Mr. Mintz seconded Ms. Reisinger's nomination. The vote 
was unanimous. 
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YEAS: Salz, Goldberg, Stefanes, Barnett, Mintz, Reisinger, Stark 
NAYS: None 

B. Planning Commission Meeting Schedule 

The next Planning Commission Meeting was scheduled for Monday, January 21, 2008. 

VI. ADJOURNMENT: 

The Planning Commission Meeting of Monday, January 7, 2008 was adjourned at 7:50 
P.M. 

Respectfudy submitted, 

(Patricia McCudougH, (Director 
(Planning and Quitting 

rc 
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C H A R T E R TOWNSHIP OF B L O O M F I E L D 
L O C A L W E T L A N D S H E A R I N G 

Monday, January 7, 2008 

Bloomfield Township Hall 

I. ATTENDANCE: 

PRESENT: Salz, Goldberg, Stefanes, Barnett, Mintz, Reisinger, Stark 
ABSENT: None 

Staff Present: Patricia McCullough, Planning and Building Director, Christopher 
Gruba, Assistant Planner, and Robin Carley, Development Coordinator. 

Mr. Dave Payne, Township Supervisor, was present in the audience. 

II. LOCAL WETLANDS HEARING: 

A. Costco Wholesale Store - 2343 Telegraph Road - Demo I New Construction 
Ms. McCullough noted that the Planning Commission also acted as the Township's 
Wetlands Board and reviewed the wetland permit application as submitted by Civil and 
Environmental Consultants, Inc, consulting engineers for Costco. McCullough's staff 
report, as provided to the Commissioners, was reviewed and submitted to the file. The 
proposal included filling in the wetland area and the installation of a new underground 
storage basin to the rear of the proposed Costco Store. The report from the Township's 
Engineering and Environmental Services Department was also provided to the 
Commissioners and submitted to the file. 

Mr. Salz asked for questions or comments from the Commissioners to Ms. McCullough. 

Mr. Stark questioned which properties drained into the existing detention area to the rear 
of the Costco store. 

Ms. McCullough noted that the applicant would address these issues. 

Mr. Salz asked for the presentation from the applicant. 
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Mr. Holloway, Wetland Scientist with Civil & Environmental Consultants, Inc., 
represented Costco in addressing concerns of the wetlands and storm water run-off. He 
stated that only 10 % of the run-off into the existing detention area was coming from the 
Costco site. He reviewed the drainage from the surrounding areas and noted that the 
water would continue to flow in its existing pattern, noting that underground pipes have 
drained into this retention area for many years. Mr. Holloway stated that the Costco 
proposal would not adversely impact any adjacent properties. 

Ms. Reisinger questioned maintenance of the proposed landscaping for the detention area. 

Mr. Holloway stated that the plantings selected were native species, with very little 
maintenance required. 

The design and flow rate of the detention basin was reviewed for the Commissioners. 

There were no additional questions or comments. 

Mr. Salz opened the public comment portion of the meeting. 

There were no public comments and Mr. Salz closed the public comment portion of the 
meeting. 

Mr. Salz called for a motion. 

Motion was made by Stark, seconded by Reisinger, and was unanimously supported 
to approve the wetlands permit for the activities as proposed for the Costco site. 
The Commission directed the applicant to the Township Board of Trustees for final 
site plan review and lot split consideration. 

YEAS: Salz, Goldberg, Stefanes, Barnett, Mintz, Reisinger, Stark 
NAYS: None 

III. ADJOURNMENT: 

The Local Wetlands Hearing was adjourned at 8:15 P.M. 

Respectfully submitted, 

rc 

Patricia McCullough, (Director 
Planning and (Building 
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Monday, January 21, 2008 

Bloomfield Township Hall 

I. ATTENDANCE: 

PRESENT: Salz, Goldberg, Stefanes, Barnett, Mintz, Reisinger, Stark 
ABSENT: None 

Staff Present: Patricia McCullough, Planning and Building Director, Kirt Bowden, 
Police Chief, Leo Chartier, Fire Chief, Christopher Gruba, Assistant Planner, and Robin 
Carley, Development Coordinator 

Mr. Dave Payne, Township Supervisor, was present. Ms. Jan Roncelli, Township Clerk 
was also present. 

II. APPROVAL OF MINUTES: 

Motion was made by Reisinger, seconded by Stark, and was unanimously supported 
to approve the Planning Commission minutes of January 7, 2008, as written. 

YEAS: Salz, Goldberg, Stefanes, Barnett, Mintz, Reisinger, Stark 
NAYS: None 

III. SITE PLAN REVIEW/REZONING: 

A. Bloomfield Park (Township Portion) - New Construction 
Ms. McCullough introduced this item to the Commissioners, noting that the site plan 
review / rezoning request was previously tabled numerous times by the Commission, 
pending submittal by the applicant of an approved traffic study. Ms. McCullough noted 
that Mr. Martin Parker, traffic consultant for the applicant, submitted an addendum to the 
previously submitted draft traffic impact study on January 11, 2008, for review by the 
Township and MDOT. The draft study was provided to the Commissioners and 
submitted to the file. A final addendum to the traffic impact study was submitted by the 
developer on Friday, January 18, 2008, after the close of business, as well as a report 
from MDOT was received by the Township after the close of business on Friday, January 
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18, 2008. The final addendum and the report from MDOT, received at the Township on 
January 18, 2008, were provided to the Commissioners at tonight's meeting, and 
submitted to the file. Ms. McCullough's staff report, with supporting documentation, 
was provided to the Commissioners and submitted to the file. The staff report and 
documentation was also provided to the developer prior to the Planning Commission 
meeting. 

Mr. Salz called for a motion to remove the Bloomfield Park proposal from the table. 

Motion was made by Goldberg, seconded by Stark, and was unanimously supported 
to remove from the table the Bloomfield Park Site Plan Review and Rezoning 
Request. 

YEAS: Salz, Goldberg, Stefanes, Barnett, Mintz, Reisinger, Stark 
NAYS: None 

Mr. Salz asked for the presentation from the applicant. 

Mr. Gary Ceepo, Senior Development Director of DDR, was present with Martin Parker, 
traffic engineer with Wade Trim, Michael Hughes, architect with Meacham & Apel, 
Doug Poland, attorney with McShane & Bowie, and Craig Schubiner, co-develop with 
Harbor Companies. 

Mr. Martin Parker reviewed the addendum to the traffic impact study dated 01-10-08, as 
provided to the Commissioners and submitted to the file. He reviewed the history of the 
previous traffic study issues and stated that he was brought into this project on October 
31, 2007. Mr. Parker noted the exceptional quality of those who he has worked with 
relative to this project, including Mr. Michael Labadie of Wells & Associates, Ms. 
Colleen Hill of HRC, and Mr. Paul Ajegba of MDOT. A powerpoint presentation was 
reviewed by Mr. Parker and submitted to the file. Acceptable levels of service and 
feasible mitigation standards were reviewed for the Commission. Mr. Parker reviewed 
the term "level of service" for the Commissioners, noting the range of Level A through 
Level F, with "A" being the best and "F" the worst. Several intersections within the 
Township were reviewed, including westbound Square Lake Road at Telegraph Road and 
northbound Telegraph Road at the Franklin Road I Square Lake Road intersection, noting 
the existing and proposed levels of service for these intersections. 

Mr. Parker noted that several intersections within the Township would have lower levels 
of service than currently exist. Internal capture concepts were discussed, noting that this 
would help alleviate the traffic congestion. 

Mr. Parker reviewed the summary of the proposed road improvements included with the 
proposed mitigation plan. Mr. Parker stated that Restaurant Row, within the 
development itself, would operate below a service level of D. The other streets within 
the site would operate at a level of D or better. 



CHARTER TOWNSHIP OF BLOOMFIELD 
PLANNING COMMISSION 
January 21, 2008 
Page 3 of9 

Mr. Parker reviewed the levels of service for the off-site roads, including northbound and 
southbound Telegraph Road. Mr. Parker stated that no mitigation was proposed for the 
Woodward Avenue and Square Lake Road intersection, as previously required by 
MDOT. Mr. Parker stated that an e-mail was sent from MDOT on January 18, 2008 
stating that the previous requirement by MDOT for mitigation at this intersection was a 
typographical error. 

Mr. Parker confirmed that there was a final meeting on January 17, 2008 with MDOT 
and the traffic consultants of both the City of Pontiac and Bloomfield Township, which 
resulted in the final addendum that was prepared by Wade Trim and sent to Bloomfield 
Township on Friday, 01-18-08, after the close of business. The approval from MDOT 
was then submitted on Friday, 01-18-08, approximately one-half hour after the addendum 
was submitted. 

Mr. Salz asked for questions or comments from the Commissioners to the applicant. 

Dr. Goldberg questioned the level of service for the intersection of Square Lake Road and 
Telegraph Road. 

Mr. Parker stated that this intersection would become more congested and that the level 
of service would decline, operating at a Level F. He stated that the developer could not 
mitigate this intersection any further. The Commission discussed the excessive amount 
of traffic turning onto northbound Telegraph Road from westbound Square Lake Road. 

Mr. Mintz commented that there were further options for the developer to pursue, 
including downsizing the proposed development, thus reducing the amount of additional 
traffic congestion at the Square Lake and Telegraph intersection, thus raising the level of 
service from a Level F. 

Mr. Parker did acknowledge that a reduction in the scope of work would alleviate the 
proposed traffic congestion and the poor levels of service as proposed. 

Mr. Poland noted that the Planning Commission was only dealing with the portion of the 
project within Bloomfield Township. 

The Commission noted that all traffic entering and leaving the development within both 
the 425 Agreement Area / City of Pontiac and the Township, would adversely affect only 
the streets and intersections within the Township. 

Mr. Barnett commented that access to the development, in both the Township's portion 
and the 425 Agreement Area was only from streets within the boundaries of Bloomfield 
Township. Mr. Barnett questioned if any consideration had been given to providing 
access onto Franklin Road, thus alleviating the amount of traffic on Telegraph Road. Mr. 
Barnett also questioned cross-access with the surrounding commercial properties. 
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Mr. Craig Schubiner stated that they had presented alternate routes to the City of Pontiac 
and that the City stated they wanted no traffic passing through their residential areas onto 
Franklin Road. Access onto Friendly Drive was researched and ruled out by the 
developer. Mr. Schubiner commented that access through the Midwestern Baptist 
College onto Golf Drive was for emergency access only, with no public traffic allowed. 
Mr. Schubiner noted that the traffic study represented a total build-out of the project. 

Mr. Barnett commented that the final report was provided to the Township on Friday, 01-
18-08, at approximately 5:30 P.M. and was provided to the Commissioners at their places 
at this meeting. He stated that the Commissioners should be allowed time to review the 
final study. 

Mr. Barnett also noted the severe impacts that the reduced levels of service would have 
on public safety and the Township's ability to provide emergency service to its residents 
and businesses affected by the traffic congestion. Mr. Barnett noted the Township's 
responsibility to protect the safety of its residents and business owners. 

Mr. Salz questioned who was responsible for the cost of the proposed improvements. 

Mr. Schubiner stated that the developer was responsible for all mitigation costs, as noted 
in the approval granted by MDOT, and that they were prepared to cover all the mitigation 
costs. 

Mr. Salz also noted that the Commission had not been provided ample time to review the 
documents submitted late Friday, 01-18-08. He noted that the Commission had been 
provided the draft traffic study and needed time to compare the draft documents with the 
documents submitted at tonight's meeting. 

Ms. Reisinger stated that the residents of Bloomfield Township would incur the brunt of 
the traffic problems, and that the City of Pontiac residents would not have to deal with 
any traffic passing through their streets. She noted that the majority of the proposed 
Bloomfield Park project was within the City of Pontiac, with all the traffic issues severely 
impacting only the residents of Bloomfield Township. Ms. Reisinger noted that during 
the Planning Commission's updating of the Township's Master Plan, public hearings 
were held and numerous complaints were received from Township residents regarding 
the traffic congestion and safety issues currently along Square Lake Road. She noted that 
this project would further impact an existing problem and further impact Township 
residents, with no impact to the City of Pontiac residents. 

Dr. Goldberg stated that to further reduce the level of service of the Telegraph Road and 
Square Lake Road intersection was unacceptable and that other alternatives must be 
explored. 

Mr. Stark asked who set the assumption parameters for this development. 
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Mr. Parker stated that he believed the parameters were agreed upon by the developer, 
MDOT, and representatives of Bloomfield Township and the City of Pontiac, including 
their respective traffic consultants. 

Mr. Salz asked for the presentation from Mr. Michael Labadie, the Township's traffic 
consultant. 

Mr. Labadie commented that his letter dated 01-18-08, as provided to the Commissioners 
and submitted to the file, was based on the draft traffic study dated 01-10-08, and 
received on 01-11-08. Mr. Labadie stated that he not yet reviewed the final study 
submitted by the applicant late Friday, 01-18-08, after the close of business. He also 
noted the e-mail sent by MDOT on Friday, 01-18-08, stating that the requirement for 
mitigation of the Woodward and Square Lake intersection was a typographical error. 

He noted that there were still some inconsistencies between the MDOT review letter and 
the final addendum submitted by Wade Trim. 

Mr. Labadie presented a powerpoint presentation to the Commission, as submitted to the 
file. Mr. Labadie reviewed the concept of internal capture. He stated that cross access 
with the surrounding commercial areas would reduce the number of new trips on external 
roads, thus reducing the congestion on the Township's roadways and intersections. He 
also noted that another mitigation measure was to reduce the size of the development. 
These mitigation opportunities should have been completely explored along with the 
mitigation proposed for the 

Mr. Labadie stated that building the development as proposed, with the severe burden 
imposed on the roadway system and infrastructure was not accepted practice and 
reducing the levels of service as proposed at several intersections should not be accepted. 
Mr. Labadie stated that in all his years as a traffic engineer, he had never seen approval 
granted for a mitigation plan as proposed. 

Mr. Labadie reviewed the history of the proposal, starting in the year 2002. He 
commented that in October of 2007 he was finally provided with accurate information 
and a traffic model that would work. At that point the traffic consultants started working 
on a mitigation plan. Mr. Labadie noted that they have worked many long hours trying to 
create an acceptable mitigation within the road right-of-ways, but to no avail. He 
commented that the developer must seek further options to make his site work, including 
internal capture and additional access points. 

Reasons were presented by Wells and Associates, included in the powerpoint 
presentation, as to why they believed the MDOT approval granted on 01-18-08 was 
premature. 
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Several reasons were also presented as to why Wells and Associates was recommending 
delay in granting approval of the site plan / rezoning request. Mr. Labadie noted that the 
levels of service for several intersections, already operating at a Level F, was being 
further reduced by an additional hundreds of seconds. He commented again that the 
developer must consider other alternatives, including possibly reducing the size of the 
development and looking for additional access points. 

Mr. Labadie noted that the Police and Fire Departments of Bloomfield Township stated 
that public safety would be severely impacted. They noted that accepted practices must 
be applied to this development and its traffic study and mitigation plan. 

The computer models were presented to the Commission and submitted to the file. The 
first shown was the Telegraph Road I Square Lake Road I Franklin Road intersection. 
The model showed the back-up of traffic traveling westbound on Square Lake Road 
extended from Telegraph Road, east past Lahser Road, and even to the east of Woodward 
Avenue, towards 1-75. thus creating a 25 minute delay. He commented that emergency 
vehicles entering and exiting from the Fire Station on Franklin Road would be severely 
impacted. Mr. Labadie also reviewed the proposed fourth lane on southbound Telegraph 
Road, south of Square Lake Road, noting that creating of a fourth lane would not allow 
for a proper shoulder for a 50-mph roadway, as required by MDOT. 

An aerial was presented showing that access from Friendly Drive was feasible and could 
possibly alleviate the traffic congestions on Square Lake Road and Telegraph Road. He 
noted that the adjacent subdivision within the City of Pontiac had a rear yard orientation 
to Friendly Drive, and that the south side of Friendly was already commercial property 
within Bloomfield Township. 

Mr. Labadie reviewed an aerial of the project site and the surrounding commercial 
developments and stated that additional access points and cross access with the adjacent 
commercial properties could reduce the amount of traffic congestion on Telegraph Road 
and the surrounding streets by up to 20%. 

The Commission discussed the "conceptual" approval offered by MDOT for the 
proposed signaling. 

Mr. Payne noted that Bloomfield Township's Police Chief and Fire Chief were present in 
the audience and were available for any questions from the Commissioners. 

Mr. Mintz complimented both the Police Chief and the Fire Chief on the thoroughness of 
the reports, as provided to the Commissioners and submitted to the file. 

Mr. Barnett questioned Chief Chartier on the impact the traffic congestion would have on 
fire emergency service. 
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Chief Chartier noted the location of a Township Fire Station on Franklin Road, just north 
of Square Lake Road and the difficulty the trucks would have accessing Square Lake 
Road and Telegraph Road during the event of an emergency. He noted the severely 
reduced response times for both the Township residents and businesses that would result 
from the traffic congestion associated with the proposed mitigation plan. 

Mr. Barnett questioned Chief Bowden on the impact the traffic congestion would have on 
police response time. 

Chief Bowden commented that if a patrol car had to access westbound Square Lake Road 
to respond to an emergency during peak travel times with the proposed traffic congestion, 
the patrol car may have to travel over medians, through residential areas at elevated 
speeds, and possibly in the wrong direction into oncoming traffic lanes. Chief Bowden 
stated that response times would be reduced and public safety would be severely 
impacted with the mitigation plan as proposed. 

Chief Bowden and Chief Chartier both commented on the pride of their respective 
Departments in their current low levels of response time. Both Chiefs also commented on 
evacuation problems that would be presented in case of an accident within the 
development, due to limited ingress and egress to the site. 

The Commission noted that the City of Pontiac was responsible for police and fire service 
within the 425 Agreement Area of the proposed development, however, all roads leading 
to the development, including Telegraph Road and Square Lake Road, were the 
responsibility of Bloomfield Township's Police and Fire Departments. 

Mr. Labadie stated that there was still a significant amount of work that would be 
required if additional access points were obtained and I or if cross access could be 
obtained with the adjacent commercial property owners. He strongly recommended that 
the developer pursue these avenues and then ask their traffic consultant to continue his 
work relative to an amended traffic study and mitigation plan. 

Mr. Payne noted that the Commission had a duty and responsibility to its own residents to 
alleviate the amount of traffic congestion on roadways within the Township. He noted 
the adverse impact the increased traffic would have on providing emergency services to 
the residents and businesses of Bloomfield Township, with the mitigation measures as 
currently proposed. Mr. Payne stated that the Township would be happy to work with the 
developer and would facilitate meetings with the surrounding commercial property 
owners to explore cross access agreements as suggested by the traffic consultants. 

Mr. Doug Poland, reviewed the long history associated with the proposed project, relative 
to the traffic study. He complimented Mr. Martin Parker on his extensive work trying to 
resolve the traffic issues. Mr. Poland questioned the Township's legal rights to require a 
traffic study for the portion of the project within Bloomfield Township, currently before 
the Planning Commission. He recommended the Township consult with legal counsel 
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regarding the legality of the requirement of a traffic study. Mr. Poland also noted that the 
Township should be allowed time to review all the submittals to the Planning 
Commission, including the revised traffic study and MDOT's conceptual approval 
submitted through e-mail's received at the Township after business hours on Friday, 01-
18-08, as provided to the Commissioners at tonight's meeting and submitted to the file. 
He questioned if a different developer were to propose this project, would the Township 
require a traffic study. Mr. Poland commented on the possible leverage held by the 
adjacent property owners with the knowledge that the developer must seek a cross access 
agreement, although he did note that several communities have imposed on developers 
the need for a cross access agreement. Mr. Poland noted the complicated issues 
presented with this proposal, with this portion of the project within Bloomfield Township 
being developed in conjunction with the remainder of the development located within the 
City of Pontiac. Mr. Poland stressed the need for objectivity in considering this 
complicated proposal. Mr. Poland confirmed with his client that they would be happy to 
allow the Commission time to review the documents provided at tonight's meeting. 

There were no additional public comments. 

Mr. Salz closed the public comment portion of the meeting and called for a motion. 

Motion was made by Barnett, seconded by Mintz, and was unanimously supported 
to table this item to allow adequate time for the Commissioners to review the 
addendum to the traffic study and the MDOT approval letter submitted late Friday, 
01-18-08, after the close of business. This item was also tabled to allow time for 
alternative mitigation solutions to be worked on by Mike Labadie, the Township's 
traffic consultant and Martin Parker, the applicant's traffic consultant, with the 
revisions to the mitigation plan to be approved by both traffic consultants, along 
with an approval by MDOT and for a representative from MDOT to be present at a 
future Planning Commission meeting when this item is again scheduled to be heard. 

Mr. Mintz stated that the Commission would like to see the project built, but built 
correctly. He stated the Commission was conducting an objective evaluation of all 
possible alternatives, and noted that the developer must also remain objective. 

Mr. Stark commented on the need to obtain MDOT's conceptual approval for all items 
within the proposed mitigation plan, prior to further review by the Planning Commission. 
The Commission discussed this issue. 

Mr. Barnett noted that his motion did include further mitigation plans to be worked on by 
both traffic consultants, resulting in a different plan that would work properly and could 
be reviewed and approved by MDOT. 

Mr. Barnett amended his motion to include that this item could return to the 
Planning Commission after the Township's staff, including the Police and Fire 
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Departments, have had adequate time to review the revised mitigation plan as 
required in his original motion. 

YEAS: Salz, Goldberg, Stefanes, Barnett, Mintz, Reisinger, Stark 
NAYS: None 

IV. DISCUSSION ITEMS: 

A. Items Not on the Agenda 

Ms. Reisinger, as the representative from the Zoning Board of Appeals, stated that the 
setback variance for Township's Central Fire Station was approved on January 8, 2008. 

V. GENERAL BUSINESS: 

A. Planning Commission Meeting Schedule 

The next Planning Commission Meeting was scheduled for Monday, February 4, 2008. 

VI. ADJOURNMENT: 

The Planning Commission Meeting of Monday, January 21, 2008 was adjourned at 9:50 
P.M. 

(Respectfully submitted, 

(Patricia McCullough, (Director 
Planning and (Building 

rc 
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Monday, (February 4, 2008 

Bloomfield Township Hall 

I. ATTENDANCE: 

PRESENT: Salz, Goldberg, Stefanes, Barnett, Mintz, Reisinger, Stark 
ABSENT: None 

Staff Present: Patricia McCullough, Planning and Building Director, Christopher 
Gruba, Assistant Planner, and Robin Carley, Development Coordinator 

Mr. Dave Payne, Township Supervisor, was present in the audience. 

Mr. William Hampton, Township Attorney, was present. 

II. APPROVAL OF MINUTES: 

Motion was made by Barnett, seconded by Stark, and was unanimously supported 
to approve the Planning Commission minutes of January 21, 2008, as written. 

YEAS: Salz, Goldberg, Stefanes, Barnett, Mintz, Reisinger, Stark 
NAYS: None 

III. SITE PLAN REVIEW/REZONING: 

A. Bloomfield Park (Township Portion) - New Construction 
Mr. Salz called for a motion to remove the Bloomfield Park proposal from the table. 

Motion was made by Goldberg, seconded by Reisinger, and was unanimously 
supported to remove from the table the Bloomfield Park Site Plan Review and 
Rezoning Request. 

YEAS: Salz, Goldberg, Stefanes, Barnett, Mintz, Reisinger, Stark 
NAYS: None 
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Ms. McCullough briefly reviewed the history of the site plan I rezoning request, 
including the traffic issues that were addressed at the January 21, 2008 Planning 
Commission Meeting. Ms. McCullough noted that the Township did take the initiative 
and contacted the adjacent commercial property owners regarding creating cross access 
easement agreements for traffic circulation through their respective properties. She 
referenced verbal commitments supposedly received by the developer from the 
surrounding business owners to establish these easement agreements. McCullough stated 
that the applicant had met with representatives of the Midwest Baptist College regarding 
an easement agreement allowing for public access in addition to emergency access 
through their site. Ms. McCullough referenced the report received from Mr. Martin 
Parker, the applicant's traffic consultant, dated 01-31-08, and the review letter received 
from Mr. Michael Labadie, the Township's traffic consultant, dated February 1, 2008. 
Both documents were provided to the Commissioners and submitted to the file. 

Mr. Salz asked for questions or comments from the Commissioners to Ms. McCullough. 

Dr. Goldberg questioned the verbal commitments. 

Ms. McCullough noted that any verbal commitments would be required to be submitted 
in writing and would be included in a development agreement prior for review and 
approval by the Township Board of Trustees. 

Mr. Salz asked for the presentation from the applicant. 

Mr. Gary Ceepo, Senior Development Director of DDR, was present with Mr. Martin 
Parker, traffic engineer with Wade Trim, Mr. Michael Hughes, architect with Meacham 
& Apel, Mr. Chris Brae attorney with McShane & Bowie, Mr. Tim Karmasian of DDR, 
and Mr. Craig Schubiner, co-developer with Harbor Companies. 

Mr. Martin Parker presented a PowerPoint presentation to the Commissioners, as 
submitted to the file. He reviewed the concept of internal capture that would result in a 
decrease in trips generated in and out of the site, thus reducing the traffic congestion on 
Telegraph Road and Square Lake Road. An aerial was reviewed showing the proposed 
connections to the surrounding commercial properties and also an emergency access 
point from Friendly Drive. Mr. Parker discussed the details to be worked out in 
connecting the cinema site to the CompUSA site and the K-mart site, including signage 
for Hood Road. A report was submitted by Mr. Parker to the Township, dated 01-31-08, 
as provided to the Commissioners and submitted to the file. Mr. Parker committed to 
complying with the February 18, 2008 submittal deadline in order to be scheduled on the 
February 25,2008 Township Board of Trustees agenda. 

Mr. Salz asked for questions or comments from the Commissioners to the applicant. 
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Mr. Mintz questioned if the applicant had obtained all the required approvals from 
MDOT. 

The applicant stated that the required MDOT approvals had been received. 

Mr. Stark questioned if the level of service was being improved at the intersections 
discussed with this project and where the computer model stopped along north Franklin 
Road. 

Mr. Parker stated that the level of service was being improved at all intersections, 
however, he did not believe that all the intersections could be improved by one grade in 
the level of service. He stated that the model ended on northbound Franklin Road, south 
of Golf Drive. 

Dr. Goldberg questioned the proposed traffic back-up on westbound Square Lake Road, 
approaching Telegraph Road 

Mr. Parker stated that the traffic congestion would be reduced at this intersection. 

Emergency access from Friendly Drive and from Golf Drive, through the Midwest 
Baptist College, was discussed. It was noted that emergency access from both points was 
imperative to the proper function of the site. 

Dr. Goldberg questioned why Friendly Drive could not be used for public access with 
only emergency vehicle access being proposed at this time. 

Ms. Reisinger commented on possible safety issues with allowing public traffic 
circulation from Friendly Drive through the shopping center, mixing vehicle and 
pedestrian traffic. 

Ms. Stefanes questioned the Riemer Floor site, and what was proposed for their parking 
lot, including traffic circulation. 

Mr. Schubiner addressed the proposed access from the Riemer Floor parking lot into the 
Bloomfield Park site. 

Dr. Goldberg questioned who was responsible for the costs of all proposed 
improvements. 

Mr. Schubiner stated they provided a draft development agreement to the Township, 
agreeing to pay for all "reasonable improvements". 

Mr. Salz asked for comments from Mr. Michael Labadie, the Township's traffic 
consultant. 
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Mr. Labadie stated that he agreed with the previous comments of Mr. Parker, noting that 
his letter, dated February 1, 2008, was provided to the Commissioners and submitted to 
the file. 

Mr. Salz asked for questions or comments from the Commissioners to Mr. Labadie. 

Dr. Goldberg questioned the proposed time of traffic back-up for the Telegraph Road and 
Square Lake Road intersection. 

Mr. Labadie stated the proposed mitigation plan, as presented at tonight's meeting, would 
reduce the impact of the future traffic generated by the Bloomfield Park project. 

Mr. Mintz questioned the levels of service for the proposed mitigation plan. 

Mr. Labadie stated he would wait to see how the model runs with the new numbers, 
however, he thought the Levels of Service may be a "D" or "D-" as a worst case scenario. 

Mr. Mintz asked if the level of service for the Telegraph I Square Lake intersection could 
be improved to a "C". 

Mr. Labadie stated that he did not believe that a level of service of "C" could ever be 
obtained at the aforementioned intersection 

Mr. Salz noted that the site plan and rezoning request was still before the Planning 
Commission. 

Ms. McCullough noted that a draft motion was provided to the Commission and 
submitted to the file, including the requirement for a signed development agreement prior 
to the approval by the Township Board of Trustees. 

Mr. Salz opened the meeting for public comment. 

There were no additional public comments. 

Mr. Salz closed the public comment portion of the meeting and called for a motion. 

Moved by Planning Commissioner Barnett, Seconded by Planning 
Commissioner Mintz that the Planning Commission forward the pending final site 
plan to the Township Board with a recommendation that the site plan be approved 
by the Township Board if the following concerns are addressed to the satisfaction of 
the Board: 

1. Compliance with the requirements of Township Departments, 
especially the following departments to wit: 
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A. Engineering and Environmental Services Department -
engineering plans of the site improvements must be submitted after Township 
Board Approval. All roadways within the development need to be designated as 
private roads and constructed in accordance with applicable Township ordinances. 
If designated as public roads, then RCOC approval is required with their 
acceptance for maintenance. Storm water methods must meet Township 
engineering standards. Easements will be required for all public water and sewer 
located outside the public road right-of-way. 

B. Fire Department - Compliance with fire hydrant location 
requirements and FDC locations. Posting signage to state, "No Parking" on both 
sides of Hood Road, including the cul-de-sac. 

C. Police Department - requirement that signage for Hood Road 
at Telegraph Road to read, "Do Not Enter" (type R5-1) and "Commercial Vehicles 
Excluded" (R5-4) for traffic from Telegraph Road. 

2. Posting signage to state, "No Parking" on both sides of Hood Road, 
including the cul-de-sac. 

3. Compliance with the requirements of the Township's traffic engineer 
consultant concerning the Traffic Impact Study/Mitigation Plan and as noted in the 
report dated February 1, 2008. 

4. Any ground mounted mechanical equipment shall be screened by a 
masonry screen wall to also include evergreen trees for additional screening. 

5. Approval of a Development Agreement by the Township Board. 

6. Application for signage approval by the Design Review Board. 

7. Application for site plan review for Phase 2 to include a separate 
shared parking study. 

8. Payment of all outstanding Township consultant fees for traffic 
impact study review by Mike Labadie prior to Township Board review. 

AYES: Salz, Goldberg, Stefanes, Barnett, Mintz, Reisinger, Stark 
NAYES: None 
ABSTENTIONS: None 

Mr. Salz called for a motion regarding the rezoning request. 



CHARTER TOWNSHIP OF BLOOMFIELD 
PLANNING COMMISSION 
February 4, 2008 
Page 6 of 7 

Motion was made by Mintz, seconded by Barnett, and was unanimously supported 
to approved the rezoning request for Lots 31 and Lots 32, Bloomfield Acres, Section 
5, from R-P (Research Park District) to B-3 (General Business District), to allow for 
the development of a new cinema. 

AYES: Salz, Goldberg, Stefanes, Barnett, Mintz, Reisinger, Stark 
NAYS: None 
ABSTENTIONS: None 

IV. DISCUSSION ITEMS: 

A. Items Not on the Agenda 
Ms. Reisinger thanked the Commissioners for a wonderful experience serving as a 
Planning Commissioner and noted all the accomplishments of the Commission, including 
the adoption of a new Master Plan, and moving the Bloomfield Park project forward after 
many years of review by the Township and several Commission meetings. 

She stated that she is very proud of Bloomfield Township, including the Planning 
Commissioners, the Staff, and the Elected Officials. 

Mr. Salz thanked Jane for her dedication to the Commission and stated that she would be 
sorely missed. 

Mr. Mintz led the Commission in a round of applause for Ms. Reisinger. 

Mr. Payne thanked Jane for her years of service and dedication to Bloomfield Township, 
including her service on the Planning Commission, the Zoning Board of Appeals, and 
also as a past president of the Bloomfield Village Association. 

Dave Payne introduced to Dr. Petinga as the new Planning Commissioner, to start on 
February 20, 2008. He noted Dr. Petinga's work with the Township in developing the 
Township's emergency response program. 

V. GENERAL BUSINESS: 

A. Planning Commission Meeting Schedule 

The next Planning Commission Meeting was scheduled for Wednesday, February 20, 
2008, due to the observance of Presidents' Day. 
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VI. ADJOURNMENT: 

The Planning Commission Meeting of Monday, February 4, 2008 was adjourned at 8:05 
P.M. 

(RespectfuCCy submitted, 

(Patricia McCudough, (Director 
(Planning and(BuiCding 

rc 
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CHARTER TOWNSHIP OF BLOOMFIELD 
P L A N N I N G C O M M I S S I O N M E E T I N G 

Wednesday, February 20, 2008 

Bloomfield Township Hall 

I. ATTENDANCE: 

PRESENT: Salz, Stefanes, Barnett, Mintz, Petinga 
ABSENT: Goldberg, Stark 

Staff Present: Patricia McCullough, Planning and Building Director, and Robin Carley, 
Development Coordinator 

Mr. Dave Payne, Township Supervisor, was present in the audience. 

Mr. Salz welcomed Dr. Thomas Petinga as the newest member to the Planning 
Commission, filling the vacancy left by Ms. Jane Reisinger. 

II. APPROVAL OF MINUTES: 

Motion was made by Mintz, seconded by Stefanes, and was unanimously supported 
to approve the Planning Commission minutes of February 4, 2008, as written 

YEAS: Salz, Stefanes, Barnett, Mintz, Petinga 
NAYS: None 

III. SITE PLAN REVIEW: 

A. Mercedes-Benz Dealership - 36600 Woodward Avenue - Addition I Renovations 
Ms. McCullough introduced this item to the Commissioners for an addition and 
renovations to the existing automobile dealership located on the easterly side of 
Woodward Avenue, south of Quartan Road. Site plans, photometric plans, landscape 
plans, and elevations were reviewed as provided to the Commissioners and submitted to 
the file. Aerials and site photographs were presented to show the existing condition of 
the dealership. Elevations and proposed materials were reviewed by the Design Review 
Board on February 8, 2008 and the project was forwarded to the Planning Commission 
with a favorable recommendation, subject to the repair of the existing wooden fencing, a 
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masonry enclosure with a wooden gate to enclose the existing dumpster, and the 
replacement of four trees on site to replace those to be removed due to the location of the 
proposed addition. The Township's Departmental reports were provided to the 
Commissioners and submitted to the file. It was noted that review and approval by the 
Design Review Board was required for new signage. 

Mr. Salz asked for questions or comments from the Commissioners to Ms. McCullough. 

Dr. Petinga and Mr. Salz questioned the site lighting and if complaints were received 
from the adjacent residential property to the rear of the site. 

Ms. McCullough noted that photometric plans were provided and that no lighting 
changes were being proposed at the rear of the site. 

Mr. Barnett requested that the site landscaping be enhanced. 

Mr. Salz asked for the presentation from the applicant. 

Mr. Matt Madden, architect with Gillett Associates, Inc., presented the proposal to the 
Commission, on behalf of the property owner, Mr. Charles Ghesquire. Mr. Madden 
noted that there were no proposed changes to the site lighting at the rear of the building, 
however, the soffit lighting would be replaced at the front of the building, although this 
lighting was rarely used. He also noted that they would increase the landscaping along 
the front of the building, including enhancing the existing green space. 

Mr. Salz asked for questions or comments from the Commissioners to the applicant. 

Ms. Stefanes questioned how the wooden fence would be repaired. 

Mr. Madden noted that the owner, Mr. Ghesquire, was in the process of contacting the 
property owners regarding accessing the wooden fence through their properties. An 
existing cyclone fence on the dealership's property prevented access to the wooden fence 
from the applicant's site. 

There were no additional questions or comments from the Commissioners. 

Mr. Salz opened the public comment portion of the meeting. 

Mr. Ulrich Jonen, 48 Manor Road, welcomed the proposed repair of the wooden fence. 
He stated that he would not object to the existing lighting on site, confirming that there 
was no additional lighting proposed at the rear of the site. 

There were no additional public comments. 
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Mr. Salz closed the public comment portion of the meeting and called for a motion. 

Motion was made by Stefanes, seconded by Mintz , and was unanimously supported 
to forward this proposal to the Township Board of Trustees with a recommendation 
for approval contingent upon the following: 

• Repairing the existing wooden fencing with prior notification to the adjacent 
residential properties, 

• Screening the trash enclosure with a masonry screenwall and wooden gates, 
• Planting 4 trees on site to replace those removed due to the location of the 

proposed addition, and enhancing the existing green space, 
• Seeking Design Review Board approval for new signage. 

YEAS: Salz, Stefanes, Barnett, Mintz, Petinga 
NAYS: None 

IV. CALL FOR PUBLIC HEARING: 

A. Proposed Zoning Ordinance Amendment - Residential Fence / Retaining Walls 
And Swimming Pool Fence Regulations 

Ms. McCullough reviewed the ordinance amendment proposal as provided to the 
Commissioners and submitted to the file. She reviewed the Township's policy relating to 
retaining walls, including the requirement for obtaining approval from the Zoning Board 
of Appeals as an accessory structure. She further reviewed the fence regulations and the 
Ordinance restriction of a maximum 6-foot high fence, noting that the Board of Appeals 
was restricted from approving a height higher than 6 feet. Existing pool fence regulations 
were also reviewed. Ms. McCullough's staff report was provided to the Commissioners, 
highlighting the following: 

Proposed fence and retaining wall ordinance amendment: 
• Definition of a retaining wall that excludes landscape materials utilized for the 

creation of planting beds. 
• Permits the Zoning Board of Appeals to consider a fence appeal exceeding a 

maximum height of 6 ft. 
• Allows retaining walls under specific criteria without approval by the Zoning 

Board of Appeals. 
• Permits retaining walls up 2 ft. in height if setback less than 8 ft. from the 

property line. 
• Permits retaining walls up to 4 ft. in height, if setback more than 8 ft. from the 

property line. 
• Allows for tiered walls of a height no greater than 2 ft. if setback less than 8 ft. 

from property line. 
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• Allows for tiered walls of a height no greater than 4 ft. if setback more than 8 ft. 
from property line. 

• Requires a landscape plan identifying the size, species to screen retaining walls. 

Proposed swimming pool fencing ordinance amendment: 
• Allows for decorative metal fencing to exceed the 4 ft. fence height for swimming 

pool fences when complying with the State Construction Code. 
• Adds illustrations to regulations. 

The proposed ordinance language amendments, including illustrations, were reviewed by 
the Township attorney and were found acceptable as drafted. Ms. McCullough requested 
that the Planning Commission hold a public hearing on March 17, 2008, with the required 
advertisement to take place prior to the hearing. 

Mr. Salz asked for questions or comments from the Commissioners to Ms. McCullough 

Ms. Stefanes questioned the height of privacy fences, noting that 8-foot high privacy 
fences had been approved by the Bloomfield Village Association. 

Ms. McCullough noted that this ordinance amendment would allow for the Zoning Board 
of Appeals to hear a request for a fence over 6 feet in height. 

Retaining wall materials were discussed, noting that several materials would be included, 
such as boulders, railroad ties, and masonry. 

Dr. Petinga questioned the difference between a wall and a fence, and the requirements 
for each. He commented on the necessity of clarifying this language. 

Ms. McCullough commented on the number of retaining walls and fences that are heard 
by the Zoning Board of Appeals, and their routine approval of such. 

Mr. Salz was pleased with the retaining wall definition and illustrations. He questioned 
the need to allow the Board of Appeals to hear fence requests over 6 feet in height. He 
did not feel that higher fences should be allowed, especially in residential areas. 

Mr. Barnett complimented Ms. McCullough on addressing the retaining wall issue and 
developing ordinance language, however, he also commented that he would prefer fences 
not to exceed 6 feet in height. 

Dr. Petinga noted that privacy fences should be allowed to exceed 6 feet in height. He 
also noted that due to uneven topography, the privacy screen might measure over 6 feet 
when measured from different points at grade. 
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Ms. McCullough noted that privacy screens attached to a deck would be considered as an 
accessory structure and not as a freestanding fence. 

Dr. Petinga questioned landscape berms and the process for approval. 

Ms. McCullough noted that landscape berms were reviewed by the Planning and 
Building Divisions, and had to comply with specific criteria, including drainage 
requirements. 

Mr. Salz called for a motion 

Motion was made by Mintz, seconded by Petinga and was unanimously supported to 
hold a public hearing on March 17,2008 to receive comments from the public on 
both the proposed ordinance amendments, the proposed Swimming Pool Fence 
Regulations amendment and the proposed Residential Retaining Wall and 
Swimming Pool Fence Regulations amendment, and to consider forwarding a 
recommendation to the Township Board of Trustees for their consideration. 

YEAS: Salz, Stefanes, Barnett, Mintz, Petinga 
NAYS: None 

V. DISCUSSION ITEMS: 

A. Items Not on the Agenda 

Ms. Stefanes questioned the status of the proposed Best Buy. 

Ms. McCullough stated that Best Buy and the property owner for the proposed site were 
still in negotiations. 

VI. GENERAL BUSINESS: 

A. Election of Planning Commission Representative to Zoning Board of Appeals 

Mr. Salz asked for a nomination from the Commission to elect a representative from the 
Planning Commission to serve on the Zoning Board of Appeals. 

Neal Barnett nominated Sherry Stefanes. The nomination was seconded by Petinga 
and was unanimously supported to elect Sherry Stefanes to serve on the Zoning 
Board of Appeals as the Planning Commission representative. 

YEAS: Salz, Stefanes, Barnett, Mintz, Petinga 
NAYS: None 
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B. Township Capital Building Project Groundbreaking Ceremony 

The Commissioners were invited to the Capital Building Project Groundbreaking 
Ceremony, scheduled for Wednesday, April 9, 2008 at 11:00 A.M. 

C. Planning Commission Meeting Schedule 

The next Planning Commission Meeting was scheduled for Monday, March 3, 2008 

VII. ADJOURNMENT: 

The Planning Commission Meeting of Wednesday, February 20, 2008 was adjourned at 
8:00 P.M. 

(Respectfully submitted, 

Patricia McCullough, (Director 
Planning and (Building 

rc 
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Monday, March 03, 2008 

Bloomfield Township Hall 

I. ATTENDANCE: 

PRESENT: Salz, Goldberg, Stefanes, Barnett, Mintz, Stark, Petinga 
ABSENT: None 

Staff Present: Patricia McCullough, Planning and Building Director, Christopher 
Gruba, Assistant Planner, and Robin Carley, Development Coordinator 

Mr. Dave Payne, Township Supervisor, was present in the audience. 

II. APPROVAL OF MINUTES: 

Motion was made by Stark, seconded by Goldberg, and was unanimously supported 
to approve the Planning Commission minutes of February 20,2008, with one 
correction as noted by Ms. Stefanes regarding the Mercedes Benz motion for site 
plan approval, to include notification of the adjacent property owners prior to 
repairs to the exiting fencing. 

YEAS: Salz, Goldberg, Stefanes, Barnett, Mintz, Petinga, Stark 
NAYS: None 

III. DISCUSSION ITEMS: 

A. Clearzoning Presentation - Rod Arroyo 

Ms. McCullough introduced the Clearzoning proposal, noting the recent updates and 
revisions to the Zoning Ordinance by the Planning Department, as approved by the 
Planning Commission, within the last 5 years. Ms. McCullough commented on user-
friendly format of the proposed Clearzoning proposal, which included incorporating 
several illustrations and charts. The Planning Commissioners were requested to review 
the proposal and provide a recommendation to the Township Board of Trustees for their 
consideration, including the presentation by Mr. Rod Arroyo, President of Clearzoning. 



CHARTER TOWNSHIP OF BLOOMFIELD 
PLANNING COMMISSION 
March 3, 2008 
Page 2 of 7 

Mr. Salz asked for questions or comments from the Commission to Ms. McCullough. 

Ms. Stefanes commented that Senator Pappageorge was looking to possibly take local 
zoning out of the hands of the local municipalities and place it in the hands of the County. 

Ms. McCullough noted that the County was currently provided with local Master Plans 
and Zoning Ordinances, however they would not be as efficient in their reviews of 
applying local zoning ordinances to development proposals. She also noted that the 
majority of the local municipalities would not be amenable to losing their local control of 
their zoning codes and local developments. 

Mr. Salz asked for the presentation from the applicant. 

Mr. Rod Arroyo, President of Clearzoning, provided a brief history of Clearzoning, 
noting that the parent company was Birchler-Arroyo. He stated that his company was 
currently working with several municipalities in updating their zoning ordinance, 
including making it much more understandable to their residents and to developers 
looking to develop within their respective communities. 

Mr. Arroyo reviewed the proposal through a PowerPoint presentation to the 
Commissioners, which was submitted to the file. 

The presentation included an example of the Township's Zoning Ordinance currently 
online. Samples of the Clearzoning format were reviewed, including the links provided 
between the Zoning Ordinance and the zoning map, and also links to the standards within 
each of the zoning districts. The format included clear and concise language, and the use 
of colors and tabs to provide information within each zone district. Mr. Arroyo noted 
that Clearzoning has been shown to also provide a "health" checkup for zoning codes, 
including finding inconsistent language and conflicting regulations currently within the 
code that require clarification and possible amendments. 

Mr. Arroyo reviewed the four steps to a obtaining a Clearzoning code: 
• Send digital file of Zoning Ordinance and map to Clearzoning 
• Authorize Clearzoning to transform your Zoning Ordinance 
• Approve final design based on Clearzoning template 
• Adopt, print, and share online 

Mr. Arroyo noted that the intent was not to change the regulatory intent of the existing 
Zoning Ordinance, however, it was to provide a more user-friendly format of the code. 

The Clearzoning draft code for Grand Blanc Township was reviewed for the 
Commissioners. Mr. Arroyo commented on the number of links that can be provided to 
other Township documents and forms on the website, including links to the Master Plan, 
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the Zoning Map, Site Plan and Zoning Board of Appeals applications, and Natural 
Features information. 

Mr. Arroyo stated that the Clearzoning code would be available on-line and on CD's 
available for purchase. He noted that a hard copy, available within the Planning 
Division, was required by State Law. 

Mr. Salz asked for questions or comments from the Commissioners to the applicant. 

Mr. Stark questioned how zoning amendments would be handled, questioning if it was a 
relational database. 

Mr. Arroyo stated that it was not a relational database, however, Clearzoning would 
handle the updates / amendments and would update all applicable sections or pages 
within the code. 

Mr. Stark questioned if this might be a development tool and if the document could be 
password protected. 

Mr. Barnett questioned if this could be set up as an e-file. 

Mr. Arroyo confirmed that it could be set up both as an e-file and could be password 
protected. 

Dr. Goldberg questioned the history of Clearzoning and any municipalities currently 
using this format. He also questioned the fees for this proposal. 

Mr. Arroyo reviewed the company's history and also that of Birchler-Arroyo associates, 
the parent company. Clearzoning was established in 2007, is based in Lathrup Village, 
Michigan, and is currently being marketed nationally. Grand Blanc Township and West 
Bloomfield Township are current Clearzoning clients, with White Lake Township, 
Shelby Township, the City of Royal Oak, and City of Pontiac currently having proposals 
under review. Mr. Arroyo noted that he was currently working with the Planning 
Division and the Township in determining the base fee, which would most likely be 
within the $30,000.00 to $40,000.00 price range for the gold edition, as highlighted in the 
brochure provided to the Commissioners. 

Ms. McCullough commented on an additional firm, "Ground Rules, Inc.", from 
Zionsville, Indiana, that she had contacted and that this firm could not update or revise 
the format of the Township's Zoning Ordinance to the level that was proposed by 
Clearzoning. She then commented that in working with West Bloomfield on recent 
development proposals, she was introduced to Clearzoning and was impressed with the 
level of detail and the user-friendly format. Ms. McCullough also noted that Clearzoning 
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was presented at the recent Michigan Township's Association Conference and received a 
great deal of interest. 

Dr. Petinga questioned the benefits as opposed to the cost, in the eyes of a taxpayer. 

Ms. McCullough noted the time currently spent by the Planning staff in reviewing the 
ordinance requirements in the existing format with a potential developer. She stated that 
the Clearzoning format would eliminate a great deal of staff time and the level of 
confusion on the part of developer in determining permitted uses within a zone district 
and all the associated requirements. 

Mr. Gruba commented on the confusion on the part of many developers when referring 
them to Chapter 42, the Zoning Chapter, within the existing Code of Ordinances. 

Mr. Barnett noted the existing ordinance is very static and not user-friendly. He 
commented that the graphics and charts were much more user-friendly and would educate 
the residents and developers, thus a powerful tool. He questioned the contract and cost 
associated with this proposal. 

Mr. McCullough noted that a contract was currently being reviewed by the Township's 
attorney and that there was a proposed base range of $30,000.00 to $40,000.00, 
depending on the size of our current zoning code and the number of links and illustrations 
to be provided. Additional costs would be added for each additional hyperlink developed 
in the Zoning Ordinance. 

Mr. Payne reviewed the history of the zoning ordinance, including the 1974 code and the 
packet of amendments. He noted that in 2002, Ms. McCullough updated the zoning 
ordinance into one complete word document. He also provided an example of the 
previous one page document Master Plan, complimenting the Planning Commission on 
their dedication in adopting the most recent 2007 Master Plan. Mr. Payne reviewed the 
recently adopted Code of Ordinances, noting that Chapter 42 was the Zoning Chapter. 
He commented that the Zoning Ordinance must become more user-friendly for both 
Township residents, business owners, and developers. 

Time frames were discussed, noting that Clearzoning could provide the draft format back 
to the Township within 5 months of receiving the contract and the existing Township 
code. 

Ms. McCullough noted that the only additional costs, after the initial contract proposal 
cost, would be incurred when zoning amendments were adopted by the Township, and 
would then be provided to Clearzoning to be incorporated into the new Ordinance format. 

Mr. Salz questioned if there was a definitions chapter. 
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Mr. Arroyo stated that the definitions would remain within the Clearzoning format. 

Ms. McCullough noted that this reformatting process would expedite updating the 
language of the current zoning ordinance, including updating current ambiguous 
language and definitions. She noted that this would generate action by the Planning 
Commission to review several ordinance amendments. 

Dr. Goldberg commented on the Township being one the first municipalities to use this 
technology, and suggested that perhaps we should allow other communities to try this 
program and work out any technological problems, and that the cost may come down in 
the future. 

Mr. Mintz commented that the Commission should have other scheduled presentations by 
other companies regarding reformatting the Zoning Ordinance. He felt that it was his 
responsibility, to the Township taxpayers, to have other companies represented before the 
Planning Commission. 

Mr. Payne stated that there were very few companies offering this service or product, 
noting that the Planning Director had already contacted the other known company 
operating within the State and reviewed their product, which she believed to be clearly 
inferior to Clearzoning 

Mr. Salz commented that technology was always changing, and that the Commissioners 
could keep waiting on the "newest" technology, thus never taking action and getting the 
job done. 

Mr. Barnett commented that the Planning Director and the Township Supervisor had 
done their due diligence and were providing the Planning Commissioners with what they 
felt would be most beneficial to the Township. 

Ms. McCullough noted that she had included the proposed fees within the Planning 
Division budget proposal, which had been presented to the Township Board of Trustees. 

The Commissioners suggested that a brief written outline be provided to the Board of 
Trustees, along with the Commissioners' comments and a demonstration by Mr. Arroyo. 

There were no additional questions or comments from the Commissioners. 

Mr. Salz opened the public comment portion of the meeting. 

There were no public comments. 

Mr. Salz closed the public comment portion of the meeting and called for a motion. 
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Motion was made by Goldberg and seconded by Petinga to forward the Clearzoning 
proposal to the Township Board of Trustees for their consideration, noting the 
Commissioners' concern relative to the newness of the technology and the need for 
the Board of Trustees to further review the proposed costs, including the "silver" 
and "gold" level formats available to the Township. 

Mr. Salz asked for discussion of the motion. 

Mr. Stark commented that the Commission should take a position of recommending 
approval or denial, or perhaps tabling the proposal. 

The Commission further discussed the motion on the table, noting that the Board of 
Trustees would be provided with their comments and concerns, including the draft 
minutes of tonight's Commission meeting. 

Mr. Salz called for a vote on the original motion. 

YEAS: Salz, Goldberg, Stefanes, Barnett, Mintz, Stark, Petinga 
NAYS: None 

B. Items Not on the Agenda 

Mr. Salz commented that he had received a card from Jane Reisinger thanking the 
Commission for her wonderful farewell and for her enjoyable experience as a Planning 
Commissioner. 

IV. GENERAL BUSINESS: 

A. 2007 Planning Commission Annual Report 

Ms. McCullough noted that the Commission was provided the 2007 Annual Report for 
the Planning Division, which was to serve as the 2007 Annual Report for the Planning 
Commission. 

Ms. McCullough noted the high level of commercial activity currently taking place 
within the Township. She further reviewed the "Accomplishments of 2007" - Section 
One of the Report, and "Goals" - Section Two of the Report. 

The Mission Statement of the entire Planning, Building, and Ordinance Department was 
reviewed. 

Mr. Mintz commented on one correction needed on Page 8, which Ms. McCullough 
confirmed would be made prior to providing to the Board of Trustees. 
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Mr. Salz called for a motion to forward the 2007 Planning Commission Annual Report to 
the Township Board of Trustees. . 

Motion was made by Barnett, seconded by Stark and was unanimously supported to 
forward the 2007 Planning Commission Annual Report to the Township Board of 
Trustees. 

YEAS: Salz, Goldberg, Stefanes, Barnett, Mintz, Stark, Petinga 
NAYS: None 

B. Planning Commission Meeting Schedule 

The next Planning Commission Meeting was scheduled for Monday, March 17, 2008. 

V. ADJOURNMENT: 

The Planning Commission Meeting of Monday, March 03, 2008 was adjourned at 8:40 
P.M. 

(RespectfuCfy su6mitted~, 

Patricia McCuCCough, (Director 
Planning and(BuiCding 

rc 
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C H A R T E R TOWNSHIP OF B L O O M F I E L D 
P L A N N I N G COMMISSION M E E T I N G 

Monday, March 17, 2008 

Bloomfield Township Hall 

I. ATTENDANCE: 

PRESENT: Salz, Goldberg, Stefanes, Barnett, Mintz, Stark, Petinga 
ABSENT: None 

Staff Present: Patricia McCullough, Planning and Building Director, Christopher 
Gruba, Assistant Planner, and Robin Carley, Development Coordinator 

Mr. Salz recognized Peter Alsworth, Eagle Scout, in attendance at the meeting. Mr. 
Alsworth is in the process of earning his citizenship merit badge. 

II. APPROVAL OF MINUTES: 

Motion was made by Stark, seconded by Goldberg, and was unanimously supported 
to approve the Planning Commission minutes of March 3,2008 as written. 

YEAS: Salz, Goldberg, Stefanes, Barnett, Mintz, Petinga, Stark 
NAYS: None 

III. PUBLIC HEARING: 

A. Proposed Zoning Ordinance Amendment - Residential Fence I Retaining Walls 

Ms. McCullough reviewed the proposed ordinance amendments to the Commissioners, as 
previously introduced at the February 20, 2008 Planning Commission Meeting. A 
PowerPoint presentation was reviewed which including the proposed ordinance language 
and illustrations / examples of retaining walls and fencing. 

Ms. McCullough first reviewed the proposed retaining wall ordinance amendment, 
including height and separation of the walls, along with illustrations depicting the 
required landscaping. Examples of previous approvals of landscape and retaining walls 
by the Zoning Board of Appeals were reviewed. 



CHARTER TOWNSHIP OF BLOOMFIELD 
PLANNING COMMISSION 
March 17,2008 
Page 2 of4 

The proposed ordinance amendment language for swimming pool fence regulations was 
then reviewed, including illustrations of styles of pool fencing. Ms. McCullough noted 
that Chapter 10 of the Code of Ordinances was also being amended to include the 
allowance of decorative metal fencing to exceed the 4 ft. maximum fence height for 
swimming pool fences, when complying with the State Construction Code. 

Ms. McCullough noted that the previously introduced ordinance amendment language 
allowing the Zoning Board of Appeals to hear requests for fencing over 6 feet in height 
had now been removed from this draft language. She stated that the maximum height of 
decorative swimming pool fencing was proposed at 54 inches. 

Mr. Salz asked for questions or comments from the Commissioners to Ms. McCullough. 

Mr. Stark asked for clarification on the text and the illustrations depicting the allowable 
height of walls within required setbacks. 

Dr. Goldberg questioned the maximum allowable height of tiered walls, including the 
distance / separation between the walls. He commented that the proposed illustrations 
seemed to contradict the language within the PowerPoint presentation. 

Ms. McCullough stated that she would rectify the language with the illustrations within 
the presentation and further explained how to determine the overall height of a series of 
tiered walls. 

There were no additional questions or comments from the Commissioners. 

Mr. Salz opened the public comment portion of the meeting. 

Mr. Larry Nutson, Manager of Bloomfield Village Association, was present in support of 
the proposed ordinance amendments for both retaining walls and swimming pool fencing. 
He was pleased that the previous draft had been amended to remove the language 
allowing for the Zoning Board of Appeals to grant variances for fence heights exceeding 
6 feet. He encouraged the Planning Commission to forward the proposed amendments to 
the Board of Trustees with a recommendation of approval. 

Mr. Joe Baruso, 1612 Lochridge Road, asked for clarification of the maximum height and 
separation of walls, based on the proposed language and illustrations. He also suggested 
a maximum grade percentage of 30 % allowed between the walls. 

The Commission discussed the grade between the walls, including the lateral load and 
drainage. Ms. McCullough noted that the Township's building official would review 
plans submitted for retaining walls including compliance with code requirements relative 
to location, lateral load, type of construction materials, and drainage issue. 




