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Present: Chairperson Jensen; Vice-Chair Borowski; Members: Bliven, Nedley, 
Schneiders, Smith, Tillman and Wayne   
 

Absent: McCleary 
 
Also Present: Planning Consultant, Wyrosdick 
 Council Liaison, Schmitt 
 Council member, Mooney 
 
Chairperson Jensen called the meeting to order at 7:30 p.m. in the Village of Beverly Hills  
municipal building at 18500 W. Thirteen Mile Road. 
 
APPROVAL OF AGENDA 
 Motion by Bliven, seconded by Tillman, to approve the agenda as published. 
 
 Motion passed unanimously. 
 
PUBLIC COMMENTS ON ITEMS NOT ON THE PUBLISHED AGENDA  
There were no comments from the public. 
 
APPROVE MINUTES OF A REGULAR PLANNING BOARD MEETING HELD ON 
WEDNESDAY, OCTOBER 23, 2002 
 Motion by Bliven, seconded by Borowski, that the minutes of a regular Planning Board 

meeting held on Wednesday, October 23, 2002 be approved as submitted. 
 
 Motion passed unanimously. 
 
PUBLIC DISCUSSION OF 14 MILE ROAD CORRIDOR STUDY 
Jensen reviewed that the Planning Board study of the 14 Mile Road corridor was initiated after  
years of comments from the public suggesting that the Village take a look at the current 
condition and problems in that area where houses area not being maintained. The Planning 
Board expanded its study during this process to include 14 Mile Road from Greenfield to 
Southfield Road. The Village Council received a report on the study from the Planning Board 
and held a public hearing. Council asked the Planning Board to continue the study but change 
the scope of the improvement area to include only that portion of 14 Mile Road from Pierce to 
Greenfield Road.  
 
Jensen affirmed that the Planning Board does not have preconceived notions as to what needs 
to be done on this road. It has considered the prospect of improvements being made following 
the reconstruction and widening of 14 Mile Road and elimination of open ditches. The Board 
is concerned about the direction of the property on this portion of 14 Mile Road. While various 
alternatives have been reviewed, there is not a consensus of the Board at this time as to the 
preferred option. It is important that area residents be updated on the study and the 
implementation options that have been explored and provide feedback to the Board. The 
Planning Board will discuss the corridor plan further and forward its recommendation to the 
Village Council.  
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Wyrosdick presented an overview of the Planning Board study of the 14 Mile Road Corridor. 
The purpose of the study is to identify improvements and possible land use recommendations 
for the study area. After the findings of the study were presented to the Village Council and 
comments were received during a public hearing, Council asked the Planning Board to 
consider and respond to issues raised by the public. The study area was revised to include only 
the 14 Mile Road frontage from Greenfield east to Pierce recognizing the stability of the 
neighborhood west of Pierce.  
 
The Planning Board considered recent road improvements and assessed the condition of the 
homes in the improvement area. Study recommendations were formulated as a way to 
encourage future redevelopment to permit some type of town home development along this 
corridor where there is now residential use. The intent is to maintain the residential character 
of the neighborhood by allowing 2-2 ½ story attached town homes at a higher density than 
currently exists.   
 
The Planning Board is working on the land use concept with details with respect to density, 
building height, and architectural standards to be established later in the process. The density 
range being discussed is from 10 to 19 units per acre and a building height of 2-2 ½ stories, 
which currently exists in the area. There would be landscaping standards required and 
buffering of homes south of those properties. Wyrosdick remarked that the existing homes in 
the study area do not meet current zoning restrictions because the homes were built before the 
adoption of the Village zoning ordinances.  
 
Wyrosdick explained that the 14 Mile Road Corridor Study is a future plan for the 
improvement area. Upon approval of the study by Council, standards would be developed for 
some type of planning tool that would encourage redevelopment of this area according to the 
goals of the study. The study promotes a town home type of development at a higher density 
than presently exists while being mindful of the homes that exist on Kirkshire south of 14 Mile 
Road.  
 
The Planning Board discussed three different planning tools that might encourage 
redevelopment in the area. Wyrosdick outlined the techniques being considered by the 
Planning Board including a Planned Unit Development, Standard Zoning District, and Overlay 
District. After selection of the preferred implementation option, the next step would be to 
develop more specific Zoning Ordinance standards based on the preferred option. The Village 
could adopt Zoning Ordinance language, which would be available in the event of favorable 
market conditions and if a developer was interested in redeveloping that property.  
 
Before the Planning Board for consideration at this time is whether this is the direction it 
should recommend to Council for future use of the study area. Jensen opened the floor for 
questions on the study.  
 
Pamela Carey of 15618 Kirkshire asked if the study addresses commercial development. 
Wyrosdick emphasized that the study does not propose a change in land use. It recommends a 
more intense residential use. The study recommends that future redevelopment of office-zoned 
property be redeveloped with a façade presenting a residential quality.  
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Margaret Panelli of 17549 Kirkshire questioned the nature of a 2½ story home. Jensen stated 
that the extra half story would be a dormer or attic space that is habitable. There are 2 ½ story 
homes existing in the area.  
 
Ann O’Connell of 17500 Kirkshire questioned the proposal to increase the density with a new 
zoning district.  
 
Wyrosdick stated that increased density may be a way to promote redevelopment by making it 
worthwhile for someone to redevelop the area. A developer would have to purchase multiple 
properties at some expense in order to build town homes. Increased density would offset costs 
and encourage a developer to provide landscaping, buffering, and an improved streetscape.  
 
Jensen noted that examples of attached residential units at a higher density are in evidence on 
Southfield Road between 13 and 14 Mile Roads. Those units are examples of density between 
12 and 19 units per acre.  
 
O’Connell asked if there is a benefit to the Village to allow increased density in addition to 
attracting developers.  
 
Wyrosdick responded that the Village would benefit from development of high quality town 
homes and an improved entryway to the Village. A town home development with parking in 
the rear of the structure would reduce the number of driveways onto 14 Mile Road and 
decrease traffic conflicts with people exiting their driveways. Wyrosdick added that there is 
also the monetary benefit of increased taxes due to increased value of the land.  
 
Bob Smith of 16907 Birwood questioned the current density of the study area. Wyrosdick 
answered that the current density is a little over seven dwelling units per acre. There are 23 
homes in approximately a three acre area.  
 
Smith questioned the composition of the property owners and was informed that the homes are 
owned by individual property owners. The records show that five homeowners claim non-
homestead status out of 23 homes. It was noted that there could be more than five rental 
homes.  
 
Smith asked if the owners have been surveyed as to their plans after the 14 Mile Road 
improvements. Jensen remarked that five public meetings have been publicized.  There have 
not been more than three residents from 14 Mile Road in attendance at any of the public 
meetings. 
 
In answer to another question, Wyrosdick stated that the 2 ½ story building height does not 
exceed ordinance requirements. There are homes of this height existing in the area.  
 
Eugene Moore of 16205 14 Mile Road asked if the study area includes Kirkshire and was 
answered that it does not. Moore commented that there is substandard property on Kirkshire 
that should be included in the study.  
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Roger Moore of 17965 Birwood questioned the Board’s proposal for the businesses west of the 
residential area. Wyrosdick answered that the intent of the study is not to change land use. If 
the area is redeveloped, new building façade standards would require that office buildings 
reflect a residential character.  
 
Jensen opened the public discussion at 8:02 p.m.  
 
Ann O’Connell of 17500 Kirkshire commented that she is aware of the process and the work 
that the Planning Board has put into the corridor study, and she understands that homes on 14 
Mile Road need improvement. Connell questioned the rationale for the conclusion of the 
study, which is to tear down homes and construct town homes. O’Connell asked if Village 
building codes have been enforced that would require homes in a state of disrepair to be 
improved. She suggests that a landlord/tenant ordinance would be another way to work on the 
problems in that area before resorting to higher density development.  
 
Jensen clarified that leaving the area alone is one of the directions being discussed along with 
plan implementation tools. There is some sentiment that the study area will improve on its own 
now that the road improvements have been made.  
 
O’Connell questioned whether there is a need to rush into redevelopment now that 14 Mile 
Road has been improved. She cited the section of 14 Mile Road between Greenfield and 
Woodward where homes have been improved since the road work has been completed. 
O’Connell questioned how the mixture of commercial, business, single-family residential and 
town homes would constitute a unique entranceway to the Village. 
  
O’Connell does not see how an implementation option is going to improve the study area 
unless there is a developer in the wings who can buy all 23 homes and start construction of 
town homes. She questions the incentive adjacent homeowners will have to maintain their 
property if two or three homes are purchased for redevelopment. O’Connell thinks that the 
proposed plan will cause the area to slowly decay until all the homes are purchased for 
redevelopment.  
 
Wyrosdick commented that homeowners could improve their homes now that 14 Mile Road 
has been reconstructed, which would be a benefit to the Village. The study is not intended to 
prohibit this. The report is suggesting that the Village should have the tools and techniques in 
place to encourage redevelopment in case that does not happen.  
 
Wyrosdick stated that the lots in the study area do not conform to the residential zoning 
district, which would make it difficult to rebuild a home. It would be a challenge to build a 
home that is marketable on some of the smaller lots.  
 
O’Connell stated that she would like to invest in home improvements but questions why she 
should do this if there are rezoning tools in place whereby developers can build town homes. 
She has no incentive to improve her home knowing that her neighborhood could become an 
area for attached dwellings.  
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Pamela Carey of 15618 Kirkshire stated that she built onto her house once and is ready to 
proceed with additional home improvements. She has not gone ahead with the work because 
she does not know what is going to happen with the property on 14 Mile Road adjacent to her 
back yard. Carey questioned the time line for redevelopment.  
 
Jensen replied that the Planning Board cannot predict a time line for redevelopment, noting 
that nothing will change unless it is market driven. Jensen stated that, as of its last meeting, 
there is not a consensus of the Board as to the preferred recommendation to Council. The 
Planning Board will continue its discussion and make a recommendation to the Council, who 
will decide how to proceed.  
 
Carol Scott of 15865 W. 14 Mile Road is the owner of a house that has been vacant for three 
years. She is currently having the house renovated. Scott related that they lived with the threat 
of the house being torn down to accommodate a five lane road since they purchased it in 1982. 
She plans to live in the house after the renovations are complete.  
 
Roger Moore of 17965 Birwood asked if increased density in the area will affect sanitary 
sewer capacity.  
 
Wyrosdick stated that the Village engineer has indicated that there is sufficient capacity to 
accommodate town home development in that area. The sewer system will be a consideration 
during discussions of establishing building standards for a redevelopment area.  
 
Bob Smith of 16907 Birwood questioned why the Village is rushing into a redevelopment plan 
when 14 Mile Road improvements are not complete. With the road construction accomplished, 
people will make decisions about whether their property is worth improving and whether they 
want to live there.  
 
Smith referred to a statement made that the small size of the current lots would make it 
difficult to partially tear down or renovate. He suggested that the Village grant a zoning 
variance in that area to allow slightly larger footprints without doubling the density.  
 
Planning Board member Smith stated that he spoke with a homeowner on Kirkshire, who was 
concerned that the landscaping between his property and the lot on 14 Mile Road would not be 
high enough to screen his home from a second story town home window. Wyrosdick stated 
that existing zoning permits two-story homes along 14 Mile Road.  
 
Alan Safford of 15825 14 Mile Road stated that he has owned his property for 15 years, and he 
does not think the recent road work will do much to improve homes in the study area. He 
questioned the resale value of the homes even if they are renovated due to the traffic on 14 
Mile Road including truck traffic. Safford asked if it is possible that several property owners 
could rezone their property for business or commercial use if the redevelopment plan is not 
approved. He asked what basis there is for denying a commercial use.  
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Jensen stated that Beverly Hills has been vigilant about maintaining its residential character. 
Wyrosdick added that the Village’s land use decisions are based on its Master Plan. The 
Master Plan for this area currently shows residential use. 
 
Gerald Supal of 15845 W. 14 Mile Road questioned who would want to buy a town home on 
14 Mile Road considering the traffic and truck route.  
 
No one else wished to be heard; Jensen closed the public discussion at 8:33 p.m.  
 
Wayne expressed the view that the corridor study and development of zoning ordinance 
language based on a preferred implementation option will serve to protect the Village in the 
future. There may be more incentive to improve property with the reconstruction of 14 Mile 
Road, and property values could increase. If improvements do not occur, a plan would be in 
place and tools available to redevelop property. The intent is not to negate the possibility for 
improvement of property to create a viable neighborhood.  
 
Smith observed that there are more property owners present from Birwood and Kirkshire than 
there are from 14 Mile Road. He has walked Birwood and Kirkshire recently and is impressed 
with the maintenance of the houses. He is not impressed with the maintenance of the houses on 
14 Mile Road, where there are major problems with several of the homes.  
 
Tillman commented that it is the Board’s goal to improve the Village and the study area in a 
way that the residents want it improved. No one wants a situation in the Village where there 
are dilapidated houses and an unsafe area. It is the Board’s intent to promote either 
redevelopment or renovation to alleviate that situation. Consideration has been given to town 
home redevelopment given that there are some homes where it may not be cost effective to 
renovate the structure. Tillman remarked that the value of the homes on 14 Mile Road affect 
property values on Kirkshire and Birwood.  
 
Bliven thinks that the area between Greenfield Road and the water tower has remained the way 
it is due to the condition of 14 Mile Road, which has not encouraged people to maintain their 
homes. He proposes tabling the implementation plan for a couple of years to see if the houses 
are improved following the road reconstruction and removal of ditches. If problems remain, 
the Village can come back and address the situation.  
 
Borowski commented that there is no easy solution. He would like to come up with a way to 
encourage redevelopment of some kind. He commented that tonight’s discussion with area 
residents has been helpful.  
 
Jensen stated that one of the reasons that people improve their property is to take care of their 
investments. He does not see that happening on 14 Mile Road, which is a main thoroughfare. 
Most of the houses are post-war homes with no basements in the 500-800 square foot range. 
They offer entry level and affordable housing for Beverly Hills, but  Jensen questions who will 
move into the homes and invest in improvements. He does not believe that the homes will 
attract young families with children due to traffic safety concerns. Jensen is concerned that the 
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study area is set up to become a rental area, and he doubts that there will be a great deal of 
improvement along this area of 14 Mile Road.  
 
Jensen mentioned that the Planning Board has not been able to solicit feedback from residents 
on 14 Mile Road. Out of 23 owners, only two or three have attended a Planning Board meeting 
when invited.  
 
Margaret Panelli of 17549 Kirkshire commented that she finds the Planning Board members 
honest and sincere. She remarked that she was out of order in thinking that this corridor plan 
was a ruse to provide more tax base for the Village.  
 
PLANNING BOARD COMMENTS 
Wayne stated that he has observed the disrepair of a number of homes on 14 Mile Road. He 
suggested that it would not take a large investment for residents to take some pride in 
ownership and fix up their homes. Wayne was concerned that improvements are not likely to 
be made if there are many cases of absentee ownership in that area. He questioned how the 
Village can go about encouraging all 23 homeowners to provide the entryway that would 
reflect pride in our community. 
  
Bliven stated that the improvement area does not conform to any Village zoning district. He 
questioned the possibility that the Village could revise zoning restrictions for those homes that 
existed long before the Village was incorporated to give them latitude in renovating their 
property.  Bliven hopes that the Village will see some big improvements on 14 Mile Road in 
the next couple of years.  
 
Borowski commented that administration has provided the Planning Board with a spreadsheet 
showing the status of the Planning Board consultant line item in the fiscal year 2002/2003 
budget  The Board is interested in how much money to date has been spent or set aside for 
upcoming projects.  
 
Jensen remarked that $3,900 of Community Development Block Grant funds have been 
allocated towards planning consultant fees for the Southfield Road Corridor study. The 
spreadsheet indicates that there is $5,535 that has not been allocated for this year’s budget. The 
Planning Board could allocate that amount to begin the Master Plan update. This will be a 
topic of discussion at the next Planning Board meeting.  
 
Borowski thanked Wyrosdick for her presentation on the 14 Mile Road Corridor plan. He 
noted that Sheila Johnson was elected as 46th District Court Judge after running a successful 
campaign in the community.  
  
The Planning Board agreed to cancel the next regularly scheduled Planning Board meeting of 
Wednesday, November 27 due to the Thanksgiving holiday the next day.  
 
PLANNING CONSULTANT’S COMMENTS 
Wyrosdick thought tonight’s public discussion was extremely helpful. This is the kind of 
feedback that planners need to hear when they are developing a study.  
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PUBLIC COMMENTS 
Bob Hansen of 17137 Birwood commented that he spoke with building official Byrwa about a 
run-down house in his neighborhood. Byrwa indicated that there are ways to have people 
improve their homes. Hansen wonders if the building official can require people on 14 Mile 
road to improve their homes by enforcing Village codes.   
 
Council member Mooney stated that Council is working on a landlord/tenant ordinance, which 
will be an agenda item around the first of the year.  
 
A resident in the audience commented that unkempt rental homes across 14 Mile Road in the 
city of Birmingham were sold and are now improved. He suggested that the Village ask 
Birmingham what transpired.  
 
 Motion by Borowski, seconded by Bliven, to adjourn the meeting at 9:02 p.m.  
  

Motion passed unanimously.  
 
 

David Jensen, Chairperson    Ellen E. Marshall  
 Planning Board      Village Clerk 
 
 
 Susan Bernard 
 Recording Secretary 
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