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Present: Chairperson Jensen; Vice-Chair Ostrowski; Members: Abboud, Borowski, 
Freedman, Prew, Wayne, and Westerlund 
 

Absent: Stempien  
 
Also Present: Village Manager, Wilson 
 Planning consultants, Borden and Cramer  
 Council Liaison, Oen 
         
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.  
 
APPROVE AGENDA 
 Motion by Borowski, second by Westerlund, to approve the agenda as published.  
 
 Motion passed.  
 
PUBLIC COMMENTS 
None 
 
APPROVE MINUTES OF MAY 27, 2009 PLANNING BOARD MEETING  
 Motion by Ostrowski, second by Prew, that the minutes of a regular Planning Board 

meeting held on May 27, 2009 be approved as submitted.  
 
 Motion passed.  
 
FINAL REVIEW OF NEIGHBORHOOD STUDY ON NON-CONFORMING LOTS 
WEST OF SOUTHFIELD ROAD 
Planning consultant Robert Cramer, GIS professional from LSL Planning, used a PowerPoint 
presentation for a final review of the nonconforming lot study west of Southfield Road. LSL 
utilized Oakland County GIS data to map the project area and lot sizes, identify nonconforming 
lots, and assist the Planning Board with informed decisions and recommendations in terms of 
modifying Zoning Ordinance regulations to minimize the number of nonconforming lots. The 
GIS system gave LSL the ability to produce maps that display existing conditions and illustrate 
goals for the benefit of the audience at the upcoming public hearing. The idea is to communicate 
to those who have not been part of this process what the Planning Board is attempting to 
accomplish as well as the choices and their impact on properties. Cramer will go through the 
presentation at which time the Board will view the information, offer comments or questions, 
and identify any gaps in the presentation. The intent is to use this exercise as a training session to 
prepare for the upcoming public hearing.   
 
Jensen acknowledged Robert Bliven in the audience, former Planning Board member and part-
time Village employee assigned to preparing GIS mapping and data. Bliven collected a large 
amount of data to support the non-conforming lot study on the east side of the Village and has 
provided his assistance with the current project.   
 



REGULAR PLANNING BOARD MEETING MINUTES – JULY 22, 2009 – PAGE 2 

The first slide displayed addressed the study area. The initial area included all neighborhoods 
west of Southfield Road; the final study area was limited to the northeast corner where there was 
a higher concentration of nonconforming properties with a few exceptions. Cramer elaborated on 
how GIS technology was used to inventory the conditions and create a data set for all parcels in 
the area in order to analyze which lots are above and below ordinance standards.  
 
Cramer explained a slide illustrating samples of what is being proposed as far as the impact on 
lots in the study area. The GIS system simulates how various adjustments will correct a 
nonconforming issue. Most of the lots in the study area are currently zoned R-1. Cramer referred 
to a sample lot and compared the actual lot area, lot width, and side setbacks with the standards 
for a lot in an R-1 zoning district in order to demonstrate how the property is nonconforming in 
those categories. It is proposed to rezone the entire study area to the R-2B zoning district. The 
example represents a lot that is currently non-conforming in all three categories; if the proposed 
rezoning were approved, that lot would be conforming in all of the categories.  
 
There was a concern expressed at a previous meeting that the zoning change would increase the 
density and possibly result in combining larger parcels to build more houses, which could affect 
the character of the neighborhoods. Cramer commented on the difficulty of achieving a lot split 
under the proposed zoning. There are a few lots that could potentially be split into two properties 
if the existing homes were torn down. The lot averaging issue required by the Zoning Ordinance 
would add to the difficulty of combining or splitting lots to increase density.   
 
It was mentioned that some parcels would remain nonconforming after the zoning change was 
initiated. A slide was displayed indicating the numbers and types of non-conformities broken 
down by lot area, side setback, and width and how many of each nonconformity would remain if 
the zoning district were changed to R-2B.  
 
Cramer stated that there are 595 parcels in the study area, 496 of which are nonconforming. If 
the zoning in that area is changed to the R-2B district, there will be a 70% reduction in 
nonconforming lots. There will be 158 lots with some level of nonconformity.   
 
Cramer pointed out two nonconforming parcels that extend into the next street on Beverly Road 
and questioned whether the Board members would like to remove them from the study area. The 
lots are contiguous to the bulk of the lots but are part of a different neighborhood and are in a 
different zoning district.  
  
Westerlund commented that the two lots in question would not be zoned the same as the other 
lots on the street if they were included in the area recommended for a zoning change. It was 
noted that the street is Waltham, which does not go through to Beverly Road. It was the 
consensus of the Board to remove those two lots from the study area.   
 
The last slide outlined the benefits of the proposed zoning change to homeowners: 

 Conforming properties can expand/improve home within regulations without going to 
the Zoning Board of Appeals 

 Reduce number of properties that need a variance to make any modifications by 70% 
 Reduce encumbrances on sale/purchase of non-conforming home 
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Several modifications proposed by Board members will be incorporated into the PowerPoint 
presentation. Suggestions included defining terms such as ‘nonconforming’ and ‘GIS’, 
explaining the challenges facing a nonconforming property, a few technical issues regarding the 
slides, and minor content additions. It was proposed that the presentation should raise 
homeowner concerns before the public mentions them.  
 
Borden commented that the greatest concern voiced at the public hearing on the east side 
rezoning was increased density that could alter the character of the community. It will be 
emphasized that the intent of this study is to match the zoning with the way the neighborhood 
developed.  
 
As a result of the proposed zoning change, there will be 15 properties that could potentially be 
split into two parcels. However, there are large, well maintained homes on 13 of those parcels. It 
was suggested that LSL review those 15 parcels to determine which parcels could not be split 
due to the ordinance requirement for averaging the new parcels with abutting lots. There may be 
even fewer lots that would meet ordinance requirements in terms of a potential lot split. It will be 
noted if any of the lots are vacant. If there were three lots that could be split out of a study area 
of 500-600 properties, the change in density would be minor.  
 
Manager Wilson questioned whether there was a concern that someone would tear down an 
existing home and build a house that would meet less stringent side yard setbacks. The result 
would be a large home on a lot with small setbacks.  
 
Jensen responded that the Planning Board has explored the “big foot” issue. He did not think that 
someone would build a million dollar home in a $200,000 neighborhood. Westerlund added that 
setback requirements that conform with the character of existing structures on those streets 
would be enforced. Front and rear yard setback requirements will not be changed.  
 
The Board discussed the content of the introductory remarks that will be made by Westerlund 
and Borden at the public hearing prior to the PowerPoint presentation. LSL will make the 
proposed changes in the presentation and do the additional research discussed at this meeting.  
 
Borden and Administration will consult on the method of notifying the public of the hearing after 
reviewing Village Ordinance requirements. Borden recalled that Beverly Hills has not updated 
its ordinance on this topic to be consistent with State Law, which allows notification in the 
newspaper of record.  
 
A majority of Board members were in favor of requesting that Administration look into an 
alternate location for the September Planning Board meeting to accommodate the large number 
of residents who may attend the public hearing.  
 
ELECTION OF CHAIR AND VICE CHAIR 
Annual elections are held for a Planning Board chairperson and vice-chairperson. Jensen opened 
the floor to nominations for the office of chairperson. 
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Freedman nominated David Jensen as chairperson of the Board. There were no further 
nominations. Jensen was re-elected as Board chairperson by acclamation.  
 
Borowski nominated George Ostrowski as vice-chairperson. There were no further nominations. 
Ostrowski was re-elected as vice-chairperson by acclamation.  
 
PLANNING CONSULTANT’S COMMENTS 
Borden welcomed the two new members, Rock Abboud and Doug Prew. 
 
PUBLIC COMMENTS 
Oen questioned the absence of Robert Gibbs, who was scheduled to attend the last Planning 
Board meeting. Jensen responded that Mr. Gibbs had been following news about Beverly Hills in 
the media and on cable television and assumed that there would be no funding for consulting on 
the Southfield Road Corridor due to the financial condition of the community. He has since been 
informed that Council had previously funded the study. Manager Wilson indicated that he will 
sign an authorization letter submitted to the Village by Robert Gibbs.  
 
BOARD COMMENTS 
Westerlund suggested that the two new Planning Board members review background material on 
the Southfield Road Corridor Study as well as the presentation by Robert Gibbs on creation of a 
Village town center plan. Wilson will make copies of the CD containing the Gibbs presentation.  
 
Questions from Abboud regarding the process of placing an item on the Planning Board agenda 
were addressed by Jensen.  
 
 
 Motion by Westerlund, second by Abboud, to adjourn the meeting at 8:47 p.m.  
 
 Motion passed.  
 
 
 
 
 
 
David Jensen, Chair  Ellen E. Marshall  Susan Bernard 
Planning Board  Village Clerk   Recording Secretary 
 
 
 
 
 
 
 
  


