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THE ENCLAVE (165 SINGLE-FAMILY DWELLING UNITS ON 32 ACRES EAST OF GEDDES RIDGE) PRE-APPLICATION CONFERENCE – 7:00 P.M.

Steve Fisher, representing Schotsak Development, described the proposed project as a transition between the Arbor Woods and Geddes Ridge developments.  He said the site is zoned with a variety of districts and he proposes to develop the entire site as a Planned Community of detached, site condominiums with a walking path.

Copley said he was concerned about the density of 165 single-family two-story detached units of 1,500 to 1,800 s.f. on 32 gross acres.   He said that while the northern portion of the site is undistinguished, there are high quality woods in the southeast corner of the site where the detention basin is proposed.  He said that the site could be developed more creatively than shown on the plan.  He said creativity is expected with a Planned Community project.

Phillips agreed that the plan was too dense.  He estimated it would amount to six units per net acre.  Rintamaki said the township’s woodland and wetland preservation ordinances will apply to the development and that PC zoning is used to protect natural features, not to increase density. There was a discussion about the wetlands on the site and Fisher was informed that the township regulates all wetlands in the township regardless of size.

Phillips asked if sidewalks were planned.  Fisher said he planned a trail throughout the project that would connect to the township’s park.  Copley asked if trail would have public access and Fisher said yes.

The Planning Commission asked about size of the houses and Fisher said he proposed two-story structures of between 1,500 and 18,000 s.f.  

2-1
CALL TO ORDER

Chairman Rintamaki called the regular meeting to order at 7:30 p.m.

2-2
ROLL CALL

The following members were present:  Copley, Gardner, Guenther, Phillips and Rintamaki.  Jones and Stewart were absent.  Also present were Don Pennington, Township Planner, Rhett Gronevelt, Township Engineer and Rick Mayernik, Building/Zoning Administrator.

2-3
DETERMINATION OF QUORUM

A quorum was present.

2-4
ADOPTION OF AGENDA

Rintamaki referred to a letter from the Township Clerk regarding the appointment of Jay Gardner and David Guenther to the Planning Commission and suggested that it be added to the agenda under Correspondence.  

A motion was made by Copley and supported by Phillips to adopt the agenda as amended. The motion carried.

2-5
APPROVAL OF MINUTES

A.  
Minutes of the DECEMBER 15, 2004 Meeting
A motion was made by Copley and supported by Phillips to approve the minutes as written.  The motion carried.

2-6
CITIZEN PARTICIPATION

There was no citizen participation.

2-7
CORRESPONDENCE

A.  
Letter from the Township Clerk regarding the reappointment to the Planning Commission of David Phillips to represent the Township Board.

A motion was made by Copley and supported by Phillips to receive the letter.  The motion carried.


1.
Letter from the Township Clerk regarding the appointment of Jay 


Gardner and David Guenther to the Planning Commission.

A motion was made by Copley and supported by Phillips to receive the letter.  The motion carried.

B.
Letter from the Township Clerk regarding the Township Board’s approval 
of the Meadows Pointe tentative preliminary plat.

A motion was made by Copley and supported by Phillips to receive the letter.  The motion carried.

C.
Letter from the Township Clerk regarding the Township Board’s approval of a one-year extension of the preliminary plat for Prospect Pointe II subdivision

A motion was made by Copley and supported by Phillips to receive the letter.  The motion carried.

D.
Request to set a public hearing for STPC#05-01 Superior Township Utility Maintenance Facility Area Plan.

A motion was made by Copley and supported by Phillips to set March 23, 2005 as the date to hold a public hearing on STPC#05-01 Superior Township Utility Maintenance Facility Area Plan and Rezoning from RC (Recreation Conservation) to PC (Planned Community.)  The motion carried.

E
Request to set a public hearing for STPC#05-06 Proposed Amendment to the Zoning Ordinance – 
Decks and Rear Yard Setbacks.

A motion was made by Copley and supported by Phillips to set March 23, 2005 as the date to hold a public hearing on STPC#05-06 Proposed Amendment to the Zoning Ordinance – Decks and Rear Yard Setbacks.


F.
Request for an extension of the approval of STPC#03-07 Prospect Pointe East Final Site Plan (formerly called Brookside Phase IV.)

Kevin Staley from Atwell-Hicks, representing the applicant, said they were working to complete the process but that more time was needed to obtain all of the required permit approvals.  Rintamaki explained the problem with granting extensions for site plan approvals is that during the delay, the land is tied up but not in use.  He said it was not a good situation for the township.  Copley recommended that the approval be allowed to lapse and that the final site plan be re-submitted.  He said then, it would be subject to the new woodland preservation ordinance.  Phillips said the project will be required to comply with all ordinances as a part of the development agreement that is still to be negotiated between the Township Board and the applicant.

Steve Fisher, the applicant, explained the history of the project.  He said Pulte Homes originally asked for a two-year delay so they could complete the Prospect Pointe project first.  He said in April 2004, the Planning Commission agreed to a one-year extension with instructions to request additional extensions if needed.   He said the project will probably be ready to begin in May or June 2005.   

Rintamaki said he would consider a six-month extension.  Gardner asked if the extension could be made conditional on meeting the requirements of the Woodland Preservation Ordinance.  Rintamaki said no.

A motion was made by Phillips and supported by Gardner to extend the approval of the STPC#03-07 Prospect Pointe East Final Site Plan until October 26, 05.

The motion carried with the following vote:

Yes:

Gardner, Guenther, Phillips and Rintamaki

No:

Copley

Absent:
Jones and Stewart

Abstain:
None

G.
Request for an extension of the approval of STPC#04-13 Corners at Dixboro Preliminary Site Plan.

Ken Schmidt, the applicant said the site is designated as a brownfield site in the Washtenaw County plan and that he has been working through the state’s redevelopment program.  He said he has also received information from the Fleming Creek Advisory Council that he is trying to incorporate into the  final site plan.  He requested more time to prepare the final site plan.  

Copley said that one of his concerns with the preliminary site plan was the location of the buildings and the storm water run-off into Fleming Creek.  He asked if the buildings have been moved off of the slope.   Schmidt answered no.

A motion was made by Phillips and supported by Gardner to extend the approval of the STPC#04-13 Corners at Dixboro Preliminary Site Plan until September 28, 2005.

The motion carried with the following vote:

Yes:

Gardner, Guenther, Phillips and Rintamaki

No:

Copley

Absent:
Jones and Stewart

Abstain:
None

H.
Letter from the Washtenaw County Department of Planning regarding the Dixboro Sub-Area Plan.

A motion was made by Copley and supported by Phillips to receive the letter.  The motion carried.

Pennington said he would attend the February 28, 2005 meeting of the Washtenaw County Planning Advisory Board (PAB) to answer questions about the Dixboro Plan.  The PAB will recommend action to the County Board of Commissioners on March 16, 2005.  Once the Township Planning Commission receives the county report, a public hearing will be scheduled for the plan.  

02-8
PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS

A.
STPC#04-34 Village Green Area Plan and Rezoning from VC (VILLAGE CENTER) to pc (PLANNED COMMUNITY) for a proposed commerical development at 5151 plymouth rd.

1.  Public Hearing 

A motion was made by Copley and supported by Phillips to open the public hearing.  The motion carried.

Scott Betzoldt from Midwestern Consulting, representing the applicant, described the project.  He said the 4,200 s.f. building will be redeveloped with a 2,000 s.f. addition on the north side.  He said they are requesting PC zoning at the suggestion of the township planner because it offers the most flexibility in working with the site.  He said that there are several nonconformities with the existing building and several variances will be required.  The design of the building was described as being designed with hardy plank siding and a front porch.  The proposed uses include a coffee shop and other retail or office uses.  Teresa Welch, the owner, said the intention is to develop uses that will serve the Dixboro community.  

Steve Bart, 5091 Plymouth Rd., asked if there were requirements limiting the type of uses permitted in the building.  He said he did not want to see a video rental place, for example.  Welch said she is looking for compatible businesses.

Tom Freeman, 3381 Alan Mark Dr., spoke is support of the project.  He said the site has been in need of upgrading.  He said the renovated building could generate pedestrian traffic and result in slowing traffic through the village.  He said the redevelopment of the site will improve storm water management and the septic system.      

April Conlin, 3393 Alan Mark Dr. asked if the dumpster would be screened and the answer was yes.  She said the proposal looked like an improvement.

Allan Goode, 5216 Plymouth Rd., said the project will be an asset to Dixboro and it should be supported.

Brad Conlin, 3393 Alan Mark Dr. said he was glad to see the site cleaned up.

There were no other comments.

A motion was made by Phillips and supported by Copley to close the public hearing.  The motion carried.

2.
Deliberation

Pennington presented his report dated 1-19-05.  He said the PC zoning was the preferred way to develop the site.  He said he would work with the applicant on addressing the needed variances.  Mayernik said a variance would be needed from the requirement that a site have a minimum of 20 acres to be eligible for PC zoning.  He said the approval is granted by the Township Board upon the recommendation of the Planning Commission.  
Gronevelt presented his report dated12-22-04.   He said he had no objections to the area plan.  Rintamaki asked if the township knew if the Washtenaw County Road Commission had any roadway plans that would affect the proposal.  Gronevelt said he was not aware of any.

Copley asked Pennington to explain the reason for not using the existing VC zoning for the proposed project.   Pennington said that the primary concern was about the limits of ground floor coverage.  He said if the project were developed under the VC standards, the maximum permitted ground floor coverage would be exceeded.  He said this would increase the non-conformity of the site and make it ineligible for a variance.  He said the PC zoning allowed greater ground floor coverage.

Guenther said that the intent of the PC district to preserve open space.  He asked if using it for this site could be justified.  Rintamaki said PC district has been used to control development in township.  Pennington said that the idea is to connect the project to the Dixboro Village Green open space.  

Gardner asked about the hours of operation.  Welch said she was not setting hours of operation.

Phillips said he supported the redevelopment but is concerned that it is intensive.  He said that if the building next to it were to be developed in the same manner he was not sure it was a model the township wanted to replicate along Plymouth Rd.

Copley asked about limiting the amount of asphalt on the site.  Guenther asked about a pedestrian path.  Betzoldt said a path was planned at the rear of the site.  He said they would like to have one in the front but there is not enough room.

3.
Action

A motion was made by D. Phillips and supported by Copley to recommend
approval of STPC #04-02 Village Green Area Plan and rezoning from VC to PC, finding that the petition meets the requirements of Section 4.22 (Planned Community District) and the findings of fact required in Section14.05 of the Zoning Ordinance; furthermore, the Planning Commission recommends to the Township Board, that the 20-acre minimum lot area requirement be waived by the Township Board.  The recommendation is conditioned upon receiving the necessary variances from the Zoning Board of Appeals.
The motion carried with the following vote:

Yes:

Copley, Gardner, Guenther, Phillips and Rintamaki

No:

None

Absent:
Jones and Stewart

Abstain:
None

2-9  REPORTS

A.  
Ordinance Officer

A motion was made by Copley and supported by D. Phillips to receive the report.  The motion carried.

B.
Building Inspector

A motion was made by Copley and supported by D. Phillips to receive the report.  The motion carried.

C.
Zoning Administrator

Mayernik reported on the following items:

Prospect Pointe Phase 1 – Building permits have been issued for the model homes.

Centex Homes – They are moving away from vinyl siding.

A motion was made by D. Phillips and supported by Copley to receive the report.  The motion carried.


2-10
OLD BUSINESS


There was no Old Business.
2-11
 NEW BUSINESS

A.
STPC#05-02 lucas nursery major/minor change

Robert Lucas, the applicant described the change as reducing the size of the greenhouse and moving it away from the hardwoods building.  He said the change was needed to meet fire suppression requirements.

Rintamaki read the definition of a minor change from Section 10.06(C) of the zoning ordinance and his definition of a major change in Section 10.06(B).

A motion was made by Copley and supported by D. Phillips to designate STPC#05-02 Lucas Nursery Major/Minor Change as depicted on the plan dated 12-17-04, sheet CE3, as a minor change in accordance with Section 10.06 of the zoning ordinance.

The motion carried with the following vote:

Yes:

Copley, Gardner, Guenther, Phillips and Rintamaki.

No:

None

Absent:
Jones and Stewart

Abstain:
None

A motion was made by Copley and supported by Phillips to approve STPC #05-02 Lucas Nursery Minor Change as depicted in the plan dated 12-17-04 CE3.

The motion carried with the following vote:

Yes:

Copley, Gardner, Guenther, Phillips and Rintamaki.

No:

None

Absent:
Jones and Stewart

Abstain:
None

B.
STPC#05-05 Arbor Hills Preliminary Site Plan (41 single-family houses 
between Plymouth Rd. and the Ford Rd. connector.

Jeff Helminksi, representing Silverman Development, presented the preliminary site plan.  He said the site was formerly used for gravel mining.   He described the site as adjacent to Fleming Creek with many landmark trees and some wetlands that are the remnants of the mining operation.  He said he had been working with the township planner Don Pennington and the township wetland consultant, Dr. Jaworksi in the preservation of natural features.  He said they will use deed restrictions to preserve and protect the features including the passive open space and view sheds.  He said the open spaces will be connected.

Helminski said that during the public hearing for the area plan, there were concerns expressed by the residents of the connection to Fleming Dr., however, the Washtenaw County Road Commission is going to require the connection.  He said the connection to Plymouth Rd. is under the jurisdiction of the Michigan Department of Transportation and they have approved the design of the connection.

Helminski said the site is the location of a groundwater re-charge area and that storm water management on the site is planned with a minimum of paved surfaces, using open ditches and swales.  He said he has talked to Joan Martin from the Fleming Creek Advisory Council regarding the plans for storm water management.  He said there will be no mass grading of the site.  There will be grading for the roads and for the individual houses as they are constructed.   

Pennington presented his report dated 2-14-05.  He said the preliminary site plan is in compliance with the Growth Management Plan and the area plan for the project.  He said as a preliminary site plan, the plan is still conceptual in nature.  He said as the Wetland Administrator, he required a wetland delineation to determine the extent of the wetlands on site and how they could be affected by the development.  He said there were no problems with the method for managing the wetlands on the site.  He said that there is buffering along Fleming Creek that has been taken into consideration to control impacts to the creek corridor.  He also noted that the items identified in the letter from Joan Martin of the Fleming Creek Advisory Council will be considered with the final site plan.

Pennington said that from a planning prospective, the preliminary site plan addresses the required items.  He said that the final site plan will require an evaluation of the intended detention basin in the northeastern portion of the site and the characteristics of the woodlands, wetlands and topography.  He also said that the final determination regarding acceptable access to Plymouth Rd. and the necessary physical alternations that may be necessary will have to be reviewed on the final site plan.

Gronevelt presented his report dated 2-18-05.  He said the applicant did a good job of addressing the concerns for the development of the site.  He said they are still working with the Washtenaw County Road Commission, with the support of the township, to have the cross-sections constructed according to rural standards rather than urban standards.  He said that for the final site plan, the applicant must have the permits from the Washtenaw County Road Commission or have a reasonable assurance that they will be issued.  Rintamaki asked about the consequences if the Road Commission requires urban cross section.  Helminski said it would alter the storm water management of the site.

Copley asked about the responsibility for meeting the tree replacement requirements on individual lots.  Helminski said that the builder rather than the homeowner should be responsible for tree preservation and replacement.  

Gardner asked for an explanation of luxury homes and view sheds.  Helminski said a luxury home is comparable to homes in the Glenborough development.   He said a view shed includes the visual aspects of a site that draw the eye.
Mayernik questioned a possible encroachment onto adjacent property.  He also noted that the Fire Marshall requires the road widths to be a minimum of 28 feet while the plan shows a width of 24 feet.   

A motion was made by Phillips and supported by Copley to approve STPC #05-05 Arbor Hills Preliminary Site Plan dated 2-10-05, finding the plan to be in conformance with Sections 4.22, 7.09 and 10.03 of the zoning ordinance, and conditioned upon the following: 1) Prior to final site plan approval, all items addressed in the Township Planning Consultant and the Township Engineer reports are satisfactorily resolved; 2) A ground water draw down test will be completed. 

The motion carried with the following vote:

Yes:

Copley, Gardner, Phillips and Rintamaki.

No:

None

Absent:
Jones and Stewart

Abstain:
None

C.
Geddes Rd. Corridor Study update

Steve Dearing, Manager of Traffic Operations for OHM and Steve Loveland, Traffic Engineer, described the process for the Geddes Road Corridor Study.  They distributed a survey to the Planning Commissioners that will be used to collect opinions about the factors to consider when proposing improvements to Geddes Rd.  The Planning Commission suggested the survey be distributed to township residents through the township newsletter.  Dearing said they may be ready to return to the Planning Commission with the results in eight weeks.  

D.
 Election of Officers

The Planning Commission agreed to schedule the election of officers for the March 23, 2005 meeting.

2-12
POLICY DISCUSSION

A.
Chairman Rintamaki suggested the formation of a sub-committee to development amendments to the zoning ordinance that will implement the policies of the Growth Management Plan.  He suggested that Commissioners Gardner and Guenther work with him on the sub-committee.  The Planning Commission agreed.

B.
Copley recommended that Chairman Rintamaki write a letter for all of the Planning Commissioners to sign, thanking Lynda Oswald for her 15 years of service as a Planning Commissioner.  Rintamaki agreed.

2-13
 ADJOURNMENT

It was moved by Copley and supported by A. Phillips to adjourn at 10:15 p.m.  The motion carried.

Respectfully submitted, 

John Copley

Planning Commission Secretary

Deborah L. Kuehn

Planning Coordinator and Planning Commission Recording Secretary

Superior Charter Township 

3040 N. Prospect

Ypsilanti, MI 48198

734-482-6099

