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4-1
CALL TO ORDER
Rintamaki called the regular meeting to order at 7:30 p.m.

4-2
ROLL CALL
The following members were present:  Copley, Gardner, Guenther, Phillips and Rintamaki.  Jones was absent.  Also present were Don Pennington, Township Planner, Rhett Gronevelt, Township Engineer and Rick Mayernik, Building/Zoning Administrator.

4-3
DETERMINATION OF QUORUM

A quorum was present.

4-4
ADOPTION OF AGENDA
A motion was made by Copley and supported by Gardner to adopt the agenda.   The motion carried.

4-5
APPROVAL OF MINUTES
A.  
Minutes of the March 23, 2005 Meeting
A motion was made by Phillips and supported by Copley to approve the minutes as corrected.  The motion carried.

4-6
CITIZEN PARTICIPATION
There was no Citizen Participation.

4-7
CORREPSONDENCE
A.
STPC#05-09 Superior Township Parks and Recreation Department 
Building – Request to set a public hearing on the conditional use permit 
for a proposed building at Harris and MacArthur.
A motion was made by Copley and supported by Phillips to set May 25, 
2005 as the date for the public hearing on STPC#05-09 Superior Township Parks and Recreation Department Building conditional use permit.  The motion carried.

B.
STPC#05-10 Majestic Oaks (formerly Yukon) Area Plan Amendment – 
Request to set a public hearing on the proposed amendment to eliminate 
the 96 attached residential units and develop the site with a total of 80 
single-family lots.

A motion was made by Copley and supported by Phillips to set May 25, 2005 as the date of the public hearing on STPC#05-10 Majestic Oaks Area Plan Amendment.  The motion carried.

C.
Request for a pre-application conference for the proposed re-development 
of a building at 5164 Plymouth Rd. (Dixboro)
Mark Savitske, the owner, addressed the Planning Commission.  He said the proposal is to redevelop the house as a mixed commercial use with an apartment on the second floor, while preserving the character of the 100 year old house.  He said he is requesting a rezoning from VC (Village Center) to PC (Planned Community) because fewer variances will be needed for the project under the PC zoning.  He said the setbacks comply with requirements.  

Copley said the Dixboro Design Review Board had reviewed the plan and was in favor of it.  The Planning Commission discussed the PC process.  Savitske said he would submit a formal application.

D.
Letter from the Township Clerk regarding the appointment of Terrence 
Quinn to the Planning Commission.
A motion was made by Copley and supported by Phillips to receive the letter.  The motion carried.

E.
STPC#04-26 Dixboro Sub-Area Plan – Request to set a public hearing.

A motion was made by Copley and supported by Phillips to set May 25, 2005 as the date for a public hearing on the Dixboro Sub-Area Plan.  The motion carried.

F.
Memoranda from Pittsfield Charter Township regarding map and text 
revisions to the Pittsfield Township Comprehensive Plan.

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

G.
Notice of Intent from Salem Township regarding an amendment to the 
Salem Township Comprehensive Plan.

A motion was made by Copley and supported by Phillips to receive the Notice of Intent.  The motion carried. 

4-8
PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS

A.  STPC#04-06 LeForge Clark Estates Area Plan and PC zoning (235 single-family lots on 82 acres northeast of LeForge Rd. and Clark Rd.)
1.  Public Hearing 

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

Dena Gibbs representing the applicant, LeForge Clark Associates, addressed the Planning Commission.  She described the development and said with PC zoning, the site will be developed with the same density allowed under the current zoning districts of A-2 and R-4.  

Marcia McCrary, 1679 LeForge, asked if the proposed landscape buffer is an earthern berm.  Gibbs said the plan tries to maintain existing trees and natural vegetation.

Terry Morgan, 1676 LeForge, asked if the “heavy landscaping” proposed behind some property would extend to other existing properties.  Gibbs said the buffer could be extended.
Beth Dugdale, 6960 Hickory Run, asked if the tree survey had been completed and what plans there were to preserve trees.  Gibbs said the survey was not yet available and the tree preservation plans are not known at this time.
Linda Morgan, 1676 LeForge, said that as a planned community, the project should include tot lots that are more centrally located.  She also asked if there was going to be activity center on the site.  She said that without an activity center, children were likely to be in her back yard.  Gibbs said there would not be an activity center on the site and the tot lots would be scattered throughout the development.  She said 20% of the site is preserved as open space.
Robert McCrary, 1679 LeForge, asked about storm water runoff into ponds.  Don Pennington said that Superior Township requires forebays for storm water detention that will allow materials such as road salt to be filtered out.  He said the detention system also has to be approved by the Washtenaw County Drain Commissioner’s office.
Martin Friedburg, 6960 Hickory Run, said that with this development, the township was losing its natural aspects.  He said he was concerned about the increase in traffic and asked if a traffic study was being undertaken.  William McFarlane, Township Supervisor said the results of the Geddes Road corridor study will be available soon.  He said the site has been in the township’s water-sewer district since 1969 and development has been expected.
There was a discussion about the Geddes Rd. corridor study.
Beth Dugdale, said she reviewed the site plan and noticed that there is a great deal of cut and fill planned.  Gibbs said the plan works with the topography of the site.
Faith Duede, 1706-1708 LeForge, said she read Don Pennington’s report about the comments from the pre-application conference.  She said the plans have not changed much from that first review.  She said a trail is proposed through an area that is suppose to be undisturbed and that the open space to be preserved is mostly steep slopes that could not have be used for building sites.  She questioned how it could be counted toward open space.  She said that the existing vegetation that is planned for use as a buffer will not be very effective and will have to be expanded.
Paul Leighton, 1714 LeForge, asked about the price of the homes.  Gibbs said they will probably range from $200,000 to $250,000.

Faith Duede, said there was not enough information about the trees.  She said during the pre-application conference, Commissioner Copley talked about the special features of the site.   She did not see a difference between the houses that could be built under the R-4 zoning and the houses of PC district.  She said the PC district should provide houses that are more upscale.
Marcia McCrary asked if the yellow lady slipper orchids on the site would be preserved.  Gibbs said they would be transplanted.

.

John Post, 1720 LeForge said the entrance to the project is on a dangerous stretch of road.

Brian McGunn, 6950 Hickory Run, said he was concerned about the sheer number of homes in the project.  He said that the development will change the character of the area.

There was a comment about how to handle the influx of homes and provide police protection.

There were no additional comments.  A motion was made by Copley and supported by Gardner to close the public hearing.  The motion carried.

2.  Deliberation

Rintamaki asked Dena Gibbs if she wanted to make and additional remarks to the Planning Commission.  Gibbs said that it is a beautiful 82 acre site with 18 acres zoned A-2 and 64 acres zoned R-4.  She said there is a 60-foot drop in elevation on the site.  She said the development will take advantage of the topography by building 40% of the houses with walk-out basements.  She said that 5 acres of mature trees will be preserved but that 40% of the trees on site are in poor condition.  She said that a 20-foot buffer is proposed around the entire site and that tot lots are provided throughout the project.
Gibbs said that 241 units would be allowed under the current zoning districts but they have reduced it to 235.  She said they have increased the lot widths from the minimum required 60 feet to 66 feet.
Pennington presented his report dated 4-27-05.  He described the purpose of PC zoning and the need for an Area Plan as a legally binding document.  He said the Growth Management Plan gives the Planning Commission the authority to take control of natural features and that the township will take jurisdiction over the wetlands on site.  He said wooded area cannot be taken out to make room for wetland mitigation.
Pennington said the Area Plan conforms to the requirements of the PC district in that it provides a 20-foot buffer and it meets the requirements for yards, height, circulation and access is provided.  He said the district is intended to have flexibility and that the Area Plan is required to provide information.  He said the LeForge Clark Estates Area Plan does not provide information on how the plan conforms to the Woodland and Tree Preservation ordinance.  He said the parallel plan needs to include the conformance to the applicable sections of the zoning ordinance and the requirements of the Growth Management Plan to determine density.  He said the Area Plan must conform to the Growth Management Plan and to the intent and to all regulations and standards of a Special District and of the Zoning Ordinance.  He said he is asking for clarification of these items because compliance cannot be assumed for some future time.
Gronevelt presented his report dated 3-30-05.  He said information is missing on phasing, how to coordinate with adjacent developments, protection of slopes and providing safety paths.  He said that the applicant proposes to protect the natural features on the site however the proposed grading plan does not support preservation.  He noted that water and sewer is available at the site but that the sewer lift station needs to be improved.  He said that private roads are proposed but the township wants public roads so they can connect with adjacent developments.  He said based on all of these items he is unable to recommend approval of the Area Plan.
Copley said the Area Plan is the same plan that was presented during the pre-application conference.  He said he did not believe the applicant claim that 40% of the trees are dying.  He said the cut and fill plan does not preserve one-third of the existing trees as required by the Woodlands Preservation ordinance, and that the parallel plan as presented would be impossible to implement.  He also stated that he doubted the township would allow the destruction of the beautiful, small wetland on LeForge Rd., and that he is skeptical about the success of transplanting the orchids found on the site.  Further, he stated that the stub road shown on the plan goes directly into a wetland, and the plan does not meet the zoning ordinance requirements for the protection of open space, woodlands and steep slopes.  
The Planning Commission discussed the requirement of Chapter 5 “Natural Features” of the Growth Management Plan to discourage development on slopes of 18% or more.
Guenther asked why the roads were private.  Gibbs said it is their typical proposal but it is not cast in stone.   
Gardner asked if the applicant would be willing to meet with builders to find out how they could take into account the natural features of the site.

Rintamaki said the Area Plan indicates so much cut and fill, however slopes should be protected.  He suggested that action on the Area Plan be tabled for 90 days to allow the applicant time to address the outstanding issues.
3.
Action

A motion was made by  Copley and supported by Phillips to postpone  STPC#04-36 until July 27, 2005.
The motion carried with the following vote:
Yes:
    Copley, Gardner, Guenther, Phillips and Rintamaki.
No:
    None

Absent:  Jones

Abstain: None

4-9  REPORTS
A.  
Ordinance Officer

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

B.
Building Inspector

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

C.
Zoning Administrator

Rick Mayernik reported on the following items:

Prospect Pointe – 25 permits have been issued.
Fairway Glens – There are ground floor coverage issues with some of the proposed houses.  The Consent Judgment may need to be amended.
Right-to-Farm – The township’s attorney has been asked if the township’s zoning ordinance is affected by recent Michigan Court of Appeals rulings on the Right-to-Farm Act regarding  and corn mazes and other farm-related attractions.
Sign Ordinance – Revisions to the sign ordinance will be proposed to allow subdivision and other entryway signs to be slightly larger in the urban districts.
A motion was made by Copley and supported by Phillips to receive the report.  The motion carried.

4-10
OLD BUSINESS


There was no Old Business.
4-11
 NEW BUSINESS
A.
STPC#05-11 Superior Township Utility Department Maintenance Facility Preliminary/Final Site Plan Review
Emmanuel Kolias, from CPDA architects, addressed the Planning Commission.  
He described the location of the building and the looped access drive.  He said the building is designed to fit with the character of the area and the comments received during public hearing on March 23, 2005 were considered.  Jessica Wood, engineer with OHM, described the changes made to the plan.  She said the size of the detention pond was reduced by using a bioswale.
Pennington presented his report dated 4-19-05.  He said the site plan conforms to the Area Plan and that there is no impact to the wetlands.  He said the plan indicates the preservation of natural features around the site and in particular along the eastern boundary where the wetlands exist.

Shawn Keough, an engineer with Wade-Trim, the company hired by Superior Township to review the site plan prepared by OHM, addressed the Planning Commission.  He referred to his report dated 4-22-05.  He noted some missing information but said he would take no significant exception to the plans as they have been prepared.
Gardner said a good job was done in incorporating the comments from the public hearing and using bioswales.  He said he still had some concerns about the condition of the undeveloped portion of the site, especially the remaining concrete pads and the asphalt.  Wood said that to remove some of the concrete pads would require removing some trees.  William McFarlane, Township Supervisor said that the undeveloped portion of the site will be used as a place to dry the wet soil removed from a repair site.  
Copley said the plan is required to show a sign elevation as part of the site plan review.  He also asked about the lighting above the bay doors.  He said the volume of water that leaves the site should also be restricted.
A motion was made by Phillips and supported by Guenther to approve STPC #05-11 Superior Township Utility Department Maintenance Facility Preliminary/Final Site plan dated 4-20-05; finding the plan to be in substantial conformance with Sections 4.22, 10.03 and 10.04 of the zoning ordinance and conditioned upon addressing all of the items in the Wade-Trim report dated 4-22-05 and including the addition of lighting specifications to the plan prior to final engineering review.
The motion carried with the following vote:

Yes:

Copley, Gardner, Guenther, Phillips and Rintamaki.
No:

None

Absent:
Jones
Abstain:
None

B.
STPC#05-12 Request to Amend the Superior Township Growth Management Plan – To Change the Title of Agricultural land
A motion was made by Phillips and supported by Guenther to refer the request to the Zoning Ordinance Update Committee for consideration.    The motion carried.

4-12
POLICY DISCUSSION
There was no policy discussion
4-13
 ADJOURNMENT
It was moved by Gardner and supported by Guenther to adjourn at 10:00       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
