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Pre-Application Conference on the proposed Biltmore project for 986 dwelling units on 441 acres north of Geddes Rd. west of LeForge Rd. 

Steve Chizek, representing Biltmore, described the project.  He said the golf course originally proposed in the center of the development was removed and the buffers around the development were increased to 100 feet.  He said the detention pond is located on the edges of the site to avoid grading the hedgerows and because there is a strong preference to preserve the natural features on the site, large continuous open spaces are maintained.  He said the proposal provides a balanced ecosystem by including a meadow restoration and that the project includes 85 acres in preserved woodlands, 11 acres are meadows and 49 acres are buffers.  He said there is no access onto Vreeland Rd., only onto LeForge and Geddes.  He said the plan has a proposed ten-year build-out in phases.  He said the proposed density is 2.24 units per acre and that the houses have been clustered and laid-out so that it appears to be a neighborhood.  
Rintamaki asked if there were access points other than on LeForge and Geddes and if the streets would be private or public.  Chizek said there is an entrance proposed at Geddes/Superior Rd. and that the streets within the development would be private.
Copley thanked Biltmore for listening to the concerns of the community and making an attempt to address them with a mix of housing and with the preservation of natural features.  He asked if the project depended on the results of the sewer capacity study.  Chizek said the project hinges on sewer capacity at a cost that is manageable.  Copley asked about reducing the density.  Chizek said Biltmore could not agree to a reduction at this time.   Copley asked how Biltmore could propose development on the north side of Geddes, knowing the township’s policy of not extending utilities north of Geddes Rd.  Chizek said the land was designated as a parcel of special interest in the township’s Growth Management Plan.  He said Biltmore is a company interested in development and because of the longstanding relationship with Superior Township, there is an interest in giving back to the township by proposing to preserve other land.  He said that if Biltmore was only interested in making a profit, they would not have proposed the project at this time.
Gardner asked if the buffers will be high enough to obstruct the view of the development from Geddes and LeForge roads.  Chizek said the purpose of the buffer is to shield the project.  Gardner asked about sewer capacity and whether Biltmore would consider an on-site treatment plant.  Chizek said if there is not enough capacity they will abandon the project.
Wardell asked about the access points and if a traffic study had been completed.  Chizek described the access points and said a traffic study had not yet been started for the project.  There was a discussion about whether capacity could be added to Geddes Rd.  

Copley asked about the development rights Biltmore is proposing to purchase and donate to the township, and if the land was already in P.A.116 Farmland Preservation.  Chizek said some of it is in P.A.116 but the Biltmore proposal will increase and guarantee the amount to be preserved.
Rintamaki recognized members of the audience who wanted to speak.

Eric Eeles, 9255 Arlington, said he thought the entire area was to remain as farmland.  Rintamaki said the Growth Management Plan states that the township does not have the capacity for development in the area north of Geddes but also identifies the area as needing additional study if there is a demand for growth. 
Sandy Lopez, 6735 Vreeland Rd. asked if an electrical sub-station would be required and what the sequence of development was planned.  Chizek said there would be a transformer not a sub-station and that phasing had not been worked out.

Mike Collins, 2038 Hunters Creek Dr., said he was grateful for the increase in buffer but said he was concerned about traffic on LeForge and Hunters Creek Dr.  He said Hunters Creek Dr. was not designed for use by large developments.

Jan Berry, 6735 Cherry Hill Rd., said the Growth Management Plan will have to be modified.  She said changes to the plan should not be made before the sewer capacity study was complete.  
7-1
CALL TO ORDER
Chair Rintamaki called the regular meeting to order at 7:35 p.m.

7-2
ROLL CALL
The following members were present:  Copley, Gardner, Guenther, Quinn, Rintamaki and Wardell.  Phillips was absent.  Also present were Don Pennington, Township Planner, Rhett Gronevelt, Township Engineer and Rick Mayernik, Building/Zoning Administrator.

7-3
DETERMINATION OF QUORUM

A quorum was present.

7-4
ADOPTION OF AGENDA
Rintamaki acknowledged a letter to the Planning Commission from Commissioner Dave Phillips who was absent from the meeting and suggested it be added under Item 7-7 F.
A motion was made by Copley and supported by Guenther to adopt the agenda as amended.  The motion carried.
7-5
APPROVAL OF MINUTES
A.  
Minutes of the JUNE 22, 2005 Meeting
A motion was made by Copley and supported by Guenther to approve the minutes as corrected.  The motion carried.

7-6
CITIZEN PARTICIPATION
Joan Martin, 5530 Warren Rd., asked how the area proposed for the Biltmore project became designated as an Area of Special Study in the Growth Management Plan.  Rintamaki said the Growth Management Plan identifies areas for special study if there market demand for new development.
Martin Friedburg, 6960 Hickory Run, ask if the area proposed for the Biltmore project was a groundwater recharge area.  Rintamaki said it would be considered at a later time.
A resident on Ford Rd. asked how much more in taxes will the Township expect to collect from the Biltmore project.  She also asked if the Township had considered condemning the Prolime property through eminent domain and eliminating the threat of annexation.
Suheil Bourtros,  5900 Geddes Rd., said he moved to Superior Township for the slower pace of life but now he is concerned about traffic, utilities and a proposed sewer plant on the neighboring property.
Martin Friedburg asked if there was any consideration of adding commercial support services to the Township which would add more traffic.  Rintamaki said the Township is considering the demand on infrastructure but there is not much the Township can do to encourage retail.
Scott Stewart, said he was concerned about traffic on Geddes Rd.

Eric Appleberry, said he has lived on Geddes Rd. for twenty three years and is concerned about the additional traffic and noise.  He asked if eminent domain had been considered.

Kathleen Martin, Stommel Rd., asked about increasing the lanes on Geddes Rd. and about the burden on the existing taxpayer of the Biltmore project.  She asked if developments have ever been denied because of the added tax burden to existing residents.  Supervisor McFarlane explained that no taxpayer dollars would be used for improvements resulting from the Biltmore project.  He said Geddes Rd. should not become five-lanes and described other options for safely moving traffic such as roundabouts.    

Rintamaki said the job of the Planning Commission is to interpret the Growth Management Plan and compare it to the proposal.  He said the idea of having no growth in the Township is not a practical one.  He said the comments made were extremely important but if we are thinking that we can have no growth, we are mistaken.
Wardell said that while she is new to the Planning Commission, her family has lived in Superior Township for fifty years.  She said she has watched new homes develop in areas she remember as open spaces.  She said Planning Commissioners also have an interest in maintaining the community.
Michael-David BenDor said during the Growth Management Plan process, he was concerned about the Areas for Special Study because it sounded like the development was pre-approved.  Rintamaki said the designation did not mean a project was pre-approved but that it was an area that needed special study.
There was a discussion about the preliminary draft report of the Geddes Rd. Corridor Study. 

7-7
CORRESPONDENCE
A.
Request to set a public hearing on STPC#05-17 Berg Medical Office Parking Lot Conditional Use Permit – Request to set a public hearing for a conditional use permit for a parking lot to serve a new office building on Huron River Dr.  The office building is in Ypsilanti Township.  
A motion was made by Copley and supported by Guenther to set August 24, 2005 as the date of the public hearing for STPC#05-17 Berg Medical Office Parking Lot Conditional Use Permit.  The motion carried.
B.
Letter from Cledith Williams, 1952 Superior Rd., regarding the proposed Biltmore and Rock development projects.
A motion was made by Copley and supported by Guenther to receive the letter.  The motion carried.
C.
Request from Mozart Homes to set a public hearing date for STPC #05-10 Majestic Oaks Area Plan Amendment.  
A motion was made by Copley and supported by Gardner to set August 24, 2005 as the date of the public hearing for STPC#05-10 Majestic Oaks Area Plan Amendment.  The motion carried.

D.
Request to set a public hearing for STPC#05-23 Biltmore/Eyde Project 
for 986 dwelling units on 441 acres north of Geddes Rd. at LeForge.
Rintamaki noted that there was no letter requesting a public hearing.  Pennington advised that the Planning Commission could authorize a Notice of Intent to amend the Growth Management Plan for a special study to begin.
A motion was made by Copley and supported by Gardner to distribute letters of intent to adjoining jurisdictions that the Planning Commission is going to study the Growth Management Plan for a possible amendment.  The motion carried with the following vote:
Yes:
    Copley, Gardner, Quinn, Rintamaki and Wardell
No:
    None
Absent:  Phillips
Abstain: Guenther

Guenther read a statement asking to be recused from voting on any questions related to the Biltmore/Eyde project:
With respect to STPC #05-23 Biltmore Project for 986 dwellings units on 441 acres north of Geddes Rd. and west of LeForge Rd., I would like to note that (A) my employer, Dykema Gossett PLLC, has from time to time represented Biltmore as legal counsel and may do so in the future, and (B) my family and I would be directly affected by the proposed Biltmore Project, in that our home on LeForge Road would be bounded by the Biltmore Project on three sides.  Consequently, in order to avoid any appearance of impropriety, I would like to recuse myself, and I hereby request that the Planning Commission acknowledge my recusal from all actions to be taken by the Planning Commission on this matter SPTC #05-23.
A motion was made by Copley and supported by Gardner to accept Commissioner’s Guenther request to be recused from all actions to be taken by the Planning Commission on STPC#05-23 (Biltmore/Eyde Project.)  The motion carried with the following vote:

Yes:
    Copley, Gardner, Quinn, Rintamaki and Wardell
No:
    None
Absent:  Phillips
Abstain: Guenther

E.
Memorandum from Planning Coordinator regarding presentation on 


8-24-05 by Washtenaw County Drain Commissioner. 

A motion was made by Copley and supported by Guenther to receive the memorandum.  The motion carried.
F.
Letter from Dave Phillips regarding the Biltmore/Eyde Property and The 
Enclave.

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

7-8
PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS

A.
STPC #05-16 LeForge Clark Associates request to rezone 18.87 acres from A-2 (Secondary Agriculture) to R-4 (Single Family Urban Residential)

1.
Public hearing.

A motion was made by Copley and supported by Guenther to open the

public hearing.  The motion carried.
Dena Gibbs, representing the applicant, said they own 82 acres on LeForge Rd.  Most of the land is zoned R-4 but 18 acres are zoned A-2.   She said they would like the entire parcel to be zoned R-4.
Martin Freidburg, 6960 Hickory Run, asked about the status of the LeForge Clark Estates Area Plan that was reviewed by the Planning Commission in April.  Rintamaki explained that the proposed area plan was withdrawn.
Marcia McClean, 1679 LeForge, said she worries about crossing LeForge to get to her mailbox.

A resident at 1714 LeForge, said he urged the Planning Commission to vote against the R-4 zoning without a plan because the entire area should be planned.

There were no additional comments.

A motion was made by Wardell and supported by Guenther  to close the public hearing.  The motion carried.

2.
Deliberation

Pennington presented his report dated 7-21-05.  He said the property has significant natural features and is a good parcel for PC zoning.  He said the site and general area are not oriented toward agricultural production as the A-2 district would imply.  He said the R-4 zoning is supported by the Growth Management Plan.
Gardner asked the applicant why the request for PC zoning was withdrawn.  Dena Gibbs said she was asked to have the entire property under one consistent zoning district.  
Guenther asked if the woodlands ordinance still applies to the development of the site.  Pennington said it did.  There was a discussion about the application of the policy for grading slopes.  Pennington said the Planning Commission would be able to apply policy because it is a part of the Growth Management Plan.

Copley read the list of permitted and conditional uses in the R-4 district.

3.
Action

A motion was made by Copley and supported by Wardell that the Superior 
Township Planning Commission recommend approval of STPC #05-16
LeForge Clark Estates rezoning from A-2 to R-4 finding that petition meets the requirements of Section 14.05(Findings of Fact Required) of the Zoning Ordinance.  The petitioner is reminded that the Township cannot guarantee water or sewer on the site and that the petitioner is proceeding at his/her own risk.
The motion carried with the following vote:

Yes:
    Copley, Gardner, Guenther, Quinn, Rintamaki and Wardell
No:
    None
Absent:  Phillips
Abstain: None
B.
STPC#05-20 The Enclave Area Plan and rezoning from A-2 and R-4 to PC 
of 32.8 acres east of Geddes Ridge.
1.
Public hearing
A motion was made by Copley and supported by Guenther to open the public hearing.  The motion carried.

Steve Fisher, the applicant, described the request.  He said it was, in effect, the third phase of Geddes Ridge and that there are unique characteristics on the site that make a PC development appropriate.  He described it as an infill project that is a transition between Arbor Woods manufactured housing park and Geddes Ridge.  He said in working with the township he has reduced his original proposal from 160 units to 149 for a density of 4.5 units per acre.  He said the original plan also has been revised to include more open space and the preservation of a significant stand of woodlands.  He said the proposal includes a trail system and a tot lot that will be shared by the neighboring developments.  He said he was aware of the drainage issues and that when Geddes Ridge was developed the requirements for storm water drainage were different and that now engineered storm drainage systems are needed.  He said he is negotiating with the township for the purchase of one acre of land to be included in the project.
Jenny Bandyk, 1848 Ashley, said the woodlands were in her backyard and that the area is a wildlife corridor.  She said the current plan does not meet the goals of the township’s plan.
Carla Heyn, 1842 Ashley, said they have tried to purchase the land from Mr. Lanyi.

Sue Jones, 1834 Ashley said her quality of life would be affected.
Eric Eeles, 9255 Arlington, said the development would reduce property values.  He said the roads are falling apart and he would rather keep the natural features than the 149 new units.  He said drainage is a problem and there is drainage pipe that is missing from the area.
There was a discussion about the status of the site as a protected wetland.  Pennington said as the township’s Wetland Administrator, he will require a wetland delineation.  He said the wetland protection ordinance requires a 25-foot buffer around the wetland. 

John Wiseman, Geddes Ridge, said development is crammed in the south side of Geddes Road.  He asked if there were any studies on the sewer capacity south of Geddes.  Gronevelt said the capacity has already been assigned but they will review it.
Scott Wilson, Abbey Lane, said he thought that Phase 3 was already platted and could not be changed.  He said the roads are bad in the development because of the poor drainage.  He said as the Treasurer of the Willow Run School Board, he said he knows the school buses would go through the development.
Beth Woods, 1913 Andover, said that storm water comes to her front door.

Tony Hines, 1882 Essex, asked how much weight the Planning Commission gives to the opinions of the neighbors.  Rintamaki said the Planning Commissions pays a great deal of attention to the comments of the neighbors.
There were no additional comments.
A motion was made by Copley and supported by Wardell to close the public hearing.  The motion carried.

2.
Deliberation
Pennington presented his report dated 7-20-05.  He identified the information missing from the application.  He noted that a parallel plan had not been submitted and a parallel plan provides a basis for determining density.  He read the Area Plan Intent statement from Section 4.22 of the zoning ordinance.
Gronevelt presented his report dated 7-18-05.  He identified the information missing from the application.  He said he was not comfortable recommending approval at this time.
Copley read a letter from Planning Commission Dave Phillips dated 8-9-05:


When Arbor Woods was approved, one item has handled well, the berm on the west side property line of the community.  From street level in Geddes Ridge, the view into Arbor Woods is blocked, you can only see the roofs of the Arbor Woods homes.  The berm does a good job as a transition strip.  I do not see a need for another transition area between Arbor Woods and existing Geddes Ridge.  I will not support the Enclave’s request for a planned community, unless it is the same, or less dense than the existing and surrounding R-4 density, and it provides more amenities than the existing and surrounding R-4 zoning.   
Copley said he had walked the site and it was beautiful.  He said the proposed detention was moved out of the woods and that was good but that the proposal still needed to be reduced by 25 more dwelling units.  He said there were 75 homes in the original plan.  He said he was surprised that the township agreed to sell the one acre parcel.  

Rintamaki said that with a PC Area Plan there is usually less density rather than more.  Wardell said all of the comments about drainage problems had to be considered.  She said the plan appears to be incomplete.  Fisher said  Geddes Ridge was developed 30 years ago and drainage is better managed now.  He said the Washtenaw County Drain Commissioner is responsible for storm water drainage.  He said he did not create the problem but he will address it.  He said the detention pond would eliminate some trees but it was necessary to control the water.  He said the roads would be private and maintained by the owners as common areas.
Rintamaki asked why all of the information required for the area plan was not provided.  Fisher asked the Planning Commission to table action on the request.  Rintamaki said the request could be tabled for 60 days because it is incomplete and the density issue should be reconsidered.  Gardner said the Planning Commission should vote on the request as presented.
3.
Action

A motion was made by Gardner and supported by Quinn that the Superior 

Township Planning Commission recommends denial of STPC #05-20

The Enclave Area Plan and rezoning from A-2 and R-4 to PC, finding that petition does not meet the requirements of Section 7.08.B. (Area Plan Requirements) of the Zoning Ordinance.  
The motion carried with the following vote:

Yes:
    Copley, Gardner, Guenther, Quinn, Rintamaki and Wardell
No:
    None
Absent:  Phillips
Abstain: None

7-9  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

Mayernik reported on the following items: 
Hyundai – A partial, temporary certificate of occupancy was issued.

Stables as conditional uses – The Township’s Attorney has advised that requiring a conditional use permit for horse farms is in conflict with the Right To Farm Act.  Mayernik will distribute copies of the opinion to the Planning Commission.
5154 Plymouth Rd. – The Zoning Board of Appeals approved the variances for the commercial redevelopment of the existing house.

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

7-10
OLD BUSINESS
A. 
STPC #04-26 Dixboro Sub-Area Plan
Pennington said the comments received at the public hearing were considered and changes were made in the plan and noted on the revisions page in the plan.

A motion was made by Copley and supported by Gardner to recommend approval of STPC #04-26 Dixboro Sub-Area Plan to the Township Board.

The motion carried with the following vote:

Yes:
    Copley, Gardner, Guenther, Quinn, Rintamaki and Wardell
No:
    None
Absent:  Phillips
Abstain: None

B. STPC #04-04 Superior Township Water Booster Station Preliminary/Final Site Plan 

Pennington presented his report finding that the use fits on the site and has compatible landscaping and facades.

Gronevelt said the design was to make the building fit into the area.  He said the booster station has been planned for years and is unrelated to the recent or proposed growth.  There was a discussion about making use of the undeveloped portion of the site and how it would be fenced.

A motion was made by Copley and supported by Guenther that the Superior Township Planning Commission approves STPC #04-04 Superior Township Water Booster Station Preliminary/Final Site Plan finding that the site plan meets the requirements of Sections 10.03 (Preliminary Site Plan) and 10.04 (Final Site Plan.)

The motion carried with the following vote:

Yes:
    Copley, Gardner, Guenther, Quinn, Rintamaki and Wardell
No:
    None
Absent:  Phillips
Abstain: None

B.
STPC#05-18 Village Green Final Site Plan
Scott Betzoldt from Midwestern Consulting, representing the applicant, presented the final site plan.

Pennington had no concerns.

Gronevelt presented his report dated 7-18-05.  He said he had no significant concerns regarding the final site plan but acknowledged engineering concerns to be resolved.  He also noted that the applicant was working with the Washtenaw County Road Commission on the driveway approach shared with the adjacent property owner and that it was unresolved at this time.
A motion was made by Copley and supported by Wardell to approve 
STPC#05-18 Village Green Final Site Plan dated 7-6-05, finding that it conforms to Section 7.08 (Petition Requirements) and Section 10.04 (Final Site Plan) of the zoning ordinance and conditioned upon receiving the necessary permits from the Washtenaw County Road Commission and that the uses of the building will be limited to the uses permitted in the VC (Village Center) zoning district.

The motion carried with the following vote:

Yes:
    Copley, Gardner, Guenther, Quinn, Rintamaki and Wardell
No:
    None
Absent:  Phillips
Abstain: None

7-11
 NEW BUSINESS
There was no new business.

7-12
POLICY DISCUSSION
Copley asked if the Township could consider a moratorium on growth until the capacity of the sewer system is determined.  Supervisor McFarlane said he would ask the township’s attorney for an opinion.
7-13
 ADJOURNMENT
It was moved by Copley and supported by D. Phillips 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
