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8-1
CALL TO ORDER
Chair Rintamaki called the regular meeting to order at 7:30 p.m.

8-2
ROLL CALL
The following members were present:  Copley, Gardner, Guenther, Phillips, Quinn and Rintamaki. Wardell arrived at 7:40 p.m.  Also present were Don Pennington, Township Planner, Rhett Gronevelt, Township Engineer and Rick Mayernik, Building/Zoning Administrator.

8-3
DETERMINATION OF QUORUM

A quorum was present.

8-4
ADOPTION OF AGENDA
A motion was made by Phillips and supported by Quinn to adopt the agenda as amended, adding a letter from Mozart Homes, Item 7.F. and removing Item 8.B. Public Hearing for STPC #05-10 Majestic Oaks Area Plan.  The motion carried.
8-5
APPROVAL OF MINUTES
A.  
Minutes of the July 27, 2005 Meeting
A motion was made by Copley and supported by Phillips to approve the minutes as corrected.  The motion carried.

8-6
CITIZEN PARTICIPATION
There was no Citizen Participation.
8-7
CORRESPONDENCE
A.   
Memorandum from the Township Clerk regarding the communication from Ken and Anne Schmidt (Dixboro Plan)
A motion was made Copley and supported by Phillips to receive the memorandum.  The motion carried.

B.
Correspondence from Building/Zoning Official regarding Right to Farm 
Act
A motion was made by Phillips and supported by Copley to receive the correspondence.  The motion carried.
There was a discussion about amending the zoning ordinance to be consistent with the Right-to-Farm Act as described in the letter from the Township’s Attorney.  Don Pennington was asked to review the material and determine if the township’s regulations comply with the state regulations. 
C.
Letter from Salem Township regarding Notice of Intent to Plan (Growth 
Management Plan Amendment)
Rintamaki said the Planning Commission could not take action until they could review the plan.

D.
Notices of Intent from Canton Township for Amendments to the 
Comprehensive Plan
Rintamaki said the Planning Commission could not read the copies of the amendments.  Kuehn was asked to contact Canton Township and ask for copies of the amendments that are readable. 


E.
Letter from the Township Clerk regarding LeForge Clark Estates.

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


F.
Letter from Mozart Homes regarding a revised area plan for STPC#05-10.
A motion was made by Copley and supported by Phillips to receive the letter.   The motion carried.
8-8
PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS

A.
STPC #05-17 Berg Medical Office Parking Lot Conditional Use Permit for a parking lot to serve a new office building on Huron River Dr.  (The office building is in Ypsilanti Township.)  

1.
Public hearing.

A motion was made by Phillips and supported by Gardner to open the

public hearing.  The motion carried.

Phillips asked about the procedure for considering the parking lot as a conditional use in the Office (O-1) district.  He said it was not listed in the zoning ordinance as a conditional use.  He also asked which ordinance would apply to the development.  Pennington said he decided that the parking lot should be reviewed as a conditional use because it was a parking lot that is standing alone on a Superior Township parcel.  He said as a conditional use, the Planning Commission could review it for potential off-site impacts.  Rintamaki said the Planning Commission could only apply the Superior Township Zoning Ordinance standards to the site.
Rob Burroughs from Hobson-Black Architects, representing the applicant, described the project.  He said it is two-story, 15,000 square-foot medical office building.  He said the parking is in a U-shape around the building with above-ground detention.  He said storm water drainage is proposed to go off-site within existing drainage swales.  
Michael-David BenDor, 2080 Stommel Rd. said the Huron River is governed by TMDL (Total Maximum Daily Loads) for phosphorus and therefore pollution has to be handled.  He said it would be irresponsible to approve something that will pollute the river unless the developer can prove that oils and fluids will not  wash from the parking lot into the river.
Walter Banas, 1950 Huron River Dr., said he did not object to the project but that as the adjoining property owner, he would insist that the applicant find another way to handle the storm water.  He said the site is past maturity and does not provide food and shelter.  He said there is a lot of combustible wood on the site and it would not hurt to remove it.
Lynne Dean Taylor, 1616 Huron River Dr., said the plans do not show a deceleration lane and that Ypsilanti Township requires bicycle lanes for new developments.  She described deed restrictions on the site that limit the use of the property and she said she challenged the Planning Commission to enforce them.  She also read the restrictive covenant placed on the site when it was rezoned by Superior Township.  She said it prohibits development within 100 feet of the river and she asked how the distance was measured.  She also asked how the setbacks between the building in Ypsilanti Township and the parking lot in Superior Township are measured.  
There were no other comments.

A motion was made by Copley and supported by Guenther to close the public hearing.  The motion carried.
2.
Deliberation

Pennington presented his report dated 8-19-05.  He said he advised the applicant about the woodland ordinance.  He said the plan needs to include the actual caliper inches for the trees to be removed.  He said he reviewed the plan with a goal of requiring the least amount of parking possible.  He said the applicant had discussed using underground detention.  He said there are two locations for truck unloading shown on the plans and that both are within designated vehicular parking areas. 
Gronevelt presented his report dated 7-18-05.  He said it appears that the applicant is trying to reduce the impact of the development on the site.  He said there was no information on the detention outlets for the site but that the plans meet the requirements for preliminary site plan review and that they meet the preliminary site plan requirements to control water on the site.
The Planning Commission discussed the process for considering a conditional use permit.  Phillips asked if it was premature to consider the parking lot before the building site is approved by Ypsilanti Township.  Phillips also noted a problem with the tree survey in that it appeared that more landmark trees were being removed than indicated on the plan.  Pennington described three options for tree replacement including mitigating on the same site, mitigating on another site or contributing to the township’s tree replacement fund.  Guenther said the second two options would not address soil erosion on the site.  Gardner asked how storm water management was going to be handled on the site.  David LeClair with Livingston Engineering, representing the applicant, said the plans for storm water would not affect the adjacent properties.  Copley said the tree survey was inadequate.  

Rintamaki suggested that action on the conditional use permit for the parking lot should be postponed until Ypsilanti Township approves the building site.  LeClair said the purpose of asking for the conditional use permit for the parking lot first was to demonstrate to Ypsilanti Township that they could provide enough parking on site.  The Planning Commission discussed how to determine the number of parking spaces required and how much flexibility the township has to reduce parking spaces and impervious surfaces near the Huron River.  
The Planning Commission discussed the possibility of deed restrictions on the parcel and that they could be illegal and unenforceable.

Copley said that a parking lot is not allowed as a conditional use in the O-1 (Office) district.  He also stated that the tree survey was incorrect in several instances regarding species and condition, and that the destruction of white pines of landmark size for a parking lot would be inconsistent with the intent of the Township’s Woodland Preservation Ordinance.  He said he would not support the plan as presented.

The Planning Commission discussed their authority to approve a parking lot as a conditional use.  Rintamaki suggested it was a question for the Zoning Board of Appeals.  He said that if the parking lot was on a stand alone site, it would not be allowed.  Gardner said the request created procedural issues and physical issues.  He asked if the Planning Commission had provided enough direction to the applicant.  Guenther said he was not sure that the Planning Commission had sorted through all of the issues especially with regard to trees and detention.
Wardell asked if referring the application to the Zoning Board of Appeals meant the Planning Commission supported the parking lot.  She asked if the Planning Commission should decide on the general issue of constructing a parking lot and detention on the site.  Quinn asked if the Planning Commission could communicate with Ypsilanti Township that Superior Township will consider the parking lot after the rest of the building development is approved.
3.
Action

A motion was made by Phillips and supported by Guenther that the Superior Township Planning Commission finds there are numerous issues relating to actions permitted under the Superior Township Zoning Ordinance and recommends that the petitioner file for review by the Superior Township Zoning Board of Appeals for clarification of these issues.  These issues include but may not be limited to: 1) the number and size of required parking spaces; 2) the authority of the Planning Commission to consider the parking lot as a conditional use in the O-1 district; 3) the application of Section 3.25 Woodland and Tree Preservation; 4) review and approval of the preliminary site plan for the portion of the site in Ypsilanti Township.  Therefore the Superior Township Planning Commission tables action on STPC#05-17 until the issues are resolved or until November 16, 2005, whichever is first. 
The motion carried with the following vote:

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

8-9  REPORTS
A.  
Ordinance Officer

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

B.
Building Inspector

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

C.
Zoning Administrator

Mayernik reported on the following items: 
1.
Landscaping business on Vreeland Rd. – Met to resolve outstanding issues.

2.
NL Landscaping – Zoning violations are being enforced.
3.
Ordinance Officer – John Hudson will have an expanded role in 
enforcement and follow-up inspections.

8-10
OLD BUSINESS


There was no old business.
8-11
 NEW BUSINESS
There was no new business.
8-12
POLICY DISCUSSION
There was a discussion about considering an ordinance to control invasive plant species. 

8-13
 ADJOURNMENT
It was moved by Copley and supported by Gardner 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
