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5-1
CALL TO ORDER
Phillips called the regular meeting to order at 7:30 p.m.

5-2
ROLL CALL
The following members were present: Anderson, Copley, Gardner, Guenther, Phillips, Quinn and Wardell.  Also present were Don Pennington, Township Planner, Dave Schroeder, Township Engineer and Rick Mayernik, Building/Zoning Administrator.

5-3
DETERMINATION OF QUORUM

A quorum was present.

5-4
ADOPTION OF AGENDA
A motion was made by Copley and supported by Guenther to adopt the agenda.  The motion carried.
5-5
APPROVAL OF MINUTES
A.  
Minutes of the APRIL 25, 2007 Meeting
A motion was made by Quinn and supported by Anderson to approve the minutes as corrected.  The motion carried.

5-6
CITIZEN PARTICIPATION
There was no Citizen Participation.
5-7
CORRESPONDENCE
A.
Letter from the Township Clerk regarding the waiver of the 20-acre lot size requirement for the proposed Humane Society of Huron Valley expansion. 
A motion was made by Copley and supported by Quinn to receive the letter.  The motion carried.

5-8
PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS

A.
STPC#07-07 Hummana, LLC & NYR82, LLC request to rezone 77 acres at the northwest corner of Prospect and Geddes from A-2 (Secondary Agriculture) to R-4 (Single-Family Urban Residential)

1.
Public hearing.  

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

Robert Jacobs, representing the applicant, described the request to rezone 77 acres from A-2 to R-4.  He said A-2 zoning requires a minimum lot area of 2 acres and the R-4 requires a minimum of 7,200 s.f.  He said the land on the south side of Prospect Rd. is zoned R-4 and it has access to public sewer and water.  He said the north side of Prospect Rd. does not have water and sewer because of decision to stop utilities at Geddes Rd.  He said if the extension of utilities is not approved, he will apply for a permit to construct a private wastewater treatment plant.

Robert Iacoangeli, a planner with the firm of Beckett and Raeder and representing the applicant presented a report that was included in the application.  He said the Township had been successful in maintaining the urban services boundary.  He said the Growth Management Plan states that the Township will consider amendments to the plan.  He cited population projections that would add 3,000 people to the Township over the next 30 years.  He said it would be better to accommodate the growth in a few dense developments rather than in many low-density developments throughout the Township.  He said he subject site is not productive for agriculture.  He said rezoning the site to R-4 will allow better farmland to remain in agricultural use and will avoid creating sprawl development.

Mr. Jacobs reviewed other reports included in the application.  He said the R-4 zoning is the minimum needed to get a reasonable return on the investment and it would increase the Township’s tax base.  He said the Growth Management Plan goals of preserving agriculture and controlling development by limiting water and sewer extensions is not legitimate.
MichaelDavid Ben-Dor, 2880 Stommel Rd. asked who were the applicants and if they lived in the Township.  Mr. Jacobs said Steven Friedman and Michael Howoritz were the developers and they do not live in the Township

Janet Kelly, 7905 Geddes Rd., asked when the traffic study was done.  She questioned the methodology and said it is difficult to pull out of her driveway onto Geddes Rd.  
Marion Morris, 8264 Vreeland questioned the statement that the site was not good for farming when it had been a successful farm for many years.  Mr. Jacobs said that to be a successful farm today takes hundreds of acres. 
Daniel Moerman, 6516 Cherry Hill Rd., said he saw no reason to change the urban services district boundary. He said the Biltmore sewer study reported that the sewer capacity has already been allocated.  He said the ability of the State to oversee private wastewater treatment systems is uncertain given the current economic conditions.  He said if the boundary is breeched, development will shoot up Prospect Rd. and down Vreeland.  Mr. Jacobs said there are bonds required for a private wastewater system and the state of the art construction has improved.

Ellen Kurath, 2203 Hickman said a large area in the Township is already in the urban services district but it is not developed.  She said it took 30 years for Canton Township to build out to the Superior Township line.  She said she did not see a great urgency to re-evaluate the Growth Management Plan especially when there were approved projects in the Urban Services districts that the developers have abandoned.  Mr. Jacobs agreed that the housing market was slow but he said he is optimistic that things will change.
Tom Dillion, 330 W. Clark Rd. said the R-4 district was a transitional district for a high density community without open space rather than a planned community.  Mr. Jacobs said the developer could look at other options
Mike Allen, 7897 Geddes, questioned the affect such a development could have on area groundwater.  He questioned the number of gallons per day of water that would be pumped.  Mr. Jacobs said the DEQ will not allow a well if it will harm other wells.  
Matt Shuster, 5766 Geddes Rd. said he supports the Growth Management Plan and it is not out of date.  He said he supported the millage to be used to defend the plan.  He said the property was purchased with the existing zoning.

Norm Scott, 2260 Gale Rd. said the Township is not in business and it is not the Township’s job to provide a return on the investment; it is meant to proved a congenial environment.

Dan Nagle, 2295 N. Berry Rd. commented on the unreliability of a common septic system.
Dennis Donohue, 2233 Prospect  said the identification of the property on the drawing should not be “The Donohue Property” because he no longer owns it.

There were no other comments.  Guenther invited residents to submit additional comments in writing after they have had time to review the material in the application.
A motion was made by Copley and supported by Guenther to adopt the following resolution:

Resolution


WHEREAS the public hearing on STPC#07-07 Hummana LLC’s and NYR82 LLC”s rezoning application having been held on this date, May 23, 2007; and

WHEREAS the petitioner presented a large amount of information and the public could benefit from additional time to review the information; and


WHEREAS evidence having been presented by the applicants on the rezoning request from numerous experts retained by the applicants; and


WHEREAS the Planning Commission believes there is a need for additional information from experts retained by the Township to review the applicants’ data and expert reports;


NOW THEREFORE BE IT RESOLVED that the public hearing portion of the rezoning process is adjourned until the regular scheduled meeting of July 25, 2007.

BE IT FURTHER RESOLVED that consideration of the application of STPC#07-07 Hummana LLC and NYR82 LLC is adjourned until July 25, 2007 to permit the Planning Commission to gather additional data.

The motion carried with the following vote:

Yes:

Anderson, Copley, Gardner, Guenther, Phillips, Quinn and Wardell
No:

None
Absent:
None

Abstain:
None

Supervisor McFarlane indicated that if there was enough interest, the entire application would be posted on the Township’s website.
B.
Public Hearing for STPC#07-06 Verizon-Napier Rd. Conditional use Permit to allow an equipment shed to be installed on the site of an existing wireless communication tower.

1.
Public Hearing

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

Leeland Calloway, the applicant, described the request to construct a 12’ x 30’ prefabricated equipment shelter at the base of an existing 187’ cellular communication tower at 3333 Napier Rd.  
Michael-David BenDor, 2880 Stommel Rd. asked if the shelter would produce any noise, if not, it seemed like a reasonable proposal.
There were no additional comments.  A motion was made by Copley and supported by Quinn to close the public hearing.  The motion carried.

2.
Deliberation

Pennington presented his report dated 5-12-07.  He said the addition of the shelter would cause only a minor site disturbance.
Schroeder presented his report dated April 16, 2007.  He said the addition of the shelter would not have any impact to the site drainage and grading.  He said prior to the start of construction, the applicant must submit signed and sealed calculations shall be submitted indicating that the structural integrity of the tower will not be compromised.
3.
Action

A motion was made by Copley and supported by Wardell to approve 
STPC#07-06 Verizon-Napier Rd. Conditional Use Permit to allow an equipment shelter to be installed on the site of an existing wireless communication tower at 3333 Napier Rd. and to approve the preliminary and final site plan for the shelter as depicted on the plan dated 2-27-07 finding the requirements of Section 5.03 (Commercial Communication Towers), Section 6.06 (Conditional Uses –Required Standards and Findings), Section10-03.B (Preliminary Site Plan Information Required) and Section 10.04 Final Site Plan, of the Zoning Ordinance have been met.
The motion carried with the following vote:

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

C.
Public Hearing for STPC#07-09 Amendment to the Zoning Ordinance to consolidate and update the definitions, standards and approval procedures for wireless communication facilities.
1.
Public Hearing
A motion was made by Copley and supported by Quinn to open the public hearing.  The motion carried.

Rodney Nanney, Associate Township Planner, presented the ordinance.  He said one of the purposes of the ordinance is to clarify the review processes for wireless communication facilities and to provide for an administrative approval to co-locate antennas for wireless internet services.  
William McFarlane, Township Supervisor said the revised ordinance will allow the co-location of wireless antenna on existing buildings and structures without requiring a public hearing.  He said Superior Township should have Wireless Washtenaw service by fall 2007.
MichaelDavid Ben-Dor, 2080 Stommel Rd., said the list of items exempted from the height limitation should include television antennas.

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

The Planning Commission discussed the improvements to the ordinance.  Gardner asked about the Metro Act referred to in the table of Types of Wireless Communications Facility.  Nanney explained that the ordinance is based on the federal Metro Act that limits the amount of local control allowed in siting wireless antennas and towers.  Guenther asked about the phrase “Will of Congress” in Section 5.03 and if it should be deleted.
3.
Action

A motion was made by Guenther and supported by Copley to recommend to the Township Board approval of STPC#07-09 Amendment to the Zoning Ordinance in substantially in the form of the April 9, 2007 draft with potential revisions as discussed within the public hearing and the deliberations of the Planning Commission.
The motion carried with the following vote:
Yes:
    Anderson, Copley, Gardner, Guenther, Phillips, Quinn and Wardell
No:
    None
Absent:  None
Abstain: None

5-9  REPORTS
A.  
Ordinance Officer

A motion was made by Wardell and supported by Quinn to receive the report.
B.
Building Inspector

A motion was made by Wardell and supported by Quinn to receive the report.  The motion carried.

C.
Zoning Administrator

Mayernik highlighted his written report.   
A motion was made by Wardell and supported by Quinn to receive the report.  The motion carried.

5-10
OLD BUSINESS

There was no old business.
5-11
 NEW BUSINESS
There was no new business.

5-12
POLICY DISCUSSION
A.
Zoning Ordinance Revisions 
Pennington said the proposed revisions would be presented to the Planning Commission at the June 27, 2007 meeting.
5-13
 ADJOURNMENT
It was moved by Copley and supported by Quinn to adjourn at 10:00              p.m.  The motion carried.
Respectfully submitted, 

John Copley

Planning Commission Secretary

Deborah L. Kuehn
Planning Administrator and Planning Commission Recording Secretary

Superior Charter Township 

3040 N. Prospect

Ypsilanti, MI 48198

734-482-6099
