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8-1
CALL TO ORDER

Phillips called the special meeting to order at 7:00 p.m.
8-2
ROLL CALL

The following members were present:  Anderson, Copley, Gardner, Guenther, Phillips, Quinn and Wardell.  Also present was Don Pennington, Township Planner, Rodney Nanney, Associate  Township Planner and Dave Schroeder, Township Engineer
8-3
DETERMINATION OF A QUORUM

A quorum was present.

8-4
ADOPTION OF AGENDA

A motion was made by Copley and supported by Wardell to adopt the agenda as amended moving Item 11 New Business to precede Item 10 Old Business.       The motion carried.
8-5
APPROVAL OF MINUTES

There were no minutes to approve.

8-6 
CITIZEN PARTICIPATION

There was no Citizen participation.
8-7
CORRESPONDENCE

There was no correspondence.
8-8
PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS
There were no public hearings.

8-9
REPORTS
There were no reports

8-11
NEW BUSINESS

A.
STPC#07-13 St. Joseph Mercy Hospital MRI Addition – Amendment to 
Area Plan Petition.

Sue Dickinson from Midwestern Consulting and representing the applicant, described the proposal to add 2,515 sq. ft. to the existing MRI building located in the central part of the hospital campus near the emergency room.  She said the reason for the addition is to add room for another MRI machine and to expand the waiting room.  She said the addition is designed to match the existing building.
The Planning Commission discussed the policy of not adding items to the agenda of a special meeting planned for the review of the zoning ordinance.  Pennington said that because he considered the request to be a minor change he thought it could be handled during the special meeting in order to expedite the process.

The Planning Commission discussed whether or not they had enough information to make the decision because they had not seen the entire site plan.  Guenther said it was risky to not follow the normal procedures.  Wardell said because the hospital has done an outstanding job on previous requests, she would be inclined to trust the information presented orally.  Phillips said he did not like adding items to the agenda.  Copley asked if the applicant would withdraw the request to be considered at the special meeting.  
A motion was made by Copley and supported by Guenther to table STPC#07-13 
St. Joseph Mercy Hospital MRI Addition – Amendment to Area Plan Petition until August 22, 2007.  The motion carried with the following vote:
Yes:

Copley, Gardner, Guenther, Phillips and Quinn  




No:

Anderson and Wardell
Absent:
None

Abstain:
None
8-10
OLD BUSINESS
A.
STPC#07-10 Revised Zoning Ordinance - Review and Discussion of Articles 8 (Off-Street Parking and Loading Regulations), Article 9 (Signs) and Article 14 (Special Development Regulations.)
Rodney Nanney, Associate Township Planner, began the review with Article 14 (Special Development Regulations) and with Section 14.05(B) Steep Slopes.  He said the proposed regulation is intended to prohibit development in any area with a slope of 25% or more, considered a steep slope,  and slopes between 12% and 25% may be developed provided the disturbance is minimal and will not result in the loss of natural features.  He said a steep slope is considered a natural feature.
The Planning Commission discussed Section 14.05 and the potential difficulty in determining what is a “minimal” disturbance.  Nanney said the ordinance sets a standard but the developer does not have complete leeway because the project must be reviewed.   Guenther suggested that there should be a compelling reason for the Planning Commission to approve building on a 12-18% slope.  Quinn questioned the term “minimum necessary.”  Nanney said there will be some subjectivity in reviewing plans for building on 12-25% slopes.    Guenther asked for an example of reasons that could be considered acceptable for building on a slope.  Nanney said acceptable reasons could include building a walk-out unit.  He said this lets the Township set a standard but the developer does not have complete leeway to develop on any slope.      
The Planning Commission discussed the difficulty in deciding what an acceptable reason or a minimal disturbance would be.  They discussed the possibility that a developer could grade a slope out of existence. They discussed reducing the definition of a steep slope from 25% to something smaller.  Pennington said it was the Planning Commission’s decision and should reflect the goals of the Township.
The Planning Commission discussed the value of slopes and of maintaining them within the Township.  Phillips suggested evaluating on a case by case basis, building on slopes between 15% and 25 %.  Nanney said the current ordinance penalizes developers with slopes because they cannot build on them and they cannot be included in density calculations.  He suggested allowing an increase in density if slopes are preserved.  The Planning Commission agreed to the idea and Nanney said he would prepare the language for the Planning Commission’s review. 
The Planning Commission reviewed Section 14.05(A) Watercourses and Wetlands.  Nanney said the regulations were the same as the current ordinance.  The Planning Commission reviewed a letter distributed by Joan Martin, Chair of the Fleming Creek Advisory Council of the Huron River Watershed Council.  A motion was made by Guenther and supported by Quinn to receive the letter as correspondence.  The motion carried.

Martin addressed the Planning Commission.  She said the recommendation of the Huron River Watershed Council is to require a 100-foot setback from any waterway.  She described the benefits of such a setback and said Ann Arbor Township had adopted a 100-foot setback.
Copley said that the current requirement of 25 feet did not seem large enough and that 100 feet would be better.  Nanney said there were three types of waterways:  rivers and streams, wetlands and county drains.  Gardner asked if the setbacks should be different for each.  Nanney said 100-foot setback for a residential lot could make the lot unusable.  Guenther suggested that such a situation would be appropriate for the zoning board of appeals.

Gardner asked of the current 25-foot setback was effective and was there a way to evaluate the water quality.  Joan Martin said she would supply some water quality data to the Planning Commission.  Gardner asked if there was a basis for setting a different standard for different water systems.  Pennington said the current 25-foot setback required for wetlands has been effective.  Nanney said if the setback is increased more farmland will be eliminated. Pennington said he would confer with Eugene Jaworski the Township’s wetland consultant about the effectiveness of various setbacks.
The Planning Commission discussed Section 14.05(E) Woodlands and Tree Preservation including the requirement that a minimum of 35% of the trees on a site shall be preserved.  Gardner said the replacement tree ratio is too low.  The Planning Commission also discussed how to prevent old growth trees from being cut down.

Nanney agreed to return to the Planning Commission with more options.    
8-12.
POLICY DISCUSSION

There was no policy discussion.
8-10.
ADJOURNMENT

A motion was made by Copley and supported by Quinn to adjourn the meeting at 9:50 p.m.  The motion carried.
Respectfully submitted,
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