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9-1
CALL TO ORDER

Chair Phillips called the regular meeting to order at 7:30 p.m.

9-2
ROLL CALL

The following members were present:  Anderson, Copley, Gardner, Guenther,  Quinn and Phillips.  Wardell was absent.  Also present were Don Pennington, Township Planner, David Schroeder, Township Engineer and Rick Mayernik, Building/Zoning Administrator.

9-3
DETERMINATION OF QUORUM

A quorum was present.

9-4
ADOPTION OF AGENDA

A motion was made by Copley and supported by Quinn to adopt the agenda as amended, adding correspondence from SEMCOG.  The motion carried.

9-5
APPROVAL OF MINUTES

A.  
Minutes of the AUGUST 22, 2007 ReGULAR Meeting
A motion was made by Copley and supported by Gardner to approve the minutes as corrected.  The motion carried.

B.
MINUTES OF THE AUGUST 29, 2007 SPECIAL MEETING

A motion was made by Copley and supported by Anderson to approve the minutes as corrected.  The motion carried.

C.
MINUTES OF THE SEPTEMBER 13, 2007 SPECIAL MEETING

A motion was made by Copley and supported by Anderson to approve the minutes as corrected.  The motion carried.

9-6
CITIZEN PARTICIPATION

A.
Ann Robbins, 6100 Vreeland read a statement urging the Township to consider the future of natural resources and ecology as regulated by the zoning ordinance.  She cited lawn maintenance, composting toilet, rain water collection systems, wind turbines and granny flats as items that should be addressed in the zoning ordinance.  She suggested that an index be created for the zoning ordinance.
B.
Ellen Kurath, 2080 Hickman, commented on the benefits of large setbacks along waterways.

C.
Moonwinks Café owners Larry and Roberta Tankanow presented their problem with sign limitations in Dixboro.  They agreed to meet with Don Pennington and Rick Mayernik to investigate possible solutions.
9-7
CORRESPONDENCE

A.
Request to set a public hearing for STPC #07-16 Amendment to the St. Joseph Mercy Hospital Area Plan to allow construction of an Ophthalmology Medical Office Building.  
A motion was made by Copley and supported by Guenther to set November 28, 2007 as the date to hold a public hearing on STPC#07-16 Amendment to the St. Joseph Mercy Hospital Area Plan to allow construction of an Ophthalmology Medical Office Building. 

The motion carried with the following vote:

Yes:
    Anderson, Copley, Gardner, Guenther, Phillips and Quinn  

No:
    None
Absent:  Wardell
Abstain: None

B.
Letter from SEMCOG regarding a public outreach meeting on the 
Regional Development Forecast 2035.   
A motion was made by Copley and supported by Guenther to receive the letter.  The motion carried.

9-8
PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS

A.
STPC#07-15 Woodside Village Area Plan Amendment and Rezoning to 
add 1.11 acres of open space to the Area Plan

1.
Public hearing

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

Mark Roebuck, representing the applicant, described the request to add three vacant lots totaling 1.11 acres into the approved Area Plan for Woodside Village.  He said the lots would not be developed but would be added to the project’s open space area.
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 concurred with Roebuck’s description of the rezoning.

There was no report from OHM.

Gardner asked about the reason for the amendment.  Roebuck explained that it would offset the increase in the floor area ratios that will be permitted on certain lots.

The Planning Commission discussed the procedures for adding the lots to the Area Plan.
3.
Action

A motion was made by Copley and supported by Gardner to recommend approval to the Township Board of STPC#07-15 Amendment to the Woodside Village Area Plan by rezoning three lots on Ridge Rd. totaling 1.11 acres from R-4 to PC and adding them to the dedicated open space as depicted on the plan dated 7-16-07.

The motion carried with the following vote:

Yes:
    Anderson, Copley, Gardner, Guenther, Phillips and Quinn 

No:
    None

Absent:  Wardell
Abstain: None

9-9  REPORTS

A.  
Ordinance Officer

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

B.
Building Inspector

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

C.
Zoning Administrator

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


9-10
OLD BUSINESS

There was no Old Business


9-11
 NEW BUSINESS

A.
STPC#06-21 LeForge Clark Estates Preliminary Site Plan 
Norman Hyman, the attorney representing the applicant, said the Preliminary Site Plan complies with the approved Area Plan.  He said he wanted to respond to the comments made in the reports prepared by Don Pennington, Township Planning Consultant and Rhett Gronevelt, OHM, Township Engineering Consultant.  He said in reference to Pennington’s report dated 9-10-07, the roads will be public; the wetlands will be delineated; tot lots will be added; the impact of the project is less than on the approved Area Plan; the walkway is depicted along LeForge; two street trees will be provided for each lot; and, the orchids on the site will be relocated.  He said they did not understand the comments about active recreation, temporary cul-de-sac or how the frontage is incomplete.
Phillips said the usual procedure is for the Township Planner and Engineer to work with the developer on such items before a site plan is presented to the Planning Commission.

Pennington presented his report dated 9-10-07.   He said one of the cul-de-sacs does not meet Washtenaw County standards; wetland mitigation is displacing woodlands; Wetland A must have a 25-foot non-impact zone depicted; tot lots were not shown; no walkway was indicated along LeForge Rd; some lots are shown within the 20-foot required side yard; areas along LeForge are shown as blank when they should show vegetation; and the cul-de-sac should be able to stand alone without the proposed neighboring Corlina project.  
Schroeder presented the OHM report dated 8-20-07.  He said the roads are unacceptable and the plan does not show sidewalks along LeForge Rd.
Guenther asked how the project would have sewers without the development of the Corlina project.  He said he was concerned that the Planning Commission would approve something that may not be possible.  He cited Section 10.03(C)(1)(i) as the requirement that proposed developments to adequately coordinated with existing and future developments and said he could not find an indication of adequate coordination.  Schroeder said he was confident that providing sewer service could be worked out but if not, the developer would have to return to the Planning Commission.
The Planning Commission discussed the level of detail provided on the plan.  Phillips asked if there was enough information for the Planning Commission to take action.  He asked the applicant if the Washtenaw County Road Commission will approve the length of the cul-de-sac.  There was a discussion about whether the Road Commission standard was a requirement or a guideline.
Gardner said he was concerned about preservation of slopes in compliance with the Growth Management Plan.  Anderson said development could occur on slopes as long as the slopes were not graded out.  She said the layout was designed to accommodate the slopes.  She asked about putting sidewalks along LeForge Rd.  Hyman said the sidewalks provided in the project are too far from the right-of-way and if installed, would be located at the front doors of the houses on LeForge.  

Copley said the plan devastates the natural features of the site.  He said the cul-de-sac removes some of the best trees and the detention pond will require the removal of a 52” oak.  He said a buffer around Wetland C was promised but is not on the plan.  He said he can see that some modifications have been made but the Township does not need any more housing at this time.
Woody Held with King & McGregor and representing the applicant said the plan reduces the impact to wetlands by 44%.  He said he had discussed the mitigation area and about combining wetlands with storm water detention.  Hyman said these issues were considered as part of the Area Plan.  He said attempts were made to balance the development with the natural features.   
The Planning Commission discussed whether or not the project could be re-considered under the standards for Preliminary Site Plan or if the standards are considered to be met if the Area Plan is approved.  There was additional discussion about the slopes on the site.
Gardner said if the slopes were not addressed during the Area Plan review, they should be considered during Preliminary Site Plan review.  Hyman said slopes are not usually considered until Final Site Plan review.  Anderson said the Planning Commission wanted to know how much dirt was going to be moved.  Guenther said he was not opposed to building on slopes but that it had to be addressed to comply with the standards for Preliminary Site Plan approval.  He repeated the Planning Commission’s concerns about incomplete information on trees, roads, wetlands, slopes and the nearby radio tower.

Phillips said the Preliminary Site Plan is supposed to comply with the approved Area Plan.  He said the project began with a down-zoning of the site to reduce the maximum density.  He said the amount of land that is being developed is in proportion to the open space being preserved.  He said he would prefer to table action on the plan to give the applicant time to provide the missing information on the site plan.  He said the Township Attorney will be consultant about the standards of the Area Plan and the Preliminary Site Plan.
A motion was made by Copley and supported by Quinn to table STPC# 06-21 LeForge Clark Estates Preliminary Site Plan until November 28, 2007 to give the applicant time to address the concerns raised by the Planning Commission and by the planning and engineering consultants.   

The motion carried with the following vote:

Yes:
     Anderson, Copley, Gardner, Guenther, Quinn and Phillips 

No:
     None
Absent:   Wardell
Abstain:  None

9-12
POLICY DISCUSSION

STPC#07-10 Superior Township Zoning Ordinance Revision – Review of Article 10 (Site Plan Review)
The Planning Commission postponed the review of Article 10 (Site Plan Review) until the next regular meeting of October 24, 2007.
9-13
ADJOURNMENT
It was moved by Copley and supported by Quinn to adjourn at 11:00 p.m.  The motion carried.

Respectfully submitted, 

John Copley, Planning Commission Secretary

Deborah L. Kuehn, Planning Administrator/Recording Secretary

Superior Charter Township 

3040 N. Prospect, Ypsilanti MI 48198   (734) 482-6099

