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Pre-application conference for the proposed Geddes Glen North development (33 single-family houses on 30 acres on the north side of Geddes Rd., west of Gale Rd.) – 7:00 p.m.
Bob Jones, the applicant, described his proposal to develop the site with 33 single-family houses on lots averaging three-quarters of an acre in size.  The site is bounded on three sides by Radrick Farms golf course.  The houses would be 100% brick with side-entry garages and a water feature in the front.  He said the development would be served by water and sewer from the Geddes Glen development and there would be no mass grading of the site.  He said there would be a boulevard entrance and the internal street would include curb and gutter.
Pennington said the pre-application conference the first step before the formal application for PC zoning and Area Plan is submitted.
11-1
CALL TO ORDER
Chair Rintamaki called the regular meeting to order at 7:30 p.m.

11-2
ROLL CALL
The following members were present:  Copley, Gardner, Guenther, Phillips, Quinn, Rintamaki and Wardell.  Also present were Don Pennington, Township Planner, Jessica Wood, Township Engineer and Rick Mayernik, Building/Zoning Administrator.

11-3
DETERMINATION OF QUORUM

A quorum was present.

11-4
ADOPTION OF AGENDA
Rintamaki suggested that items 5 and 6 be switched to accommodate the two scheduled presentations.

A motion was made by Copley and supported by Phillips to adopt the agenda as amended.  The motion carried.
11-6
CITIZEN PARTICIPATION
A.
Presentation by Washtenaw County Drain Commissioner Janis Bobrin
Janis Bobrin discussed the need for effective storm water management in new development.  She said the Township’s engineers, OHM, work closely with the Drain Commissioner’s office in reviewing development proposals.  She also noted Superior Township’s early concern about protecting water quality with the adoption and implementation of the Township’s wetlands protection ordinance.  
Bobrin and Dennis Wojcik, the Chief Deputy Drain Commissioner, presented a slide show of examples of successful storm water management.

B.
Presentation by Brooks Williamson on a proposed Consolidated Off-Site 
Mitigation Preserve at Vreeland and Prospect Roads

Brooks Williamson discussed his proposal to develop 85 acres on the west side of Prospect and Vreeland Roads as a Consolidated Off-site Mitigation Preserve for wetland mitigation.  He said the open farm field area would be used for the creation of new wetlands and the west central portion of the site would remain untouched.  He said the preserve would be created following the Michigan Department of Environmental Quality (MDEQ) requirements and the first mitigation site will be constructed in Spring 2006.  He said a conservation easement over the site would be granted to the State.
There was a discussion about the effectiveness of off-site mitigations, how the new wetlands affect existing wetlands and if invasive species are to be controlled.  Phillips said this was the parcel that Biltmore offered to preserve as undeveloped as part of the Amberwood project.
C.
Other citizen participation

Tom Dillon, 330 W. Clark asked if the Township was aware of the remonumentation project that is possibly resulting in new property lines for his property.  Rintamaki said he was not aware of the work and suggested to Mr. Dillon that he speak to Rick Mayernik after the meeting.
11-5
APPROVAL OF MINUTES
A.  
Minutes of the OCTOBER 26, 2005 Meeting
A motion was made by Copley and supported by Guenther to approve the minutes as corrected.  The motion carried.
11-7
CORRESPONDENCE
A.
Request to set a public hearing for STPC #05-24 Growth Management Plan amendments

A motion was made by Copley and supported by Gardner to set January 11, 2006 at 7:30 p.m. as the date and time for a special Planning Commission meeting for a public hearing on STPC #05-24 Growth Management Plan amendments.  The motion carried.
B.
Request to set a public hearing for STPC #05-23 Regency Woods Area Plan
A motion was made by Copley and supported by Gardner to set January 11, 2006 at 7:30 p.m. as the date and time for a public hearing on STPC #05-23 Regency Woods Area Plan.  The motion carried.
C.
Request to set a public hearing for STPC #05-30 Nextel West Conditional Use Permit/Preliminary Site Plan/Final Site Plan for a new cellular tower on Frains Lake Rd.

A motion was made by Copley and supported by Quinn to set December 21, 2005 as the date for a public hearing on STPC #05-30 Nextel West Conditional Use Permit/Preliminary Site Plan/Final Site Plan.  The motion carried.

D.
Request to change the public hearing date from January 25, 2006 to December 21, 2005 for STPC #05-28 Cingular Wireless Conditional Use Permit/Preliminary Site Plan/Final Site Plan to co-locate antennas on an existing tower at 6200 Cherry Hill Rd.

A motion was made by Copley and supported by Gardner to change the public hearing date for STPC #05-28 Cingular Wireless Conditional Use Permit/Preliminary Site/Final Site Plan from January 25, 2005 to December 21, 2005.  The motion carried.

E.
Request to set a public hearing for STPC #05-31 Cingular Wireless Conditional Use Permit/Preliminary Site Plan/Final Site Plan to co-locate antennas on an existing tower at 10313 Warren Rd.

A motion was made by Wardell and supported by Quinn to set December 21, 2005 as the date for a public hearing on STPC #05-31 Cingular Wireless Conditional Use Permit/Preliminary.  The motion carried.
F.
Request for an extension of STPC #03-22 St. Joseph Mercy Hospital Critical Care Tower Preliminary Site Plan for Phase 3-B.

Steven Kendzicky, from Midwestern Consulting, representing the applicant, described the progress to date on the entire project.  He said it had always been expected that the site plan approval would have to be extended because of the size and complexity of the project.
The Planning Commission discussed the progress on the project and agreed that a one-year extension would be appropriate given the scope of the project.
A motion was made by Copley and supported by Gardner to grant a one-year extension of the approval of STPC#03-22 St. Joseph Mercy Hospital Critical Care Tower Preliminary Site Plan for Phase 3-B, expiring on November 15, 2006.  The motion carried.

G.
Request to extend the approval of STPC#04-27 Woodside Village Final Site Plan

Greg Windingland from Moceri and Lombardi, the applicant, said the project was delayed while the sewer infrastructure was installed.    
A motion was made by Wardell and supported by Quinn to grant a six-month extension of the approval of STPC #04-27 Woodside Village Final Site Plan, expiring on May 24, 2006.  The motion carried.
H.
Letter from the Township Clerk regarding approval of the extension for The Meadows Tentative Preliminary Plat until October 10, 2006.
A motion was made by Quinn and supported by Copley to receive the letter.  The motion carried.
I.
Letter from Christina Sammour, 1569 Sheffield Dr. regarding the proposed Majestic Oaks development

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

J.
Letter from the Township Clerk regarding the State Agricultural Preservation Fund
A motion was made by Phillips and supported by Guenther to receive the letter.  The motion carried.
11-8
PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS

A.
STPC #05-27 Leforge Clark Estates Area Plan for 224 single-family lots on 82 acres on the east side of LeForge Rd. between Clark and Geddes Rd.
Phillips said the information provided in the application appeared to be incomplete.  He said there is concern about building on the slopes.  Copley agreed that the information was inadequate and incomplete.  Guenther said the information had been requested a number of different times.  Phillips suggested that action be tabled until the application is complete.  Guenther asked the applicant why the application was incomplete.  Dena Gibbs, the applicant, said she thought she had provided all of the additional information required.  She said there was miscommunication. 
A motion was made by Copley and supported by Quinn to table action on STPC #05-27 Leforge Clark Estates Area Plan until February 22, 2006 or earlier if the missing information is provided.  The motion carried with the following vote:

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

B.
STPC #05-29 Theisen Rezoning request to rezone 49 acres at the northeast corner of Warren Rd. and Vorhies Rd. from A-1 (Primary Agriculture) to A-2 (Secondary Agriculture)


1.
Public hearing.

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

Paula Hepp from Atwell-Hicks, representing the applicant, described the property.  She said the A-2 zoning, would allow the clustering of houses and that site does not lend itself to typical subdivision or condominium development.  She said the intention is to divide the land according to the state’s subdivision control act and that the act limits the number of lot splits allowed from the original parcel
Gerard Matuszak, 4820 Vorhies Rd. said he had been a member of the Planning Commission and that everything north of Warren Road was intended for A-1 use.  He said all of the land around the subject site is also zone A-1.  He said the parcel is 50% wetlands.
Lou Ferris, 4000 Vorhies Rd.,said the proposed development could create a nice, natural atmosphere.  
There was another comment about the streams and woodlands on the site and that it would be a shame to lose them.

There was a discussion about the number of lots that could be split from the original parcel.  The Planning Commission also discussed the benefits of developing under the PC zoning district.
There were no additional comments.

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


2.
Deliberation

Pennington presented his report dated 11-5-05.  He said there are significant natural features on the site.  He also said the site is not used for agricultural purposes as allowed under the current A-1 zoning.     
There was no report from OHM.
Guenther asked about the plan for development.  Hepp said the intention is to develop the lots over the next five years while preserving the wetlands and the natural features of the site.  There was a discussion about developing the site as a Planned Community and whether or not the site would be eligible for a PC.   Pennington said it would be eligible.  Hepp said the applicant would be willing to withdraw the request and return with a request for PC zoning.  
        3.
Action

A motion was made by Quinn and supported by Copley to accept the applicant’s request to withdraw STPC#05-29 request to rezoning 49 acres at the northeast corner of Warren and Vorhies roads from A-1 to A-2. 
The motion carried with the following vote:

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

11-9  REPORTS
A.  
Ordinance Officer

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

B.
Building Inspector

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

C.
Zoning Administrator

Mayernik reported on the following items: 

Arbor Hills – site development is under way.


Northeast corner of Ford and Prospect – inquiries received regarding the possibility of developing the site commercially, especially with gas stations. 

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


11-10
 OLD BUSINESS

A.
STPC #05-17 Berg Medical Office Building Parking Lot Preliminary Site Plan

A motion was made by Phillips and supported by Quinn to remove the item from the table.  The motion carried.

Pennington presented his report dated November 19, 2005.  He said the application has been amended because a conditional use permit is not required.  He said that based on the trees that are proposed to be removed from the site, 29 trees must be mitigated.  Ypsilanti Township is requiring 12 trees to also be mitigated on the site.  Of the 29 trees required for mitigation from the Superior Township portion of the site, only 21 trees potentially could be located on the site.  The remaining 8 trees would have to be located in other selected areas of Superior Township.  The specific type of trees and location would be part of the final site plan.

Pennington also said the parking spaces depicted in the plan were smaller than allowed by the zoning ordinance and therefore would have to first be approved for a variance by the Zoning Board of Appeals.  He said the rest of the preliminary site plan appeared complete.  He noted the proposed decorative wall and fencing must be included on the final site plan.  
Wood presented the OHM report dated November 10, 2005.  She said there were no objections to the preliminary site plan as presented.  She noted engineering comments that must be addressed before engineering review.
Copley said Superior Township was losing because trees were going to be removed for a parking lot.  There was a discussion about the size of the parking spaces
A motion was made by Phillips and supported by Quinn to refer STPC #05-17 Berg Medical Office Building Parking Lot Preliminary Site Plan to the Superior Township Zoning Board of Appeals, as required by Section 13.10 of the Zoning Ordinance, for consideration of a variance on the size of the parking spaces; furthermore to table action on the preliminary site plan until May 24, 2006 or earlier. 
The motion carried with the following vote:

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

11-11
 NEW BUSINESS
There was no new business.
11-12
   POLICY DISCUSSION
A.
Amendments to the Growth Management Plan related to the State Agricultural Preservation Fund.
Rintamaki asked Don Pennington to prepare a schedule of for the process of amending the plan
It was moved by Guenther and supported by Gardner to adjourn at 10:40 p.m.  The motion carried.
Respectfully submitted, 

John Copley

Planning Commission Secretary

Deborah L. Kuehn

Planning Coordinator and Planning Commission Recording Secretary
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