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PROPOSED PLANNED COMMUNITY DEVELOPMENT OF A CVS DRUGSTORE ON THE NORTHWEST CORNER OF PROSPECT AND CLARK PREAPPLICATION CONFERENCE – 7:00 P.M.
Kathy Kleinith from Atwell-Hicks, representing the applicant, presented the proposal to construct a CVS on the northwest corner of Prospect and Clark.  She said the original site plan request under C-2 zoning has been converted into a request for a Planned Community so that the site plan can be tied to the zoning.  She described the project as a 12, 900 s.f. CVS retail store with 25-foot buffer.
Copley said he walked the site and is concerned about the screening.  He said he has talked to the neighbors and they prefer a vegetative berm rather than a wall.  He said he was also concerned about the access to the site, standing water, and possible missing trees from the tree survey.
Guenther said he was concerned about expanding the commercial district contrary to the Growth Management Plan.  He said the store hours of 8:00 a.m. to midnight were late for a residential area.

Phillips asked about the proposed brick veneer.  John Baumann, from Velmeir Company the applicant said the company is not opposed to enhancing the appearance of the building.  He said the first question is does the Township want a CVS at this location.  He said the CVS market plan is to place a store every two miles.

Guenther said the issue is not about the Township wanting a CVS but whether or not the C-2 district should be expanded contrary to the Growth Management Plan.  He said the shape of the site keeps it from developing commercially and it creates traffic issues.  He said he was not convinced that it is a good site for a high traffic use.  There was a discussion about the Washtenaw County Road Commission’s review of the proposal and their comment that big stores close to the road can slow down traffic.   
Wardell said she lives near the site.  She said the gas station/store south of the site looks bad and does not create a good feeling in the neighborhood.  She said CVS stores look good and would be nice for the community.
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:  Copley, Gardner, Guenther, Phillips, Quinn, and Wardell.  Also present were Don Pennington, Township Planner, Jessica Wood, 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 Gardner to adopt the agenda.  The motion carried.
5-5
APPROVAL OF MINUTES
A.  
Minutes of the APRIL 26, 2006 Meeting
A motion was made by Wardell and supported by Quinn to approve the minutes as corrected.  The motion carried.

5-6
CITIZEN PARTICIPATION
There was no Citizen Participation.
5-7
CORRESPONDENCE
A.
Request from the Planning Administrator to set a public hearing for STPC#06-09 Amendments to the Growth Management Plan regarding the State Agricultural Preservation Program  
A motion was made by Copley and supported by Quinn to set June 28, 2006 as the date for the public hearing on STPC#06-09 Amendments to the Growth Management Plan regarding the State Agricultural Preservation Program.  The motion carried.

B.
Request from Velmeir Company to withdraw STPC#06-08 Rezoning of .84 acres at 1539 Proposed from R-3 to C-2 

A motion was made by Copley and supported by Quinn to receive the letter.  The motion carried.  
C.
Request to set a public hearing for SPTC#06-14 Area Plan and Rezoning for a CVS drugstore on the northwest corner of Prospect and Clark.  
A motion was made by Quinn and supported by Wardell to set June 28, 2006 as the date for the public hearing on STPC#06-14 Area Plan and Rezoning for a CVS drugstore on the northwest corner of Prospect and Clark Rd.  The motion carried.

D.
Request to set a public hearing for STPC#05-26 Rezoning of 8.94 acres 
on the west side of Prospect, south of Geddes Rd. from A-2 to R-4.  
A motion was made by Quinn and supported by Wardell to set June 28, 2006 as the date for the public hearing on STPC#05-26 Rezoning of 8.94 acres on the west side of Prospect, south of Geddes Rd. from A-2 to R-4.   The motion carried.

E.
Request to set a public hearing for STPC#06-16 Rezoning of 20 acres on 
the west side of Prospect, south of Geddes Rd. from R-3 to R-4 
A motion was made by Copley and supported by Quinn set June 28, 2006 as the date for the public hearing on STPC#06-16 Rezoning of 20 acres on the west side of Prospect, south of Geddes Rd. from R-3 to R-4.  The motion carried. 

F.
Letter from the Township Clerk regarding a proposal to establish 
Heritage Corridors.

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

G.
Letter from the Planning Administrator regarding SPTC#05-30 Nextel West request for a Conditional Use Permit for a Cell Phone Tower on Frains Lake Rd.

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

Mark Morris, representing the applicant described the recent events related to the proposal.  He said the Zoning Board of Appeals granted a variance that will allow the placement of a cell phone tower on the Meyer’s property, less than two miles from the tower on Cherry Hill Rd.  He said during the ZBA meeting, there was a discussion of possibly moving the tower to another location on the site.  Guenther said the neighbors might be mollified if the tower was moved elsewhere on the site.   Pennington said the Planning Commission is not suggesting where the tower should be located.  Morris said he would put yellow tape around the proposed new location of the tower so that everyone can identify its location.  
H. 
Letter from the Planning Administrator regarding STPC#06-17 Zoning Ordinance Amendments to Address Changes in the Michigan Zoning Enabling Act.

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

I.
Distribution of Draft Northfield Township Growth Management Plan Update.
A motion was made by Quinn and supported by Copley to receive the plan.  The motion carried.

J.
Notice of Intent from Washtenaw County regarding an Amendment to the County Comprehensive Plan.

A motion was made by Quinn and supported by Guenther to receive the Notice of Intent.  The motion carried.

5-8
PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS

A.
STPC#06-13 Zoning Ordinance Amendments Regarding Cell Phone Towers

1.
Public hearing.  

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

Mayernik described the proposed changes that would allow a cell phone tower to be less than two miles from another tower but no closer than one mile and only if it can be demonstrated to the Planning Commission that there is a need for the tower at that location.
Michael-David BenDor, 2080 Stommel Rd. asked if the Planning Commission was qualified to make a decision based on the technical needs of the tower.  
There were no other comments.

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

2.
Deliberation

The Planning Commission discussed the process for making the determination to allow a tower.   Copley said that he did not feel qualified to evaluate the technical information that would be required before a location decision could be made.  Guenther said if the Township is six miles by six miles, the current two-mile limit does not allow many towers.  He said a request for an additional tower should go to the Zoning Board of Appeals.  Gardner said he agreed with the proposed amendment to Section 5.03(C)(2)(a) that gives the Township Board the discretion to waive the location requirement based on certain criteria.
Phillips read Section 5.03(C)(1) “Evidence shall be submitted by the applicant that there are no reasonable and suitable alternatives for location of equipment on an existing communications tower within the service area of the proposed towers.  The Township may employ specialized experts to review data submitted by the applicant.  The applicant shall incur all costs associates with such review.”  He said that perhaps this language could be used in the proposed amendment.  
The Planning Commission discussed providing information to the Zoning Board of Appeals.  Wardell asked if the ZBA was qualified to make the decisions about location.  Mayernik said the ZBA must meet specific standards for granting a variance that are different from Planning Commission standards and there was no requirement for expert evaluations.  Guenther asked if the reason for giving this authority to the Planning Commission is to be able to require more information.  Mayernik answered that the purpose is to put the location decision in the hands of the Planning Commission.
Phillips asked Mark Morris from Nextel to explain the limits of local authority to regulate the location of cell phone towers.  Morris said companies have the right under federal to locate towers where they need to locate based on the reasonable controls of the community.
Phillips asked Kay Williams to explain why the changes were requested.  She said there is a need in the township for a tower closer to the subdivisions to fill the gap in service.  Mayernik described the difficulty in getting service.  There was a discussion about the possible need for additional towers and why the matter could not be handled by the ZBA.
Mayernik described the other proposed amendments to the ordinance.  
Copley said he was concerned about allowing the proliferation of towers.  Guenther said it was a procedural issue and that the Planning Commission should not be given the authority that belongs to the ZBA.  Gardner said more evidence is needed that there is an issue.  Wardell said she supported the proposed language and Quinn agreed.
There was a discussion about tabling action on the amendment until additional information can be gathered. 
A motion was made by Copley and supported by Guenther to table STPC#06-13 Zoning Ordinance Amendments Regarding Cell Phone Towers for 60 days.
The motion carried with the following vote:

Yes:

Copley, Gardner, Guenther, Phillips, and Quinn

No:

Wardell
Absent:
None

Abstain:
None

5-9  REPORTS
A.  
Ordinance Officer

There was no report.
B.
Building Inspector

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

C.
Zoning Administrator

Mayernik reported on the following items: 
Bromley Park Condominium Phase 2 – Complaints have been received regarding the condition of the area with dirt piles and debris.

Dixboro United Methodist Church sign – Complaints about the sign lighting. 
Prospect Pointe East – The first request for a building permit to construct a model was received.
St. Joseph Mercy Hospital Critical Care Tower – Final construction drawings have been received.  The foundation and steel permits have been issued.
Gardner questioned the height of the tower and asked if the view lines had been considered in the review of the site plan.  He asked if the hospital could request a taller tower.  Mayernik said the tower complies with the height requirements of the MS (Medical Services) and the number of beds in the hospital is not increasing so a taller tower is not needed.  Gardner said the Planning Commission may want to reconsider the height requirements.
A motion was made by Phillips and supported by Copley to receive the report.  The motion carried.

5-10
OLD BUSINESS

There was no old business.
5-11
 NEW BUSINESS
A. 
STPC#06-10- Berg Medical Center Office Parking Lot Final Site Plan.  

David LeClair from Livingston Engineering, representing the applicant addressed the Planning Commission.  He said the proposal is to develop a 15,000 s.f. office building with access from Huron River Dr. in Ypsilanti Township and a portion of the parking lot in Superior Township.  He said the drainage from the site goes to the Huron River.  He said he sent a copy of the plan to the Huron River Watershed Council for review and that they had no concerns.

Pennington presented his report dated 5-16-06.  He said the final site plan complies with the zoning ordinance requirements.  He said tree mitigation was still an issue because eight trees will have to be mitigated off site.  He said the details will be determined in the development agreement.

Wood presented the OHM report dated 5-17-06.  She said the plan meets the zoning requirements for a final site plan.  

Copley said he was concerned about the emergency drainage flow over the neighboring property.  He questioned how the water would be drained into the river over a steep slope.  He also said that five of the trees are landmark and must be mitigated at a ratio of four to one.  
The Planning Commission discussed concerns with drainage into the river.  LeClair said the plan has been approved by the Washtenaw County Drain Commissioner and the Michigan Department of Environmental Quality.

A motion was made by Gardner and supported by Quinn to approve STPC #06-10 Berg Medical Center Office Parking Lot Final Site Plan dated 5-8-06, finding the plan meets the requirements of Section 10.04(C) and 10.04(D); conditioned upon the applicant satisfying all of the issues identified in the consultant’s reports.
The motion carried with the following vote:

Yes:

Gardner, Guenther, Phillips, Quinn and Wardell

No:

Copley
Absent:
None

Abstain:
None
]

5-12
POLICY DISCUSSION
A.
Changes to the Michigan Zoning Enabling Act
Rodney Nanny, a planner working with Don Pennington, made a presentation describing the changes.

B.
Proposed Heritage Corridors
Kay Williams described the proposal to designate Plymouth Rd and Geddes Rd has Heritage Corridors.  She said these were the Township’s first roads and that Plymouth Rd. was an Indian trail.  She suggested that one of the requirements of new buildings along a Heritage Corridor would be a 200-foot setback from the road.

The Planning Commission supported the idea.  Williams said she would continue working on the designations. 
5-13
 ADJOURNMENT
It was moved by Copley and supported by Phillips to adjourn at 10:20 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
