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6-1
CALL TO ORDER
Phillips called the regular meeting to order at 7:30 p.m.

6-2
ROLL CALL
The following members were present:  Copley, Gardner, Guenther, Haywood, Phillips, Quinn and Wardell.  Also present were Don Pennington, Township Planner, Rhett Gronevelt, Township Engineer and Rick Mayernik, Building/Zoning Official.
6-3
DETERMINATION OF QUORUM

A quorum was present.

6-4
ADOPTION OF AGENDA
A motion was made by Copley and supported by Quinn to adopt the agenda as corrected.  The motion carried.
6-5
APPROVAL OF MINUTES
A.  
Minutes of the MAY 24, 2006 Meeting
A motion was made by Copley and supported by Quinn to approve the minutes as corrected.  The motion carried.

6-6
CITIZEN PARTICIPATION
Anita Paul, 1709 W. Prospect, said she received a notice about a public hearing scheduled for rezoning on the west side of Prospect Rd.  Kuehn explained that the public hearing was cancelled because the signs were not posted in time.  She said the notices were mailed before it was known that the signs were not posted.  She said if there is another hearing scheduled notices will not be mailed until the signs have been posted.
Brenda McKinney, 8418 Thames Ct., spoke in support of the proposed CVS drugstore at Prospect and Clark.  
6-7
CORRESPONDENCE
A.
Request from the Planning Administrator to set a public hearing for STPC#06-18 Amendments to the Zoning Ordinance regarding the new Michigan Zoning Enabling Act. 
A motion was made by Copley and supported by Guenther to receive the request. The motion carried. 
Pennington asked to delay the scheduling of a public hearing until other amendments could be included.  He said he is working on several administrative and organizational changes to the ordinance that could all be considered at the same time. 

B. 
Letter from the Township Clerk regarding the appointment to the Planning Commission of Ryan Haywood.  
A motion was made by Copley and supported by Quinn to receive the letter.  The motion carried.
C.
Request from the Planning Administrator to set a public hearing for STPC #06-17 Amendments to the Zoning Ordinance related to the new Private Wastewater Disposal System ordinance.
A motion was made by Copley and supported by Gardner to set July 26, 2006 as the public hearing for STPC#06-17 Amendments to the Zoning Ordinance related to the new Private Wastewater Disposal System ordinance.  The motion carried.  

D.
Memorandum from the Township Board requesting a recommendation on STPC#06-13 Amendments to the Zoning Ordinance regarding cell phone towers.
A motion was made by Copley and supported by Guenther to receive the memorandum.  The motion carried.

E.
Memorandum from the Township Clerk regarding a non-motorized trail public forum.
A motion was made by Copley and supported by Quinn to receive the letter.  The motion carried.
6-8
PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS

A.
STPC #06-09 Amendments to the Growth Management Plan regarding the State Agricultural Preservation Program
1.
Public hearing.

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

Pennington said the amendment is needed to make Township landowners  eligible to participate in the Michigan Agricultural Lands Preservation Fund.  The amendments include a new future land use category called the Agricultural Lands Preservation Overlay area.   He said the amendment has been through the Washtenaw County review process and is ready to be considered by the Planning Commission.
Marion Morris, 8264 Vreeland thanked the Planning Commission for preparing the amendment.
There being no further comments, a motion was made by Copley and supported by Quinn to close the public hearing.  The motion carried.   
2.
Deliberation

Copley asked about the County’s recommendation to delete township facilities from the overlay area.  Pennington said if township facilities were deleted from the area, other developed residential areas should be deleted as well because they are not going to be eligible for the program.  However the deletions would create a patchwork overlay district.  He recommended that it remain a generalized area.  
3.
Action

A motion was made by Copley and supported by Haywood to recommend approval to the Township Board of STPC#06-09 Growth Management Plan Amendments related to the State Agricultural Preservation Fund. 
The motion carried with the following vote:

Yes:
    Copley, Gardner, Guenther, Haywood, Phillips, Quinn and Wardell.

No:
    None
Absent:  None
Abstain: None

B.
STPC#06-14 Area Plan and Rezoning for a CVS drugstore on the northwest corner of Prospect and Clark.

1.
Public hearing.

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

Lawrence McNally from Atwell-Hicks, representing the applicant, addressed the Planning Commission.  He described the project as a 12,900 s.f. CVS drugstore building with a drive-through pharmacy.  He said the existing curb cut would located away from the intersection and that the intersection improvements 
would be coordinated with the Washtenaw County Road Commission.  He said sidewalks are provided along Prospect and Clark and a 35-foot transition strip is provided.   He said the Township Board granted a waiver from the 20-acre minimum lot size requirement.  He said the use is consistent with previous uses of the site.  
Marion Morris 8264 Vreeland Rd. asked why sidewalks were provided that will not connect to other sidewalks.  She also commented on her concern about the location as an entry way for the Township and how the appearance would be affected by a large commercial building and a large sign.  She said there is a CVS store on E. Michigan that is already used by Superior Township residents.
John Bauman from Velmeir Co., representing the applicant, said his company has the ability to blend the appearance of the site into the surrounding area.  
Stanley Stewart, 1787 Manchester, said he supported the project.  He said he has lived in the area for 30 years and has talked to many people in the neighborhood about various issues and no one said they do not want a CVS store at that location.  He said the opposition may come from the residents on the north side of Geddes Rd.  He said it is difficult for him to get to the CVS on E. Michigan.
Ellen Kurath, 2203 Hickman, said 13,000 s.f is a big building that will require a lot of road improvements.  She said a better location might be at the intersection of Harris and Ford Rd. where there is already an established shopping area.  She said Prospect and Clark are minor roads and the building will be highly conspicuous.  She said the size of the lot has limited the uses.  She asked what would happen if the store failed.
Jennifer Bandyk, 1848 Ashley, said she supported a CVS store at that location because it would be a great convenience to residents and families moving in.  She said she believes the developers want to work with the residents.

Ken Thompson, 1038 Stamford said he manages a CVS store and that the stores give back to the community.

MichaelDavid BenDor, 2080 Stommel Rd. asked for the location of CVS stores comparable in appearance to the proposed store and if the proposed store could be smaller.  He asked about the clean-up required from the old gas station.  He said the request is an example of spot zoning that could lead to a domino effect in breaking the Growth Management Plan

Bauman said the location of the store is based on market studies.  He said the proposed store is comparable in size to the store on E. Michigan.  He said in working with Mr. Pennington he has found his comments to be professional and detailed and that the store will not stand out like a sore thumb.  

Mike Miklosovic, 1619 Sheffield, said he has four daughters and having a CVS nearby would be a significant help to his family.  He said that many of the concerns expressed during the hearing have been about the appearance of the building.  He said the corner looks awful as it is and the CVS would improve the appearance of the area.
Brenda Baker, 8523 Ashton Ct., said the proposal is not consistent with the Growth Management Plan.  She said it will allow the developer to squeeze the large commercial use on the site that is not compatible with the surrounding residential uses.  She described the site as an entry point into Superior Township and a transition from the urbanized Ypsilanti area to the agricultural Superior Township.  She said they may be able to try and blend the store into the surrounding site but that it is still too big for the site.
Kathy Bellars, 1551 N. Prospect said her property drains to the subject site and she asked if the development would improve the drainage.  She also commented that the lights on the site should be low level.  Gronevelt said the storm water management plan will have to meet the Washtenaw County Drain Commissioner’s standards and that no additional water is permitted to drain off the site than is draining before it is developed.
There being no further comments, a motion was made by Guenther and supported by Copley to close the public hearing.  The motion carried.   

2.
Deliberation

Pennington presented his report dated May 13, 2006 and a second report dated 6-26-06 based on a revised Area Plan.  He said the applicant revised the plan since his first report and the revised plan addressed many of his original concerns.  Sidewalks are shown on the plan and it appears that on-site lighting will not spill off of the site.  He said it was his opinion that the Area Plan complies with the Growth Management Plan.  He said the Zoning map was used for guidance when the Future Land Use Plan map was created and the areas for designated for commercial use were found to be appropriate.  He said the proposed development is not spot zoning because it complies with the Growth Management Plan and the Township can control the commercial boundaries.  He said it is a commercial corner and it will eventually be developed commercially.
Gronevelt presented his report date 6-22-06.  He said water and sewer are available for the site and the storm water storage will probably be underground.   
Guenther said that pursuant to Zoning Ordinance, the Township Board waiver of the 20-acre minimum lot size requires a recommendation from the Planning Commission.  He said he had concerns that the rezoning was not compatible with the Growth Management Plan in at least two respects.  First, there did not appear to be any need for a CVS store at the proposed location, since, according to the applicant, there was already a CVS store within two miles of the proposed location.  Guenther read from the section of the Growth Management Plan that indicates that “at the present time there is no demonstrated need for any general commercial development within Superior Charter Township as the need for general commercial development is amply being met by the dozens of large commercial facilities within five miles of the Township in three directions” and that it is not “sound regional planning policy to encourage duplication of unnecessary expansion of expensive infrastructure.”  Second, Guenther read from the section of the Growth Management Plan that indicates that the existing neighborhood commercial area at Clark and Prospect “is not expected to be expanded.”  Guenther also noted that Section 4.22.C.2 of the Zoning Ordinance, which sets forth the limitations on uses in a PC district, provides that “(u)ses in a PC District shall be limited to those that are compatible with the Township’s adopted Growth Management Plan.”
Phillips said the Growth Management Plan recommends against expanding the general commercial district but it does not recommend against expanding the local commercial district.  He said that even though a drugstore is permitted in the C-2 General Commercial district, it is first considered a permitted use in the C-1 Local Commercial district and is simply carried over to the C-2 district.
Gardner said he did not see the drugstore as a general commercial use but more of a convenience use that is consistent with the Growth Management Plan.
Wardell said the Planning Commission should listen to what the people who live in the area have to say.  She said the said the corner of Prospect and Clark has been messy for a long time.  She said if the request was to allow a drugstore at the corner of Prospect and Geddes, she would be against it but at the corner of Prospect and Clark a drugstore will probably improve the area.
Quinn said after hearing the comments from residents who live in the area it sounds as if there are more reasons that it fits at the proposed location than there are reasons that it does not.    
Haywood asked about the history of the site.  Pennington described former uses such as a gas station, bait shop and convenience store.

Copley said there seemed to be support for the store.  He said he would like to see the project developed with some innovation by developing a completely unique CVS to enhance the entrance into the Township while blending in with the character.  He asked if the store could be smaller.  Bauman said that with screening the building will appear smaller.  He said it is only one half of the height of the surrounding canopy trees.

The Planning Commission discussed the appearance of the CVS store at the corner of Ann Arbor Rd. and Haggerty.  Phillips asked if the proposed store would also have a brick veneer.  Bauman said yes.

Mayernik said the Growth Management Plan Future Land Use Map is a general map and it is not intended to be lot specific.

Guenther said he came to the meeting ready to vote against the project because it did not appear to be compatible with the Growth Management Plan and it would create traffic problems.  He said he had been reassured about the project’s compatibility with the Growth Management Plan, based on (1) the apparent error in the unofficial Township zoning map, which shows the R-3 parcel which the applicant has requested to be rezoned as already being zoned C-2, and (2) Mr. Pennington’s recollection that the drafters of the Growth Management Plan had relied on the same unofficial Township zoning map when creating Map 6-4, Future Land Use, in the Growth Management Plan, so that the Growth Management Plan as drafted and adopted by the Township had already contemplated the subject R-3 parcel as being a part of the existing neighborhood commercial area at Prospect and Clark.
Guenther said he was still concerned, however, in two respects with respect to traffic at the project site.  Where a northbound vehicle on Prospect was required to wait to turn left into the site, northbound traffic behind such a vehicle might quickly back up into the intersection of Prospect and Clark.  Guenther asked Mr. Bauman from Velmeir Co. if the applicant would pay for an additional left turn lane.  In addition, Guenther said hew was concerned that due to the bend in the road and certain trees north of the project site on the west side of Prospect, cars turning left out of the site into the northbound lane would have a limited site distance with respect to southbound traffic, which might be coming toward them at speeds of 35-40 m.p.h or more.  Guenther asked if the line of sight met the applicable Road Commission or other requirements.  Mr. Gronevelt responded that this remained to be determined.  
Gardner said he was concerned about the west side of the site and asked if the development could be moved away from the west side.  Baumann said he would try to conform subject to the other requirements of site design.
3.
Action

A motion was made by Copley and supported by Quinn that the Superior Township Planning Commission recommends approval of STPC#06-14 Area Plan and Rezoning for a CVS Drugstore on the northwest corner of Prospect and Clark from R-3 (Single Family Urban Residential) and C-2 (General Commercial) to PC (Planned Community) as depicted on the Area Plan dated 6-21-06, finding that it complies with the requirements of Section 4.22, 7.08 and 14.05 of the Superior Township Zoning Ordinance.  This recommendation is made with the following conditions:  1) The Zoning Board of Appeals approves a variance on the transition strip for the portion of the driveway located in the northwest corner of the site; 2) the building’s exterior be constructed 

completely of brick veneer; 3) the design of the building is compatible with the surrounding community and subject to Planning Commission approval; 4) the CVS corporation assists with installing sidewalks or paved paths to facilitate pedestrian traffic to the store; and 4) the Township Board approves the waiver of the 20 acre lot area requirement.
The motion carried with the following vote:

Yes:
    Copley, Gardner, Guenther, Haywood, Phillips, Quinn and Wardell.

No:
    None
Absent:  None
Abstain: None

6-9  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

The Zoning Administrator reported on the following items:

Maples Village Marketplace – the building permit is on hold until the sprinkler system for the residential portion of the building is complete
Woodside Village – two permits have been issued

Bromley Park Condominium – complaints about debris around the site have been resolved


6-10
OLD BUSINESS


A.
STPC#05-30 Nextel Frains Lake Rd. Conditional Use Permit/Preliminary 
Site Plan/Final Site Plan (tabled on 3-22-06)

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


Mark Morris from Schnelz Wells, representing the applicant, described the process to date.  He said the Zoning Board of Appeals approved a variance for the tower to be less than two miles from the tower on Cherry Hill Rd.
Pennington said his report of 12-14-05 still stands because the applicant has not made any changes in the location of the tower.

Gronevelt presented his report dated 6-22-06.  He said the revised site plan address previous concerns and missing information and he has no objections to considering a combined preliminary and final site plan.
Haywood asked if the services could be co-located on an existing tower.  Morris said the tower on Cherry Hill Rd is too far away to meet the coverage demand.  Phillips asked about locating on electrical towers.  Morris said it would not provide enough coverage.  Copley asked about alternative locations on the site.  Morris said most of the site is being farmed.  He said there was a second site under consideration but it is on lower ground and would require a taller tower and it would cause problems to the south.  He said that a tower 160 feet tall does not require lights.  

There was a discussion about screening the site.

Copley said he was not convinced that the tower could not be located behind the barn.  Morris said the proposed location was the best according to the Nextel engineers.  Copley asked if there was any data to support this location over another.    

The Planning Commission discussed tabling the request until the applicant submits information supporting the proposed location over other locations on the site.  Morris asked that the request be tabled.

A motion was made by Quinn and supported by Copley to table STPC#05-30 Nextel Frains Lake Rd. Conditional Use Permit/Preliminary Site Plan/Final Site Plan, at the applicant’s request until July 26, 2006.  

The motion carried with the following vote:

Yes:
    Copley, Gardner, Guenther, Haywood, Phillips, Quinn and Wardell.

No:
    None
Absent:  None
Abstain: None


B.
STPC#06-13 Amendments to the Zoning Ordinance regarding Cell Phone 
Towers (Tabled on 5-24-06)
A motion was made by Copley and supported by Quinn to remove STPC#06-13 from the table.  The motion carried.

The Planning Commission discussed the proposed amendment.  Guenther said the new requirements for reports from experts would raise the costs for everyone.  Phillips said the Township has a long history of limiting towers.  Gronevelt said he thought the requirement was reasonable.  

The Planning Commission discussed why the decision on the location of the tower should be made by the Planning Commission and not the Zoning Board of Appeals.  Mayernik said that communication towers are a conditional use and the Planning Commission has the responsibility of deciding on conditional uses.  He said a characteristic of conditional uses is that they are not automatically appropriate at every location.  If the Planning Commission refers a request to the Zoning Board of Appeals for a variance on the location requirements, it is effectively giving up the authority to decide on the appropriateness of the location.  
A motion was made by Wardell and supported by Guenther to recommend approval to the Township Board of STPC#06-13 Amendments to the Zoning Ordinance Regarding Cell Phone Towers Section 5.03(2), 4.08(D)(11) and 4.22(D.)
The motion carried with the following vote:

Yes:
    Copley, Gardner, Guenther, Haywood, Phillips, Quinn and Wardell.

No:
    None
Absent:  None
Abstain: None

6-11
 NEW BUSINESS
A.
SPTC#06-16 Woodlands at Geddes (formerly Geddes Glen North) Preliminary Site Plan
Bob Jones, the applicant introduced his staff.  He said the site plan preserves natural features on the site.  He said the rights of access to the Huron River and the former relationship with the Geddes Glen homeowner’s association as a whole, have been eliminated.  The roads in the project will be private and he has been working with the Fire Marshall on planning a temporary turn around that will minimize the need to remove trees. 
Pennington presented his report dated 6-12-06.  He said the site plan conforms to the approved Area Plan and that all of the required information has been provided.  He said the potential grading of the site has taken into consideration the natural and topographic features of the site and the developer has shown sensitivity regarding lot and roadway layout in relation to woodlands and landmark trees on the site.   

Gronevelt presented his report dated 6-16-06.  He said he found the site plan to be in conformance with the area plan.

A motion was made by Copley and supported by Haywood to continue the Planning Commission meeting until 11:30 p.m.  The motion carried.

The Planning Commission discussed the ownership of the 50-foot preservation easement, the shape of the detention pond, and the number of trees remaining on the site.
A motion was made by Copley and supported by Quinn to approve STPC#06-16 Woodlands at Geddes Preliminary Site Plan dated 5-31-06 finding that it conforms to the requirements of Section 4.22 (Planned Community District), 10.03 (Preliminary Site Plan) and 5.18 (Site Condominium Review) of the Zoning Ordinance and subject to the following condition:  all outstanding items in the consultant reports shall be satisfied before the Final Site Plan.

The motion carried with the following vote:

Yes:

Copley, Gardner, Guenther, Haywood, Phillips, Quinn and Wardell  

No:

None
Absent:
None
Abstain:
None

6-12
POLICY DISCUSSION
A.
Discussion of the Planning Commission Bylaws

The Planning Commission discussed changing the Bylaws to allow the Township Board representative on the Commission to also serve as chairperson.  They agreed to consider it at the July 26, 2006 regular meeting.
B.
Discussion of required 20-acre minimum parcel size for a PC 
development.
Pennington explained that this item would be included in a proposed list of several zoning ordinance changes.

He also suggested that he arrange another in-house training session for the Planning Commission in September.

6-13
 ADJOURNMENT
It was moved by Copley and supported by Quinn to adjourn at 11:30 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
