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Planning Commission Workshop on Zoning Ordinance Revisions – 

7:00 – 8:30 p.m.
The Planning Commission discussed whether Section 14.05 Natural Features standards should apply to the subdivision of land as well as to development projects reviewed by the Planning Commission.  Nanney said the subdivision of land simply reflects a change of lines on a map and therefore probably does not need to meet the standards.  Joan Martin from the Huron River Watershed Council asked about the possibility of creating non-buildable lots if the Natural Features Protection standards are not applied to the subdivision of land.  Mayernik described the metes and bounds division process and said the approval of the division does not guarantee buildable lots.

The Planning Commission discussed Ann Arbor Township’s Natural Features Setback ordinance.  Guenther said he liked the Ann Arbor Township approach to natural features because it reverses the burden of permitting building in the setback by requiring the developer to prove it is in the public interest. Phillips said that the Township could require the developer to set up an escrow account to be used to pay for the evaluation of the impact of a development within a required setback.
Pennington said he and Nanney would develop language that would include some of the standards found in the Ann Arbor Township ordinance.  
The Planning Commission continued their review of the proposed language of Section 14.05(A)(2).  There was a discussion abut increasing the required setbacks along watercourses from 25 feet to 50 feet.  Joan Martin said a 25-foot setback was not working well enough for Fleming Creek.  Nanney suggested that different setback sizes could be required along different watercourses.  Guenther suggested that Superior Township should be consistent with Ann Arbor Township.  Nanney said a 50-foot setback has generally proven to be defensible while a 100-foot setback has not.

Gardner suggested that Superior Township adopt a 100-foot construction-building setback like Ann Arbor Township.  Nanney said the result could be the creation of a number of unbuildable lots out of existing lots.  Mayernik asked how close construction and grading could occur without impacting the river.  Gardner said that the Planning Commission should find out about the problems and benefits of applying a 100-foot setback.  Dennis Wojick from the Washtenaw County Drain Commissioner’s office said he would be happy to attend another meeting to explain why his office recommends against 100-foot buffers on individual lots. 

The Planning Commission reviewed the revised language on slopes.  Phillips suggested that where there is a combination of natural features to be protected the standards should be stricter.  There was also a discussion about protecting groundwater recharge areas.  

The Planning Commission agreed to meet on Thursday, January 10, 2008 to complete the review of Section 14.05(E) Woodlands and Tree Preservation.
12-1
CALL TO ORDER
Chairman Phillips called the regular meeting to order at 8:30 p.m.

12-2
ROLL CALL
The following members were present:  Anderson, Copley, Gardner, Guenther, Phillips, Quinn and Wardell.  Also present were Don Pennington, Township Planner, Dave Schroeder, Township Engineer and Rick Mayernik, Building/Zoning Administrator.

12-3
DETERMINATION OF QUORUM

A quorum was present.

12-4
ADOPTION OF AGENDA
A motion was made by Copley and supported by Quinn to adopt the agenda as presented.  The motion carried.
12-5
APPROVAL OF MINUTES
A.  
Minutes of the November 28, 2007 Meeting
A motion was made by Quinn and supported by Copley to approve the minutes as corrected.  The motion carried.

12-6
CITIZEN PARTICIPATION
There was no citizen participation.

12-7
CORRESPONDENCE
A.
Request for an extension of approval of STPC#07-03 The Woodlands at Geddes Final Site Plan.
A motion was made by Guenther and supported by Gardner to receive the request.  The motion carried.

Bob Jones, the applicant, requested a twelve month extension.  He said the time was needed to because of the uncertainty of the housing market and the negative impact of the Pfizer closing on the local economy.  
A motion was made by Copley and supported by Quinn to extend the approval of STPC#07-03 Woodlands at Geddes Final Site Plan until December 17, 2008.  The motion carried.
B.
Canton Township Notice of Intent – Amendment to the Comprehensive 
Plan.

A motion was made by Copley and supported by Quinn to receive the Amendment.  The motion carried.
12-8
PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS

There were no public hearings.

12-9  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

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

12-10
 OLD BUSINESS


There was no Old Business.
12-11
 NEW BUSINESS
A.
STPC#07-17 Humane Society Expansion – Preliminary Site Plan
Tanya Hilgendorf, Executive Director of the Humane Society, described the proposal to demolish the existing building and replace it with a 26,442 s.f. facility.  Lauren Williams, an engineer with PEA Engineers and representing the applicant described the changes made to the preliminary site plan from the area plan.  She said the landscape buffer along Cherry Hill Rd. will remain the same but some of the trees along the entryway will be removed to comply with the Washtenaw County Road Commission’s requirement.  She said that 65% of the existing trees will be preserved.  Jan Culbertson, an architect with A3C architects and representing the applicant said the building size has not changed and the number of kennels has not changed. 

Pennington presented his report dated 12-12-07.  He said the site plan shows  screening and buffering of the site that will be very effective.  He said the plan proposed a minimal impact upon the natural resources of the site.  
Schroeder presented the OHM report dated 12-6-07.  He said a circulation plan must be provided to show how traffic, including buses will move on the site.  He said details will also have to be provided that demonstrate the constructability and access to the new building and the removal of the existing building.
Copley said the tree survey had incorrectly identified Siberian Elms as American Elms.  He asked about the plans to replace the Scotch pines on the site.  Hilgendorf said they are working on an agreement with the University of Michigan to replace the Scotch pines as they die.
Mayernik said a phasing plan should be prepared that demonstrates how public safety is going to be maintained during demolition and construction.

A motion was made by Copley and supported by Gardner to approve 

STPC #07-17 Humane Society Expansion – Preliminary Site Plan dated 11-21-07 finding that the plan conforms to the approved Area Plan and complies with the requirements of Section 10.03(C) (Preliminary Site Plan – Standards for Review),  of the Zoning Ordinance; furthermore, this approval is contingent upon satisfying the concerns of the Township Engineers prior to Final Site Plan review.
The motion passed with the following vote:
Yes:
    Anderson, Copley, Gardner, Guenther, Phillips, Quinn and Wardell
No:
    None
Absent:  None
Abstain: None

12-12 POLICY DISUCSSION

The Planning Commission agreed to hold a special meeting on Thursday, January 10, 2008 at 7:00 p.m. to continue the review of the proposed zoning ordinance.  
12-13 ADJOURNMENT

It was moved by Gardner and supported by Quinn to adjourn at 9:40p.m.  The motion carried.
Respectfully submitted, 

John Copley

Planning Commission Secretary

Deborah L. Kuehn

Planning Commission Recording Secretary
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