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3-1
CALL TO ORDER
Chairman Phillips called the regular meeting to order at 7:00 p.m.

3-2
ROLL CALL
The following members were present:  Barth, Copley, Gardner, Guenther, Phillips and Wardell.  Anderson was absent.  Also present were Don Pennington, Township Planner, David Schroeder, Township Engineer and Rick Mayernik, Building/Zoning Administrator.

3-3
DETERMINATION OF QUORUM

A quorum was present.

3-4
ADOPTION OF AGENDA
A motion was made by Copley and supported by Guenther to adopt the agenda as presented. The motion carried.
3-5
APPROVAL OF MINUTES
A.  
Minutes of the FEBRUARY 27, 2008 Meeting
A motion was made by Copley and supported by Guenther to approve the minutes as corrected.  The motion carried.

3-6
CITIZEN PARTICIPATION
Chairman Phillips welcomed Michelle Barth to the Planning Commission.  He said she replaces Terrence Quinn who resigned in February.  
Joan Martin, 5530 Warren and representing the Huron River Watershed Council said she wanted to encourage the Planning Commission to consider the natural features regulations of Ann Arbor Township in the revised zoning ordinance.   
3-7
CORRESPONDENCE
A.
Letter from the Township Clerk regarding appointments to the Planning Commission

A motion was made by Wardell and supported by Guenther to receive the letter.  The motion carried.
B.
City of Ypsilanti – Notice of Public Hearing regarding Master Plan Amendment


A motion was made by Guenther and supported by Gardner to receive the notice.  The motion carried.  

3-8
PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS

There were no Public Hearings.

3-9 
REPORTS
A.  
Ordinance Officer

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

B.
Building Inspector

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

The Planning Commission discussed how to handle abandoned houses.

C.
Zoning Administrator

Mayernik reported on the following:


WEMU Tower Site – There is a question on the Township’s authority 
over state-owned property.

Home Occupation for 5462 Plymouth Rd. – A permit was denied and 
applicant advised that a full Building Department review of a proposed 
conversion from residential to commercial uses is required.

Signs – Six residential developments were mailed violation letters 
regarding their temporary signs.

Verizon Wireless 6200 Cherry Hill Rd. was approved for an antenna 
collocation.
A motion was made by Copley and supported by Guenther to receive the report.  The motion carried.

3-10
 OLD BUSINESS
 A.
STPC#07-10 Revised Zoning Ordinance

1.
Review changes

Rodney Nanney highlighted the changes proposed to the zoning ordinance as the result of the Planning Commission review.  

Section 1.14 Public Hearing Procedures - Nanney said recent changes in the state enabling act require municipalities to contact individual property owners whenever their property is considered for a zoning change.  The Planning Commission discussed the policy of the Township to always notify property owners if their property is considered for a zoning change regardless of the state enabling act. 

Section 3.101 Maximum Floor Area Ratio and Ground Floor Coverage – Mayernik described the request from Pulte Homes to increase the FAR of the remaining lots in Prospect Pointe.  He said Pulte stated that only one standard model house will fit on the remaining lots because the other models exceed the Township’s FAR.  Mayernik said the argument to increase the FAR was reasonable especially since the footprint of the structure would not be increase.  Guenther asked if water and sewer use estimates will be re-calculated.  Schroeder said usage rates would not be affected.  Gardner said the GFC number was more important and he supported an increase in the FAR.
Section 7.102(D) Effect of Area Plan Approval - Gardner said there is not enough information available during the area plan review to assess the impact of development on a site.  He asked if it was possible to grant conceptual approval without committing to density and layout.  Nanney said the revision is intended to state specifically what is approved.  The Planning Commission discussed the problem of approving decisions about density and layout before there is an opportunity to evaluate the site.  Guenther asked if density had to be established at the Area Plan review.  Gardner asked if the Planning Commission could have flexibility by reserving the right to modify density.
Pennington said the Planning Commission could reserve the right to have more detailed information presented before the total density is approved.   The Planning Commission discussed how to condition density and if advice was needed from the Township Attorney.  Pennington said he and Nanney would prepare some revised language.  
Joan Martin asked if she could speak about Section 14.05 Natural Features Protection because she had to leave.  She asked why metes and bounds land divisions were not covered under the section.  She also asked why construction was allowed in the floodplains.  Nanney said metes and bounds developments are very low density and are not reviewed by the Planning Commission.  Mayernik said the Township does not participate in the Federal Emergency Management Agency (FEMA) program so property owners cannot obtain insurance for anything constructed within the floodplain.  The Planning Commission discussed the need to protect stand alone watercourses or woodlands within a metes and bounds division just as wetlands are protected.  Pennington said the difference between applying regulations to all wetlands and not to all woodlands is that there is a state enabling act that authorizes communities to apply protection to local wetlands and there is no such authorization for woodlands.  He also cited Right-To-Farm protection for landowners.
Martin suggested that Section 14.05 include the following:  1) a list of what is allowed and not allowed; 2) a definition of “open space setback”; 3) definition of “floodplain”; 4) and protection for all streams, named or unnamed, because they all carry pollutants and deserve to be protected.

Section 7.301 Planned Community (PC) Special District – Nanney said the language was revised to explain the benefits of using the PC process.  Gardner said the burden of proof should be on the developer to demonstrate why a building should be allowed to exceed 2.5 stories as provided in Section 7.301.H.

Section 10.05 Planning Commission Action – Nanney said the recent changes to the state enabling act gives the Planning Commission authority to approve or deny site plans based on compliance with the Growth Management Plan.

Section 13.02.B. Zoning Board of Appeals – Alternates – Nanney said the state enabling act now forbids a member of the Zoning Board of Appeals who is also a member of the Planning Commission or the Township Board, from voting on an issue that he/she previously voted on as a member of that body.  The Planning Commission discussed the need to have alternate members of the Zoning Board of Appeals to be available to stand in for either the Planning Commission representative or the Township Board representative.

Copley discussed the proposed regulations for protecting Sovereign Trees.  He said he appreciated the work on the language but did not think it would support the trees he had hoped to protect.  Nanney said he was concerned about creating a situation where a developer would choose to cut down all of the trees on the lot before submitting a project to the Planning Commission in order to avoid regulations.  He said he was also concerned with the Township being charged with a “takings.”  He said to create more specific standards would require the Township to conduct a Township-wide tree survey.  The Planning Commission discussed the standards.  Phillips suggested that the developer could be encouraged to preserve certain trees if he/she received some benefit in clustering or reducing lot size.  Nanney said he would draft some new language.  


Phillips asked if a sub-committee on natural features would be useful.  Guenther asked about using the Ann Arbor Township ordinance as a model.  Nanney said it was used as a basis for the Review Standards.  He suggested that the Planning Commission review the Township’s Wetland Protection ordinance to understand how wetlands are already protected.


The Planning Commission discussed the next step.  Nanney said the public hearing could be held to receive public comment.  He said changes could be made to the draft to reflect public comments and the currently unresolved concerns of the Planning Commission.

A motion was made by Wardell and supported by Copley to set April 23, 2008 as the date to hold a public hearing on STPC#07-10 Revised Zoning Ordinance.  The motion carried with the following vote:

Yes:

Barth, Copley, Gardner, Guenther, Phillips and 





Wardell.

No:

None

Absent:
Anderson

Abstain:
None

3-11 NEW BUSINESS

There was no New Business.
3-12
 POLICY DISCUSSION
There was no Policy Discussion.
3 -13 ADJOURNMENT

A motion was made by Wardell and supported by Gardner to adjourn at 10:15            p.m.  The motion carried.
Respectfully submitted, 

John Copley

Planning Commission Secretary

Deborah L. Kuehn

Planning Administrator and Planning Commission Recording Secretary
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3040 N. Prospect
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