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4-1
CALL TO ORDER
Chairman Phillips called the regular meeting to order at 7:30 p.m.

4-2
ROLL CALL
The following members were present:  Anderson, Barth, Copley, Gardner, Guenther, Phillips and Wardell.  Also present were Don Pennington and Rodney Nanney, Township Planners, David Schroeder, Township Engineer and Rick Mayernik, Building/Zoning Administrator.

4-3
DETERMINATION OF QUORUM

A quorum was present.

4-4
ADOPTION OF AGENDA
A motion was made by Copley and supported by Guenther to adopt the agenda as presented. The motion carried.
4-5
APPROVAL OF MINUTES
A.  
Minutes of the MARCH 26, 2008 Meeting
A motion was made by Anderson and supported by Wardell to approve the minutes as corrected.  The motion carried.

4-6
CITIZEN PARTICIPATION
There was no Citizen Participation.
4-7
CORRESPONDENCE
A.
Request to set a Public Hearing for STPC#08-02 EMU Tower Collocation Conditional Use Permit to collocate an antenna on an existing EMU tower

A motion was made by Guenther and supported by Anderson to set May 28, 2008 as the date for a public hearing for STPC#08-02 EMU Tower Collocation Conditional Use Permit.  The motion carried.

B.
Memorandum from Washtenaw County Clerk’s Office regarding the City of Ypsilanti Master Plan


A motion was made by Copley and supported by Wardell to receive the memorandum.  The motion carried.


C.
Memorandum from Washtenaw County Clerk’s Office regarding the 
Salem Township Growth Management Plan

A motion was made by Wardell and supported by Anderson to receive the memorandum.  The motion carried

4-8
PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS

STPC#07-10 Revised Zoning Ordinance
Phillips said the process of revising the zoning ordinance began in June 2007.  He said the Planning Commission took public comments throughout the working sessions.  He said after the public hearing the Planning Commission will make a recommendation to the Township Board for final action.
A motion was made by Copley and supported by Guenther to the open the public hearing.  The motion carried.
Nanney described the revision process as a comprehensive review based on the strong foundation of the current zoning ordinance.  He listed some of the proposed changes:  1) new tables, charts, graphics; 2) standards for farm based enterprises and home occupations; 3) update of the approval process for the Planned Community process; 4) update of parking, sign and lighting standards.  He said the revisions also reflect recent changes in state law.
Sue Hughes, Joy Rd., said the zoning ordinance does not support equestrian uses in the Township.  She said accessory buildings are allowed to be only 1.5 times as large as the principal building and this is too small for equestrian facilities.  She said the designation of her facility as a public facility requires her to use architects to expand an existing pole barn structure.  Mayernik said the revised zoning ordinance addresses her concern about the size of accessory structures but the classification of her facility as public still requires it to meet state building code standards.
Ellen Kurath, Hickman Rd. recommended increasing the required setback for wetlands and watercourses and questioned the Township’s concern that the increased setback could result in a “takings” claim.  She also supported home occupations and permitting unrelated residents to share a single dwelling unit.  Nanney said the revised ordinance eliminates the need for a permit for home occupations but it includes standards to prevent the home occupation from becoming a nuisance.  He also said unrelated persons can share a dwelling in a single family district if they can meet the definition of a family.  
John Allison, 4215 Shetland, Ann Arbor Township, said he is a member of the Fleming Creek Advisory Council and the Ann Arbor Township Planning Commission.  He said Ann Arbor Township has been successful with the Natural Features Setback ordinance and the required 100-foot setback.  He recommended it for Superior Township.  He also recommended that it be applied to metes and bounds development.
Joan Martin, 5530 Warren Rd., said it was difficult to find the Natural Features regulations within the zoning ordinance because they are a part of Article 14 Special Development Provisions.  She also said that downstream Fleming Creek is in decline and setbacks are an important way to protect the water.  She said there should be a list of what is allowed in a setback and metes and bounds development should not be excluded from the requirement.  She also recommended the use of the United States Geological Society maps to identify the watercourses to be protected. 
Barb Black, a resident of Ann Arbor Township, said Superior Township has done a good job of preserving agriculture but she did not want to see the further degradation of Fleming Creek.

Dennis Donohue, 2223 N. Prospect Rd., asked if the revised ordinance allowed accessory buildings to be placed in front of principal buildings.  Mayernik answered that the standard had not been changed.
A motion was made by Copley and supported by Guenther to close the public hearing.  The motion carried.
2.
Deliberation 
Nanney reviewed the list of changes made to the March 18, 2008 draft by the Planning Commission. 

Revise Section 7.102D (Effect of Petition and Area Plan Approval) to insert a new sentence at the end of the first paragraph as follows:  “Where new or additional natural features data required for preliminary and/or final site plan approval is determined by the applicant or Planning Commission to necessitate changes to the site layout, building locations, street network, or permitted land uses on the site, such changes shall be subject to review and approval per Section 7.106 (Amendment and Revision).”


Revise the first paragraph of Sections 7.301I, 7.302F, and 7.303G (Height Regulations) to read as follows:  “Unless otherwise approved by the Township Board after recommendation by the Planning Commission, no building shall exceed a height of two and one-half (2 1/2) stories or 35 feet.  Approval of a taller building shall be in accordance with Section 7.003 (Regulatory Flexibility) and the following:”


Revise Section 10.05C.3. (Approval) to read as follows:  “Upon determination that the site plan is in compliance with the standards of this Ordinance, the Growth Management Plan, and other applicable Township ordinances and state statutes, the site plan shall be approved.”


Revise the “Natural Features and Open Space Areas” section of the table in Section 10.07 (Required Site Plan Information) to add cross-references to Sections 14.05E (Floodplains) and 14.05F (Groundwater Recharge Areas).

Revise Section 14.02D (Standards for Wireless Communication Towers) to insert the following new paragraph before Collocation:

1.
Permitted Zoning Districts.  Wireless communications towers shall only be permitted on parcels in the A-1 (Agricultural), A-2 (Agricultural), R-1 (Single-Family Residential), R-2 (Single-Family Residential), PC (Planned Community), MS (Medical Services), PM (Planned Manufacturing), and PSP (Public/Semi-Public Services) Districts.


Revise Section 14.05A (Scope) to require metes and bounds lot splits, private roads, and construction projects requiring only a certificate of zoning compliance to conform to the requirements of Section 14.05C (Wetlands and Watercourses), and add a cross-reference to this section in Article 3.0 (Dimensional Standards).


Revise Section 14.05D (Slopes) to replace references to “15%” with “12%.”


Revise Section 14.05G (Woodlands and Tree Preservation) to combine subsections “4” and “10” (Protection During Construction) into one subsection.


Revise Section 14.05G.8. (Landmark and Sovereign Tree Standards) to add a new subsection “c” as follows:  “The Planning Commission will consider creative arrangements and clustering of lots or development areas to preserve additional trees and woodlands.”


Revise Section 14.11A.4. to read as follows:  “Shielded pedestrian walkway lighting and shielded lighting of flags of the United States of America and/or State of Michigan shall be exempt from the requirements of this Section.”

Gardner said there items of unfinished business including setbacks, woodlands and slopes.  He said the Planning Commission should continue to review and discuss the sections of the Ann Arbor Township ordinance regarding natural feature setbacks.  He said the Planning Commission could recommend approval of the revised zoning ordinance to the Township Board and then continue to revise Section 14.05 Natural Features Protection.  He suggested setting a target of 60 – 90 days to complete the review.
Guenther said he agreed with Gardner.  He said he had expected to see the revisions previously discussed included in the ordinance.  He said he would like the Planning Commission take the time to do it right.  
Nanney said once the zoning ordinance is adopted, amending it to reflect revisions to Section 14.05, would not be a lengthy process.

Wardell asked if the Township Board will go into the details of the ordinance.  She said the Planning Commission spent a lot of time reviewing setback standards and she was not sure if there was anything more to discuss.  She said if Section 14.05 is to be discussed again, the Planning Commission should be provided with new information.  She also said there should be agreement on the changes before the Planning Commission adjourns.    
Phillips said that the Planning Commission has reached consensus on ninety percent of the revisions. He agreed that Section 14.05 Natural Features Protection could benefit from additional review but he said he was concerned about the cost of extending the review process.  
Anderson said she agreed with Gardner that the revised ordinance is a good, user friendly document but that she feels strongly about protecting the natural feature qualities that make up the Township.  She said she is concerned that the Planning Commission is not enthusiastic about the ordinance.  She said the ordinance is a clear representation of expectations for Superior Township and therefore should be supported by the Planning Commission.
Phillips called for a fifteen-minute recess.  

The Planning Commission discussed possible actions on the zoning ordinance.    Phillips suggested that the Planning Commission postpone action on the ordinance until the May 28, 2008 meeting.  He said in the meantime, individual Planning Commissioners should prepare an itemized list of proposed changes to the ordinance to be reviewed by the planners and which may result in modifications to the ordinance. 
Anderson said she supported the idea of postponing the vote but she would like the focus to remain on Section 14.05.  She also said the Planning Commissioners should be asked to vote specifically on any new language.  
3.
Action

A motion was made by Copley and supported by Anderson to postpone STPC#07-10 Revised Zoning Ordinance until May 28, 2008.  The motion carried with the following vote:                           

Yes:

Anderson, Barth, Copley, Gardner, Guenther, Phillips and Wardell

No:

None

Absent:
None

Abstain:
None

4-9 
REPORTS
A.  
Ordinance Officer

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

B.
Building Inspector

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

C.
Zoning Administrator

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

4-10
 OLD BUSINESS
There was no Old Business        

4-11 NEW BUSINESS

There was no New Business.

4-12
 POLICY DISCUSSION
There was no Policy Discussion.

4 -13 ADJOURNMENT

A motion was made by Copley and supported by Anderson to adjourn at 9:45 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) 482-60995
