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3-1
CALL TO ORDER
Chairman Guenther called the regular meeting to order at 7:30 p.m.

3-2
ROLL CALL
The following members were present:  Anderson, Baker, Copley, Gardner, Guenther, Phillips and Willis.  Also present were Don Pennington and Rodney Nanney, Township Planners, 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 Phillips and supported by Anderson to adopt the agenda as presented. The motion carried.
3-5
APPROVAL OF MINUTES
A.  
Minutes of the FEBRUARY 25, 2009 Meeting
A motion was made by Copley and supported by Phillips to approve the minutes as corrected.  The motion carried.

3-6
CITIZEN PARTICIPATION
There was no Citizen Participation.

3-7
CORRESPONDENCE
A.
Letter from the Township Clerk regarding the appointment of Brenda Baker and the re-appointment of Barbara Willis to the Planning Commission.

A motion was made by Gardner and supported by Phillips to receive the letter.  The motion carried.  Guenther welcomed Baker to the Planning Commission.  

B.
Memorandum from the Planning Administrator regarding expired plans.

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

The Planning Commission discussed the process for requesting an extension of the plan approval.  Phillips noted that if a plan expires the developer would have to re-apply under the regulations of the new zoning ordinance.  Guenther said that the Township has enough housing units approved to meet the demand projected by SEMCOG (Southeast Michigan Council of Governments) for the next thirty years.  He said the Growth Management Master Plan should acknowledge the estimate.

The Planning Commission discussed how to use such information in reviewing development proposals.  Guenther said that if the land is already zoned for the proposed density, the Planning Commission does not have the right to deny the development based on the number of existing houses.  He said neither does a developer have the right to a rezoning.

The Planning Commission discussed how to address the over-supply of housing in the Growth Management Master Plan.  Phillips said the courts are putting greater importance on master plans so the oversupply should be worked into the plan.  Pennington said he and Nanney were preparing language for the Planning Commission to discuss.  He also warned against tying Township policies to the projections of an outside agency such as SEMCOG.
C. Planning Commission 2008 Annual Report

Pennington presented the draft Annual Report for 2008.  He said after the Planning Commission reviewed it, changes and modifications could be made.
3-8
PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS

A.
STPC#09-03 Amendments to the Zoning Ordinance:

Section 1.14 (Public Hearing Procedures); 

Section 4.02 (Table of Permitted Uses by District); 

Section 5.207 (Single-Family Dwellings, Detached); 

Section 2.120 (Open Space Preservation Overlay District)

Section 7.306 (Open Space Preservation Special District) 
1. Public hearing
A motion was made by Copley and supported by Phillips to open the public hearing.  The motion passed with the following vote:
Yes:

Anderson, Baker, Copley, Gardner, Guenther, Phillips and Willis

None:

None
Absent:
None
Abstain:
None

Nanney presented the proposed changes:
1. Section 1.14 (Public Hearing Procedures) to revise the requirement for posting of signage from 21 to 15 calendar days.
2. Section 4.02 (Table of Permitted Uses by District) to correct the land use table so that “cemeteries” are listed as a permitted principal use in the PSP (Public/Semi-Public Services) district and to show that “Drive-In or Drive-Through facilities for financial institutional and government offices are prohibited in the NSC (Neighborhood Shopping Center Special District).
3. Section 5.207 (Single-Family Dwellings, Detached) to restore the requirement for a minimum residential floor area of 1,200 square feet.
4.
Section 2.120 (Open Space Preservation Overlay District) and 7.306 (Open Space Preservation Special District) to update the lands to be designated consistent with the new official zoning map; to add density; and height regulations; and to clarify amendment procedures for this overlay district.

Michael-David Ben Dor, 2080 Stommel Rd. said there would be no benefit to Township residents if the required time to post a sign on a rezoning request was reduced.  He also said he did not see the benefit to requiring a minimum dwelling size of 1,200 s.f.  Mayernik said a minimum dwelling size requirement had always been in the zoning ordinance but with the recent revisions it was left out.  He said a minimum size was needed to protect existing neighborhoods from houses that are out of scale with the sizes of the existing houses.  He said the difference could have a negative effect on home values.

Jack Smiley, representing the Southeast Michigan Land Conservancy, 8383 Vreeland Rd., said the Conservancy supports the Open Space Preservation Special District and that they have a good partnership with the Township.  He said that the Conservancy is trying to sell the development rights of the parcel at the northeast corner of Geddes and Prospect.  He said they are concerned that amending the OSP district to limit the average residential density to one dwelling unit per twenty acres will diminish the real estate appraisals and the market value of the parcel.  He suggested that the amendment be delayed for at least one year.  
 
There were no additional comments.

A motion was made by Gardner and supported by Phillips to close the public hearing.

Yes:

Anderson, Baker, Copley, Gardner, Guenther, Phillips and Willis

None:

None

Absent:
None

Abstain:
None

2.
Deliberation
The Planning Commission discussed the requirement of the one dwelling unit per 20 acres in the OSP district as a way to limit development.  There was a discussion about the conservation easements placed on the property to prevent development.  Nanney said the Township cannot enforce the conservation easements placed on property owned by the Conservancy.  He said the zoning amendment would give the Township some protection against possible future development. 
Guenther asked what would happen if the one dwelling unit per 20 acres requirement was removed from the amendments.  Nanney said the underlying A-1 zoning would control the residential density of the site.  He said the A-1 district allows one dwelling unit per 5 acres.
Anderson said she wanted to find a balance between the land owner’s rights and the Township’s responsibility to grow in an orderly manner.  Copley said he wanted to give the Conservancy any tool they needed to help them in their preservation work.  Baker said if the Conservancy could provide some legal assurance that they would not sell the land for development, some might be would be more comfortable in omitting the 20 acre minimum lot size.
The Planning Commission discussed the minimum housing unit size of 1,200 s.f.  Anderson said she supported it because it provides a standard density especially in established neighborhoods.          

3.
Action 

The Planning Commission took two separate actions on the amendments.

A motion was made by Phillips and supported by Copley to recommend to the Superior Township Board approval of the Zoning Ordinance Text Amendments as presented in STPC#09-03 for Sections 1.14 (Public Hearing Procedures); Section 4.02 (Table of Permitted Uses by District);  and Section 5.207 (Single-Family Dwellings, Detached).
The motion passed with the following vote:

Yes:

Anderson, Baker, Copley, Gardner, Guenther, Phillips and Willis

None:

None

Absent:
None

Abstain:
None

A motion was made by Phillips and supported by Copley to recommend to the Superior Township Board approval of the Zoning Ordinance Text Amendments as presented in STPC#09-03 for Sections 2.120 (Open Space Preservation Overlay District and 7.306 (Open Space Preservation Special District), excluding 7.306(C)(2) 
(1 house per 20 acres) and removing the word “and” from the end of Section 7.306(C)(1).
The motion passed with the following vote:

Yes:

Anderson, Baker, Copley, Gardner, Guenther, Phillips and Willis

None:

None

Absent:
None

Abstain:
None

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 Gardner to receive the report.  The motion carried.

The Planning Commission discussed how to handle abandoned houses.

C.
Zoning Administrator

A motion was made by Anderson and supported by Phillips to receive the report.  The motion carried.

3-10
 OLD BUSINESS
 A.
STPC#08-03 Growth Management Plan review – Chapters 4, 5 and 6
Nanney described the changes needed to the Growth Management Plan because of changes to the zoning ordinance.  He said changes to Chapter 5 include a reference to the sovereign tree ordinance and the reference for Private Wastewater Collection Systems permitted in the zoning ordinance.  Guenther said the plan should not include statements such as “rapidly expanding urbanized area” 
Anderson said the plan needs to be updated to reflect the changed economic conditions and to support environmental sustainability.  Phillips suggested a discussion of the Township’s business model that includes a number of expensive houses to balance the smaller ones.  He asked if the Township should continue with the model or work to attract more commercial or planned manufacturing development.  He also mentioned the problem with removing parcels from the tax rolls.  Nanney said that tax revenues should not be included in a rezoning discussion.  As an example he said that Humana tried to demonstrate how their development would be a financial benefit to the Township.  Gardner asked if the Township wanted to support a policy of promoting commercial development, and if so, the area around the hospital and the Planned Manufacturing district would be appropriate.
Nanney said Section 5.14 of the plan should be revised to match the slope and the water course language in the zoning ordinance.   He said Section 5.14 should acknowledge a change in agriculture from commodity to truck farming.  
The Planning Commission discussed Section 5.73 Sanitary Sewer.  Phillips said OHM is completing a study on water needs for the urban services district.    Michael-David BenDor, 2080 Stommel said he was concerned about development taking place over groundwater re-charge areas.
Nanney suggested updating the description of Geddes Rd. including the fact that Geddes west of Superior cannot expand.  Pennington said the plan should include a description of the character of Geddes Rd. to explain why it cannot expand.

The Planning Commission discussed how to refer to economic development in the plan and whether the Township should target the C-2 area on Stamford behind the church.
The Planning Commission also discussed the need for a policy concerning Gotfredson Rd. because the Washtenaw County Road Commission would like to extend and improve the road to the county line.
The Planning Commission discussed whether to keep the Areas of Special Study in the plan.  Nanney said he and Pennington would prepare language for the Planning Commission to consider.
Nanney said the review at the next meeting will concern Chapter 6.
3-11 NEW BUSINESS

There was no New Business.
3-12 POLICY DISCUSSION
Phillips reported on the discussion with the Humana developers about the possible sale of the property at Prospect and Geddes.
3 -13 ADJOURNMENT

A motion was made by Copley and supported by Gardner to adjourn at 10:50            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
