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

4-2
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, Rhett Gronevelt, 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 Phillips and supported by Willis to adopt the agenda as presented. The motion carried.
4-5
APPROVAL OF MINUTES
A.  
Minutes of the MARCH 25, 2009 Meeting
A motion was made by Copley and supported by Gardner to approve the minutes as corrected.  The motion carried.

4-6
CITIZEN PARTICIPATION
There was no Citizen Participation.
4-7
CORRESPONDENCE
A.
Letter from Washtenaw County Office of Strategic Planning regarding the Superior Township Growth Management Plan Update.  
A motion was made by Anderson and supported by Phillips to receive the letter.  The motion carried.

B.
Notice of Public Hearing in Pittsfield Township for Amendments to the Pittsfield Township Comprehensive Plan.  

A motion was made by Copley and supported by Phillips to receive the notice.  The motion carried.
4-8
PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS

There were no Public Hearings.
4-9 
REPORTS
A.  
Ordinance Officer

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

B.
Building Inspector

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

C.
Zoning Administrator

Michael David BenDor, 2080 Stommel Rd. asked who will replace a missing stop sign at Stommel Ct. and Stommel Rd.  Mayernik explained that Stommel Ct. is a private road and therefore the Washtenaw County Road Commission does not have any authority over the road.  He said it is the responsibility of the owner of the road to replace the stop sign if it is warranted.  
A motion was made by Copley and supported by Phillips to receive the report.  The motion carried.
D.
Superior Township Traffic Counts

A motion was made by Gardner and supported by Phillips to receive the report of Superior Township Traffic Counts as prepared by the Washtenaw County Road Commission.  The motion carried.

4-10
NEW BUSINESS

STPC#09-06 SJMH Critical Care Tower Phase 3C (Entryway)

Susan Dickinson from Midwestern Consulting and representing the hospital described the plans.  She said the Area Plan has already been amended to allow for the changes described in the site plan.  She said she reviewed the comments from the Township’s planner and engineer and revised her request to a Preliminary Site Plan approval.  She said she will work with the Township staff to address the issues.

Pennington presented his report dated 4-20-09.  He said the current submittal, for combined preliminary and final site plan review, has not changed significantly since the previous review by the Planning Commission.  He said however the submittal was for a combined preliminary and final site plan and there are some concerns about the physical components of parking lot “C”, access roadway alignment, signage for the site and lighting details.  He said the site plan could be considered for preliminary site plan approval but a separate final site plan will be required.

Gronevelt presented his report dated 4-16-09.   He said the issues identified in the report include using landscape islands with concrete curb and gutter instead of pavement markers; providing details for the entry sign; and correcting the alignment of the access drive.   

The Planning Commission asked about gutter pans and lighting.  Pennington said those items will be presented in the final site plan.  Copley asked for list of all existing trees.

A motion was made by Phillips and supported by Copley that the Superior Township Planning Commission approves STPC#09-06 St. Joseph Mercy Hospital Critical Care Towers Phase 3C Preliminary Site Plan as depicted by the plans dated 3-31-09, finding that the plan complies with Sections 2.116 and 10.07 and 10.10 of the Superior Township Zoning Ordinance with respect to Preliminary Site plans.


The motion carried with the following vote:

Yes:

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

None:

None

Absent:
None

Abstain:
None


4-11 
OLD BUSINESS

STPC#08-03 Growth Management Plan review – Complete the review of chapters 4, 5 and 6.
Nanney started the review with Chapter 6.  The Planning Commission commented that more detail about Dixboro should be added and that the description of the central focus of the plan is very important and should be expanded.

Guenther said the plan should mention prominently that the Township already has a large amount of land is zoned for residential use.  He asked if the plan should include a policy that the land inside the urban services district must be fully developed before any rezoning outside of the district will be considered.  He said that would be a better indication of market demand than to rely on the developer’s opinion.  He asked for a definition of market demand.  Pennington said he would provide the Commission with some language.
The Planning Commission discussed the Areas of Special Study identified in the current Growth Management Plan and whether it could stand against a challenge.  Nanney said the Areas provide a defense because they indicate where the Township is willing to go to first in expanding north of Geddes Rd. Phillips said there is a history of different zoning districts with the parcels in the Areas of Special Study Area and that is why they were identified as “special.”  He said there has also been a history of residential development plans being approved but not being constructed.  He said however, he was not sure that the Areas of Special Study provide any more protection than do the Findings of Fact required by the Zoning Ordinance whenever a zoning change is considered.  Gardner said that by keeping the two Areas of Special Study, other land owners may be able use it as a reason for their property to be considered for a special study.  Nanney said he would propose some language to address the concerns.  
Baker asked about the water and sewer study completed a few years ago to determine if there was utility capacity to allow development north of Geddes on the “Regency Woods” site.  Gronevelt said the study was paid for by the developer and the preliminary information indicated that there was insufficient  capacity available and for this and other reasons the developer cancelled the rest of the study.

The Planning Commission discussed whether commercial and/or high-tech uses should be promoted in the plan.  Phillips distributed a list of the 30 highest tax payers in the Township.  He noted that Hyundai pays the most taxes and the land conservancies do not pay any.  He said commercial uses add a lot to the tax base and require little service.  Pennington asked where commercial land uses should be encouraged.  Copley said the premise of the current plan is that Superior Township does not have to provide areas for commercial uses because the surrounding townships and cities meet the needs of the residents.  Gardner noted that the boundaries of the Hospital Sub-Area extend beyond the hospital and perhaps there were some development opportunities there.
Guenther suggested encouraging commercial uses in Dixboro.  Gronevelt pointed out that the problem in Dixboro is that there are no public utilities so commercial uses are limited and there are extra challenges for fire suppression.
Anderson asked if the Planning Commission is only interested in maintaining the status quo.  She said it was important to invite new ideas into the community.  Phillips said the Planning Commission is usually re-active and the developer drives the change.
Gardner asked if the Township should consider a land acquisition policy as a way to start seeding some of Township greenbelt areas.
Other comments for Chapter 6 included the need to show the roundabout and identify additional preserved land.  Baker suggested addressing annexation in the plan.
Nanney said he would prepare language to present to the Planning Commission topic by topic.  
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 10:30 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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