
 REGULAR MEETING May 7, 2020         6:30 P.M. 
 

PITTSFIELD TOWNSHIP PLANNING COMMISSION AGENDA 
 

1.0 Call Meeting to Order at 6:30 p.m. / Determination of a Quorum 

2.0 Pledge of Allegiance 

3.0 Approval of Agenda 

4.0 Approval of Prior Minutes 

5.0 Public Comment I 

If there is a member of the public that wishes to address the Planning Commission, 
please step forward.   

6.0      Public Hearings 

6.1 CUP 20-01 Shamrock Self Storage  
Submitted for Preliminary Site Plan and Conditional Use Approval 
4251 Carpenter Road (L-12-13-200-034), Section 13 

6.2  Zoning Ordinance Amendments 

7.0       Old Business 

8.0       New Business 

8.1        CSPA 20-02 Shamrock Self Storage 
Submitted for Preliminary Site Plan and Conditional Use Approval 
4251 Carpenter Road ( -12-13-200-034), Section 13 

8.2        CSPA 19-22 Heritage Preserve 
Submitted for a Preliminary Site Plan Approval.   
North side of Bemis Road, west side of Platt, Ypsilanti MI, 48197 
(L-12-34-100-002; L-12-34-300-001; L-12-34-400-027; L-12-34-300-033; L-
12-34-300-034), Section 34

8.3        CSPA 20-07 Kirko on behalf of Wacker 
Submitted for Preliminary Site Plan Approval  
4950 S. State Street (L-12-16-300-018), Section 16 

8.4        CSPA 20-05 Zippy Car Wash 
Submitted for a Concept Review    
3952 Bestech Drive, (L-12-23-110-002) 
Section 23 

9.0       Planner’s Report 

10.0 Chairperson’s Report 

11.0 Commissioner’s Report 
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61-66

67-129

130-169

170-199
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12.0 Public Comment II 
 
13.0 Adjournment 
 

Please Note:  This meeting is being recorded 
 

In compliance with Governor of Michigan's Executive Order 2020-48, the Pittsfield Township 
Planning Commission will conduct its May 7, 2020 meeting electronically. Public 
participation at the May 7, 2020 Planning Commission meeting will be via teleconference and 
videoconference in order to reduce the risk of exposure to persons with the COVID-19 virus 
and to comply with Executive Order 2020-48’s restrictions on in-person governmental 
functions.  
 
To participate as a member of the public: 

• For videoconferencing go to: 
• https://zoom.us/j/741255428?pwd=bDl2ODljOHM3alR5aDZWRWV2MW4rQT09  

Password: Pittsfield 
• Or iPhone one-tap :  

US: +13126266799,,741255428#,,1#,158176#  or  
+19292056099,,741255428#,,1#,158176#  

• Or Telephone: 
Dial(for higher quality, dial a number based on your current location): 
US: +1 312 626 6799  or +1 929 205 6099  or +1 301 715 8592  or +1 346 248 7799  
or +1 669 900 6833  or +1 253 215 8782  or 877 853 5257 (Toll Free) or 888 475 4499 
(Toll Free) 

• Webinar ID: 741 255 428 
 Password: 158176 

• International numbers available: https://zoom.us/u/acHiHxGaiU 
• If you are a member of the public and cannot connect, please call (734) 216-9347. 

 
Further instructions on participating in public comment will be provided once the meeting has 
been called to order in order to ensure two-way communication between the Planning 
Commission and the members of the public.  
 
Written comments will be received at zoning@pittsfield-mi.gov until 3:00 p.m. the day of the 
hearing.   
Any person who wishes to contact members of the Planning Commission to provide input or 
ask questions on any business coming before the Planning Commission on May 7, 2020 may 
do so by calling 734-216-9347 or emailing zoning@pittsfield-mi.gov prior to the meeting.  
Reasonable auxiliary aids and services can be provided at the meeting to individuals with 
disabilities by contacting the Clerk’s Office at (734) 822-3120 or via email at clerk@pittsfield-
mi.gov at least three business days in advance. 
 

 

This notice is posted in compliance with PA 267 of 1976 (as amended) Open Meetings Act, MCL 125.3103 and 
125.3502 and the Americans with Disabilities Act (ADA).Individuals with disabilities requiring auxiliary aids or 
services should contact the Pittsfield Charter Township Clerk s Office 3 business days prior to the meeting. The 
Clerk s Office can be reached at 734-822-3120 or via email clerk@pittsfield-mi.gov. 
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REGULAR MEETING   March 5, 2020          6:30 P.M. 
 

PITTSFIELD TOWNSHIP PLANNING COMMISSION MINUTES 
 
 
Members Present: Stanley Young, Deborah Williams, Roland Kibler, George Ralph, Ann 

Harris, Mike Petraszko, Matthew Payne 
Members Absent: None   
Others Present: Steve Whitener, Erin Cobane, Sean Fraser, S. Goodchiln, Christina 

Lirones, Benjamin Carlisle, Township Planning Consultant, and Zoe 
Crowley, Recording Clerk. 

 
1.0 Call Meeting to Order at 6:30 p.m. / Determination of a Quorum 

 
Chairperson Payne called the meeting to order at 6:30 p.m.  A quorum was present. 

 
2.0 Pledge of Allegiance  

 
Chairperson Payne led the Pledge of Allegiance. 
             

3.0 Approval of Agenda  
 
Motion to approve the agenda as recommended. 
 
Motion by Commissioner Williams, supported by Commissioner Ralph, to  
approve the agenda as recommended. 
 
MOTION CARRIED          

    
4.0 Approval of Prior Minutes  
 
 4.1  Regular Minutes of February 20, 2020  
  

Motion by Commissioner Williams, supported by Commissioner Harris, to 
approve the amended Regular Meeting Minutes of February 20, 2020. 

 
  MOTION CARRIED 
      
4.0 Public Comment I 

 
None. 
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6.0 Public Hearings 
 
 6.1 RZ 20-03 South State Road 

Submitted for a Rezoning from PUD, Planned Unit Development to C-2, Regional 
Commercial. West side of South State Road between Michigan Avenue and 
Campus Parkway (L-12-29-400-011) Section 29. 

 
Mr. Carlisle summarized his review, explaining that the site is just north of the 
Bill Crispin and Briarwood Ford dealerships.  A few months ago, the applicant 
wished to split the parcel.  The Township declined due to the zoning of the site.  
Rezoning the property to C-2 is a much more practical option.  It allows 
flexibility for the applicant and the Township.  Any future development of the site 
would require a site plan submittal and review by the Planning Commission.  Mr. 
Carlisle clarified that the 4.78 acres is the portion of the property to be split, the 
property is a total of 10 acres.  The property is currently vacant.  The property was 
rezoned to PUD on November 24, 1998.  A preliminary area plan is on file at the 
Township demonstrating the proposed PUD would allow development of the site 
as another automobile dealership.  This PUD area plan is expired and any new 
development would require a major amendment to the PUD (essentially a 
rezoning) or rezoning of the site to another zoning classification.  The applicant is 
proposing a rezoning to rezone the site from PUD, Planned Unit Development to 
C-2, Regional Commercial.   

 
Chairperson Payne opened the Public Hearing. 
 
Erin Cobane, on behalf of the applicant, agreed with Mr. Carlisle.  She referenced 
a letter which she provided the Commission.   

 
Motion by Commissioner Williams supported by Commissioner Young to 
close the public hearing for RZ 20-03 South State Road. 

 
  MOTION CARRIED 
 

Discussion was held on: 
1) splitting issues 
2) use of space in north corner of State & Campus Parkway 
3) proximity to Rolling Hills  

 
7.0 Old Business 
  
 None. 
    
8.0 New Business 
 
 8.1 RZ 20-03 South State Road  

Submitted for a Rezoning from PUD, Planned Unit Development to C-2, Regional 
Commercial.  West side of South State Road between Michigan Avenue and 
Campus Parkway (L-12-29-400-011) Section 29. 
 
Motion by Commissioner Williams, supported by Commissioner Ralph, to 
approve Resolution # 1: Findings of Required Standards for RZ 20-03 South 
State Road.  
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ROLL CALL 

 
YES:            WILLIAMS, HARRIS, RALPH, KIBLER, YOUNG, PAYNE, 

PETRASZKO  
NO:              None 
ABSENT:   None   

 ABSTAIN:   None 
 

MOTION CARRIED 
 
Motion by Commissioner Williams, supported by Commissioner Ralph, to 
approve Resolution #2: Recommendation of Approval for RZ 20-03 South 
State Road.  

 
YES:            RALPH, WILLIAMS, YOUNG, PETRASZKO, KIBLER, 

PAYNE, HARRIS 
NO:              None 
ABSENT:   None   

 ABSTAIN:   None 
 

MOTION CARRIED 
 
9.0 Planner’s Report 
 
 Mr. Carlisle thanked the Commission for its discussion during the sustainability 

workshop. 
 
10.0 Chairperson’s Report 
  

None. 
  
11.0 Commissioner’s Report 
 
 None. 
 
12.0 Public Comment II 
  
 None. 
 
13.0 Adjournment 
 

Motion by Commissioner Harris, seconded by Commissioner Young, to adjourn the 
meeting. 
 
Chairperson Payne adjourned the meeting at 6:47 pm 
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 Deborah Williams, Secretary       May 7, 2020 
 
 
 
 
 
 

 
Please Note:  This meeting is being recorded  

This notice is posted in compliance with PA 267 of 1976 (as amended) Open Meetings Act, MCL 125.3103 and 125.3502 and the Americans with 
Disabilities Act (ADA).Individuals with disabilities requiring auxiliary aids or services should contact the Pittsfield Charter Township Clerk’s 

Office Office 3 business days prior to the meeting. The Clerk s Office can be reached at 734-822-3120 or via email clerk@pittsfield-mi.gov. 
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Richard K. Carlisle, President   Douglas J. Lewan, Executive Vice President 
R. Donald Wortman, Principal   John L. Enos, Principal   David Scurto, Principal   Benjamin R. Carlisle, Principal   Sally M. Elmiger, Principal 

Laura K. Kreps, Associate  Paul Montagno, Associate 

 Date: January 29, 2020  
           April 27, 2020 

 
 

Conditional Use and Preliminary Site Plan Review 
For 

Pittsfield Township, Michigan 
 
 
 

File No.:  CUP 20-01 and CSPA 20-02 
  
Applicant: Shamrock Builders  
  
Project Name: Shamrock Self Storage  
  
Plan Date: April 6, 2020 
   
Location: 4197 Carpenter Road  
  
Zoning: C-2, Regional Commercial  
  
Action Requested: Conditional Use and Preliminary Site Plan Approval  
  
Required Information: Noted 
 

PROJECT AND SITE DESCRIPTION 
 
The applicant is seeking approval to develop the site at 4251 Carpenter Road into a self-storage facility.  
The proposed facility includes seven (7) buildings totaling approximately 125,000  square feet.  Six (6) of 
the buildings are one-story, non-climate controlled, and accessed directly at-grade.  One (1) building, the 
one adjacent to Carpenter Road, is climate controlled and accessed with an interior corridor.   The building 
is a functional one story, with a faux second floor to screen the site from Carpenter Road.    
 
The development is accessed from one point on Carpenter Road.  The site in encumbered with two (2) 
regulated wetlands and numerous regulated trees.   
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The subject site is zoned C-2, Regional Commercial, and self-storage is a Conditional Use.  Fundamentally 
we support the development of the property for the intended use of a self-storage facility.  A self-storage 
facility is an appropriate use for a parcel, with difficult access options, that is bordered by a contractor’s 
yard to the north and an expressway to the south.   
 
The applicant submitted a concept site plan in March.  The Planning Commission focused their review on 
issues of land use, screening from Carpenter Road, and natural resource protection.   Conceptually, the 
Planning Commission supported the project.    

 
 

Figure 1 – Subject Site Location  

 
Location of Subject Site 
 
4197 Carpenter  
 
Surrounding Property Details 

 
Direction Zoning Use 

North C-2, Regional Commercial    Contractors Yard, Light Industrial 
South  I-94 Expressway 
East PUD   Single-Family Residential  
West C-2, Regional Commercial Movie Theater   

 
 
 
 

Carpenter Road 
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NATURAL FEATURES 

 
Section 14.04 C. and D. require a Natural Features Impact Statement and Protection Plan be submitted 
with Preliminary Site Plan review when it is determined that one (1) natural feature is located on site.  A 
Natural Features Impact Statement and a Natural Features Protection plan are provided on Sheet 5 of the 
plan set.  The Township’s Environmental Consultant (ECT) has reviewed and commented on the proposed 
natural feature impacts. 
 
Topography: 
 
The site has significant grade from the high point of Carpenter Road and drops to the east.  Within the 
Carpenter Road ROW, the elevation drops almost 15 feet from the Carpenter Road back-of-curb to the 
front property line.   
 
Wetland:  
 
ETC has noted that they find there are two (2) regulated wetlands on site.  In their initial review, ECT 
encouraged the applicant to avoid and minimize impacts to on-site wetlands and attempt to incorporate 
these existing natural features into the site plan. This includes avoiding grading within the existing 25-foot 
wetland setbacks.  The applicant has eliminated any impact to the large wetland at the northeast corner 
the site (identified as wetland #3 on the plan set).  
 
Wetland #1, in the southwest corner of the site, is part of a drainage ditch along Carpenter Road.  The 
applicant proposes to disturb this wetland to install a water main.   It’s worth noting that any development 
at this site would disturb this wetland due to the requirement to install the watermain.  The applicant 
proposes to restore and improve the wetland once construction is complete.   
 
ECT has done a detailed review based up on the applicants revised plans.    ECT’s concludes:  
 

While the development appears to avoid impacts to regulated on-site wetlands, the Plan does 
appear to include proposed impacts to 25-foot wetland buffers (i.e., Wetland 1 setback). While the 
proposed impacts to buffers has been reduced from previous iterations of the Plan, ECT continues 
to recommend that the applicant consider further minimizing the overall impacts to wetland 
setback/buffer through small modifications in the silt fence/limits of disturbance. Should the 
applicant continue to propose impacts to on-site wetland buffers, it is recommended that the 
applicant incorporate a restoration/mitigation plan for any proposed impacts to the 25-foot 
wetland buffer.  
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Woodlands:  
 
A major point of review from the previous submittal was woodland impact.  We noted that due to 
significant tree loss, we could not support the plan and asked the applicant to revise the plan to reduce 
tree impact.   The applicant has revised their plan to significantly reduce tree impact.  The revised tree 
plan indicates the potential tree impact: 
 

Tree Impact 
 Trees Inches 
Heritage Tree 28 634 
Removed  6 139 
Remain  22 495 
 
Woodland Tree 193 1,716 
Remove 45 396 
Remain  148 1,320 

 
The landscape plan on Sheet 11, indicates that the applicant is required to provide a total of 847 inches.  
Of that 847 total, they are able to provide 536-inches on site and 310-inches would be paid into the 
Township’s Tree Fund.   
  
As set forth in 14.08.F. of the Zoning Ordinance:  
 
“Tree Mitigation. In general, woodlands are not to be removed for new development, and Heritage Trees 
shall not be removed for development except under the most extreme circumstances. Site design shall 
consider any Heritage Tree on a site an important design element. Removal shall be explained in the 
Natural Features Impact Statement, shall occur rarely, and be considered only after alternatives are 
studied and found not to be feasible. 
 
All required replacement trees shall be planted on the property on which the trees they are to replace were 
removed, unless sufficient area is not available on the property for all the required trees. If sufficient area 
is not available, the replacement trees that cannot be planted on-site may be planted off-site within 
Pittsfield Township on privately or publicly owned property, provided the location and planting plan are 
approved by the Planning Commission. Written approval of the owner of the property on which the trees 
are to be planted shall be submitted to the Township before the Planning Commission may approve the 
location and the planting plan. After Planning Commission approval of the site plan, the applicant shall 
submit evidence to the Township of a recorded easement for the proposed off-site planting on privately 
owned property before planting may begin. The easement may not be modified in any manner unless prior 
approval is obtained from the Planning Commission.” 
 
If the Planning Commission permits off-site tree mitigation, the applicant will pay the equivalent required 
310-inches into the Township Tree Fund.  
 
Items to be Addressed: 1).  Applicant should provide a restoration/mitigation plan for any proposed 
impacts to the 25-foot wetland buffer; and 2). Provide final tree mitigation plan including amount of 
payment into Township Tree Fund 
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 AREA, WIDTH, HEIGHT, SETBACKS 

 
The site is zoned C-2, Regional Commercial, which is regulated by Section 4.14. 
 

Table 4.14 Required / Allowed Provided 
Complies with 

Ordinance 

Front (Carpenter) 35-feet 36-feet Complies 

Side Setback (north) 10-feet min / 35-feet total  42.8 feet Complies 

Side Setback (South) 10-feet min / 35-feet total  40.7 feet  Complies 

Rear (east)  35-feet 251 feet 
Complies  

 

Maximum FAR Surface 80% maximum 33.7 % Complies 

Building Height (Feet) 45-feet Less than  35 feet Complies 

Building Height (Stories) 3 stories Less than 3 stories  Complies 
 
The application meets all C-2, Regional Commercial bulk requirements.   
 
Items to be Addressed:  None 
 
PARKING, LOADING 

 
Parking requirements are set forth in Section 12.05:  
 

Parking Requirements Number of Spaces Required Number of Spaces 
Provided 

Compliance 

Self-Storage 1 space for each 100 
storage units, with a 
minimum of 6 spaces 

7 Compliant  

Barrier-Free Spaces 1 space 1 space Compliant 
Loading spaces 0 spaces 0 spaces Compliant 

 
Parking is sufficent.    
 
Items to be Addressed: None  
 
SITE ACCESS, CIRCULATION, and TRAFFIC 

 
One (1) point of access is provided from Carpenter Road.  A fire protection plan is provided on Sheet 12.   
One issue that has been raised by the Fire Marshall is the overhead DTE power lines that bisect the site.   
The applicant has designed their site plan around the existing DTE poles.  The Fire Marshall confirms that 
site circulation is sufficient based with two conditions:  
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1. DTE approves layout based on location of existing poles.   If DTE requires the poles to be moved, 
the Fire Marshall would need to reconfirm circulation based on new location.   

2. Applicant remove/reduce landscaping between building front and Carpenter Road.  
 
Items to be Addressed:  1.  DTE approves layout based on location of existing poles; and 2). Applicant 
remove/reduce landscaping between building front and Carpenter Road.  
 
SCREENING & LANDSCAPING 

 
Screening: 
 
As set forth in the landscape screening requirements, self-storage uses adjacent to residential properties 
require either: 

1. One (1) large evergreen per ten (10) lineal feet and one (1) narrow evergreen every five (5) lineal 
feet; and/or 

2. A 6 to 8-foot wall/fence of masonry, stone, or wood. 
 
The applicant is maintaining a collar of trees along the eastern property line.  The collar is a minimum of 
approximately 120-feet in depth from the eastern property line.   The nearest home is approximately 350-
feet, with an existing dense woodland in between.  

 
 
The Planning Commission as part of the site plan review has the authority to consider alternative screening 
options, if the Planning Commission feels that additional screening is necessary.   
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Interior Parking Lot: 
One (1) canopy tree is required for each eight (8) parking spaces.  Four (4) parking spaces are proposed 
requiring one (1) interior parking lot trees;  one (1) tree is provided. 
 
Perimeter Parking Lot: 
One (1) canopy tree shall be provided for every forty (40) feet of parking lot perimeter.  We calculate 85 
linear feet of parking lot perimeter, 2 trees are required and have been provided.   
 
Greenbelt: 
A greenbelt shall be landscaped with a minimum of (1) tree for every thirty (30) linear feet.   The site 
includes 439 linear feet of frontage along Carpenter Road requiring fifteen (15) greenbelt trees, which 
have been provided.  The Fire Marshall has asked these trees to be removed or reduced.  Based upon a 
further review, these trees will be relocated on site.  
 
Site Landscaping: 
General site landscaping is shown to total 46% of the site. 
 
Trash and Recycling Containers: 
There is no exterior dumpster shown.  It is assumed that a self-storage facility would have a dumpster.  
The dumpster shall be screened in accordance with ordinance requirements.   
 
Equipment Screening: 
At-grade and/or roof-top equipment is not shown on the plan set.  Any at-grade or roof-top equipment 
shall be appropriately screened. 
 
Items to be Addressed: 1) Planning Commission to consider if alternative landscaping along the Eastern 
property line is required; 2) Indicate location and screening of dumpster; and 3) Provide location of any at-
grade or roof-top equipment and screening. 
 
LIGHTING 

 
Because this is a conditional use that abuts residential to the east, we recommend that the applicant 
submit a photometric plan that indicates both site and building lighting.   
 
Items to be Addressed:  Provide lighting plan in compliance with 13.05 of the Zoning Ordinance. 
 
 
 
 
 
 
 
 
 
 
 
 
 

44



Shamrock Self-Storage 
April 27, 2020 
 

  Page 8 
 

ELEVATIONS AND FLOORPLANS 
 
The applicant has provided elevations and a rendering.   The front Carpenter Road building is a faux two-
story that includes a mix of masonry, decorative metal panels, architectural insulated panels, and 
storefront glazing.    

 
 
 
The material for the one-story building has not been provided, but it is assumed it will be metal.  Applicant 
should clarify.   For those one-story buildings that are visible from Carpenter Road, the Carpenter Road 
elevation should include greater architectural details.  
 
The applicant should present a material board at the meeting.   
 
 Items to be Addressed: Present material board at the meeting. 
 
CONDITIONAL USE STANDARDS 

 
Section 10.04 of the Zoning Ordinance identifies seven (7) standards and findings that must be met for 
approval of a conditional land use.  The Ordinance explicitly states that the Planning Commission shall, 
“review the particular circumstances and facts of each proposed use, and shall consider the following 
general standards established for a particular use”. 
 

1. Compatibility with Adjacent Uses.  The Conditional Use shall be designed and constructed in a 
manner harmonious with the character of adjacent property and the surrounding area.  A 
Conditional Use shall be harmonious and not create a significant detrimental impact, as compared 
to the impacts of permitted uses. 

 
2. Compatibility with the Master Plan.  The proposed Conditional Use shall be compatible and in 

accordance with the goals and objectives of the Master Plan and any associated subarea and 
corridor plans. 

 
3. Traffic Impact.  The proposed Conditional Use shall be located and designed in a manner which 

will minimize the impact of traffic, taking into consideration: pedestrian access and safety; vehicle 
trip generation (i.e. volumes); types of traffic, access location, and design, circulation, and parking 
design; street and bridge capacity; and traffic operations at nearby intersections and access points  
Efforts shall be made to ensure that multiple transportation modes are safely and effectively 
accommodated in an effort to provide alternate modes of access and alleviate vehicular traffic 
congestion.  The applicant shall comply with the Township’s Complete Streets Ordinance. 

Elevation fronting Carpenter Road 
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4. Impact on Public Services. The proposed Conditional Use shall be adequately served by essential 

public facilities and services, such as: streets; pedestrian or bicycle facilities; police and fire 
protection; drainage systems; refuse disposal; water and sewage facilities; and schools. Such 
services shall be provided and accommodated without an unreasonable public burden. 
 

5. Compliance with Zoning Ordinance Standards. The proposed Conditional Use shall be designed, 
constructed, operated, and maintained to meet the stated intent of the zoning districts and shall 
comply with all applicable ordinance standards. 
 

6. Impact on the Overall Environment. The proposed Conditional Use shall not unreasonably impact 
the quality of natural features and the environment in comparison to the impacts associated with 
typical permitted uses. 
 

7. Conditional Use Approval Specific Requirements. The general standards and requirements of this 
Section are basic to all uses authorized by Conditional Use Approval. The specific and detailed 
requirements relating to particular uses and area requirements must also be satisfied for those 
uses. 
 

Provided that the applicant address site plan issues noted in the report, we find that the Conditional Use 
standards have been met:  

1. This section of Carpenter Road has a mix of uses including light industrial/warehousing, wholesale, 
commercial, contractors yard, and entertainment uses.  Furthermore, the site is adjacent to I-94, 
with limited access opportunities.  The use of the site as a self-storage facility is good use of the 
site and one that is compatible with adjacent uses.  

2. The use of the site for a self-storage building is consistent with the Master Plan and the C-2 zoning 
designation.   

3. The site has limited access options.  A low traffic generating use for this site is the only one that 
could be approved.  The use of this site for self-storage shall not impact traffic on Carpenter Road.  

4. The applicant has revised their application to reduce impact on the sites natural resources.  Any 
impact will be mitigated.   

5. Due to the nature of the business, the impact on public services should be less than other 
permitted or conditional uses allowed in the district.   

6. The application meets all other applicable ordinance requirements.   
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RECOMMENDATION 
 
The Planning Commission to consider if alternative landscaping along the Eastern property line is required 
and if the applicant is allowed to meet tree mitigation requirement by paying into the township tree fund.  
 
Based on additional direction from the Planning Commission, we recommend that the Planning 
Commission direct staff to draft the necessary resolutions of approval, with the following conditions to be 
required as part of the final site plan submittal:  
 

1. Provide a restoration/mitigation plan for any proposed impacts to the 25-foot wetland buffer. 
2. Provide final tree mitigation plan including amount of payment into Township Tree Fund 
3. DTE approves layout based on location of existing poles. 
4. Remove/reduce landscaping between building front and Carpenter Road. 
5. Pay the equivalent required 310-inches of mitigate trees into the Township Tree Fund.  
6. Indicate location and screening of dumpster. 
7. Provide location of any at-grade or roof-top equipment and screening. 
8. Provide lighting plan in compliance with 13.05 of the Zoning Ordinance. 
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Pittsfield Charter Township 
Department of Utilities & Municipal Services 

 
6201 West Michigan Avenue, Ann Arbor, MI 48108 

Phone: (734) 822-3101  Fax: (734) 944-1103 
Website: www.pittsfield-mi.gov 

 
Mandy Grewal, Supervisor 

 
 

 
Utilities 

(734) 822-3105 
utilities@pittsfield-mi.gov 

 
 

Utilities 
(734) 822-3105 

utilities@pittsfield-mi.gov 
 

 

Planning 
(734) 822-3130 

planning@pittsfield-mi.gov 
 

 

Engineering 
(734) 822-3109 

engineering@pittsfield-mi.gov 
 

 

Code Enforcement 
(734) 822-2111 

codeenforcement@pittsfield-mi.gov 
 

 

 

 
MEMORANDUM 

 
TO:  Pittsfield Township Planning Commission 
 
FROM: Eric Humesky, P.E. 
  Township Engineer 
 
DATE:  April 29, 2020 
 
SUBJECT: Shamrock Self Storage  
  C.S.P.A. #20-02 
  Preliminary Site Plan Review 
 
We have reviewed the April 14, 2020, 25-sheet submittal of the above preliminary plan that was received by 
the Township on April 15, 2020 and comment as follows: 
 

1. Sheet 1; Cover Sheet 

a. The Township identifying number, “CSPA 20-02", shall be placed at the bottom right 
corner. 

b. The sheets shall be numbered consecutively, including the architectural sheets. The 
Applicant may use their own numbering system as well, if preferred.  

2. Sheet 2, Boundary Survey: 

a. Permanent benchmarks shall be established.  It appears the two current benchmarks will 
be buried during construction. This is a repeat comment.  

b. The Benchmark #2 shown in the 4177 Carpenter Road property shall be removed.  

3. Sheet 5, Removal Plan: 

a. Silt fence shall be shown around the downhill side of all disturbed areas, including the 
proposed basin outlet outside the property limits. This shall be updated on all affected 
sheets.  

b. Per the Tree List on Sheet 3, trees numbered 1916, 1917, and 1918 should be shown as 
being removed. Any other trees noted as being removed should also be shown as such so 
that this sheet coordinates with the Tree list.  
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4. Sheet 6, Dimensional Site Plan and Phasing Plan: 

a. The location of proposed wetland mitigation shall be shown.  

b. In the Phasing Plan, the “fenced area” described in the notes should be confirmed as the 
Phase 2 limits or the areas where there is proposed fencing.  All drives around Phase 1 
buildings shall be paved. 

5. Sheet 7; Utility Plan 

a. The utility and easement labels shall be adjusted or removed as necessary so the labels are 
referencing the correct utility or easement.  

b. The proposed water main and stormwater sewer shall be located 20 feet from the proposed 
buildings. Exceptions may be considered for shallow storm sewer.  The applicant shall 
provide additional information. 

c. The proposed storm sewer shall be a minimum 10 feet from any hydrant or gatewell.  The 
storm sewer near the proposed hydrant at the north end of the proposed detention basin 
should be relocated away from the hydrant.  The proposed water main leads shall be 
shown on the plan.  

6. Sheet 8, Grading Plan: 

a. The finished floor elevations shall be provided on this plan.  

b. The area located northwest of Building B should be revised so that drainage is not directed 
onto the properties to the north.  

c. The Applicant shall provide a plan with the Engineering Plan Set detailing how the power 
poles will be raised and protected during construction. Power line clearances shall be 
provided with the plan. Approval from DTE of the proposed plan shall be provided prior 
to a pre-construction meeting. 

d. The proposed limits of disturbance, silt fence, and construction fence shall be located 
outside of the drip lines of all trees to be saved, both onsite and offsite. There are at least 
10 trees shown with grading and/or the limits of disturbance within the driplines.  

e. Asphalt pavement shall have a minimum slope of 1%.  

7. Sheet 12, Landscape Plan: 

a. The remaining tree mitigation shall be coordinated with the Township planner. 

b. The proposed water main and storm sewer shall maintain a minimum 10 feet from trees. 
This includes the underground detention systems.  
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8. Sheet 12; Fire Protection Plan 

a.  “No Parking” signs shall be proposed within the proposed fire truck path.  

b. The Fire Marshal requests that no landscaping be proposed between the main building and 
Carpenter Road. 

9. WCRC, WCWRC, and WCHD approvals are required prior to Township Final Site Plan 
approval.  Further coordination with these agencies may result in modifications to this preliminary 
site plan.  It is the applicant’s responsibility to coordinate with all outside agencies early in the site 
plan development process to ensure all agency requirements are adhered to and revisions of the 
site plan are limited. 

10. A stormwater management maintenance agreement, satisfactory to the Township, shall be 
executed by the property owner prior to construction.  

11. Prior to construction, the Applicant shall provide a performance guarantee in accordance with 
Section 3.09 of the Zoning Ordinance. 

12. With each re-submittal, the preparer shall provide a written summary of revisions made to the 
plans.  
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TO: Ben Carlisle, AICP 
Pittsfield Charter Township Planning Consultant 
 

FROM: Pete Hill, P.E.  
Senior Associate Engineer 
 

DATE: April 24, 2020 
 

RE: Shamrock Self Storage 
4251 Carpenter Road  
Preliminary Site Plan Review  

 
Environmental Consulting & Technology, Inc. (ECT) completed a review of the Preliminary Site Plan for the 
proposed Shamrock Self Storage project (4251 Carpenter Road) prepared by Midwestern Consulting dated 
April 6, 2020 (Plan).  ECT previously reviewed the Wetland Delineation Report prepared by Marx Wetlands, 
LLC dated December 9, 2019.  The site is located at the northeast corner of Carpenter Road and I-94 (Section 
13). ECT previously completed an on-site wetland verification at the site in November 2019. The site was 
reviewed for the presence of regulated wetlands as defined in the Pittsfield Charter Township Wetland 
Ordinance, Chapter 8. Environment, Article III. Wetlands.   
 
ECT recommends approval of the Plan for wetlands, however, we suggest that the Applicant address 
the items noted in the Wetland Comments section of this letter prior to approval of the Final Site Plan. 
 
A summary of our findings from review of the applicant’s submittal regarding existing wetlands and proposed 
wetland impacts follows. 
 
Wetland/Existing Conditions 
Three (3) on-site wetlands were delineated (Wetlands 1, 2, and 3) on the site.  The wetland boundary locations 
are indicated on the Plan.  The wetlands and the 25-foot wetland boundaries are clearly indicated on the Removal 
Plan (Sheet 5) – see Figure 1; attached). 
 
Wetland 1 is an emergent wetland containing narrow-leaved cattail (Typha angustifolia), broad-leaved cattail 
(Typha latifolia), reed canary grass (Phalaris arundinacea), late goldenrod (Solidago gigantea), Bebb’s sedge (Carex 
bebbii) and fox sedge (Carex vulpinoidea).  This wetland is a swale-like feature located in the southwest corner of 
the project property, adjacent to Carpenter Road and I-94.  The northern extent of this feature appears to lack 
wetland conditions and became an upland ditch/swale feature.  This feature also appeared to lack the elements 
of a true stream (i.e., defined bed and banks, continuous flow).  A culvert was identified at the north and south 
ends of this feature. 
 
Wetland 2 is an emergent wetland containing path rush (Juncus tenuis), curly dock (Rumex crispus), Dudley’s rush 
(Juncus dudleyi), and calico aster (Symphyotrichum lateriflorum).  This wetland also contains self-heal (Prunella vulgaris), 
purple loosestrife (Lythrum salicaria), fox sedge, and Canada/field thistle (Cirsium arvense).  This wetland is located 
within the northwest section of the property within an overhead electric distribution line corridor.  The wetland 
appears to have been created incidentally be poor grading along the distribution line corridor. 
 
Wetland 3 is a largely forested wetland containing red maple (Acer rubrum), silver maple (Acer saccharinum), 
American elm (Ulmus americana), and black ash (Fraxinus nigra) trees.  Shrubs observed include common 
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buckthorn (Rhamnus cathartica), glossy buckthorn (Frangula alnus), silky dogwood (Cornus amomum), gray dogwood 
(Cornus foemina), and black ash saplings.  This wetland contained sparse herbaceous vegetation including fowl 
manna grass (Glyceria striata), bladder sedge (Carex intumescens), and fox sedge.  This wetland is located in the 
northeast section of the subject property. 
 
As noted in the Marx Wetland Report, one (1) watercourse was observed approximately 25 feet east of the 
site’s eastern boundary.  This watercourse appears to be tributary to the Upper Paint Creek; however it does 
not appear to be a Washtenaw County Drain. 
 
ECT has reviewed the wetland delineation completed by Marx Wetlands, LLC on November 27, 2019 and 
agrees that the wetland boundaries were accurately flagged in the field.   
 
Wetland Impact Review 
It should be noted that the Natural Features Impact Statement included on the Removal Plan (Sheet 5) indicates that 
Wetlands 1 and 3 will be preserved. The Plan notes that Wetland 1 will be temporarily disturbed for the 
construction of the proposed watermain. The area of wetland disturbance is to be fully restored. The Plan 
indicates that 2,385 square feet (0.055-acre) of the Wetland 1 25-foot buffer will be disturbed. This impact 
appears to be a permanent impact associated with a proposed change in grade. 
 
Wetland 2 (285 square feet/0.007-acre) located in the central portion of the site will be removed with the 
development. 
 
Previous iterations of the Plan included a 641 square feet (0.015-acre) impact to the Wetland 3 Buffer for the 
installation of the stormwater detention basin. This has been eliminated from the current Plan.  Sheet 5 indicates 
that existing Wetland #3 and its 25-foot wetland setback are not to be disturbed. 
 
ECT encourages the Applicant to avoid and minimize impacts to on-site wetlands and 25-foot wetland setbacks 
and attempt to incorporate these existing natural features into the site plan.  This includes working to avoid 
grading within the existing 25-foot wetland setback of Wetland 1. 
 
Wetland Regulation by the State of Michigan 
Wetlands are protected under Part 303 Wetland Protection, of P.A. 451 of 1994, the Natural Resources and 
Environmental Protection Act (NREPA, as amended).  The Michigan Department of Environment, Great 
Lakes, and Energy (EGLE, formerly MDEQ) assumes authority over wetlands that are 5 acres or greater in 
area; contiguous (directly adjacent to) to an inland lake, pond, or stream; within 500 feet of an inland lake, pond, 
or stream; or within 1,000 feet of a Great Lake, Lake Saint Clair, Saint Mary’s River, Saint Clair River, or Detroit 
River.  
 
EGLE may also exert regulatory control over isolated wetlands less than five acres in size: “...if the department 
determines that protection of the area is essential to the preservation of the natural resources of the state from 
pollution, impairment, or destruction and the department has so notified the owner.” 
 

The following activities are prohibited within regulated wetlands without an EGLE permit: 

1 The placement of fill material; 
2 Dredging; 
3 Construction within; and/or  
4 The draining of surface water from a wetland. 
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ECT agrees with the applicant’s wetland consultant’s opinion that Wetlands 1 and 3 may by regulated by EGLE.  
Wetland 1 is less than 5-acres in size but may be considered contiguous because the ditch/swale likely discharges 
off-site via a northern culvert that appears to connect to roadside ditches that ultimately connect to the Upper 
Paint Creek.  Wetland 3, also less than 5-acres in size, appears to be within 500 feet of an off-site regulating 
feature (i.e., offsite watercourse).  Wetland 2 is a small, isolated wetland and is not likely regulated by EGLE.  
 
Wetland Regulation by Pittsfield Charter Township 
Based on the findings set forth in Section 8-12 of the Township’s Wetland Ordinance, the Township Board of 
Trustees declares a goal of no net loss of wetlands within the Township and a long-term goal of a net gain in 
wetlands within the Township. These goals are to be accomplished through the use of all means available to 
the Township as authorized by applicable local, state and federal laws and regulations, including, but not limited 
to, the implementation of the regulatory purposes and intent of this article; the identification and review of 
degraded or destroyed wetlands in the Township; and the use of incentives, voluntary agreements, and other 
forms of cooperation between the Township and landowners to protect and restore wetlands to the greatest 
extent possible authorized under the law. 
 
Under the authority of Wetland Ordinance, Pittsfield Charter Township regulates all watercourses and wetlands 
that are: 
 
1.    Contiguous to a lake or pond, or a river or stream, regardless of size; 
2.    Not contiguous to a lake or pond, or a river or stream; and 2 acres or more in size; 
3.    Not contiguous to a lake or pond, or a river or stream; and less than 2 acres in size, if the Township 

determines that protection of the area is essential to the preservation of the natural resources of the 
Township from pollution, impairment, or destruction as provided by this Ordinance. 

 
In making a determination that a wetland is essential to the preservation of the natural resources of the 
Township must find that one or more of the following exist at the particular site: 

 
a) The site supports state or federal endangered or threatened plants, fish, or wildlife appearing on a list 

specified in Section 36505 of the Michigan Wetlands Protection Act. 
b) The site represents what is identified as a locally rare or unique ecosystem. 
c) The site supports plants or animals of an identified local importance. 
d) The site provides groundwater recharge documented by a public agency. 
e) The site provides flood and storm control by the hydrologic absorption and storage capacity of the 

wetland. 
f) The site provides wildlife habitat by providing breeding, nesting, or feeding grounds or cover for 

forms of wildlife, waterfowl, including migratory waterfowl, and rare, threatened, or endangered 
wildlife species. 

g) The site provides protection of subsurface water resources and provision of valuable watersheds and 
recharging groundwater supplies. 

h) The site provides pollution treatment by serving as a biological and chemical oxidation basin. 
i) The site provides erosion control by serving as a sedimentation area and filtering basin, absorbing silt 

and organic matter. 
j) The site provides sources of nutrients in water food cycles and nursery grounds and sanctuaries for 

fish. 
 
Wetlands 1 and 3 appear to be regulated by the Township as they meet one or more of the essentiality criteria 
listed above (e.g., flood and storm control as well as wildlife habitat).  According to the Pittsfield Charter 
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Township Wetland Protection Ordinance, Section 8-17, the following activities require a permit from the 
Township: 
 

 Deposit or permit the placing of fill material in a wetland. 
 Dredge, remove, or permit the removal of soil or minerals from a wetland. 
 Construct, operate, or maintain any use or development in a wetland. 
 Drain surface water from a wetland. 
 Mowing, cutting, removing, or causing to be removed or damaged, native vegetation or trees from the wetland, 

except for the mowing of a walkable path not to exceed ten (10) feet wide, unless as an ecological restoration 
project approved by the Ordinance Enforcement Officer. 

 
It is ECT’s opinion that Wetland 2 is not regulated by Pittsfield Township as this wetland is a poor quality, 
small (i.e., 285 square feet), isolated wetland that appears to be a man-made/incidental wetland created by poor 
grading along the existing utility corridor.  This wetland does not appear to provide essential wetland functions 
as described in the Wetland Ordinance (per the Wetland Ordinance Section 8-19.I).  
  
In addition to the desire to preserve wetlands, the Township’s goal is to preserve wetland buffers/setbacks.  
The Township’s Land Development Standards (Chapter 19 – Protection and Mitigation of Natural Features) states 
that: 
 

A permanent buffer strip, vegetated with natural plant species, will be maintained or restored within a setback of 25 feet 
from a designated edge or boundary of a wetland area. 
 

With regard to the preservation of 25-foot wetland buffers, the applicant should work in order to preserve the 
wetland buffers of all wetland features to remain. Specifically, the applicant should work to preserve the 25-
foot buffer of Wetland 1. The Plan currently appears to propose a permanent impact of 2,385 square feet 
(0.055-acre). 
 
The preservation of a 25-foot buffer area is important to the overall health of the existing wetlands.  The 
existing buffers serve to filter pollutants and nutrients from storm water before entering the wetlands, as well 
as provide additional wildlife habitat.  Any pesticides, herbicides, or fertilizers used on the proposed 
development site would likely also ultimately drain to the wetland.   
 
For subsequent Plan submittals, ECT recommends that the Applicant incorporate a restoration plan for any 
proposed temporary and/or permanent impacts to 25-foot wetland buffer areas.  This restoration plan should 
include a 1:1 replacement for any impacts to the 25-foot wetland buffer.  This wetland buffer 
mitigation/restoration should incorporate an appropriate native wetland buffer seed mix, to be approved by 
the Township and/or the Townships’ wetland consultant.  
 
Proposed Mitigation 
As proposed, the project does not require wetland mitigation. 
 
Wetland Comments 
The following are repeat comments from our Preliminary Site Plan Review & Wetland Boundary Verification 
letter dated January 22, 2020. The current status of these comments is indicated in bold italics. Please consider 
the following comments when preparing subsequent site plan submittals: 
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1. The Natural Features Impact Statement on Sheet 5 (Removal Plan) indicates that 641 square feet 
(0.015-acre) of Wetland 3’s 25-foot buffer will be temporarily disturbed for the installation of the 
stormwater detention basin.  This area does not appear to be specifically indicated on the Plan.  ECT 
encourages the Applicant to avoid and minimize impacts to on-site wetlands and 25-foot wetland 
setbacks and attempt to incorporate these existing natural features into the site plan.  This includes 
working to avoid grading within the existing 25-foot wetland setbacks. 

 
This comment has been partially addressed. The current Plan indicates that there are no 
proposed impacts to Wetland 3 or its 25-foot wetland buffer. The Plan includes a proposed 
2,385 square-foot (0.055-acre) impact to the 25-foot setback of Wetland 1. This impact appears 
to be a permanent impact that includes a change in existing grade. 
 
As the preservation of a 25-foot buffer area is important to the overall health of the existing 
wetlands, for subsequent Plan submittals, ECT recommends that the Applicant incorporate a 
restoration plan for any proposed temporary and/or permanent impacts to 25-foot wetland 
buffer areas.  This restoration plan should include a 1:1 replacement for any impacts to the 25-
foot wetland buffer.  This wetland buffer mitigation/restoration should incorporate an 
appropriate native wetland buffer seed mix, to be approved by the Township and/or the 
Townships’ wetland consultant.  
 

2. We urge the applicant to consider a plan that further avoids impacts to the wetland buffer so that 
wetland buffer restoration becomes unnecessary.  Should the applicant continue to propose impacts 
to on-site wetland buffers, subsequent plans should provide detailed information regarding the 
proposed wetland buffer restoration/mitigation.  Specifically, the applicant shall incorporate a 
restoration plan for any proposed impacts to the 25-foot wetland buffer areas.  This restoration plan 
should include a 1:1 replacement for any impacts to the 25-foot wetland buffer.  This wetland buffer 
mitigation/restoration should incorporate an appropriate native wetland buffer seed mix, to be 
approved by the Township and/or the Townships’ wetland  consultant. 
 
This comment still applies. It is recommended that the applicant provide a restoration plan 
for any areas of (temporary or permanent) impact to the existing 25-foot wetland setbacks. 
 

Conclusions 
While the development appears to avoid impacts to regulated on-site wetlands, the Plan does appear to include 
proposed impacts to 25-foot wetland buffers (i.e., Wetland 1 setback).  While the proposed impacts to buffers 
has been reduced from previous iterations of the Plan, ECT continues to recommend that the applicant 
consider further minimizing the overall impacts to wetland setback/buffer through small modifications in the 
silt fence/limits of disturbance.  Should the applicant continue to propose impacts to on-site wetland buffers, 
it is recommended that the applicant incorporate a restoration/mitigation plan for any proposed impacts to the 
25-foot wetland buffer. 
 
Recommendation 
ECT recommends approval of the Plan for wetlands, however, we suggest that the Applicant address the items 
noted in the Wetland Comments section of this letter prior to approval of the Final Site Plan. 
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cc:   Zoe Crowley, UMS Specialist (CrowleyZ@pittsfield-mi.gov) 
 Allen Hare, UMS (HareA@pittsfield-mi.gov) 

 Eric Humesky, PE, Township Engineer (engineering@pittsfield-mi-gov) 
Belinda Kingsley, Zoning & Code Enforcement Administrator, Pittsfield Charter Township 
(KingsleyB@pittsfield-mi.gov) 

  Sheryl Saliba, Utilities & Municipal Services Administrative Assistant (SalibaS@pittsfield-mi.gov) 
 
Attachments:  Figure 1. Approximate Wetland Locations (Removal Plan).  Source: Midwestern Consulting. 
  Site Photos 
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Figure 1.  Approximate wetland locations (Shamrock Self Storage Removal Plan, Sheet 5).  Approximate parcel 
boundary is shown in red.  Approximate wetland boundaries are shown in yellow. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Wetland 3 

Wetland 2 

Wetland 1 
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Site Photos 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Photo 1. View of Wetland 2 within the central portion of the site. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Photo 2. View of Wetland 1 within the southwestern portion of the site. 
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 Photo 3. View of Wetland 3 within the northeastern portion of the site. 
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Richard K. Carlisle, President    Douglas J. Lewan, Executive Vice President    John L. Enos, Principal 
   David Scurto, Principal   Benjamin R. Carlisle, Principal   Sally M. Elmiger, Principal    Craig Strong, Principal    R. Donald Wortman, Principal   

Laura K. Kreps, Senior Associate     Paul Montagno, Associate 

 
 
TO:   Mandy Grewal, Township Supervisor 
  Planning Commission  
 
FROM:  Benjamin R. Carlisle, AICP 
  Laura K. Kreps, AICP 
 
DATE:   April 16, 2020 
 
RE:  Zoning Ordinance Amendments 
______________________________________________________________________________ 
 
As you are aware, it is common for staff, planning commissioners, township leadership, and 
outside interests to identify specific zoning language and other clarifications that require further 
discussion and potential amendments to the Zoning Ordinance.   
 
Based on items that have been raised in the enforcement of the existing Ordinance regulations, 
the following modifications are proposed.  These modifications would all be classified as minor 
changes.   
 
Each amendment has three parts: 1) the ordinance section number, page number, and existing 
ordinance language; 2) details outlining the proposed text amendment and explanation as to why 
the amendment is warranted; and 3) proposed amended language.  Removed text is 
struckthrough and proposed new text is underlined. 
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Proposed Amendments: 
 
1. Table 4.21, Non-Residential Use Table (page 4:25): Remove “vehicle impound lot” from 

table.   
 
Issue: Vehicle impound lot is a use category listed in the table but is not a permitted or conditional 
use allowed in any zoning district. 
 
Amended Language:  
 
TABLE 4.21  NON-RESIDENTIAL USE TABLE 

Use Category 
Commercial Industrial Public 

Facility 
Specific Use 

Standard 
(Article, 
Section) C-1 C-2 I BD PF 

Vehicle Impound 
Lot      11.35 

 
 
 
2. Section 12.05.B.2. (page 12:6): Eliminate Township Attorney review of shared parking 

arrangements.  
 
Issue:  This is not current practice.  Shared parking arrangements are reviewed and demonstrated 
through site plan review and shared easement documents. 
 
Amended Language:  
 
12.05.B.2:    Off-street parking for uses in all districts shall be on the same lot as the use or building 

served by the parking, unless joint parking with abutting properties and uses is 
provided in a form acceptable to the Township Attorney and executed and recorded 
by the parties sharing the parking. 
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3. Section 13.03.A. (page 13:17): Add provision to require recycling containers for all non-
residential and multiple-family developments. 

 
Issue: Recycling facilities are not currently required to be provided for non-residential and 
multiple-family developments. 
 
Amended Language:  
 
13.03.A:  Where Required. The standards set forth in this Section shall apply to all uses that 

have refuse and recycle disposal service by collective trash and recycling containers.  
This does not include curbside pickup for single-family residential uses; however, all 
residential buildings of more than two (2) dwelling units and non-residential uses shall 
provide trash and recycling enclosures. 

 
4. Section 15.07.B.1.b. (page 15:16): Change the allowance of ground signs in the form-

based district from one (1) per public street frontage to one (1) per lot. 
 
Issue:  This will further regulate ground signage in the form-based districts. 
 
Amended Language:  
 
15.07.B.1.b:  
 

B. General Regulations 
1.  Ground Signs. 

b. Number.  One (1) ground sign shall be permitted for each public street frontage 
lot. 

 

Feel free to contact us with any questions. 

 

 

Attachments: Ordinance Redline Version  
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REDLINE VERSION 
 
TABLE 4.21, NON-RESIDENTIAL USE TABLE 
 
TABLE 4.21  NON-RESIDENTIAL USE TABLE 

Use Category 
Commercial Industrial Public 

Facility 
Specific Use 

Standard 
(Article, 
Section) C-1 C-2 I BD PF 

Vehicle Impound 
Lot      11.35 

 
 
SECTION 12.05 PARKING AND CIRCULATION 
 
12.05.B.2:     
 
Off-street parking for uses in all districts shall be on the same lot as the use or building served by the 
parking, unless joint parking with abutting properties and uses is provided in a form acceptable to the 
Township Attorney and executed and recorded by the parties sharing the parking. 
 
 
SECTION 13.03 TRASH AND RECYCLING CONTAINERS 
 
Section 13.03.A.  
 
Where Required. The standards set forth in this Section shall apply to all uses that have refuse and recycle 
disposal service by collective trash and recycling containers.  This does not include curbside pickup for 
single-family residential uses; however, all residential buildings of more than two (2) dwelling units and 
non-residential uses shall provide trash and recycling enclosures. 
 
 
SECTION 15.07 PERMITTED SIGNS IN FORM-BASED ZONING DISTRICTS 
 
15.07.B.1.b.  
 
Number.  One (1) ground sign shall be permitted for each public street frontage lot. 
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Pittsfield Charter Township 
Department of Utilities & Municipal Services 
6201 West Michigan Avenue, Ann Arbor, Ml 48108 
Phone: (734) 822-3130 Fax: (734) 944-1103 

Commercial Site Plan 
Approval Application 

Website: www.plttsfield-ml.gov Email: plannlng@plttsfield-ml.gov 

Applicant Requirement Checklist 
II] Project Fees {must be paid by cash or check when application Is submitted) 

Administrative Fee is non-mfundable 

Ill Completed Application Fonn 

Iii Ten (10) sets of the proposed slt8 plan. Three (3) full size plan sets, and seven (7) re
duced (11x17) plan sets (NIA with Engineering Plan Submittal) 

Ill A CD er use Drive containing the entire plan set 

Submittal lnfonnatlon 

:: OFFICE USE :: 

This application and site plan Is being submitted for the following consideration: Date of Plan: September 11, 2019 

I) Preliminary Site Plan • Combined Preliminary/Final Site Plan • Administrative Review 
Number of Sheets: 39 

0 Final Site Plan • Amendment of Approved Plan D Engineering Plan 

Name of Proposed Development: HERITAGE PRESERVE 

Total Number of: Iii Lots: 92 • Units: D Units/Buildings: 

Total Floor Area Proposed (Sq. Ft.): 24000 Estimated Cost of Site Work: $1,098, 1 oo 
Estimated Cost of Vertical Building: Proposed Date of Construction: 

Property lnfonnatlon 

North of Bemis Rd. and West of Platt Rd. Or 
General Location of Site Street Number Street Name 

Parcel 1.0. # 12 ._34 ___ - 200 - 001 Gross Acreage of Site: 274.12 Net Acreage: 271.20 

--------12-34-100-002, 12-34-300-001, 12-34-400-027, 12-34-300-033, 12-34-300-034 
Applicant lnfonnatlo~ 
(Please Print) 
Bemis Road $OBI, L.L.C 
Company Name (If Applicable) 
1943 Henrietta Street 
Address 
( 248 ) 563-5800 
Contact Number 

Birmingham 
City 
( 248 ) 499·1006 
Fax Number 

Applicant's Compliance Agreement 

David J. Stellman 
Applicant's Name 
Ml 
State 
dstollman@me.com 
Email Address 

48009 
Zip 

The applicant(s) represents that they are the owner(s) of the subject property or are ac:tlng on behalf of the above listed owner, and 
herewith file thirteen l13} copies of the Identified drawing of the property or site plan and all supporting material. The applicant also 
acknowledges the filing of this application grants permission for T ownshlp staff and/or officials to enter the property to determine the 
accuracy of th bmitte nformatlon including existing conditions. If the applicant Is not the owner, the owner must fill out the owner 
a ~-

David J. Stollman 
Applicant's S1 nature 

c:lJ//b/11 
Applicant's Name (Please Print) 

Date 

t-PW\µ AP<J frc_ ;, :: Office Use :: Time Stamp 

~ <o APP i:=:-t:..t..- -= 

£see.ow p~ 
~ G:,, .Oc'.)s?~ 

(Initials) 

Convnercial Site Plan Approval Appllc:ation 
Page 1 d2 

/ 

Please Complete Reverae Side-
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Escrow lnfonnatlon (To be tilted out H different than the applicant lnfonnatlon) 

(Please Print) 

Company Name Contact Name 

Address City State Zip 

( ) 
Contact Number 

( ) 
Fax Number Email Address 

Property Owner lnfonnatlon 
(Please Print) 

Please See Attached ( ) 
Property Owner's Name Contact Number 

Address City State Zip 

( ) 
Email Address Fax Number 

Property Owner's Signature Date 

Sita Planner/Engineer 
(Please Print) 

Atwell LLC Matthew Bush, PE 
Company Name Contact Name 

311 N. Main Street Ann Arbor Ml 48104 
Address City State Zip 

(810 )923-6878 ( ) mbush@atwell-group.com 
Contact Number Fax Number Email Address 

Submittal by the application deadline does not guarantee placement on the agenda for the meeting date indicated on the 
meeting schedule. 

Commercial Site Plan Approwl Application 
Page2of2 

l:PlannlngEngCod\Standanl Doalments-Templalas~ Forms\Commen:lal Sile Plan AppUcatlon 

69



Know what's below.
      Call before you dig.
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EXHIBIT A - LEGAL DESCRIPTION PER COMMITMENT FOR TITLE INSURANCE, ISSUING AGENT: TITLE SOURCE, ISSUING OFFICE: FIDELITY NATIONAL TITLE INSURANCE COMPANY, COMMITMENT NUMBER: 63996499, REVISION NUMBER: 2, COMMITMENT DATE: NOVEMBER 1, 2017: LAND SITUATED IN THE CHARTER TOWNSHIP OF PITTSFIELD IN THE COUNTY OF WASHTENAW IN THE STATE OF MI  PARCEL 1: PART OF THE EAST 1/2 SECTION 34, TOWN 3 SOUTH, RANGE 6 EAST, PITTSFIELD TOWNSHIP, WASHTENAW COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCING AT THE SOUTHEAST CORNER OF SAID SECTION 34 SOUTH 88 DEGREES 07 MINUTES 20 SECONDS WEST ALONG THE SOUTH LINE OF SECTION 34 1327.20 FEET TO THE POINT OF BEGINNING; THENCE CONTINUING SOUTH 88 DEGREES 07 MINUTES 20 SECONDS WEST 579.58 FEET; THENCE NORTH 01 DEGREE 52 MINUTES 40 SECONDS WEST 552.00 FEET; THENCE SOUTH 88 DEGREES 07 MINUTES 20 SECONDS WEST 420.00 FEET; THENCE SOUTH 01 DEGREE 52 MINUTES 40 SECONDS EAST 253.73 FEET; THENCE SOUTH 88 DEGREES 06 MINUTES 39 SECONDS WEST 125.48 FEET; THENCE NORTH 01 DEGREE 22 MINUTES 03 SECONDS WEST 3731.90 FEET; THENCE NORTH 88 DEGREES 09 MINUTES 43 SECONDS EAST 1123.40 FEET; THENCE SOUTH 01 DEGREE 31 MINUTES 22 SECONDS EAST 1347.09 FEET; THENCE SOUTH 88 DEGREES 02 MINUTES 41 SECONDS WEST 3.00 FEET; THENCE SOUTH 01 DEGREE 30 MINUTES 43 SECONDS EAST 2682.23 FEET TO THE POINT OF BEGINNING. BEING SUBJECT TO THE RIGHTS OF THE PUBLIC IN BEMIS ROAD AND ANY OTHER EASEMENTS OR RESTRICTIONS OF RECORD. PARCEL 2: TOGETHER WITH A NON-EXCLUSIVE PERPETUAL EASEMENT FOR THE CONSTRUCTION OPERATION, MAINTENANCE, REPAIR AND REPLACEMENT OF A STORM SEWER DETENTIONS AND RETENTION POND OVER PROPERTY SITUATED IN PITTSFIELD TOWNSHIP, WASHTENAW COUNTY, MICHIGAN IN THE SOUTHWEST 1/4 OF SECTION 34, TOWN 3 SOUTH, RANGE 6 EAST, MORE PARTICULARLY DESCRIBED AS BEGINNING AT A POINT ON THE EAST-WEST 1/4 OF SAID SECTION 34 THAT IS 527.5 FEET, SOUTH 89 DEGREES 58 MINUTES 30 SECONDS EAST MEASURED ALONG SAID EAST-WEST 1/4 LINE OF THE WEST 1/4 CORNER OF SAID SECTION 34; THENCE CONTINUING SOUTH 89 DEGREES 58 MINUTES 30 SECONDS EAST 699.92 FEET TO THE WEST LINE OF THE PROPERTY OWNED BY THE ANN ARBOR RAILROAD; THENCE SOUTH 06 DEGREES 40 MINUTES 20 SECONDS EAST 351.38 FEET; THENCE NORTH 89 DEGREES 58 MINUTES 30 SECONDS WEST 715 FEET; THENCE NORTH 04 DEGREES 13 MINUTES 09 SECONDS WEST 349.94 FEET TO THE PLACE OF BEGINNING AND A TEMPORARY EASEMENT FOR INGRESS AND EGRESS OVER AND ACROSS FOR THE PURPOSES OF BRINGING EQUIPMENT, MATERIALS AND LABOR TO THE EASEMENT PROPERTY TO CONSTRUCT, OPERATE, MAINTAIN REPAIR AND REPLACE THE STORM SEWER DETENTION AND RETENTION PONDS ON THE EASEMENT PROPERTY OVER PROPERTY DESCRIBED AS: BEGINNING AT THE WEST 1/4 CORNER OF SECTION 34, TOWN 3 SOUTH, RANGE 6 EAST, PITTSFIELD TOWNSHIP, WASHTENAW COUNTY, MICHIGAN; THENCE SOUTH 89 DEGREES 58 MINUTES 30 SECONDS EAST 1227.42 FEET ALONG THE EAST AND WEST 1/4 LINE OF SAID SECTION TO A POINT ON THE WESTERLY RIGHT OF WAY LINE OF THE ANN ARBOR RAILROAD; THENCE SOUTH 06 DEGREES 40 MINUTES 20 SECONDS EAST 351.38 FEET ALONG SAID RIGHT OF WAY LINE; THENCE NORTH 89 DEGREES 58 MINUTES 30 SECONDS WEST 1272.17 FEET; THENCE NORTH 00 DEGREES 38 MINUTES 40 SECONDS EAST 349.00 FEET ALONG THE WEST LINE OF SAID SECTION AND THE CENTERLINE OF WARNER ROAD TO THE POINT OF BEGINNING, SAID PARCEL BEING A PART OF THE SOUTHWEST 1/4 OF SECTION 34, TOWN 3 SOUTH, RANGE 6 EAST, PITTSFIELD TOWNSHIP, WASHTENAW COUNTY, MICHIGAN, AS IS SET FORTH IN GRANT OF EASEMENT RECORDED IN LIBER 4594, PAGE 931, AND ASSIGNMENT OF GRANT OF EASEMENT RECORDED IN LIBER 4594, PAGE 932, WASHTENAW COUNTY RECORDS. *NOTE: PARCEL 1 DESCRIPTION MATHEMATICALLY MISCLOSES BY 3.1 FEET SCHEDULE B - PART II (EXCEPTIONS) PER COMMITMENT FOR TITLE INSURANCE, ISSUING AGENT: TITLE SOURCE, ISSUING OFFICE: FIDELITY NATIONAL TITLE INSURANCE COMPANY, COMMITMENT NUMBER: 63996499, REVISION NUMBER: 2, COMMITMENT DATE: NOVEMBER 1, 2017: 7.  EASEMENT FOR TOWER LINES IN LIBER 1, PAGE 348. (AS TO PARCEL 1) RESPONSE: COVERS PARCEL 1 AND ADDITIONAL LAND, ROUTE APPROXIMATELY AS SHOWN HEREON.  8.  RIGHT-OF-WAY IN FAVOR OF WASHTENAW COUNTY DRAIN COMMISSIONER RECORDED IN LIBER 930, PAGE 390. (AS TO PARCEL 2) RESPONSE: DOCUMENT COVERS LAND IN YPSILANTI TOWNSHIP.  9.  AGREEMENT TO VACATE CERTAIN EASEMENTS OF INGRESS AND EGRESS AND REMOVE SURVEYS FILED WITH SAID EASEMENTS RECORDED DECEMBER 31, 1998 IN LIBER 3838, PAGE 73. RESPONSE: COVERS PARCEL 1 AND LAND TO SOUTH AND WEST.  10. DECLARATION OF RESTRICTIVE COVENANTS AND AGREEMENT TO MAINTAIN PRIVATE ROAD DATED DECEMBER 3, 1998 AND RECORDED JANUARY 27, 1999 IN LIBER 3844, PAGE 720. (AS TO PARCEL 1) RESPONSE: EXHIBIT A COVERS PARCEL 1 AND LAND TO WEST, EXHIBIT B COVERS LAND TO SOUTH OF PARCEL 1, EXHIBIT C EASEMENT AS SHOWN HEREON.  11. MEMORANDUM OF OPTION AGREEMENT AND DEVELOPMENT AGREEMENT BY AND BETWEEN J. A. BLOCK AND COMPANY, A MICHIGAN CORPORATION, AND PITTSFIELD INVESTORS LLC A MICHIGAN LIMITED LIABILITY COMPANY DATED AUGUST 15, 2005 AND RECORDED OCTOBER 14, 2005 IN LIBER 4514, PAGE 551. RESPONSE: EXHIBIT A COVERS PARCEL 1, EXHIBIT B PARCEL B COVERS LAND TO WEST, EXHIBIT B EASEMENTS AS SHOWN HEREON.  12. SUBJECT TO THE TERMS AND CONDITIONS OF A CERTAIN GRANT OF EASEMENT AS RECORDED IN LIBER 4594, PAGE 931, WASHTENAW COUNTY RECORDS, AND AN ASSIGNMENT OF GRANT OF EASEMENT RECORDED IN LIBER 4594, PAGE 932, WASHTENAW COUNTY RECORDS. RESPONSE: L.4594, PG.931 EXHIBIT A AS SHOWN HEREON, EXHIBIT B PARCEL A COVERS PARCEL 1, EXHIBIT B PARCEL B COVERS LAND TO WEST OF PARCEL 1, EXHIBIT B EASEMENT AS SHOWN HEREON, EXHIBIT C ADJACENT PROPERTY AS SHOWN HEREON. L.4594, PG.932 REFERENCES L.4594, PG.931, EXHIBIT A AS SHOWN HEREON. 
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SCHEDULE C DESCRIPTION PER COMMITMENT FOR TITLE INSURANCE ISSUED BY FIDELITY NATIONAL TITLE INSURANCE COMPANY, ISSUING OFFICE: CHIRCO TITLE AGENCY, INC., COMMITMENT NO.: C-153594 - REVISION NO. 1, COMMITMENT DATE: APRIL 4, 2019: THE LAND IS DESCRIBED AS FOLLOWS: PARCEL 1: COMMENCING AT THE NORTH 1/4 CORNER OF SECTION 34, TOWN 3 SOUTH, RANGE 6 EAST; THENCE NORTH 88 DEGREES 38 MINUTES 10 SECONDS WEST 53.45 FEET ALONG THE NORTH LINE OF SAID SECTION TO THE POINT OF BEGINNING; THENCE SOUTH 00 DEGREES 51 MINUTES 20 SECONDS WEST 920.00 FEET ALONG AN EXISTING FENCE LINE; THENCE NORTH 88 DEGREES 38 MINUTES 10 SECONDS WEST 520.83 FEET; THENCE NORTH 00 DEGREES 51 MINUTES 20 SECONDS EAST 920.00 FEET; THENCE SOUTH 88 DEGREES 38 MINUTES 10 SECONDS EAST 520.83 FEET ALONG THE NORTH LINE OF SAID SECTION TO POINT OF BEGINNING. NOTE: ABOVE PROPERTY APPEARS TO BE LAND-LOCKED. PARCEL 2: THE NORTH 1/2 OF THE NORTHEAST 1/4 OF SECTION 34, TOWN 3 SOUTH, RANGE 6 EAST, EXCEPTING THEREFROM LAND SOLD TO DAVID F. ANDERSON AND WIFE IN LIBER 476, PAGE 565, WASHTENAW COUNTY RECORDS. SCHEDULE B, PART II EXCEPTIONS PER COMMITMENT FOR TITLE INSURANCE ISSUED BY FIDELITY NATIONAL TITLE INSURANCE COMPANY, ISSUING OFFICE: CHIRCO TITLE AGENCY, INC., COMMITMENT NO.: C-153594 - REVISION NO. 1, COMMITMENT DATE: APRIL 4, 2019: 12. EASEMENT FOR RIGHT OF WAY TO GENERAL TELEPHONE COMPANY OF MICHIGAN AS RECORDED IN LIBER 1712, PAGE 508, WASHTENAW COUNTY RECORDS, AS TO PARCEL 2. RESPONSE: COVERS PARCEL 2, EASEMENT AS SHOWN HEREON.  13. RELEASE OF RIGHT OF WAY AS RECORDED IN LIBER 935, PAGE 325, WASHTENAW COUNTY RECORDS, AS TO PARCEL 1. RESPONSE: LOCATED IN SECTION 23.  14. RELEASE OF RIGHT OF WAY AS RECORDED IN LIBER 935, PAGE 384 AND LIBER 935, PAGE 387, WASHTENAW COUNTY RECORDS, AS TO PARCEL 2. RESPONSE: AS SHOWN HEREON.  15. SURVEY BY ATWELL-HICKS, INC., JOB NO. 536-31, DATED 10/03/74, AS RECORDED IN LIBER 1493, PAGE 143, AS TO PART OF PARCEL 2. RESPONSE: COVERS A PORTION OF PARCEL 2, AS SHOWN HEREON.  16. SURVEY BY WASHTENAW ENGINEERING CO. INC., JOB NO. 7088, DATED 07/20/71, AS RECORDED IN LIBER 1369, PAGE 381, WASHTENAW COUNTY RECORDS, AS TO PARCEL 1. RESPONSE: COVERS PARCEL 1.
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SCHEDULE C LEGAL DESCRIPTION PER COMMITMENT FOR TITLE INSURANCE ISSUED BY CHIRCO TITLE AGENCY, INC., AN AGENCY FOR FIDELITY NATIONAL TITLE INSURANCE COMPANY, COMMITMENT NO.: C-148512 REVISION 1, EFFECTIVE DATE: DECEMBER 29, 2017: THE LAND REFERRED TO IN THIS COMMITMENT IS DESCRIBED AS FOLLOWS: PARCEL 1: PART OF SW 1/4 SECTION 34, T3S, R6E. BEGINNING AT CENTER OF SECTION 34; THENCE SOUTH IN NORTH AND SOUTH 1/4 LINE TO SE CORNER OF THE NE 1/4 OF SW 1/4; THENCE WEST 1196.33 FEET IN SOUTH LINE OF NE 1/4 OF SW 1/4 TO THE EAST LINE OF ANN ARBOR RAILROAD; THENCE NORTHERLY ALONG THE EAST LINE OF RAILROAD TO THE EAST AND WEST 1/4 LINE; THENCE EAST 1359.67 FEET TO THE POINT OF BEGINNING. ALSO BEGINNING AT CENTER SECTION 34; THENCE NORTH 01 DEGREES 22 MINUTES 03 SECONDS WEST 1349.84 FEET; THENCE NORTH 88 DEGREES 09 MINUTES 43 SECONDS EAST 206.19 FEET; THENCE SOUTH 01 DEGREE 22 MINUTES 03 SECONDS EAST 3471.06 FEET; THENCE SOUTH 75 DEGREES 48 MINUTES 09 SECONDS WEST 210.97 FEET; THENCE NORTH 01 DEGREE 22 MINUTES 48 SECONDS WEST 2166.41 FEET TO THE POINT OF BEGINNING. NOTE: THE ABOVE LEGAL DESCRIPTION APPEARS TO BE INCOMPLETE. PARCEL 2: PART OF S 1/2 SECTION 34, T3S, R6E. COMMENCING AT SOUTH 1/4 CORNER OF SECTION 34; THENCE NORTH 89 DEGREES 54 MINUTES 10 SECONDS WEST 153.28 FEET TO POINT OF BEGINNING; THENCE CONTINUING NORTH 89 DEGREES 54 MINUTES 10 SECONDS WEST 405.20 FEET; THENCE NORTH 00 DEGREES 05 MINUTES 50 SECONDS EAST 131.45 FEET; THENCE NORTH 77 DEGREES 00 MINUTES 42 SECONDS WEST 114.61 FEET; THENCE NORTH 00 DEGREES 05 MINUTES 38 SECONDS EAST 145.00 FEET; THENCE NORTH 89 DEGREES 30 MINUTES 19 SECONDS EAST 516.96 FEET; THENCE SOUTH 00 DEGREES 05 MINUTES 50 SECONDS WEST 307.36 FEET TO POINT OF BEGINNING. PARCEL 3: PART OF SW 1/4 SECTION 34, T3S, R6E. COMMENCING AT SOUTH 1/4 CORNER OF SECTION 34; THENCE NORTH 00 DEGREES 36 MINUTES 26 SECONDS EAST 514.44 FEET ALONG SOUTH LINE SECTION TO POINT OF BEGINNING; THENCE SOUTH 77 DEGREES 47 MINUTES 24 SECONDS WEST 133.30 FEET; THENCE SOUTH 68 DEGREES 15 MINUTES 43 SECONDS WEST 75.00 FEET; THENCE SOUTH 89 DEGREES 54 MINUTES 10 SECONDS EAST 42.00 FEET; THENCE SOUTH 00 DEGREES 05 MINUTES 50 SECONDS WEST 150.75 FEET; THENCE SOUTH 89 DEGREES 30 MINUTES 19 SECONDS WEST 516.96 FEET; THENCE NORTH 89 DEGREES 54 MINUTES 10 WEST 92.79 FEET; THENCE NORTH 00 DEGREES 05 MINUTES 48 SECONDS EAST 87.48 FEET; THENCE NORTH 89 DEGREES 54 MINUTES 10 WEST 302.93 FEET; THENCE NORTH 06 DEGREES 40 MINUTES 20 SECONDS WEST 1002.07 FEET; THENCE SOUTH 89 DEGREES 54 MINUTES 10 SECONDS EAST 1196.33 FEET; THENCE SOUTH 00 DEGREES 36 MINUTES 26 SECONDS WEST 870.20 FEET TO THE POINT OF BEGINNING. SCHEDULE B PER COMMITMENT FOR TITLE INSURANCE ISSUED BY CHIRCO TITLE AGENCY, INC., AN AGENCY FOR FIDELITY NATIONAL TITLE INSURANCE COMPANY, COMMITMENT NO.: C-148512 REVISION 1, EFFECTIVE DATE: DECEMBER 29, 2017: j.  EASEMENT FOR INGRESS AND EGRESS AND PUBLIC UTILITIES AS EVIDENCED IN QUIT CLAIM DEED RECORDED IN LIBER 4241, PAGE 103 AND LIBER 4241, PAGE 104, WASHTENAW COUNTY RECORDS. RESPONSE: COVERS PARCELS 1, 2 & 3 AND LAND TO EAST, EXHIBIT C EASEMENT AS SHOWN HEREON. k.  EASEMENT FOR DRAIN SYSTEM AS EVIDENCED IN FIDUCIARY DEED RECORDED IN LIBER 4514, PAGE 549, WASHTENAW COUNTY RECORDS. RESPONSE: EXHIBIT A PARCEL A COVERS LAND TO EAST OF PARCEL 1, EXHIBIT A PARCEL B COVERS PARCELS 1, 2 & 3 AND ADDITIONAL LAND, EXHIBIT A EASEMENTS AS SHOWN HEREON.  l.  DECLARATION OF RESTRICTIVE COVENANT AND AGREEMENT TO MAINTAIN PRIVATE ROAD AS RECORDED IN LIBER 3844, PAGE 720, WASHTENAW COUNTY RECORDS. RESPONSE: EXHIBIT A COVERS PARCELS 1, 2 & 3 AND LAND TO EAST, EXHIBIT B PARCEL 1 COVERS LAND TO EAST OF PARCEL 2, EXHIBIT C EASEMENT AS SHOWN HEREON.  m.  MEMORANDUM OF OPTION AGREEMENT AND DEVELOPMENT AGREEMENT RECORDED IN LIBER 4514, PAGE 551, WASHTENAW COUNTY RECORDS. RESPONSE: EXHIBIT A PARCEL A COVERS LAND TO EAST OF PARCEL 1, EXHIBIT B PARCEL B COVERS PARCELS 1, 2 & 3 AND ADDITIONAL LAND, EXHIBIT B EASEMENTS AS SHOWN HEREON. 
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WETLANDS, WATERCOURSES, AND FLOODPLAINS ASTI ENVIRONMENTAL (ASTI) INVESTIGATED THE 261+/-ACRE  PROPERTY FOR THE PRESENCE OF LAKES, PONDS, WETLANDS, AND WATERCOURSES ON MARCH 6 AND 7, 2019.  THIS WORK IS BASED ON MCL 324 PART 301, INLAND LAKES AND STREAMS AND PART 303, WETLANDS PROTECTION, AND THE PITTSFIELD TOWNSHIP WETLANDS ORDINANCE, PITTSFIELD CHARTER TOWNSHIP, MICHIGAN, CODE OF ORDINANCES, ARTICLE IV. WETLANDS, SEC. 8-200.  THE DELINEATION PROTOCOL USED BY ASTI FOR THIS DELINEATION IS BASED ON THE US ARMY CORPS OF ENGINEERS' WETLAND DELINEATION MANUAL, 1987, THE REGIONAL SUPPLEMENT TO THE CORPS OF ENGINEER WETLAND DELINEATION MANUAL: MIDWEST REGION, AND RELATED GUIDANCE/DOCUMENTS, AS APPROPRIATE.  WETLAND VEGETATION, HYDROLOGY, AND SOILS WERE USED TO LOCATE THE WETLAND BOUNDARIES.  FIFTEEN WETLANDS, ONE POND, AND ONE WATERCOURSE WERE FOUND ON THE PROPERTY.  WETLAND, POND, AND WATERCOURSE BOUNDARIES WERE LOCATED USING A PROFESSIONAL GRADE, HAND-HELD GLOBAL POSITIONING SYSTEM UNIT (GPS) SIMULTANEOUS TO WETLAND DELINEATION ACTIVITIES. WATERCOURSES ONE WATERCOURSE, THE WARNER DRAIN, EXISTS ON THE PROPERTY.  APPROXIMATELY 1,100 LINEAL FEET OF THE WARNER DRAIN TRAVERSES THE NORTHWEST CORNER OF THE PROPERTY.  AT THE TIME OF THE WETLAND DELINEATION ACTIVITIES, THE DRAIN WAS FROZEN AND COVERED WITH SNOW.  IT APPEARED THAT THE DRAIN CHANNEL WAS APPROXIMATELY 10 TO 12 FEET WIDE WITH APPROXIMATELY ONE TO TWO FEET OF WATER.  THE WARNER DRAIN EXHIBITED DEFINED BED AND BANKS AND OCCURRENCE OF FLOW AND THUS, MEETS THE DEFINITION OF A REGULATED STREAM UNDER PART 301 AND THE TOWNSHIP ORDINANCE. WETLAND A WETLAND A IS A FORESTED WETLAND 2.23 ACRES IN SIZE ON THE PROPERTY LOCATED IN THE NORTHWESTERN PORTION OF THE PROPERTY.  VEGETATION WITHIN WETLAND A WAS DOMINATED BY SILVER MAPLE (ACER SACCHARINUM), AMERICAN ELM (ULMUS AMERICANA), AND BOX ELDER (ACER NEGUNDO).  IT IS ASTI'S OPINION THAT WETLAND A IS REGULATED BY THE MICHIGAN DEPARTMENT OF ENVIRONMENT, GREAT LAKES, AND ENERGY (EGLE) UNDER PART 303 AND BY THE PITTSFIELD TOWNSHIP WETLAND ORDINANCE BECAUSE IT IS DIRECTLY CONNECTED TO THE WARNER DRAIN, A REGULATED STREAM.   POND B POND B IS A FORMER GRAVEL EXTRACTION AREA 3.66 ACRES IN SIZE THAT IS LOCATED IN THE NORTHWEST PORTION OF THE PROPERTY.  POND B EXHIBITED VERY LITTLE TO NO WETLAND VEGETATION ALONG ITS SHORELINE.  DOMINANT VEGETATION WITHIN THE UPLAND ADJACENT TO POND B INCLUDED RED PINE (PINUS STROBUS), AUTUMN OLIVE (ELAEAGNUS UMBELLATA), GLOSSY BUCKTHORN (FRANGULA ALNUS), SMOOTH BROME (BROMUS INERMIS), AND RED RASPBERRY (RUBUS IDEAUS).  IT IS ASTI'S OPINION THAT POND B IS REGULATED BY THE DEQ AND BY PITTSFIELD TOWNSHIP BECAUSE IT EXHIBITS AN AREA OF PERMANENT OPEN WATER GREATER THAN ONE ACRE, BUT LESS THAN FIVE ACRES IN SIZE; THUS MEETING THE DEFINITION OF A POND UNDER PART 303 AND THE TOWNSHIP WETLAND ORDINANCE.  POND B IS ALSO REGULATED BECAUSE IT IS WITHIN 500 FEET OF THE WARNER DRAIN, A REGULATED STREAM. WETLAND C WETLAND C IS SCRUB/SHRUB WETLAND 3.65 ACRES IN SIZE ON THE PROPERTY LOCATED IN THE NORTHEASTERN PORTION OF THE PROPERTY.  WETLAND C CONTINUES OFF-SITE TO THE NORTH.  VEGETATION WITHIN WETLAND C WAS DOMINATED BY GLOSSY BUCKTHORN, SILKY DOGWOOD (CORNUS AMOMUM), AND BUTTONBUSH (CEPHALANTHUS OCCIDENTALIS). WETLAND C ALSO EXHIBITED AN AREA OF PERMANENT OPEN WATER IN ITS SOUTHERN PORTION.  IT IS ASTI'S OPINION THAT WETLAND C IS REGULATED BY EGLE UNDER PART 303 AND BY PITTSFIELD TOWNSHIP BECAUSE IT IS A PORTION OF A LARGER WETLAND COMPLEX THAT IS GREATER THAN FIVE ACRES IN SIZE AND BECAUSE IT INCLUDES AN AREA OF PERMANENT OPEN WATER GREATER THAN ONE ACRE IN SIZE, WHICH MEETS THE DEFINITION OF A POND UNDER PART 303 AND THE TOWNSHIP WETLAND ORDINANCE.   WETLANDS D, E, F, G, H, O, AND P WETLANDS D, E, F, G, H, O, AND P ARE SIMILAR IN CHARACTER AND THUS, ARE DISCUSSED TOGETHER FOR THE PURPOSES OF THIS REPORT.  WETLANDS D (0.74 ACRES), E (0.37 ACRES), F (0.61 ACRES ON-SITE), G (0.25 ACRES), H (0.08 ACRES ON-SITE), O (0.03 ACRES), AND P (0.36 ACRES) ARE ALL EMERGENT WETLANDS (SEE FIGURE 1).  DOMINANT VEGETATION WITHIN THESE WETLANDS WAS DOMINATED BY REED CANARY GRASS (PHALARIS ARUNDINACEA) AND CATTAIL (TYPHA ANGUSTIFOLIA).  IT IS ASTI'S OPINION THAT WETLANDS D, E, F, G, H, O, AND P ARE NOT REGULATED BY EGLE UNDER PART 303 BECAUSE THEY ARE ALL LESS THAN ONE ACRE IN SIZE AND ARE NOT WITHIN 500 FEET OF AN INLAND LAKE OR STREAM AS DEFINED BY PART 301 (ISOLATED/NOT CONTIGUOUS).   WITH REGARD TO TOWNSHIP REGULATION, WETLAND O IS ISOLATED AND LESS THAN 0.2 ACRES AND THEREFORE, IS NOT REGULATED BY THE TOWNSHIP.  WETLANDS G AND H ARE LOCATED WITHIN 100 FEET OF EACH OTHER AND COLLECTIVELY, EXCEED 0.2 ACRES. THE REMAINING WETLANDS ARE GREATER THAN 0.2 ACRES BUT LESS THAN TWO ACRES.  ALL HAVE BEEN IMPACTED BY HISTORIC AND ON-GOING AGRICULTURAL USE.  AS A RESULT, IT IS ASTI'S OPINION THAT THESE WETLANDS WILL NOT BE CONSIDERED ESSENTIAL TO THE TOWNSHIP AS THEY ARE DOMINATED BY INVASIVE SPECIES.   WETLANDS  I, J, AND K WETLANDS I, J, AND K ARE SIMILAR IN CHARACTER AND THUS, ARE DISCUSSED TOGETHER FOR THE PURPOSES OF THIS REPORT.  WETLANDS I (0.04 ACRES), J (0.01 ACRES), AND K (0.02 ACRES) ARE FORESTED WETLANDS LOCATED IN THE EAST-CENTRAL PORTION OF THE PROPERTY.  VEGETATION WITHIN THESE WETLANDS WAS SPARSE AND DOMINATED BY AMERICAN ELM.  IT IS ASTI'S OPINION THAT WETLANDS I, J, AND K ARE NOT REGULATED BY EGLE BECAUSE THEY ARE ALL LESS ONE ACRE IN SIZE AND ARE NOT WITHIN 500 FEET OF AN INLAND LAKE OR STREAM AS DEFINED BY PART 301. WITH REGARD TO TOWNSHIP REGULATORY AUTHORITY, IT IS ASTI'S OPINION THAT WETLANDS I, J, AND K ARE NOT LIKELY REGULATED BY THE TOWNSHIP BECAUSE INDIVIDUALLY AND COLLECTIVELY, THESE WETLANDS TOTAL LESS THE 0.2 ACRES IN SIZE. WETLAND L WETLAND L IS AN EMERGENT AND FORESTED WETLAND 4.16 ACRES IN SIZE LOCATED IN THE WEST CENTRAL PORTION OF THE PROPERTY.  VEGETATION WITHIN THE EMERGENT PORTION OF WETLAND L WAS DOMINATED BY CATTAIL, REED CANARY GRASS, AND PHRAGMITES (PHRAGMITES AUSTRALIS).  VEGETATION WITHIN THE FORESTED PORTION OF WETLAND L WAS DOMINATED BY BLACK WILLOW (SALIX NIGRA) AND PIN OAK (QUERCUS PALUSTRIS).  IT IS ASTI'S OPINION THAT WETLAND L IS NOT REGULATED BY EGLE UNDER PART 303 BECAUSE IT IS LESS THAN FIVE ACRES IN SIZE AND IS NOT WITHIN 500 FEET OF AN INLAND LAKE OR STREAM AS DEFINED BY PART 301.  HOWEVER, IT IS ASTI'S OPINION THAT WETLAND L IS REGULATED BY PITTSFIELD TOWNSHIP BECAUSE IT IS GREATER THAN TWO ACRES IN SIZE. WETLAND M WETLAND M IS AN EMERGENT, SCRUB/SHRUB, AND FORESTED WETLAND 2.29 ACRES IN SIZE ON THE PROPERTY, LOCATED IN THE WEST CENTRAL PORTION OF THE PROPERTY.  VEGETATION WITHIN THE EMERGENT PORTION OF WETLAND M WAS DOMINATED BY REED CANARY GRASS AND CATTAIL.  VEGETATION WITHIN THE FORESTED PORTION OF WETLAND M WAS DOMINATED BY BLACK WILLOW AND AMERICAN ELM.  IT IS ASTI'S OPINION THAT WETLAND M IS NOT REGULATED BY EGLE UNDER PART 303 BECAUSE IT IS LESS THAN FIVE ACRES IN SIZE AND IS NOT WITHIN 500 FEET OF AN INLAND LAKE OR STREAM AS DEFINED BY PART 301.  HOWEVER, IT IS ASTI'S OPINION THAT WETLAND M IS REGULATED BY PITTSFIELD TOWNSHIP BECAUSE IT IS GREATER THAN TWO ACRES IN SIZE. WETLAND N WETLAND N IS A SCRUB/SHRUB WETLAND 8.70 ACRES IN SIZE ON THE PROPERTY LOCATED IN THE EAST CENTRAL PORTION OF THE PROPERTY.  VEGETATION WITHIN WETLAND N WAS DOMINATED BY BUTTONBUSH WITH SUPPORTING SPECIES SUCH AS SILKY DOGWOOD, BLACK WILLOW, AND CATTAIL.  IT IS ASTI'S OPINION THAT WETLAND N IS REGULATED BY THE EGLE UNDER PART 303 AND BY PITTSFIELD TOWNSHIP BECAUSE IT IS GREATER THAN FIVE ACRES IN SIZE. SUMMARY BASED UPON THE DATA, CRITERIA, AND EVIDENCE NOTED ABOVE, IT IS ASTI'S PROFESSIONAL OPINION THE PROPERTY INCLUDES FIVE WETLANDS, ONE POND, AND ONE WATERCOURSE REGULATED BY THE EGLE AND SEVEN WETLANDS, ONE POND, AND ONE WATERCOURSE REGULATED BY PITTSFIELD TOWNSHIP AS SUMMARIZED IN THE WETLANDS TABLE. FLOODPLAINS THERE IS MAPPED FLOODPLAIN ASSOCIATED WITH THE WARNER DRAIN PER FEMA MAP PANEL #26161C0415E.  IF DRAINAGE AREA IS GREATER THAN TWO SQUARE MILES, THE WARNER DRAIN ALSO HAS AN EGLE REGULATED FLOODPLAIN. GROUND WATER RECHARGE AREAS ACCORDING TO THE USDA WEB SOIL SURVEY (WSS), THE MAJORITY OF THE PROPERTY IS UNDERLAIN BY CLAY AND CLAY LOAMS, SOIL TYPES NOT CONDUCIVE TO GROUND WATER RECHARGE.  LIMITED AREAS OF SAND AND SANDY LOAMS ARE LOCATED IN THE FAR NORTHWEST CORNER OF THE PROPERTY, WEST OF THE WARNER DRAIN AND IN THE SOUTHWEST CORNER OF THE PROPERTY.  A LARGER AREA OF LOAMY SAND IS LOCATED IN SOUTHEAST AREA OF THE PROPERTY.  ALL THE WETLAND AREAS ARE UNDERLAIN BY CLAY SOILS WITH THE EXCEPTION OF WETLAND N, WHICH IS UNDERLAIN BY MUCK.  ASTI DOES NOT BELIEVE THE PROPERTY REPRESENTS AN AREA OF GROUND WATER RECHARGE. THREATENED AND ENDANGERED SPECIES HABITAT ASSESSMENT A THREATENED AND ENDANGERED SPECIES HABITAT ASSESSMENT WAS PREFORMED BY ATWELL.  THE SITE DOES NOT CONTAIN ANY HABITAT THAT IS SUITABLE FOR THREATENED OR ENDANGERED SPECIES.  
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ELIGIBILITY OF PROPERTY LIGIBILITY OF PROPERTY CURRENT PARCEL IS ZONED AG AGRICULTURAL PARCEL AREA GREATER THAN 5 ACRES PARCELS WILL BE UNDER SINGLE OWNERSHIP PARENT PARCEL AND CONDO LOTS NOT DEPENDENT ON PUBLIC WATER OR SANITARY SEWER SERVICES MEETS THE PROVISIONS OF SECTION 7.02 I FOR PARENT LOT AREA WITH MORE THAN 50% OPEN SPACE 1. COMPATIBILITY WITH ADJACENT USES: THE PROPOSED OSPDO RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE COMPATIBILITY WITH ADJACENT USES: THE PROPOSED OSPDO RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  WITH ADJACENT USES: THE PROPOSED OSPDO RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE WITH ADJACENT USES: THE PROPOSED OSPDO RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  ADJACENT USES: THE PROPOSED OSPDO RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE ADJACENT USES: THE PROPOSED OSPDO RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  USES: THE PROPOSED OSPDO RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE USES: THE PROPOSED OSPDO RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  THE PROPOSED OSPDO RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE THE PROPOSED OSPDO RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  PROPOSED OSPDO RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE PROPOSED OSPDO RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  OSPDO RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE OSPDO RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE RESIDENTIAL NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE NEIGHBORHOOD IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE IS COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE COMPATIBLE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE WITH THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE ZONING OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE OF THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE ADJACENT PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE PROPERTIES AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE AND THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE EXISTING SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE SURROUNDING USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE USES. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE PROPERTY FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE FRONTS ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE ON AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE AN ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE ALL-SEASON, PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE PAVED, COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE COUNTY ROAD WITH GOOD VISIBILITY AND ACCESS. THE  ROAD WITH GOOD VISIBILITY AND ACCESS. THE ROAD WITH GOOD VISIBILITY AND ACCESS. THE  WITH GOOD VISIBILITY AND ACCESS. THE WITH GOOD VISIBILITY AND ACCESS. THE  GOOD VISIBILITY AND ACCESS. THE GOOD VISIBILITY AND ACCESS. THE  VISIBILITY AND ACCESS. THE VISIBILITY AND ACCESS. THE  AND ACCESS. THE AND ACCESS. THE  ACCESS. THE ACCESS. THE  THE THE PROPOSED DEVELOPMENT HAS EASY ACCESS TO SERVICES AND SCHOOLS LOCATED WITHIN APPROXIMATELY 3  MILES OF THE SALINE CITY LIMITS.  THE ADJACENT USES ARE AGRICULTURE.  MILES OF THE SALINE CITY LIMITS.  THE ADJACENT USES ARE AGRICULTURE.  2. COMPATIBILITY WITH THE MASTER PLAN: THE CURRENT PITTSFIELD TOWNSHIP MASTER PLAN HAS INDICATED THAT THIS PROPERTY IS IDENTIFIED AND PLANNED FOR RURAL RESIDENTIAL (R1A) DEVELOPMENT.  COMPATIBILITY WITH THE MASTER PLAN: THE CURRENT PITTSFIELD TOWNSHIP MASTER PLAN HAS INDICATED THAT THIS PROPERTY IS IDENTIFIED AND PLANNED FOR RURAL RESIDENTIAL (R1A) DEVELOPMENT.  3. TRAFFIC IMPACT: THE PROPOSED DEVELOPMENT HAS TWO ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON TRAFFIC IMPACT: THE PROPOSED DEVELOPMENT HAS TWO ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  IMPACT: THE PROPOSED DEVELOPMENT HAS TWO ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON IMPACT: THE PROPOSED DEVELOPMENT HAS TWO ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  THE PROPOSED DEVELOPMENT HAS TWO ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON THE PROPOSED DEVELOPMENT HAS TWO ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  PROPOSED DEVELOPMENT HAS TWO ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON PROPOSED DEVELOPMENT HAS TWO ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  DEVELOPMENT HAS TWO ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON DEVELOPMENT HAS TWO ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  HAS TWO ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON HAS TWO ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  TWO ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON TWO ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON ENTRANCES ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON ONTO THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON THE EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON EXISTING PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON PLATT ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON ROAD, WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON WHICH IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON IS A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON A PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON PAVED, ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON ALL SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON SEASON, TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON TWO-LANE, COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON COUNTY ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON ROAD. THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON THE ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON ADDITIONAL TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON TRAFFIC IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON IMPACT OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON OF THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON THIS PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON PROPOSED BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON BEMIS FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON FARMS DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON DEVELOPMENT IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON IS SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON SMALL AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON AND SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  SHOULD NOT ADVERSELY IMPACT TRAFFIC ON SHOULD NOT ADVERSELY IMPACT TRAFFIC ON  NOT ADVERSELY IMPACT TRAFFIC ON NOT ADVERSELY IMPACT TRAFFIC ON  ADVERSELY IMPACT TRAFFIC ON ADVERSELY IMPACT TRAFFIC ON  IMPACT TRAFFIC ON IMPACT TRAFFIC ON  TRAFFIC ON TRAFFIC ON  ON ON BEMIS ROAD. 4. IMPACT ON PUBLIC SERVICES: AS DISCUSSED ABOVE THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH IMPACT ON PUBLIC SERVICES: AS DISCUSSED ABOVE THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  ON PUBLIC SERVICES: AS DISCUSSED ABOVE THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH ON PUBLIC SERVICES: AS DISCUSSED ABOVE THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  PUBLIC SERVICES: AS DISCUSSED ABOVE THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH PUBLIC SERVICES: AS DISCUSSED ABOVE THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  SERVICES: AS DISCUSSED ABOVE THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH SERVICES: AS DISCUSSED ABOVE THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  AS DISCUSSED ABOVE THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH AS DISCUSSED ABOVE THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  DISCUSSED ABOVE THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH DISCUSSED ABOVE THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  ABOVE THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH ABOVE THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH THE PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH PROPERTY HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH HAS GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH GOOD ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH ACCESS TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH TO PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH PLATT ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH ROAD, AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH AS WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH WELL AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH AS PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH PRIVATE GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH GAS AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH AND ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH ELECTRIC UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH UTILITIES. THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH THE PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH PROPERTY HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH HAS GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH GOOD SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH SOILS AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH AND GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH GEOLOGY FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH FOR ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH ON-SITE WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH WELL AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH AND SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH SEPTIC SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH SYSTEMS TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH TO MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH MEET THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  THE WASHTENAW COUNTY REQUIREMENTS FOR EACH THE WASHTENAW COUNTY REQUIREMENTS FOR EACH  WASHTENAW COUNTY REQUIREMENTS FOR EACH WASHTENAW COUNTY REQUIREMENTS FOR EACH  COUNTY REQUIREMENTS FOR EACH COUNTY REQUIREMENTS FOR EACH  REQUIREMENTS FOR EACH REQUIREMENTS FOR EACH  FOR EACH FOR EACH  EACH EACH LOT. THIS PROPERTY IS ON THE WESTERN EDGE OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  THIS PROPERTY IS ON THE WESTERN EDGE OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR THIS PROPERTY IS ON THE WESTERN EDGE OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  PROPERTY IS ON THE WESTERN EDGE OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR PROPERTY IS ON THE WESTERN EDGE OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  IS ON THE WESTERN EDGE OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR IS ON THE WESTERN EDGE OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  ON THE WESTERN EDGE OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR ON THE WESTERN EDGE OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  THE WESTERN EDGE OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR THE WESTERN EDGE OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  WESTERN EDGE OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR WESTERN EDGE OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  EDGE OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR EDGE OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR OF PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR PITTSFIELD TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR TOWNSHIP WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR WITHIN THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR THE SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR SALINE SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR SCHOOL DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR DISTRICT. THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR THE CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR CLOSEST SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR SCHOOLS ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR ARE WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR WITHIN A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR A 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR 2 MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR MILE RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR RADIUS OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR OF ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR ALL LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR LOTS IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR IN PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR PROPOSED IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR IN THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR THIS DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR DEVELOPMENT. SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR SOLID WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR WASTE COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR COLLECTION CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR CAN EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR EASILY BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR BE ACCOMPLISHED ALONG THE PROPOSED INTERIOR  ACCOMPLISHED ALONG THE PROPOSED INTERIOR ACCOMPLISHED ALONG THE PROPOSED INTERIOR  ALONG THE PROPOSED INTERIOR ALONG THE PROPOSED INTERIOR  THE PROPOSED INTERIOR THE PROPOSED INTERIOR  PROPOSED INTERIOR PROPOSED INTERIOR  INTERIOR INTERIOR ROAD NETWORK. THERE ARE NO UNUSUAL OR UNREASONABLE BURDENS PLACED ON PUBLIC SERVICES BY THIS DEVELOPMENT. FIRE PROTECTION WAS DISCUSSED WITH THE PITTSFIELD TWP FIRE CHIEF. 5. COMPLIANCE WITH ZONING STANDARDS: THIS PROPOSED DEVELOPMENT CONFORMS TO THE EXISTING ZONING OF THE PROPERTY AND WILL BE DESIGNED, CONSTRUCTED, OPERATED, AND MAINTAINED TO MEET THE STATED INTENT OF THE ZONING ORDINANCE AND COMPLY WITH APPLICABLE STANDARDS. COMPLIANCE WITH ZONING STANDARDS: THIS PROPOSED DEVELOPMENT CONFORMS TO THE EXISTING ZONING OF THE PROPERTY AND WILL BE DESIGNED, CONSTRUCTED, OPERATED, AND MAINTAINED TO MEET THE STATED INTENT OF THE ZONING ORDINANCE AND COMPLY WITH APPLICABLE STANDARDS. 6. IMPACT ON OVERALL ENVIRONMENT: ONE OF THE MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE IMPACT ON OVERALL ENVIRONMENT: ONE OF THE MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  ON OVERALL ENVIRONMENT: ONE OF THE MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE ON OVERALL ENVIRONMENT: ONE OF THE MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  OVERALL ENVIRONMENT: ONE OF THE MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE OVERALL ENVIRONMENT: ONE OF THE MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  ENVIRONMENT: ONE OF THE MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE ENVIRONMENT: ONE OF THE MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  ONE OF THE MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE ONE OF THE MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  OF THE MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE OF THE MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  THE MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE THE MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE MAIN OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE OBJECTIVES OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE OF THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE THE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE PROPOSED OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE OSPDO PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE PLAN IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE IS TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE TO PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE PRESERVE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE THE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE NATURAL FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE FEATURES CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE CONTAINED ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE ON THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE THIS PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE PROPERTY, WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE WHICH ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE ARE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE NOT PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE PROTECTED BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE BY AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE AGRICULTURAL USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE USES. THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE THE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE OPEN SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE SPACE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  AS SHOWN ON THE PLANS GREATLY PROTECTS THESE AS SHOWN ON THE PLANS GREATLY PROTECTS THESE  SHOWN ON THE PLANS GREATLY PROTECTS THESE SHOWN ON THE PLANS GREATLY PROTECTS THESE  ON THE PLANS GREATLY PROTECTS THESE ON THE PLANS GREATLY PROTECTS THESE  THE PLANS GREATLY PROTECTS THESE THE PLANS GREATLY PROTECTS THESE  PLANS GREATLY PROTECTS THESE PLANS GREATLY PROTECTS THESE  GREATLY PROTECTS THESE GREATLY PROTECTS THESE  PROTECTS THESE PROTECTS THESE  THESE THESE NATURAL FEATURES.  THE PROPOSED DETENTION AND STORM WATER INFILTRATION ON THE SITE PROVIDES WATER QUALITY AND QUANTITY TREATS TO FURTHER PROTECT THE EXISTING KOCH AND WARNER DRAIN AND ADJACENT WETLANDS.   7. SECTION 7.02 OPEN SPACE PRESERVATION DEVELOPMENT OPTION (OSPDO) SECTION 7.02 OPEN SPACE PRESERVATION DEVELOPMENT OPTION (OSPDO) a. PRESERVE NATURAL DRAINAGE SYSTEMS, OPEN SPACE, FARMLANDS, RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM PRESERVE NATURAL DRAINAGE SYSTEMS, OPEN SPACE, FARMLANDS, RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  NATURAL DRAINAGE SYSTEMS, OPEN SPACE, FARMLANDS, RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM NATURAL DRAINAGE SYSTEMS, OPEN SPACE, FARMLANDS, RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  DRAINAGE SYSTEMS, OPEN SPACE, FARMLANDS, RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM DRAINAGE SYSTEMS, OPEN SPACE, FARMLANDS, RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  SYSTEMS, OPEN SPACE, FARMLANDS, RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM SYSTEMS, OPEN SPACE, FARMLANDS, RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  OPEN SPACE, FARMLANDS, RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM OPEN SPACE, FARMLANDS, RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  SPACE, FARMLANDS, RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM SPACE, FARMLANDS, RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  FARMLANDS, RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM FARMLANDS, RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM RURAL CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM CHARACTER, WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM WOODLANDS AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM AND WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM WETLANDS, NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM NATURAL TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM TOPOGRAPHY AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM AND ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM ENVIRONMENTALLY SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM SENSITIVE AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM AREAS. THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM THE PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM PROPOSED DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM DEVELOPMENT PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM PROJECT ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM ACHIEVES ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM ALL OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM OF THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM THE OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  OBJECTIVES NOTED ABOVE. THE EXISTING STREAM OBJECTIVES NOTED ABOVE. THE EXISTING STREAM  NOTED ABOVE. THE EXISTING STREAM NOTED ABOVE. THE EXISTING STREAM  ABOVE. THE EXISTING STREAM ABOVE. THE EXISTING STREAM  THE EXISTING STREAM THE EXISTING STREAM  EXISTING STREAM EXISTING STREAM  STREAM STREAM CORRIDOR REMAINS UNTOUCHED BY DEVELOPMENT AS IS FURTHER PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  REMAINS UNTOUCHED BY DEVELOPMENT AS IS FURTHER PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR REMAINS UNTOUCHED BY DEVELOPMENT AS IS FURTHER PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  UNTOUCHED BY DEVELOPMENT AS IS FURTHER PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR UNTOUCHED BY DEVELOPMENT AS IS FURTHER PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  BY DEVELOPMENT AS IS FURTHER PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR BY DEVELOPMENT AS IS FURTHER PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  DEVELOPMENT AS IS FURTHER PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR DEVELOPMENT AS IS FURTHER PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  AS IS FURTHER PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR AS IS FURTHER PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  IS FURTHER PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR IS FURTHER PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  FURTHER PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR FURTHER PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR PROTECTED BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR BY A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR A PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR PROPOSED EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR EASEMENT TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR TO THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR THE WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR WCWRC, OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR OVER 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR 50% OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR OF THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR THE SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR SITE IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR IS PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR PRESERVED AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR AS DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR DEDICATED OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR OPEN SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR SPACE, THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR THE DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR DEVELOPMENT IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR IS PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR PROPOSED AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR AS A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR A RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR RURAL SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR SITE CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR CONDOMINIUM NOT REQUIRING PUBLIC SANITARY SEWERS OR  NOT REQUIRING PUBLIC SANITARY SEWERS OR NOT REQUIRING PUBLIC SANITARY SEWERS OR  REQUIRING PUBLIC SANITARY SEWERS OR REQUIRING PUBLIC SANITARY SEWERS OR  PUBLIC SANITARY SEWERS OR PUBLIC SANITARY SEWERS OR  SANITARY SEWERS OR SANITARY SEWERS OR  SEWERS OR SEWERS OR  OR OR WATER MAINS, LARGE NUMBERS OF TREES INCLUDING MOST OF THE HERITAGE TREES ON THE SITE ARE PRESERVED,  MUCH OF THE NATURAL TOPOGRAPHY REMAINS UNTOUCHED INCLUDING ENVIRONMENTALLY SENSITIVE AREAS ALONG THE WETLANDS, STREAM CORRIDOR AND FLOOD PLAIN. b. ACHIEVE A HIGHER QUALITY OF RESIDENTIAL DEVELOPMENT THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE ACHIEVE A HIGHER QUALITY OF RESIDENTIAL DEVELOPMENT THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  A HIGHER QUALITY OF RESIDENTIAL DEVELOPMENT THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE A HIGHER QUALITY OF RESIDENTIAL DEVELOPMENT THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  HIGHER QUALITY OF RESIDENTIAL DEVELOPMENT THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE HIGHER QUALITY OF RESIDENTIAL DEVELOPMENT THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  QUALITY OF RESIDENTIAL DEVELOPMENT THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE QUALITY OF RESIDENTIAL DEVELOPMENT THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  OF RESIDENTIAL DEVELOPMENT THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE OF RESIDENTIAL DEVELOPMENT THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  RESIDENTIAL DEVELOPMENT THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE RESIDENTIAL DEVELOPMENT THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  DEVELOPMENT THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE DEVELOPMENT THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE THAN COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE COULD BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE BE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE OTHERWISE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE ACHIEVED UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE UNDER CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE CONVENTIONAL ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE ZONING. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE PROPOSED NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE NATURAL OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE OPEN SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE SPACE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE AREAS OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE OF THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE SITE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE PROVIDE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE AN EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE EXCELLENT BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE BENEFIT TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE TO THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE FUTURE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE RESIDENTS WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  WITH ACCESS TO NATURAL AREAS AND VIEWS. THE WITH ACCESS TO NATURAL AREAS AND VIEWS. THE  ACCESS TO NATURAL AREAS AND VIEWS. THE ACCESS TO NATURAL AREAS AND VIEWS. THE  TO NATURAL AREAS AND VIEWS. THE TO NATURAL AREAS AND VIEWS. THE  NATURAL AREAS AND VIEWS. THE NATURAL AREAS AND VIEWS. THE  AREAS AND VIEWS. THE AREAS AND VIEWS. THE  AND VIEWS. THE AND VIEWS. THE  VIEWS. THE VIEWS. THE  THE THE RESIDENTIAL LOTS ARE CLUSTERED ON THE SOUTHERN PORTION OF THE SITE, WITH THE NORTHERN AND WESTERN PORTIONS OF THE SITE SHALL BE UNDISTURBED BY DEVELOPMENT.  c. PERMIT DEVELOPMENT THAT IS CONSISTENT WITH THE TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN PERMIT DEVELOPMENT THAT IS CONSISTENT WITH THE TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  DEVELOPMENT THAT IS CONSISTENT WITH THE TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN DEVELOPMENT THAT IS CONSISTENT WITH THE TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  THAT IS CONSISTENT WITH THE TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN THAT IS CONSISTENT WITH THE TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  IS CONSISTENT WITH THE TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN IS CONSISTENT WITH THE TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  CONSISTENT WITH THE TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN CONSISTENT WITH THE TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  WITH THE TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN WITH THE TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  THE TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN THE TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN TOWNSHIP'S MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN MASTER PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN PLAN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN AND ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN ANY OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN OTHER APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN APPLICABLE ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN ADOPTED PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN PLANS. THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN THE TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN TOWNSHIP'S MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN MASTER PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN PLAN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN IDENTIFIES THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN THIS PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN PARCEL FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN FOR R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN R-1, 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN 1-ACRE RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN RURAL RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN RESIDENTIAL LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN LOTS. THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN THIS DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN DEVELOPMENT PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN PROPOSES LOTS CLUSTERED TO ALLOW LARGE OPEN  LOTS CLUSTERED TO ALLOW LARGE OPEN LOTS CLUSTERED TO ALLOW LARGE OPEN  CLUSTERED TO ALLOW LARGE OPEN CLUSTERED TO ALLOW LARGE OPEN  TO ALLOW LARGE OPEN TO ALLOW LARGE OPEN  ALLOW LARGE OPEN ALLOW LARGE OPEN  LARGE OPEN LARGE OPEN  OPEN OPEN SPACES AND PRESERVATION OF THE NATURAL FEATURES ON THE SITE.  THE NATURAL VEGETATION IN THE OPEN SPACES, ALONG THE STREAM CORRIDOR, WITHIN THE WETLANDS AND BUFFER AREAS AND FLOOD PLAIN SHOULD REMAIN UNDISTURBED BY DEVELOPMENT.  d. PRESERVE OPEN SPACE.  THE DEVELOPMENT AS PROPOSED INCLUDES OVER 50% OF OPEN SPACE INCLUDING MANY OF THE NATURAL FEATURES, WETLANDS, STREAM CORRIDOR, AND FLOOD PLAIN AREAS. PRESERVE OPEN SPACE.  THE DEVELOPMENT AS PROPOSED INCLUDES OVER 50% OF OPEN SPACE INCLUDING MANY OF THE NATURAL FEATURES, WETLANDS, STREAM CORRIDOR, AND FLOOD PLAIN AREAS. e. REDUCE CAPITAL COSTS OF DEVELOPMENT.  INITIAL CAPITAL COSTS OF THE PROJECT ARE REDUCED BY PROVIDING THE LARGE OPEN SPACES, SMALLER LOTS AND NARROWER STREETS.  THE SMALLER LOTS AND SIDEWALKS ALSO CREATE A SENSE OF COMMUNITY. REDUCE CAPITAL COSTS OF DEVELOPMENT.  INITIAL CAPITAL COSTS OF THE PROJECT ARE REDUCED BY PROVIDING THE LARGE OPEN SPACES, SMALLER LOTS AND NARROWER STREETS.  THE SMALLER LOTS AND SIDEWALKS ALSO CREATE A SENSE OF COMMUNITY. f. LIMIT SOIL EROSION BY REDUCING THE CLEARING AND GRADING NEEDED FOR DEVELOPMENT. THE CREATION OF THE OPEN SPACE AND STORM WATER MANAGEMENT PLAN WILL PROTECT EXISTING NATURAL AREAS, THEREBY LIMITING THE AMOUNT OF SOIL EROSION ON THE PROJECT.  LIMIT SOIL EROSION BY REDUCING THE CLEARING AND GRADING NEEDED FOR DEVELOPMENT. THE CREATION OF THE OPEN SPACE AND STORM WATER MANAGEMENT PLAN WILL PROTECT EXISTING NATURAL AREAS, THEREBY LIMITING THE AMOUNT OF SOIL EROSION ON THE PROJECT.  OPEN SPACE MANAGEMENT PLAN A. THE OPEN SPACE SHALL BE DEDICATED THROUGH AN IRREVOCABLE PERMANENT CONSERVATION EASEMENT RECORDED IN THE CONDOMINIUM DOCUMENTS TO BE MAINTAINED BY THE CONDOMINIUM ASSOCIATION. THE OPEN SPACE SHALL BE DEDICATED THROUGH AN IRREVOCABLE PERMANENT CONSERVATION EASEMENT RECORDED IN THE CONDOMINIUM DOCUMENTS TO BE MAINTAINED BY THE CONDOMINIUM ASSOCIATION. B. THE OPEN SPACE SHALL BE RESTRICTED TO USE BY THE CONDOMINIUM LOT OWNERS ONLY. THE OPEN SPACE SHALL BE RESTRICTED TO USE BY THE CONDOMINIUM LOT OWNERS ONLY. C. THE PERMITTED USES OF THE OPEN SPACE SHALL BE WALKING, HIKING, AND NATURE OBSERVATION, ALONG WITH MAINTENANCE OF MOWED TRAILS AND REMOVAL OF HAZARDOUS CONDITIONS OR INVASIVE SPECIES. THE PERMITTED USES OF THE OPEN SPACE SHALL BE WALKING, HIKING, AND NATURE OBSERVATION, ALONG WITH MAINTENANCE OF MOWED TRAILS AND REMOVAL OF HAZARDOUS CONDITIONS OR INVASIVE SPECIES. D. NO BUILDINGS ARE PERMITTED IN THE CONSERVATION EASEMENT OPEN SPACE, NO STORING OR DUMPING OF REFUSE, OR HAZARDOUS MATERIALS SHALL BE PERMITTED. NO BUILDINGS ARE PERMITTED IN THE CONSERVATION EASEMENT OPEN SPACE, NO STORING OR DUMPING OF REFUSE, OR HAZARDOUS MATERIALS SHALL BE PERMITTED. E. MOTORIZED VEHICLES, BICYCLES, AND OTHER ACTIVITIES THAT MIGHT CAUSE SOIL EROSION ARE PROHIBITED IN THE OPEN SPACE AREAS. MOTORIZED VEHICLES, BICYCLES, AND OTHER ACTIVITIES THAT MIGHT CAUSE SOIL EROSION ARE PROHIBITED IN THE OPEN SPACE AREAS. F. CUTTING, FILLING OR REMOVAL OF VEGETATION FROM WETLAND OR WOODED AREAS IS PROHIBITED EXCEPT REMOVAL OF INVASIVE SPECIES AND ACCEPTABLE MANAGEMENT PRACTICES. CUTTING, FILLING OR REMOVAL OF VEGETATION FROM WETLAND OR WOODED AREAS IS PROHIBITED EXCEPT REMOVAL OF INVASIVE SPECIES AND ACCEPTABLE MANAGEMENT PRACTICES. G. THE USE OF PESTICIDES, HERBICIDES AND FERTILIZERS IS PROHIBITED IN DEDICATED OPEN SPACE AREAS. THE USE OF PESTICIDES, HERBICIDES AND FERTILIZERS IS PROHIBITED IN DEDICATED OPEN SPACE AREAS. H. THE OPEN SPACE AREAS WILL BE SHOWN IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED THE OPEN SPACE AREAS WILL BE SHOWN IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  OPEN SPACE AREAS WILL BE SHOWN IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED OPEN SPACE AREAS WILL BE SHOWN IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  SPACE AREAS WILL BE SHOWN IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED SPACE AREAS WILL BE SHOWN IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  AREAS WILL BE SHOWN IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED AREAS WILL BE SHOWN IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  WILL BE SHOWN IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED WILL BE SHOWN IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  BE SHOWN IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED BE SHOWN IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  SHOWN IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED SHOWN IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED IN THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED THE RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED RECORDED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED CONDOMINIUM DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED DOCUMENTS.  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED   THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED THE CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED CONDOMINIUM HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED HOME OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED OWNERS ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED ASSOCIATION WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED WILL BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED BE RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED RESPONSIBLE TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED TO MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED MAINTAIN THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED THE OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED OPEN SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED SPACE AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED AREAS IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED IN ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED ACCORDANCE WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED WITH THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED THE APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED APPROVED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED MANAGEMENT PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED PLAN; OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  OR PITTSFIELD TWP MAY PERFORM THE REQUIRED OR PITTSFIELD TWP MAY PERFORM THE REQUIRED  PITTSFIELD TWP MAY PERFORM THE REQUIRED PITTSFIELD TWP MAY PERFORM THE REQUIRED  TWP MAY PERFORM THE REQUIRED TWP MAY PERFORM THE REQUIRED  MAY PERFORM THE REQUIRED MAY PERFORM THE REQUIRED  PERFORM THE REQUIRED PERFORM THE REQUIRED  THE REQUIRED THE REQUIRED  REQUIRED REQUIRED MAINTENANCE WITH COSTS ASSESSED TO THE CONDO OWNERS.
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 Date:  February 3, 2020 
 Revised: March 23, 2020 

 

 
Preliminary Site Plan Review 

For 
Pittsfield Township, Michigan 

 
GENERAL INFORMATION 

 
File No.:  CSPA 19-22 
  
Applicant: Bemis Road SOBI, LLC – David Stollman 
  
Project Name: Heritage Preserve (OSPDO) 
  
Plan Date: December 12, 2019 
 
Revised Date: February 25, 2020 
 
Location: North side of Bemis Road, west of Platt 
 (L-12-34-100-002; L12-34-300-001; L-12-34-400-027; L12-34-300-033; L-

12-34-300-034) 
  
Zoning: AG, Agricultural  
  
Action Requested: Preliminary Site Plan Approval – Open Space Preservation Development 

Option 
  
Required Information: Deficiencies are noted in the body of this report. 
 

PROJECT AND SITE DESCRIPTION 
 
An application has been submitted for a ninety-two (92) unit single-family detached site condominium 
development called Heritage Preserve. The 271-acre gross, and 240-acre net site is located north of Bemis 
Road and west of Platt. The property is zoned AG, Agriculture and includes the Makielski Berry Farm – 
residential structure and outbuildings.  The remaining site is vacant; areas of the site that are not wooded 
or wetlands have been most recently farmed. The Master Plan future Land use designation is Agriculture.  
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The applicant is requesting approval for the Heritage Preserve residential development under the 
provisions of the Open Space Preservation Development Option (OSPDO). The proposed site plan meets 
the open space preservation requirement of at least fifty percent (50%) dedicated open space 
demonstrating 146 acres of the 271-acre parcel (53.8%) to remain as open space.  In previous discussions 
with the township the applicant has noted that they would like to donate the southern portion of the site 
that is currently farmed to the township or a dedicated agricultural conservation group.  The purpose is 
to maintain farming of this property.   
 
The development of this site as an OSPDO will allow for the preservation of 146 acres of open space in 
perpetuity, preservation of woodland and heritage trees, protection of wetlands and conservation of 
significant acreage of farmland.  These benefits would not be achievable through a traditional site layout 
without the implementation of an OSPDO plan.   
 
We note the applicant will create two (2) outlot parcels containing the existing home and outbuildings 
(7130 Platt Road) will be created containing 2.88 acres.  In addition, 7200 Platt Road (parcel south of 7130 
Platt Road) will be reconfigured as the second outlot parcel containing 2.5 acres.  Additional information 
provided by the applicant demonstrates future right-of-way along Platt Road.  The future right-of-way 
configuration will reduce the existing homes front setbacks to 14 feet and 42 feet, respectively creating 
non-conforming situations.  This is a planned expansion of Platt Road that will be undertaken in the future.  
The proposed development does not change the existing location of the structures which would create a 
non-conforming front setback with the expansion of Platt Road.  
 
Location of Subject Property: 
North side of Bemis Road, west of Platt, south of Merritt Road. 
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Size of Site: 
The parcel is 271 acres. (Gross) 
 
Proposed Use of Site: 
Single family residential, site condominium. 
 
Current Use of Site: 
The site is currently farmland/wood lot/wetlands.  
 
 
 
 
 

SITE 
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Surrounding Property Details: 

 
Items to be Addressed:  None. 
 

MASTER PLAN 
 
The future land use plan for the site calls for Agricultural.  The Open Space Preservation Development 
Option (OSPDO) is appropriate for the proposed site. The site is surrounded by agricultural land and low- 
density single family, with the potential for future residential development. There is also wetland and 
woodland areas located throughout the site. The development shall limit negative impact on natural 
features, provide evidence of sufficient analysis and application of resource protection measures. 
 
The Master Plan speaks to the protection and enhancement of natural resources and implementation of 
sustainability best management practices.  The development of this site as an OSPDO will allow for the 
preservation of open space in perpetuity, preservation of woodland and heritage trees, protection of 
steep slopes, and protection of the County Drain, and protection of wetlands.  These benefits would not 
be achievable through a traditional site layout without the implementation of an OSPDO plan.   

Direction Master Plan Zoning Use 
North Agricultural AG, Agricultural Residential 
South Unknown York Township Vacant / Farmland 
East Agricultural AG, Agricultural  Residential 
West Agricultural AG, Agricultural Agriculture 
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Items to be Addressed:  None. 
 
 

DEVELOPMENT OPTION STANDARDS 
 
The applicant is requesting approval for the Heritage Preserve residential development under the 
provisions of the Open Space Preservation Development Option (OSPDO). The following standards have 
been applied, per Section 7.02. 
 
Eligible Property: 
 
The proposed development meets the following Eligible Property requirements for OSPDO. 
 

• The parent lot is zoned AG, R-1A, or R-1B.  
• The parent lot has an area of at least five (5) acres of contiguous land, not divided by a road. 
• The parent lot is under single ownership control such that a single person or entity has 

proprietary responsibility for completing and maintaining the development. 
• Neither the parent lot nor an individual parcel or condominium unit within a proposed OSPDO 

is dependent upon the extension of public water or sanitary sewer services. 
• The development meets the provisions of Section 7.02.K. 
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The proposed site plan meets the open space preservation requirement of at least fifty percent (50%) 
dedicated open space.  
 
Density Regulations: 
 
The applicant has indicated compliance with all density regulations, per Section 7.02.E-F.  The following 
standards apply to the parent parcel: 
 

 Required/Allowed Provided Compliance 
Min. Lot Area 5 acres 274.12 acres Complies 
Number of Units  
(Planned for Agriculture) 

Lot Area minus ROW of 
parent lot multiplied by 
0.35 (271 x 0.35 = 94 
lots) 

92 lots Complies   

Lot Coverage (Gross) 20% max. 7.4% (entire parcel) Complies 
Impervious Surface Ratio 25% max. 8.4% (entire parcel) Complies 
Floor Area Ratio  20 % max. 20% (each lot) Complies 

 
The following standards apply to all site condominium lots: 
 

 Required Provided Compliance 
Min. Lot Area Minimum area 

required by 
Washtenaw County to 
obtain necessary well 
and septic permits. 

Average 0.55 acres (24,000 SF) Complies, 
with 
Washtenaw 
County 
approval.  

Min. Lot Width 75 feet 120 feet minimum Complies 
Front Setback 35 feet 35 feet Complies 
Side Setback (Each) 20 feet 20 feet / 50 feet total Complies 
Rear Setback 35 feet 35 feet Complies 
Building Height 40 feet / 3 stories 35 feet / 2 stories Complies 

 
 
Dedicated Open Space: 
 

1. At least fifty percent (50%) of the parent lot area shall be in dedicated open space, except where 
an applicant is seeking approval for an OSPDO as a conditional land use. The definition of lot area 
shall be as defined in Article 2 herein. 
 
The applicant demonstrates 146 acres, 53%, of open space area to remain as part of the 
proposed development. The dedicated open space area excludes the proposed stormwater 
basins along within the development.     In previous discussions with the township the applicant 
has noted that they would like to donate the southern portion of the site that is currently farmed 
to the township or a dedicated agricultural conservation group.  The purpose to maintain 
farming of this property.   
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2. The open space area within a proposed OSPDO shall be located so that it preserves significant 
natural resources and connects open spaces throughout the development and with adjacent open 
space. 
 
The applicant has proposed a contiguous open space area, totaling 69.9 acres, in the southern 
portion of the site that is currently farmland.  An additional “ancillary” farmland area containing 
7.5 acres is located along the eastern property line.  This area is bisected from the larger 
farmland area by the southern access drive to Bemis Road.  There are two (2) other large open 
space areas containing 38.56 acres along the eastern property line and 56.14 acres in the 
northwest corner of the site that contain woodland and wetland areas.   
 
As discussed with the applicant, the southern roadway accessing Bemis has been moved as close 
to the eastern property line as possible to avoid further bisecting the farmland open space the 
development is proposing to preserve.  The applicant proposes 55-foot wide private road right-
of-way.   

 
3. The open space shall be connected with existing or potential open space and/or adjacent public 

land where feasible. 
 
The proposed open space is not demonstrated to be connected in any formal way.  Sidewalks 
are not shown along proposed internal streets, and no pedestrian pathways are provided within 
proposed open space areas.  We noted previously a pedestrian connection across Platt Road to 
Wall Park will also need to be considered.   
 
The applicant has noted in their response letter to our initial review that the developer will 
contribute toward the 10-foot pathway along the frontages as requested in the event this 
system is ever developed in the area.  A cross-access easement to Parcel L-12-34-100-007 west 
of Wall Park is proposed in the event the parcel is developed.   
 
The letter further states the developer strongly feels that the proposed site is in a rural location 
with no existing walkways to connect to near the site.  Additionally, the site will utilize the 
Township’s rural residential private road paved road with ditches cross-section to facilitate 
stormwater conveyance.  This cross-section does not dictate or accommodate room for a 
sidewalk to be constructed within the road right-of-way.  Based on these reasons, the applicant 
is requesting internal on-site sidewalks not be imposed on the developer for this specific 
development. 
 

4. An accessory structure(s) for permitted uses may be erected in the open space in accordance with 
the approved site plan or plat. 
 
No accessory structures are proposed within the open space areas as shown. 
 

5. Except in a case where the applicant proposes agricultural use in the open space area that is 
independent from the proposed residential uses in the development, all owners of lots or site 
condominium units in an OSPDO shall be permitted access to the dedicated open space. Use of 
dedicated open space may be restricted to property owners in the development. 
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The open space shall be open to use by all condominium owners with the exception of lands to 
be retained for farming.  Use within open space shall be determined in conservation easement.   
 

6. The applicant shall submit an open space management plan for maintaining the dedicated open 
space with the application for the OSPDO. 
 
An Open Space Management Plan is cited on Sheet 10, it states:  
 

A. The open space shall be dedicated through an irrevocable permanent conservation 
easement recorded in the condominium documents to be maintained by the 
condominium association. 

B. The open space shall be restricted to use by the condominium lot owners only. 

C. The permitted uses of the open space shall be walking, hiking, and nature observation, 
along with maintenance of mowed trails and removal of hazardous conditions or 
invasive species.   

D. No buildings are permitted in the conservation easement open space, no storing or 
dumping of refuse, or hazardous materials shall be permitted. 

E. Motorized vehicles, bicycles, and their activities that might cause soil erosion are 
prohibited in the open space areas. 

F. Cutting, filling, removal of vegetation from wetland or wooded areas is prohibited 
except removal of invasive species and acceptable management practices. 

G. The use of pesticides, herbicides and fertilizers is prohibited in dedicated open space 
areas. 

H. The open space areas will be shown in the recorded condominium documents.  The 
condominium home owners association will be responsible to maintain the open space 
areas in accordance with the approved management plan; or Pittsfield Township may 
perform the required maintenance with costs assessed to the condo owners. 

 
The Township Attorney will review the Open Space Management Plan and Conservation 
Easement.  We note that active farming is not listed as a permitted use within the open space 
areas.   
 
The applicant notes in their response letter that are planning to dedicate the general open space 
areas, including the woodlands and wetlands as conservation and the preserved farmland 
separately to preserve the farmland use.  The applicant is open to other options as desired and 
will continue to work with the Township on the details regarding the open space and farmland 
dedications.  This coordination will occur prior to the approval of the final site plan. 
 

7. An owners association shall be created for a development under this section which shall own and 
be responsible for maintaining the dedicated open space. Each property owner shall be a member 
of the association. 
 
The applicant has indicated that the open space shall be dedicated through an irrevocable 
permanent conservation easement recorded in the condominium documents to be maintained 
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by the condominium association.  See note above.  Additional coordination with Township 
Attorney will be necessary.   

 
8. Where a development under this Section is proposed in phases, the Township may require that 

all land to be dedicated as open space shall be included in the first phase of the development. 
 
Two (2) phases are demonstrated on Sheet 11.  The northern portion of the development will be 
phase 1 and the southern portion phase 2.  The applicant has verified all open space dedication 
shall be included in the first phase of the development.  The Fire Marshall had previously noted 
that Phase 1 is not permitted as it includes too many homes served by one road.  Applicant has 
reconfigured Phase 1 and will include the construction of all of “Misty Meadows Drive” in Phase 
1.  

 
Review Standards: 
 
1. The proposed OSPDO must be consistent with the Township’s adopted Master Plan and any other 

applicable adopted plan. 
 
OSPDO is consistent with the future land use of the site, which is Master Planned for Agricultural. 
The proposed dedication of open space includes the southern and northwestern portions of the site 
where significant open space and natural feature preservation is proposed.  Given the unique 
character of the site and its location along a regional network of wetlands and woodlands the 
location of the open space/developed area of the site should be carefully considered.  
 

2. The proposed OSPDO must not adversely affect existing or future uses or the value of adjacent 
properties. 
 
The development will have an impact on the character of the area and perceptions of openness and 
space for neighboring properties but the affect will not be significantly adverse. There is potential 
to expand the development to the east along Platt Road if properties were to become available. 
 

3. A site plan shall meet all requirements and standards for preliminary and final site plans as provided 
in Article 9.0 of the Zoning Ordinance and all requirements and standards of the Township’s Land 
Development Standards. A subdivision plat shall meet all requirements and standards for preliminary 
and final plats in the Township’s Subdivision Control Ordinance and the Township’s Land 
Development Standards. 
 
Met except as noted in this report. 
 

4. The proposed OSPDO must meet all requirements and standards in this Section and all other 
applicable provisions of the Zoning Ordinance. 
 
Met except as noted in this report. 

 
5. The proposed OSPDO must comply with all applicable Federal, State, and local rules and regulations. 
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The applicant must show compliance with Washtenaw County Drain Commission, Washtenaw 
County Environmental Health, and Michigan Department of Environment, Great Lakes and Energy 
(EGLE). 
 

6. Design Standards. 
 

a. The OSPDO shall be designed to promote preservation of natural features. Lots or site 
condominium units, roads, storm water management facilities, and other improvements shall 
be designed and situated to minimize alteration of or intrusion into the natural environment. 
 
Generally, the site is designed to protect existing, wetlands, woodlands, and cultivated 
farmland. The proposal provides 53% of dedicated open space.   

 
b. Lots or site condominium units shall be located on soils that are most suitable for drainfields. 

 
A Test Pit Soil Summary Table is provided on sheet 04. 
 

c. Dwelling units shall be located away from environmentally sensitive areas. They shall not be 
located in areas most suitable for open space. Dwelling units shall be located as far as possible 
from agricultural areas. 
 
The applicant demonstrates the development will impact one (1) of the 17 wetlands on the 
site.  However, we note several areas where silt fence is proposed within the wetland buffer.  
Further, three (3) Heritage and 105 protected trees will be removed and mitigated on site.  
Since there is a surplus of lots proposed (7 more than allowed) lots adjacent to the farmland 
area should be considered for removal as dwelling units shall be located as far as possible 
from agriculture areas. 

 
d. Placement of wells, septic tanks, and drainfields shall comply with all requirements of 

Washtenaw County. 
 
Soil boring location is provided on Sheets 02 and 03 of the plan set.  A Test Pit Summary is 
provided on Sheet 04. 
 

e. Each lot or site condominium unit shall have access to and frontage on an approved street. 
 
Driveways are shown on each proposed lot. 
 

f. Pedestrian access shall be provided within a development between lots or site condominium 
units and non-agricultural open space, between open space areas, and to appropriate on and 
off-site uses. 
 
As noted above, no pedestrian access is shown on the preliminary plan provided.  Sidewalks 
are generally required on both sides of internal streets, and pathways through open space 
areas.  The applicant has noted in their response letter to our initial review that the 
developer will contribute toward the 10-foot pathway along the frontages as requested in 
the event this system is ever developed in the area.  A cross-access easement to Parcel L-12-
34-100-007 west of Wall Park is proposed in the event the parcel is developed.   
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The letter further states the developer strongly feels that the proposed site is in a rural 
location with no existing walkways to connect to near the site.  Additionally, the site will 
utilize the Township’s rural residential private road paved road with ditches cross-section to 
facilitate stormwater conveyance.  This cross-section does not dictate or accommodate 
room for a sidewalk to be constructed within the road right-of-way.  Based on these reasons, 
the applicant is requesting internal on-site sidewalks not be imposed on the developer for 
this specific development.   
 

g. The Planning Commission or Township Board, whichever applies, may require that structures 
of historic, cultural, or architectural significance on the site of an OSPDO be retained, if 
suitable for rehabilitation. Adaptive reuse for a permitted use may be permitted. 
 
Not applicable. 

 
NATURAL RESOURCES 
 
Soils: The site is a mix of different soil types. Soil borings are provided on Sheets 02 and 03 of the plan set, 
and Test Pit summary data is provided on Sheet 04. 
 
Topography: The site is undulating throughout.  No steep slopes are noted.    
 
Woodlands/Landmark Trees: There was no description of the woodland areas as part of the Description 
of Natural Features provided on Sheet 05.  However, a Tree Removal Summary table is provided.  Of total, 
there are 2,337 trees survived on site.  Of those trees, the applicant is proposing to remove 105 protected 
trees and 3 Heritage trees to accommodate the development.  Many of trees proposed for removal are in 
long linear rows that appear to be for wind blocking purposes.  Mitigation of these trees is summarized 
on the table (1,889-inches or 630 trees (at 3-inch caliper).  The landscape plan demonstrates the 
mitigation of 630 trees as required. 
 
Wetlands: The applicant has indicated the location of wetlands on the site. Fifteen (15) wetlands, a pond 
and the Warner Drain are located within the development area.  Wetland G is the only wetland on site 
proposed to be impacted by the development.  However, there are several location demonstrated where 
silt fence is proposed to be located within the required wetland buffer.  The site plan provides the required 
Natural Features Impact Statement and Protection Plans on Sheets 05 through 10.  We defer further 
comment on the site’s natural features to ECT. 
 
Items to be Addressed:  Natural Features review by ECT. 
   
LANDSCAPING 

 
The applicant has provided a concept landscape plan on Sheets L-1 through L-5.  The preliminary 
Landscape Plan shall include the following information: location and type of all proposed trees and plant 
material (Table 13.02.H-1), plant composition (Section 13.02), greenbelt trees (Section 13.02.E), and site 
condominium landscaping (Section 13.02.G). 
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Greenbelt 
Based on the applicant’s calculation of 1,035 linear feet of greenbelt, 35 trees are required.  The landscape 
plan demonstrates 28 greenbelt trees are shown with seven (7) existing trees to remain. 
 
Street Trees 
Total linear street frontage is 20,046 linear feet requiring 401 street trees throughout the development 
which have been provided. 
 
Site Landscaping 
A minimum of 20% of the site area must be comprised of landscape material.  As provided, 190.4 acres 
(70%) of the site will be comprised with existing and proposed landscaped area. 
 
Items to be Addressed:  None. 
 
SITE ACCESS AND CIRCULATION 

 
As noted in previous section above, the site will be accessed from both Platt (north) and Bemis (south).     
 
Vehicular:  The applicant has provided a general 
location of the internal streets. The site plan 
indicates two (2) proposed access drives one off 
of Bemis Road and one off of Platt Road.  The 
northern access drive appears to align between 
two (2) existing driveways on the opposite side 
of Platt Road.  As discussed with the applicant, 
the southern roadway accessing Bemis has 
been moved as close to the eastern property 
line as possible to avoid bisecting the farmland 
open space the development is proposing to 
preserve.  The applicant proposes 55-foot wide 
private road right-of-way.   
 
The applicant has noted the developer is willing 
to provide and has proposed easements to 
accommodate potential future access.  These 
areas include an easement at the cul-de-sac 
nearest the eastern property line, and a blanket 
easement for cross-access connection along the 
southern drive along the eastern property line.  
 
See graphic:  
 
 
Pedestrian: No internal pedestrian connections 
are proposed.  This includes sidewalks along 
internal streets and pathways and trails within the open spaces.  As mentioned previously, a pedestrian 

Easement 
Locations 
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connection across Platt Road to Wall Park should also be considered.   See the developer’s comments 
related to pedestrian amenities in previous sections of this report. 
 
Items to be Addressed:  Provide internal pedestrian connections along the street, pathways and trails 
through open space, and connection across Platt Road to Wall Park.   
 

DEVELOPMENT DOCUMENTS 
 

The applicant shall comply with standards of Section 7.01.  A master deed and by-laws, and Open Space 
Management Plan and Conservation Easement will be reviewed by the Township Attorney.   
 

RECOMMENDATIONS 
 
The development of this site as an OSPDO will allow for the preservation of 146 acres of open 
space in perpetuity, preservation of woodland and heritage trees, protection of wetlands and 
conservation of significant acreage of farmland.  These benefits would not be achievable through 
a traditional site layout without the implementation of an OSPDO plan.   
 
Overall we support the development of this site as an OSPDO, and recommend the following 
items be addressed to the satisfaction of the Planning Commission prior to Preliminary Site Plan 
approval: 
 

1. Natural Features review by ECT. 

2. Provide internal pedestrian connections along the street, pathways and trails through 
open space, and connection across Platt Road to Wall Park.   
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Pittsfield Charter Township 
Department of Utilities & Municipal Services 

 
6201 West Michigan Avenue, Ann Arbor, MI 48108 

Phone: (734) 822-3101  Fax: (734) 944-1103 
Website: www.pittsfield-mi.gov 

 
Mandy Grewal, Supervisor 

 
 

 
Utilities 

(734) 822-3105 
utilities@pittsfield-mi.gov 

 
 

Utilities 
(734) 822-3105 

utilities@pittsfield-mi.gov 
 

 

Planning 
(734) 822-3130 

planning@pittsfield-mi.gov 
 

 

Engineering 
(734) 822-3109 

engineering@pittsfield-mi.gov 
 

 

Code Enforcement 
(734) 822-2111 

codeenforcement@pittsfield-mi.gov 
 

 

 

 
MEMORANDUM 

 
TO:  Pittsfield Township Planning Commission 
 
FROM: Eric Humesky, P.E. 
  Township Engineer 
 
DATE:  April 10, 2020 
 
SUBJECT: Heritage Preserve 
  C.S.P.A. #19-22 
  Preliminary Site Plan Review 
 
We have reviewed the February 25, 2020, 43-sheet submittal of the above preliminary plan that was received 
by the Township on February 26, 2020 and comment as follows: 

1. Access and Circulation Requirements: 

a. The proposed street names are being reviewed by the Township emergency response staff. 

b. A 10-foot wide asphalt pathway has been shown within the proposed right-of-way along 
the Platt Road and Bemis Road property frontages in this submittal. The out parcels on 
Platt Road should also include a 10-foot wide asphalt pathway within a proposed right-of-
way.  It is recommended that payment to the Township in lieu of constructing the pathway 
segments is made.  

c. Pedestrian connectivity should be explored to provide residents with access to both Platt 
Road to Bemis Road.  

2. Sheet 1, Cover Sheet: 

a. Pittsfield Township Wetlands should be added to the Permits/Approvals table.  

3. Sheet 2, Existing Conditions & Demo Plan – North: 

a. The location of any existing drain tile on site shall be investigated. If there is existing drain 
tile on site, it should be investigated further to determine if the tile should be relocated or 
removed.  

4. Sheet 5, Natural Features Protection Plan – Area 1: 
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C. S. P. A. #19-22 
April 10, 2020 
Page 2 of 4 
 

a. There appears to be a wetland buffer impact for Wetland C that should be included in the 
Wetland Impact Table. This should be corrected. 

5. Sheet 6, Natural Features Protection Plan – Area 2: 

a. There appears to be overhead utility and pole removals proposed within Wetland B. The 
Wetland Impact table should be updated.  

6. Sheet 11, Overall Development Plan: 

a. Lots 52-54 shall be labeled.  

7. Sheet 13, Layout Plan – Area 2: 

a. The property lines for the existing residential parcel shall be shown.  

8. Sheet 21, Overall Well and Septic Plan: 

a. Per the Washtenaw County Health Department correspondence dated March 25, 2019, 
there are unfavorable soils for a septic field around proposed Lots 26, 27, and 28.  This 
shall be addressed. 

b. The well and septic field conflicts at Lots 8 and 46 shall be revised.  

c. The well location for the proposed out-parcel shall be shown to verify the required 
separation is achieved.  

9. Sheets 23-31, Grading Plans: 

a. The grading plan shall meet all requirements of Chapter 6 of the Township Engineering 
Standards on the detailed engineering site plan. 

b. The maximum allowable driveway slope is 6%. Driveways exceeding this maximum 
allowable slope shall be revised.  

c. Culverts shall be provided at each driveway.  The driveway culverts shall be appropriately 
sized on the detailed engineering site plan.  

d. Existing trees shown in or near proposed primary septic fields shall be shown as removed 
as required by the WCHD.  

e. Typically, only 1 foot of grade change is allowed across each septic field. There are lots 
with several feet of grade change proposed across the septic fields. This shall be revised as 
required by the WCHD.  

f. Any conflicts between the proposed storm sewer and wells or septic fields shall be 
reviewed and approved by the WCHD.  

127



Heritage Preserve 
C. S. P. A. #19-22 
April 10, 2020 
Page 3 of 4 
 

g. The close proximity of several septic fields and wells to the proposed driveways shall be 
reviewed and approved by the WCHD.  

h. Cross-lot drainage shall be avoided wherever possible.  This plan contains many areas of 
cross-lot drainage that must be corrected. 

i. The wetlands should be labeled.  

10. Sheet 26, Grading Plan – Area 4: 

a. Slopes shall generally not exceed 1:4. Lots 38 and 42 should be revised.  

b. The house for Lot 46 is labeled as a walk-out home but the proposed grades show it as a 
standard lot. This should be clarified.  

11. Sheet 27, Grading Plan – Area 5: 

a. There appears to be wetland buffer impacts due to the trench for underground construction 
for Wetland N that are not discussed on the Wetland Impact Table on Sheet 5. This should 
be corrected. 

12. Sheet 28, Grading Plan – Area 6: 

a. The proposed well in the driveway of Lot 80 shall be relocated outside of the driveway.  

b. There appears to be wetland buffer impacts due to the trench for underground construction 
for Wetland N that are not discussed on the Wetland Impact Table on Sheet 5. This should 
be corrected. 

13. Sheet 29, Grading Plan – Area 7: 

a. The proposed contours around the detention pond must connect to the existing contours. 
More frequent contour labeling should be provided to confirm that the proposed contours 
are connecting to their corresponding existing contours.  

14. Sheet 30. Grading Plan – Area 8: 

a. Slopes shall generally not exceed 1:4. The northeast corner of Lot 75 shall be revised.  

15. Sheets 39-42, Landscape Plans: 

a. The proposed septic fields shall be shown on these plans.  

b. At least 10 feet of horizontal separation shall be provided between the proposed storm 
sewer and trees.  
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16. The Fire Marshal requests that a dry hydrant and a source of water be proposed.  The source of 
water could be above ground or below ground. 

17. All walkways must be ADA compliant. 

18. WCHD, WCRC, WCWRC, and EGLE approvals are required prior to Township Final Site Plan 
approval.  Further coordination with these agencies may result in modifications to this preliminary 
site plan.  It is the applicant’s responsibility to coordinate with all outside agencies early in the site 
plan development process to ensure all agency requirements are adhered to and revisions of the 
site plan are limited. 

19. Prior to Final Site Plan approval, the Applicant shall execute a development agreement, in a form 
approved by the Township, specifying all the terms and understandings relative to the proposed 
development.  A performance guarantee will be required as part of the development agreement in 
accordance with Section 3.09 of the Zoning Ordinance. 

20. With each re-submittal, the preparer shall provide a written summary of revisions made to the 
plans. 
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Pittsfield Charter Township 
Department of Utilities & Mvnicipal Services 
6201 West M1ct11gan Awnue. Arin Arbor, Ml 48108 

Commercial Site Plan 
Approval Application Phorit>· (734) 822-3130 Io,· (7J4) 044 1103 

Website w, ,w pittsfteld n11 gov L mail plan11lrig@p11tsfield-rnl gov 

Applicant Requirement Checklist 

D Pro1ect FHs (n11.,1st bi' paid by cash or check when applIcat1on is sub�*'ll) 
Admm,str::rt,ve r..,.t?: · tlllfl-ro/ondable 

__ ; : OFFICE USE :: 
SPA# 

.
_20-07___ . ____ 

0 Completed Application Fom1 Ar>p f:ee $ 780 _ 
0 Fooneen n,n sets of the proposed site plan. Three (3) full size plan sets and ete'len 

i 1 n •educed\ i hi?\ plan sP-ts (NIA with Engineering Plan Submittal) 
� l�• Grow Fee $ 

_

5700

1�.,ta! $ 6480__ ..;.,_ __ 0 4. CD C,"nt3min9 the entire Plan set 
··- ...

Submittal Information 
,�· ... •·•---·-,.·- , . .-«Jn_,.__,.,,.,a,u,,...,_ 

This application and site plan is being submitted for the following consider;t;;:;;;� 
-

Date of Plan.1"'B D 
� Pre11n11nary Site Plan D Combined Prel1mlnary/Flnal Site Plan D Administrative Review 

Number of Sheets:lJ]J?.. 0 Fhal S1l'e Plan □Amendment of Approved Plan D Engineering Plan 

ame of Proposed Development: l,J0-4:rt;,,,:,, hino 'I_�"" {,_e.(l ./-c. .;.. R.�jiPll� llwg,,,,,,.r fel"..S

Total Number of: □ Lots: □ Units: 

Total Floor Area Propos ed (Sq. Ft.): /'f tJ, tJ�O

Estimated Cost of Vertical Building:/$;()� gq-() s (JQO 

Property tnformation 

r r 

li:f Units/Buildings: / 

EsUmatW Cost of Srte Wmk /I J.� @
Proposed bate of Construct ion:· / 7c l� 2. () ·

Or ¥f�<) s. St,,.1-e Sf-;
General Location of Site 

Parcel LO.# 12. - 16 

AppUcant Information 

f Pf�ase Prrnt) 

. 300 

kirco f)yrq�1,1r1e,tvf-

- 4/({

Company Name fir Applicable) 

/0/ ""· ,.,.f Jle...-cv- l.d, Suite � rf'tly 
Address "" City I 

<l'lt ) 1:P1-0.3�'$ ) � 
Contact Number Fax Number 

Applicant's Compflance Agreement ·•· 

Street Number Street Name 

Gross Acreage of Site: 13. 'fl Net Acreage: ___ _

Applicant's Name 
/h/ 

State . Zip · 

Pl/f'I i II;� €1<,'r(A Iha. n J,r,' r c,,,,. 
Email Address 

The applicant{s) represents that they are the owner(s) of the subject property or are acting on behalf of the above listed owner, and 
herewith fife thirteen ( 13) copies of the identified drawmg of the property or site plan and all supporting material. The applicant also 
acknowledges that the filing of this application grants permission for Township staff and/or officials to enter the property to determine the 
accuracy of submi d information including existing conditions. If the applicant is not the owner. the owner must fill out the owner
affidavit 

Applicant's Name (Please Print) 

:: Office Use 

:: Received By: 

ZBC

(lnlhala) Commorclal Site Plan Approval Applicatlen 
Pa9�1 of 2 

Time Stamp 

PIIIUCI Complete R.evtt'M SI� -

4/2/20
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TREE MITIGATION CALCULATION PLAN

SITE PLAN REVIEW
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Natural Features Impact Statement & Protection Plan
As described in Section 14.04, the following natural features are present on the site or within 100’ of the site
1. Wetlands

	-No	impact	is	proposed	to	the	existing	wetlands	on	the	west	side	of	the	site.		A	25’	minimum	buffer	will	be	provided	for	all	existing	wetlands.

2. Steep Slopes > 12% (Limited Area)
	 -No	steep	slopes	exist	on	site.		Off-site	steep	slopes	will	not	be	disturbed.

3. 100 year Floodplain
	-Impact	to	the	floodplain	will	be	limited	to	storm	sewer	installation	for	the	site	stormwater	ultimate	discharge	with	no	net	change	in	floodplain	volume.

4. Trees
	-The	site	layour	has	been	designed	to	minimize	impact	to	existing	onsite	trees	and	vegetation.		One	heritage		/	landmark	tree	is	proposed	to	be	removed.
	-Grading	limits	have	been	designed	to	minimize	impact	to	the	existing	tree	critical	root	zones.		Tree	protection	measures	will	be	provided.

	 -Tree	replacements	will	be	provided.		Refer	to	calculation	on	Landscape	Concept	Plan.

14

NATURAL FEATURES INVENTORY & PROTECTION PLAN

SITE PLAN REVIEW

0 4 - 2 2 - 2 0

0 4 - 2 2 - 2 0
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NATURAL FEATURES INVENTORY & PROTECTION PLAN
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Richard K. Carlisle, President   Douglas J. Lewan, Executive Vice President 
John L. Enos, Principal   David Scurto, Principal   Benjamin R. Carlisle, Principal   Sally M. Elmiger, Principal   Craig Strong, Principal    

Laura K. Kreps, Senior Associate   Paul Montagno, Associate 

  Date:  April 15, 2020 
  April 29, 2020 
 

 

Preliminary Site Plan Review 
For 

Pittsfield Township, Michigan 
 
 
 

 
Applicant:  Kirco Development 
  
Project Name: Wacker (CSPA 20-07) 
  
Plan Date: April 10, 2020 
 
Location: 4950 S. State Road 
 L -12-16-300-018 
  
Zoning: BD, Business District 
    
Action Requested: Preliminary Site Plan Approval 
 
Required Information: As noted in this report. 
   
PROJECT AND SITE DESCRIPTION 

  
The applicant is proposing to construct a state-of-the-art innovation center and regional headquarters at 
4950 S. State Street with a wide range of specialty products.  The 14.0-acre site is currently vacant 
containing a woodland, wetland and floodplain area.   
 
The subject site is zoned BD, Business District which allows office and research and development 
laboratories as permitted uses.  The proposed building is proposed to be two-stories totaling 136,384 
square feet and includes research and development, office, and collaboration space.  There will be no 
production at this facility.  Parking for 300 cars will serve staff and visitors from the Avis Drive entrance.  
Open space areas include an event lawn and wetland/floodplain areas.   This project is a permitted use 
and does not require Township Board approval. 
 
The applicant focuses on silicones and polymers chemistry and offers solutions and innovations for a range 
of industries, such as: automotive and transport; construction; energy; electrics and electronics; coatings 
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and paints; adhesives and sealants; elastomers; plastics; paper; films and nip; renewable energies; textile; 
leather and non-wovens; photovoltaics and semi-conductors; pharm and food; health and personal care; 
chemical industry; and industrial biotechnology.  The applicant has been working closely with the 
Michigan Economic Development Corporation (MEDC) and Ann Arbor SPARK.   
 
Late last year the Planning Commission and Township Board held a joint meeting to discuss Wacker.   At 
that meeting, the consensus of the group was support for Wacker as a company and the potential 
investment in the township.  The group directed us to work with the applicant to identify potential 
alternative sites in the township.  At that meeting, this location on State Street was discussed and 
conceptually was supported by the group.  
 
On April 8, 2020, the Township Board passed a resolution of support for the project at this location.  The 
letter of support was predicated on the applicant receiving site plan approval.  
 
We support this project at this location for the following reasons:  
 

1. The site is Master Planned for Business District.  The Business District designation is represented 
by the area that encompasses the established research and development corridor along State 
Street.   Desired uses include light industrial, office, and research and development.  From a land 
use perspective, the proposed use of the property is consistent with the Master Plan.  
 
Furthermore, the multi-million-dollar investment in this site for a regional headquarters supports 
the economic development goals outlined in the Master Plan.  The Plan encourages the Township 
to seek funding to improve and maintain infrastructure, especially the business and commercial 
corridors such as State St, Washtenaw Ave, Carpenter Road, and Michigan Avenue.  Development 
along the corridor permits the Township to partner for improvements to infrastructure.  The Plan 
also encourages the Township to focus on redevelopment and infill in areas of the Township with 
existing infrastructure and services.  This is an infill site that is well served with existing 
infrastructure and services.   

 
2. The site is zoned BD, Business District.  The use is a permitted use at this site and does not 

require any special approvals (Conditional Use or Variance) or a rezoning from the Township 
Board. 
 

3. Many of the issues raised for the previous site including proximity to a prominent Township park 
and open space, onsite environmental issues, need for lot consolidation, major amendment to a 
PUD, and compatibility are not issues at this site.  
 

4. Historically, and into the future as identified in the Master Plan, State Street is the primary 
business and employment district in the township.  The corridor includes a mix of light industrial, 
light manufacturing, research and development, and laboratory uses.  Within a mile buffer, there 
are over 15 similar uses including:  
 

• Biotech; 
• Research and development; 
• Laboratories; and  
• Pharmaceutical companies.  
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The area is designated and planned to accommodate the use proposed by Wacker.   

 
Map of Similar Companies within 1 mile of 4950 S. State Road 
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Location of Subject Site: 

Aerial Image of Subject Site and Vicinity 
 

 
Source: MapWashtenaw 
 
Size of Subject Site: 
14 acres 
 
Current Use of Subject Site: 
Vacant/ Farmland 
 
Current Zoning: 
BD, Business District 
 
Proposed Use of Subject Property: 
Wacker Innovation Center and Regional Headquarters 
 
Adjacent zoning and land uses are as follows:  
 

Direction Zoning Use 
North BD, Business District Various Office/Light Industrial Uses 
South BD, Business District Avis Farms 
East BD, Business District Various Office/Light Industrial Uses 
West AG, Agricultural City of Ann Arbor Airport 

 
Items to be Addressed:  None. 

SITE 
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NATURAL FEATURES 

 
Section 14.04 C. and D. require a Natural Features Impact Statement and Protection Plan be submitted 
with a Preliminary Site Plan review when it is determined that one (1) natural feature is located on site.  
A Natural Features Impact Statement is provided on Sheet 3 of the plan set.  A Natural Features Protection 
Plan was provided.   
 
Topography: The site is slightly undulating from the east (highest elevation) to the west 

(lowest elevation). 
 
Woodlands: The applicant demonstrates existing trees on the site plan.  One (1) 

heritage tree will be removed.  The applicant is providing the required 
tree mitigation on site.  

 
Wetlands/ Floodplain: A wetland and floodplain is delineated along the western property line. 

No impact to the wetland or the 25-foot buffer is proposed.  Impact to 
the floodplain is limited to storm sewer installation of the site stormwater 
ultimate discharge with no net change in floodplain volume.   

 
ECT has reviewed the wetland plan and notes that the project as 
proposed does not include direct impacts (i.e., excavation or fill) to 
wetlands and does not require compensatory wetland mitigation. ECT 
recommends approval of the Revised Preliminary Site Plan for Wetlands. 
ECT recommends that the applicant address the items noted in the 
Wetland Comments section of this letter prior to the approval of the Final 
Site Plan and issuance of a Township Wetland Permit. 

 
Soils: Site soils are abbreviated on the Topographic Survey (Sheet 2). 
 
Items to be Addressed:  Address ETC’s wetland comments.  
 
 AREA, WIDTH, HEIGHT, SETBACKS 

 
Section 4.10 outlines the regulations for the BD district.  The following table compares the proposed 
development against these requirements: 
 

 
Required / 

Allowed Provided Complies with Ordinance 

Lot Area 
1 acre 

 14 acres (gross) Complies 

Lot Width  150 feet 304.5 feet Complies 

Setbacks 

Front 25 feet 608.57 feet Complies 

Side (Least) 20 feet 
106.18 feet (north) 
106.2 feet (south) Complies 

Side (Total) 40 feet 212.38 feet Complies 
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Rear 35 feet 237.04 feet Complies 

Lot Coverage (Gross) 40% 12% Complies 

Max. Floor Area Ratio 60% 24% Complies 

Impervious Surface Ratio 60% 34% Complies 

Building Height (Feet) 45 feet 
32 feet(building) 

54 feet (top of ventilators) Complies 

Building Height (Stories) 3 stories 2 stories  Complies 
 
As proposed, the development meets all of the dimensional requirements of the BD zoning district.  Sheets 
14 and 15 demonstrate a 32-foot building height with a 12-foot tall penthouse and 5-foot tall ventilators.    
Based on earlier reviews the applicant was able to reduce the ventilator stacks from 10-feet to 5-feet.  The 
ventilator height should have little visual impact from State Road.  
 
Section 4.19.D.3. allows for chimneys, ventilators, skylights, and other necessary mechanical 
appurtenances provided that no mechanical enclosure or penthouse shall exceed twelve (12) feet in height 
above the roof deck.  The penthouse is demonstrated at 12 feet above the roof deck as allowed. 
 
Items to be Addressed:  None 
   
UTILITIES and STORMWATER 

 
We defer review of proposed water and sewer facilities to the Township Engineer.  The applicant should 
work with the Township Utilities Director to properly locate utilities and utility connections. 
 
Underground stormwater detention areas are proposed north and south of the proposed structure, and 
in the north and south portions of the parking areas.  We defer further comments on the stormwater 
management system to the Township Engineer and Washtenaw County Water Resources. 
 
Items to be Addressed: None 
 
PARKING, LOADING 

 
Section 12.05 G. requires general office uses to provide one (1) parking space for each 300 square feet of 
gross floor area and laboratories must provide one (1) space for each 550 square feet of net floor area.  
See table below:  
 

 Required Total Parking 
Provided 

Office 
1 space per 300 SF (100,924 SF / 300) = 337 spaces 383 spaces  300 Spaces 

(+40 Landbanked) Laboratories 
1 space per 550 SF (24,822 SF (net) / 550) = 46 spaces 
   
Barrier-free spaces 8 spaces 8 spaces 
Bicycle Parking 2 spaces 6 spaces 
Loading Spaces 5 spaces 5 spaces 
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All proposed spaces are dimensioned in accordance with Table 12.05.K-1.   The applicant is seeking the 
following parking deviations:  

1. Allowance to landbank 40 spaces.    Landbank spaces are provided at the northeast corner of the 
proposed parking area and at the rear of the structure. 

2. Parking reduction to provide a total of 340 spaces on site, which includes 40 landbanked spaces.  
 
The applicant has indicated they are proposing parking based on the building occupancy and tenant needs.  
The applicant has provided a detailed narrative regarding the parking reduction. The narrative notes:  

• At move in (target Q4 2021 - Q1 2022) Wacker expects to have between 275-290 individuals 
working in this facility. 

• On any given day 10%-20% of the workforce are off site due to travel, vacation, or other reasons. 
Average occupancy of employees on a given day would typically be expected at 215-245 
employees. 

• The average number of visitors to the building would be 10-30 individuals daily, including 
customers, visiting employees, and otherwise. 

• We would expect daily occupation at 225-275. 
• The 300 parking spots planned for initial construction (with 40 land-banked) should therefore be 

more than sufficient for foreseeable parking demand. 
• As Wacker hiring and growth exceeds ~300-310 and beyond, Wacker would seek to pave the 

additional land-banked parking to ensure sufficient parking on site.  
• The total 340 total parking spots is sufficient for foreseeable growth at the site. 

 
We find the parking to be sufficient.  If additional parking is required, there is additional space on site to 
add parking.  The Planning Commission may grant a deviation in parking requirements when the applicant 
can demonstrate a sufficient number of parking spaces are provided to meet their needs. 
 
Items to be Addressed:  Planning Commission to consider reduction in required parking based on 
applicant’s need. 
 
SITE ACCESS, CIRCULATION, and TRAFFIC 

 
One (1) point of access is provided from Avis Drive.  A note indicates the ”applicant is seeking authorization 
for a second access drive from the Washtenaw County Road Commission and/or neighboring 
developments in a location to be determined to relieve traffic congestion expected at the single-entry 
point represented on these plans.  Subsequent revisions to these plans may include such an access drive 
in an acceptable solution is identified”.   We have been working the applicant and the Road Commission 
to identify a point of access on State Road.  We find that if an additional access point is provided, it could 
be considered by the Planning Commission as part of the final site plan.   
 
Fire truck turning templates are provided on Sheet 5.    The Fire Marshall has reviewed the plan and finds 
fire access and circulation to be sufficient.   
 
A ten (10)-foot wide public sidewalk is proposed along  S. State Street and a five (5)-foot wide sidewalk 
along Avis Drive across the driveway.  To the west of the driveway, the sidewalk widens to seven feet in 
width adjacent to the southern parking lot providing internal pedestrian access to the main building entry.   
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If access is provided on an adjacent site such as Concept Insurance, we will require the State Street 
sidewalk to connect through Concept Insurance.  
 
Items to be Addressed:  None 
 
LANDSCAPING 

 
A conceptual landscape plan has been provided on Sheet 13.  For the final site plan, all plant species should 
be identified, and quantities verified on the landscape plan and plant list.  
 
State Street 
The applicant was asked to provide a site feature along their frontage on State Street.  The feature could 
include landscaping, hardscape, plaza, or public art.   The applicant notes that are requesting additional 
time to consider the design.  They anticipate decorative landscaping elements coupled with an attractive 
monument sign.  A detailed design feature will be required for the final site plan.  
 
Greenbelt 
A 10-foot wide greenbelt with a minimum of one (1) deciduous tree for every 30 linear feet is required.  
The existing woodlot is located in this area and meets the greenbelt requirements. 
 
Screening Requirements 
The applicant is providing screening from adjacent uses along the north and south property lines meeting 
screening alternative 1. 
 
Interior / Perimeter Parking Lot  
Interior and perimeter parking lot landscaping has been provided in accordance with Section 13.02.D2. 
and D.3. 
 
Site Landscaping 
A minimum of 20% of the site is required to be comprised of landscape material.  The applicant indicates 
56% of the site will maintain site landscaping including the on-site wetland. 
 
Dumpster/ Equipment Screening 
A trash compactor and all ground-mounted equipment are located at the rear of the structure and 
enclosed by a 9-foot tall screen wall.  Detail of the wall will need to be provided at final site plan. 
 
Mitigation 
One (1) heritage tree will be removed.  The applicant is providing the required tree mitigation on site.  
 
Items to be Addressed: 1).  Provide a site feature along State Road; and 2). Provide full landscape plan at 
final site plan. 
 
LIGHTING 

 
A lighting plan will be required to be submitted for review during final site plan. 
 
Items to be Addressed:  Provide lighting plan for final site plan review. 
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ELEVATIONS AND FLOORPLANS 
 
Elevations have been provided demonstrating the exterior building materials will include metal siding, 2-
story curtain wall glazing, and rainscreen panels.  The building also provides for a 12-foot tall penthouse 
and six (6) roof-type ventilators.  Floor plans will need to be provided  during final site plan review.   
 
Materials are indicated on the elevations, but a material sheet should be submitted with the final site plan 
set.  
 
Items to be Addressed: 1). Provide floor plans; and 2). Provide a material sheet 
 
RECOMMENDATIONS 

 
We strongly support this project at this location for the following reasons:  
 

1. The proposed use of the property is consistent with the Master Plan.  
2. The multi-million-dollar investment in this site for a regional headquarters supports the economic 

development goals outlined in the Master Plan. 
3. The use is a permitted use at this site and does not require any special approvals (Conditional Use 

or Variance) or a rezoning from the Township Board. 
4. Many of the issues raised for the previous site including proximity to a prominent Township park 

and open space, onsite environmental issues, need for lot consolidation, major amendment to a 
PUD, and compatibility are not issues at this site.  

5. Within a mile buffer there are over 15 similar uses. 
6. State Street is designated and planned to accommodate the use proposed by Wacker.   

 
As part of the application, the Planning Commission is to consider the request for parking relief including 
the allowance for landbanked parking.  
 
If the Planning Commission supports the parking reduction and landbanked parking, we recommend 
preliminary site plan approval with the following items to be addressed and submitted as part of the final 
site plan:  
 

1. Site feature along State Road 
2. Full landscape plan 
3. Lighting plan 
4. Floor plans 
5. Building material sheet 
6. Address wetland review comments from ECT 
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Pittsfield Charter Township 
Department of Utilities & Municipal Services 

 
6201 West Michigan Avenue, Ann Arbor, MI 48108 

Phone: (734) 822-3101  Fax: (734) 944-1103 
Website: www.pittsfield-mi.gov 

 
Mandy Grewal, Supervisor 

 
 

 
Utilities 

(734) 822-3105 
utilities@pittsfield-mi.gov 

 
 

Utilities 
(734) 822-3105 

utilities@pittsfield-mi.gov 
 

 

Planning 
(734) 822-3130 

planning@pittsfield-mi.gov 
 

 

Engineering 
(734) 822-3109 

engineering@pittsfield-mi.gov 
 

 

Code Enforcement 
(734) 822-2111 

codeenforcement@pittsfield-mi.gov 
 

 

 

 
MEMORANDUM 

 
TO:  Pittsfield Township Planning Commission 
 
FROM: Eric Humesky, P.E. 
  Township Engineer 
 
DATE:  May 1, 2020 
 
SUBJECT: Wacker Innovation Center & Regional HQ 
  C.S.P.A. #20-07 
  Preliminary Site Plan Review 
 
We have reviewed the April 21, 2020, 19-sheet submittal of the above preliminary plan that was received by 
the Township on April 23, 2020 and comment as follows: 

1. Site and Zoning Data Requirements: 

a. The name and address of the current property owner shall be provided in the plans. 

b. The existing water main and sanitary sewer easements on the parcels around the site shall 
be shown with dimensions.  

2. Sheet 1, Cover Sheet: 

a. The name of the project, “Wacker Innovation Center & Regional HQ,” and the Township 
identifying number, “C.S.P.A. #20-07,” should be placed at the bottom right corner of the 
Cover Sheet. 

3. Sheet 4, Site Plan: 

a. Site access shall be approved by the Washtenaw County Road Commission.  There are 
concerns with traffic on Avis Drive and State Road.  A traffic impact study will be 
required and shall be provided to the Township for review. 

b. Per the ADA, accessible parking spaces must be located on the shortest accessible route of 
travel to an accessible facility entrance.  The barrier free parking spaces should be 
relocated. 

c. Mountable curb should be proposed on the east side of the 12-foot wide emergency 
vehicle route as was done on the west side. 
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4. Sheet 5, Site Plan Exhibits: 

a. The WB-50 turning template should show the WB-50 successfully maneuvering the 
loading dock at the north face of the building.  

5. Sheet 7, Grading Plan: 

a. The General Grading and Earthwork Notes should be revised so that they are applicable to 
this plan set. Several notes refer to Oakland County and plan sheets that are not included 
in the plan set.  

b. There are several trees with driplines that are located within areas of proposed grading, the 
limits of disturbance, or will be impacted during installation of utilities. The limits of 
grading shall be revised or these trees should be shown as being removed. Removed trees 
shall be mitigated per the Zoning Ordinance requirements. As a result, if tree #1714 is 
shown to be removed, a fourth benchmark should be identified so that at least two (2) 
benchmarks are permanently maintained on site.  

c. In general, slopes shall not exceed a maximum of 1:4.  The area east of the existing 
wetland, the area east of the parking lot, and the area along the north property line should 
be revised.  

d. All walkways must be ADA compliant. The sidewalks at the south property line must be 
revised to a maximum 5% running slope.  

e. The maximum allowable driveway slope is 6%. The driveway should be revised.  

f. Written approval shall be obtained from the property owner located south of the project 
site for the off-site grading.  

g. Written approval shall be obtained from the property owners located west and southwest 
of the project (if no sanitary sewer easement is present) and the property owner of the 
triangle parcel at the southwest corner of the project for utility installation and the 
proposed access road.  

h. The open area south of the proposed building appears to be flat.  A minimum slope of 1% 
should be proposed. 

6. Sheet 8, Utility Plan: 

a. No water mains, sanitary sewers, storm sewers or appurtenances shall be constructed or 
allowed to remain under or within 20 feet of structural improvements, this includes the 
underground detention systems. Additional separation should be provided between the 
NW Underground Detention System and the building, and between the SW Underground 
Detention System and the building.  
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b. Cleanouts shall be located at distances greater than 75-feet on the proposed sanitary lead.  
The lead shall be SDR 26 PVC pipe.   

7. Sheet 9, Storm Water Management Plan: 

a. There are areas on the north end of the North Systems Tributary Area and areas on the 
south end of the South Systems Tributary Area that should be revised.  

8. Sheet 10, WCWRC Calculations: 

a. Based on previously submitted plans, it seems that the impervious areas should be 
increased for the South System due to the addition of the fire access drive and additional 
impervious surfaces.  

b. The drainage area for the South System should be updated to match the areas shown on 
the Storm Water Management Plan.  

9. Sheet 11, Notes and Details: 

a. A 2-foot wide curb shall be used to fit the Township standard curb catch basin casting. 

b. Parking bumper blocks are not permitted. 

10. Sheet 16, Concept Landscape Plan: 

a. The proposed utilities should be shown on the plan. At least 10-feet of horizontal 
separation should be provided between all trees and utilities. 

11. WCRC and WCWRC approvals are required prior to Township Final Site Plan approval.  Further 
coordination with these agencies may result in modifications to this preliminary site plan.  It is the 
applicant’s responsibility to coordinate with all outside agencies early in the site plan development 
process to ensure all agency requirements are adhered to and revisions of the site plan are limited. 

12. Additionally, due to the close proximity to an airport, the applicant shall obtain approval from the 
FAA and the City of Ann Arbor if necessary. 

13. Prior to Final Site Plan approval, the Applicant shall execute a development agreement, in a form 
approved by the Township, specifying all the terms and understandings relative to the proposed 
development.  A performance guarantee will be required as part of the development agreement in 
accordance with Section 3.09 of the Zoning Ordinance. 

14. With each re-submittal, the preparer shall provide a written summary of revisions made to the 
plans. 
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April 29, 2020 

 
Mr. Ben Carlisle, AICP 
Township Planner 
Pittsfield Charter Township 
6201 West Michigan Avenue 
Ann Arbor, MI 48108 
 
Re:  Wacker Chemical (CSPA18-25) 
 Innovation Center and Regional Headquarters Project 
 Wetland Review of the Revised Preliminary Site Plan    
  
Dear Mr. Carlisle: 
  
Environmental Consulting & Technology, Inc. (ECT) has reviewed the Revised Preliminary Site Plan 
for the Wacker Chemical Innovation Center and Regional Headquarters project (CSPA18-25).  This 
included a review of the site plans prepared by PEA, Inc. (PEA) dated April 22, 2020 (Plan). The site 
was reviewed for the presence of regulated wetlands as defined in the Pittsfield Charter Township 
Wetland Ordinance, Chapter 8. Environment, Article IV. Wetlands. 
 
ECT recommends approval of the Revised Preliminary Site Plan for Wetlands. ECT 
recommends that the applicant address the items noted in the Wetland Comments section of 
this letter prior to the approval of the Final Site Plan and issuance of a Township Wetland 
Permit.  
 
The location of this proposed development has changed. Previously, the project was proposed to be 
located in the Avis Farms South development (units 12 through 14) south of W. Textile Road and east 
of S. State St. (T.3S, R.6E, Section 28; parcel L-12-18-28-100-010) with a gross site acreage of approx-
imately 18.5 acres. The new proposed project location is at 4950 S. State Street, just north of the inter-
section of Avis Drive and W. Morgan Road in Section 16. Specifically, the proposed project site is 
parcel L-12-16-300 and is 14 acres.  
 
The proposed site plan includes the construction of a +/- 140,000 square foot Innovation Center and 
Regional Headquarters, associated parking and utilities and an underground stormwater detention sys-
tem.   
 
On-Site Wetland Review 
It should be noted that ECT conducted an on-site wetland boundary verification for this property on 
September 17, 2019 (under the proposed project Maui Office Park, WP#19-04). At that time, ECT 
staff met on-site with the applicant’s wetland consultant (Pamela Rice with Metro Consulting Associ-
ates) who conducted the wetland delineation. 
   
One (1) on-site wetland was delineated (Wetland A/B) in the western portion of the site.  The appli-
cant’s wetland consultant used wetland boundary flag numbers B1A through B1C, b1 through b21, 
and a1 through a15.  The wetland boundary locations are indicated on the Site Plan (Sheet 4 of 19; 
Figure 1, attached). 
 
Wetland A/B is an emergent/scrub shrub wetland containing reed canary grass (Phalaris arundinacea), 
common buckthorn (Rhamnus cathartica), and several other species.  This wetland is part of a larger 
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wetland system that extends off-site to the west as well as to the north.  Wetland hydrology was indi-
cated by saturated hydric soils and water stained leaves present within portions of the delineated wet-
land areas. 
ECT determined that the wetland boundaries appeared to be accurately flagged on-site at the time of 
our wetland boundary verification and appear to be accurately indicated on the Plan.  The surveyed 
wetland boundaries are indicated in Figure 1, attached.   
 
Wetland Impact Review 
In addition to the desire to preserve wetlands, the Township’s goal is to preserve wetland buffers/set-
backs.  The Township’s Land Development Standards (Chapter 19 - Protection and Mitigation of Natural 
Features) states that: 
 

A permanent buffer strip, vegetated with natural plant species, will be maintained or restored within a setback 
of 25 feet from a designated edge or boundary of a wetland area. 

 
As noted in the Natural Features Impact Statement included on Sheet 4 (Site Plan), the current Plan does 
not propose direct impacts to the existing wetland or 25-foot wetland setback areas. It should be noted 
that the develop proposes underground stormwater detention systems as part of its stormwater man-
agement Plan. The ultimate outlet for these stormwater detention systems appears to be the existing 
wetlands on the west side of the site.  
 
The Plan does not appear to specifically quantify the area of existing wetland or 25-foot wetland set-
back. In addition, ECT has not received a wetland delineation report for this property. This infor-
mation shall be provided with subsequent site plans.  
 
Wetland Regulation by the State of Michigan 
Wetlands are protected under Part 303 Wetland Protection, of P.A. 451 of 1994, the Natural Resources 
and Environmental Protection Act (NREPA, as amended).  The Michigan Department of Environ-
ment, Great Lakes, and Energy (EGLE, formerly MDEQ) assumes authority over wetlands that are 5 
acres or greater in area; contiguous (directly adjacent to) to an inland lake, pond, or stream; within 500 
feet of an inland lake, pond, or stream; or within 1,000 feet of a Great Lake, Lake Saint Clair, Saint 
Mary’s River, Saint Clair River, or Detroit River.  
 
EGLE may also exert regulatory control over isolated wetlands less than five acres in size: "...if the 
department determines that protection of the area is essential to the preservation of the natural re-
sources of the state from pollution, impairment, or destruction and the department has so notified the 
owner." 
 

The following activities are prohibited within regulated wetlands without an EGLE per-
mit: 

1 The placement of fill material; 
2 Dredging; 
3 Construction within; and/or  
4 The draining of surface water from a wetland. 

 
Because the on-site wetland continues off of the site to the west, is part of a wetland complex that is 
larger than five (5) acres in size and extends west to the Wood Outlet Drain (County Drain located 
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approximately 1,400’ feet to the west of the property, EGLE appears to have regulatory jurisdiction 
over this wetland area.  Previously, Metro Consulting Associates noted that an EGLE Environmental 
Quality Analyst from the Water Resources Division, Jackson District Office (Melissa Letosky) previ-
ously verified the wetland boundaries and will be requiring a permit for the discharge of pretreated 
stormwater discharge to wetland. 
 
Wetland Regulation by Pittsfield Charter Township 
Under the authority of Ordinance No. 255, Pittsfield Charter Township regulates all watercourses and 
wetlands that are: 
 
1.    Contiguous to a lake or pond, or a river or stream, regardless of size; 
2.    Not contiguous to a lake or pond, or a river or stream; and 2 acres or more in size; 
3.    Not contiguous to a lake or pond, or a river or stream; and less than 2 acres in size, if the Township 

determines that protection of the area is essential to the preservation of the natural resources of 
the Township from pollution, impairment, or destruction as provided by this Ordinance. 

 
In making a determination that a wetland is essential to the preservation of the natural resources 
of the Township must find that one or more of the following exist at the particular site: 

 
a) The site supports state or federal endangered or threatened plants, fish, or wildlife appearing 

on a list specified in Section 36505 of the Michigan Wetlands Protection Act. 
b) The site represents what is identified as a locally rare or unique ecosystem. 
c) The site supports plants or animals of an identified local importance. 
d) The site provides groundwater recharge documented by a public agency. 
e) The site provides flood and storm control by the hydrologic absorption and storage capacity 

of the wetland. 
f) The site provides wildlife habitat by providing breeding, nesting, or feeding grounds or cover 

for forms of wildlife, waterfowl, including migratory waterfowl, and rare, threatened, or en-
dangered wildlife species. 

g) The site provides protection of subsurface water resources and provision of valuable water-
sheds and recharging groundwater supplies. 

h) The site provides pollution treatment by serving as a biological and chemical oxidation basin. 
i) The site provides erosion control by serving as a sedimentation area and filtering basin, ab-

sorbing silt and organic matter. 
j) The site provides sources of nutrients in water food cycles and nursery grounds and sanctuar-

ies for fish. 
 

Table 1.  Wetland Summary Data: Wetland Type, Anticipated Regulatory Status and 
Reason 

 
ID  Type Status Reason 

Wetland A/B EM Township Regulated 
(potentially MDEQ 
regulated due to size) 

Potentially greater than 5 acres is size; 
extends off-site 

FO = Forested; SS = Shrub-Scrub; EM = Emergent; WM = Wet Meadow; OW = Open Water 
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Regulatory Status and Permits 
Because all of the on-site wetlands (i.e., Wetlands A and B) appear to be connected to a larger (greater 
than 5 acres) existing wetland system located south and west of the proposed development site, these 
wetlands are presumed to be regulated by EGLE.  All on-site wetlands are regulated under the Pittsfield 
Township Wetland Protection Ordinance. 
 
The Applicant should provide a copy of the EGLE Wetland Use Permit application to the Township 
(and our office) for review and a copy of the approved permit upon issuance (if applicable).  A Town-
ship Wetland Permit authorizing impacts (or stormwater discharge) to wetlands that are regulated by 
EGLE in addition to the Township cannot be issued prior to receiving this information.   
  
According to the Pittsfield Charter Township Wetland Protection Ordinance, Section 6.0, the follow-
ing activities require a permit from the Township: 
 

 Deposit or permit the placing of fill material in a wetland. 
 Dredge, remove, or permit the removal of soil or minerals from a wetland. 
 Construct, operate, or maintain any use or development in a wetland. 
 Drain surface water from a wetland. 
 Mowing, cutting, removing, or causing to be removed or damaged, native vegetation 

or trees from the wetland, except for the mowing of a walkable path not to exceed 
ten (10) feet wide, unless as an ecological restoration project approved by the Ordi-
nance Enforcement Officer. 
 

Proposed Mitigation 
It should be noted that the project as proposed does not include direct impacts (i.e., excavation or fill) 
to wetlands and does not require compensatory wetland mitigation. 
    
Wetland Comments 
Please consider the following comments when preparing subsequent site plan submittals: 

   
1. The Applicant should provide a copy of the EGLE Wetland Use Permit application to the Town-

ship (and our office) for review and a copy of the approved permit upon issuance (if applicable). 
The applicant may also provide correspondence from EGLE that states that the existing wetlands 
are not within the jurisdiction of EGLE or that the proposed Plan will not require a permit from 
the agency. 

 
A Township Wetland Permit authorizing impacts (or stormwater discharge) to wetlands that are 
regulated by EGLE as well as the Township cannot be issued prior to receiving this information. 
 

2. The areas of the existing on-site wetlands and 25-foot wetland buffer areas do not appear to be 
indicated/quantified (i.e., square feet or acres) on the Plan.  This information shall be indicated 
and quantified on subsequent site plan submittals. 

 
3. In several locations, the Plan indicates that the wetlands were delineated by ECT on September 

17, 2019. This should be revised as ECT conducted a wetland boundary verification on September 
17, 2019. The wetlands were delineated by Metro Consulting Associates prior to that date. 
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Recommendation 
ECT recommends approval of the Revised Preliminary Site Plan for Wetlands. ECT recommends that 
the applicant address the items noted in the Wetland Comments section of this letter prior to the approval 
of the Final Site Plan and issuance of a Township Wetland Permit.  
 
As always, please feel free to contact our office if you have any questions. 
 
Respectfully submitted, 
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 
 
 
 
 
Peter Hill, P.E.                                                                                                                           
Senior Associate Engineer 
                                                                  

 
cc:   Zoe Crowley, UMS Specialist (CrowleyZ@pittsfield-mi.gov) 
 Allen Hare, UMS (HareA@pittsfield-mi.gov) 

 Eric Humesky, PE, Township Engineer (engineering@pittsfield-mi-gov) 
Belinda Kingsley, Zoning & Code Enforcement Administrator, Pittsfield Charter Township 
(KingsleyB@pittsfield-mi.gov) 

  Sheryl Saliba, Utilities & Municipal Services Administrative Assistant (SalibaS@pittsfield-
mi.gov) 

 
Attachments:  Figure 1. Wetland Locations (Site Plan), Source: PEA, Inc. 
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Figure 1.  Approximate wetland locations (Site Plan, Sheet 4 of 19; source: PEA, Inc.).  Approximate 
project boundary is shown in red.  Surveyed wetland boundaries are shown in green. 

Wetland A/B 
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 Date:  March 30, 2020 
 Revised:  April 29, 2020 
 

Concept Review 
For 

Pittsfield Township, Michigan 
 
GENERAL INFORMATION 

 
File No.:  CSPA 20-05 and CUP 20-02 
  
Applicant: Zippy Auto Wash / Corey Weaver  
  
Plan Date: April 8, 2020 
  
Location: 3952 Bestech (Lot 2) – Southwest corner Carpenter and Bestech 
  
Zoning: I, General Industrial 
  
Action Requested: Concept Review 
 
SUMMARY 

 
The applicant is seeking preliminary site plan and conditional use approval to construct a 4,843 
square foot automatic car wash with a 150-foot fully automatic wash bay, mechanical dryers, 
heated exit and entrance slap, and vacuum stations.  The 1.75-acre site is currently vacant.  
 
The site includes two (2) automatic pay stations located at the rear of the site provide 
additional stacking  spaces for traffic queuing on site.  The concrete entrance and exit ramps 
will be heated to prevent freezing.  Areas beyond these slabs shall be salted regularly in 
freezing temperatures to prevent ice on paved surfaces.  There will be three (3) vacuum islands 
located adjacent to the building with two (2) vacuums each.  Employee and customer parking 
are located adjacent to the building. 
 
The applicant has provided the following information regarding business operations: 
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The property is proposed for use as a fully automated auto wash facility.  During business 
hours the facility is regularly occupied by 2 to 3 employees.  Hours of operation will be 
Monday through Saturday 7:00AM to 8:00PM and Sunday 8:00AM to 8:00PM. 
 

Vehicle wash is listed as a conditional use in the General Industrial zoning district.  The site plan 
requires three (3) greenbelt setback variances from the ZBA: 1. Encroaching 10-feet into the 
required 10-foot greenbelt on Carpenter Road; 2. Encroaching 4.7 feet into the required 10-foot 
greenbelt on Bestech Drive; and 3). Encroaching 5-feet into the required 10-foot greenbelt on 
western property line.   
 
The Planning Commission is asked to review and consider the concept plan prior to the 
applicant going to the ZBA for the required variances.   

Questions for the Planning Commission to consider:  
1. Is a carwash an appropriate and good use for the site? 
2. What are design expectations for the building?  
3. If screening sufficient to overcome greenbelt encroachments? 
4. Should screening on Carpenter Road be via landscaping, knee wall, or combination?  
5. Would the Planning Commission support payment into the tree fund if the applicant is 

not able to plant all the required mitigation trees on the site?  
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ADJACENT ZONING AND LAND USE 

  
 ZONING LAND USE 
North I, General Industrial Industrial -Various Uses 
South PUD, Planned Unit Development Sam’s Club 
East I, General Industrial Industrial – Various Uses  
West I, General Industrial Industrial – Various uses  

 
Items to be Addressed:  None. 
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MASTER PLAN  
 
The Future Land Use Plan designates the parcels and the surrounding area to the north, east, 
and west as Industrial.  Property to the south is planned and developed as Regional 
Commercial.   
 
Industrial areas are located along the southern portion of Carpenter Road where single use 
industrial land uses currently exist.   
 
The site is currently vacant and the conditional use request for a vehicle was facility meets the 
intent of the Master Plan as the site is not adjacent to any residential uses. 

 
 
 
Items to be Addressed:  None 
 

SITE 

183



Ann Arbor Zippy Auto Wash - Bestech 
April 29, 2020 

5 
 

 
NATURAL RESOURCES 
 
A Natural Features Impact Statement and Natural Features Protection Plan are required based 
on Section 14.04.C. and D. when it is found that one (1) natural feature is determined to exist 
on the site.  The applicant has identified a wetland and woodlands on site, and provided the 
following information related to natural features impacts and protection: 
 

There is an on-site wetland in the southeast corner of the site which shall have a 25-foot 
setback to all construction related activities. This area shall be protected with a silt fence 
and tree fence barriers. The woodland area adjacent to the wetland consists of black cherry 
and cottonwood trees.  The area of brush and volunteer trees located on the northern fringe 
is poor to fair quality.  This area appears to have been fill placed during the subdivision 
development.  Tree replacement of 50 trees is proposed to mitigate tree removal. 

 
Woodlands: 
 
We note from the tree mitigation calculations provided on the landscape plan (Sheet C-5), 
indicate a total of 187.5 inches of  protected trees will be removed. One hundred percent 
(100%) mitigation requires seventy-five (75) 2.5-caliper replacement trees. Fifty (50) 
replacement trees are proposed with an unknown caliper. Tree mitigation must be provided at 
100% mitigation of the protected trees that are removed on-site.  Larger caliper trees can be 
planted to meet the 187.5-inches required.  
 
Wetlands: 
 
ECT has conducted a review of the wetlands.  The project does not currently propose impacts to 
on-site wetland or 25-foot wetland setback. As such, the project does not require wetland 
mitigation. ECT are recommending preliminary site plan approval with the following conditions:  

1. The Plan does not currently appear to indicate the area (square feet or acres) of the 
existing on-site wetland or 25-foot wetland setback. This information shall be added to 
the Plan. 

2. The Plan does not appear to indicate who conducted an on-site wetland boundary 
delineation on the site and when this was completed. This information shall be provided 
on the Plan. In addition to the wetland information included on the Plan, a wetland 
boundary determination report shall be provided to the Township if available. 

 
Items to be Addressed:  1). Provide tree mitigation on site or request relief from Planning 
Commission to pay into tree fund; and 2).  Address wetland review comments by ECT.  
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SITE ARRANGEMENT 
 
The site is hindered by two front yards, and a woodland and wetland in the southeast corner of 
the site.  In earlier meetings with the applicant we asked if they were able to orient the building 
to run parallel with Carpenter Road.  They noted that they were not due to the required length 
of the building, turning radius, and presence of wetland.  Mostly so not to impact the onsite 
wetland, they reoriented the building so that it is perpendicular to Carpenter Road.   
 
Reorienting the building places the vehicle queuing at the side of the building and drive-aisle 
between the building and Carpenter Road.   In previous reviews we asked if they reduce or 
eliminate encroachment into the greenbelts by reducing aisle widths, and “tightening” turning 
radiuses, and removing extra stacking spaces.  The applicant indicated that due to the 
popularity of the business and nature of the use, they need wider aisle and additional stacking 
area.  They feel that additional site amendments are not feasible.  
 
Of particular concern is screening of the queuing and area and internal carwash operations 
from Carpenter Road.  The applicant has provided a revised plan demonstrating enhanced 
landscaping along the drive parallel to Carpenter Road.  However, the plantings are located 
within the right-of-way.  The applicant will need to seek approval from the Washtenaw County 
Road Commission to provide the landscaping as proposed.  A knee wall in addition to the 
landscaping or in lieu of the landscaping may also be considered.  
 
 

1. Encroaching 10-feet into 
the required 10-foot 
greenbelt on Carpenter 
Road.  No area for 
screening.   
 

2. Encroaching 4.7 feet into 
the required 10-foot 
greenbelt on Bestech 
Drive; and 

 
3. Encroaching 5-feet into 

the required 10-foot 
greenbelt on western 
property line.    

 

1 

2 

3 
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Questions for the Planning Commission to consider:  

1. If screening sufficient to overcome greenbelt encroachments? 
2. Should screening on Carpenter Road be via landscaping, knee wall, or combination? 

 
Items to be Addressed:  1) WCRC approval of landscaping within Carpenter Road ROW. 2) 
Screening along Carpenter. 
 
AREA, HEIGHT, SETBACKS 
 
Dimensional requirements of the I, General Industrial district are as follows: 
 

 Required Provided Compliance 
Lot Area 1 acre 1.75 acres Compliant 
Lot Width 150 feet 269 feet Compliant 
Building Setbacks 

Front (Carpenter Road) 50 feet 63.0 feet Compliant 
Front (Bestech Drive) 50 feet  66.1 feet Complaint 

Side (west) 20 feet  55.3 feet Compliant 
Rear (south) 35 feet 179.8 feet Compliant 

Maximum Lot Coverage 30%  6.3% Compliant 
Maximum Impervious 60% 48.4% Compliant 
Maximum Floor Area 60% 6.3% Compliant 
Building Height 2 stories / 45 feet I story / 25 feet Complaint 
 
All dimensional requirements of the General Industrial zoning district have been met. 
 
Items to be Addressed:  None    
 
PARKING   

 
Section 12.05 of the Zoning Ordinance requires:  
 
 Required Provided Compliance 
Vehicle Wash 
2 spaces plus 1 space for 
each employee at peak shift 

9 spaces 9 spaces Complies 

    
Drive Through Stacking 
12 stacking spaces per bay 

12 spaces 17 spaces Complies 

Barrier Free Accessible 
 

1 space 1 space Complies  

Bicycle Parking Not required N/A Complies 
Loading 0 space 0 spaces See below 
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One loading space is required for the development.  No loading area is provided on the site 
plan.  A note on the cover sheet indicates deliveries are made by cube vans.  No semi-trucks will 
service the property.  
 
We note drives along Bestech, and the west property line are located 5 feet from the respective 
property lines.  The drive adjacent to Carpenter Road is located at the ROW line.  Section 
12.05.C.3. requires driveways parallel to adjacent streets or roads shall not be permitted in the 
required greenbelt.  However, we noted previously that many of the drive-aisles are 30-feet in 
width. Only 22 to 24-feet are required.  In addition, the one-way drive-aisle into the carwash is 
16-feet in width.  This drive-aisle only needs to be 10 to 12-feet in width. Lastly, the one-way 
drive aisles in the parking spaces do not need to be 22-feet in width.  We requested the 
applicant look for opportunities to reduce drive-aisle widths to eliminate the need to encroach 
into the greenbelt.   
 
Though much wider than required, in a revised review cover letter and in a conference call the 
applicant confirmed the drive widths are the minimum design standards for proper, safe, and 
efficient operation of the use on the site. 
 
Items to be Addressed:  None. 
 
SITE ACCESS, CIRCULATION, and TRAFFIC 

 
Site access will be provided via a single, two-way drive from Bestech Drive. 
 
Turning radii for emergency vehicles, delivery and garbage trucks are provided on Sheet C-6. 
 
We defer to the Township Fire Marshall regarding internal circulation.   
 
Items to be Addressed:  None. 
 
LANDSCAPING, SCREENING, and BUFFERING 
 
The applicant has submitted a general landscape plan.  A detailed landscape plan is not 
required for a preliminary site plan.  We note AR and CABF plantings are listed in the plant 
Legend, but ARB and CA plantings are labeled on the landscape plan.  We have reviewed the 
preliminary plan and found the following deficiencies: 
 
Greenbelts:  The greenbelts do not contain a berm three (3) feet in height as required in 
Section 13.02.E.2.b.  Alternative landscape plantings or a solid wall that does not exceed three 
(3) feet in height may be approved where it is found that space limitations or visibility for 
vehicular circulation prevents construction of a landscape berm.  Further, 549 linear feet of 
street frontage (both Carpenter and Bestech) require 19 greenbelt trees; 21 trees are provided.  
As noted previously, a greenbelt area is not accommodated along the Bestech Drive and 
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Carpenter Road ROWs.    These plant materials are located adjacent to and within the modified 
greenbelt areas and within the Carpenter Road ROW due to the driveway configurations. The 
applicant will either need to obtain greenbelt variances from the ZBA or by reducing the drive-
aisle widths to accommodate landscaping within greenbelts.   The Washtenaw County Road 
Commission will also have to approve of the placement of plantings within the Carpenter Road 
ROW. 
 
Perimeter Parking Lot Screening:  The applicant has demonstrated 92 linear feet of perimeter 
parking lot requiring 2 trees which have been provided.   
 
Interior Parking Lot Landscaping:  Two (2) canopy trees are proposed interior to the parking 
area as required. 
 
General Site Landscaping:  The landscape requirement chart notes 20% site landscaping is 
provided.  We note the southern portion of the site containing the wetland and wooded area 
will remain generally undisturbed. 
 
Trash Enclosure Screening:  A dumpster location is shown at the southwest corner of the site 
and is setback 10 feet from the property line as required.  Detail of the enclosure was not 
provided in the plan set. 
 
Equipment Screening: We note the location of what appears be a transformer location at the 
southwest corner of the building; however, it is not labeled.  Landscape screening is provided in 
this location.  The application should confirm by labeling the proposed fixture.  
 
A detailed landscape plan will be reviewed as part of the final site plan application.    
 
Items to be Addressed:  1). Provide a greenbelt berm or provide alternative. 2).Provide 
dumpster enclosure detail. 3) Label transformer location. 
 
FLOOR PLANS AND ELEVATIONS   

                                                  
Floor plans and elevations are provided on Sheet A-1.  Exterior materials will include split-face 
block and metal roofing.  Applicant has provided color renderings.   

Items to be Addressed:  None.    
 
PHOTOMETRICS   

                                                  
The applicant has not submitted a photometric plan.   A photometric plan is required for final 
site plan submittal.  
 
Items to be Addressed:  Submit photometric plan that is compliant with Section 13.05.   
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RECOMMENDATION  

 

The Planning Commission is asked to review and consider the concept plan prior to the 
applicant going to the ZBA for the required variances.   

Questions for the Planning Commission to consider:  
1. Is a carwash an appropriate and good use for the site? 
2. What are design expectations for the building?  
3. If screening sufficient to overcome greenbelt encroachments? 
4. Should screening on Carpenter Road be via landscaping, knee wall, or combination?  
5. Would the Planning Commission support payment into the tree fund if the applicant is 

not able to plant all the required mitigation trees on the site?  
 
I look forward to discussing this concept plan at the upcoming Planning Commission meeting.   
Hopefully we can meet again in person in the very near future.   
 
 

 
 

189
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6201 West Michigan Avenue, Ann Arbor, MI 48108 

Phone: (734) 822-3101  Fax: (734) 944-1103 
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Mandy Grewal, Supervisor 
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(734) 822-3105 
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Planning 
(734) 822-3130 

planning@pittsfield-mi.gov 
 

Engineering 
(734) 822-3109 

engineering@pittsfield-mi.gov 
 

Code Enforcement 
(734) 822-2111 

codeenforcement@pittsfield-mi.gov 
 

 

 
MEMORANDUM 

 
TO:  Pittsfield Township Planning Commission 
 
FROM: Eric Humesky, P.E.  
  Township Engineer 
 
DATE:  April 15, 2020 
 
SUBJECT: Zippy Auto Wash 
  C.S.P.A. #20-05 
  Preliminary Engineering Review 
 
We have reviewed the March 2, 2020, 6-sheet submittal of the above preliminary site plan that was received at 
the Township on March 11, 2020 and comment as follows: 

1. Sheet C-1; Title Sheet 

a. The name of the project, “Zippy Auto Wash,” and the Township identifying number, 
“C.S.P.A 20-05,” shall be placed at the bottom right corner. 

b. The sheets shall be numbered consecutively. Additionally, Sheet A-1 shall be added to the 
Drawing Index. 

c. The address of the site and the parcel identification number shall be added at the top of the 
sheet under the project name.  

d. A permit approval table with the date approval is granted shall be included on the sheet.  

e. A fire protection sheet shall be included with all items noted in Paragraph 2.02(D) of the 
Township Engineering Standards.  

f. An area-wide drainage map shall be provided showing all the existing and proposed 
drainage to the regional detention basin.  

2. Sheet C-2; Existing Conditions Plan 

a. Land use of all adjacent property shall be shown.  

b. The dashed line through the southeast corner of the site shall be identified.  
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c. The existing 18-inch storm sewer at the north property line ends abruptly. The Applicant 
shall add a note stating that the extent of the 18-inch storm sewer shall be field verified 
prior to construction.  

d. The limits of the soil types and groundwater information, with supporting evidence, shall 
be shown on the sheet.  

e. The site geotechnical report should be provided in the next submittal. 

f. Existing lot lines, building lines, structures, parking areas, and other improvements on the 
site and within 100 feet of the site shall be shown.  

g. The Site Benchmark shall be identified on the sheet. 

h. The rim and invert elevations of the existing sanitary sewer at the manholes shall be 
provided. This shall be included on all relevant sheets.  

i. The existing fire hydrant along Bestech Drive shall be noted for removal.  

j. Bestech Drive shall be labeled on this sheet and all relevant sheets.  

3. Sheet C-3; Site Plan 

a. The existing fire hydrant along Bestech Drive shall be deleted from the plan view. 

b. The shutoff valve for the water service shall be installed outside of pavement.  

c. The applicant shall consider extending the sidewalk construction along Bestech Drive 
west to the Boy Scouts of America driveway so that a sidewalk gap is not created.  

d. It is not clear why the 18-inch storm sewer stub on the north side of the site is not used as 
the storm water outlet.  This should be explained. 

e. The water main shall be proposed looping through the site connecting the water main on 
the north side of the property to the water main at the southwest corner of the property. 

4. Sheet C-4; Grading Plan 

a. The existing fire hydrant along Bestech Drive shall be deleted from the plan view. 

b. The proposed contours shall be shown throughout the site.  

c. ADA requires a maximum of 2% cross slope, 5% running slope, and 8.33% ramp slope 
for sidewalks. The Applicant shall consider revising sidewalk grades to 1.5% cross slope 
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and less than 5% running slope to provide for variance during construction. Any proposed 
curb ramps should be proposed at a slope around 7.5%. 

d. The T/C elevation in the northwest corner of the drive shall be changed to 836.55 rather 
than 936.55. 

e. There is a low point in the southeast corner of the proposed dumpster enclosure. The 
Applicant shall note a curb drain, or revise the grades, to convey all stormwater to catch 
basins.  

f. It appears there is a trench drain at the car wash exit. The Applicant shall annotate 
accordingly and provide details to how water will be captured and routed to the 
stormwater system.  

g. The infiltration testing report shall be provided to confirm that the proposed infiltration 
rate is feasible.  

h. Proposed grades shall generally not exceed a slope of 1 on 4.  The steep slopes southeast 
and east of the drive shall be improved. 

5. Sheet C-5; Landscape Plan 

a. The plan view is blurry due to a scaling issue. The sheet shall be revised to clearly show 
the proposed development, and the scale shall be standard engineering scale. Additionally, 
the detention basin with any proposed landscaping and all contours shall be shown on this 
sheet.  

b. All proposed trees shall be a minimum of 10 feet from all utilities and leads, including 
water, sanitary, and storm. Trees not meeting this requirement shall be relocated.  

6. Prior to a pre-construction meeting, the Applicant shall provide a performance guarantee to the 
Township in accordance with Section 3.09 of the Zoning Ordinance.   

7. With each re-submittal, the preparer shall provide a written summary of revisions made to the 
plans.  
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memo   

  

TO: Ben Carlisle, AICP 
Pittsfield Charter Township Planning Consultant 
 

FROM: Pete Hill, P.E.  
Senior Associate Engineer 
 

DATE: April 24, 2020 
 

RE: Zippy Auto Wash (CSPA20-05)  
Bestech Lot 2 (3952 Bestech Drive)  
Property ID L-12-23-110-002 
Preliminary Site Plan Review 
 

Environmental Consulting & Technology, Inc. (ECT) has reviewed the Preliminary Site Plan for Zippy Auto 
Wash (CSPA20-05) project prepared by Vanston/O’Brien, Inc. dated April 8, 2020 (Plan). ECT is preparing 
this review letter for compliance with the Pittsfield Township Wetlands Protection Ordinance (Chapter 8 -
Environment, Article III - Wetlands).  
 
ECT recommends approval of the Preliminary Site Plan for Wetlands. ECT recommends that the 
applicant address the items noted in the Wetland Comments section of this letter prior to the approval 
of the Final Site Plan.  
 
The proposed development is located at the southwest corner of Carpenter Road and Bestech Drive (north of 
Michigan Avenue/US-12), in Section 12 (i.e., Bestech Lot 2 – 3952 Bestech Drive). The proposed site consists 
of 1.75 acres (gross) and the project would consist of the construction of an automatic car wash in a 4,843 
square foot building with a 150-foot automatic car wash bay, as well as employee and customer parking, utilities 
and 3,550 square foot stormwater infiltration bed. 
 
Based on aerial images (including historic aerial images) the majority of the subject has been previously 
disturbed and currently consists of mowed turfgrass. However, based on the Plan as well as aerial photo 
imagery, an existing wetland is located in the southeast portion of the site. The proposed Plan avoids impacts 
to this existing on-site wetland area and its 25-foot wetland setback (see Figure 1). 
 
A summary of our findings from review of the applicant’s submittal regarding existing wetlands and proposed 
wetland impacts follows. 
 
Wetland/Existing Conditions 
One (1) on-site wetland is located in the southeast section of the site, adjacent to Carpenter Road (see Figure 
2). Wetland flag numbers a3 through a18 are indicated on the Existing Conditions Plan (Sheet C-2). Both the 
wetland boundary and the 25-foot wetland setback locations are clearly indicated on the Plan (see Figure 1). 
The Plan does not currently appear to indicate the area (square feet or acres) of the existing on-site wetland or 
25-foot wetland setback. This information shall be added to the Plan.  
 
ECT gathered and reviewed existing available site information such as the National Wetland Inventory (NWI) 
mapping from the U.S. Fish and Wildlife Service (USFWS; included as Figure 3), the Michigan Department of 
Environment, Great Lakes, and Energy (EGLE) Wetland Mapper, the Washtenaw County Soil Survey data 
from the US Department of Agriculture’s Natural Resources Conservation Service  (USDA NRCS) Web Soil 
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Survey, United States Geological Survey (USGS) Topographic mapping, and current and historical aerial 
photography.  The NWI information indicates one (1) area of palustrine forested wetland in the southeast 
portion of the site.   
 
At this time, ECT has not completed an on-site wetland verification. ECT recommends that we conduct a 
wetland boundary verification during the growing season (May 1 through October 15) in order to verify any 
existing on-site wetland boundaries.  The wetland boundaries currently indicated on the Plan appear to 
accurately reflect the on-site wetland areas and can be used for initial planning purposes. 
 
The Plan does not appear to indicate who conducted an on-site wetland boundary delineation on the site and 
when this was completed. This information shall be provided on the Plan. In addition to the wetland 
information included on the Plan, a wetland boundary determination report shall be provided to the Township 
if available. 
 
“Wetland 1” is a forested wetland. The ‘Natural Features’ notes on Sheet C-2 indicate that the area adjacent to 
the forested wetland contains black walnut (Juglans nigra), black cherry (Prunus serotina), and cottonwood (Populus 
deltoides).  
 
Wetland Impact Review 
As noted, the Grading Plan (Sheet C-4) indicates the proposed limits of disturbance for the project. The on-site 
wetland and its 25-foot wetland setback are proposed to be preserved.   
 
Wetland Regulation by the State of Michigan 
Wetlands are protected under Part 303 Wetland Protection, of P.A. 451 of 1994, the Natural Resources and 
Environmental Protection Act (NREPA, as amended).  The Michigan Department of Environment, Great 
Lakes, and Energy (EGLE, formerly MDEQ) assumes authority over wetlands that are 5 acres or greater in 
area; contiguous (directly adjacent to) to an inland lake, pond, or stream; within 500 feet of an inland lake, pond, 
or stream; or within 1,000 feet of a Great Lake, Lake Saint Clair, Saint Mary’s River, Saint Clair River, or Detroit 
River.  
 
EGLE may also exert regulatory control over isolated wetlands less than five acres in size: “...if the department 
determines that protection of the area is essential to the preservation of the natural resources of the state from 
pollution, impairment, or destruction and the department has so notified the owner.” 
 

The following activities are prohibited within regulated wetlands without an EGLE permit: 
1 The placement of fill material; 
2 Dredging; 
3 Construction within; and/or  
4 The draining of surface water from a wetland. 

 
It is ECT’s opinion that the area of on-site forested wetland is likely hydraulically connected to off-site wetlands 
with a total area exceeding five (5) acres. This wetland is therefore likely regulated by EGLE. 
 
Wetland Regulation by Pittsfield Charter Township 
Based on the findings set forth in Section 8-12 of the Township’s Wetland Ordinance, the Township Board of 
Trustees declares a goal of no net loss of wetlands within the Township and a long-term goal of a net gain in 
wetlands within the Township. These goals are to be accomplished through the use of all means available to 
the Township as authorized by applicable local, state and federal laws and regulations, including, but not limited 
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to, the implementation of the regulatory purposes and intent of this article; the identification and review of 
degraded or destroyed wetlands in the Township; and the use of incentives, voluntary agreements, and other 
forms of cooperation between the Township and landowners to protect and restore wetlands to the greatest 
extent possible authorized under the law. 
 
Under the authority of Wetland Ordinance, Pittsfield Charter Township regulates all watercourses and wetlands 
that are: 
 
1.    Contiguous to a lake or pond, or a river or stream, regardless of size; 
2.    Not contiguous to a lake or pond, or a river or stream; and 2 acres or more in size; 
3.    Not contiguous to a lake or pond, or a river or stream; and less than 2 acres in size, if the Township 

determines that protection of the area is essential to the preservation of the natural resources of the 
Township from pollution, impairment, or destruction as provided by this Ordinance. 

 
In making a determination that a wetland is essential to the preservation of the natural resources of the 
Township must find that one or more of the following exist at the particular site: 

 
a) The site supports state or federal endangered or threatened plants, fish, or wildlife appearing on a list 

specified in Section 36505 of the Michigan Wetlands Protection Act. 
b) The site represents what is identified as a locally rare or unique ecosystem. 
c) The site supports plants or animals of an identified local importance. 
d) The site provides groundwater recharge documented by a public agency. 
e) The site provides flood and storm control by the hydrologic absorption and storage capacity of the 

wetland. 
f) The site provides wildlife habitat by providing breeding, nesting, or feeding grounds or cover for 

forms of wildlife, waterfowl, including migratory waterfowl, and rare, threatened, or endangered 
wildlife species. 

g) The site provides protection of subsurface water resources and provision of valuable watersheds and 
recharging groundwater supplies. 

h) The site provides pollution treatment by serving as a biological and chemical oxidation basin. 
i) The site provides erosion control by serving as a sedimentation area and filtering basin, absorbing silt 

and organic matter. 
j) The site provides sources of nutrients in water food cycles and nursery grounds and sanctuaries for 

fish. 
 
The on-site wetland is regulated by the Township as it meets one or more of the essentiality criteria listed 
above (e.g., flood and storm control as well as wildlife habitat).  According to the Pittsfield Charter Township 
Wetland Protection Ordinance, Section 8-17, the following activities require a permit from the Township: 
 

 Deposit or permit the placing of fill material in a wetland. 
 Dredge, remove, or permit the removal of soil or minerals from a wetland. 
 Construct, operate, or maintain any use or development in a wetland. 
 Drain surface water from a wetland. 
 Mowing, cutting, removing, or causing to be removed or damaged, native vegetation or trees from the wetland, 

except for the mowing of a walkable path not to exceed ten (10) feet wide, unless as an ecological restoration 
project approved by the Ordinance Enforcement Officer. 
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In addition to the desire to preserve wetlands, the Township’s goal is to preserve wetland buffers/setbacks.  
The Township’s Land Development Standards (Chapter 19 – Protection and Mitigation of Natural Features) states 
that: 
 

A permanent buffer strip, vegetated with natural plant species, will be maintained or restored within a setback of 25 feet 
from a designated edge or boundary of a wetland area. 
 

As proposed the project will not impact the on-site wetland or its 25-foot wetland setback. Wetland permits 
from the Township or from EGLE would not be required for the project as currently proposed. 
 
Proposed Mitigation 
The project does not currently propose impacts to on-site wetland or 25-foot wetland setback.  As such, the 
project does not require wetland mitigation. 
 
Wetland Comments 
Please consider the following comments when preparing subsequent site plan submittals: 
 

1. The Plan does not currently appear to indicate the area (square feet or acres) of the existing on-site 
wetland or 25-foot wetland setback. This information shall be added to the Plan.  
 

2. The Plan does not appear to indicate who conducted an on-site wetland boundary delineation on the 
site and when this was completed. This information shall be provided on the Plan. In addition to the 
wetland information included on the Plan, a wetland boundary determination report shall be provided 
to the Township if available. 

 
Conclusions 
The proposed development appears to avoid impacts to regulated on-site wetlands and the 25-foot wetland 
setback. As such neither wetland mitigation or wetland use permits from the Township or from EGLE appear 
to be required. 
 
Recommendation 
ECT recommends approval of the Preliminary Site Plan for Wetlands. ECT recommends that the applicant 
address the items noted in the Wetland Comments section of this letter prior to the approval of the Final Site 
Plan.  
                                   
cc:   Zoe Crowley, UMS Specialist (CrowleyZ@pittsfield-mi.gov) 
 Allen Hare, UMS (HareA@pittsfield-mi.gov) 

 Eric Humesky, PE, Township Engineer (engineering@pittsfield-mi-gov) 
Belinda Kingsley, Zoning & Code Enforcement Administrator, Pittsfield Charter Township 
(KingsleyB@pittsfield-mi.gov) 

  Sheryl Saliba, Utilities & Municipal Services Administrative Assistant (SalibaS@pittsfield-mi.gov) 
 
Attachments:  Figure 1. Wetland Locations (Grading Plan), Source: Vanston/O’Brien 
  Figure 2. Street view Image (Source: Google Earth) 
  Figure 3. National Wetlands Inventory Map (Source: U.S. Fish & Wildlife Service; 

https://www.fws.gov/wetlands/data/google-earth.html) 
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Figure 1.  Wetland Location (Grading Plan, Sheet C-4, provided by Vanston/O’Brien).  Approximate project 
limits of disturbance are shown in red.  Approximate wetland boundaries are shown in green and 25-foot 
wetland buffer boundary is shown in orange. 
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Figure 2.  Street view Image (Source: Google Earth).  The forested wetland is located on the left side of the 
photo (i.e. southeast side of the project property. 
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Figure 3.  National Wetland Inventor Map (Source: U.S. Fish & Wildlife Service). The approximate project 
limits of disturbance are shown in red and the area of (palustrine) forested wetland (i.e., “PFO”) is shown in 
green. 
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