REGULAR MEETING June 18, 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

1−2

4.0

Approval of Prior Minutes

3−8

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

7.0

Old Business

8.0

New Business
8.1

9.0

CSPA 19-17 Monarch Estates
Submitted for Final Site Plan Approval
5662 Platt Road (L -12-22-400-024), Section 22

9-46

Planner’s Report
9.1

Open Space Preservation Development Option Discussion

10.0

Chairperson’s Report

11.0

Commissioner’s Report

12.0

Public Comment II

13.0

Adjournment

47-60

Please Note: This meeting is being recorded
In compliance with Governor of Michigan's Executive Order, the Pittsfield Township Planning
Commission will conduct its June 18, 2020 meeting electronically. Public participation at the
June 18, 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’s restrictions on in-person governmental functions.
To participate as a member of the public:
• For videoconferencing go to:
• https://zoom.us/j/93729229076?pwd=TGdURzlGQXJkaVpkWUtPUnNVN01pdz09
Password: Pittsfield
• Or iPhone one-tap :
US: +13126266799,,93729229076#,,1#,326284# or
+19292056099,,93729229076#,,1#,326284#
• 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: 937 2922 9076
International numbers available: https://zoom.us/u/apfGEU4UR
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 June 18, 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@pittsfieldmi.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.

REGULAR MEETING
June 4, 2020
6:30 P.M.

PITTSFIELD TOWNSHIP PLANNING COMMISSION MINUTES

Members Present:
Members Absent:
Others Present:

1.0

Stanley Young, Deborah Williams, Roland Kibler, George Ralph, Ann
Harris, Mike Petraszko, Matthew Payne
None
Belinda Kingsley, Corey & Michelle Weaver, Dave Brewer, Gregory
Heim, Ted Hirsch, Adrian Cipleu, Michael Drozdowski, Christina
Lirones, Benjamin Carlisle, Township Planning Consultant, Annette
Pascarelli, Typographist, and Zoe Crowley, Recording Clerk.

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 Harris, to approve the
agenda as recommended.
MOTION CARRIED

4.0

Approval of Prior Minutes
4.1

Regular Minutes of May 21, 2020
Motion by Commissioner Williams, supported by Commissioner Kibler, to
approve the Regular Meeting Minutes of May 21, 2020.
MOTION CARRIED

5.0

Public Comment I
None.

6.0

Public Hearings
None.

7.0

Old Business
7.1

CUP 20-02 and CSPA 20-05 Zippy Car Wash
Submitted for Preliminary Site Plan and Conditional Use Resolution of Approval
3952 Bestech Drive, (L-12-23-110-002)
Section 23
Chairman Payne noted that there was unanimous support for staff to draft a
resolution of approval at the May 21, 2020 Planning Commission meeting.
Mr. Carlisle stated the resolution was in the June 4, 2020 Planning Commission
meeting packet. He indicated that the Planning Commission had stipulated several
conditions at the May 21, 2020 meeting for the applicant to meet. The applicant will
come back to the Commission for final site plan approval with those conditions met.
Motion by Commissioner Williams, supported by Commissioner Harris, to
approve CSPA 20-05 Zippy Car Wash Site Plan and approve CUP 20-02
Zippy Car Wash Resolution of Approval, with the following conditions:
1. Provide tree mitigation on site or request relief from Planning
Commission to pay into tree fund;
2. Address wetland review comments by ECT;
3. Provide detailed landscape plan;
4. Provide dumpster enclosure detail;
5. Submit photometric plan that is compliant with Section 13.05
ROLL CALL
YES:
NO:
ABSENT:
ABSTAIN:

HARRIS, PETRASZKO, YOUNG, PETRASZKO,
KIBLER, RALPH, PAYNE
None
None
None

MOTION CARRIED
7.2

CUP 19-01 and CSPA 19-27 MMA Group
Submitted for Preliminary Site Plan and Conditional Use Resolution of Approval
4130 E. Morgan Road, (L-12-24-200-057) Section 24
Mr. Carlisle summarized his review. The applicant is requesting a Conditional Use
to allow a truck terminal at 4130 E. Morgan Road. The applicant is proposing to
provide twelve (12) tractor and trailer parking spaces. The property currently
operates a minor vehicle repair shop (previously approved conditional use) and a
warehouse for light manufacturing (permitted use). The conditional use permit is
being requested to allow for the short-term storage/parking of trucks at the
southeast corner of the property. Truck terminals are a conditional use in the
General Industrial zoning district. On February 6, 2020, the Planning Commission

held a public hearing to consider the truck terminal use. There was lengthy
discussion on access, storm water maintenance, and pavement. Fundamentally the
Planning Commission was not opposed to the use of facility in part as a truck
terminal facility; however the applicant was required to obtain a variance to not
have to pave the site. The Planning Commission postponed action to allow the
applicant to be considered by the Zoning Board of Appeals. In addition, the
Planning Commission requested that the applicant replace the removed stormwater
forebay and prove the satisfaction that storm water management on the site is
sufficient. On April 27, 2020, the Zoning Board of appeals held a public hearing.
At the same meeting, the Zoning Board of Appeals granted a variance to provide
relief for the applicant to not have to pave the portion of the site with the proposed
truck terminal use. He noted there is a resolution for approval in the June 4, 2020
meeting packet.
Motion by Commissioner Williams, supported by Commissioner Young, to
approve CSPA 19-27 MMA Group Site Plan and approve CUP 19-01 MMA
Resolution of Approval:
ROLL CALL
YES:
NO:
ABSENT:
ABSTAIN:

KIBLER, PAYNE, WILLIAMS, HARRIS,
PETRASZKO, YOUNG, RALPH
None
None
None

MOTION CARRIED
7.3

CSPA 19-11 & CUP 19-05 Royal Granite
Submitted for Preliminary Site Plan and Conditional Use Resolution of Approval
4995 Carpenter Road, (L-12-13-300-009) Section 13
Mr. Carlisle summarized his review. The applicant is requesting a Conditional
Use to allow a truck terminal at 4995 Carpenter Road. The applicant is
proposing to provide outdoor parking for five (5) semi-trucks on-site. Truck
terminals are a conditional use in the General Industrial zoning district. The
applicant was required to obtain a variance from the Zoning Board of Appeals.
The variance would not require them to pave a section of the site. The applicant
was granted a variance with a few conditions. These conditions included
providing better access to the site, as well as providing additional screening. The
applicant was also required to put a series of electrical outlets on the site, as
opposed to running extension cords across it. He noted there was a resolution in
the June 4, 2020 packet.
Discussion was held on:
1. Number and size of trucks
2. Electrical permits
Motion by Commissioner Williams, supported by Commissioner Ralph, to
approve CSPA 19-11 Royal Granite Site Plan and approve CUP 19-05 Royal
Granite Resolution of Approval, with the following condition:

1. Applicant to obtain the necessary electrical building permit
ROLL CALL
YES:
NO:
ABSENT:
ABSTAIN:

WILLIAMS, HARRIS, RALPH, KIBLER,
YOUNG, PAYNE, PETRASZKO
None
None
None

MOTION CARRIED
8.0

New Business
None.

9.0

Planner’s Report
9.1

Open Space Preservation Development Option Discussion
Mr. Carlisle referenced the sustainability workshops the Planning Commission
has undergone. The first revised ordinance to review is the Open Space
Preservation
Development Option (OSPDO). Attached is a revised OSPDO ordinance with
track changes.
Significant changes include:
1. Require that an OSPDO maintain a minimum of thirty percent (30%) of the
gross area of the site as dedicated open space held in common ownership.
Open space between 30 to 49% would require a conditional use. Open space
50% and over would be a permitted use.
2. Permitting OSPDO for multiple family development. Currently the ordinance
doesn’t permit OSPDO developments for multiple family (R-2, and R-3)
districts. There may be opportunities to require/encourage OSPDO
developments for multiple family developments.
3. Reducing minimum lot area from 5 acres to 1 acre. Requiring 5 acres is a
high burden. Reducing the minimum size of a site may encourage smaller,
infill OSPDOs in more urban portions of the township.
4. Eliminate requirement that OSPDO has to be in non-urban service areas.
Currently OSPDO developments are only permitted in the rural, non-utility
portions of the township. By removing this requirement, OSPDO can be
developed in all portions of the township.
5. To establish density for OSPDO in urban areas, the applicant shall provide a
“parallel’ plan. A parallel plan is a plan showing the number of dwelling units
developable in the zoning district in which the proposed development is
located, developed with a conventional layout and all applicable ordinances
and laws observed. The parallel plan will establish the base density for the
OSPDO.
6. Giving authority to the Planning Commission to waiver dimensional
requirements (setbacks, lot coverage, etc) if applicants can demonstrate
innovative and creative site and building designs and solutions, which would
otherwise be unfeasible or unlikely to be achieved absent this provision.

Questions for the Planning Commission to consider:
1. Is allowing OPSDO development in urban service areas appropriate?
2. Is allowing OPSDO development for multiple family residential uses appropriate?
3. 3. Is providing a 20% density bonus appropriate to encourage the use of the Open
Space Preservation Development Option?
4. 4. Does the Planning Commission want the authority to allow for deviations from
dimensional (setbacks, lot coverage, etc) requirements?
Discussion was held on:
1. Planning Commission authority
2. Open space within the urban service area, not just well and sceptic
3. Multifamily districts
4. Holistic view compared to singular issues
5. Balancing flexibility with abuse
6. 20% density bonus with discretionary approval
7. Building height ordinance standards and caps
Mr. Carlisle indicated he would bring the Zoning Ordinance Amendments back to the
June 18, 2020 Planning Commission meeting for discussion. If the Commission is
comfortable, he will then proceed with a Public Hearing.
Chairperson Payne concurred with the proposed schedule.
10.0

Chairperson’s Report
Chairperson Payne asked for an update on Superior Lawn Care and KBK Garden Center.
He inquired about whether or not staff had done a recent site inspection on either
properties. He asked if Mr. Fink has been able to coordinate with the State of Michigan
yet.
Mr. Carlisle stated that he and Belinda Kingsley, Zoning and Code Enforcement
Administrator, visited Superior Lawn Care on May 22, 2020. They also visited adjacent
properties. He noted that the property was cleaner. There were, however, still numerous,
ongoing violations. Ms. Kingsley is currently putting together a list, including pictures,
for the Planning Commission. There is currently no date set or Superior to return to the
Planning Commission. Similarly, staff has visited KBK and documented additional
work on the site. Staff is preparing a list, which will include pictures. Staff has reached
out to the Department of Agriculture for a meeting, which will take place the following
week. He indicated that while the Right to Farm issue is important, it does not pertain to
the Conditional Use Permit itself.

11.0

Commissioner’s Report
None.

12.0

Public Comment II

Christina Lirones, 151 E. Textile Road, commented on the Open Space Ordinance. She
recalled that the State of Michigan required every Township to adopt an Open Space
Ordinance. This served as a template, and each Township adopted the same ordinance.
She noted that this language was handed down from the State. The language was not
altered, because Pittsfield Township already had a Planned United Development
ordinance. She stated that the ordinance covered everything that was in the Open Space
ordinance. She noted that the advantage of the Open Space ordinance is that it is
permitted by right. It allows clustering without having to go through the Planned Unit
Development ordinance. Density has never been incentivized in the Township. She
clarified, stating that if a developer is building a Planned Unit Development, bargaining
for density has not been permitted. She stated she is concerned about any incentives.
She believes the more control, the better. She is concerned about the clarity, and that it
may lead to miscommunications.
13.0

Adjournment
Motion by Commissioner Harris, seconded by Commissioner Ralph, to adjourn the
meeting.
Chairperson Payne adjourned the meeting at 7:33 pm.

Deborah Williams, Secretary

June 18, 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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Monarch Estates

Know what's below.

Call before you dig.

PITTSFIELD TOWNSHIP, WASHTENAW COUNTY, MICHIGAN
SINGLE-FAMILY RESIDENTIAL SITE CONDOMINIUM
PHASE I FINAL SITE PLANS
LOCATION MAP

PROJECT CONTACTS

NOT TO SCALE

PITTSFIELD GLEN
DEVELOPMENT

DEVELOPER / APPLICANT
DIVERSE REAL ESTATE, LLC
13001 23 MILE ROAD, SUITE 200
SHELBY TOWNSHIP, MI 48315
PHONE: (586) 781-2364
CONTACT:
GREG WINDINGLAND
EMAIL: GWINDINGLAND@LOMBARDOHOMES.COM

SHEET LIST
Sheet
Number Sheet Title

10
ENGINEER
ATWELL, LLC
TWO TOWNE SQUARE, SUITE 700
SOUTHFIELD, MICHIGAN 48076
PHONE: (248) 447-2000
CONTACT:
MR. ERIC LORD, P.E.
EMAIL: ELORD@ATWELL-GROUP.COM
MR. JOHN ACKERMAN, RLA
EMAIL: JACKERMAN@ATWELL-GROUP.COM

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24

9
8

11

DETENTION
BASIN
7

12

LANDSCAPE ARCHITECT
ALLEN DESIGN
557 CARPENTER
NORTHVILLE, MICHIGAN 48167
PHONE: (248) 467-4668
CONTACT:
MR. JAMES ALLEN
EMAIL: JCA@WIDEOPENWEST.COM

6
13

14
5

4

LEGAL DESCRIPTION

3

2

1

DESCRIPTION OF A 9.206 ACRE PARCEL OF LAND BEING A PART OF THE SOUTHEAST 1/4 OF SECTION 22,
T3S, R6E, PITTSFIELD TOWNSHIP, WASHTENAW COUNTY, MICHIGAN.
COMMENCING AT THE EAST 1/4 CORNER OF SECTION 22, T3S, R6E, PITTSFIELD TOWNSHIP, WASHTENAW
COUNTY, MICHIGAN; THENCE S01°01'55"W 912.87 FEET (RECORDED AS 912.0 FEET) ALONG THE EAST LINE
OF SAID SECTION 22 AND THE CENTERLINE OF PLATT ROAD (VARIABLE WIDTH); THENCE N88°46'35"W
60.00 FEET FOR A PLACE OF BEGINNING; THENCE S01°01'55"W 660.06 FEET ALONG THE WEST RIGHT OF
WAY LINE OF SAID PLATT ROAD; THENCE N88°50'13"W 606.64 FEET; THENCE N00°55'27"E 660.71 FEET
(RECORDED AS 660.00 FEET); THENCE S88°46'35"E 607.89 FEET TO THE PLACE OF BEGINNING, BEING A
PART OF THE SOUTHEAST 1/4 OF SAID SECTION 22, CONTAINING 9.206 ACRES OF LAND, MORE OR LESS,
BEING SUBJECT TO EASEMENTS, CONDITIONS, RESTRICTIONS AND EXCEPTIONS OF RECORD, IF ANY.

L-1
L-2

15

PITTSFIELD GLEN
DEVELOPMENT

16

17

18

19

20

WCRC ROAD & DRAINAGE
WCWRC FINAL SITE PLAN / DRAINAGE DISTRICT
EGLE SANITARY SEWER
EGLE WATERMAIN
EGLE WETLAND/FLOODPLAIN
NPDES CONSTRUCTION ACTIVITY PERMIT
SESC PITTSFIELD TOWNSHIP
CONDITIONAL LOMR

4.
5.

OVERALL SITE PLAN

LANDSCAPE PLAN
LANDSCAPE DETAILS

SITE NOTES
1.
2.
3.

PERMITS REQUIRED

COVER SHEET
EXISTING CONDITIONS & DEMOLITION PLAN
EXISTING NATURAL FEATURES PLAN
TREE SURVEY AND REMOVAL
LAYOUT PLAN
GRADING PLAN
INTERSECTION PLAN
ENTRANCE & PLATT ROAD LAYOUT PLAN
ENTRANCE & PLATT ROAD GRADING PLAN
KOCH-WARNER DRAIN PLAN & PROFILE
UTILITY PLAN
DESIGN CALCULATIONS
STORM WATER MANAGEMENT PLAN
DRAINAGE AREA PLAN
DETENTION BASIN PLAN & PROFILE
DETENTION BASIN CALCULATIONS
FIRE PROTECTION PLAN
CONSTRUCTION DETAILS
PITTSFIELD TWP. STORM SEWER DETAILS & SPECIFICATIONS
PITTSFIELD TWP. WATER MAIN DETAILS
PITTSFIELD TWP. SANITARY SEWER DETAILS
PITTSFIELD TWP. EARTHWORK SPECIFICATIONS
PITTSFIELD TWP. SANITARY SEWER SPECIFICATIONS
PITTSFIELD TWP. WATER MAIN SPECIFICATIONS

6.

TRASH REMOVAL WILL BE BY CURBSIDE PICK-UP.
PROPOSED ROADS WILL BE PRIVATE.
ROOF AND SUMP DRAINAGE MUST BE DIRECTLY DISCHARGED TO
GRADE OR STORM SEWER MANHOLE IF POSSIBLE.
OPEN SPACE AREAS WILL BE GENERAL COMMON ELEMENTS.
THE PUBLIC ROAD IMPROVEMENTS SHOWN ON THESE PLANS
SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE 2012 MDOT
STANDARD SPECIFICATIONS FOR CONSTRUCTION.
MAILBOXES WILL BE LOCATED AT EACH UNIT.

NOT TO SCALE

MONARCH ESTATES
C.S.P.A.# 19-17

1

ZONING: R-1B
LAND USE: FUTURE SINGLE
FAMILY HOUSING

Know what's below.

Call before you dig.

ZONING: R-1B
LAND USE: FUTURE SINGLE
FAMILY HOUSING
ZONING: AG
LAND USE: RESIDENTIAL
VACANT

SEE THIS SHEET FOR CONTINUATION

ZONING: R-1B
LAND USE: FUTURE
SINGLE FAMILY HOUSING

ZONING: R-2
LAND USE: FUTURE
MULTI-FAMILY HOUSING

ZONING: R1-B
LAND USE: SINGLE
FAMILY HOUSING

ZONING: AG
LAND USE: RESIDENTIAL
VACANT

FLOODPLAIN
1.

THE FLOODPLAIN SHOWN AND LABELED 'FEMA DELINEATION' IS PER FEMA FIRM PANEL
405 OF 585, MAP NUMBER 26161C0405E, EFFECTIVE APRIL 3, 2012.

2.

FLOODPLAIN DELINEATION SHOWN AND LABELED 'BY ELEVATION' IS PER MCDOWELL &
ASSOCIATES REPORT AND ADDENDUM LETTER DATED NOVEMBER 5, 2019. THE 100-YEAR
FLOODPLAIN ELEVATION RANGES FROM 833.01' TO 833.06'.

SOILS TABLE
SYMBOL

NAME

SLOPE

HYD. GROUP

BbB

BLOUNT LOAM

2%-6%

C

NaB

NAPPANEE SILTY CLAY LOAM

2%-6%

D

Pe

PEWAMO CLAY LOAM

<4%

D/C

GAS MAIN NOTE:
AN EXISTING GAS MAIN WAS ENCOUNTERED ALONG THE EAST SIDE OF PLATT ROAD
DURING THE WATER MAIN TIE-IN FOR THE NEIGHBORING PITTSFIELD GLEN. THE
APPLICANT SHALL VERIFY THE LOCATION OF THE GAS MAIN. THE GAS MAIN SHALL BE
POTHOLED AT THE WATER MAIN TIE-IN LOCATION PRIOR TO CONSTRUCTION TO VERIFY
THERE IS ADEQUATE SPACE FOR A GATE WELL.

SEE THIS SHEET FOR CONTINUATION

2

FLOODPLAIN
1.

THE FLOODPLAIN SHOWN AND LABELED 'FEMA DELINEATION' IS PER FEMA FIRM PANEL 405 OF 585,
MAP NUMBER 26161C0405E, EFFECTIVE APRIL 3, 2012.

2.

FLOODPLAIN DELINEATION SHOWN AND LABELED 'BY ELEVATION' IS PER MCDOWELL & ASSOCIATES
REPORT AND ADDENDUM LETTER DATED NOVEMBER 5, 2019. THE 100-YEAR FLOODPLAIN ELEVATION
RANGES FROM 833.01' TO 833.06'.

Know what's below.

Call before you dig.

NATURAL FEATURES DESCRIPTION
THE MONARCH ESTATES SITE IS APPROXIMATELY 10 ACRES AND LIES ON THE WEST SIDE OF PLATT ROAD IN
PITTSFIELD TOWNSHIP. THE MAJORITY OF THE SITE CONSISTS OF ACTIVELY CROPPED AGRICULTURAL LAND. TREE
LINES OCCUPY THE BORDER OF THE SITE ALONG WITH TREES AND VEGETATION CLUSTERED AROUND A
DEMOLISHED HOME NEAR THE CENTER OF THE PROPERTY. THE KOCH-WARNER OPEN DRAIN FLOWS FROM NORTH
TO SOUTH NEAR THE FRONTAGE OF THE SITE ALONG PLATT ROAD.
THE SLOPES THROUGHOUT THE SITE VARY FROM 1 TO 5 PERCENT, WITH A RELATIVELY MILD AVERAGE SLOPE OF 2
PERCENT. TYPICAL SOILS ENCOUNTERED ON THE PROPERTY ARE SILTY CLAY WITH GROUNDWATER ENCOUNTERED
AT DEPTHS OF 15' OR GREATER.

SOILS TABLE
SYMBOL

NAME

SLOPE

HYD. GROUP

BbB

BLOUNT LOAM

2%-6%

C

NaB

NAPPANEE SILTY CLAY LOAM

2%-6%

D

Pe

PEWAMO CLAY LOAM

<4%

D/C

NATURAL FEATURES IMPACTS LIST
1.

TREES AND BRUSH WITHIN LIMITS OF GRADING TO BE COMPLETELY REMOVED.

2.

WETLANDS WITHIN THE DEVELOPMENT ARE TO BE ENTIRELY AND PERMANENTLY IMPACTED
BY GRADING AND FILL.

3.

EXISTING KOCH AND WARNER DRAIN AND WETLAND WITHIN IT WILL BE PERMANENTLY
IMPACTED DUE TO PARTIALLY ENCLOSING THE DRAIN AND RELOCATION ANOTHER PORTION
AS SHOWN ON THIS SET OF PLANS.

3

LEGEND

Know what's below.

Call before you dig.
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LEGEND
Know what's below.

Call before you dig.
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Know what's below.

Call before you dig.
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Know what's below.

MONARCH COURT

Call before you dig.

PRAIRIE
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VIEW RO
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SEE ABOVE FOR CONTINUATION
TIMBER GLEN DRIVE

℄

SEE BELOW FOR CONTINUATION
Know what's below.

Call before you dig.
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℄

8

SEE ABOVE FOR CONTINUATION

SEE BELOW FOR CONTINUATION

LEGEND
Know what's below.

Call before you dig.

1

9

LEGEND
Know what's below.

℄

℄

℄

Call before you dig.

℄
℄

℄

℄
℄

℄
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LEGEND
Know what's below.

Call before you dig.
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Know what's below.

Call before you dig.

12

Know what's below.

Call before you dig.

LEGEND

9

10

8
11

OFFSITE
1.84 AC.

7
12

6
13
BASIN
8.44 AC.
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DRAINAGE NARRATIVE

IMPERVIOUS SURFACE RATIO
15

16

17

18

19

20

13

Know what's below.

Call before you dig.

LEGEND

DRAINAGE NARRATIVE

45
0.28 AC.

46A
1.05 AC.

46
0.30 AC.

44
0.22 AC.

9

10

8
11

IMPERVIOUS SURFACE RATIO

30
0.12 AC.
51
0.13 AC.

47B
0.75 AC.

7
BASIN
1.91 AC.

12
50A
0.95 AC.

31
0.07 AC.

47A
0.74 AC.

50
0.15 AC.

6
13

49
0.22 AC.

47
0.14 AC.

32A
0.19 AC.

14
5

32
0.11 AC.

4

2

3

36B
0.56 AC.

33A
0.26 AC.

36A
0.77 AC.

15

43
0.15 AC.16
42
0.17 AC.

17

33B
0.26 AC.

18
41
0.13 AC.

33
1 0.07 AC.

19
40
0.12 AC.

39
0.10 AC.
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Greenbelt
Street Frontage
Trees Required
Trees Provided

660 l.f.
22 Trees (660 / 30')
28 Trees

Street Trees
Street Frontage
Trees Required
Trees Provided

1,735 l.f.
35 Trees (1,735 / 50)
35 Trees

Woodland Replacement
Trees Required
Trees Provided
Trees to be Paid into Fund

205 Trees (614.3" / 3.0")
132 Trees (92 Trees Plus 2 per Lot (20 Trees))
73 Trees
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No Chemicals are Allowed in Stormwater Features or Buffer Zones with the Following
Exception: Invasive Spacies may be Treated with Chemicals by a Certified Applicator. Mowing
is Allowed Only Twice a Year.
Soils Must be Amended with a Composted Organic Material. Soils Must be Free of
Construction Debris and Subsoils. Soils Must Contain 20%-30% Compost.
At the time of plant and seed delivery, a WCWRC landscape reviewer must be present. The
quantity and species delivered will be reviewed on site. Contact Catie Wytychak at
wytychakc@ewashtenaw.org or (734) 222-6813 to coordinate.
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L-1

NOTE:
GUY DECIDUOUS TREES ABOVE
3"CAL.. STAKE DECIDUOUS
TREES BELOW 3" CAL.

NOTE:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 6" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE.
REMOVE AFTER ONE YEAR.

DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
BROKEN BRANCHES.

2" X 2" HARDWOOD STAKES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED. DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND
OUTSIDE ROOTBALL. REMOVE
AFTER ONE YEAR.

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING.

MULCH 4" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK. PULL ANY
ROOT BALL DIRT EXTENDING
ABOVE THE ROOT FLARE AWAY
FROM THE TRUNK SO THE ROOT
FLARE IS EXPOSED TO AIR.

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT
MATERIAL.

MOUND EARTH TO FORM SAUCER
REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. CUT DOWN WIRE
BASKET AND FOLD DOWN BURLAP
FROM TOP 1/2 OF THE ROOTBALL.

4"

TREE PIT = 3 x
ROOTBALL WIDTH

NOTE:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 6" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

NOTE:
GUY EVERGREEN TREES ABOVE
12' HEIGHT. STAKE EVERGREEN
TREE BELOW 12' HEIGHT.
STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE.
REMOVE AFTER ONE YEAR.
2" X 2" HARDWOOD STAKES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED. DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND
OUTSIDE ROOTBALL. REMOVE
AFTER ONE YEAR.
MULCH 4" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK. PULL ANY
ROOT BALL DIRT EXTENDING
ABOVE THE ROOT FLARE AWAY
FROM THE TRUNK SO THE ROOT
FLARE IS EXPOSED TO AIR.

DECIDUOUS TREE PLANTING DETAIL
Not to scale

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. CUT DOWN WIRE
BASKET AND FOLD DOWN BURLAP
FROM TOP 1/2 OF THE ROOTBALL.

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT
MATERIAL.
MOUND EARTH TO FORM SAUCER

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING.

REMOVE COLLAR OF ALL FIBER
POTS. POTS SHALL BE CUT TO
PROVIDE FOR ROOT GROWTH.
REMOVE ALL NONORGANIC
CONTAINERS COMPLETELY.

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT
MATERIAL.

TREE PIT = 3 x
ROOTBALL WIDTH

Not to scale

Seal:

6"

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. FOLD DOWN BURLAP
FROM TOP 31 OF THE ROOTBALL.

SCARIFY SUBGRADE
AND PLANTING PIT
SIDES. RECOMPACT
BASE OF TO 4"
DEPTH.

EVERGREEN TREE PLANTING DETAIL

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING.

4"

4"

Email: jca@wideopenwest.com

PRUNE ONLY DEAD OR BROKEN
BRANCHES.

MULCH 3" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. PULL BACK
3" FROM TRUNK.

DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
BROKEN BRANCHES.

MOUND EARTH TO FORM SAUCER
SCARIFY SUBGRADE
AND PLANTING PIT
SIDES. RECOMPACT
BASE OF TO 4"
DEPTH.

NOTE:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 4" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

SCARIFY SUBGRADE
AND PLANTING PIT
SIDES. RECOMPACT
BASE OF TO 4"
DEPTH.
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SHRUB PLANTING DETAIL
NOT TO SCALE

Monarch Estates - Phase 1
Pittsfield Township, Michigan

STORMWATER SEED MIX

LANDSCAPE NOTES
1.
2.

2" SHREDDED BARK

3.
4.

METAL EDGING

5.
6.

FINISHED GRADE

7.
8.

PLANTING MIXTURE, AS SPECIFIED

9.
10.
11.
12.

PERENNIAL PLANTING DETAIL

13.

Not to scale

14.
15.
16.
NOTE:
ORIENT STAKING/GUYING TO PREVAILING
WINDS, EXCEPT ON SLOPES GREATER
THAN 3:1 ORIENT TO SLOPE.
USE SAME STAKING/GUYING
ORIENTATION FOR ALL PLANTS WITHIN
EACH GROUPING OR AREA

STAKING/GUYING LOCATION
2"-3" WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS.

2"-3" WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS.

17.
18.

Stormwater Seed Mix by Cardno JFNew
44,494 s.f. Total Area
32.8 lbs. per Acre Application Rate
33.5 lbs. of Storm Water Seed Mix Required
3"-6" of Topsoil with 20%-30% Compost Shall be
Placed in this Area.

19.

All plants shall be north Midwest American region grown, No. 1 grade plant materials,
and shall be true to name, free from physical damage and wind burn.
Plants shall be full, well-branched, and in healthy vigorous growing
condition.
Plants shall be watered before and after planting is complete.
All trees must be staked, fertilized and mulched and shall be guaranteed
to exhibit a normal growth cycle for at least two (2) full years following
Township approval.
All material shall conform to the guidelines established in the most recent
edition of the American Standard for Nursery Stock.
Provide clean backfill soil, using material stockpiled on site. Soil shall be
screened and free of any debris, foreign material, and stone.
"Agriform" tabs or similar slow-release fertilizer shall be added to the
planting pits before being backfilled.
Amended planting mix shall consist of 1/3 screened topsoil, 1/3 sand and
1/3 peat, mixed well and spread to the depth as indicated in planting details.
All plantings shall be mulched per planting details located on this sheet.
The Landscape Contractor shall be responsible for all work shown on the
landscape drawings and specifications.
No substitutions or changes of location, or plant types shall be made
without the approval of the Landscape Architect.
The Landscape Architect shall be notified in writing of any discrepancies between
the plans and field conditions prior to installation.
The Landscape Contractor shall be responsible for maintaining all plant
material in a vertical condition throughout the guaranteed period.
The Landscape Architect shall have the right, at any stage of the installation,
to reject any work or material that does not meet the requirements of the
plans and specifications, if requested by owner.
Contractor shall be responsible for checking plant quantities to ensure
quantities on drawings and plant list are the same. In the event of a
discrepancy, the quantities on the plans shall prevail.
The Landscape Contractor shall seed and mulch or sod (as indicated on plans)
all areas disturbed during construction, throughout the contract limits.
A pre-emergent weed control agent, "Preen" or equal, shall be applied
uniformly on top of all mulching in all planting beds.
All landscape areas shall be provided with an underground automatic
sprinkler system.
Sod shall be two year old "Baron/Cheriadelphi" Kentucky Blue Grass grown in a sod
nursery on loam soil.
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Final Site Plan Review
For
Pittsfield Township, Michigan

Applicant:

SE Michigan Land Development LLC

Project Name:

Monarch Estates

Plan Date:

November 22, 2019

Revised Date:

April 20, 2020

Location:

West side of Platt Road, north of Textile Road

Zoning:

R-1B Single Family Suburban Residential

Action Requested:

Approval of Final Site Plan

PROJECT DESCRIPTION
The applicant is seeking final site plan approval of Phase 1 (20-units) of the 22-unit site condominium
project on the east side of Platt Road. The project’s first approval was obtained in 2013. The applicant
then received two (2) extensions of approval totaling 18 months – 6-months in 2014 and 12-months in
2015. The applicant requested a third 12-month extension in May 2016 which was denied. The
Preliminary Site plan was then approved for a third time on October 20, 2016 and again, most recently
on October 3, 2019.

Monarch Estates Final Site Plan
May 6, 2020

The size of the subject parcel is 5.79 acres with approximately six-hundred and sixty (660) feet of
frontage on Platt Road. The site had been improved with a single-family home and graded for
agriculture. The house was demolished, and the site is currently vacant.
The applicant has provided a connection to the proposed Pittsfield Glen subdivision, which is located
just west of this proposed development. The connection provides better integration between Monarch
Estates site condominium and the Pittsfield Glen site condominiums, specifically access and circulation.
22-units were approved as part of the Preliminary Site Plan. However, the applicant is requesting final
site plan for Phase 1 of the development (20-units) with the two (2) additional units encompassing the
site’s wetland area to be approved for construction at a future date. Those two (2) units were removed
from this phase because of wetland issues with MDEQ. If those units are proposed in the future, the
applicant would come back to the Planning Commission for a revised final site plan approval.
Approximate Location of Monarch Estates Site

Proposed Pittsfield
Glen 119-unit
detached site
condominium
Proposed 22-unit
detached site
condominium

Size of Site:
The parcel is 5.79 acres
Proposed Use of Site:
Single-family residential

2

Monarch Estates Final Site Plan
May 6, 2020

Current Use of Site:
The site is currently vacant.
NATURAL RESOURCES
The site has been actively used for agriculture.
The applicant proposes to preserve select trees in
the southeast corner and along the west property
line. The removal of some additional trees may
be required as part of the lot configuration and
additional road connections.
The southern portion of the site is located within
a FEMA designated Zone A (100-year) Flood Plain.
The floodplain area encompasses (approximately)
portions of Lots 18 through 22, as well as, the
area of Whispering Springs Drive that connects
with Platt Road. Lots 21 and 22 are not included
in this phase of the development.
Lots 18 through 20 are subject to the standards
outlined in Section 14.07 Flood Hazard
Regulations in addition to all other applicable zoning provisions. The floodplain should be depicted on
the site layout sheet demonstrating the location of the floodplain in relation to these lots should be
provided.
Since the applicant has removed Lots 21 and 22 from this phase of the development, a wetland
application is not required. The applicant will need to continue to discuss mitigation options with the
Township for future phases (Lots 21 and 22). If the applicant does propose to construct the final two
lots, wetland permit and mitigation will be considered at that time.
Items to be Addressed: Demonstrate compliance with any floodplain regulation
SUMMARY
In our preliminary site plan review, we noted the following items to be addressed during final site plan
review:
1. Work with the applicant of the Pittsfield Glen site condominium to coordinate the inclusion of
an interconnected road.
CWA COMMENT: Information regarding the status of the road connection with the Pittsfield Glen
development has not been provided. Sheet 6 demonstrates the connection of Prairie View Road to
the west property line with the Pittsfield Glen development. Applicant shall provide township with
cross-access easement.
2. Compliance with Section 14.07 for development on Lots 18 through 22 within the floodplain.
3
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CWA COMMENT: Information related to the location of floodplain on Lots 18 through 22 and
compliance with Section 14.07 has not been provided. The location of the floodplain should be
demonstrated on Sheet 5 in relation to the lot configuration.
3. Provide greenbelt plantings as required for final site plan review.
CWA COMMENT: A “landscape buffer” area is proposed along Platt Road. The greenbelt consists of
28 trees; 22 deciduous trees are required.
4. Work with Engineering to provide alternative material for drive to detention pond.
CWA COMMENTS: The driveway to the detention area has been modified to be constructed of a 12foot wide grass pavers. We defer comment to the Township Engineer and Fire Marshal.
Items to be Addressed: 1) Demonstrate compliance with any floodplain regulation; and 2) Township
Engineer and Fire Marshal review of grass paver drive to detention pond.
RECOMMENDATIONS
We recommend final site plan approval with the following conditions:
1. Demonstrate compliance with any floodplain regulation.
2. Township Engineer and Fire Marshal review of grass paver drive to detention pond.
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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

Craig Lyon
Director of Utilities &
Municipal Services
lyonc@pittsfield-mi.gov

Mandy Grewal, Supervisor

MEMORANDUM
TO:

Ben Carlisle, AICP
Township Planning Consultant

FROM:

Eric Humesky, P.E.
Township Engineer

DATE:

February 13, 2020

SUBJECT:

Monarch Estates
C.S.P.A. # 19-17
Detailed Engineering Plan Review

We have reviewed the November 22, 2019, 33-sheet submittal of the above detailed engineering plan that was
received by the Township on January 23, 2020 and comment as follows:
1. Sheet 2; Existing conditions & Demolition Plan
a. An existing gas main was encountered along the east side of Platt Road during the water
main tie-in for the neighboring Pittsfield Glen. The Applicant shall verify the location of
the gas main. If the gas main is present, it shall be potholed at the water main tie-in
location prior to construction to verify there is adequate space for a gate well. A note shall
be added to the plan accordingly.
2. Sheet 3; Existing Natural Features Plan
a. A tree survey shall be included.
b. A wetlands mitigation plan shall be provided.
3. Sheet 4; Soil Erosion & Sedimentation Control Plan
a. Erosion control blanket should be shown on or noted at all slopes steeper than 1:4.
b. The mud tracking mat should be shown across the entire site entrance. At a minimum it
shall be 20 feet by 100 feet.

Code Enforcement
(734) 822-2111
codeenforcement@pittsfield-mi.gov

Engineering
(734) 822-3109
engineering@pittsfield-mi.gov

Planning
(734) 822-3130
planning@pittsfield-mi.gov

Utilities
Utilities

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

Monarch Estates
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c. The wording “… or if deemed necessary by the Township Engineer.” shall be added to
Stockpile Note 2.
d. A silt sack shall be proposed at EXR252.
4. Sheet 6; Layout Plan
a. “Monarch Court (Private)” in the plan view shall be moved for readability.
5. Sheet 7; Grading Plan
a. The top of curb elevations for the median in the cul-de-sac shall be noted.
b. The contours along the west property line do not match up with existing. Additionally, the
proposed grading will potentially create a large area of ponding on the property to the
west. This shall be addressed.
c. Side yards shall have a minimum 2% slope.
d. The proposed swale on the north property line has a slope of approximately 0.25%. A
minimum slope of 2% should be proposed here.
e. The proposed grading connecting to the south property line will be poorly drained.
Drainage here shall be improved.
f. Rip rap shall be proposed at the three end sections draining water into the re-graded KochWarner Drain.
6. Sheet 8; Intersection Plan
a. The maximum sidewalk slope for ADA compliance is 2% on cross slope and 8.3% on
downslopes. It is recommended that the sidewalk slopes are designed at approximately
1.5% and 7.5%, respectively, to allow for construction variations.
7. Sheet 11; Koch-Warner Drain Plan & Profile
a. Rip rap shall be proposed at the three end sections draining water into the re-graded KochWarner Drain.
8. Sheet 12; Floodplain Plan
a. Calculations shall be provided confirming the noted available flood plain storage in the
proposed pond, ditch, and the elliptical pipe.
9. Sheet 14; Road & Water Main Profiles

Monarch Estates
C.S.P.A # 16-13
February 13, 2020
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a. The existing fire hydrant riser at Pittsfield Glen shall be shown in the profile view.
b. The water main for hydrant 2 shall be raised after crossing 8 so that the hydrant riser has
5.5 feet depth of bury.
c. Lead crossing shall be shown in the profile view. This shall be updated on all relevant
profile sheets.
d. Sanitary sewer and water leads shall be shown in the plan view. This shall be updated on
all profile sheets.
e. Compacted sand backfill shall be shown graphically in the profile view within the
roadway corridor.
f. In the Prairie View Road profile, vertical bends should be proposed in order to maintain
18 inches of vertical clearance at Crossings 9 and 11.
g. Top of pipe elevations should be labeled every 50 feet and at all structures.
h. The proposed grade shown on the profiles shall be the proposed grade above the water
main.
10. Sheet 16; Storm Sewer Profiles
a. The swale crest line type shall be added to the legend.
b. The backfill under the basin access road shall be compacted sand and shown accordingly
in the profile.
c. Compacted sand backfill shall be placed in the roadway corridor between manholes R54
and R48 and shown accordingly in the profile.
11. Sheet 17; Design Calculations
a. Manning’s coefficient shall be noted in the on-site storm sewer conveyance system design.
b. Per the Township Ordinance 36-72:
Whenever possible, the building sewer shall be brought to the building at an elevation
below the basement floor. In all buildings in which any building drain is too low to permit
gravity flow to the public sewer, sanitary sewage carried by such building drain shall be
lifted by an approved means and discharged to the building sewer.

Monarch Estates
C.S.P.A # 16-13
February 13, 2020
Page 4 of 5

The Applicant shall adjust the sanitary sewer slope to the minimum allowable (0.28%)
from manholes S1 to S3 and from manholes S3 to S6. With the revised slopes and pipe
elevation, the Applicant shall confirm which units will require hung plumbing.
c. A watermain structure schedule shall be provided and include:
i. Casting type
ii. Finished grade elevation/rim elevation
d. The storm sewer structure table shall also include:
i. Casting type
ii. Depth
iii. Sump (Yes/No)
e. The sanitary sewer structure table shall also include:
i. Casting type
ii. Depth
12. Sheet 20; Detention Basin Plan & Profile
a. The Bottom of Basin/Storage elevation in the profile view shall be 828.00.
b. The Bottom of Basin and the 100-Year elevations shall be corrected in the plan view.
13. Sheet 22; Fire Protection Plan
a. The proper fire truck template, available for download on the Township website, shall be
used.
14. Sheet 23; Landscape Plan
a. Sanitary sewer and water leads shall be shown on this sheet.
15. All walkways must be ADA compliant.
16. The Washtenaw County Road Commission reviewed and did not approve the plan in
correspondence dated August 26, 2019.
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17. The Washtenaw Count Water Resources Commissioner reviewed and did not approve the plan in
correspondence dated December 19, 2019.
18. The Michigan Department of Environment, Great Lakes, and Energy shall review and approve the
floodplain impacts.
19. The proposed work within the floodplain will require a Conditional Letter of Map Revision prior
to Engineering Plan Approval.
20. 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.
21. With each re-submittal, the preparer shall provide a written summary of revisions made to the
plans.

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

MEMORANDUM
TO:

Pittsfield Township Planning Commissioners

FROM:

Ben Carlisle, AICP
Laura Kreps, AICP

DATE:

June 9, 2020

SUBJECT:
Revised Open Space Preservation Development Option (OSPDO) Ordinance
_________________________________________________________________________________
The Planning Commission considered changes to the Open Space Preservation Development Option
(OSPDO) at the June 4th meeting. During the meeting there was great discussion and questions. In
this memo, I’ve tried to summarize the discussion and provide answers to the questions that were
asked.
Summary of Discussion:
There appeared to be consensus from the Planning Commission on:
• Permitting OPSDO development in urban service areas.
• Permitting OPSDO development for multiple family residential.
• Allowing the Planning Commission to grant deviations from dimensional (setbacks, lot
coverage, etc) requirements.
• Providing a 20% density bonus to encourage the use of the OSPDO, but such bonus shall
be discretionary based on Planning Commission review.
Questions Raised During Discussion:
Listed below are questions raised during the Planning Commission discussion and our
subsequent response:
1. Is this the appropriate tool to encourage/require the type of development the Township
desires?
It is recognized that the use of OSPDO, is a useful tool for development in Pittsfield, as it
promotes smart growth and preserves valuable natural resources, open space and

agricultural land. However, in the past ten (10) years, there has only been two (2) OSPDO
developments in the Township. The purpose of the proposed amendment was to reduce
unnecessary restrictions, such as locational restrictions, but also incentivize the
development community to use this tool.
Other than the bonus density and flexibility for Planning Commission deviations, all the
other amendments are offer the ability to use the OSPDO in locations that were not
previously permitted such as on small lots, within the public utility portions of the township,
and for multiple family developments.
Other development options, such as a PUD, should not be used when we have an
appropriate tool such as the OSPDO in place. In other words, the use of a PUD is
unnecessary for open space developments, when OSPDO is an appropriate tool already in
place. Furthermore, development types that we encourage or wish to see more off should
be made procedurally easier to achieve rather than more difficult. A PUD is a form of
rezoning that has a much higher procedural bar.
2. Is a one-acre minimum to limited in lot area. Should it be increased?
The current ordinance requires a minimum of five (5) acres for an OSPDO. This large parcel
acreage minimum is appropriate in the non-utility areas of the township, however if the
township desires to see more OSPDO especially in the more urban areas, the five (5) acre
minimum is a high bar. The purpose of this amendment is to reduce that regulatory
hurdle.
However after further consideration, I feel that one (1) acre site is probably unrealistic to
achieve a proper OSPDO development. As such, I recommend increasing the proposed
minimum lot size from one (1) to three (3) acres. A three (3) acre is achievable both in the
more agricultural and urban portions of the township.
3. Should the Planning Commission be allowed to vary height?
Height is often the most significant concern of property owners adjacent to newly proposed
development. Issues such as a reduced setback, or lot coverage, can be addressed with an
increase in screening or increased landscaping. Camouflaging or mitigating height is much
more difficult. I will suggest the Planning Commission consider if they want the authority to
allow for a height deviation.
4. Should the Planning Commission allow for a density bonus?
As I noted, the purpose of the ordinance amendments was to both reduce unnecessary
regulatory requirements but also incentives the use of the tool. As currently written there is
no direct incentive to use the OSPDO tool. The developer will have reduced infrastructure
costs due to less roads and utility pipes, but in the end density and units it is often what

developers look for as incentives. If the township desires to see more OSPDO, an incentive
may be best way to achieve this.
That being said, I have amended the draft to state that the up to a maximum 20% density
bonus is purely discretionary based on the Planning Commission, and any density bonus shall
be commensurate to the proposed benefit achieved by the development. I have put in
language to note the discretionary nature of the bonus and the “types” of benefits
considered including preservation of natural features, provision of recreation facilities, or
preservation of agricultural land. I am open to suggestions from the Planning Commission of
potential benefits that would qualify for increased density.
5. Why was 30% the minimum open space required to qualify for an OSPDO.
Currently there is no minimum percentage of open space that must be provided to qualify
for an OSPDO. The only percentage distinction is that if you provide less than 50% open
space you are reviewed as a conditional use. Part in parcel with the proposed regulatory
flexibility and potential density bonus, I want to establish a minimum open space percentage
to quality for an OSPDO.
6. Does approving this ordinance lock future Township Boards or Planning Commissions?
Untimely the authority to amend the zoning ordinance lies with the Township Board. The
Planning Commission is only a recommending body on this matter. Any decision by this
Township Board, based upon a recommendation from this Planning Commission, would not
bind a future Boards, as they may choose to amend the zoning ordinance in the same
process that this Board and Planning Commission are following.
We look forward to discussing this item with the Planning Commission on June 18, 2020.
Sincerely,
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ARTICLE 7.02

SECTION 7.02
(OSPDO)

OPEN

SPACE

PRESERVATION

DEVELOPMENT

OPTION

A. Purpose. This section is intended to carry out the provisions of Act 177, PA 2001, as
amended (now MCL 125.286h) to include an open space preservation development option
in the Pittsfield Township Zoning Ordinance. This Section proposes to accomplish this
purpose by allowing the owner of certain parcels of land the option to develop that land in
a manner that groups dwelling units on portions of the land that are most suitable for
residential development while requiring the remaining portions of land most suitable for
open space use to be perpetually preserved as undeveloped open space. The regulations in
this Section are also intended to accomplish the following non-exclusive list of purposes.
1. Preserve natural drainage systems, open space, farmlands, rural character,
woodlands and wetlands, natural topography, and environmentally sensitive areas.
2. Achieve a higher quality of residential development than could otherwise be
achieved under conventional zoning.
3. Permit development that is consistent with the Township’s adopted Master Plan
and any other applicable adopted plans.
4. Preserve natural vegetation to the extent feasible.
5. Preserve open space.
6. Facilitate the construction and maintenance of streets, utilities, and public services
in a more economical and efficient manner to Rreduce capital costs of development.
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7. Limit soil erosion potential by reducing the amount of clearing and grading needed
for development.
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8. Encourage a less sprawling form of development, thus preserving open space as
undeveloped land.
7.9.Allow for design innovation to provide flexibility for land development where the
normal development approach would otherwise be unnecessarily restrictive or
contrary to other Township goals.
B. Review Authority. The Pittsfield Township Planning Commission shall have authority to
approve or deny applications for an OSPDO that is to be developed as a site condominium
or a metes and bounds land division. The Township Board shall have authority to approve
or deny an application for an OSPDO that is to be developed as a subdivision, after
recommendation by the Planning Commission. The Township Board shall have final
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authority to approve or reject the conservation easement and master deed or restrictive
covenants for a development under this Section.
C. Eligible Property.
1. A parcel of land, which parcel shall be the parent lot for the purposes of this Section,
is eligible for an OSPDO if all the following requirements are met.
a. The parent lot is zoned AG, R-1A, or R-1B, R-2, or R-3.
b. The parent lot has an area of at least five three (35) acress of contiguous
land, not divided by a road.
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c. The parent lot is under single ownership control such that a single person
or entity has proprietary responsibility for completing and maintaining the
development. An applicant applying for an OSPDO under this Section
shall provide documentation of such ownership or control in the form of
agreements, contracts, deeds, or other such evidence as is acceptable by
the approving authority to assure that the applicant has sufficient
ownership interest in the parcel to bind the land and assure that the
development will be completed in its entirety as approved and that the
land will continue to be in compliance and maintained in accordance with
the final site plan, preliminary plat as finally approved, and the approved
maintenance plan under this Section.
d. Neither the parent lot nor any individual parcel or condominium unit
within a proposed OSPDO is dependent upon the extension of public
water or sanitary sewer services.
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2. A OSPDO development shall maintain a minimum of thirty percent (30%) of the
gross area of the site as dedicated open space held in common ownership.
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2.3.Open space preservation developments achieving at least fifty percent (50%)
dedicated open space and meeting the provisions of Section 7.02.IK shall be treated
as a permitted land use. Open space preservation developments with between thirty
percent (30%) and less than fifty percent (50%) dedicated open space but otherwise
meeting the provisions of Section 7.02.I.K shall be treated as a conditional land use.
D. Permitted Uses. The following uses are permitted within an OSPDO:
1. AG District. In an AG Zoning District, the land may be used for single family
detached dwelling units and accessory buildings or structures on an approved lot or
condominium unit. All other uses listed in Section 4.20 shall be permitted in the
dedicated open space, except that intensive livestock or poultry raising operations,
such as poultry houses, hog hotels, etc., shall not be permitted.
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2. R-1A, or R-1B, R-2, or R-3 District. All residential uses and types uses permitted
in Section 4.20 in a R-1A, or R-1B, R-2, and R-3 ZoningZoning Districts, are
permitted in an OSPDO under this Section.
E. Density Regulations. The number of lots or site condominium units permitted on a parcel
of land under an OSPDO shall be calculated as follows:
3. For sites not served by public utilities, the number of units shall not exceed the
1.

area of the parent lot, in acres, multiplied by::

a. Thirty-five one-hundredths (0.35) for land zoned AG.
a.
b. Eighty oneEighty -one-hundredths (0.80) for land zoned AG that is designated
for rural residential, low density use in the Township’s adopted Comprehensive
Plan.
b.
c. Eighty one-hundredthsOne (1.0)0.80) for land zoned R-1A or R-1B.
d. One point two-five (1.25) for land zoned R-1B.
e. The minimum area of each lot or site condominium unit in an OSPDO shall not
be less than the minimum area required by Washtenaw County for well and
septic tank/drainfield permits
4.2.For lots served by public utilities, the number of dwelling units permitted shall not
exceed the number of dwelling units customarily developable in the zoning
district in which the proposed development is located, developed with a
conventional layout and all applicable ordinances and laws observed. In order to
calculate density with a conventional subdivision or site condominium layout, the
applicant shall submit a concept site plan of the property with a conventional
layout. The plan shall indicate the topography of the site at two (2) foot contour
intervals and the limits of all floodplains, water bodies, wetlands, easements, and
other areas which would be set aside and preserved due to impracticality,
economic unfeasibility, contractual prohibition, or based upon applicable law or
ordinance. In addition, the concept plan with the conventional layout shall include
the general street pattern and lot configurations. In general, the plan shall be
drawn with sufficient detail to permit the Planning Commission to determine the
density that would be achieved by conventional development.
5.3.Maximum lot coverage shall be twenty percent (20%). Maximum impervious
surface coverage shall be twenty-five percent (25%). Maximum floor area ratio
shall be twenty percent (20%). The area of the parent lot shall be as defined in the
definition of lot area in Article 2, herein. Fractions shall be rounded down to the
nearest whole number.
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4. To encourage the use of the OSPDO, if all standards set forth in Section 7.02.I are
met, the underlying density established by 7.04.E.1 and 2 may be increased by up
to twenty percent (20%) at the discretion of the Planning Commission. Density
bonuses shall be based upon a demonstration by the applicant of one of the
following:
a. Preservation of Significant Natural Features. Preservation of significant natural
features contained on the site, as long as it is in the best interest of the Township
to preserve the natural features that might be negatively impacted by
conventional residential development. The determination of whether the site
has significant natural features shall be made by the Planning Commission, after
review of a Natural Features Analysis, prepared by the applicant, that
inventories these features; or
b. Provision of Recreation Facilities. If the site lacks significant natural features,
it can qualify with the provision of usable recreation facilities to which residents
and non-residents of the development shall have reasonable access. Such
recreation facilities include areas such as a neighborhood park, passive
recreational facilities, soccer fields, ball fields, bike paths, or similar facilities
that provide a feature of community-wide significance and enhance residential
development; or
c. Preservation of Agricultural Land. Preservation of existing agricultural land.
The determination of whether the site has significant agricultural features shall
be made by the Planning Commission after review of a Site Plan, prepared by
the applicant, which inventories these features.
E. Minimum Lot Area. The minimum area of each lot or site condominium unit in an
OSPDO shall not be less than the minimum area required by Washtenaw County
for well and septic tank/drainfield permits.
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F. Minimum Required Yards. .
G.1.
Each lot or site condominium unit in an OSPDO shall provide the following
minimum required yards. If property lines do not exist between houses, the
setbacks shall be measured to an imaginary line of equal distance between the
houses. A duplex shall be treated as a single-detached residence for the purpose of
determining required setbacks.:
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Table 7.02.G-1
Open Space Required Yards
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AG District

R-1A or R-1B
District
R-2 District

R-3 District

Front

Thirty-five (35) feet

Side

Twenty (20) feet
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Rear

Thirty-five (35) feet
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Front

Thirty (30) feet

Side

Ten (10) feet

Rear

Thirty (30) feet

Front

Ten (10) feet

Side

Ten (10) feet

Rear

Fifteen (15) feet
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Front

Forty (40) feet
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Side

Fifteen (15) feet

Rear

Forty (40) feet
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2. Perimeter Setback: The perimeter setback for principal structures from all of the
borders of the development shall be equal to the rear yard setback requirement for
the underlying zoning district of the property directly adjacent to each border. The
required open space areas may be located partially or completely within the
perimeter setback.
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H.G.
Minimum Lot Width. Each lot or site condominium unit in an OSPDO shall have
the following minimum widths, provided that the length to width ratio of any lot or unit
shall not exceed 4:1:
1. AG Districtand R1-A District: one hundred (100) feet: seventy-five (75) feet.
2. R-1A or R-1B District: one fifty hundred (5100) feet.
2.3.R-2 and R-3 District: no minimum lot width.
H. Regulatory Flexibility. The Planning Commission, may waive the lot coverage;
impervious surface percentage; floor area ratio; front, side, rear, perimeter setback; and
minimum lot width requirements provided that the applicant has demonstrated innovative
and creative site and building designs and solutions, which would otherwise be unfeasible
or unlikely to be achieved absent this provision.
I. Dedicated Open Space Requirements.
1. An OSPDO development shall maintain a minimum of thirty percent (30%) of the
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gross area of the site as dedicated open space held in common ownership.
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1.2.Open space preservation developments achieving at least fifty percent (50%)
dedicated open space and meeting the provisions of Section 7.02.I shall be treated
as a permitted land use. Open space preservation developments with between thirty
percent (30%) and less than fifty percent (50%) dedicated open space but otherwise
meeting the provisions of Section 7.02.I. shall be treated as a conditional land use.
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.
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2.3.The open space area within a proposed OSPDO shall be located so that it preserves
significant natural resources and/or connects open spaces throughout the
development and with adjacent open space.
3.4.The open space shall be connected with existing or potential open space and/or
adjacent public land where feasible.
4.5.An accessory structure(s) for permitted uses may be erected in the open space in
accordance with the approved site plan or plat.
5.6.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.
6.7.The applicant shall submit an open space management plan for maintaining the
dedicated open space with the application for the OSPDO.
7.8.An owner’s 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.
8.9.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.
J. Guarantee of Dedicated Open Space.
1. The applicant for an OSPDO shall set aside the dedicated open space through an
irrevocable conveyance that guarantees the dedicated open space will remain
perpetually open and will be maintained in the manner approved by the Township
Board. This conveyance shall be in the form of a permanent conservation easement.
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2. The purpose of the conservation easement shall be to ensure that dedicated open
space will be:
a. Protected from all forms of development and limited to the uses and structures
as approved;
b. Shown on an approved site plan or plat; and
c. Never changed to another use.
3. The conservation easement shall contain, at a minimum, the following provisions
that:
a. Describe the permitted use(s) within the dedicated open space.
b. Prohibit the storing and/or dumping of refuse and any hazardous materials
or refuse on the dedicated open space.
c. Prohibit any activity that might cause risk of soil erosion on the dedicated
open space except for accepted agricultural practices.
d. Prohibit the use of motorized vehicles and or motorized watercraft on the
dedicated open space.
e. Prohibit all cutting, filling, or removal of vegetation from wetland or
wooded areas in dedicated open space, except for invasive species and as
otherwise needed for acceptable resource management practices.
f. Prohibit the use of pesticides, herbicides, or fertilizers within or adjacent
to wetlands in a dedicated open space.
g. Require that the owner’s association maintain the dedicated open space in
accordance with the approved management plan.
h. Provide for maintenance of the dedicated open space to be undertaken by
the Township Board, and the costs thereof assessed against the person or
entities responsible for maintaining the dedicated open space, if:
i.

There is a failure to adequately maintain the open space in
accordance with the approved maintenance plan; or

ii.

The Township Board determines that the dedicated open space is a
public nuisance.

i. Require that the conservation easement runs with and is binding upon the
land and shall be recorded with the deeds to all parcels created and
proposed as part of a development under this Section.
j. Provide that, if the owners association, or any land trust or conservancy
holding the conservation easement, ceases to exist, the easement shall
revert to Pittsfield Township.
4. At the option of the applicant, the conservation easement may be dedicated to and
held by the Township or a recognized land trust or conservancy approved by the
Township Board. The easement shall be in a form acceptable to the Township and
shall be duly recorded in the Washtenaw County Register of Deeds office. This
provision does not prohibit a transfer of ownership or control, provided such
transfer or control has prior approval of the Township Board and the property in
the OSPDO continues in compliance with the Township’s original approval.
K. Review Procedures. An application for an OSPDO shall be reviewed as follows:
1. Subdivisions. If an OSPDO is for a subdivision, review of the preliminary and final
plats shall proceed as provided in the Pittsfield Township Subdivision Ordinance
and the Township’s adopted Land Development Standards.
2. Site Condominiums. If an OSPDO is for a site condominium, review shall proceed
as provided in Section 7.01 and Article 9.0 of the Zoning Ordinance and the
Township’s adopted Land Development Standards.
3. Metes and Bounds Divisions. If an OSPDO is for land division by metes and
bounds descriptions, the review shall proceed as provided for preliminary and final
site plans in Article 9.0 of the Zoning Ordinance and the Township’s adopted
Engineering Standards.
L. Review Standards. A proposed OSPDO shall meet all the following standards for
approval. The Planning Commission shall make the necessary findings for compliance with
this Section upon its review of the final site plans for site condominiums and metes and
bounds land divisions under this Section. It shall be the responsibility of the Township
Board to make such findings for subdivisions developed under this Section after review
and recommendation by the Planning Commission. All findings shall be in writing and
shall be recorded in the minutes of the meeting at which the decision is made.
1. The proposed OSPDO must be consistent with the Township’s adopted Master Plan
and any other applicable adopted plan.
2. The proposed OSPDO must not adversely affect existing or future uses or the value
of adjacent properties.

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.
4. The proposed OSPDO must meet all requirements and standards in this Section and
all other applicable provisions of the Zoning Ordinance.
5. The proposed OSPDO must comply with all applicable Federal, State, and local
rules and regulations.
6.M.

Design Standards.
7.1.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.
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8.2.Lots or site condominium units shall be located on soils that are most suitable for
drainfields.
9.3.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.
10.4.
Placement of wells, septic tanks, and drainfields shall comply with all
requirements of Washtenaw County.
11.5.
Each lot or site condominium unit shall have access to and frontage on an
approved street.
12.6.
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.
13.7.
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.
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M.N.
Conditions of Approval. The Planning Commission or Township Board,
whichever applies, may impose reasonable conditions for approval of an OSPDO that will
assure that the development and all elements of the proposed OSPDO will be consistent

with the intent and purpose of requirements in this Section, the Zoning Ordinance,
Subdivision Control Ordinance and the Township’s Land Development Standards.
N.O.

Recording of Action.
1. Upon approval of a final site plan by the Planning Commission, or final approval
of a preliminary plat by the Township Board, the applicant shall record an affidavit
with the Washtenaw County Register of Deeds that contains the full legal
description of the property in the OSPDO, specifies the date of Township approval,
states the conditions the Planning Commission or Township Board imposed, and
declares that all improvements will be carried out pursuant to the approved OSPDO
plan or plat, unless an amendment is endorsed by the Planning Commission or
Township Board, whichever applies. The deed restrictions and conservation
easement shall be duly filed with the Washtenaw County Register of Deeds. The
applicant shall promptly submit copies of the recorded documents to the Township
Clerk.
2. Upon approval of a final site plan by the Planning Commission, or final approval
of preliminary plat by the Township Board, the Township Zoning Administrator
shall promptly record the approval of the OSPDO on the Township’s official zoning
map, which entry shall be signed by the Township Supervisor and attested to by the
Township Clerk.

O.P.

Time Limits.
1. An approved OSPDO shall expire and be of no effect if construction does not
commence within twelve (12) months after approval unless the Planning
Commission or Township Board, whichever gave the approval, approves an
extension. If the applicant does not comply with the conditions specified in the
approval, the approving authority or Township Zoning Administrator shall issue a
stop work order and no further work shall be done until such time as the conditions
are met to the satisfaction of the approving authority.
2. Each phase of a development shall be commenced within twelve (12) months of
the schedule set forth in the approval. If construction of any phase is not timely
commenced as provided herein, the approval of the OSPDO shall become null and
void and no further work may be conducted on the site until such time as adequate
assurances to the satisfaction of the approving authority are made that the
development will be completed as approved by a date certain as determined by the
approving authority.
3. The applicant may apply in writing to the approving body for an extension of time
in which to commence and/or complete construction. The application for extension
must include an explanation of reasons justifying the requested extension. The body
granting the original approval may grant a requested extension not exceeding
twelve (12) months for good cause. Not more than one extension may be approved.

P.Q.

Continuing Compliance.
1. An applicant who fails to comply with the approved final site plan or the
preliminary plat as finally approved, whichever applies, shall be deemed in
violation of the Zoning Ordinance, and subject to enforcement and penalties as
provided in Section 3.07 of the Zoning Ordinance.
2. A development agreement and performance guarantee shall be required as a
condition of final site plan and preliminary plat approval. The guarantee and
agreement shall be in a form approved by the Township Board and shall ensure
completion of a proposed OSPDO as approved.
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