\REGULAR MEETING

May 20, 2021

6:30 P.M.
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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

Page #

3.0

Approval of Agenda

1-2

4.0

Approval of Prior Minutes

3-6

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

7-15

8.1

RZ 21-02 Harmony at Ann Arbor
Submitted for Concept Review for a Senior Living Facility
3600 Ann Arbor-Saline Road (L -12-07-300-022), Section 07

8.2

16-45
RZ 21-01 Avis Farms South
Submitted for Concept Review for to amend PUD to allow for a mixed use
development
Southeast corner of State Street and Textile Road
L -12-28-210-002, -004, -005, -006, -007, -008, -009, -011, -012

9.0

Planner’s Report

10.0

Chairperson’s Report

11.0

Commissioner’s Report

12.0

Public Comment II

13.0

Adjournment

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 3 business days prior to the meeting. The Clerk s Office can be reached at 734822-3120 or via email clerk@pittsfield-mi.gov.
To participate as a member of the public:
•

Please click the link below to join the webinar:
https://zoom.us/j/94710844611?pwd=bnV0YlYyNG5LYmY3M1FCRVpmU25jQT09
Passcode: Pittsfield

•
•

•

•

Or One tap mobile :
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US: +13017158592,,94710844611#,,,,*1909524880# or
+13126266799,,94710844611#,,,,*1909524880#
Or Telephone:
Dial(for higher quality, dial a number based on your current location): US: +1 301 715
8592 or +1 312 626 6799 or +1 929 205 6099 or +1 253 215 8782 or +1 346 248
7799 or +1 669 900 6833 or 888 475 4499 (Toll Free) or 877 853 5257 (Toll Free)
Webinar ID: 947 1084 4611
Passcode: 1909524880
International numbers available: https://zoom.us/u/adjRA9bvS1

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 20,
2021 may do so by calling (734) 822-3130 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.
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REGULAR MEETING
May 6, 2021
6:30 P.M.

PITTSFIELD TOWNSHIP PLANNING COMMISSION MINUTES

Members Present:

Matthew Payne, George Ralph, Ann Harris, Deborah Williams, Roland
Kibler, Stanley Young, Yameen Jaffer,

Members Absent:

None

Others Present:

Markus Mobius, Joe Skore, Samantha Cecil, Everett Cislo, Steven
Schafer, Bill Anderson, Andrew Gibbs, Christina Lirones, Benjamin
Carlisle, Township Planning Consultant, Jason Dane, 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 by Commissioner Payne supported by Commissioner Ralph to approve the
agenda with item 8.1 to follow 6.1 and removal of item 8.2.
MOTION CARRIED

4.0

Approval of Prior Minutes
4.1

Regular Minutes of April 15, 2021
Motion by Commissioner Williams supported by Commissioner Harris to
approve the Regular Meeting Minutes of April 15, 2021.
MOTION CARRIED

5.0

Public Comment I
Markus Mobius expressed his concern about the future park at Oak Valley and Waters
Road as well as the development the Robertson Brothers are planning next to the park.
Mr. Mobius provided his displeasure with the way the Meeting and vote was held in
regards to this project.
Commissioner Payne said that if the plan comes to the Planning Commission and it meets
all the zoning requirements, then they are required to take a look at it as with any other
proposal.
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Mr. Carlisle stated that the Planning Commission can only consider what is in front of
them. The Applicant at this time is moving forward with their plan. A revised plan has
not been received at this time but when it is, that can be shared with Mr. Mobius.
6.0

Public Hearings
6.1

CUP 21-01 2180 Golfside ADU

Mr. Carlisle presented CUP 21-01 2180 Golfside ADU. The applicant is proposing to
construct an accessory dwelling unit within the existing detached garage. Approval is
recommended with the conditions that the owners shall continue to occupy the principle
residence and the accessory dwelling unit shall not be occupied by more than two persons
meeting the definition of a family.
Motion by Commissioner Young, supported by Commissioner Ralph, to close the
Public Hearing.
MOTION CARRIED
8.1

CUP 21-01 3180 Golfside ADU
Submitted to construct an Accessory Dwelling Unit
3180 Golfside (L- L -12-12-105-009), Section 12
Motion by Commissioner Williams, supported by Commissioner
Young, to approve Resolution of Approval for CUP 21-01 3180 Golfside
ADU
ROLL CALL
YES:

HARRIS, JAFFER, WILLIAMS, YOUNG, KIBLER,
RALPH, PAYNE

NO:
ABSENT:
ABSTAIN:

None
None
None

MOTION CARRIED
7.0

Old Business
7.1

CSPA 18-21 and RZ Inglewood West Concept Plan
Submitted for Concept Review for Mixed Use Development
(L-12-21-300-010 and L-12-20-400-013), Section 20 and 21
Mr. Carlisle presented CSPA 18-21 and RZ Inglewood West Concept Plan. The
Planning Commission held a discussion on March 4th, 2021 that included green
building initiatives, Master Plan consistency, proper balance/mix of land use, density
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and nearby business owner’s thoughts on this becoming residential. Based on
direction from the Planning Commission, the applicant has made the following
changes to the plan:
•
•
•
•
•

Removed all vehicular access to Textile Road
Reconfigured office layout and location to provide buffer to the car
storage yard
Road reconfiguration based on changes to the layout
Added site amenities including lighting, bicycle racks, pedestrian walks,
playscapes, seating and gazebos.
Reduced number of units by 15.

Mr. Carlisle also mentioned the Township passed a Green Building Standard
Resolution that is a guiding principle to be discussed with the applicant.
Bill Anderson presented the updated project to the Planning Commission. They
believe this project is perfectly consistent with what the Master Plan has set to
accomplish with housing for the Township.
Discussion was held on:
• Future land use designation.
• Feedback from nearby business owners.
• Green Building Initiatives.
8.0

New Business

9.0

Planner’s Report
Mr. Carlisle stated that we have 5 significant projects under review at the moment that
will be brought to the attention of the Planning Commission in the upcoming months.

10.0

Chairperson’s Report
None

11.0

Commissioner’s Report
None

12.0

Public Comment II
None
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13.0

Adjournment
Motion by Commissioner Harris, seconded by Commissioner Ralph to adjourn the
meeting.
Chairperson Payne adjourned the meeting at 7:25 p.m..

Deborah Williams, Secretary

May 20, 2021

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 3 business days prior to the meeting. The Clerk s Office can be reached at 734822-3120 or via email clerk@pittsfield-mi.gov.
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Harmony at Ann Arbor

Meeting Date:
May 20, 2021
Project:
RZ 21-02
Applicant:
Troy DeHaven
Action:
Rezoning
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MEMORANDUM
TO:

Pittsfield Township Planning Commissioners

FROM:

Ben Carlisle, AICP
Laura Kreps, AICP

DATE:

May 10, 2021

SUBJECT:
Harmony at Ann Arbor – Conceptual Development Plan
_________________________________________________________________________________
A Conceptual Development Plan has been submitted by Pittsfield AL Investors, LLC regarding a
potential senior living (assisted living and memory care) development on the vacant property on the
north side of Ann Arbor-Saline Road at the Township border (Zahn property). The applicant is
proposing to develop the parcel as a single structure housing 112 senior housing units. See aerial
photo below:

Pittsfield Township
SITE

Lodi Township
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The +/- 9-acre subject site is currently vacant with existing woodlands in the north and east portions
of the site and the potential for wetlands throughout (based on Washtenaw County GIS). The
current zoning of the parcel is AG, Agricultural. The Master Plan identifies this site as future land use
as Suburban Residential.
The applicant has indicated that their rezoning application is for a conditional rezoning to R-2, Low
Density Multiple Family Residential. If the applicant wishes to rezone this property as a Conditional
Rezoning, the applicant should identify those voluntary conditions in writing.
Master Plan
The site is future land use planned as Suburban Residential:

This site is bounded by vacant land in Lodi Township to the west, the Bella Vista residential
development to the south, Hawthorne Ridge residential development to the north, and a singlefamily residence to the east.
Uses: This area will support uses that include detached single-family residential dwelling units,
duplexes, schools, parks, places of worship, community centers, home offices, home businesses that
attract limited customer activity, and compatible municipal and civic uses. The maximum density
supported in the Suburban Residential future land use category is 2.5 dwelling units per acre. The
Suburban Residential future land use classification coincides with the R-1B, Single-Family Suburban
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Residential zoning classification. Senior assisted living is a permitted use in the R-2 and R-3 zoning
districts.
Building Design. Buildings should have a residential scale and character. While the building is nicely
designed, it is not consistent with the residential massing, scale, and character as envisioned in the
Suburban Residential future land use category.
Site Plan:
The applicant proposes to develop 112 total units in one (1) three (3)-story structure. Under the
Suburban Residential future land use classification, the applicant would be eligible for up to 23 single
family lots. This number in actuality could be much lower due to the need to install infrastructure
such as roads and stormwater detention, and account for woodland and wetland protection.
The applicant has provided conceptual elevations demonstrating the proposed three (3)-story
structure. Materials are not indicated. The maximum height allowed is 35-feet / 2.5-stories. The
applicant would be required to obtain a variance from the ZBA. Does the Planning Commission think
a 3-story building is appropriate? Does the Planning Commission feel the massing of the structure is
compatible with the surrounding uses?
It is unclear from the information provided how much of the subject site will remain as open space.
The open space likely includes regulated wetlands and a number of protected trees. The applicant
will be required to provide a wetland delineation and complete tree survey. The applicant should
clarify the amount of wetland and woodland preserved.
Access to the site will be provided via a single, two-way drive approach from Ann Arbor-Saline Road
aligned with Fortuna Way.
If the Planning Commission supports the use, is there a way to break up the massing of the building
to be more harmonious with surrounding properties? Is there a way to provide a more campus
atmosphere with multiple smaller buildings to be more harmonious with surrounding properties?
Questions for Planning Commission Consideration:
1. Does the Planning Commission find the application consistent with the Master Plan?
2. Is the density appropriate for the site?
3. Does the Planning Commission think a 3-story building, which would require a variance, is
appropriate?
4. Is the proposed massing of the structure compatible with surrounding uses?
5. If the Planning Commission supports the use, is there a way to break up the massing of the
building to be more harmonious with surrounding properties? Is there a way to provide a
more campus atmosphere with multiple smaller buildings to be more harmonious with
surrounding properties?
6. Has the applicant done enough to preserve and mitigate onsite wetlands and woodlands?
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7. Are there other site amenities that should be considered?
8. Any additional direction that the Planning Commission would provide the applicant?
This item has been placed on the agenda for conceptual presentation and discussion purposes.
We look forward to discussing this item with the Planning Commission on May 20, 2021.
Sincerely,

16

Avis Farms South

Meeting Date:
May 20, 2021
Project:
RZ 21-01
Applicant:
Jennifer Roth
Action:
Rezoning
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AVIS FARMS SOUTH
LAND PLANNING
VISIONING
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Avis Farms
Pittsfield Charter Township, MI
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Project Objectives
▪

Create a Cohesive Mixed-Use Village Environment consistent with development goals
of Pittsfield Charter Township.

▪

Retain rural essence of Avis Farms.

▪

Utilize existing wetlands/trees/ fields as unifying aesthetic feature.

▪

Residential:
▪

Develop a mix of single- and two-story residential townhouses products.

▪

Provide amenity for residential and mixed use. Consider barn/amenity area with
wetlands.

▪

Add white Kentucky horse-style fencing at entry.

▪

Addition of pines lining the fence line to help buffer the R/D.

▪

Pond in the center with housing surrounding it.

▪

The townhouses- farmhouse feel that ties into the barn/amenity space with one
car garage. Consider 2-car garages on the single-level housing.
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Site Context

Ann Arbor

Project Site

Avis Farms
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Illustrative Master Plan
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Single-Family For Rent Residential
•

Single Family (one and two-level products)
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Mixed Use Village
•

Service and Convenience Retail

•

Restaurant/Casual Dining

•

Single-Family and Multi-Family Residential/Lofts

•

Iconic Entry Feature and Water Feature

•

Village Character

•

Maximum Four-Story Height
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Retail
•

Monumental Entry on State Street

•

Architectural “Statement” at corner of State and Textile

•

Adjacency to Central Park

•

Outdoor Dining and Use Areas

Street-side Dining (The French Laundry)

Urban Park

Dining Terrace

Pedestrian-Friendly Retail Streetscape
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Office
•

Screened Surface Parking

•

Convenient Access to Trail System

•

Continuity in Landscape and Site Furnishings

Source: (www.pinterest.com
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Amenity Center
•

Rural Character Clubhouse with wetland setting

•

Visibility from W. Textile Rd. entry

•

Joint HOA

•

Outdoor Pool

•

Outdoor Events Terrace

•

Parking

Preliminary Amenity Center Concept Plan

source: www.cr8play.com
Rustic Barn Amenity Center

Outdoor Pavilion (Orchard Ridge)

Barn Playground

Pool/Farm Pavilion (Orchard Ridge)
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Parks
•

Pocket Parks w/ Picnic Pavilions

•

Wetland Overlook Park

Picnic Pavilion (Mueller)

Pond Overlook/Iconic Structure (Mueller)

Park (Falcon Pointe)
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Health and Wellness
•

Community-wide trail system

Source: www.tripadvisor.com

Community Trails (Blanco Vista)

Trail Interface w/ Ponds (Cinco Ranch)

Lillie Park (Ann Arbor, MI)
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Stormwater Retention
•

Wet ponds for stormwater collection and added recreation value

•

Village focal points with destination overlooks

•

Environmental education potential

Source: www.pnterest.com
Overlook (Highpointe)

Flowering Trees on Pond

Wet Pond Bridge (Central Market)

Naturalized Stormwater Pond (Mueller)

Stormwater Pond with Trail (Deerfield)

Senior

•
•
•
•
•

American House Senior Living has a 40 year history spanning 5 states and over 4000 units.
32
Currently the 27th largest senior living/owner operator in the country.
The Avis Farms South Community will be comprised of approximately 100 units of independent senior living units with
an affordable component.
The community will boast amenities such as a first class dining experience, housekeeping and healthcare from a third
party provider should a resident need additional care and support.
We will also offer extensive programming to enrich the lives of the seniors we serve.
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Commercial Space
•
•
•
•

High Tech R&D
Life Sciences
Office
Modern Design to attract todays users

Thomson Reuters at Avis Farms South
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AVIS FARMS SOUTH
ARCHITECTURAL
VISIONING
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AVIS
FARMS SOUTH
West Textile Road, Pittsfield Charter Township, MI
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INSPIRATION IMAGES
SINGLE-FAMILY DUPLEX | TWO-STORY DUPLEX
04.02.2021
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AVIS
FARMS SOUTH
West Textile Road, Pittsfield Charter Township, MI

INSPIRATION IMAGES
RETAIL/LOFT | MULTI-FAMILY
04.02.2021
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AVIS
FARMS SOUTH
West Textile Road, Pittsfield Charter Township, MI

INSPIRATION IMAGES
04.02.2021
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AVIS
FARMS SOUTH
West Textile Road, Pittsfield Charter Township, MI

INSPIRATION IMAGES
04.02.2021

39

21

22
3

23

24
4

25

AVIS
FARMS SOUTH
West Textile Road, Pittsfield Charter Township, MI
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INSPIRATION IMAGES
04.02.2021
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AVIS
FARMS SOUTH
West Textile Road, Pittsfield Charter Township, MI
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INSPIRATION IMAGES
CLUBHOUSE
04.02.2021
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AVIS
FARMS SOUTH
West Textile Road, Pittsfield Charter Township, MI

INSPIRATION IMAGES
CLUBHOUSE
04.02.2021
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To:

Pittsfield Planning Commission

From: Ben Carlisle, AICP
Laura Kreps, AICP
Date: May 13, 2021
Re:

Avis Farms South-Concept Plan

_____________________________________________________________________________________

We have been asked to review and provide comments for concept plan for a revised Avis Farms
South planned unit development dated May 12, 2021. The site is located on the southeast corner
of Textile and State Street. The area around the Textile and State Street intersection has seen
tremendous growth in the past 5 years including a senior living facility at the southwest corner
and a mixed-use development at the northwest corner.
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Existing Planned Unit Development (PUD)
The site is controlled by the Avis South Revised PUD (RZ 02-13), which permits a variety of office
and light industrial uses. The proposed change in lot configuration and proposed mixed of uses
are not permitted under the current PUD. The proposed amendments constitute a major
amendment to the Planned Unit Development.
Concept Plan
The applicants concept plan includes the following:
• Four-hundred and forty (440) units of residential
o Sixty-four (64) one-story townhomes
o Eighty-three (83) two-story townhomes
o Two-hundred forty (240) multiple-family
o Fifty-three (53) lofts
• One hundred thousand (100,000) square foot senior living facility. Unknown number of
units
• Sixteen thousand (16,000) square feet of retail
• Two hundred sixty-one thousand seven hundred (261,700) square feet of
research/development and offices
• Seventeen-hundred eighty-nine (1,789) parking spaces
• Site amenities
o Clubhouse
o Trail network
o Wetland protection
Suggestions
We appreciate the opportunity to provide a high-level review. We applaud you on making the
changes to the site based on our earlier input. Overall, we support the direction the plan is taking
and please take these comments as constructive guidance.
•

More Retail / Less Residential. The original concept plan only included 10,000 sq/ft of
retail compared to 440 units of residential. This most recent submittal has modified the
variety of residential unit types. However, the total number of residential units remains
at 440. An additional 6,000 sq/ft of retail space has been provided along State Street with
3,000 sq/ft of retail proposed in the first floor of the multiple-family structure at the hard
corner of State and Textile. From your market research do you think more retail/office
uses could be supported on this site?
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•

Vertical mixed use on State Street. As part of the land use recalibration we formerly
suggested that the applicant consider vertical mixed use on State Street. Vertical mixed
use is consistent with the Master Plan and a similar mixed-use project is being developed
at the southwest corner of Ann Arbor Saline Road and Oak Valley. In this revised
submittal, the applicant has demonstrated first floor retail with three (3) stories of lofts
proposed above along the State Street frontage.

•

Design Feature/Statement at corner of State and Textile. In the original concept plan,
the applicant proposed a two-story townhome development on the corner of State and
Textile, and we noted this was a lost opportunity. The corner of State and Textile is a
major intersection in the Township, and a design feature or building statement with an
actual building at the hard corner of State and Textile should be pursued. The revised
concept addresses this comment by providing a multi-family structure at the hard corner
with 6,000 square feet of retail on the first floor. While this is an improvement to the
original concept, additional commercial uses or a more dynamic design or architectural
feature could be supported at the corner with frontages along both State and Textile.

•

Environmental features. Incorporation of environmental features including EV parking,
green infrastructure, renewable energy collection, and green buildings should be
incorporated.

•

Multiple story R and D. In the original concept, we found it hard to tell if the proposed R
and D structures are one-story, and noted the applicant should provide multiple story R
and D buildings. Two-story structures permit more intense development, provides for
more of a contextual appropriate development, and reduces site sprawl to allow for
better design. From the inspiration images provided, it appears the applicant is proposing
multi-story R and D structures; however, the applicant should verify their intent with
regard to the R and D structures.

•

Context. To better understand the site buildout at completion in context, we will require
the applicant to provide a 3-D model of the site. The 3-D model should include various
views both internal to the site and external from both State and Textile Roads.

•

Phasing details. Please indicate the proposed phasing. We encourage the buildout of
development along State and Textile prior to or simultaneous with interior development.

•

Product/project examples. Research and Development, retail, senior housing, and
multiple-family can take many forms and types. Inspirational images have been
included in the revised concept plan submittal demonstrating potential architectural
styles and material types.
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Questions for Planning Commission Consideration:
1. Does the Planning Commission find that the development is consistent with the
proposed revision to the Master Plan?
2. Does the Planning Commission support the proposed mix of uses?
o If so, do you support the development at the proposed density, housing type,
and layout as shown?
3. Does the Planning Commission support the architectural examples?
4. Are there any site amenities that you find the development missing?
5. Is there any additional information you would like the applicant to provide?
Additional and more detailed review will be provided once a complete Planned Unit
Development application is submitted. I hope these comments have been helpful.
Sincerely,

