
 

SUPERIOR CHARTER TOWNSHIP PLANNING COMMISSION 

SUPERIOR TOWNSHIP HALL  

3040 N. PROSPECT, SUPERIOR TOWNSHIP, MI  48198 

AGENDA  

JANUARY 25, 2023 

7:00 p.m. 

                    

1. CALL TO ORDER 

 

2. ROLL CALL 

 

3. DETERMINATION OF QUORUM 

 

4. ADOPTION OF AGENDA 

 

5. APPROVAL OF MINUTES 

 

 A.   Approval of the November 16, 2022, Regular Meeting Minutes  

  

6. CITIZEN PARTICIPATION  

 

7. CORRESPONDENCE 

  

8. PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS 

 

9. REPORTS 

 

A. Ordinance Officer Report  

B. Building Department Report 

C. Zoning Administrator Report 

 

10. OLD BUSINESS 

 

11. NEW BUSINESS 

 

A. STPC 23-01 Huron Dental Mixed-Use Development 

B. TC Collins – Community Garden Presentation 

 

12. POLICY DISCUSSION 

 

A. Adoption of the 2023 Meeting Schedule 

B. Election of Officers for 2023 

C. Dixboro Corridor Pedestrian/Road Safety 

D. Master Plan Update 

 

13. ADJOURNMENT 

 

Thomas Brennan III, Commission Secretary  Laura Bennett, Planning & Zoning Administrator 

3040 N. Prospect, Ypsilanti, MI  48198                     734-482-6099 
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1. CALL TO ORDER 
 
Chairman Gardner called the regular meeting to order at 7:00 p.m. 
 
2. ROLL CALL 
 
The following members were present:  Findley, Gardner, McGill, Sanii-Yahyai, 
and Steele. Also present was Ben Carlisle, Carlisle Wortman; Laura Bennett, 
Planning & Zoning Administrator; and George Tsakoff, OHM. 
 
3. DETERMINATION OF QUORUM 
 
A quorum was present. 
 
4. ADOPTION OF AGENDA 
 
A motion was made by Commissioner Findley and supported by Commissioner 
Sanii-Yahyai to adopt the agenda as presented. The motion carried. 
 
5. APPROVAL OF MINUTES 
 
A.   Minutes of the July 27, 2022 Meeting 
 

A motion was made by Commissioner Findley and supported by 
Commissioner Sanii-Yahyai to approve the minutes as amended. The 
motion carried. 

 
6. CITIZEN PARTICIPATION 
 
None. 
 
7. CORRESPONDENCE 
 
None. 
 
8. PUBLIC HEARINGS, DELIBERATIONS AND ACTIONS 
 
None.  
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9.  REPORTS 
 
A. Ordinance Officer Report  
 

A motion was made by Commissioner Findley and supported by 
Commissioner Steele to receive the report.  The motion carried.  

 
B. Building Department Report 
 

A motion was made by Commissioner Findley and supported by 
Commissioner Steele to receive the report.  The motion carried.  
 

C. Zoning Administrator Report  
 

A motion was made by Commissioner Findley and supported by 
Commissioner Steele to receive the report.  The motion carried. 

 
 10.  OLD BUSINESS  
 
 None. 

 
11.  NEW BUSINESS 
 
A. STPC 22-04 Kinsley Development Preliminary Site Plan 
 

Joe Klee, Vice President of Land Development for Lombardo, reminded 
Commissioners that this project was before the Planning Commission in 
April for rezoning. He explained that infiltration tests have been 
completed, as well as coordination with the Fleming Creek Advisory 
Council.  A company has been enlisted for a traffic study, as well.  
 
Commissioner Gardner asked if the homes were considered 
condominiums and if there was a fee interest to the whole lot.  
 
Mr. Klee stated that the project consists of site condominiums and each 
lot will be privately owned.  The homes will be estate-style, designed to fit 
in with the community. The square footage of the homes will range from 
a 2,400 square foot ranch up to a 4,200 square foot two-story home. 
Additionally, the homes will be built by Cranbrook Custom Homes, which 
is a division of Lombardo.  
 
Commissioner Gardner inquired about the historic structure on the site.  
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Mr. Klee stated that Lombardo will work with the Township to relocate 
the structure to a place of the Township’s choosing.  
 
Mr. Carlisle suggested that staff work with the applicant to determine 
where the building gets relocated.  
 
Commissioner Gardner asked that it is determined by Final Site Plan. 

 
Commissioner Steele inquired about lot coverage, noting that the current 
lot coverage is 15% and could be larger than that.  
 
Mr. Klee replied that they are not planning on exceeding the current lot 
coverage of 15%. 
 
Ben Carlisle stated that at 15% lot coverage, the homes will fit 
comfortably within the building envelope.  
 
Mr. Carlisle reviewed the Planner’s Report dated November 8, 2022.  
 
Commissioner Gardner inquired about the rain garden behind lot 6. 
 
Mark Crider, Atwell, replied that Atwell coordinated with the Washtenaw 
County Water Resources Commissioner’s Office (WCWRC) for infiltration 
testing to find the best location for the rain garden.  
 
George Tsakoff reviewed the Engineer’s Report dated November 8, 2022. 
 
Vehicular access to the rain garden was discussed. Mr. Crider noted that 
Atwell can provide a 20’ easement to the rain garden between lots 6 and 
7 for maintenance purposes.  
 
Commissioner Gardner stated that in regard to the stormwater 
management comments, they do not seem insurmountable. He added 
that the Fleming Creek Advisory Council provided a letter and several 
comments about the project.  
 
Mr. Carlisle explained that Homeowner’s Associations do not always have 
the resources to maintain and inspect rain gardens. He advised against 
dedicating the rain garden to the HOA and recommended leaving 
jurisdiction to the WCWRC. 



SUPERIOR CHARTER TOWNSHIP 
PLANNING COMMISSION 
NOVEMBER 16, 2022 
DRAFT MINUTES  
Page 4 of 5 
 

Mr. Tsakoff stated that he isn’t sure the WCWRC will take over 
jurisdiction of the rain garden. It may fall upon the HOA to maintain and 
inspect it.  
 
Mr. Klee stated that if the WCWRC will not take jurisdiction, it will be 
handed over to the HOA. 
 
Commissioner Steele asked if maintenance is required for a rain garden. 
 
Mr. Carlisle replied that there is annual plant inspection and monitoring 
required.  
 
It was determined that there are no other feasible spots for the rain 
garden to be located. 
 
Commissioner Findley noted that in his report, the Fire Marshall is 
requiring a dry hydrant at the site.  
 
Mr. Crider replied that a dry hydrant can be placed within the retention 
pond. He explained that piping is brought out from the retention pond to 
be accessible by the fire department.  
 
Motion by Commissioner Steele, supported by Commissioner Findley, to 
approve the Preliminary Site Plan for STPC 22-04 Kinsley Development 
with the following conditions: 
 
1. Confirm access to and maintenance of the rain garden to the 

satisfaction of the Township Engineer.  
2. Based on needed access to rain garden, confirm that lot 6 and 7 is 

buildable.  
3. Confirm with the Road Commission what and if any ROW 

acquisition or dedication will be required. 
4. All outstanding items noted in the Township Engineer’s report. 
5. All outstanding items noted in the Township Planner’s report. 
6. Add a dry hydrant at the road that fronts the pond/rain basin for 

fire department use.   
  

Roll Call: 
 
Yes: Findley, Gardner, McGill, Sanii-Yahyai, Steele. 
No:  None. 
Absent: Brennan, Dabish-Yahkind. 
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Abstain: None. 
The motion carried. 
 

12.  POLICY DISCUSSION  
 
None. 
 
13.  ADJOURNMENT 
 
Motion by Commissioner Findley, supported by Commissioner Steele to adjourn.  
 
Motion Carried. 
 
The meeting was adjourned at 8:00 pm.  
 
Respectfully submitted,  
Thomas Brennan III, Planning Commission Secretary 
 
Laura Bennett, Recording Secretary 
Superior Charter Township 
3040 N. Prospect Rd. 
Ypsilanti, MI 48198 (734) 482-6099 



Zoning Report 
1/25/2023 

Laura Bennett, Planning & Zoning Administrator 

 

Superior Storage 

I spoke with Rob Lucas, the owner of 10190 Plymouth-Ann Arbor Road.  He informed me that 
Mr. Joss is no longer pursuing development of the property as mini storage/RV storage. Mr. 
Lucas is brainstorming what to do with the property that fits into the A-1 zoning classification.  

Arbor Hills Animal Clinic 

Performed a site visit in December 2022.  The contractor was told to stop work on the exterior of 
the site because the Township had not yet received a performance guarantee nor was a pre-
construction meeting held with OHM.  After my site visit, the owner provided the performance 
guarantee, and the pre-construction meeting was held with OHM on January 6, 2023. All 
permits, including outside agencies, have now been issued. 

9900 Ford Road 

The Township received a call from a resident on Ford Road that an outdoor pipe had burst at a 
neighboring vacant home located at 9900 Ford Road, but he was able to turn the pipe off. He 
informed us that the home was open and unsafe. Bill Balmes and I went out to the site and 
observed that the house was unlocked and uninhabitable. From the doorwall we could see that 
the floor was water damaged and many areas were down to studs. There was also evidence of 
rodents.  

A notice of violation was sent to the responsible party and the owner has contacted us. He is 
currently working with Building and Zoning to bring the house and property back up to code.  
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#J-10-18-100-014
5400 PLYMOUTH-ANN ARBOR RD

ANN ARBOR, MI  48105
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ZONED: VC - VILLAGE CENTER

#J-10-18-100-015
5360 PLYMOUTH-ANN ARBOR RD

ANN ARBOR, MI  48105
+/- 0.58 AC

ZONED: VC - VILLAGE CENTER

5387 PLYMOUTH ANN ARBOR RD
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TREE REMOVALS, PRESERVATION, AND PROTECTION

· SEE LIST ABOVE FOR ALL REGULATED TREES TO BE REMOVED, RELOCATED OR
PRESERVED

· INVASIVE SPECIES INFORMATION, INCLUDING THE GENERAL LOCATIONS OF
INVASIVE SPECIES, A DESCRIPTION OF THE EXTENT OF GROWTH, THE CONDITION
AND SIZE RANGE OF SUCH SPECIES ON THE SITE, AND PERCENTAGE OF THE SITE
COVERED BY SUCH SPECIES (BUCKTHORN, AUTUMN OLIVE, HONEYSUCKLE,
MULTIFLORA ROSE, PHRAGMITES

· A PLAN FOR THE ERADICATION AND CONTROL OF THESE FOUR INVASIVE SPECIES
AS PART OF THE DEVELOPMENT PROJECT.

· STATEMENT OF COMPLIANCE WITH THE TREE PRESERVATION AND REPLACEMENT
TREE REQUIREMENTS OF THIS SECTION, INCLUDING THE NUMBERS OF
REGULATED TREES TO BE PRESERVED AND REMOVED, PERCENTAGES OF
REGULATED TREES ON SITE BEFORE AND AFTER ANY REMOVAL.
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SITE DATA:

SUPERIOR  TOWNSHIP, WASHTENAW COUNTY
PARCEL # J-10-18-155- 014
5387 PLYMOUTH-ANN ARBOR RD
ANN ARBOR, MI  48105
1.53 AC +/-

ZONING:  VC - VILLAGE CENTER
USE: VACANT
PROPOSED USE 1ST FLOOR:  APPROX. 6,903 SF DENTAL OFFICE AND SHOP, TENANT 

 PROFESSIONAL OFFICE SPACE
PROPOSED USE 2ND FLOOR: APPROX. 3,315 SF (2) TWO BED, TWO BATH APARTMENTS

MIN. LOT AREA REQUIRED FOR ZONING: 20,000 SF
TOTAL EX. LOT AREA:  1.53 AC +/-  (~66,647 SF)
MIN. LOT WIDTH: 100 FT TOTAL EXISTING LOT WIDTH: 401.58 FT
MAX. GROUND FLOOR COVERAGE:  25% (GROUND FLOOR AREA OF BUILDINGS / NET 

LOT AREA AND EXPRESSED AS %)
PROPOSED GROUND FLOOR COVERAGE: 6,903 SF / 66,647 = 10%
MAX. FLOOR AREA RATIO: 0.50

MIN. SETBACKS REQUIRED:   PROPOSED SETBACKS:
FRONT:  MAX 35 FT, MIN 20 FT 20 FT
REAR:  45 FT  161.11 FT
SIDES: 10 FT MIN, 20 FT TOTAL OF TWO 30.03 FT (NORTH), 144.29 FT (WEST)

(PER ORDINANCE SECTION 3.203A.2. FRONT AND CORNER SIDE YARDS SHALL BE
MEASURED FROM EXISTING RIGHT-OF-WAY OR EASEMENT LINES.)

PARKING CALCULATION:
1. DENTAL OFFICE  - 1 SPACE PER ON-DUTY EMPLOYEE, PLUS ONE PER

EXAMINATION OR TREATMENT ROOM.
(DENTAL OFFICE: 2 FRONT DESK STAFF, 2 DOCTORS, 6 HYGIENIST,

2 ASSISTANTS, PLUS 6 TREATMENT ROOMS = 18 SPACES)
2. RETAIL SPACE (1 SPACE PER 250 SF FLOOR AREA 611 SF/250 SF = 2.4 ~ 3 SPACES)
3. LEASE SPACE (PROFESSIONAL OFFICE SPACE -1 PARKING SPACE PER 300 SF OF

FLOOR AREA 1,872 / 300 = 6.24 ~ 7 SPACES)
4. MULTIPLE-FAMILY HOUSING: 1.5 SPACES PER DWELLING UNIT WITH UP TO TWO 

BEDROOMS (APARTMENTS: 2 UNITS x 1.5 SPACES = 3 SPACES)

SPACES REQUIRED: 18 + 3 +7 + 3 = 31 SPACES
SPACES PROVIDED: 36 SPACES  INCLUDING 2 ADA SPACES

ACCORDING TO ARTICLE 3.208 CORNER CLEARANCE ZONES
ANY INTERSECTION OF A PRIMARY ROADWAY AND A COLLECTOR OR LOCAL
ROADWAY, MINIMUM CORNER CLEARANCE DISTANCE LONG R.O.W. IS 25 FEET.

ACCORDING TO ARTICLE 7.304 SPECIAL DISTRICT REGULATIONS, VILLAGE CENTER
DISTRICT:

E. LANDSCAPE STRIP REQUIRED ALONG CHURCH STREET SHALL BE
LANDSCAPED TO SCREEN VIEWS OF PARKING LOTS AND SERVICE AREAS
FROM CHURCH STREET AND PROPERTIES TO THE NORTH.

F. DESIGN STANDARDS - VEHICULAR ACCESS TO CHURCH ST. A
NON-RESIDENTIAL USE SHALL NOT HAVE VEHICULAR ACCESS TO CHURCH
STREET.

TRASH WILL BE CURBSIDE.  DUMPSTER NOT REQUIRED.

G:\22-097\DWG\SP\22-097 SP_current adj.dwg, 12/21/2022 2:03:14 PM, AutoCAD PDF (Smallest File).pc3
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PER WCRC PROCEDURES REGULATIONS FOR PERMIT ACTIVITIES FINAL
2021, 3.6.2 INTERSECTION SIGHT DISTANCE TRIANGLE, ACCORDING TO
TABLES 4 AND 5 FOR 45 MPH ROADS:
- LEFT SITE DISTANCE IS 430 FEET (REPLACED BY 500 FEET AASHTO
RULE)
- RIGHT SITE DISTANCE IS 500 FEET

PLYMOUTH ANN ARBOR ROAD IN THIS LOCATION IS 45 MPH

DRAWING PROVIDED BY TRAFFIC STUDY ENGINEERS: BERGMANN
ARCHITECTS, ENGINEERS AND PLANNERS. SEE TRAFFIC MEMO DATED
8-19-22.

PER MEETING WITH WASHTENAW COUNTY ROAD COMMISSION
OCTOBER 12, 2022 WHERE IT WAS AGREED BY APPLICANT AND WCRC
THAT THE DRIVEWAY LOCATION IS ACCEPTABLE ONLY IF IT IS A SHARED
DRIVE WITH NEIGHBORING PARCEL TO THE WEST (# J-10-18- 155-013).

SITE DISTANCE PER WASHTENAW COUNTY ROAD COMMISSION:
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#J-10-18-100-026
5426 PLYMOUTH-ANN ARBOR RD

ANN ARBOR, MI  48105
+/-8.09 AC

ZONED: A2 - AGRICULTURAL

5425 CHURCH ST
ANN ARBOR, MI  48105

+/-1.05 AC
ZONED: VC VILLAGE CENTER

#J-10-18-133-013
3362 AUTUMN LN

ANN ARBOR, MI  48105
+/-1.50 AC

ZONED: R-2  SINGLE FAMILY RESIDENTIAL

#J-10-18-133-016
5365 CHURCH ST

ANN ARBOR, MI  48105
+/-1.02 AC

ZONED: R-2  SINGLE FAMILY RESIDENTIAL

5347 PLYMOUTH-ANN ARBOR RD
ANN ARBOR, MI  48105

+/-1.01 AC
ZONED: VC - VILLAGE CENTER

#J-10-18-100-014
5400 PLYMOUTH-ANN ARBOR RD

ANN ARBOR, MI  48105
+/- 6.00 AC

ZONED: VC - VILLAGE CENTER

5387 PLYMOUTH ANN ARBOR RD
ANN ARBOR, MI  48105

+/-1.53 AC
ZONED: VC VILLAGE CENTER

PARCEL #J-10-18-155-014
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CULVERT TO
CB #01
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(0.17 AC)
C=0.25
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(0.59 AC)
C=0.36

AREA
'ROOF'

(0.18 AC)
C=0.95

AREA
'07'

(0.75 AC)
C=0.64

AREA
'01'

(0.30 AC)
C=0.74

AREA
'02'

(0.15 AC)
C=0.61

AREA
'03'

(0.46 AC)
C=0.54

OFF-SITE DRAINAGE AREA
TO THE NORTH

8.61 AC
C=0.22
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SCALE: 1 INCH = 20 FEET
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GATE VALVE

STORMWATER NARRATIVE:
AN UNDERGROUND DETENTION SYSTEM IS
PROPOSED TO MANAGE STORMWATER ON SITE.
STORMWATER AT THE NORTH END OF THE SITE
IS DIRECTED TO FES 05 WITHIN THE RIGHT OF
WAY WHICH IS THEN DIRECTED AROUND THE
BUILDING TO THE SOUTH AND OFF SITE
THROUGH THE EXISTING CONCRETE BOX
CULVERT UNDER PLYMOUTH-ANN ARBOR RD.
PARKING LOT DRAINAGE IS DIRECTED TO THE
CATCH BASIN AT THE SOUTH OF THE PLANTING
ISLAND CURB AND THEN TO THE UNDERGROUND
SYSTEM, WHICH ULTIMATELY OUTLETS TO THE
BOX CULVERT.
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500' SITE DISTANCE LINE
PER TRAFFIC ENGINEER
STUDY; SEE SHT 5
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(2,600 SF)
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500' SITE DISTANCE LINE
PER TRAFFIC ENGINEER
STUDY
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N 
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ST
EM

NO PARKING/
FIRE LANE SIGN (TYP.)

NO PARKING/
FIRE LANE SIGNS (TYP.)
SEE DTL SHT 11

460 SF PATIO FOR
RESIDENTIAL USE

10' SIDE YARD
SETBACK

25' CORNER
CLEARANCE

20' FRONT YARD
SETBACK

45' REAR YARD
SETBACK

CONCRETE CURB &
GUTTER (TYP.),
SEE DTL SHT 11

4" CONCRETE
SIDEWALK
(SEE DTL SHT 11)

6" INTEGRAL CURB
(SEE DTL SHT 11)

ELECTRIC VEHICLE
CHARGING STATION

ADA ACCESSIBLE
PARKING SIGN (TYP.)
SEE DTL SHT 11

FFE: 816.50

10' WIDE LANDSCAPE
TRANSITION STRIP

SNOW REMOVAL AREA

1.5' WIDE DRIP EDGE OF
4" - 6" COBBLE STONE OVER
FILTER FABRIC (TYP.),
SEE DTL THIS SHT.

LANDSCAPE EDGING, SEE
NOTES ON DTL SHT 11

LAWN
(TYP.)

LAWN
(TYP.)

LAWN
(TYP.)

SHREDDED HARDWOOD BARK
MULCH 3" DEEP IN ALL PLANTING
BEDS (TYP.), SEE NOTES THIS SHT.

LAWN
(TYP.)

ADA ACCESSIBLE
RAMP (TYP.)
SEE DTL SHT 11

PROPOSED
PROFESSIONAL OFFICE

LEASE SPACE
1,872 GSF

PROPOSED
RETAIL SPACE

611 GSF

PROPOSED
DENTAL OFFICE

4,252 GSF(4) RESIDENTIAL PARKING
SPACES , WITH SIGNS FOR
RESERVED PARKING

PROPOSED 36 SF
GROUND SIGN
LOCATION; SEE
DTL SHT 11

PROPOSED SHARED DRIVE FOR
SUBJECT PROPERTY AND 5347
PLYMOUTH-ANN ARBOR ROAD.
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SCALE: 1 INCH = 20 FEET
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LANDSCAPE CALCULATIONS:

LANDSCAPING:
- TRANSITION BUFFER REQUIRED WHERE OFFICE AND COMMERCIAL
USES ABUT A LOT IN A RESIDENTIAL 

ZONING DISTRICT
----- 20 FT MIN. WIDTH TRANSITION STRIP
----- IN VILLAGE CENTER DISTRICT, THIS BUFFER CAN BE 50%

OF THE WIDTH REQUIRED = 10 FT WIDE
----- BUFFER SHALL BE PROVIDED ALONG EVERY LOT LINE,

EXCEPT A FRONT LOT LINE WHICH IS CONTIGUOUS TO OR
ACROSS THE STREET FROM A LOT IN SUCH DISTRICT
(THIS PARCEL: ALONG CHURCH STREET)

- LANDSCAPING STRIP AT LEAST 20 FT WIDE SHALL BE PROVIDED 
ALONG AND ADJACENT TO THE FRONT PROPERTY LINE, ALONG ALL 
STREET FRONTAGES, AND SHALL EXTEND ACROSS THE ENTIRE 
WIDTH OF THE LOT, SUBJECT TO THE FOLLOWING:

- NO PARKING AREA, SIDEWALK OR SIMILAR IMPROVEMENT
LOCATED IN THIS AREA
- GREENBELTS:

REQUIRED WITHIN THE FRONT SETBACK AREA FOR PARKING LOTS 
AND AROUND NON-RESIDENTIAL PARKING LOT WITHIN 100' OF A
RESIDENTIAL DISTRICT:

- WIDTH:  15' WIDE IN FRONT YARD SETBACK, AND NOT LESS
THAN 10' ELSEWHERE

- ONE TREE PER 20' OF STREET FRONTAGE: 265 LF/20 = 14
TREES

- 1/2 OF THE TREES SHALL BE EVERGREENS
- ONE SHRUB 24" HIGH (MIN) PER 10' OF STREET FRONTAGE:

265 LF/10 = 27 SHRUBS REQUIRED

- WITHIN PARKING LOTS WHICH CONTAIN 20 OR MORE PARKING
SPACES:

15 SF PER PARKING SPACE: 75 SPACES * 15 SF = 1,125 SF
TOTAL AREA REQUIRED.  AREA PER ISLAND: 180 SF WITH ONE 
DECIDUOUS TREE PLANTING REQUIRED

PROVIDED:  TOTAL AREA PROVIDED WITHIN PARKING LOT
1,825 SF, 8 DECIDUOUS TREES AND 4 ORNAMENTAL TREES

- GREENBELT PROVIDED ON NORTH PROPERTY LINE : EVERGREEN
SCREENING WITH 17 EVERGREEN TREES AND 4 DECIDUOUS TREES

- REPLACEMENT TREES REQUIRED: (68)
29% OF (68) REQUIRED REPLACEMENT TREES ARE SATISFIED BY 
SCREENING/BUFFER REQUIREMENTS ABOVE = (20)

- LANDSCAPE IS DEFICIENT OF REPLACEMENT TREE REQUIREMENT BY
(48) TREES.

6"
 T

YP
.

6"
 T

YP
.

1.5' TYP.
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A 05 LED .93ABSOLUTE N/A

SYMBOL LABELQTY. DESCRIPTION CATALOG NUMBER LAMP LUMENS LLF BASE HGT

ALL IES FILES PROVIDED BY MANUFACTURER FOR CALCULATION OF LIGHTING LEVEL.

LITHONIA  LIGHTING  WSQ LED WITH
P1-PERFORMANCE PACKAGE, 3000K, AND SR2
OPTIC TYPE

WSQ LED P1 SR2 30K MVOLT

B 02 LED .93ABSOLUTE 2.5'
LITHONIA  LIGHTING  EML17XT GCF LED, 1
MODULE, ONE 74-WATT LED, 63 LED'S 350mA
4000K, TYPE 2, DOWNLIGHT POS. OPTIC

EML17 GCF XT 63LED 350 mA 40K R2

C 01 LED .93ABSOLUTE 2.5'LITHONIA  LIGHTING  EML17XT GCF LED, 1
MODULE, ONE 74-WATT LED, 63 LED'S 350mA
4000K, TYPE 2, DOWNLIGHT POS. OPTIC

EML17 GCF XT 63LED 350 mA 40K R2

10' WALL
MOUNTED

POLE HGT

12.5'

17.5'
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5426 PLYMOUTH-ANN ARBOR RD

5347 PLYMOUTH-ANN ARBOR RD
ANN ARBOR, MI  48105

+/-1.01 AC
ZONED: VC - VILLAGE CENTER

5400 PLYMOUTH-ANN ARBOR RD

ZONED: VC - VILLAGE CENTER

#J-10-18-100-015
5360 PLYMOUTH-ANN ARBOR RD

ANN ARBOR, MI  48105
+/- 0.58 AC

ZONED: VC - VILLAGE CENTER

5387 PLYMOUTH ANN ARBOR RD
ANN ARBOR, MI  48105

+/-1.53 AC
ZONED: VC VILLAGE CENTER

PARCEL #J-10-18-155-014

SIGHT DISTANCE
TRIANGLE (TYP.)
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PLYMOUTH-ANN ARBOR RD

FFE: 816.50

Aerial Fire Truck

PROPOSED
PROFESSIONAL OFFICE

LEASE SPACE
1,872 GSF

PROPOSED
RETAIL SPACE

611 GSF

PROPOSED
DENTAL OFFICE

4,252 GSF

39

7 20

Aerial Fire Truck
Overall Length
Overall Width
Overall Body Height
Min Body Ground Clearance
Track Width
Lock-to-lock time
Max Wheel Angle
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EMERGENCY VEHICLE CIRCULATION
NOT TO SCALE
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 TOWNSHIP HALL 

3040 PROSPECT STREET 

COR. PROSPECT & CHERRY HILL RDS. 

YPSILANTI, MICHIGAN 48198 

TELEPHONE: (734) 482-6099 

FAX: (734) 482-3842 

 

CHARTER TOWNSHIP OF SUPERIOR 
WASHTENAW COUNTY, MICHIGAN 

 

MEMORANDUM 
 

TO:  Superior Charter Township 
FROM:  Dixboro Design Review Board 
DATE:  December 5, 2022 
RE:  5387 Plymouth Road 
 

At its meeting of November 17, 2022, the Dixboro Design Review Board reviewed a proposal for 
development of a new structure to be located at 5387 Plymouth Road.  This review was performed in 
compliance with the Township requirements within the VC, Village Center Zoning District. 
 

The proposed project involves construction of a mixed-use building, including a dental practice, a retail 
shop, lease space and two second floor residential units.  Currently vacant, the site is located along the 
primary road corridor in the Village of Dixboro area.  In support of the proposal, a site plan prepared by 
Boss Engineering and design drawings, including floor plans and elevations prepared by Martini 
Samartino Design Group, were provided. The building contractor for the project, Cassino Building & 
Development, also provided background on the proposal. 
 

A description of the proposed project addressed the steps taken in preparing the proposal.  Of note: 

• Applicant has met with the adjacent owner (5347 Plymouth Rd) to discuss site access issues, 
resulting in an agreement for a single access drive from Plymouth Rd serving both properties. 

• Applicant has reached an agreement with the Washtenaw County Road Commission for the 
design and location of the shared access drive. 

• Applicant has met with the Washtenaw County Water Resources Commissioner’s office and 
reached an agreement on a stormwater management system for the property. 

• Applicant has met with the Washtenaw County Environmental Health Division and determined the 
site is suitable for an on-site septic system, the location of which is included on the site plan. 

 

Based upon its review of the proposed project, the Design Review Board offers the following comments: 
1. The proposed site plan is a good approach to what has been considered a difficult property, 

especially the shared access with the adjacent property. 
2. The proposed structure incorporates a quality design utilizing features that are complimentary 

to the character of other existing structures in the community. 
3. Recognizing the proposed project will include development of a new business sign identifying 

the use of the property, this new sign should be constructed in the same general design as 
other business signs used on nearby properties. A good example is the sign utilized by RFC 
Financial, located at 5263 Plymouth Road. 

4. Members of the Design Review Board cited the Design Review Guidelines (p. 17) concerning 
building color: “The use of color where appropriate should be applied to create a similar 
appearance to that of existing structures. The recommended approach is white or light tones 
with dark trim. Predominant colors should be light or subdued, not bright or pastel tones.” 

5. The owner is encouraged to develop a pedestrian path connecting the site to Church Street. 
 

Based upon its review, the Dixboro Design Review Board found the proposed project to be compatible 
with the characteristics common to the Village and believes it will make a positive contribution to the local 
community.  The building will help to promote a “village character” and it is both acceptable and 
appropriate for the Village. 
 

Please feel free to contact the Dixboro Design Review Board if you have any questions. 
 

cc: Applicants 
 Design Review Board members 
 File 



 

Richard K. Carlisle, President   Douglas J. Lewan, Executive Vice President 

John L. Enos, Principal   David Scurto, Principal   Benjamin R. Carlisle, Principal   Sally M. Elmiger, Principal   Craig Strong, Principal    

Laura K. Kreps, Associate   Paul Montagno, Associate 

     
To:  Superior Township Planning Commission  
 
From:  Paul Montagno, AICP 
 
Date:  January 19, 2023 
 
RE:  Huron Dental Pre-Application  
_____________________________________________________________________________ 
 
The applicant has submitted a site plan application to construct a 4,200 sq/ft mixed use building 
at 5387 Plymouth Road.   The site is located at the southwest corner of Plymouth Road and 
Church Street. The primary use of this site will be a dentist office, but other accessory uses of the 
building include:    

• Retail: 600 sq/ft.   

• Office Space : 1,800 sq/ft  

• Residential: 2 units  
 
The site will be served with a 36 parking space parking lot.  Proposed access to the site is via 
Plymouth Road, and cross-access with the recently approved veterinary clinic.    The site is 
adjacent to the aforementioned veterinary clinic and across Plymouth Road from the Boro 
Restaurant.  Behind the site on Church Street are single-family homes.   
 
The site is zoned VC, Village Center District.   The dental office is a permitted use in the VC, Village 
Center District.   The applicant does not indicate the type of retail proposed.  According to the 
Table of Permitted Uses by District in section 4.02, general retail sales is not permitted, but some 
limited retail uses are permitted.     
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Purpose of the Village Center (VC) District 
 
Based on Section 2.118 of the Zoning Ordinance, the VC District was established as a Special 
District to encourage and permit mixed uses with a village scale and character in the Dixboro 
community. This district is located in the Dixboro community in accordance with the adopted 
Growth Management Plan. Uses permitted in this district are intended to be compatible with 
residential-type structures and neighboring residences, and are intended to be oriented to 
pedestrians. The VC District is intended to encourage retention of existing residential structures, 
either in residential use or in conversion to other permitted uses, and to ensure that remodeled 
or new structures will have a residential character similar to the existing character of the Dixboro 
community. Where feasible and appropriate, residential uses should also be incorporated into 
new developments of commercial and office uses. It is the intent of this district that the setting 
of buildings will be spacious, and will reflect the existing residential character of Plymouth Road 
in Dixboro. Parking shall not dominate the appearance of buildings or sites. 
 
Master Plan  
 
The site is located within the Village Center subarea of the Dixboro Master Plan:   
 

Village Center – The area designated as the village center along Plymouth Road should be 
gradually converted to a mixed-use area, with a village scale and character. The village center 
should be limited to lots that front onto Plymouth Road. Uses permitted in the village center 
should be compatible with residential-type structures and a neighboring residential 
environment.  
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Uses such as tea and dining rooms, craft shops and studios, bed and breakfast inns, gift shops, 
antique shops, and small professional offices are considered appropriate in this area, provided 
maximum sizes are established to ensure a residential scale. Drive-through operations should 
not be permitted. Single-family dwellings should be permitted in the area.  
 
Existing residential structures should be retained, but may be converted to the types of non-
residential uses listed above. New buildings should be compatible in scale with the existing 
residential structures, and should have rooflines and architectural proportions and details that 
reflect existing houses. Exterior finish materials should be the same as commonly used on 
single-family dwellings; commercial-appearing materials, such as metal or glass curtain walls 
and concrete blocks, should not be used in this area. Building height should be limited to two 
floors and 30 feet.  
 
The setting for buildings should be spacious, with setbacks and spacing between buildings to 
reflect the existing residential situation along Plymouth Road, west of Church Street. Parking 
for non-residential uses should not be permitted in front of buildings, and parking lots should 
be small, so that they will not dominate the appearance and character of sites. Existing non-
residential structures should be remodeled to meet these standards, to the extent feasible. 
Exterior lighting should be compatible with a residential atmosphere. Residential-type 
fixtures, not more than 20 feet high and down shielded, should be used.  
 
-Page 9-8 and 9-9 

 
The Future Land Use Plan designates the parcel as part of the Dixboro Subarea.  The Dixboro 
Subarea plan does permit for a variety of low intense non-residential uses, provided the 
development is consistent with the historic nature of the area, and the proposed development 
addresses other aspects of the subarea plan.   
 
Site Plan  
 
A detailed site plan has been submitted. Though a full site plan review has not been conducted, 
the plan appears to generally meet the dimensional requirements of the Zoning Ordinance. As 
noted above, there are some specifics related to the VC district that the Planning Commission 
should consider. Items included in the plan that the Planning Commission may want to evaluate 
and provide feedback on during the pre-application discussion include the proposed layout of 
the site, circulation and access, parking calculations, the proposed landscaping plan, lighting, and 
building elevations. 
 
The building design appears to be consistent with the intended residential character. They have 
proposed lighting that is down directed with a style that is similar to the neighboring site. The 
site is layout appears to be spacious reflecting the existing character of Dixboro Plymouth Road 
corridor. However, the parking lot appears to dominate the site. The calculations indicate that 
they are providing 5 more spaces than required by the ordinance. The landscaping proposed may 
help to soften this appearance.  
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Questions for Planning Commission Consideration:  
 

1. Does the Planning Commission find that use of the site is for a dental clinic, retail, 
and residential to be consistent with the Master Plan?  

2. Is the layout of the proposed development consistent with the master plan and 
the intent of the Village Center District?  

3. Are the building elevations consistent with the existing and intended character of 
the area according to the master plan and the intent of the Village Center District?  

4. Does the Planning Commission have any specific direction for the applicant as it 
relates to the layout of the site, the parking lot, the landscaping plan or the 
building elevations?  

5. Is there additional information that the applicant should provide?  
  

 
I look forward to meeting with the Planning Commission to discuss this project.   
 
Sincerely, 

 

 
 
cc: Ken Schwartz, Township Supervisor  
 Lynette Findley, Township Clerk  
 Laura Bennett, Planning Coordinator  
 George Tsakoff, Township engineer 
 Ben Carlisle, Principal Planner  
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