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Planning Commission

Lodi Township

3755 Pleasant Lake Road
Ann Arbor, Michigan 48103

Attention: Cindy Strader, Planning Commission Chair
Subject: Arbor Preserve North and South Planned Unit Development REVISED Final Site Plan
Review

Approximately 106.5 acres total, zoned PUD, Planned Unit Development

Description of Application: The applicant is proposing to construct two single-family developments,
with a total of 107 units, along with associated improvements.
Site Location: Total of eight (8) existing parcels in Section 1 of Lodi Township, north of

Waters Road and east of Wagner Road

Parcels # M-13-01-300-007, M-13-01-300-008, M-13-01-300-009, M-
13-01-300-010, M-13-01-300-005, M-13-01-300-011, M-13-01-300-
012, M-13-01-300-014

Applicant: Toll Brothers
26200 Town Center Drive, Suite 200
Novi, MI 48375
Current Zoning: PUD, Planned Unit Development
Plan Date: May 22, 2025 (Original plans dated January 27, 2025)

Dear Planning Commissioners:

At your request, we have completed our review of the above revised final site plan to construct a total of
107 detached single-family homes in two developments, known as Arbor Preserve North and Arbor
Preserve South, located in the southwest corner of Section 1 of the Township off of Wagner Road and
Waters Road. The development is proposed as a Planned Unit Development (PUD).

Arbor Preserve North and Arbor Preserve South are two separate, non-contiguous parts to the
development: a northern parcel of approximately 47 acres and a southern parcel of approximately 60
acres. The two (2) developments are dependent on each other; therefore, this final site plan review covers
both developments.

DEVELOPMENT BACKGROUND

As you may recall, this property is governed by a consent judgment that was originally entered into in
2007 and rezoned the property from AG (Agricultural) to R-3 (Low-Density Multiple-Family). In 2023, the
applicant at the time (Red Equities LLC) approached the Township with a proposal to amend the consent

17195 Silver Parkway, #309 Phone: 810-734-0000
Fenton, Ml 48430 Email: hsmith@cibplanning.com



mailto:hsmith@cibplanning.com

Lodi Township Planning Commission
Arbor Preserve North and South
REV Final Site Plan Review

July 16, 2025

Page 2

judgment to instead propose single-family detached units developed as a Planned Unit Development
(PUD).

In June and July 2023, the Planning Commission reviewed the request for a rezoning to Planned Unit
Development, along with the PUD Area Plan and the Preliminary Site Plan for the development. The
Planning Commission forwarded the plans on to the Township Board, recommending denial due to the
wastewater treatment system not being in compliance with the ordinance, but noting that the rest of the
application was substantially in compliance.

Following the Planning Commission’s recommendation, the Township Board considered the proposed
amendment to the consent judgment, along with the PUD rezoning, PUD area plan, and preliminary site
plan. The Township Board voted to amend the consent judgment on September 12, 2023.

The consent judgment was amended and recorded in October 2023, with the PUD area plan/preliminary
site plan attached as an exhibit, as well as a list of conditions based on the Planning and Engineering review
letters (dated September 12, 2023).

The applicant team submitted final site plans in early 2025, which were reviewed for compliance with the
zoning ordinance and consent judgment. Since then, the applicant has been working on revising the final
site plans in response to review comments on the first submittal. The applicant team has modified the
design to reduce the impact on the wetlands, tree removal, update natural features information, provide
missing information, among other revisions. This review letter outlines comments on the revised final site
plans.

The opinions in this report are based on a review of the site plan submitted by the applicant and
conformance to Township plans and ordinance standards. Please note that the applicant and their design
professionals shall be responsible for the accuracy and validity of information presented with the
application.

DEVELOPMENT PROCESS

Article 42.0 of the Lodi Township Zoning Ordinance outlines the process for a special district development,
which includes a Planned Unit Development (PUD). The process is as follows:
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Special District Approval Process

Pre-Application
Meeting(s)
|
Submittal Completeness Planning Planning Commission
of —= and Technical |-+ Commission [ Recommendation on the
Application Review Public Hearing Special District and Area Plan _I
!
Township Board | | Township Board Adoption of the Special District
Public Hearing Rezoning and Area Plan Approval

Current step

The development is at the final step of the special district review process. The submittal of a site plan

=

Submittal of an Application for Site Plan Approval
per Article 44.0 (Site Plan Review) of the Zoning Ordinance; or

Submittal of an Application for Subdivision Plat Approval
per the Subdivision Ordinance No. 2015-001; or

Submittal of an Application for Condominium Site Plan Approval
per Article 45,0 (Condominium Regulations) of the Zoning Ordinance

application is as follows:

The approval granted in 2023 was for the PUD Area Plan, as well as the preliminary site plan. The current
submittal is for the final site plan and detailed engineering. The next step is for the Planning Commission

Preliminary/Final Site Plan Approval Process

Pre-Application
Meeting(s)
Preliminary | | Completeness Planning Commission Approval Applicant Submittals
Site Plan |+ and Technical |+ of the Preliminary Site Plan, + for Outside Agency
Submittal Review including any Development Phasing | | Permits and Approvals _|
|
Final Completeness and Technical Planning Commission Review Township Board
Site Plan |~ Review, and Detailed | and Recommendation of the Final |+ Approval of the
Submittal Engineering Final Approval Site Plan to the Township Board Final Site Plan

X

Township Board

Approval of a

Development Agreement

to review the final site plan and make a recommendation to the Township Board.

FINAL SITE PLAN REVIEW COMMENTS

Article 44.0 Site Plan Review of the Lodi Township Zoning Ordinance lists the submittal requirements and
review standards for site plan review. The proposed developments utilize the Planned Unit Development
special district, are proposed as site condominiums, and are governed by a consent judgment. The
following comments are based on our review of the plans against Article 44.0 Site Plan Review, Article
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42.0 Special District Regulations, Article 45.0 Condominium Regulations, and the governing amended
consent judgment. We offer the following comments for your consideration:

1. Use. The development proposes to construct single-family detached residential units, which is
permitted by the consent judgment amendment.
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2. Area and Bulk. The proposed final site plan was reviewed in accordance with the standards for
the R-3, Low-Density, Multiple-Family Residential District in Section 30.101 Table of Dimensional
Standards by District, as well as the standards approved with the PUD and consent judgment.
When a project is developed as a planned unit development (PUD), deviations from the ordinance
standards are permitted to develop a plan that creatively uses the land, preserves natural
features, and limits impervious surfaces. It should be noted that a number of deviations were
approved as part of the PUD for the project and thus were recorded as part of the consent



Lodi Township Planning Commission
Arbor Preserve North and South

REV Final Site Plan Review
July 16, 2025
Page 5

judgment. The table below reflects the ordinance requirement, as well as any deviations approved
as part of the PUD/consent judgment.

Required Provided Comments
NORTH
Approved as part of NORTH
Consent Judgment/PUD:
GROSS: 55 DU/46.6 ac = GROSS: 1.2 DU/ac
1.2 DU/ac .
In compliance.
NET: 55 DU/35.1 ac = NET: 1.6 DU/ac
Density 1.6 DU/ac Deviation for density
SOUTH approved as part of
Approved as part of SOUTH consent judgment
Consent Judgment/PUD: and PUD.
GROSS: 52 DU/59.9 ac = GROSS: 0.87 DU/ac
0.87 DU/ac
1.2 DU/ac

Lot/Unit Area

Zoning District:
1.0 acre

Consent Judgment/PUD:
13,440 sq. ft. (minimum)

NORTH
13,677 sq. ft. (minimum)

SOUTH
13,677 sq. ft. (minimum)

In compliance.

Deviation for lot area
approved as part of
consent judgment
and PUD.

Minimum lot area on
final site plan greater
than approved
minimum as part of
PUD.

Lot/Unit Width

Zoning District:
150-ft. minimum

Consent Judgment/PUD:

80 ft. (minimum)

NORTH

97 ft. (minimum)

In compliance.

Deviation for lot
width approved as
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Required Provided Comments
part of consent
judgment and PUD.
SOUTH Minimum lot width
97 ft. (minimum) on final site plan
greater than
approved minimum
as part of PUD.
Zoning District: NORTH In compliance.
- 68 ft. minimum (measured
100 ft. minimum
from center of road)
Deviation for front
Front Yard Setback | ., cont Judgment/PUD: yard setback
68 ft. minimum SOUTH approveq as part of
(measured from center 68 ft. mini d consent judgment
of road) t. minimum (measure and PUD.
from center of road)
Zoning District: NORTH In compliance.
15-ft. min. with a total 10-ft. min. with a total of
of 35 ft. on both sides 40 ft. on both sides Deviation for side
Side Yard Setback yard setback
SOUTH
Consent Judgment/PUD: E—— approved as part of
10-ft. min. with a total 10-ft. min. with a t.otal of | consent judgment
of 40 ft. on both sides 40 ft. on both sides and PUD.
NORTH
35-ft. min
Rear Yard Setback 35-ft. min. In compliance
SOUTH
35-ft. min
NORTH
; _ 2 story, 35-ft.
Building Height 3 stor'lef,, 45 fF' max. In compliance
building height SOUTH
2 story, 35-ft.
OVERALL
Lot Coverage Overall lot coverage in a OVERALL In compliance
B PUD: 25% 22% P




Lodi Township Planning Commission
Arbor Preserve North and South
REV Final Site Plan Review

July 16, 2025
Page 7
Required Provided Comments
NORTH
22+ % In compliance.
30% Data provided is for
SOUTH typical individual lot.
22+ %
Floor to Area Ratio 30 % (0.3) 22 % (0.22) In compliance
(FAR)
3. OpenSpace. The ordinance requires 50% open space be preserved by the development. This open

area shall perpetually remain in natural form and/or be restricted for outdoor recreation
purposes, and cannot include land area devoted to dwellings, accessory uses or structures, yards
adjacent to buildings, vehicle access/parking, ROW, utility easements, bodies of water, wetlands
or floodplain, or other easements. Exhibits showing the boundaries of proposed open space are
located on sheet 52 of Arbor Preserve North and sheet 63 of Arbor Preserve South. The exhibits
appear to properly reflect the boundaries of open space. The following table summarizes the open
space, as proposed:

Open Space deviation Open Space provided on Open Space provided on
approved as part of Area Plan/Preliminary Final Site Plan submittal
PUD/consent judgment Site Plan
Arbor Preserve 35% 40% 38%
North
Arbor Preserve 45% 48% 49%
South

a. The proposed preserved open space in both developments differs from that approved as
part of the area plan/preliminary site plan; however, it should be noted that open space
in both developments exceeds the approved deviation for open space. Modifications to
the overall amount of open space areas may require specific approval from the Township
Board, per the consent judgment.

b. Section 42.301 requires that open space be preserved perpetually by a recorded legal
document approved by the Township Board. The revised submittal includes a draft open
space preservation easement.

Cul-de-Sac Standards. Per Section 30.202.A(2), lots fronting on a cul-de-sac shall not be less than
50 feet wide and no more than five (5) parcels may have access on the circumference of a cul-de-
sac. The proposed cul-de-sac lots in both developments meet the 50-foot width requirement. It
appears that there are six (6) lots with access on the circumference of Gilbert Court in Arbor
Preserve South, exceeding the permitted five (5) lots. The applicant should consider moving the
access for Unit 36 or Unit 41 off of the circumference of the cul-de-sac.

Water & Wastewater Systems. The development proposes a community wastewater treatment
system, one for each development, which is addressed by the amended consent judgment. The
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plans show an access drive and structures for the wastewater treatment plants, as well as
indicates it will be landscaped to screen the equipment.

Phasing/Timing. The response letter with the revised submittal indicates construction for Arbor
Preserve North is expected to begin in spring 2026 and construction for Arbor Preserve South is
expected to begin in fall 2026. Both developments are anticipated to be completed by 2031,
subject to sales and construction timelines.

Condominium Documents. The developments are proposed as a site condominium. Section 45.04
requires that condominium documents, including bylaws, deed restrictions, articles of
incorporation and other covenants or restrictions to be imposed upon land or buildings shall be
submitted with the final site plan. The revised submittal includes draft master deed, bylaws, and
open space preservation easement. Following approval, the property owner/developer must
record all condominium documents/exhibits with the Washtenaw County Register of Deeds and
provide copies to the Township Clerk in line with Section 45.17.

Parking. Calculations for parking are required to be included with the plans per the Ordinance.
Further, a condition of the amended consent judgment was that parking calculations be added
the plans. Parking calculations are provided in the revised submittal and meet ordinance
requirements. Parking calculations are outlined in the following chart:

Required Parking Proposed Parking

Single-Family Dwellings: 3 spaces

per dwelling 220 spaces proposed

(2 in garage + 2 in driveway for
each unit)

Arbor Preserve North

55 units = 165 spaces required

Single-Family Dwellings: 3 spaces

per dwelling 220 spaces proposed

(2 in garage + 2 in driveway for
each unit)

Arbor Preserve South

55 units = 165 spaces required

9. Private Roads. The roads are proposed to be private asphalt roadways with concrete curb and

gutter.

a. Section 42.200 details specific standards that developments in a special district must
meet. The proposed plan meets the access standards in Section 42.201 Vehicular Access
and the road standards in Section 42.203 Road Design.

b. The proposed roads meet the width specification requirements for private roads as
required by Section 54.17. Private roads must also meet the other standards listed under
Section 54.17. We defer to the Township Engineer’s review of the proposed private roads.

c. A private road maintenance agreement is required to be provided by the applicant and
reviewed by the Township Attorney, as required by Section 54.17.E and listed as a
condition of the amended consent judgment. The revised submittal references the
agreement but it does not appear to be included. The applicant should provide a draft of
this agreement for review.

d. Per Section 45.10.C(7) and Section 54.17.C(2)(g), road names must be provided to be
reviewed and approved by the Saline Area Fire Department, Washtenaw County Road
Commission, Post Office, 911 Coordinator, among other agencies.




Lodi Township Planning Commission
Arbor Preserve North and South
REV Final Site Plan Review

July 16, 2025

Page 9

10.

11.

12.

13.

14.

Sidewalks/Non-Motorized Pathways. Section 45.10.E details the requirements for non-
motorized facilities in a site condominium development and Section 42.202 requires non-
motorized, safe and convenient facilities within a special district.

a. Sidewalks along public roads abutting development. Non-motorized pathways are
provided along Waters & Wagner Roads. It should be noted that along Waters Road, a
boardwalk is proposed over the wetland area.

b. Sidewalks along internal roads. In an effort to further minimize impacts to wetlands and
preserve more of the wetlands, some areas on the revised site plan provide sidewalks
only on one side of internal roads, including areas of Mill Race Court in Arbor Preserve
North and Cortland Road and Gilbert Court in Arbor Preserve South. It should also be
noted that on the revised site plan, sidewalks in some areas are pulled in toward the road
in an effort to further minimize wetland impacts. In these areas, a guardrail is provided
along the road. The proposed guardrails have a rustic appearance; a detail is provided
within the submittal. Per Section 45.10.E.2, the Planning Commission has the discretion
to approve sidewalks on one or both sides of internal roads. The Planning Commission
may feel that the objective of preserving more wetlands is reasonable for requiring
sidewalks only on one side of the road.

c. Walking paths. The proposed woodchip walking paths and seating areas shown on the
preliminary site plan have been removed.

Entry/Access Drives. The landscaping plans indicate entry gates with piers at the entryways to
the developments from Wagner and Waters Roads. The applicant should provide a detail
showing the proposed appearance of the gate and indicate the proposed method of gate entry.

Truck Turning Plan. An emergency truck turning plan is provided for both developments with the
site plan submittal. We defer to the Saline Area Fire Department for their review and comments.

Easements. An ingress/egress easement providing access to Parcel M-13-01-300-013 is shown on
the existing conditions plan and site plans for Arbor Preserve South. The applicant has provided a
copy of the amended access easement with the submittal. The easement provides access from
Waters Road and provides access to the parcel from Gilbert Court.

Natural Features Protection and Preservation. Section 54.08 of the Zoning Ordinance details the
requirements for protection and preservation of natural features. The revised submittal includes
an updated natural features analysis performed by Atwell and Niswander Environmental, which
included on-site assessments in 2020, 2024, and 2025 and evaluates wetlands, wetland
mitigation, watercourses, landmark trees, threatened and endangered species habitat, wildlife
use and habitat, steep slopes, and floodplain. The assessment also identifies specific areas within
each development and a description of each assessment area.

The assessment indicates that existing conditions include a mix of fallow fields and forest and
scrubland vegetative communities with isolated wetlands and wetland swales. The plans also
indicate that it appears that the site was cleared in the 1990s and brush hogged in 2016, leaving
less than six (6) acres of undisturbed forest remaining and mostly invasive species which have
crowded out native species. Per Section 54.08.D.5, the Natural Features Statement of Impact,
Protection, and Mitigation is subject to Planning Commission review and recommendation to the
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Township Board. The review criteria for the Natural Features Statement are listed below, as well
as our comments in italics:

i. The Natural Features Statement accurately and completely identifies all natural
features within the previous five (5) years on, and within 100 feet of, the property
covered by the site plan. The analysis indicates on-site assessment and analysis
were completed in 2020, 2024, and 2025.

ii. The contemplated development would comply with all applicable state, local, and
federal laws, ordinances, standards, and regulations. The information provided
indicates that the applicant is working with or has submitted applicable agencies.
Final site plan is not granted until approval is provided by all applicable agencies.

iii. The development would not cause a public or private nuisance and would not
have a detrimental effect on the public health, safety, or welfare. The
development is generally consistent with the intent of the zoning district, as well
as the approved amended consent judgment.

iv. The development will limit the overall removal or disturbance of natural features
to the minimum necessary to allow a reasonable, economically viable use of the
land. However, in the case of wetlands, the development is regulated under
applicable state or federal laws. The applicant has indicated that the proposed
layout is designed to minimize impacts on natural features to the greatest extent
possible while still allowing for reasonable use of the property. The applicant has
made a further effort, beyond previous submittals, to limit removal or disturbance
to natural features.

Detailed comments on each portion of the natural features analysis are included below.

a. Wetlands. The revised site plans include updated wetland summary and impact
information. A wetland determination and delineation was performed by Niswander
Environmental in 2024, which identified a total of 22 wetlands between the two
developments. The majority of the wetlands on-site are regulated by EGLE (Department
of Environment, Great Lakes, and Energy). Based on meetings with the applicant and
information provided within the revised submittal, it is clear the applicant has made an
effort to further avoid and reduce impacts on the on-site wetlands. The revised design
reduces the impact to the wetlands by 0.93 acres from the preliminary plans. To
demonstrate the revisions made to reduce the impact, Sheet 8 of Arbor Preserve North
and Sheet 10 of Arbor Preserve South provide a comparison plan showing the impact
areas on the initial final site plan and the revised final site plan. The following chart
outlines the comparison of wetland impacts between the initial final site plan submittal
and the revised final site plans:

ARBOR PRESERVE NORTH ARBOR PRESERVE SOUTH
Wetlands # 1-8 Wetlands # 9-21
Total wetland acreage: 3.91 acres Total wetland acreage: 6.86 acres
Initial impact 1.54 acres Initial impact 0.87 acres
P 39.3% P 12.7%
Proposed impact 1.11 acres Proposed impact 0.59 acres
P P 28.4% P P 8.6%

10
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The revised design allows for a 27.9% decrease in impact for Arbor Preserve North and a
12.7% decrease in impact for Arbor Preserve South.

Wetland Setback. Consistent with Part 303 Wetland Protection of the Natural Resources
and Environmental Protection Act, a 25-foot setback shall be maintained from the
boundary or edge of all wetlands. In addition, the ordinance requires a 50-feet setback
for all buildings from the edges of wetlands. It should be noted that the revised plans
have a reduced number of encroachments into these setbacks; however, there are still
encroachments in the 25-foot and 50-foot setback. These setbacks are required to be
maintained in all areas. Per the consent judgment, the Planning Commission does not
have the authority to approve modifications to these setback requirements.

i. Arbor Preserve North: The initial final site plan indicated 10 units within the 50-
foot building setback; the revised plans reduce this to 8 units. One building,
driveway, and some unit yard areas are located within the 25-foot setback.

ii. Arbor Preserve South: The initial and revised final site plans both indicate 9 units
encroaching within the 50-foot building setback. The 50-foot setback line should
be reflected on the plans. Portions of the roads (Cortland Rd, Lapham Court), one
driveway, and some unit yard areas are located within the 25-foot setback.

Wetland Mitigation. The Township has a no net loss of wetlands policy. To ensure that
this policy is followed, any wetlands that are proposed to be removed or disturbed are
required to be mitigated, which must be approved by the Township. Per Section 54.08.L
Wetland Mitigation and Restoration, mitigation shall not be considered a substitute for
making all prudent attempts to avoid wetland impacts. It does appear prudent attempts
are made by the developer to avoid and reduce wetland impacts.

The natural features analysis indicates that upon assessment of the site, there are very
little to no opportunities for successful on-site wetland mitigation due to lack of suitable
mitigation areas, significant topography, and woodland areas, in addition to presence of
invasive species. The study indicates other areas within Lodi Township were evaluated for
mitigation opportunities and found there is not existing property available that would be
candidates for mitigation, and attempts to purchase adjacent property for this purpose
were unsuccessful.

Due to the above findings, the applicant is proposing off-site wetland mitigation through
mitigation banking. The zoning ordinance requires that if mitigation is approved, it must
be within the immediate vicinity and within the same watershed. The submittal indicates
that there are no wetland banks in Lodi Township or Washtenaw County, but exists for
the River Raisin watershed. The Planning Commission should review the mitigation plan
against the following criteria, as provided in Section 54.08.L(2), and determine if
acceptable:
1. The mitigation plan provides for the substantial replacement of the
predominant functional values of the protected wetland to be lost.
2. The mitigation plan provides for no net loss of protected wetland
resources and watercourses.
3. Mitigation shall be provided on-site where practical and beneficial to the
wetland resources. If mitigation on-site is not practical and beneficial,

11
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then mitigation in the immediate vicinity, within the same watershed, of
the permitted activity may be considered.

4. The mitigation plan will comply with all applicable federal, state, and local
laws and regulations.

It may also be noted that the applicant is proposing to improve the wetlands on-site by
removing and treating the invasive species, establishing an easement to protect the areas
in perpetuity, implementing an invasive species management plan, and installing native
species.

Watercourses. Watercourses are present on both Arbor Preserve North and South. It
appears that the applicant has made an effort to design the site to minimize impacts on
existing watercourses.

iii. The plans indicate an impact to 439 linear feet of watercourse in Arbor Preserve
North and 179 linear feet of watercourse in Arbor Preserve South. Approval of
these impacts may be required from EGLE.

iv. A condition of the amended consent judgment requires that the 25-foot setback
stirp vegetated with natural plant species be provided from the high water mark
of any watercourse, and buildings be at least 50-feet from the high water mark.
It appears a vegetated buffer is provided around the watercourses; however, it
appears some buildings are within the 50-foot setback area.

Trees. An updated tree inventory is provided with the revised submittal, as required by
the amended consent judgment, performed in November 2024. The updated survey
identifies all trees with diameter at breast height (DBH) 6 inches and greater. The survey
identifies a total of 524 landmark trees, as defined by the ordinance.

i. Tree Preservation. Section 54.08.1.4 requires that any development preserve 35%
of total number of individual deciduous trees (6-inch DBH or higher) and
individual evergreen trees (6 feet or higher). The applicant should clarify with tree
removal/preservation data that this requirement is met. In addition, if existing
preserved trees do not average 15 trees per acre, additional trees should be
planted to equal the minimum 15 trees per acre.

Tree Removal/Replacement. The ordinance provides standards for removal and
replacement of landmark and other trees where removal is necessary. Section 54.08.0.2
lists the replacement ratio for removed trees, which is based on species and size. The site
plans include calculations for tree removal and replacement. The applicant has indicated
that for the amount of trees required to be removed, it is not possible to plant all the
required replacement trees on the site. The following chart outlines the removal
replacement requirements and proposal, as calculated by the applicant. It should be
noted that the calculations included in the submittal did not account for the category of
trees that are 14+ inches DBH that are not considered landmark trees. The following chart
reflects the updated, correct numbers provided by the applicant:

12
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TREE REPLACEMENT
Proposed Removal Required Replacement Proposed Replacement
Arbor 6-10in DBH: 439 trees 6-10: 439*1 = 439 trees Provided: 233 trees
Preserve | 11-14in DBH: 65 trees 11-14: 65*1.5 = 98 trees
North 14+ in DBH: 7 trees 14+:7*2 = 14 trees Remaining: 572 trees
Landmark trees: 39 trees, | Landmark trees: 1012.5/4 = 254
1012.5in DBH trees
TOTAL = 805 trees required
Arbor 6-10 in DBH: 1718 trees 6-10: 1718*1 = 1718 trees Provided: 322 trees
Preserve | 11-14 in DBH: 444 trees 11-14: 444*1.5 = 666 trees
South 14+ in DBH: 130 trees 14+:130*2 = 260 Remaining: 3080 trees
Landmark trees: 126 trees, | Landmark trees: 2571.5/4 = 642.9
2571.5in DBH trees
Coniferous = 115 trees Coniferous = 115*1 = 115 trees
TOTAL = 3402 trees

It may also be noted that the ordinance lists species of trees that are prohibited to be
used as replacement trees, as they are considered undesirable species. While evaluating
this list in comparison to the development’s tree survey, a number of species within Arbor
Preserve North and South are species that would be prohibited to be re-planted to replace
what is being removed. This includes elm varieties, ash varieties, black walnut, box elder,
among others. When removing these trees from the replacement calculation, the
required trees for Arbor Preserve North are 467 trees and the required trees for Arbor
Preserve South are 2217 trees. The Planning Commission and Township Board may take
this into consideration.

The Township has received a letter from the applicant detailing the infeasibility of total
tree replacement on-site and proposing a contribution to the Township for the purpose
of community projects such as planting trees in green spaces, developing or improving
recreational facilities, rehabilitating township facilities, or funding planning studies. This
is outside of the scope of the Township’s Zoning Ordinance, so is not within the authority
of the Planning Commission to consider. The request may be considered by the Township
Board and may require amendment to the consent judgment.

Threatened and Endangered Species Habitat Review/Wildlife Usage and Habitat. The
revised submittal includes an updated statement regarding threatened and endangered
species habitat and indicates that the applicant team is working with state and federal
agencies. The analysis indicates that the US Fish and Wildlife Service has indicated there
are no concerns regarding massasauga rattlesnakes on the site, but further surveying for
two bat species is required. The submittal notes that the assessment was completed in
May 2025 — the applicant should provide updated information on the findings of the
assessment. The analysis also indicates a rare species review was requested and the
Michigan Natural Features Inventory indicated there are no concerns.

15. Landscaping. The final site plan submittal includes landscape plans and details for Arbor Preserve
North and Arbor Preserve South. The following table lists requirements for landscaping. It should

13
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be noted that a number of deviations were approved as part of the PUD for the project and thus
were recorded as part of the consent judgment. The table below reflects the ordinance
requirement, as well as any deviations approved as part of the PUD/consent judgment.

Required Provided Comments
20 foot depth In compliance.
1 tree per 15 linear feet NORTH Applicant is proposing to maintain
of greenbelt length 360 ft of frontage and existing
20 foot depth .
Along all ROW, road plants along Waters Rd in Arbor
frontage (not interior 83 trees, 292 Preserve South.
. shrubs
streets), and perimeter
Landscape Deviation for landscape strip
Strip/Greenbelt NORTH: 1,326 If frontage along perimeter approved as part
(Per Section 30.203 | along Wagner Rd = 89 of consent judgment and PUD.
and Section 42.301) | trees, 266 shrubs It should be noted that greenbelt
SOUTH .
is proposed along Wagner and
SOUTH: 1,297 If frontage 20 foot depth | \yaters, and existing landscape
along Waters Rd, 63 trees, 217 | area and wetlands are proposed
proposing to preserve shrubs to be preserved along most
360 If > 937 If = 63 boundaries.
trees, 217 shrubs
Zoning Ordinance: 15 ft. NORTH In compliance.
depth; existing trees shall 0 ft. for units
be preserved unless 27-34. o o
approved removal/ 154 ft. for all Dewaho; for tratn5|ft|on buff[er
Transition Buffer replacement other units approved as part of consen
. judgment and PUD.
(per Section 30.203 | Provided between land
and Section 42.301) | uses and along perimeter SOUTH
0 ft. for units 1- | 't ShOljl|d be noted that m.a.Jorlty of
Consent Judgment/PUD: 3,5-6,11-12, lots still meet 15 ft. transition
0 ft. transition buffer 22-23,27,39. | buffer.
15+ ft. for all
other units
In compliance.
Zoning Ordinance: 50 ft.
Perimeter Open along ROW, 20 ft. where
Space not adjacent to ROW NORTH Deviation for perimeter open
0 ft. space approved as part of consent

(Per Section 42.301)

Consent Judgment/PUD:

judgment and PUD.
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Required Provided Comments
0 ft. perimeter open It should be noted that greenbelt
space is proposed along Wagner and
Waters, and existing landscape
SOUTH
area and wetlands are proposed
0 ft. to be preserved along most
boundaries.
NORTH
Residential Street | o oot tre(:sbpicr)]w%ed mf 110 street trees
Trees margins ot both sides o Max. 60 ft. apart
(Per Secti street In compliance
er>ection Max distance of 60 ft. SOUTH
45.10.6) apart 104 street trees

Max. 60 ft. apart

Landmark Tree
Replacement

See item 9.e above.

16.

17.

18.

19.

20.

Occupancy/Ownership Details. The applicant has indicated that the units will be for sale.

Lighting. Street lighting is required for all residential projects, except those with a net dwelling
unit density of less than one (1) unit per acre. The applicant has indicated that internal street
lighting is not proposed, as it is a rural cluster development. A condition of the amended consent
judgment is that street lighting be provided, unless a waiver is granted for no street lighting. The

Planning Commission and Township Board should consider the waiver request.

Building Fagade/Elevations. Per the amended consent judgment, building elevations, details, and
colored renderings for proposed dwellings are included with the revised final site plan submittal.
Building materials include brick, a mix of horizontal and vertical siding, stone, shake siding, and
shingle roofs.

Traffic Impact Study. An updated traffic impact study is provided with the revised submittal, as
required by the amended consent judgment. Recommendations of the traffic study include
installation of an actuated traffic signal at Wagner & Waters intersection, and left-turn lanes for
both entrances on Wagner Road. We defer to the Township Engineer for further comment.

Other Reviews. The following reviews and permits are required:
a. Washtenaw County Road Commission (WCRC): Review and approval will be required. A
permit will be required for all work within the right-of-way.
b. Washtenaw County Water Resources Commissioner’s Office (WCWRC): Review and
approval will be required for establishment of the drainage district and storm water
detention and outlet.
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c. Washtenaw County SESC: A permit will be required prior to construction.

d. Saline Area Fire Department: Review and approval will be required.

e. Michigan EGLE Sanitary/Part 41 (WWTP NPDES): A permit will be required for the
collection system and WWTP.

f.  Michigan EGLE Water/Part 399 (Community Well): A permit will be required for the
private well, water treatment, and distribution system.

g. Michigan EGLE Wetlands & Watercourses/Part 303: A permit may be required for the
wetland mitigation measures prior to construction.

h. Other permits/approvals/etc. may be required.

21. This review is also conditioned upon review and approval from all applicable consultants,
departments, and agencies.

RECOMMENDATION

Based upon the above comments, our finding is that the final site plans are substantially in compliance
with the provisions of the Zoning Ordinance, the approved Area Plan, and the amended consent judgment,
with the exception of the wetland setback requirements and tree replacement. The Township Board may
have the authority to approve modifications, as outlined in the consent judgment, or amendment to the
consent judgment.

Given this, we are recommending that the Planning Commission recommend approval to the Township
Board of the revised final site plans for Arbor Preserve North and Arbor Preserve South (parcels # M-
13-01-300-007, M-13-01-300-008, M-13-01-300-009, M-13-01-300-010, M-13-01-300-005, M-13-01-300-
011, M-13-01-300-012, M-13-01-300-014), subject to the following conditions:
1. Encroachments into required wetland setbacks and watercourse setbacks be addressed in
accordance with the amended consent judgment;
2. Tree replacement be approved by the Township Board;
3. The layout of Gilbert Court be revised to have five (5) lots with access on the cul-de-sac
circumference;
4. A draft private road maintenance agreement be provided for review by the Township Attorney;
5. Adetail of the proposed entry gate appearance and method of gate entry be provided;
6. Planning Commission approval of sidewalks on one side of internal roads, where shown to
minimize impacts on existing wetlands;
7. Planning Commission review and recommendation of the Natural Features Statement, per review
criteria in Section 54.08.D;
8. Planning Commission review and recommendation of the proposed wetland mitigation plan;
9. Results of the presence/absence survey of Indiana bat & Northern long-eared bat be provided;
10. Approval of requested waiver to not provide street lighting;
11. Review and approval from all applicable consultants, departments, and agencies.

If you have any further questions, please contact us at 810-734-0000.
Sincerely,

CIB Planning
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Hannah Smith
Senior Planner
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