
INVOICE GL DISTRIBUTION REPORT FOR CITY OF DEXTER 4/5Page: 07/22/2015 01:17 PM
User: erin
DB: Dexter

EXP CHECK RUN DATES 07/22/2015 - 07/22/2015
JOURNALIZED OPEN AND PAID

 BANK CODE: POOL

Check #AmountDue DateInvoice Invoice Desc.VendorInv. Line DescGL Number

Fund 590 SEWER ENTERPRISE FUND
Dept 548 SEWER UTILITIES DEPARTMENT

32.35 07/27/15578150WWTPLESSORS WELDING SUPPLYBUILDING MAINTENANCE & REPAIR590-548-935.000
788.60 07/27/151035300WWTPDETROIT PUMP & MANUFACTURINGEQUIPMENT MAINTENANCE & REPAIR590-548-937.000
46.65 07/27/151035385WWTPDETROIT PUMP & MANUFACTURINGEQUIPMENT MAINTENANCE & REPAIR590-548-937.000
586.01 07/27/1547816WWTPMARK'S AUTO SERVICE, INC.VEHICLE MAINTENANCE & REPAIRS590-548-939.000

12,937.77 Total For Dept 548 SEWER UTILITIES DEPARTMENT

Dept 901 CAPITAL IMPROVEMENTS
2,127.00 07/27/15530345031UTILITIES INSTRUMENTATION SERVCIP CAPITAL IMPROVEMENTS590-901-974.000
1,075.00 07/27/158012WWTPBDS ENVIROMENTALPROPERTY ACQUISITION590-901-975.011

3,202.00 Total For Dept 901 CAPITAL IMPROVEMENTS

17,583.68 Total For Fund 590 SEWER ENTERPRISE FUND

Fund 591 WATER ENTERPRISE FUND
Dept 556 WATER UTILITIES DEPARTMENT

1,418.29 07/27/1507/22/15AUGUST 2015SMALL BUSINESS ASSOC OF MICHHEALTH & DENTAL INSURANCE591-556-721.000
618.00 07/27/1507/22/15AUGUST 2015SMALL BUSINESS ASSOC OF MICHRETIREE HEALTH INSURANCE591-556-721.001
71.50 07/27/1507/20/15AUGUST 2015UNUM LIFE INSURANCELIFE & DISABILITY INSURANCE591-556-722.000
59.00 07/27/157087988WWTPCONTRACTOR CONNECTIONOPERATING SUPPLIES591-556-740.000
159.57 07/27/15901508009WWTPNORTHERN SAFETY CO INCOPERATING SUPPLIES591-556-740.000
187.45 07/27/156093024WWTPCORRIGAN OIL COMPANY591-556-751.000
619.87 07/27/156088306WWTPCORRIGAN OIL COMPANY591-556-751.000
123.00 07/27/1542155-86804WWTPPARAGON LABORATORIES INCTESTING & ANALYSIS591-556-824.000
720.00 07/27/1515-1117WWTPVALUE COPYPRINTING & PUBLISHING591-556-901.000
76.50 07/27/1507/20/15U-VERSEAT&T591-556-920.001
788.59 07/27/151035300WWTPDETROIT PUMP & MANUFACTURINGEQUIPMENT MAINTENANCE & REPAIR591-556-937.000

1,770.53 07/27/15176065TH WELLMASTERCRAFT PLUMBINGEQUIPMENT MAINTENANCE & REPAIR591-556-937.000
223.20 07/27/15J99591WWTPMICHIGAN PIPE & VALVE, INC.EQUIPMENT MAINTENANCE & REPAIR591-556-937.000
295.00 07/27/157001029119MEMBERSHIPAMERICAN WATER WORKS ASSOCMEMBERSHIPS & DUES591-556-958.000

2,080.00 07/27/15S101489085.001WWTPETNA SUPPLY COEQUIPMENT591-556-977.000

9,210.50 Total For Dept 556 WATER UTILITIES DEPARTMENT

9,210.50 Total For Fund 591 WATER ENTERPRISE FUND

Fund 701 TRUST & AGENCY FUND
Dept 000 ASSETS, LIABILITIES & REVENUE

37.50 07/27/152136230GENERAL CONSULTCARLISLE-WORTMAN ASSOCIATESSPR - MEDHUB701-000-254.000-MEDHUB0000
400.00 07/27/152136231MEDICAL BLDGCARLISLE-WORTMAN ASSOCIATESSPR - MEDHUB701-000-254.000-MEDHUB0000
262.50 07/27/152136230GENERAL CONSULTCARLISLE-WORTMAN ASSOCIATESSPR - STRAWBERRY ALARM CLOCK701-000-254.000-STRAWBERRY
302.50 07/27/152136233STRAWBERRY ALARM CLOCKCARLISLE-WORTMAN ASSOCIATESSPR - STRAWBERRY ALARM CLOCK701-000-254.000-STRAWBERRY
75.00 07/27/152136230GENERAL CONSULTCARLISLE-WORTMAN ASSOCIATESSPR - VARIETY DIE & STAMPING701-000-254.000-VARIETYDIE
190.00 07/27/152136234VARITY TOOL & DIECARLISLE-WORTMAN ASSOCIATESSPR - VARIETY DIE & STAMPING701-000-254.000-VARIETYDIE
640.00 07/27/152135887VARITY TOOL & DIECARLISLE-WORTMAN ASSOCIATESSPR - VARIETY DIE & STAMPING701-000-254.000-VARIETYDIE

1,789.68 07/27/151117VICTORIA CONDOSF&V OPERATIONSCONST E - VICTORIA CONDOS701-000-254.100-VICTORIA-C

3,697.18 Total For Dept 000 ASSETS, LIABILITIES & REVENUE

3,697.18 Total For Fund 701 TRUST & AGENCY FUND

Page 86 of 254



INVOICE GL DISTRIBUTION REPORT FOR CITY OF DEXTER 5/5Page: 07/22/2015 01:17 PM
User: erin
DB: Dexter

EXP CHECK RUN DATES 07/22/2015 - 07/22/2015
JOURNALIZED OPEN AND PAID

 BANK CODE: POOL

Check #AmountDue DateInvoice Invoice Desc.VendorInv. Line DescGL Number

38,318.96 Fund 101 GENERAL FUND
8,248.38 Fund 202 MAJOR STREETS FUND

23,364.26 Fund 203 LOCAL STREETS FUND
1,025.83 Fund 204 MUNICIPAL STREETS
1,328.15 Fund 402 EQUIPMENT REPLACEMENT FUND

17,583.68 Fund 590 SEWER ENTERPRISE FUND
9,210.50 Fund 591 WATER ENTERPRISE FUND
3,697.18 Fund 701 TRUST & AGENCY FUND

Fund Totals:

102,776.94 Total For All Funds: 
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OFFICE OF COMMUNITY DEVELOPMENT
8140 Main Street  Dexter, Michigan 48130-1092  (734) 426-8303  Fax (734) 426-5614

STAFF MEMORANDUM

To: Mayor Keough and City Council
Courtney Nicholls, City Manager

From: Michelle Aniol, Community Development Manager
Re: Preliminary Site Plan Review PSPR #2015-03 Dan Hoey Medical Office Building,

Preliminary Site plan dated, June 1, 2015, with Revised Sheet 3, Preliminary Site Plan
and Revised Sheet A4.1, Elevations, received July 1, 2015
Parcel #08-08-08-200-024

Zoning: Dexter Crossing Planned Unit Development and PB, Professional Business District as
the underlying zoning

Date: July 20, 2015

On July 6, 2015 the Planning Commission considered the above referenced preliminary site plan for
a 6,790 square foot medical office building, located at the southwest corner of the intersection of
Dan Hoey Road and Lexington Drive.

Following a presentation by the applicant, and reviews by staff and the planning and engineering
consultants, the Planning Commission recommended preliminary site plan approval to City Council,
subject to the following conditions:

1. Allow 6 additional parking spaces;*

2. Allow a 30-foot drive aisle;*

3. Lighting for parking area to be determined with staff;*

4. Recommendations cited in the CWA review letter dated, June 17, 2015;

5. Recommendations cited in the OHM review letter dated, June 18, 2015;

6. Recommendations cited in the DAFD review letter dated, June 6, 2015; and

7. Recommendation in staff’s memo dated, July 2, 2015.

*The Planning Commission exercised its authority, pursuant to Section 5.01G, determined that
6 additional parking spaces was appropriate, in this case.  In addition, the Planning
Commission accepted the proposed 30-foot drive aisle, but did not accept the proposed
25-foot parking lot light poles.  Instead, the Planning Commission determined that the height
and number of parking lot lights should be worked out with staff, to ensure adequate
lighting, while protecting the adjacent residential neighborhood from glare.

Accompanying this memo you will find the following documentation:

 Application for Preliminary Site Plan Review

 Site Plan dated, June 1, 2015 with revised Sheet 3 and A4.1, received July 1, 2015

 Correspondence from Dr. Kolb dated, July 1, 2015

 Review letters from:

o Staff memo dated, July 2, 2015

o CWA dated, June 17, 2015,

o OHM dated June 18, 2015, and

o DAFD, dated June 6, 2015.
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Mayor Keough and City Council
Preliminary Site Plan Review
Medical Office-Dan Hoey Road
July 20, 2015
Page 2

SUGGESTED MOTIONS – MEDICAL OFFICE, DAN HOEY ROAD

Based on the recommendation of the Planning Commission, the information provided by the
applicant, and pursuant to Section 21.04, sub-section D5 City Council Action, City Council moves to
(APPROVE/ DENY) the Preliminary Site Plan for the a medical office building at the southwest corner
of the intersection of Dan Hoey Road and Lexington Drive, subject to the following conditions:

1. Allow 6 additional parking spaces;

2. Allow a 30-foot drive aisle

3. Lighting for parking area to be determined with staff;

4. Recommendations cited in the CWA review letter dated, June 17, 2015;

5. Recommendations cited in the OHM review letter dated, June 18, 2015;

6. Recommendations cited in the DAFD review letter dated, June 6, 2015; and

7. Recommendation in staff’s memo dated, July 2, 2015.

OR

Based on the information provided by at the July 27, 2015 City Council meeting and pursuant to
Section 21.04, sub-section D5 City Council Action, City Council moves to (POSTPONE) action on the
Preliminary Site Plan for the a medical office building at the southwest corner of the intersection of
Dan Hoey Road and Lexington Drive until (DATE), to allow the applicant more time to address the
following:

1.

2.

3.
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July 1, 2015

To:  City of Dexter, c/o Michelle Aniol

From:  BLMS, LLC

RE:  Site plan, Dan Hoey property

Dear Michelle,

In preparation for the July 6 City meeting, this letter serves to address the questions regarding the
proposed site plan for “Dan Hoey Medical Center.”

1) Vacant portions of this development (labeled “future parking” and “future development”) are
intended to be kept a green space on the current plan.  The anticipated “future development”
and “future parking” is anticipated to be consistent with existing site architecture.  In addition,
the “future development” is planned to utilize a shared parking lot (labeled “future parking”)
and maintain landscaping and green spaces consistent with existing site development & codes.

2) Type and number of anticipated deliveries are no more than 1-2 UPS or FedEx box style truck
deliveries per day (M-F) and no more than 1-2 sedan couriers per day (M-F) for standard dental
supplies and laboratory cases.

3) It is my understanding the parking estimate exceeds the current City of Dexter maximum
allowable standards for this square footage.   Consultation with architects and supply company
representatives familiar with dental and medical suites reveals the anticipated number of
parking spots to be 57 spots during peak time.  Therefore, our current request of 38 spots,
seems a reasonable compromise. The “future parking” area is planned as a shared space for this
building as well as the “future development.”  The calculations used for my current office space
and parking needs as well as future parking estimates are in the attached table (Table 1).

4) Signage for this development is planned for the entrance (near Dan Hoey driveway) and will be
consistent with building architecture and city codes.  In addition, building signage is planned on
the North facing wall, and is intended to be consistent with building architecture, city codes, and
neighboring businesses. Existing signage for Dexter Crossing at North East corner of the lot is
planned for relocation (cleared with HOA of Dexter Crossing) and replaced with a combination
of landscaping and public education display highlighting the green infrastructure of the
development.

I hope this clarifies some of the questions you may have regarding this development.  I look forward to
seeing you next Monday and answering any other questions the city may have.

Sincerely,

Brent Kolb, DDS

Owner, BLMS, LLC

Table 1: “Current Location” is my existing dental office and is included for reference only.
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Phase 1, development of WEST half of Dan Hoey Site, 1 building

Current Location Future Location
3rd floor MPB Dan Hoey Site

Sq Ft est 2500 est 7000
Suites 1 2

Businesses 1 2

Dental Office (Suite 1) est 2500 sq ft est 4500 sq ft
Treatment Rooms 5 12

Employees 10 16
Anticipated parking 20 40

Prof. Office (Suite 2) 0 est 2000 sq ft
Treatment Rooms 0 5

Employees 0 7
Anticipated parking 0 17

Total Anticipated Parking 20 57
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OFFICE OF COMMUNITY DEVELOPMENT
8140 Main Street  Dexter, Michigan 48130-1092  (734) 426-8303  Fax (734) 426-5614

STAFF UPDATE
To: Matt Kowalski, Chairman and Planning Commissioners

Courtney Nicholls, City Manager

From: Michelle Aniol, Community Development Manager
Re: SPR-P 2015-03 Dan Hoey Professional Office Preliminary Site plan dated, June 1, 2015

Parcel #08-08-08-200-024
Revised Sheet 3, Preliminary Site Plan and Sheet A4.1, Elevations, received July 1, 2015

Zoning: Dexter Crossing Planned Unit Development and PB, Professional Business District as
the underlying zoning

Date: July 2, 2015

Accompanying this memo you will find the following the preliminary site plan review application, for
a 6,790 square foot medical office building, proposed to be located at the southwest corner of the
intersection of Dan Hoey Road and Lexington Drive:

 Application for Preliminary Site Plan Review

 Site Plan dated, June 1, 2015

 Revised Sheet 3 and A4.1, received July 1, 2015

 Review letters from:

o CWA dated, June 17, 2015,

o OHM dated June 18, 2015, and

o DAFD, dated June 6, 2015.

1. Right-of-way: In the above reference engineer’s review letter identified the Dan Hoey Road had
a planned right-of-way of 120 feet.  The applicant was directed to dedicate the remainder of
the right-of-way, as part of the development. The applicant has submitted a revised preliminary
site plan (Sheet 3) that shows the proposed right-of-way line 27 feet south of the existing property
line, along Dan Hoey Road.   As a result, the proposed building has been rotated to meet
required 25-foot front yard setbacks along Dan Hoey Road and Lexington Drive.

2. Additional Parking: The rotation of the building also resulted in the parking lot being realigned.
38 parking spaces are now proposed. While this is less than the 39 parking spaces originally
proposed, it is 6 more spaces than the maximum allowed in the Zoning Ordinance, for the
proposed use. In addition, the realignment has eliminated the encroachment of the parking lot
into the rear yard setback.  Therefore, the Planning Commission only needs to determine
whether or not to permit 6 additional parking spaces.

3. Drive Aisle Width: As noted in the Planning Consultant’s review letter, the plan calls for a 30-foot
drive aisle; 8-feet wider than required.  The revised site plan sheet shows a 30-foot wide drive
aisle too.  The turning radius of a garbage truck was provided on the original site plan, but not
the revise site plan sheet. Staff has asked Patrick Droze, the City’s engineering consultant to
verify the appropriate driveway width for the proposed use.  Mr. Droze will be available to
discuss this issue at the Planning Commission’s meeting.

4. Elevation Plan: The applicant has also submitted a revised elevation plan Sheet A4.1, which
illustrates the north, south, east and west elevations of the rotated building.  The proposed
architectural composition and materials of construction have not changed.
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Planning Commission
Staff Update: Preliminary Site Plan Review
Professional Office-Dan Hoey Road
July 2, 2015
Page 2

RECOMMENDATIONS

If the Planning Commission is prepared to take action on the above referenced preliminary site plan
and revised sheets 3 and A4.1, staff would advise an affirmative recommendation to the City
Council with the following conditions:

1. Determination of 6 additional parking spaces;

2. Recommendations cited in the CWA review letter dated, June 17, 2015;

3. Recommendations cited in the OHM review letter dated, June 18, 2015;

4. Recommendations cited in the DAFD review letter dated, June 6, 2015; and

5. Recommendation in staff’s memo dated, July 2, 2015.

SUGGESTED MOTIONS –3441 Broad Street Combined Site Plan Review

Based on the information provided by at the July 6, 2015 Planning Commission meeting and
pursuant to Section 21.04, sub-section D5 Planning Commission Action, the Planning Commission
recommends that the City Council (APPROVE/ DENY) the Preliminary Site Plan for the a professional
office building at the southwest corner of the intersection of Dan Hoey Road and Lexington Drive,
subject to the following conditions:

1.

2.

3.

OR

Based on the information provided by at the July 6, 2015 Planning Commission meeting and
pursuant to Section 21.04, sub-section D5 Planning Commission Action, the Planning Commission
moves to (POSTPONE) action on the Preliminary Site Plan for the a professional office building at the
southwest corner of the intersection of Dan Hoey Road and Lexington Drive until (DATE), to allow the
applicant more time to address the following:

1.

2.

3.
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  Date: June 17, 2015 
  

 
 

Preliminary Site Plan Review 
For 

City of Dexter, Michigan 

 
 

GENERAL INFORMATION 
 
Applicant: A. R. Brouwer Company 
 
Project Name: Dan Hoey Medical Office 
 
Plan Date: May 21, 2015 
 
Latest Revision: NA 
 
Location: Vacant Dan Hoey (west of Lexington Drive) (HD-08-08-200-024) 
 
Zoning: PB, Professional Business / PUD / Dexter Ann Arbor Road Corridor 

Overlay District   
 
Action Requested: Preliminary Site Plan Approval 
 
Required Information: Deficiencies are noted in the sections below. 
 
 

PROJECT AND SITE DESCRIPTION 
 
This is our first review of the preliminary site plan of a new medical office and associated site 
improvements. The site is located at the southwest quadrant of the Dan Hoey and Lexington 
Drive intersection.  The overall site is 4.26 acres and is zoned PB, Professional Office / PUD / 
Dexter Ann Arbor Road Corridor Overlay District.   
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Dan Hoey Medical Office Preliminary Site Plan  June 17, 2015 

- 2 - 

The proposed project includes construction of an 8,053 square foot building (including 
basement) on the northeastern portion of the site.  The remaining portion (to the west) is 
shown for future development.  Site improvements associated with the construction of the 
medical office include: parking areas, installation of drive from Dan Hoey, a detention area 
(southwest portion of the site), internal sidewalks and exterior lighting. 
 
We have reviewed the PUD development agreement that was approved by the City (then 
Village) in 1996 with the Blackhawk Development Group.  The recorded Area Plan designated 
this portion of the development to coincide with the PB, Professional Business zoning district.   
 
Office uses are listed as a permitted use in the PB district.   

 
Aerial Photo 

 

 
 

SITE 
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Dan Hoey Medical Office Preliminary Site Plan  June 17, 2015 

- 3 - 

AREA, WIDTH, HEIGHT, SETBACKS 
 
The subject site is zoned PB, Professional Business.  The dimensional requirements of the PB 
district are as follows: 
 

 Required Proposed Compliant 

Lot Area 2 acres 4.26 acres Complies 

Lot Width 200 feet 628.51 feet (at Dan Hoey) Complies 

Building Setbacks 

Front: 25 feet  
26.3 feet (Dan Hoey) 
37 feet (Lexington) 

Complies 

Side: 10 feet / 20 feet total 496 feet (west – to building) Complies 

Rear: 25 feet  
20.5 feet (to parking) 
120 feet (to building) 

Deficient (see below) 

Building Height 2.5 stories / 35 feet 22 feet / 1 story Complies 

Maximum Lot 
Coverage 

-- 4.3% Complies 

 
As presented, the rear setback is deficient 4.5 feet (to parking lot).  Based upon the site’s 
corner lot configuration, access to the site from Dan Hoey Road, and the definitions of both 
“lot width” and “rear yard setback” we interpret the rear yard to be located along the southern 
property line.  We acknowledge the definition of “rear yard setback” allows for the rear yard 
may be opposite either street frontage; however, there is no direct entry from the eastern 
building elevation, and vehicular access is provided along the northern (Dan Hoey) property 
line.   
 
Further, south of the site is the northernmost portion of the Dexter Crossing residential 
subdivision; whereas, the western portion of the site is adjacent to the Dexter Research and 
Development Park.  Providing the required 25-foot rear yard setback between the proposed 
commercial and existing residential development would prove more beneficial to the adjacent 
residential development rather the existing research and development operations. 
 
It is our understanding the applicant has committed to providing a 25-foot setback at the 
southern property line, and this should be demonstrated on the final site plan. 
 
Items to be addressed:  Provide 25-foot rear yard setback at south property line. 
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Dan Hoey Medical Office Preliminary Site Plan  June 17, 2015 

- 4 - 

NATURAL FEATURES 
 
Topography: Existing topography is provided on Sheet 2, and demonstrates an 

approximate 15-foot grade reduction from the northeast corner of the 
site to the southwest corner. 

  
Woodlands: Woodlands are not present on the subject site, but we note several 

existing trees are located along both the east and west property lines.  
These all appear to remain as part of this initial development of the site.   

  
Wetlands: No wetlands are present on the subject site. 
 
Soils: Soil data is provided on Sheet 2.  Site soils include Conover Loam, 0-4% 

slopes.  These soils are characterized by having some constraints to 
development which can be overcome or minimized by special planning, 
design or installation.  The applicant should indicate how they plan to 
overcome soil constraints in the development of the subject site. 

 
Items to be Addressed:  Indicate how soil constraints can be overcome in development of the 
property as proposed. 
 

BUILDING LOCATION AND SITE ARRANGEMENT 
 
The location of the proposed addition is acceptable as it meets all of the dimensional 
requirements of the PB district (with the exception of the southern parking area encroaching 
on the rear yard setback as mentioned previously).   
 
Parking areas are configured along the west and south sides of the proposed structure.  Future 
parking areas are also denoted west of the proposed site development area. 
 
Items to be addressed:  None. 
 

PARKING, LOADING 
 
Section 5.03 requires Medical/Dental Clinic/Office to provide 4 parking spaces per 1,000 square 
feet of gross floor area. 
 

 Maximum 
Allowed 

Total Parking 
Provided 

Medical Office (4 per 1,000 s.f. – 8.053 x 4 = 32 spaces)  32 39 

Barrier Free  2 2 

Loading Space 3 2 
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Dan Hoey Medical Office Preliminary Site Plan  June 17, 2015 

- 5 - 

The site plan does not provide parking calculation information.  Based upon the building area 
provided, we calculate the maximum parking spaces allowed to be 32 spaces; 39 spaces have 
been provided. (Section 5.03 provides maximum requirements).  The Planning Commission may 
allow a deviation from the requirements if an applicant can demonstrate a need for additional 
parking.   
 
However, as mentioned previously, the southern parking area extends into the required rear-
yard.  We note the aisle lanes provided at a 30-foot in width which is eight (8) feet wider than 
required.  If reduced, the southern parking area could meet the 25-foot rear yard setback.  By 
reducing the number of parking spaces and/or the width of the maneuvering aisles both the 
parking requirement and the rear yard setback encroachment could be corrected. 
 
Parking spaces meet the dimensional requirements of Section 5.06 B. 
 
A loading area has not been provided.  Based on the size of the proposed structure, one (1) 
loading space is required.  Section 5.07 G. allows the Planning Commission to permit deviations 
from the loading requirements based upon the needs of the applicant/site.  The applicant 
should verify the frequency and type of deliveries requiring access to the site.   
 
Items to be addressed:  1) Provide parking calculation on site plan. 2) Reduce the number of 
parking spaces/aisle widths OR request the Planning Commission consider a deviation in the 
maximum parking requirement.  3) Provide description of types and frequency of deliveries.  4) 
Planning Commission consideration of deviation from loading space requirement (deficient one 
(1) loading space). 
 

SITE ACCESS AND CIRCULATION 
 
The site will be accessed via a new driveway approach from Dan Hoey Road which has been 
aligned with the existing driveway on the north side of Dan Hoey Road.  The proposed 
driveway is located approximately 320 feet from the Dan Hoey / Lexington intersection as well. 
 
Truck circulation appears satisfactory as truck turning radii have been provided on Sheet 3.  We 
defer further comment on site access and circulation to the DAFD and the City Engineer.  
 
Items to be addressed:  DAFD and City Engineer review of site access and circulation. 
 

SIDEWALKS 
 
The existing public sidewalk on Dan Hoey will be modified to allow for driveway placement.  
Internal sidewalks have also been incorporated into the site design from the parking areas 
along the north, west and south building elevations and from the northern entry to the public 
sidewalk located along Dan Hoey Road.  No internal pedestrian connection has been 
accommodated from the Lexington Road public sidewalk since there is no entry along the 
eastern elevation. 
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Dan Hoey Medical Office Preliminary Site Plan  June 17, 2015 

- 6 - 

Items to be addressed:  None. 
 

LANDSCAPING 
 
A landscape plan is not required as part of preliminary site plan review.  The applicant should 
be aware a landscape plans signed and sealed by a registered landscape architect are required 
to meet all of the applicable requirements outlined in Article 6, Landscaping Standards at final 
site plan review. 
 
Further, due to the proximity of existing residential homes south of the subject site, particular 
attention will be taken in reviewing landscape screening along the south property line.  
 
Items to be addressed:  Provide a landscape plan for final site plan review. 
 

LIGHTING 
 
Six (6) 25-foot tall pole-mounted fixtures are shown on the lighting plan (Sheet 1 of 1).  Detail 
of the proposed fixtures demonstrates they are downward directed, fully shielded fixtures.   
 
Section 3.19 E. (4) provides on-site exterior lighting requirements as they related to non-
residential developments.  As proposed, illumination levels at the southeast corner of the site 
exceed the 0.1 foot-candle requirement along a property line shared with residential uses.  
Further, parking lots having less than 100 spaces are allowed light poles with a maximum 
height of eighteen (18) feet.  As demonstrated on the lighting plan, mounting height of the 
proposed fixtures is 25 feet. 
 
We note decorative light fixtures are shown on all building elevations (Sheet A 4.1) these were 
not included on the photometrics presented on Sheet 1 of 1. 
 
The lighting plan will need to be corrected to meet the standards of Section 3.19 E. (4) during 
final site plan review. 
 
Items to be addressed:  1) Reduce pole height.  2) Reduce illumination levels. 3) Include wall-
mounted fixtures as part of photometric calculation.  4) Provide detail of wall mounted fixtures. 
 

SIGNS 
 
A freestanding sign is demonstrated on the east side of the proposed driveway.  No other 
signage is proposed.  Dimensions and placement of all signage should be provided for final site 
plan review. 
 
Items to be addressed:  Provide all signage dimensions and placement as part of final site plan 
submittal. 
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Dan Hoey Medical Office Preliminary Site Plan  June 17, 2015 

- 7 - 

FLOOR PLANS AND ELEVATIONS 
 
Floor plans as well as all elevations have been provided.  See the ARC Architectural Standards 
section below for further analysis. 
 
Items to be addressed:  None. 
 

ARC – DEXTER ANN ARBOR ROAD CORRIDOR ARCHITECTURAL STANDARDS 
 
Section 15(B).02 outlines the architectural standards for the Dexter Ann Arbor Road Corridor 
District including requirements related to: 
 
Building Orientation:   
The main entrance of the building is oriented toward the parking lot (west).  However, the 
northern façade also allows for pedestrian access from Dan Hoey Road.  The east elevation 
adjacent to Lexington does not provide direct access via an entry, but has been designed with 
the same features as the north and west elevations that do provide access. 
 
Building Scale: 
We find the building scale appropriate with surrounding commercial uses.  Additionally, the 
building design allows for façade modulation through the use of columns, varying exterior 
materials (brick, stone, EIFS), providing canopies at entries, and variation in the roofline 
through the use of columns and a parapet feature. 
 
Defined Streetscape:   
We recommend the applicant provide a color rendering depicting the street view of the site 
during final site plan.  This rendering should include any proposed street lighting and 
pedestrian amenities along Dan Hoey.  With the exception of the rear setback, we find the new 
building will be uniform with lots in the PB zoning district, and developed in accordance with 
the Defined Streetscape criteria presented in the Ordinance. 
 
Building Materials/Design: 
Variety in building materials and design is shown through the use of arched canopies and 
entrances; columns and parapet alternating the roofline; brick, stone and EIFS materials; and 
decorative lighting.  All facades exceed 40 feet in length and are required to demonstrate 
varying building lines, entrance accents and windows which have all been provided. 
 
Where the side or rear of a structure will be visible from a residential zoning district such 
façade shall be constructed to a finished quality comparable to the front façade (Section 
15(B).02 D. 5.).  As provided, the south building elevation faces the Dexter Crossing residential 
subdivision.  The exterior materials provided on the south building elevation are the same as 
those found on the front façade.  However, based on the design, it is clear this is the rear 
façade as there is not the same entry component (parapet, arched canopy, columns) as 
proposed on all other facades. 
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As a corner lot, the building is required to provide distinct and prominent features or site 
elements which reflect the importance of the building’s corner location and creates a positive 
landmark.  Entry features such as benches, signage, public art, etc. may be required by the 
Planning Commission.  This criteria is difficult to review since site landscaping is not required as 
part of preliminary site plan review.  All corner features will be reviewed during final site plan. 
 
Transformer and generator location is depicted along the eastern building elevation which will 
be visible from Lexington Drive.  Section 15(B).02 D. 7. requires all mechanical equipment be 
screened from public view.  This includes roof-mounted equipment as well.  All mechanical 
equipment locations and screening methods will be reviewed during final site plan review. 
 
Overall, the proposed exterior materials appear to meet the 80% brick requirement (Section 
15(B).02 D. 8.; however, the percentage of each building material to be utilized should be 
included in the final site plan submittal.  We note EIFS is only allowed as an accent and cannot 
exceed 5% of the total exterior building materials to be used. 
 
Items to be Addressed: 1) Provide detail of corner feature for final site plan.  2) Provide location 
and screening method of all mechanical equipment for final site plan.  3) Demonstrate 
percentage of all proposed building materials at final site plan. 4) Provide a color rendering with 
corner feature and street lighting for final site plan review. 
 

RECOMMENDATIONS 
 
Prior to recommending approval of the preliminary site plan, we recommend the applicant 
address the following comments to the satisfaction of the Planning Commission.  Our 
comments are summarized below: 

1. Provide 25-foot rear yard setback at south property line. 

2. Indicate how soil constraints can be overcome in development of the property as 
proposed. 

3. Provide parking calculation on site plan. 

4. Reduce number of parking spaces OR request the Planning Commission consider a 
deviation in the maximum parking requirement. 

5. Provide description of types and frequency of deliveries. 

6. Planning Commission consideration of deviation from loading space requirement 
(deficient one (1) loading space). 

7. DAFD and City Engineer review of site access and circulation. 

In addition, the following items shall be provided as part of the final site plan submittal: 
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1. Reduce light pole height. 

2. Reduce illumination levels along southern property line. 

3. Include wall-mounted fixtures as part of photometric calculation. 

4. Provide detail of wall-mounted fixtures. 

5. Provide a landscape plan. 

6. Provide all signage dimensions and placement. 

7. Provide detail of corner feature. 

8. Provide location and method of screening all mechanical equipment. 

9. Demonstrate percentage of all proposed building materials. 

10. Provide a color rendering with corner feature and street lighting for final site plan 
review. 

 

 
 

 
# 241-1417 
 
 
cc:   Steve Brouwer, 7444 Dexter Ann Arbor Rd., Suite F, Dexter, MI 48130 
 Washtenaw Engineering, 3526 W. Liberty Rd., Suite 400, Ann Arbor, MI 48103 
 BLMS, LLC, 8031 Main Street, Suite 303, Dexter, MI 48130 
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June 18, 2015 
 
CITY OF DEXTER  
8140 Main Street 
Dexter, MI 48130 
 
Attention: Ms. Michelle Aniol (Sent via Electronic Mail) 

Community Development Manager 
 

Regarding: Dan Hoey Medical Center  
Combined Site Plan - Review No. 1 

 OHM JN:  0130-15-1031 
 
Ms. Aniol: 
 
The applicant, Steve Brouwer, AR Brouwer Company, is proposing an office building with surrounding parking lot 
in the northwest quarter of Section 8. We have reviewed the site plan in accordance with the City of Dexter 
Engineering Standards and have found that the plans require revision.  The following items shall be addressed and 
revised plans provided for additional review: 
 
GENERAL  

 
1. The site plan shows the proposed medical office building located to the eastern portion of the lot with the 

western portion remaining vacant.  The applicant shall discuss any long term plans for the vacant portions 
of this property and consider them within the site plan with respect to water service, sewer and road 
improvements.   

2. Dan Hoey Road is master planned for a 120’ wide right of way per Appendix A of the City of Dexter 
Engineering Standards.  The applicant shall dedicate the remainder of right of way as part of this 
development.   

3. A landscaping plan should be provided in accordance with zoning requirements. 
 
TOPOGRAPHICAL SURVEY 
 

4. A minimum of two NAVD ’88 benchmarks should be provided on the plans. 
5. Existing off-site elevations at a minimum of 50 feet and 100 feet around the property should be indicated 

on plans. 
 
WATER MAIN AND SANITARY SEWER 
 

6. The existing water main shown crossing under Dan Hoey Road should be shown as 12 inch on the plans. 
The current plans indicate that the water main that is north of the site is 6 inch. 

7. The water main should be looped and connected to the existing water main.  This can occur by extending 
main across the Dan Hoey Road frontage or looping the main through the site within easements. 

8. An easement shall be provided for the proposed water main.  The water main shall be 12 inch diameter 
pipe. 

9. The applicant shall provide a summary of the new uses and determine a total number of Residential 
Equivalency Units (REUs) for the proposed site.  
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10. The sanitary sewer shown within the center of Dan Hoey Road was field located on the north side of the 
roadway.  The topographic survey shall be updated. 
 

 
SITE GRADING 
 

11. A cross-section and structural engineering design and review shall be provided by the applicant for the 
retaining wall.  This will be required during the final site plan review stage. 

12. A finished grade elevation for the proposed office building should be indicated.  
 
 
STORMWATER MANAGEMENT 
 

13. The applicant shall provide a drainage area map with the plans to depict on site and off site drainage 
patterns. 

14. Catch basins should be added to the plans where the driveway and Dan Hoey Rd connect. The existing 
concrete spillway and riprap shall be eliminated in this area. 

15. The provided storm water calculations appear to accommodate the proposed improvements that include 
the building, parking lot and driveway.  However, we note that the calculations to not appear to 
accommodate the banked parking or any other additional improvements that might occur on the western 
portion of the site.  It is suggested that the design engineer consider these future improvements in their 
design of the detention basin to eliminate the need to alter the basin in the future. 

16. The use of green infrastructure is encouraged for site development such as this.  The applicant shall 
arrange for geotechnical investigations to fully vet opportunities for on-site storm water infiltration in 
accordance with the Washtenaw County Water Resources Commissioner rules which are suggested by 
reference in the Dexter Engineering Standards. 

17. Structure R1 shall be a storm manhole.  
18. We have reviewed the City records and have determined that Phase 1-4 of the Dexter Crossing 

development is designed to accommodate direct runoff from the subject parcel.  The ponds within Dexter 
Crossing are capable of receiving and detaining this runoff as long as the overall site impervious factor 
does not exceed 0.72.  Based on this, the proposed detention basin is likely not required.  To confirm this, 
the applicant shall confirm the proposed initial and build out “C” factor. 

19. Although detention is more than likely not required at this site, the applicant must include storm water 
treatment.  This can be accomplished via a mechanical treatment device (e.g. “stormceptor”), a forebay 
settling basin or the use of green infrastructure with proper filtration media.  
 

PAVING 

 
20. The site shall specify the total number of vehicles anticipated to enter the site during peak hour periods.  

A City of Dexter standard commercial driveway configuration shall be selected based on the number of 
vehicles when compared against MDOT requirements.  See MDOT Traffic and Safety note found here:  
http://mdotcf.state.mi.us/public/tands/Details_Web/mdot_note604a.pdf. 

21. Concrete curb and gutter shall fully surround the asphalt pavement. 
22. The plan shall include cross sections of proposed pavement. 
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The above comments should be addressed and the City of Dexter Engineering Standards reviewed prior to 
submitting for an additional site plan review.  A cover letter indicating how each comment in this letter was 
addressed should be submitted with the revised plans by the Applicant.  Should you have any questions about this 
review, please feel free to contact me at 734-466-4573 or via e-mail at pat.droze@ohm-advisors.com. 
 
Sincerely, 
OHM Advisors 
 
 
 
Patrick M. Droze, P.E. 
Project Engineer 
 
cc: Courtney Nicholls, City Manager (e-mail) 

Dan Schlaff, Public Services Superintendent (e-mail) 
Don Dettling, Dexter Area Fire Department (e-mail) 
Steve Brouwer, AR Brouwer Company, 7444 Dexter Ann Arbor Road, Suite F, Dexter, MI 48130  
Robert Wanty, P.E., Washtenaw Engineering, PO BOX 1128, 3526 W Liberty Rd, Suite 400, Ann Arbor MI 48106  
File 
 

P:\0126_0165\SITE_Dexter\2015\0130-15-1030 - Dan Hoey Medical Office\Dan Hoey Medical Center_SP1A.docx 
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STAFF UPDATE 

 

To:  Mayor Keough and City Council 

  Courtney Nicholls, City Manager 

From:    Michelle Aniol, Community Development Manager 

Re: 3441 Broad Street, a/k/a Strawberry Alarm Clock 

#2015-01 - Special Land Use (café) 

#2015-01 - Combined Site Plan, revised plan received July 9, 2015  

  Zoning: VR Village Residential 

Date:  July 17, 2015 

Attached for your consideration are the reviews and application information for a Special Land Use 

(SLU) request, for a European style café (i.e. restaurant) at 3441 Broad Street, and Combined Site 

Plan (CSPR) for a mixed-use, 2,415 sq. ft. two story building, with a café on the first floor and one (1) 

residential dwelling unit (i.e. apartment) on the second floor, located at 3441 Broad Street.  The site is 

zoned VR Village Residential.  Restaurants without drive through service are permitted with special 

land use approval in the VR District.  Apartments are permitted by right in the VR District. 

The applicant participated in two (2) pre-application meetings with the Pre-Application/Site Plan 

Review Committee, prior to submitting his request for special land use approval and application for 

site plan review.  A pre-application meeting allows a potential applicant to obtain information 

regarding the most optimum location of building(s) and other site improvements, prior to making 

formal application.  The plan as revised complies with the required lot area, width, and coverage, 

building height, and front, side, and rear yard setbacks. 

PLANNING COMMISSION RECOMMENDATIONS 

On June 1, 2015, based on the information provided by the applicant, and following a duly notice 

public hearing, the Planning Commission voted unanimously to recommend special land use 

approval of a café at 3441 Broad Street to City Council, subject to the following conditions: 

1. Site Plan Approval; 

2. Address concerns in Engineer and DAFD review letters; 

3. Rubber pads for dumpster; and 

4. Provide softer design elevation on the west side of the building. 

At the same time, the Planning Commission considered the combined site plan for a two-story 

mixed-use development at 3441 Broad Street.  The Planning Commission postponed action to allow 

the applicant time to address the following concerns: 

1. Soften the elevation on the west side of the building; 

2. Address the issues cited in the Planning and Engineering Consultants review letters, and the 

DAFD review letter; and 

3. Address the issues cited in the municipal review letter. 

On July 6, 2015 the Planning Commission considered the revised site plan, and, in a 7 to 1 vote, 

recommended approval to City Council, with the following conditions: 

1. All mechanical equipment shall be screened from view of the street and adjacent 

residential use(s), and shall be located in the rear or side yard; 

2. Deviation of the parking requirements to allow a total of 7 off-street parking spaces;  
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3. Information related to delivery vehicle type, timing, etc. to ensure site circulation will not be 

impacted during hours of operation must be provided; and 

4. Special Use Approval. 

Documentation 

Accompanying this memo you will find the following documentation: 

 Revised combine site plan, received July 9, 2015 

 Cover letter from Ply Architecture, dated June 8, 2015, 

 Review letters from: 

o Staff Updates dated, July 2, 2015 (CSPR), May 29, 2015 (CSPR) and May 27, 2015 (SLU) 

o Tree Replacement Permit, dated May 28, 2015 

o Planning Consultant, CWA dated, June 22, 2015 and May 22, 2015 

o Engineering Consultant, OHM dated, June 26, 2015 and May 20, 2015 

o DAFD dated, June 15, 2015 and May 10, 2015 

o Application for Combine Site Plan Review 

 Minutes from the June 1, 2015 Planning Commission meeting 

 Written correspondence: 

o Letter from Fr. Gregory, St. Vladimir Orthodox Church, 9900 Jackson Road, Dexter, dated 

July 18, 2015 

o Packet from Ted Tear, 8080 Huron Street, Dexter, received July 1, 2015 

o Email from MedHub owner, Tom May, 3550 Broad Street, Dexter, dated June 9, 2015 

o Letter and Petition from William and Mariana Edwards, 7580 Third Street, Dexter, dated 

June 2, 2015 

o Letter from Father Kotsis, Greek Orthodox Church of St. Nicholas, 3109 Scio Church Road, 

Ann Arbor, dated May 29, 2015 

o Email from Abby O’Haver, 3294 Broad Street, Dexter, dated May 28, 2015 

o Email from Al Maghes, 3294 Pineview Dr, Dexter, property owner of 8069 Third Street, 

dated May 28, 2015, 

o Letter from Linda and Mark Smith, 4144 West Liberty Rd, Ann Arbor, property owners of 

8080 Huron Street, Dexter, dated May 22, 2015 

PLANNING COMMISSION COMMENTS 

Planning Commission and public comments from the June 1, 2015 meeting can be reviewed in the 

above referenced meeting minutes, which are attached to this report.  A summary of the Planning 

Commission’s comments from its July 6, 2015 meeting are provided below: 

 Commended the owner and architect for listening and improving the west elevation and 

designing something that will fit into the area. 

 Was present in both the pre-planning meetings and a lot of discussion took place.  The 

applicant has been open to suggestions and adapting to the comments of the public and 

Planning Commission.  

 Appreciate all the work on the design.   
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 There was a question regarding the landscaping, especially around the outdoor seating 

area, which staff addressed. 

PLAN REVISIONS 

The following plan revisions were made as a result of the Planning Commission/other comments: 

1. The western elevation was softened by replacing the metal siding with wood siding, through 

the addition of more windows, and screening the stairway to the apartment in a manner 

that compliments the architecture of the building.   The western elevation now resembles the 

eastern elevation in materials and composition.   

2. The revised landscape plan addresses the following concerns cited by the Planning 

Consultant: 

 It’s been prepared and sealed by a State of Michigan licensed landscape architect.   

 The planting schedule has been revised to demonstrate the number of plantings. 

 An enlarged detail of the proposed bio-retention area has been provided and plantings 

confirmed. 

3. The dumpster enclose was revised to include a rubber sound absorbing pad. 

4. All engineering consultants concerns regarding utilities, site grading and paving and 

stormwater management have been addressed on the revised site plan. 

5. All other planning consultant concerns have been addressed on the revised site plan. 

SUGGESTED MOTIONS FOR SPECIAL LAND USE AT 3441 BROAD STREET  

Since the applicant has addressed the conditions recommended by the Planning Commission for 

special land use approval, the following motion is provided for your consideration: 

Based upon the recommendation of the Planning Commission, the information received from the 

applicant, and pursuant to Section 8.03, Special Land Use review standards, the Dexter City Council 

moves to (APPROVE/DENY) the Special Land Use application for a café at 3441 Broad Street, subject 

to Site Plan approval.   

OR 

Based on the information received from the applicant, and pursuant to Section 8.03, Special Land 

Use review standards, the City Council moves to (POSTPONE) the Special Land Use request 

submitted for the café at 3441 Broad Street until (DATE), to allow the applicant more time to address 

the following: 

1.   

2.   

3.   

 

SUGGESTED MOTIONS –3441 BROAD STREET COMBINED SITE PLAN REVIEW  

Based on the recommendation of the Planning Commission, the information received from the 

applicant, and pursuant to Section 21.04, sub-section E6 City Council Action, the Dexter City Council 

moves to (APPROVE/ DENY) the Combine Site Plan for the Strawberry Alarm Clock Café at 3441 

Broad Street, subject to the following conditions:   

1. All mechanical equipment shall be screened from view of the street and adjacent 

residential use(s), and shall be located in the rear or side yard; 

2. Deviation of the parking requirements to allow a total of 7 off-street parking spaces;  
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3. Information related to delivery vehicle type, timing, etc., to ensure site circulation will not be 

impacted during hours of operation must be provided; and 

4. Special Land Use approval. 

OR 

Based on the information received from the applicant and pursuant to Section 21.04, sub-section E6 

City Council Action, the Dexter City Council moves to (POSTPONE) action on the Combine Site Plan 

for the Strawberry Alarm Clock at 3441 Broad Street until (DATE), to allow the applicant more time to 

address the following: 

1.   

2.   

3.   
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OFFICE OF COMMUNITY DEVELOPMENT
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STAFF UPDATE
To: Matt Kowalski, Chairman and Planning Commissioners

Courtney Nicholls, City Manager

From: Michelle Aniol, Community Development Manager

Re: 3441 Broad Street Combined Site Plan Review, revised plan dated June 5, 2015
Revised Landscape Plan dated, June 6, 2015
Revised Stormwater Management Plan dated, June 24, 2015

Applicant: Craig Borum, Ply Architecture

Property Owner: Jack Savas

Project: Strawberry Alarm Clock

Zoning: VR Village Residential

Date: July 2, 2015

On June 1, 2015 the Planning Commission considered a combined site plan for a two-story mixed-
use development at 3441 Broad Street. The proposed development would include a European style
café (i.e. restaurant without drive-through facilities) on the first floor and one (1) residential dwelling
unit (i.e. an apartment) on the second floor of a 2,415 sq. ft. building.  The subject site is zoned VR
Village Residential, according to the City’s Zoning Map.  The proposed café is a permitted use in the
VR District with special land use approval.

At the same time, the Commission considered a request for special use approval of the restaurant.
The Planning Commission recommended conditional approval of the special use to City Council,
but postponed action on the site plan to allow the applicant time to address the following
concerns:

1. Soften the elevation on the west side of the building;

2. Address the issues cited in the Planning and Engineering Consultants review letters, and the
DAFD review letter;

3. Address the issues cited in the municipal review letter; and

4. Special Use Approval.

Accompanying this memo you will find the following documentation:

 Cover letter from Ply Architecture, dated June 8, 2015,
 Revised combine site plan, dated June 5, 2015,
 Revised landscape plan sheet A1.01, dated June 6, 2015, and
 Revised stormwater management plan dated, June 24, 2015
 Review letters from:

o Planning Consultant, CWA dated, June 22, 2015 and May 22, 2015
o Engineering Consultant, OHM dated, June 26, 2015 and May 20, 2015
o DAFD dated, June 15, 2015 and May 10, 2015
o Staff, dated May 27, 2015
o Tree Replacement Permit, dated May 28, 2015

 Application for Combine Site Plan Review

STAFF COMMENTS
1. The applicant has softened the western elevation by replacing the metal siding with wood

siding and provided more windows.  The western elevation now resembles the eastern
elevation in materials and composition.

Page 123 of 254



Planning Commission
Staff Update: Revised Combined Site Plan Review
3441 Broad Street- Strawberry Alarm Clock
Page 2

2. The revised plan calls for 7 off-street parking spaces, which includes one barrier free space.
As cited by the Planning Consultant, 8 parking spaces are required.  According to Section
5.01G, the Planning Commission may permit a deviation from the maximum off-street
parking requirements.  In this case, in addition to the proposed off-street parking, the
applicant demonstrated there are approximately 35 public on-street parking spaces along
Broad Street, from just north of Main Street to Third Street.

3. The revised landscape plan addresses the following concerns cited by the Planning
Consultant:

 It’s been prepared and sealed by a State of Michigan licensed landscape architect.
 The planting schedule has been revised to demonstrate the number of plantings.
 An enlarged detail of the proposed bio-retention area has been provided and plantings

confirmed.

4. In regards to tree replacement concerns cited in the Planning Consultant’s review letter, of
the two maples trees identified to be removed, the one in the road right-of-way was
evaluated by the City’s registered arborist and determined to be dying.  The applicant is not
required to replace the dead tree.  Staff issued the applicant a permit to remove both trees
(permit attached).  In exchange, the applicant agreed to provide 4 four (4) Flowering
Cherries, Amur Maple or Serviceberry trees, although he is only required to provide 3
replacements.

Generally, dead, diseased or dying trees are removed by City DPS, at the city’s cost. The
applicant removed the dying tree in the right-of-way at his cost. Staff is satisfied with the
applicant’s tree replacement efforts and would encourage the Planning Commission to
allow the 4 proposed ornamentals trees to serve as replacements for the one maple tree.

5. Both the engineering consultant and DAFD have recommended approval of the revised
plans.

RECOMMENDATIONS

If the planning Commission is prepared to take action on the revised site plan, staff recommends the
following conditions:

1. All mechanical equipment shall be screened from view of the street and adjacent
residential use(s), and shall be located in the rear or side yard;

2. Deviation of the parking requirements to allow a total of 7 off-street parking spaces; and

3. Information related to delivery vehicle type, timing, etc. to ensure site circulation will not be
impacted during hours of operation must be provided.

SUGGESTED MOTIONS –3441 Broad Street Combined Site Plan Review

Based on the information provided by at the July 6, 2015 Planning Commission meeting and
pursuant to Section 21.04, sub-section E6 Planning Commission Action, the Planning Commission
recommends that the City Council (APPROVE/ DENY) the revised Combine Site Plan cited herein for
the Strawberry Alarm Clock Café at 3441 Broad Street, subject to the following conditions:

1.

2.

3.

OR
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Based on the information provided at the June 1, 2015 Planning Commission meeting and pursuant
to Section 21.04, sub-section E6 Planning Commission Action, the Planning Commission moves to
(POSTPONE) action on the Combine Site Plan for the Strawberry Alarm Clock  at 3441 Broad Street
until (DATE), to allow the applicant more time to address the following:

1.

2.

3.
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STAFF UPDATE
To: Matt Kowalski, Chairman and Planning Commissioners

Courtney Nicholls, City Manager

From: Michelle Aniol, Community Development Manager
Re: 3441 Broad Street Combined Site Plan Review, plan dated May 4, 2015

Alternative plan A1.01alt and A1.01altB dated, May 27, 2015
Applicant: Craig Borum, Ply Architecture
Project: Strawberry Alarm Clock
Zoning: VR Village Residential

Date: May 29, 2015

The applicant is proposing a two-story mixed-use development at 3441 Broad Street.  The proposed
development would include a European style café (i.e. restaurant without drive-through facilities) on
the first floor and one (1) residential dwelling unit (i.e. an apartment) on the second floor of a 2,415
sq. ft. building. The subject site is zoned VR Village Residential, according to the City’s Zoning Map.
The proposed café is a permitted use in the VR District with special land use approval. Review of the
special use is provided in separate correspondence.

Initially, the site plan showed the proposed two-story building encroaching into the required rear
yard setback. The applicant attempted to obtain a variance from the Zoning Board of Appeals on
May 18, 2015. The ZBA postponed action to allow the applicant time to look at alternative that
would lessen or eliminate the need for a variance.  On May 27, 2015 the applicant submitted two
alternative layouts. Alternative plan A1.01 flip-flops the building and parking, thus eliminating the
encroachment into the rear yard setback.  Alternative plan A1.01B maintains the original layout, but
eliminates the deck and reduces the size of the building, so the encroachment into the required
rear yard setback is eliminated. The applicant prefers Alternative Plan A1.01B.  All other
improvements would remain the same, according to the applicant.

The City’s Planning Consultant provided her review letter prior to the submittal of the above
referenced revised plan(s). Consequently, staff is providing the Planning Commission with an
updated review letter, based on this new information.

DIMENSIONAL REQUIREMENTS

Section 20.01 provides the dimensional standards in the VR Village Residential District.  Compliance
with these standards is provided in the following table:

Standard Required Alternative Plan A1.01 Alternative Plan A1.01B Findings

Lot area 7,800 SF 12,837 sq. ft. 12,837 sq. ft. Compliant

Lot Width 60 FT 99 ft. 99 ft. Compliant

Front yard
setback

15 FT 15 ft. 15 ft. Compliant

Side yard
setback

10 FT 10.8 FT (west)/58 FT
(east)

10 ft. (east)/58 ft. (west) Compliant

Rear yard
setback

25 FT 39.2 FT 25.3 FT Compliant

Lot coverage 30% 14.5% 14.5% Compliant

Building Height 2.5
stories/35 FT

2 stories/27 FT 2 stories/27 FT Compliant
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