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

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

From:    Michelle Aniol, Community Development Manager 
Re: PUD-AP-2016-01 Amended PUD Petition and Revised Area Plan for Grandview Commons 

Mixed Residential Development, revised plan dated July 11, 2016, Elevation and floor 
plans received July 12, 2016, revised Traffic Impact Statement, received May18, 2016, 
and revised Development Agreement, received June 15, 2016. 

Zoning: I-1 Limited Industrial District 

Date:  August 8, 2016 

The Planning Commission was scheduled to conduct a Public Hearing on June 6, 2016, to consider an 
amended Planned Unit Development (PUD) Petition and revised Area Plan for Grandview Commons, 
submitted by Steve Brouwer on behalf of MMB Equities, LLC.  The Amended Petition and Revised Area 
Plan were dated May 6, 2016, and received on May 6, 2016.  The amended petition and revised area 
plan called for a 80-unit mixed residential development, located at the southwest corner of Grand 
Street and Baker Road.  The development proposal involves four parcels, which total 8.21 gross acres, 
plus .36 acres of city owned property, which the applicant is proposing to swap with the city in 
exchange for a public stormwater easement.  The four primary parcels include the following: 

• 7961 Grand Street; Parcel ID 08-08-06-285-004 

• 7931 Grand Street; Parcel ID 08-08-06-155-001 

• 7905 Grand Street; Parcel ID 08-08-06-427-001 

• Baker Road (vacant); Parcel 08-08-06-427-002 

On June 2, 2016, the applicant submitted a revised layout plan and parallel plan just as the Planning 
Commission packets were being prepared.  The primary change to the plan centered on the 
elimination of an 8-unit building in the center of the development and the creation of a 4-unit building 
and 4 benches.  The net change in density was a loss of 4-units, which reduced the total number of units 
proposed to 76.  Everything else remained the same.   

PLANNING COMMISSION ACTION 

Following the public hearing the Planning Commission, in a 6-2 voted, determined the amended PUD 
Petition and revised Area Plan received June 2, 2016, met the qualifications for consideration as a PUD 
and recommended approval to City Council, subject to the following conditions: 

1. Recommendations, as cited in the CWA review dated, May 20, 2016, including the following: 

a. Applicant shall provide a parallel plan showing the entire project area and shall demonstrate all 
required setbacks of the proposed VR Village Residential District. 

b. Site modifications, as provided in the applicants June 2, 2016 correspondence, page 4, item 6; 

c. Applicant shall submit a revised area plan that provides the following information: 

i. Location and dimensions of all proposed, existing and/or modified utility lines; 

ii. List of dimensional deviations sought through the PUD approval; 

iii. Verification of height of townhouse, duplex and 4-unit structures; 

d. Attorney review and approval of Development Agreement; 

e. City Engineer’s review and approval. 
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2. All General, Water and Sanitary Sewer, Stormwater Management, and Paving and Right-of-Way 

review comments, as cited in the OHM review dated, May 19, 2016; 

3. Recommendations, as cited in the DAFD review dated, May 11, 2016. 

4. The applicant shall provide a revised area plan that includes the following, as cited by staff herein: 

a. All plan sheets must be sealed by the professional, as required by the State of Michigan; 

b. Legal description of the each parcel, along with acreage; 

c. Soil classifications on the topographic survey; and 

d. Adjacent land uses and zoning, as well as the location of adjacent buildings, drives and streets. 

5. Material and recognized benefits, as determined by the Planning Commission, including the 
following: 

a. The benefits listed in staff memo dated, May 31, 2016, items 2.a, b, e, f, and g1, plus elevations 
depicted along Grand Street, in rendering distributed by applicant at the June 6, 2016 meeting 
and sidewalk connectivity between Baker Road and the proposed duplexes. 

On July 19, 2016, the Planning Commission voted unanimously to amend the motion it adopted on June 
6, 2016, to recommend conditional approval of PUD-AP2016-01 Grandview Commons PUD Petition and 
Area Plan to City Council by striking condition #4, Recommendations, as cited in the DAFD review, 
dated May 11, 2016, and inserting Fire Protection Ordinance requirements, as cited in the DAFD review, 
dated May 11, 2016.   

REVISED PLAN SUBMITTAL 

The applicant submitted a revised Area Plan dated, July 11, 2016, along with a cover letter and 
updated elevation and floor plans on July 12, 2016.  In addition, the application packet includes the 
following documents:  

• Applied Geotechnical Service, Inc., Infiltration Basin Exploration dated, June 16, 2016  

• Traffic Impact Study, revision dated May 18, 2016 

• Gibbs Market Study Executive Summary (email), received May 31, 2016 

• Grandview Commons revisions-benefits outline, received May 18, 2016 

• CWA review letter dated, July 26, 2017 

• OHM review letter dated, July 27, 2016 

• DAFD review letter dated, July 21, 2016 

• Development Agreement, with edits recommended by staff and the City Attorney 

AREA PLAN APPROVAL PROCEDURE  

According to Section 19.08, sub-section A.6, City Council, following a thorough review of the proposed 
PUD Petition and Area Plan, and the Planning Commission’s recommendation, must approve, approve 
with conditions, deny or postpone for future consideration the proposed PUD Petition and Area Plan for 
Grandview Commons.  

If the proposed PUD Petition and Area Plan for Grandview Commons is approved by city council, the 
applicant/petitioner and the city must execute a PUD Agreement.   

                                                      
1 2a) On-street public parking along Grand Street, 2b) Decorative streetlights along the Baker Road frontage, 2e) Public art pad 
at the corner of Baker Rd and Grand St, 2f) Public access easement and multi-purpose pathway from Grand St to Mill Creek Park, 
and 2g) Installation of rapid flashing beacon to improve pedestrian crosswalk on Baker Rd. 
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REVIEW COMMENTS 

The applicant must demonstrate the amended PUD Petition and revised Area Plan satisfies the 
characteristics set forth in Section 19.08, sub-section A.4, Procedure for Petition and Area Plan Approvals 
for PUD.  In addition, according to Section 19.08, sub-section B.1, an area plan for a PUD project 
consisting of 80 acres or less, must contain all information required for preliminary site plans, as set forth 
in Section 21.04, sub-section D.  The City’s planning and engineering consultants, CWA and OHM, 
respectively, along with the DAFD have reviewed the proposed PUD Area Plan.  The following summary 
of their reviews are provided for your convenience: 

(1) Carlisle Wortman Associated (CWA) noted that a number of previous contingencies in its 
recommendation have been addressed.  Subsequently, CWA finds the proposed area plan 
meets the intent of the PUD standards, the City of Dexter Master Plan, and the allowable density, 
as presented in the parallel Plan demonstrating VR, Village Residential, as the underlying zoning 
district.  

(2) OHM noted the plans were reviewed in accordance with the City’s engineering standards and 
are acceptable for area plan approval, subject to the following conditions: 

(a) The existing parcels are described to the right of way lines of Baker and Grand. The 
proposed combined parcel shall be shown in the same manner. Dedication of right of 
way along Grand at the far western parcel will be necessary as the property is currently 
described to the right of way centerline. 

(b) The storm sewer extending from the Grand Street right of way into the site shall be 
included within a drainage easement and shall be dedicated public. The easement shall 
encompass the pipe from Grand Street to the outfall to Mill Creek.   

(3) DAFD cited the following requirements as conditions of approval; 1) confirm roadway names 
and addressing of structures, as well as individual units, 2) confirm location of fire hydrants, and 
3) install “no parking fire lane” signage on both sides of drive aisle and access drives. 

Staff and the city attorney have reviewed the draft development agreement submitted by the 
applicant and recommended a number of edits.  Although the development agreement requires some 
revisions, staff and the city attorney are recommending approval, subject to administrative review and 
approval. 

SUGGESTED MOTIONS – PUD-AP 2016-01 Grandview Commons PUD Petition and Area Plan 

Based on the recommendation of the Planning Commission, along with information provided by the 
applicant, staff, consultants and DAFD, and reflected in the minutes of the August 8, 2016 City Council 
meeting, City Council (APPROVES/DENIES) PUD-AP 2016-01 Grandview Commons Amended Planned 
Unit Development (PUD) Petition and Revised Area Plan dated, July 11, 2016, in accordance with the 
provisions set forth in Article 19, PUD Planning and Development Regulations for Planned Unit 
Development Districts, in the City of Dexter Zoning Ordinance, and subject to the following conditions: 

1. CWA review dated, July 26, 2016; 

2. Requirements cited in the OHM review dated, July 27, 2016; 

3. Requirements cited in the DAFD review dated, July 21, 2016 

4. Administrative review and approval of the Development Agreement, by staff and the city 
attorney,  

OR 

Based on the information provided by the applicant and reflected in the minutes of this meeting, the 
City Council moves to POSTPONE action on the PUD-AP 2016-01 Grandview Commons Amended 
Planned Unit Development (PUD) Petition and Revised Area Plan dated, July 12, 2016, until (DATE), to 
allow the applicant more time to address the following issues: 
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1.    

2.    

3.    

 

Please let me know if you have any questions or comments.  Thank you. 
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g. Development schedules. 

f. Impact assessment {See Section 19.08 for specifics) 

e. Economic feasibility of the proposed uses. 

d. Scale and scope of development proposed. 

c. Compliance with regulations and standards. 

b. Objectives and purposes to be served. 

a. General character and substance. 

2. Evidence regarding the following characteristics of the 
proposed development. 

04 

Evidence of full ownership of all land in a PUD, or execution 
of a binding sales agreement. 

PROPERTY ADDRESS 7931 Grand St; 7961 Grand Street 

TAX l.D. 08-06-155-00 l; 08-06-427-00 l; 08-06-427-002; 08-08-06-285-( 

PROPOSED USE Mixed Use Residential 

ZONING DISTRICT I-1 

PROPERTY OWNER NAME MMB Equities, LLC 

PROPERTY OWNER ADDRESS 7444 Dexter Ann Arbor Rd, Suite F, Dexter, MI 48130 

PROPERTY OWNER PHONE 734-426-9980 

EMAIL ADDRESS stevebrouwer@arbrouwer.com 

APPLICANT NAME MMB Equities, LLC 

APPLICANT ADDRESS 7444 Dexter Ann Arbor Rd, Suite F, Dexter, MI 48130 

APPLICANT PHONE 734-426-9980 

EMAIL ADDRESS stevebrouwer@arbrouwer.com 

$1 ,000.00 + $50.00/ ACRE+ $3,000.00 DEPOSIT 

MAY - 6 2016 
PLANNED UNIT DEVELOPMENT (PUD) AREA PLAN PETITION 

CITY OF DEXTER i 
Rec# .:.J ~~~~~~~~ 
Date: 5/6/16 

REVISED PUD APPLICATION 

The City of 

rlJEXJ;!}~d OFFICE OF COMMUNITY DEVEL~mlt'.'."g 
,.,~ 8140 Main Street• Dexter, Michigan 48130-1092 • (734) 42'JJi;",\.ai(r;r~~ 
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e. Location, use and size of open areas and recreation 
areas. 

d. Location, type and land area of each proposed land use; 
dwelling unit density {dwelling units per acre); type of 
dwelling units. 

c. Scale, north arrow and date of plan 

b. General topography and soil information. 

a. Location and description of site, including dimensions 
and area. 

4. Information Required for Area Plans - Greater than 80 acres. 

g. Delineation of areas to be platted under the Subdivision 
Control Act. 

f. General landscape concept showing tree masses to be 
preserved or added, buffer areas, and similar features. 

e. Description of all proposed uses by reference to existing 
zoning classifications under the City Zoning Ordinance, 
i.e. residential uses by density and housing type. Office 
and commercial land uses, open space and recreational 
facilities, and other land uses. 

d. Description of the petitioner's intentions regarding 
selling or leasing of land and dwelling units. 

c. General description of covenants or other restrictions; 
easements for public utilities; by-laws and article of 
incorporation for homeowners' cooperative or 
condominium association. 

b. General description of the organization to be utilized to 
own and maintain common open space and facilities. 

a. Density of use for each type of proposed use on the site, 
including a parallel site plan for residential development 
as described in Section 19.03A.2. 

3. Information required for Area Plans - All Applications. 

j. Full and complete disclosure of all parties involved in the 
development as to ownership, current financial position, 
experience in previous five {5) years, background on all 
management personnel. 

i. Ownership of land, identifying all parties of interest. 

/ 

Compliance with the adopted Master Plan of the City. 

/ 

/ 
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APPROVAL STAMP 

CONDITIONS OF APPROVAL: _ 

REASONS FOR DENIAL: _ 

For Office Use Only 

Date u5r.ff75 
I c?5"/J 4¥ ~ 

Date: __ :fo3mo .?jf /2 ~ 
Date: 

1 
JI tj4tf fV 

Date: _ 

j.)! fr Pre-application Meeting Date(s): 
Planning Commission Notification/ Action 
City Council Notification/ Action 

J/6$ 
Date 

~~ 
Owner's Signature 

ACCEPTABLE I :~;EPTABLE I N/A I 
f. General location, surface width, and right-of-way width 

of proposed public streets; general location and surface 
width of major private streets/drives. 

g. General location of proposed parking areas and 
approximate number of spaces to be provided in each 
area. 

h. General delineation of existing natural features to be 
preserved or removed; location of existing structures, 
streets and drives; location and propose of existing 
easements. 

i. Adjacent land uses. 

j. Location and area of each development phase; summary 
of lad use information as required in section 19,08 

\ B.2.(d) for each phase. 

\ k. General description of proposed water, sanitary sewer 
and storm drainage systems. 
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1. Number of units has changed from the original 68 to 80. 
2. Parcel size has changed from 7.24 acres to 8.55 acres and now includes 7961 Grand Street, Tax ID- 

08-08-06- 2 85-004. 
3. Parallel Plan -A new Parallel Plan has not been developed because we know that the additional 

parcel would result in another 16 units. The original Parallel Plan would have accommodated 56 
units, 72 units would fit on the new parcel. 

4. The proposed additional units will increase the Tap Fees paid to the City to $468,666.40. 

Please see the attached revised application and project narrative. The project narrative is includes the 
following revisions: 

By incorporating the additional lot into the overall plan we believe that the plan revisions achieve the 
Planning Commission goals. 

With the additional property we were able to significantly improve the proposed public pedestrian 
easement along the westerly edge of the property; the access is no longer along the road or shared with 
the road. We were able to increase the number of public parking spaces along Grand Street. We were 
able to provide a layout similar to what was requested by the Planning Commission with regard to 
centralizing the Grand Street entrance drive. As previously noted we were unable to move the Grand 
Street entrance drive due to the impacts on building and pedestrian pathway alignment as well as the 
required dead end length. The revised plan provides better building alignment and dead end drives. 

As a result of the inclusion of the additiona I property our amended PUD application also includes the 3 
new buildings, including 16 units for a total of 80 units and 17 buildings over the approximately 8 acre 
parcel. 

7961 Grand Street, Tax ID 08-08-06-285-004 

Following our April 21, 2016 request for postponement of the Grandview Commons PUD Area Plan we 
have been in negotiations with the property owner of 7961 Grand Street. 7961 Grand Street is an 
approximately 1.2 acre parcel located west of the Grandview Commons site. At this time we would like to 
request an amendment to our PUD application to include the following parcel: 

City of Dexter 

Planning Commission and City Council 

8140 Main Street 

Dexter, Ml 48130 

May 6, 2016 

Phone: 734-426-9980 
Fax: 734-426-9985 

7444 Dexter-Ann Arbor Road 
Suite F 
Dexter, Ml 48130 

MMB Equities LLC 
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Steve Brouwer, MMB Equities LLC 

Sincerely, 

Thank you. 

Please feel free to contact us in advance if there are any questions. 

Also note that the southwest corner of the property has changed. Development of the property does not 

need to extend into Mill Creek where the property line was previously shown. A new survey has been 

submitted with the application for consideration. 

5. The proposed improvements are now estimated to be $15-20 million resulting in a tax increase to 

the City of over $500,000 annually. 

6. Public benefit - In addition to the public benefits proposed we have revised our plan to include 

the following: 

a. Installation of water main along the frontage of Grand Street where no service currently 

exists. 

b. Installation of sewer main along the frontage of Grand Street where no service currently 

exists. 

c. Public pedestrian access and construction of the pathway along the west side of the project to 

the Mill Creek. 

d. On-Street Public Parking and Streetscape improvements along 50% of Grand Street. 

e. Public Art Pad at the corner of Grand and Baker. 

f. Pedestrian crosswalk improvements across Baker with installation of a Rapid Flashing Beacon. 

g. 2 benches have been added to the end of the public pedestrian path. 

7. Project timeline has been revised. 

8. Traffic Impact Study has been revised. 
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Proposed Area 
Plan 

MMB Equities, LLC is pleased to submit the following information as required by Section 19, Planned 
Unit Development (PUD), for the Eighty (80) Sixty Eight (68) unit Grandview Commons Multi-Family 
housing project. We are also requesting approval of the Area Plan in order to continue to develop the 
full engineering plans for review and approval. 

We respectfully request that the City consider rezoning the property to a Planned Unit Development 
(PUD) in order to permit some flexibility in the design standards that promote a development that can 
provide a variety of alterative housing options for those wishing to move in the City limits. 

MMB Equities, LLC is submitting this proposal to the City of Dexter for Area Plan approval for the 
redevelopment of the property at the corner of Grand Street and Baker Road, called Grandview 
Commons. 

Phone: 734-426-9980 
Fax: 734-426-9985 

City of Dexter 

Planning Commission and City Council 

8140 Main Street 

Dexter, Ml 48130 

May 4, 2016 

7444 Dexter-Ann Arbor Road 
Suite F 
Dexter, M! 48130 

MMB Equities LLC 
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Dexter Pharmacy 
22,000 SF mixed use building Brownfield site, demolition 
of existing structure and new construction. 

Dexter Wellness Center 
48,000 SF wellness center; 
includes offices and community 
meeting rooms; Brownfield site, 
demolition of existing structure 
and new construction. 

The following are a few projects completed by A.R. Brouwer Company in the City of Dexter. 

A.R. Brouwer Company located in Dexter, Michigan, was founded in 1998 by Steve Brouwer. A.R. 
Brouwer Company provides construction services for projects, utilizing three different approaches: 
design/build, construction management and general contracting. A.R. Brouwer Company has 
constructed many new buildings and numerous interior and exterior building renovations within the City 
of Dexter over the last 18 years along with other projects throughout Southeast, Michigan. 

General Contractor- 

MMB Equities, LLC is the Property Owner and Developer of Grandview Commons. MMB Equities 
purchased the development property in 2012 and manages the property and tenants within the 
building. MMB Equities, LLC is a development partnership that includes Steve Brouwer. Steve Brouwer 
is also President and owner of A.R. Brouwer Company. 

Developer- 
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MC3 
56,000 +SF Renovation of an existing warehouse 
into a medical equipment 
research, design and manufacturing facility 

Bluewater Building 
[ A.R. Brouwer Company Offices] 

22,000+ SF office building 
Brownfield site, clean-up 
Renovation of a 9,000 SF manufacturing 
building, and a 13,000 SF expansion to create a 
22,000 SF office building 

Monument Park Building 

21,600+ SF office building 
Brownfield site, clean up and new construction 
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Demolished existing house in downtown Ann 
Arbor and constructed a 24 bedroom student 
housing building. The framing was a 
combination of steel and wood. The exterior 
finishes included an aluminum window 
system, aluminum trim and slate siding. 

Hill Apartments 

Renovated and repaired home after Tornado damage. 

Greve House 

Constructed a 5000 sq ft home including a full 
basement, timber frame interior, four story 
elevator, third floor viewing room and a four car 
garage. 

Fraser House 

The following are residential projects completed by the A. R. Brouwer Company. 
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Steven Brouwer - 
Company President 
Mr. Brouwer holds a Bachelor's (1984) and Master's Degree (1985) in Civil Engineering 

from the University of Michigan, and has over 30 years of industry experience. From 

1985 to 1994 he worked in commercial construction as a project manager and estimator. 

In 1994 Steve was promoted to Director of Estimating, and worked as such until 1998 

when he founded A.R. Brouwer Company in Dexter, Michigan. 

A.R. Brouwer Company has a strong core of knowledgeable project managers and superintendents. Our 

team's collective experience in construction allows us to provide expertise for any project. 

Demolition and construction of a 4-unit student 

apartment building in Ann Arbor. 

Hill Street 

Demolition and reconstruction of a 4-unit 

student apartment building in Ann Arbor. 

Forest Street 

Key Personnel - 
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Jodi Trisdale - Office Administrator 

Jodi joined the A.R. Brouwer Company team in May of 2014, and has over 13 years of 
experience in professional office management and administration. 
Jodi's multi-faceted role includes coordination of project start up and close out 
activities, verification insurance requirements, distribution and collection of contracts 
and change orders, management of project bidding and bid documents. 

Allison Bishop - Property and Development Manager 

With over 12 years of professional experience in planning, zoning, property 
development and government administration in Washtenaw County, Allison joined the 
A.R. Brouwer Company team in 2013. Allison is using her expertise as Property Manager 
for the company's nine properties, creating local development opportunities for the 
firm, and is also an integral part of the planning and development stages for projects. 

Mary Kaye Lafontaine -Accountant 

Mary Kaye has been the accountant for A.R. Brouwer Company for seven years, 
and has over 16years of industry-specific accounting experience for commercial 
construction projects and managed properties. Mary Kaye works with customers and 
project managers for all billing activities including sworn statements, lien waivers and 
payment applications. 

With over 17 years of construction management experience, Mr. Boyer brings a wealth 

of knowledge to the A.R. Brouwer team. Geoffrey has managed numerous structural, 

interior and exterior renovations of commercial, retail and municipal properties. 

Geoffrey Boyer- On-Site Superintendent 

Dave Niswonger - Company Vice President, Lead Project Manager 
Mr. Niswonger holds a Bachelor's Degree (1991) in Business Administration from Central 
Michigan University, with a double major in Marketing and Management. Dave has over 
19 years of experience as a Project Manager and Estimator, and over 23 years in the 
construction industry. Joining A.R. Brouwer Company in 2003 as a Project Manager, 
Dave accepted the role of Vice President in 2004. 
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Grandview Commons achieves the intent of the PUD District through the demolition of the existing 
industrial building and environmental clean-up of a brownfield site that will improve surrounding 

MMB Equities is requesting PUD approval because the City's current ordinance, Master Plan and DOA 
Development Plan are inconsistent. In order to achieve the City's goals of infill development with more 
urban density a PUD is necessary. The City's current Baker Road Corridor Mixed Use District encourages 
upgrading of the area, increasing public transit opportunity and developing residential infill, however 
the densities for multiple family (VR and R-3) support suburban densities. The current ordinance does 
not have a zoning district or foundation for achieving the goals and objectives of the Master Plan or DOA 
Development Plan. In addition, a straight rezoning does not achieve the desired densities, therefore 
making a PUD the best option for developing Grandview Commons as defined in the City's long range 
planning documents. 

7905 Grand Street- HD-08-06-427-001 
Vacant - HD-08-06-427-002 

MMB Equities is requesting rezoning of the subject property to permit a Planned Unit Development 
(PUD), with underlying VR zoning as the City of Dexter does not currently provide a zoning district to 
facilitate a development that permits a variety in design, layout and type of structures proposed. It is 
our intent to redevelop an existing functionally obsolete industrial brownfield to provide a development 
with variety of housing options/types, to provide the environmental clean-up and demolition of a 
Brownfield site within 2 blocks of the City's downtown district. 

Purpose and Intent 

Article 19- Planned Unit Development Regulations 
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The subject property is master planned in the Baker Road Corridor as mixed use, however after our 
market research and analysis we do not anticipate the need for additional office and retail space in this 
area of the City. Pursuant to the master plan this site is planned as a transitional site from the 

The subject property is currently zoned 1-1, Light Industrial. Approximately 7 years ago the City 
considered changing the zoning of the property to encourage redevelopment, but the owner at the time 
was not in favor of the rezoning. MMB Equities has owned the property since 2012 with the intention of 
redeveloping the property. 

PUD Regulations 

Grandview Commons is the largest redevelopment parcel in the City of Dexter and will jump start 

redevelopment in the downtown area that has been master planned by the City and Downtown 

Development Authority for over 2 decades. We hope to gain your support for this very exciting 

opportunity to improve the area and create a reason for more people to move to Dexter and share in 

the wonderful community. 

housing products provided in Grandview Commons meets the market demand. 

A PUD is being requested in order for Grandview Commons to meet the City's Master Plan and DDA 

Development Plan and to provide a unique combination of housing types that will attract varying 

demographics to Dexter. Through our market research and analysis with the Gibbs Planning Group in 

November 2015 we are providing a number of residential options that will not over saturate the City's 

housing stock and to meet the demands of the Dexter market. Q_ur.Macket;Ar.1aly.s·is lrtdicated that the 
The mixture of 

improvements, storm water easements, improved storm 

water management and outlet into the Mill Creek 

Watershed, a pedestrian access easement for the future 

Mill Creek Park Phase 2, improved streetscape along 

Grand Street with on-street parking and public sidewalk. 

Grandview Commons provides an interconnected 

community through the pedestrian linkages within the 

development along with gathering areas, building 

orientations and connections to the public streets. 

property values, increase tax base and encourage further 

improvement and redevelopment in the area. The 

redevelopment will also provide additional population to 

patronize downtown further enhancing the economic 

stability of Dexter businesses achieving the long term 

planning goals of the Dexter Master Plan and Downtown 

Development Authorities (DDA) Redevelopment Plan. 

The project will provide public benefits, including but not 
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The proposed density is consistent with the R-3 zoning with variations in the unit type. Through various 
attempts at site layout, existing/proposed utilities, preliminary engineering, topography, soil conditions, 
traffic and pedestrian circulation, unit and product types we have determined that the proposed area 

Type of Unit R-3 District PROPOSED 
1 Bedroom 82.32 units -1¬ 20 
2 Bedroom 61.74 units 4450 
3 Bedroom 41.16 units &10 
TOTAL 61.74 unit (average} ~80 

Residential Density- In accordance with the R-3 District: 

stacKeCLattacsheEl prnducts."' With this information and additional information on aging populations and 
shrinking household sizes we are confident that we are providing a desirable mix of products for the 
demographics in the Dexter area. 

The parallel plan provided as required is, in our opinion, not the best layout for the property; however it 
could be approved under standard zoning within the VR Village Residential District. As shown there are 
68~-2 bedroom units. Each building is the same, lacking variety throughout the site. We are proposing 
a combination of building types, unit types and number bedrooms to offer more diverse housing options 
and price points for residents, see table below. There are more community and public spaces 
throughout the development as proposed and the development will attract a variety of demographics. 

Please see Attachment A- Parallel Plan. 

Per the PUD regulations a Parallel Plan must be developed by the petitioner. It is our understanding that 
the Parallel Plan is provided to illustrate what the current zoning would permit, to establish a base 
density and to assist in the determination of additional density bonuses. 

General Provisions 

downtown into the surrounding 

neighborhood. Grandview Commons is 

consistent with the Master Plan and DDA 

Development Plan in transitional use and 

master planned surrounding land uses. We 

anticipate that this project would also 

promote additional redevelopment in the 

surrounding neighborhoods and 

commercial districts. 
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l\Qarket Analv.sis~ell as through evaluation of existing infrastructure, including access, utilities, soil 
boring information and preservation of view sheds. The duplex units were placed on the rear of the site 
because they have access to the most private space, they have the lowest elevation and the soils require 
the installation of basements. The Brownstone units were placed along Grand Street because they 

proportionate share of common area expenses, such as lawn care and snow removal. We will provide 
regulations through the creation of a Home Owners Association and Bylaws to maintain continuity and 
character within the development. The Association will be managed by the Developer. Please see the 
Draft Master Deed and Bylaws, attachment 2, included in the submission package for more details. We 
will work with the post office and Dexter Schools to determine the most suitable locations for mailboxes 
and bus stops upon approval of the Area Plan. At this time we have proposed a small Gatehouse for the 
mailbox locations and maintenance storage. 

between a-3 tied rooms, in unit laundry, wood floors and solid surface counter tops. Each building type 
will coordinate on the exterior with the other unit types on site, each with their own unique variations. 
Interior sidewalks connect the neighbors within the community spaces and the open space in the future 
Mill Creek Park. A public access easement and pathway will be provided to the property line. 

The scale and economic feasibility of Grandview Commons was determined based on the R-3 Multi 
Family Zoning District Regulations and in an attempt to create a development with enough variety to 
support multiple demographics and market demands. Following completion of a Market Analysis by the 
Gibbs Planning Group, Birmingham Michigan it was determined that the proposed mix of building and 
unit types, as well as price points, would appeal to the largest range of potential owners and occupants. 
Based on the Market Analysis unit prices will range from $.::200,0C:>0-$500,000, depending on many 
variables. The mixture of units and price points should reduce potential market saturation and result in 
efficient construction and property sales. It is our intention to offer the units for sale and lease. 

The general character and substance of the development is to create a small village within the City and a 
sense of Community within the development. Our hope is that Grandview Commons will attract 
multiple demographic cohorts from millennials to empty nesters and families. We have worked 
diligently to come up with a mix of housing opportunities for various incomes and amenity seekers. The 
location is convenient to downtown, miles of nature trails, renowned Dexter Schools, the Dexter 
Wellness Center and only 2 miles from Interstate 94 and minutes from Ann Arbor. 

General Character and Substance 

plan concept best promotes the use of the land in a socially and environmentally sensitive manner and is 

consistent with the Master Plan and DDA Development Plan. 
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The impact on flora and fauna will be improved. As previously mentioned the site storm water sheet 
flows off the primarily impervious site. The development will create pre-treatment basins and add 
additional landscaping treatments to clean storm water prior to it entering the sensitive wetland area to 
the south of the property. The site will also be improved with landscaping in accordance with the 
requirements of the City of Dexter. Detention ponds and/or native vegetation will be used to add to the 

The existing site slopes to the southwest and minimal grading will be required for the development. 

The existing building is a functionally obsolete 
industrial warehouse originally constructed in the 
1940's with numerous additions through the 1980's. 
The building is currently occupied by a variety of 
warehouse and manufacturing users. The Phase 1 
and Phase 2 Environmental Assessments and soil 
boring studied did not reveal any historic or 
archeological significance of the site. The southern 

boundary of the site, along Mill Creek, was filled by the previous owner. Duplex units were located in 
this area and include basements to deal with this soils issue. 

The effect of public utilities will be additional capacity requirements. At 8068 units the City will receive 
$468,666.40398,366.40 in Water/Sewer Tap Fees, along with additional monthly user fees to support 

the water/sewer system. Based on the information 
received from the City Engineer the system has 
been sized with anticipation of redevelopment on 
the site. Additional utility upgrades will be 
necessary on site to service the proposed new units. 

Impact on the surrounding area should be limited to general site construction. We expect that 
construction will take approximately 24-36 months, depending on sales. We expect that general 
construction impact will be additional short term traffic and carpentry noise. The development will 
improve the surface water runoff since the storm water entering Mill Creek will be treated and managed 
in accordance with modern standards and not flow directly into the stream untreated as it currently 
does. 

Impact Assessment 

provide the most urban feel along the street frontage and rear entry garages eliminate the need for 

individual curb cuts along Grand Street. The stacked units were placed in the center of the site to allow 

for a circular vehicle pattern and interior pedestrian and community spaces. 
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Grandview Commons is consistent with the goals and objectives provided in the Master Plan and DOA 

Development Plan. The following are excerpts from the City's long range planning documents. 

Conformance with the Master Plan and DDA Development Plan 

Overall the economic impact of the Grandview 

Commons Development will be significant not only in 

tax revenue, but in population to support the 

businesses, schools and community of Dexter. 

property values in the area will increase given the 

improvements and the desire to invest in property 

redevelopment adjacent to the site. Additional police 

and fire service needs will occur, as they do with any 

population increase. 

The character of the Grand Street and Baker Road Corridor will be dramatically improved through the 

demolition of an obsolete industrial building, 

improving the streetscape along Baker and Grand 

Street, adding on street parking and public sidewalk. 

We do not anticipate any long term negative impacts will result from the redevelopment of the site. 

Long term positive impacts are reduced semi-truck traffic on Baker Road and Grand Street. Short term 

impacts will be construction traffic and noise; however there are daily deliveries and tenant traffic 

currently which will cease upon the start of construction. 

Please see the Traffic Study results (Attachment C) submitted separately by C&A Engineers. Results 

from the study reveal that Grandview Commons will increase traffic; however traffic will not exceed 

standard level of service (LOS) D, which is considered to be an acceptable LOS. 

and be a catalyst for redevelopment as proposed for many years. 

i;irime goal of the-Meister- Plan a111a [)DA Development F.!lans sinc.e me lateJ30!:s, :ll'at 

all indastfial users and buildimgs be located in the Glexter Business arrd Resear-en Rarlt The pmposed 

There will be no displacement of residents as a result of the redevelopment. Current tenants have been 

made aware that leases will be renewed only on a month to month basis while approvals are being 

sought. 

natural features on the site. Street trees and landscaping buffers will also be added throughout the site, 

which is currently void of landscaping. 
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• The single and multiple family dwelling are located as a transition into the existing historical 
residential neighborhood on the north side of downtown and along Baker Road. 

Subject Parcel on 

Page 20 of the DOA Development Plan 

• Promote the Riverfront 
• Residential along pond/creek 
• Downtown Brownfield Redevelopment 
• Dexter as a destination 
• Development of Forest, Grand, and Broad Streets to enlarge the downtown 
• Dexter has been redeveloped 
• All industrial land uses are relocated to industrial park and redeveloped 
• Move industrial to industrial park, specifically Pilot (subject site) and Colorbok 
• High Density "row houses" developed in village 
• Traffic - Pedestrian connections throughout the community 
• New Residential in the Downtown 
• Downtown dwelling units provide patrons twenty-four hours a day seven days a week, thereby 

adding vitality to the district as well as creating additional demand for products and services. 
• Framework Plan-Identifies additional areas appropriate for residential uses, envisioned as 

locations for townhouses and single or multiple family houses. 

DOA Development Plan 
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• Provide a desirable residential environment with diverse housing options for Village/City 
residents, recognizing that a viable, healthy residential component is of primary importance to 
the overall health and vitality of the community. 

• Preserve and strengthen the existing character of the downtown area as an historic, pedestrian 
scaled community, with traditional site and architectural design creating an aesthetically 
memorable place with vibrant streetscapes and community spaces. 

• Promote safe management of disposal of all waste materials, both hazardous and non 
hazardous, which are generated within or transported through the Village/City through 

coordination with state and local agencies to ensure 
that contaminated sites are returned to an 
acceptable environmentally safe condition. 

• Provide for a range of housing options for 
Village residents. 

• Allow residential density levels that 
correspond to available infrastructure (sewer, water 
and roads) and adjacent land use. 

• Preserve and enhance the older, small town 
residential character of the Village, including the 
promotion of the visual compatibility of residential 
buildings in size, setbacks and architectural features, 
and the provision of design transitions between 
different types of buildings. 

• Identify and redevelop brownfield sites in cooperation with the Washtenaw County Brownfield 
Redevelopment Authority. 

• Encourage residential or mixed-use development (including residential uses) as a buffer 
between adjacent residential areas and other uses within this planned area. 

• Manage access to development by encouraging consolidation of curb cuts and shared driveway 
access. 

• Integrate public gathering spaces at key points of interest and entrances to intersections within 
a pedestrian/non-motorized circulation system. Specifically, by promoting a connection to the 
future parkland and open space adjacent to the Baker Road Corridor and along the Mill Creek. 

• Improve pedestrian access. 
• expand walkability within the Village by installing sidewalks. 
• Baker Road Corridor - Encourage a variety of housing types and higher-densities for residential 

infill projects and encourage redevelopment and infill development. 

City of Dexter Master Plan 

• Envisions the development of attached 2 story and one-half story or 3 story town homes for 

those seeking the advantages of a downtown atmosphere. 
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• Elimination of a functionally obsolete building 
• Remediation of a Brownfield site 
• Demolition of the last industrial building in the downtown district 
• Achievement of Master Plan Goals and Objectives 
• Achievement of DDA Development Plan Goals and Objectives 
• Execution of decades of long range planning 
• Improved streetscapes along Baker Road and Grand Street along over 50% of the south side of 

the street, including public on-street parking. 
• Improved infrastructure, including public sidewalks, water main along Grand Street, sanitary 

main along Grand Street. 5e-We-f-and public and private storm system improving water quality. 
• Improved storm water management and treatment 
• Public Art pad at the corner of Baker and Grand. 
• Public access easement and path construction to future Mill Creek Park 
• Increased tax base 
• Facilitates additional redevelopment 
• Improves surrounding property values 
_• _Increase in population for more economic stability for Dexter businesses 
• Pedestrian crosswalk improvement at Baker Road with installation of a Rapid Flashing Beacon. 
• Many more .. 

Approval of a PUD requires the demonstration of public benefit. The information provided represents 
numerous public benefits that will be achieved through the development of Grandview Commons, 
including but not limited to: 

Public Benefit 

It is our intention to seek approval from the City of Dexter and Washtenaw County for assistance related 
to the Brownfield clean up associated with the development of Grandview Commons. Preliminary 
environmental reports show that prior to demolition lead and asbestos abatement will be required. 
Remediation work will be required to bring the property into conformance with acceptable limits. 

Brownfield Funding 

• Appropriate Uses - High Density Residential. 
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March 2017 - Start Construction 

November 2016 - Submit permits 

October 2016 - Begin Pre Sales 

September 2016 - Project Financing 

August 2016 - Final Site Plan and Development Agreement Approval 

July 2016 - ODA Brownfield Plan Action 

June 2016 - Begin Brownfield Plan Preparation; Review Development Agreement 

June 2016 - PUD Area Plan Approval 

Following approvals our anticipated Development Schedule is as follows: 

We look forward to discussing our vision for the redevelopment of the former Pilot Plant, answering 
your questions and receiving your feedback at the June 6, 2016 Planning Commission meeting. 

The information presented above, along with the supplemental studies, analysis and documentation 
support approval of the requested PUD Area Plan for Grandview Commons. 

Conclusion 
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Steve Brouwer, MMB Equities LLC 

Sincerely, 

Thank you. 

Please feel free to contact us in advance if there is additional information requested. 
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Applied Geotechnical Services, Inc.  15798 Riverside, Livonia, MI 48154
Tel: (734) 679-0379

June 16, 2016

Ms. Allison Bishop, Property & Development Manager
MMB Equities, LLC
7444 Dexter-Ann Arbor Road, Suite F
Dexter, Michigan 48130

Via e-mail:allisonbishop@arbrouwer.com

Re: Infiltration Basin Exploration
Proposed Grandview Commons Residential Development
7931 Grand Street
Dexter, Michigan.
AGS Project No. 16-1066

Dear Ms. Bishop:

In accordance with your request, Applied Geotechnical Services, Inc. (AGS) has completed an
infiltration basin exploration for the referenced site in general accordance with Part D, Section V
of the Washtenaw County Water Resources Commissioner Rules & Guidelines – Procedures &
Design Criteria for Stormwater Management Systems document issued August 6, 2014. This
letter report documents the field exploration procedures and presents the results of the test pits
and double ring infiltration testing.

PROJECT BACKGROUND

The subject site is located at 7931 Grand Street, at the southwest corner of Grand Street and
Baker Road, in the City of Dexter, Washtenaw County, Michigan. We understand construction of
stormwater infiltration ponds, designed as Ponds A and B, or other types of infiltration basins, are
planned for the site. We further understand the infiltration ponds will be designed and constructed
in general accordance with the current Washtenaw County Water Resources Commissioner
(WCWRC) requirements. The infiltration basin exploration was performed to provide a basis for
assessing the suitability of the subsurface conditions for the proposed infiltration ponds and for the
design of the pond depths and dimensions.

At the time of our site visit, the proposed stormwater infiltration Pond A was situated in an
aggregated-surfaced drive area within the eastern portion of the site and Pond B was situated with
a green belt area and asphalt-surfaced parking lot within the southwestern portion of the site.
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Infiltration Basin Exploration – Proposed 8080 Grand Street Commercial Development
AGS Project No. 16-1066
June 16, 2016
Page 2

SCOPE OF SERVICES

The infiltration basin exploration was performed by Jeff Anagnostou, P.E., C.P.G. and included
the following scope of work:

1. Observation of three (3) back-hoe excavated test pits performed on June 14, 2016.  The
test pits were designated as Test Pit Nos. 1 through 3 and were performed at the
approximate locations shown on the Schematic Test Pit Location Plan appended to this
letter report.  The test pits were excavated by Top Grade Excavating Company, Inc. of
Manchester, Michigan using a Caterpillar Model 304C track-drive excavator with a 24-inch
bucket. The test pits were extended to depths of 6 to 7 feet below the existing ground
surface. The test pit logs are appended to this letter report.

2. Performance of infiltration testing in accordance with the Double-Ring Infiltrometer
method.  Based on the favorable soil and groundwater conditions encountered at the
test pit locations, infiltration testing was performed at each of the test pit locations. The
WCWRC BMP Double Ring Infiltrometer Test sheets for the infiltration tests are
appended to this letter report. The infiltration testing at the locations of Test Pit Nos. 1
and 2 was performed on fine to coarse sand and gravel and silty fine to coarse sands,
respectively.  At the location of Test Pit No. 3, the infiltration testing was performed on
fine sandy silts.

The infiltration testing was performed using a 4-inch diameter PVC centered within a 6-
inch diameter PVC pipe.  The PVC pipes possessed a length of 24 inches.  The PVC
pipes at the locations of Test Pit Nos. 1 and 2 were seated approximately 4 to 6 inches
below the bottom of a small pilot hole excavated at the test location using a flat board
and rubber mallet. The soil was “pre-soaked” prior to the start of testing by filling the
inner pipe and the annular space between the inner and outer pipes with potable water
to the top of the pipes.  The drop in water level was recorded after 30 minutes and the
pipes immediately refilled to the top of the pipe for a second 30 minute interval.  As the
water level in the inner pipe dropped more than 2 inches during the second 30 minute
presoak period at the test locations, the infiltration testing at the location of Test Pit Nos.
1 and 2 was performed with 10 minute intervals.  After each 10 minute interval, the drop
in the water level was obtained using a tape measure and the inner pipe and annular
space between the pipes immediately refilled to the top of the pipe. At the location of
Test Pit No. 3, the drop in the water level within the inner pipe was less than 2 inches
during the second 30 minute presoak period. Accordingly, the infiltration testing was
performed at 30 minute intervals.

As shown on the WCWRC BMP Double Ring Infiltrometer Test sheets, the infiltration
tests at Test Pits 2 and 3 were terminated after a “stabilized rate of drop” was obtained
as evidenced by a difference in the water level drop of less than ¼ inch between the
highest and lowest reading of a minimum of four consecutive readings. At the location
of Test Pit 1, highly permeable fine to coarse sand and gravel was present at the test
level. The testing was terminated after the water completely drained from the inner pipe
during the 30 minute presoak and 10 minute test intervals.
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Infiltration Basin Exploration – Proposed 8080 Grand Street Commercial Development
AGS Project No. 16-1066
June 16, 2016
Page 3

Photograph I: View of Test Pit No. 1 after Double Ring Infiltration Test.

Photograph II: Double Ring Infiltration Test Conducted in Test Pit No. 2.
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Infiltration Basin Exploration – Proposed 8080 Grand Street Commercial Development
AGS Project No. 16-1066
June 16, 2016
Page 4

Photograph III: Double Ring Infiltration Test Conducted in Test Pit No. 3.

RESULTS AND EVALUATION

Approximately 24 inches of mixed crushed limestone and sand fill was encountered at the location
of Test Pit No. 1.  The subsoils consisted of silty fine to coarse sands to a depth of 4 feet, followed
by fine to coarse sand and gravel that extended to the maximum explored depth of 6 feet.

At the location of Test Pit No. 2, clayey fine to medium sand fill containing metal, asphalt, and
plastic debris was encountered to a depth of 4 feet.  The subsoils consisted of silty fine to coarse
sands that extended to the maximum explored depth of 7 feet.

We note Test Pit No. 3 was performed within the northwestern portion of Pond B after several
attempted test pits excavated within the southern portion of Pond B encountered in excess of 8 to
9 feet of fill materials containing large concrete and metal debris, sweepers, and plastic debris.
Approximately 14 inches of topsoil was encountered at the location of Test Pit No. 3.  The
subsoils consisted of silty fine to medium sand to an approximate depth of 4 feet, followed by fine
sandy silts that extended to the maximum explored depth of 6 feet.

No groundwater seepage was encountered in any of the test pits.

As discussed above, infiltration testing was performed at the test pit locations via the Double-
Ring Infiltrometer method. The calculated and design infiltration rates, based on the infiltration
testing, are presented in Table 1.
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Infiltration Basin Exploration - Proposed 8080 Grand Street Commercial Development 
AGS Project No. 16-1066 
June 16, 2016 
Page 5 

Table 1: Summary of Infiltration Test Results 

Test Pit Ave. Drop Per 10 Cale. (Unfactored) Infiltration Design Infiltration 

No. Minute Interval Rate (Inches Per Hour) Rates (Inches Per 
(inches) Hour) 

TP-1 18+ 18+ 10* 
TP-2 2Ys 12% 6% 
TP-3 Ys � Ye 
• * WCWRC recommends maximum design infiltration rate of 10 inches per hour: 

The WCWRC requires the soils below an infiltration device possess infiltration rates between 
0.1 and 10 inches per hour. Therefore, we believe the native fine to coarse sands, silty fine to 
coarse sands, and fine sandy silts encountered at the test pit locations are suitable for properly 
designed infiltration devices such as infiltration ponds. 

I, Jefferey T. Anagnostou, P.E., C.P.G., a licensed professional engineer, trained in the 
science of soil mechanics, state that the above infiltration rate is valid and represents the 
soil conditions encountered on the site at the test location. 
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C tsMP Double Ring Schematic Test Pit Location Plan, Log of Test 

lnfiltrometer Test Sheets 
Encl: 

Respectfully, 

Thank you for your use of our services. If there are any questions regarding this letter report, 
please do not hesitate to contact us at (734) 679-0379. 

APPLIED GEOTECHNICAL SERVICES, INC. 

�A:gn6;� 
Geotechnical Engineer/Principal 
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A.PPLlEr.> GEOTEC'..l:-{NlCAL SERVJCE:.S, INC. 

LOG OF TEST PITS 
PROPOSED GRANDVIEW COMMONS RESIDENTIAL DEVELOPMENT 

CITY OF DEXTER, WASHTENAW COUNTY, MICHIGAN 

TEST PIT 1: Date: 6-14-16 

Ground Surface Elevation: N/A 

Depth Interval (feet): Encountered Soil Conditions: 

0 - 2" Mixed Crushed Limestone & Sand Fill 

2'-4' Silty Fine to Coarse Sand - some gravel - 
occasional cobbles - moist - brown (SM-GM) 

4'-6' Fine to Coarse Sand & Gravel ·- trace silt - 
occasional cobbles - moist - brown (GP-GM) 

Groundwater: Dry 

Remarks: Infiltration Testing Performed at ±5.0' bgs * 

TEST PIT 2: Date: 6-14-16 

Ground Surface Elevation: N/A 

Depth Interval (feet): Encountered Soil Conditions: 

0 -4" Clayey Fine to Medium Sand Fill - occasional 
cobbles, metal, asphalt and plasitc debris - moist - 

brown (SC-Fill) 

4" - 7' Silty Fine to Coarse Sand -.some gravel - 
occasional cobbles - moist - brown (SM) 

Groundwater: Dry 

Remarks: Infiltration Testing Performed at ±6' bgs 

Applied Geotechnical Services, Inc. 15798 Riverside, Livonia, Ml 48154 
Tel: (734) 679-0379 
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LOG OF TEST PITS 
PROPOSED GRANDVIEW COMMONS RESIDENTIAL DEVELOPMENT 

CITY OF DEXTER, WASHTENAW COUNTY, MICHIGAN 
PAGE 2 OF 2 

TEST PIT 3: Date: 6-14-16 
Ground Surface Elevation: NIA 

0-14" Black Sandy Topsoil 

14" -4' Silty Fine to Medium Sand - trace gravel - 
occasional cobbles - moist - brown (SM) 

4' -6' Fine Sandy Silt - trace clay - mottled brown & gray 
(ML) 

Groundwater: Dry 

Remarks: Infiltration Testing Performed at ±5' bgs 

Applied Geotechnical Services, Inc. 15798 Riverside, Livonia, Ml 48154 
Tel: (734) 679-0379 
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/'\1-'l'l.ll'l>C:FC')Jl·C IINI< Al �JJl>!VIC 1·�.l'-!C 

WCWRC BMP DOUBLE RING INFIL TROMETER TEST 

Project # __ 1 __ 6"---1--"0 __ 6'--6 _ 

Location: Dexter, Ml 

TestNo_.: __ T __ e�s�t_P�it'--T_P_-_1 � 

Project: __ G="-'ra;:;;..;n;..;..d;;;.v.;..;i=e.:...;w._C=o.:...;m..;.:m.a.:.;::o.:...;n=s 

Date: 6-14-2016 
__ ........... _ 

Test Depth: 5' SGS 

Outer Ring Diam/Lgth: 6"/24" PVC Inner Ring Diam/Lgth: __ 4_'_'/2_4_'_' _P_V __ C __ 

Seated Depth:_--'6 .... " _ 

Pre-Soak 30-Min. Water Level: 18" 

Hgt of Rim Above Ground_: __ 1 ........ 8'_' _ 

Pre-Soak 30-Min W.L. Drop:_---=1'-='8_"_+_ 

Pre-Soak 60-Min. Water Level: 18" -�--- Pre-Soak 60-Min W.L. Drop:_.--=.1=8'_'+ __ 

10 Min Water Level Drop (Refill Water to Rim After Every Reading): 18" 

20 Min Water Level Drop (Refill Water to Rim After Every Reading): 18" 

30 Min Water Level Drop (Refill Water to Rim After Every Reading): _ 

40 Min Water Level Drop (Refill Water to Rim After Every Reading): -------- 

50 Min Water Level Drop (Refill Water to Rim After Every Reading): -------- 

60 Min Water Level Drop (Refill Water to Rim After Every Reading): -------- 

70 Min Water Level Drop (Refill Water to Rim After Every Reading): -------- 

80 Min Water Level Drop (Refill Water to Rim After Every Reading): -------- 

• *Per Part D, Section V of the Washtenaw County Water Resources Commissioner Rules & 
Guidelines - Procedures & Design Criteria for Stormwater Management Systems document, the 
last four readings represent a stabilized rate of drop (i.e., difference of X" or less between the 
highest and lowest readings of four consecutive readings). 

Applied Geotechnical Services, Inc. 15798 Riverside, Livonia, Ml 48154 
Tel: (734) 679-0379 
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.AJ< ;;s 
APPL.tl!D GECYt""EC:.HNlCA.L SERV[C:ES, INC. 

WCWRC BMP DOUBLE RING INFIL TROMETER TEST 

Project # 16-1066 

Location: Dexter, Ml 

TestNo=.: T�e=s�t.;..P�it __ T�P_-=2 � 

Project: __ G_ra_n_d_v_i_e_w_C_c> __ m_m_o_n_s 

Date: __ ...;;;6_-1;;...,;4;;....;-2=0;;....;1;..;;6_ 

Test Depth: 6' BGS 

Outer Ring Diam/Lgth: 6"/24" PVC Inner Ring Diam/Lgth: __ 4 ...... ' ...... '/ __ 24_�'-' .;..P...;.V.....aC�- 

Seated Depth: __ 6;;..'_' _ 

Pre-Soak 30-Min. Water Level: 18" 

Hgt of Rim Above Ground __ : 1_:S;;._" _ 

Pre-Soak 30-Min W.L. Drop:_ 9" 

Pre-Soak 60-Min. Water Level: 18" _.;..;;... _ Pre-Soak 60-Min W.L. Drop:_, 6 __ " __ 

10 Min Water Level Drop (Refill Water to Rim After Every Reading): 2%" 

20 Min Water Level Drop (Refill Water to Rim After Every Reading): 2" 

30 Min Water Level Drop (Refill Water to Rim After Every Reading): :2% 

40 Min Water Level Drop (Refill Water to Rim After Every Reading): 2" 

50 Min Water Level Drop (Refill Water to Rim After Every Reading): :2%" 

60 Min Water Level Drop (Refill Water to Rim After Every Reading): --------- 

70 Min Water Level Drop (Refill Water to Rim After Every Reading): --------- 

80 Min Water Level Drop (Refill Water to Rim After Every Reading): --------- 

• *Per Part D, Section V of the Washtenaw County Water Resources Commissioner Rules & 
Guidelines - Procedures & Design Criteria for Stormwater Management Systems document, the 
last four readings represent a stabilized rate of drop (i.e., difference of W' or less between the 
highest and lowest readings of four consecutive readings). 

Applied Geotechnical Services, Inc. 15798 Riverside, Livonia, Ml 48154 
Tel: (734) 679-0379 
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.APPLIED GCC>,..EC:J-:1.NlCAL SERVtC;ES. INC. 

WCWRC BMP DOUBLE RING INFIL TROMETEF? TEST 

Project # 16-1066 

Location: Dexter, Ml 

Test No.: Test Pit TP-3 ____ .......... _ 

Project: __ G ra __ n_d_v_i_e_w_C_c_> __ m ........ m ............... 0--n __ s 

Date: 6-14-2016 __ ........................................ _ 
Test Depth: 6' BGS 

Outer Ring Diam/Lgth: 6"/24" PVC Inner Ring Diam/Lgth: __ 4 " ....... /2 __ 4; ..... �""""P_V---C _ 

Seated Depth : 4_'_' ----------- 

Pre-Soak 30-Min. Water Level: 20" 

Hgt of Rim Above Ground __ : ---=2.1""0'_' __ 

Pre-Soak 30-Min W.L. Drop:_ %" 

Pre-Soak 60-Min. Water Level: 20" .....;;;;.;;;;... _ Pre-Soak 60-Min W.L. Drop:_ Ye" 

30 Min Water Level Drop (Refill Water to Rim After Every Reading): %" 

60 Min Water Level Drop (Refill Water to Rim After Every Reading): Ys" 

90 Min Water Level Drop (Refill Water to Rim After Every Reading): Ys" 

120 Min Water Level Drop (Refill Water to Rim After Every Reading): Ye" 

150 Min Water Level Drop (Refill Water to Rim After Every Reading): --------- 

180 Min Water Level Drop (Refill Water to Rim After Every Reading):---------- 

210 Min Water Level Drop (Refill Water to Rim After Every Reading): ---------- 

240 Min Water Level Drop (Refill Water to Rim After Every Reading): ----------- 

• *Per Part D, Section V of the Washtenaw County Water Resources Commissioner Rules & 
Guidelines - Procedures & Design Criteria for Stormwater Management Systems document, the 
last four readings represent a stabilized rate of drop (i.e., difference of �" or less between the 
highest and lowest readings of four consecutive readings). 

Applied Geotechnical Services, Inc. 15798 Riverside, Livonia, Ml 48154 
Tel: (734) 679-0379 
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7931 GRAND COMMONS   
TRAFFIC IMPACT ANALYSIS  

Dexter, Michigan 
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1/13/2016 7:30 am

Future  A.M. Peak 7:30 am 1/13/2016 Future AM Synchro 9 Report
JEC Page 1

Intersection
Int Delay, s/veh 6
 

Movement NBL NBT NBR SBL SBT SBR SEL SET SER NWL NWT NWR
Traffic Vol, veh/h 9 278 8 30 816 1 1 4 34 14 3 52
Future Vol, veh/h 13 284 8 30 816 1 1 4 49 14 3 52
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 250 - - 250 - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 69 70 80 82 69 75 75 83 69 67 90 60
Heavy Vehicles, % 10 10 10 10 10 10 10 10 10 10 10 10
Mvmt Flow 19 406 10 37 1183 1 1 5 71 21 3 87
 

Major/Minor Major1 Major2 Minor2 Minor1
Conflicting Flow All 1184 0 0 416 0 0 1749 1709 1183 1742 1705 411
          Stage 1 - - - - - - 1256 1256 - 448 448 -
          Stage 2 - - - - - - 493 453 - 1294 1257 -
Critical Hdwy 4.2 - - 4.2 - - 7.2 6.6 6.3 7.2 6.6 6.3
Critical Hdwy Stg 1 - - - - - - 6.2 5.6 - 6.2 5.6 -
Critical Hdwy Stg 2 - - - - - - 6.2 5.6 - 6.2 5.6 -
Follow-up Hdwy 2.29 - - 2.29 - - 3.59 4.09 3.39 3.59 4.09 3.39
Pot Cap-1 Maneuver 562 - - 1101 - - 64 87 222 65 87 624
          Stage 1 - - - - - - 202 234 - 575 559 -
          Stage 2 - - - - - - 543 557 - 192 234 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 562 - - 1101 - - 51 81 222 40 81 624
Mov Cap-2 Maneuver - - - - - - 51 81 - 40 81 -
          Stage 1 - - - - - - 195 226 - 556 540 -
          Stage 2 - - - - - - 449 538 - 124 226 -
 

Approach NB SB SE NW
HCM Control Delay, s 0.5 0.3 36.3 68.9
HCM LOS E F
 

Minor Lane/Major Mvmt NBL NBT NBRNWLn1 SELn1 SBL SBT SBR
Capacity (veh/h) 562 - - 158 190 1101 - -
HCM Lane V/C Ratio 0.034 - - 0.702 0.406 0.033 - -
HCM Control Delay (s) 11.6 - - 68.9 36.3 8.4 - -
HCM Lane LOS B - - F E A - -
HCM 95th %tile Q(veh) 0.1 - - 4.1 1.8 0.1 - -
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1/13/2016 5:00 pm

Future PM. Peak 5:00 pm 1/13/2016 Future PM Synchro 9 Report
JEC Page 1

Intersection
Int Delay, s/veh 3.7
 

Movement NBL NBT NBR SBL SBT SBR SEL SET SER NWL NWT NWR
Traffic Vol, veh/h 45 648 17 28 360 2 2 3 17 6 9 41
Future Vol, veh/h 66 654 17 28 360 2 2 3 21 6 9 41
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 250 - - 250 - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 69 70 80 82 69 75 75 83 69 67 90 60
Heavy Vehicles, % 10 10 10 10 10 10 10 10 10 10 10 10
Mvmt Flow 96 934 21 34 522 3 3 4 30 9 10 68
 

Major/Minor Major1 Major2 Minor2 Minor1
Conflicting Flow All 524 0 0 956 0 0 1766 1738 523 1744 1729 945
          Stage 1 - - - - - - 591 591 - 1136 1136 -
          Stage 2 - - - - - - 1175 1147 - 608 593 -
Critical Hdwy 4.2 - - 4.2 - - 7.2 6.6 6.3 7.2 6.6 6.3
Critical Hdwy Stg 1 - - - - - - 6.2 5.6 - 6.2 5.6 -
Critical Hdwy Stg 2 - - - - - - 6.2 5.6 - 6.2 5.6 -
Follow-up Hdwy 2.29 - - 2.29 - - 3.59 4.09 3.39 3.59 4.09 3.39
Pot Cap-1 Maneuver 1003 - - 688 - - 62 83 538 65 84 307
          Stage 1 - - - - - - 480 482 - 237 268 -
          Stage 2 - - - - - - 225 264 - 469 481 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1003 - - 688 - - 39 71 538 53 72 307
Mov Cap-2 Maneuver - - - - - - 39 71 - 53 72 -
          Stage 1 - - - - - - 434 458 - 214 242 -
          Stage 2 - - - - - - 152 239 - 417 457 -
 

Approach NB SB SE NW
HCM Control Delay, s 0.8 0.6 25.9 49
HCM LOS D E
 

Minor Lane/Major Mvmt NBL NBT NBRNWLn1 SELn1 SBL SBT SBR
Capacity (veh/h) 1003 - - 165 209 688 - -
HCM Lane V/C Ratio 0.095 - - 0.529 0.176 0.05 - -
HCM Control Delay (s) 9 - - 49 25.9 10.5 - -
HCM Lane LOS A - - E D B - -
HCM 95th %tile Q(veh) 0.3 - - 2.6 0.6 0.2 - -
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1/13/2016 7:30 am

Future  A.M. Peak 7:30 am 1/13/2016 Future AM Synchro 9 Report
JEC Page 1

Intersection
Int Delay, s/veh 2.2
 

Movement SET SER NWL NWT NEL NER
Traffic Vol, veh/h 39 0 0 13 0 0
Future Vol, veh/h 39 0 4 13 0 15
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - 75 - 0 0
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 42 0 4 14 0 16
 

Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 - 42 0 65 42
          Stage 1 - - - - 42 -
          Stage 2 - - - - 23 -
Critical Hdwy - - 4.12 - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy - - 2.218 - 3.518 3.318
Pot Cap-1 Maneuver - 0 1567 - 941 1029
          Stage 1 - 0 - - 980 -
          Stage 2 - 0 - - 1000 -
Platoon blocked, % - -
Mov Cap-1 Maneuver - - 1567 - 939 1029
Mov Cap-2 Maneuver - - - - 939 -
          Stage 1 - - - - 980 -
          Stage 2 - - - - 997 -
 

Approach SE NW NE
HCM Control Delay, s 0 1.7 8.6
HCM LOS A
 

Minor Lane/Major Mvmt NELn1 NELn2 NWL NWT SET
Capacity (veh/h) - 1029 1567 - -
HCM Lane V/C Ratio - 0.016 0.003 - -
HCM Control Delay (s) 0 8.6 7.3 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) - 0 0 - -
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1/13/2016 5:00 pm

Future PM. Peak 5:00 pm 1/13/2016 Future PM Synchro 9 Report
JEC Page 1

Intersection
Int Delay, s/veh 1.7
 

Movement SET SER NWL NWT NEL NER
Traffic Vol, veh/h 22 0 0 56 0 0
Future Vol, veh/h 22 0 20 57 0 4
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - 75 - 0 0
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 24 0 22 62 0 4
 

Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 - 24 0 129 24
          Stage 1 - - - - 24 -
          Stage 2 - - - - 105 -
Critical Hdwy - - 4.12 - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy - - 2.218 - 3.518 3.318
Pot Cap-1 Maneuver - 0 1591 - 865 1052
          Stage 1 - 0 - - 999 -
          Stage 2 - 0 - - 919 -
Platoon blocked, % - -
Mov Cap-1 Maneuver - - 1591 - 853 1052
Mov Cap-2 Maneuver - - - - 853 -
          Stage 1 - - - - 999 -
          Stage 2 - - - - 906 -
 

Approach SE NW NE
HCM Control Delay, s 0 1.9 8.4
HCM LOS A
 

Minor Lane/Major Mvmt NELn1 NELn2 NWL NWT SET
Capacity (veh/h) - 1052 1591 - -
HCM Lane V/C Ratio - 0.004 0.014 - -
HCM Control Delay (s) 0 8.4 7.3 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) - 0 0 - -
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1/13/2016 7:30 am

Future  A.M. Peak 7:30 am 1/13/2016 Future AM Synchro 9 Report
JEC Page 1

Intersection
Int Delay, s/veh 0.1
 

Movement EBL EBR NBL NBT SBT SBR
Traffic Vol, veh/h 0 0 0 295 864 0
Future Vol, veh/h 6 2 1 299 879 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 75 0 75 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 7 2 1 325 955 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1282 955 955 0 - 0
          Stage 1 955 - - - - -
          Stage 2 327 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 182 313 720 - - 0
          Stage 1 374 - - - - 0
          Stage 2 731 - - - - 0
Platoon blocked, % - -
Mov Cap-1 Maneuver 182 313 720 - - -
Mov Cap-2 Maneuver 296 - - - - -
          Stage 1 374 - - - - -
          Stage 2 730 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 17.2 0 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT
Capacity (veh/h) 720 - 296 313 -
HCM Lane V/C Ratio 0.002 - 0.022 0.007 -
HCM Control Delay (s) 10 - 17.4 16.6 -
HCM Lane LOS B - C C -
HCM 95th %tile Q(veh) 0 - 0.1 0 -
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1/13/2016 5:00 pm

Future PM. Peak 5:00 pm 1/13/2016 Future PM Synchro 9 Report
JEC Page 1

Intersection
Int Delay, s/veh 0.1
 

Movement EBL EBR NBL NBT SBT SBR
Traffic Vol, veh/h 0 0 0 710 383 0
Future Vol, veh/h 7 0 2 730 387 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 75 0 75 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 8 0 2 793 421 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1219 421 421 0 - 0
          Stage 1 421 - - - - -
          Stage 2 798 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 199 632 1138 - - 0
          Stage 1 662 - - - - 0
          Stage 2 443 - - - - 0
Platoon blocked, % - -
Mov Cap-1 Maneuver 199 632 1138 - - -
Mov Cap-2 Maneuver 327 - - - - -
          Stage 1 662 - - - - -
          Stage 2 442 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 16.3 0 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT
Capacity (veh/h) 1138 - 327 - -
HCM Lane V/C Ratio 0.002 - 0.023 - -
HCM Control Delay (s) 8.2 - 16.3 0 -
HCM Lane LOS A - C A -
HCM 95th %tile Q(veh) 0 - 0.1 - -
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From: Allison Bishop
To: Michelle Aniol
Cc: Steve Brouwer
Subject: Gibbs Study Executive Summary
Date: Tuesday, May 31, 2016 1:58:53 PM
Attachments: image003.png

Michelle – Please let me know if you need anything else.
 
Thanks,
 
Executive Summary
This study finds that the 5.64-acre subject site at 7931 Grand Street, Dexter, Michigan is a desirable
 urban in-fill property located near Ann Arbor and within a five-minute walk to downtown Dexter, an
 attractive historic small town with a high 62 WalkScore. Over the next five years, the site can support up
 to 150 attached two to three-bedroom townhome or ranch style residential for sale dwellings of 1,700 to
 2,000 square feet (sf), designed to appeal to active age 55-plus empty nesters. It is acknowledged that
 the site likely does not have the physical capacity to build the market demand of 150 units. 
 
These homes should include moderately upscale amenities such as hard surface countertops, hardwood
 floors, attached garages, first floor master suites and custom moldings. On average, these new units
 should be offered at a base price of $XXX/sf or $XXX,000 to $XXX,000 each, with premium finished
 homes selling for up to $XXX/sf. 
 
As an alternative, the site could support a combination of attached residential and small cottage style
 single-family homes appealing to young families, single parents and active empty nesters seeking to
 downsize. These homes should be clustered on 3,000 to 4,500 sf lots, with alley-facing garages and front
 porches. These infill homes should range from 1,400 to 2,000 sf, with two to three bedrooms, open floor
 plans, one-car-plus attached or detached garages and moderate upscale amenities, as described above.
 This study estimates that these homes should be offered at a base price of $XXX/sf or $XXX,000 to
 $XXX,000 each, with premium homes approaching $XXX/sf. The downtown Dexter market can absorb
 approximately 10 to 12 of these cottage homes per year for the next five years, more than the 5.6 acres
 that the Grand Street site can likely physically accommodate.
 

  
 
Figure 2:  The Grand Street site can support attached town homes or cluster single-family residential dwellings geared for
 active 55-plus empty nesters, single professionals and young families.
 
The site also supports attached 1200 to 1700 sf ranch style rental dwellings designed for active 55-plus
 empty nesters. These apartments should include two bedrooms, two baths, attached garages and limited
 upgrades. These apartments should rent for $XXX to $XXX/sf/month.  However, this unit typology only
 achieves approximately six units per acre on average, and therefore may not be economically
 sustainable on the 5.6-acre site.   
 
Lastly, the Grand Street site can support conventional garden style one and two-bedroom apartments
 ranging between 700 to 1100 sf each. These apartments should be developed in two and three-story
 buildings with common hallways or separate entries. Storage bins, ceramic tile baths, in-apartment
 laundry machines and moderately upgraded finishes should be offered for each apartment. This study
 estimates these apartments will rent for $XXX to $XXX sf/month and that 20 to 25 can be absorbed per
 year. Typically, these apartments yield 12 to 15 units per acre density.
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The general Dexter residential study area (DSSA) has a 2016 new housing demand for 70 homes, 35 of
 which can meet the underserved attached product market, and 35 for 2nd  move-up, single-family
 detached homes. Gibbs Planning Group (GPG) estimates a need for 70 new housing units per year
 beginning in 2016 through 2020 in the general Dexter market.  Construction of new residences will
 decline to 65 starts per year in the period from 2021 to 2025, and will continue to fall during the next half
 decade to 55 per year. 
 
Beginning in 2030, the housing market will stabilize at an annual rate of 50 dwelling units through 2040.
 The single most significant reason for this reduction in new home construction is the scarcity of
 residential development sites in the City of Dexter. This report projects a total of 1,450 new dwelling units
 will be needed over the next 25 years, requiring at least an estimated 230 acres. Housing has a direct
 relationship with population growth, which is forecast to expand over the next 25 years by 0.82 percent
 per year; however, this study predicts that the DSSA will overachieve statistical growth by reaching near
 prerecession levels of new home construction.
 
GPG’s findings are based on:

1)    Steady aging of the population to the highest level found in Washtenaw County by 2040,
2)    Sizable gains in both household income, wealth, and existing home appreciation, and
3)    The study area overcoming local constraints regarding available development sites, hydrological

 and soil issues, and 425 revenue exchange agreements with the surrounding townships which
 limit annexation/expansion possibilities.

 
 
Allison Bishop
Property and Development Manager

7444 Dexter-Ann Arbor Rd, Suite F
Dexter, MI  48130
(tel) 734.426.9980  (fax) 734.426.9985
allisonbishop@arbrouwer.com
www.arbrouwer.com
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 Date: February 23, 2016 
 Revised: May 20, 2016 
  July 26, 2016  
  
 

PUD Area Plan / Rezoning Review 
For 

City of Dexter, Michigan 
 

 
 
Applicant:   MMB Equities, LLC – Steve Brouwer  
  
Project Name:   Grandview Commons 
  
Location:   7931 Grand Street (08-06-155-001 

7905 Grand Street (08-06-427-001) 
Vacant Baker Road (08-06-427-002)  
7961 Grand Street (08-08-06-285-004)  

 
Current Zoning:  I-1, Limited Industrial / Village Residential / Baker Road Corridor 
 
Plan Date:   January 27, 2016 
 
Revised Date:   July 11, 2106 
 
Action Requested: Approval of Area PUD Plan.  Approval of an Area Plan shall 

indicate acceptance of uses, building locations in the case of a 
PUD of eighty (80) acres or less in area, layout of streets, dwelling 
unit count and type, floor areas, densities, and all other elements 
of the area plan.  Approval of the Area Plan also allows the 
applicant to apply for final site plan approval (Section 19.08 D. 3.). 

 
Required Information: There are two primary components to PUD Area Plan approval.  

There first is a review and analysis of the “Impact Assessment” as 
described in Section 19.08 A. 4. f. (2).  The second component is 
the preliminary site plan is outlined in Section 19.08 B. 1.  We will 
note any informational deficiencies in the body of this review. 
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PROJECT AND SITE DESCRIPTION 
 
The applicant is requesting rezoning of the subject site located at the southwest quadrant 
Grand and Baker Streets intersection to permit a PUD with underlying VR, Village Residential 
zoning in order to facilitate a multiple-family development with varying design, layout, and 
structure types.  The intent is to redevelop an existing industrial brownfield and adjacent 
residential parcel to provide a development with a variety of housing options, as well as to 
provide the environmental clean-up and demolition of an existing industrial facility within the 
downtown area. 
 
The applicant is proposing to demolish three (3) existing industrial buildings and 1-story house 
and garage (newly acquired western parcel) in order to develop the 8.58 acre site with a variety 
of housing types to include: four (4) 8-unit buildings; four (4) 4-unit buildings; five (5) 4-unit 
townhouse buildings, and four (4) duplexes totaling 76 dwelling units.  Seventeen (17) buildings 
will be constructed containing a total of 144 bedrooms.  Based on the floor plans submitted 
with the most recent plan set, we infer the development will include sixteen (16) one-bedroom 
units; forty-four (44) 2-bedroom units; and sixteen (16) 3-bedroom units.    
 
Each unit will have access to a private garage space.  With the addition of the western property 
containing approximately 1.44 acres, the applicant has increased the number of units from 68 
units in the original proposal to 76 units on the revised plan. 
 
Initially, the project was demonstrated be completed in two (2) phases.  The submittal 
reviewed for the June Planning Commission depicted construction of the development in three 
(3) phases – starting from Baker Road and moving westward.  The applicant submitted the 
project phasing under a revised Sheet 04 via email on July 25, 2016.  This layout depicts the 
proposed phases as demonstrated at the June Planning Commission meeting. 

 
Items to be Addressed: None. 
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Figure 1. – Aerial Photograph 
 

 
 

NEIGHBORING ZONING AND LAND USE 
 
The subject site is located along the Baker Road corridor south of Downtown Dexter.  The 
properties encompassing the subject site are zoned I-1, Limited Industrial, and are currently 
developed as an industrial use. 
 
Direction Zoning Use 

North VR, Village Residential Residential 

South VR, Village Residential / PP, Public Park Residential/Mill Creek 

East VR, Village Residential / R-1B One-Family Residential –Small Lot / C-1, 
General Business 

Residential / 
Commercial 

West PP, Public Park / VR, Village Residential Vacant/Mill Creek / 
Residential 

 
The proposed multiple-family development is more compatible with the surrounding 
residential uses than the existing industrial use. 

SITE 
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Items to be Addressed:  None. 
 

MASTER PLAN 
 
The subject site and the neighboring parcels fronting Baker Road (with the exception of the 
school property) are all classified as Baker Road Corridor-Mixed Use in the Master Plan.  The 
intent of the Baker Road Corridor-Mixed Use designation is to accommodate existing uses, 
encourage the upgrade of this area through redevelopment, and provide amenities that 
encourage public transit use. 
 
This designation also plans for: 

1. Mix of complementary land uses. 
2. Flexibility in parking requirements, shared parking, and the reduction of curb cuts. 
3. Permit conversion of homes to non-residential land uses. 
4. Encourage a variety of housing types and higher densities for residential infill projects. 
5. Second-story multiple-family residential uses. 
6. Architectural standards and controls and unified design elements. 
7. Better pedestrian and bicycle circulation and access. 
8. Encourage redevelopment and infill development. 
9. Maintain and enhance the City’s small town, historic character. 
10. Enhance the streetscape along Baker Road. 
11. Establish a greenway connection along Mill Creek between the school and Downtown. 
12. Encourage economic development within the corridor. 

 
We have highlighted (bold lettering) the various Baker Road Corridor-Mixed Use intentions 
supported by the proposed development.  In addition, this future land use classification lists 
high density residential uses an appropriate use within this planned area. 

 
The acquired property to the northwest along Grand Street is designated in the Master Plan for 
multiple-family future land use which is intended to provide for a mix of multiple-family uses 
near the City Center.  The anticipated uses in the Multiple-Family Residential category include 
townhouses, garden apartments, or two (2) to three (3) story apartments at a density not to 
exceed nine (9) dwelling units per acre. 
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Figure 2. – Future Land Use Map 
 

 
 
 

Subject Site North South East West 

Zoning  LI/VR VR VR VR/R-1B /C-1 PP 

Land 
Use 

Industrial/ 
Residential 

Residential Residential/ 
Commercial 

Residential Vacant/Mill 
Creek/Residential  

Master 
Plan 

Baker Rd Mixed-
Use/Multi-Family 

Baker Rd Mixed 
Use/ Multi-Family 

Baker Rd Mixed 
Use/Open Space/ 

Recreation 

Baker Rd Mixed 
Use/Village 
Residential 

Open Space/ 
Recreation/ 

Multiple Family 

 
Specific objectives related to the Baker Road Corridor are also outlined in the Master Plan 
related to the proposed development include: 

1. Guide development to foster the responsible use of land, preserve natural features, and 
to make the best use of existing public services, utilities, and infrastructure. 

2. Encourage cohesive and distinct development of a mix of commercial, office, service 
and residential uses within this area which serves as a transitional area between the 
downtown area and adjacent single-family residential. 

SITE 
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3. Upgrade existing infrastructure within the corridor to assist and meet he needs of the 
redevelopment potential within the corridor.   

4. Encourage residential or mixed-use development (including residential uses) as a buffer 
between adjacent residential areas and other uses within this planned area.  Such uses 
shall not create adverse impacts on existing or proposed residential uses, and will be 
scaled, designed, and landscaped so as to complement and enhance the adjacent 
properties. 

5. Encourage preservation of natural features and development of parks and consider 
their interrelationship with existing parkland, natural areas, and adjacent 
neighborhoods. 

6. Encourage common design elements throughout the corridor to provide visual 
consistency throughout the district.  Design elements should promote the continuation 
of the downtown streetscape theme and include landscaping, signage, lighting, and 
architectural design. 

7. Manage access to the development by encouraging consolidation of curb cuts and 
shared driveway access.  Parking lots should be shared when possible and located in the 
rear or on the side of buildings when possible. 

8. Integrate public gathering spaces at key points of interest and entrances to 
intersections within a pedestrian/non-motorized circulation system.  Specifically, by 
promoting a connection to the future parkland and open space adjacent to the Baker 
Road Corridor and along the Mill Creek. 

9. Improve pedestrian access (sidewalks/bike trails) from adjacent neighborhoods to the 
Baker Road planned mixed-use area. 

 
We find the proposed development meets and/or contributes to the continuance and 
implementation of the City of Dexter Master Plan objectives outlined above. 
 
Items to be Addressed: None. 
 

BAKER ROAD CORRIDOR 
 
The subject site is also located in the Baker Road Corridor (BRC) overlay district which 
references the Master Plan goals and objectives outlined above.  In addition, specific 
architectural standards are provided in order to integrate the development within the BRC by 
visually relating new structures with existing buildings in the Central Business and Village 
Commercial districts. 
 
Specific architectural standards for the BRC overlay district are noted below in accordance with 
Section 15(D).02.  In reviewing the BRC standards we focused primarily on the townhouse 
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structures, as that building type is most visible as it will be located along the Grand Street ROW 
for our evaluation of building orientation and building scale.  All proposed structures are 
considered in our discussion of exterior building materials and design. 
 
Building Orientation:  The intent of the BRC is to contribute to the desirability of pedestrian 
activity within the Baker Road area and to encourage connectivity to the streetscape.  
Entranceway orientation and proposed flow of pedestrians will contribute towards the desired 
pedestrian activity and scale.  The following shall be considered: 
 

1. Buildings shall front toward and have at least one (1) pedestrian entrance facing onto 
the public street. 

2. Blank walls may not face a public street and buildings must have windows and 
architectural features commonly associated with the front façade of a building, such as 
awning, cornice work, edge detailing or other decorative finish materials, on walls that 
face the public street. 

3. All buildings shall have at least 70% of their first floor façade on the street-facing 
sidewalk as non-reflective.  The use of highly reflective, mirror-type glass is prohibited. 

CWA COMMENT:  The townhouse structure is located along the Grand Street ROW.  All units 
have a pedestrian entrance visible/facing the street.  The north (front) elevation of the 
townhouse structure has incorporated a variety of architectural features (windows, columns, 
dormers, recessed entries, etc.), and is not considered a blank wall.  A listing of material types 
has not been provided. 

Building Scale:   

1. Building facades are required to be subdivided through the location of architectural 
treatments and the arrangement of openings (doors and windows) that are compatible 
in size and scale to the surrounding buildings.  The predominating surface plan of all 
building walls over 40 feet in length shall be varied through the use of architectural 
treatments, such as varying building lines, entrance accents, and windows. 

2. The height to width ratio of these subdivided facades of single-story buildings shall not 
exceed 1:2.  The height to width ratio of these subdivided facades of two-story 
buildings shall not exceed 1:1. 

3. Building articulation shall be accomplished through combinations of the following 
techniques: 

a. Façade modulation:  Stepping portions of the façade to create shadow lines and 
changes ion volumetric spaces; 

b. Use of engaged columns or other expressions of the structural system. 
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c. Horizontal and vertical divisions.  Use of textures and materials, combined with 
façade modulation. 

d. Dividing facades into storefronts with visually separate display windows. 

e. Providing projections such as balconies, cornices, covered entrances, pergolas, 
arcades, and colonnades. 

f. Variations in the rooflines by use of dormer windows, overhangs, arches, 
stepped roofs, gables, and other similar devices. 

CWA COMMENT:  Façade modulation has been provided through the use of entry doors and bay 
windows.  The height (21.5 feet) to width (24 feet) ratio does not exceed 1:1 for the subdivided 
two-story façade.  Further building articulation is accomplished through façade modulation, the 
use of columns; balconies, covered (recessed) entrances, and dormer windows.  

Building Materials and Design:  The applicant must demonstrate the proposed buildings 
possess architectural quality and variety that create a distinct and harmonious character for 
the corridor  

1. Variety in building design shall be provided by architectural features, details, and 
ornaments such as archways, colonnades, towers, and cornices. 

2. Building entrances shall utilize windows, canopies, and awning; provide unity of scale, 
texture, and color; and provide a sense of place.  

3. Roof shape and materials shall be architecturally compatible with the district and 
enhance the predominant streetscape.  Consideration should be given to surrounding 
buildings when determining roof shape. 

4. Exterior building materials and treatment shall maintain a consistent overall 
appearance within the BRC.  Any individual side of a principal building, at least 80% of 
the façade shall be constructed of, or covered with, one or more of the following 
materials: 

a. Brick – smooth, hard, uniform, red, dark-red, or brown brick. 

b. Cut stone – carved and smooth finish stone. 

c. Siding – natural wood and/or cement-based artificial wood-siding. 

d. Glass windows and/or doors – non-reflective, clear or slightly tinted. 

e. Other materials similar to the above as determined by the Planning Commission. 

CWA COMMENT:  A variety in building design has been represented in each of the building-
types.  Building entrances and roof shapes are in scale with typical residential developments.  
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Exterior materials will need to be identified to ensure preferred materials are utilized, and the 
80% requirement has been met on each structure.  Overall, we find the proposed structures 
meet the architecture design guidelines of the BRC district.   

Items to be Addressed:  Provide listing of exterior façade materials for final site plan.   

NATURAL RESOURCES 
 
Topography: The site has been previously developed, and maintains a level 

topography with a 5-foot slope from the front (north) to the rear 
(southwest) of the site having natural drainage toward Mill Creek. 

 
Woodlands:  One hundred twenty-six (126) trees are demonstrated on the 

topographic survey and provided in the tree table.  Most of the existing 
trees will be removed to accommodate the proposed development.  The 
tree list on Sheet 03 notes eleven (11) trees to remain.  A tree 
replacement calculation will also be required for the final site plan. 

  
Wetlands: No wetlands are present on the subject site.  However, the site is 

bordered by Mill Creek to the south. 
 
Soils: The USDA web soil survey indicates the majority of the site contains 

Oshtemo Loam Sand having 0-6% slopes.  We defer to the City Engineer 
for a detailed review of the soils to support the proposed development.  
We note the applicant has included a copy of the Infiltration Basin 
Exploration report conducted by Applied Geotechnical Services dated 
June 16, 2016.  The report concluded soils found in the test pit locations 
are suitable for property designed infiltration devices such as infiltration 
ponds.  We defer technical review of the study to the City Engineer. 

 
Items to be Addressed:  1) Provide tree replacement calculation for final site plan.  2) City 
Engineer to review soil suitability/AGS Infiltration Basin Exploration Report. 
 

TRAFFIC IMPACT 
 
Based on the average weekday trip ends provided by the Institute of Transportation Engineers, 
we find the existing industrial use  generates approximately 79 trip ends/net acre or 474 
vehicle trips per day.  The existing single-family residential structure to be removed generates 
approximately 9 vehicle trips per day.  A residential condominium development is listed as 
averaging 5.1 trip ends/dwelling unit.  Based on the 76-units proposed, this equates to an 
average of 388 vehicle trips per day. 
 
A revised traffic impact analysis has been provided by the applicant demonstrating and 
evaluating existing and future levels of service (LOS) at Baker Road and Grand Street.  Based on 
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the analysis provided, the report concludes the proposed development will have minimal if any 
impact on the traffic operations of Baker Road and Grand Street.  The LOS will remain the same 
with the exception of the southeast bound approach on Grand Street which will be a LOS E 
during the peak PM period, and the northwest bound approach on Grand Street which will 
become a LOS F during both AM and PM peak periods. 
The revised report recommends: 
 

 The existing Baker Road drive and proposed Grand drive be designed and constructed 
per the City of Dexter standards and specifications. 

 The Baker Road access should be reconfigured such that the driveway radius does not 
encroach onto the existing property to the south. 

The City Engineer has reviewed the traffic impact study and noted it to be “acceptable as 
presented” in their May 19, 2016 review letter. 
 
Items to be Addressed:  None. 
 

ESSENTIAL FACILITIES AND SERVICES 
 
The site is served by sewer and water.  However, the amount of REUs will need to be evaluated 
in comparison with the current (industrial/residential) and proposed (residential) uses. 
 
Two (2) stormwater basins are located on the site.  The applicant has not indicated whether 
these ponds will be detention or retention ponds. 
 
The City Engineer is currently conducting a review of the existing/proposed essential facilities 
and services. 
 
Items to be Addressed:  None. 
 

PROJECT DENSITY 
 
Section 19.03 A. outlines the requirements for residential density in PUD developments.  The 
proposed density shall be no greater than which would be allowed by the district regulations 
for the underlying zoning district unless otherwise permitted by the Planning Commission and 
City Council.  A parallel plan demonstrating a conventional layout based on the underlying 
zoning with all applicable ordinances and laws observed including proof of water supply and 
sewage disposal is required to be included as part of the Area Plan submittal.  The parallel plan 
must be a realistic residential site plan that could be developed if the PUD was not approved 
(Section 19.03 A.2.). 
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The parallel plan has been revised to include the additional property acquired along the 
western property line (additional 1.44 acres), as well as the proposed VR, Village Residential 
proposed underlying zoning classification.   
 
Due to the current LI zoning, the applicant is requesting PUD approval with a modification of 
the underlying zoning to VR, Village Residential.  A parallel plan has been revised in accordance 
with the dimensional standards of the VR district.  Required setbacks for the VR district are: 
Front – 15 feet; Side – 10 feet; and Rear – 25 feet.   
 
The revised parallel plan depicts 67 2-bedroom units having a density of 7.81 dwelling units per 
acre.  The VR/R-3 district regulations allow for the following residential densities depending 
upon the type of units proposed: 
 

 Studio/1-bedroom = 12 dwelling units/acre  (102.96 dwelling units on subject site) 

 2-bedroom = 9 dwelling units/acre (77.22 dwelling units on subject site)  

 3+-bedroom = 6 dwelling units/acre ( 51.48 dwelling units on subject site) 
 
As provided, the revised parallel plan meets the dimensional standards of the VR, Village 
Residential zoning district depicting a realistic site plan as required.  Further, the proposed 
development of 76 units meets the 2-bedroom density requirement. 
 
Items to be Addressed:  None. 
 

IMPACT STATEMENT 
 
Section 19.08 outlines the requirements for Area Plan submittal which includes an impact 
statement containing specific issues related to the proposed development, these include: 
 
(a) Water, noise, and air pollution associated with the proposed use. 

(b) Effect of the proposed use on public utilities. 

(c) Historic and archeological significance of the site and adjacent properties. 

(d) Displacement of people and other land uses by the proposed use. 

(e) Alteration of the character of the area by the proposed use. 

(f) Effect of the proposed use on the City’s tax base and adjacent property values. 

(g) Compatibility of the proposed use with existing topography and topographic alterations 
required. 

(h) Impact of the proposed use on surface and groundwater. 

(i) Operating characteristics and standards of the proposed use. 

(j) Proposed screening and other visual controls. 

(k) Impact of the proposed use on traffic. 
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(l) Impact of the proposed use on flora and fauna, natural resources and natural features, 
woodlands, wetlands, etc. 

(m) Negative short-term and long-term impacts, including duration and frequency of such 
impacts, and measures proposed to mitigate such impacts. 

(n) Economic effect the project would have on the City, including, but not limited to, the 
additional need, if any, for City public services such as the need for additional police or 
fire services, or public school support, the generation of municipal refuse, etc. 

The impact statement provided (starting on page 11 of the applicant’s original submittal) 
addresses all of the above listed items.  The Planning Commission and City Council must 
consider the following criteria in evaluating the applicant’s impact statement as listed in 
Section 19.08 A.f.2): 
 
1. Will be harmonious with and in accordance with the general objectives of the Master 

Plan. 
 
CWA COMMENTS:  As noted above in the Master Plan portion of this report, based on 
the intent and objectives of the Baker Road Corridor – Mixed Use classification, the 
proposed multi-family project meets the objectives of the City of Dexter Master Plan.  
Further, the applicant provides excerpts from the DDA Development Plan that also 
relate to the redevelopment of the subject site including: residential along pond/creek; 
brownfield redevelopment; development of Forest, Grand, and Broad Streets to enlarge 
the downtown; relocate all industrial uses to industrial park; development of high-
density “row houses”; new residential in the downtown; residential as a transition into 
the existing historical residential neighborhood on the north side of downtown and 
along Baker Road; and development of attached 2-story and one-half story or 3-story 
townhomes for  those seeking the advantages of downtown atmosphere. 
 

2. Will be designed, constructed, operated, and maintained in harmony with the existing or 
future neighboring uses. 

 
CWA COMMENTS:  The proposed multi-family development will provide a variety of 
housing styles and types.  The proposed residential use will be more harmonious with 
the existing neighboring residential uses adjacent to the subject site than the existing 
industrial use.  The proposed residential use will eliminate semi-truck traffic from the 
site, and other undesirable industrial impacts that can interfere with adjacent 
residential uses. 
 

3. Will not be hazardous or disturbing to existing or future neighboring uses. 
 

CWA COMMENTS:  As noted in #2 above, the proposed residential use will benefit 
neighboring uses by the removal of an industrial facility along this prominent entry into 
Downtown Dexter. 
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4. Will represent a substantial improvement to property in the immediate vicinity and to 
the community as a whole. 

 
CWA COMMENTS:  It is clear the redevelopment of the proposed site from the existing 
industrial use to a residential use will benefit the properties and uses in the immediate 
vicinity, as well as the community as a whole.  The Master Plan defines the Baker Road 
corridor as a “gateway” to the city center.  Further, the applicant has noted the 
redevelopment of this site may be a catalyst for additional redevelopment along this 
corridor providing further economic benefit along Baker Road. 

 
5. Will be served adequately by essential public services and facilities, such as highways, 

streets, drainage structures, police and fire protection, and refuse disposal, or personal 
or agencies responsible for the establishment of the proposed use shall be able to 
provide adequately for such services. 

 
CWA COMMENTS:  Review of all essential services and facilities will be conducted 
during final site plan review.  However, the site is already served with municipal sewer 
and water.  Based on the information provided, the City Engineer has indicated the 
systems have been sized with anticipation of redevelopment of the subject site (Mill 
Creek).  Stormwater treatment does not currently exist on-site and will include the use 
of two (2) pre-treatment basins and addition landscaping treatments such as bio-
swales, raingardens and/or native vegetation will be used to pre-treat stormwater prior 
to it discharging into the wetland property located to the south of the subject site.  
Additional police, fire, and refuse facilities are also anticipated, and will need to be 
evaluated by the City. 

 
6. Will not create excessive additional requirements at public cost for public facilities and 

services, and will not be detrimental to the economic welfare of the community. 
 

CWA COMMENTS:  Based on the information presented, we do not feel the proposed 
redevelopment of the site from an industrial use to a residential use will create 
excessive additional public costs, nor will it be detrimental to the economic welfare of 
the community. 

 
7. Will not involve uses, activities, processes, materials, equipment, and conditions of 

operations that will be detrimental to any persons, property, or the general health, 
safety and welfare by reason of excessive smoke, fumes, glare, noise, vibration, or odors. 

 
CWA COMMENTS:  The proposed use will not contain operations that will be 
detrimental to neighboring persons or property.   

 
Items to be Addressed:  None. 
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PUD STANDARDS 
 
Section 19.08 C. of the Zoning Ordinance requires that a petition for a PUD and area plan meet 
the following standards: 
 
1. The proposed PUD shall conform to the adopted Master Plan or any part thereof, or 

represents a land use policy, which, in the Planning Commission’s opinion, is a logical 
and acceptable change to the adopted Master Plan. 

 
CWA COMMENTS:  Overall, we believe the proposed PUD is consistent with the City’s 
Master Plan.  See the Master Plan portion of this report (pg. 4). 

 
2. The proposed PUD shall conform to the intent and all regulations and standards of a 

PUD district.  
 

CWA COMMENTS:  Section 19.01 lists eleven (11) PUD district regulations which a 
petitioner must demonstrate to be eligible for PUD designation.  The ordinance 
specifically states, A PUD must demonstrate all of the following as a condition for PUD: 
 

A. A recognizable and material benefit to the ultimate users of the project and to 
the community, where such benefit would otherwise be unfeasible or unlikely to 
be achieved without application of the PUD regulations. 

 
The Planning Commission determined the following improvements as recognizable and 
material benefits: 
 

 On-street public parking along Grand Street. 

 Decorative streetlights along the Baker Road frontage. 

 Public art pad at the corner of Baker Road and Grand Street. 

 Public access easement and multi-purpose pathway from Grand Street to Mill 
Creek Park. 

 Installation of a rapid flashing beacon to improve pedestrian crosswalk on Baker 
Road. 

 Elevations depicted along Grand Street, in rendering distributed by applicant at 
the June 6, 2016 meeting and sidewalk connectivity between Baker Road and 
the proposed duplexes. 

 
B. Encourage innovation in land use and excellence in design, architecture, layout, 

type of structures constructed through the flexible application of land 
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development regulations, structures constructed through the flexible application 
of land development regulation, and the preservation of natural resources. 

 
The applicant has modified the original layout in order to create additional central area 
of open space, allowing for additional spacing between the townhome buildings with 
the through sidewalk from Grand Street, and pedestrian connections throughout the 
site. 
 

C. The PUD shall incorporate design elements that unify the site through 
landscaping, lighting, coordinated signage, pedestrian walks and pathways. 

 
We note a landscape plan is not required at this stage of review.  However, the 
applicant has provided a preliminary landscape plan (Sheet 15).  For final site plan 
review, we recommend a variety of plant types; additional plantings along the Grand 
Street entrance drive; and further enhancement of the streetscape along Grand Street. 
 

D. Long-term protection and preservation of natural resources and natural features 
of a significant quantity and/or quality, where such benefit would otherwise be 
unfeasible or unlikely to be achieved without application of the PUD regulations.  
The PUD emphasizes a planning approach, which identifies and integrates 
natural resources and features in the overall site design concept and encourages 
the provision of open space for active and passive use. 

 
There are no natural resources/features to speak of within the subject site.  However, 
the site is located immediately north of Mill Creek.  The development is providing for 
public pedestrian access to the Mill Creek along the west property line.  No active or 
passive recreation uses are demonstrated on-site. In addition, 115 trees are proposed 
to be removed to accommodate the development including mature Maple, Oak, and 
Walnut trees 14” to 54” in DbH. 

 
E. Long-term protection of historic structures or significant architecture worthy of 

preservation, if applicable. 
 

No historic structures or significant architecture is present on-site. 
 

F. Achieve economy and efficiency in the use of land, natural resources, energy and 
the provision for public services and utilities, provides adequate housing, 
employment and shopping opportunities particularly suited to the needs of the 
City residents, if applicable. 
 

During Planning Commission consideration of the initial plan, the use of a parallel water 
main was discussed, and found not to be in the interest of City residents.  The Utility 
Plan (Sheet 011) has been modified to provide a clear depiction of the on- and off-site 
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proposed utilities including the upgrading of the water main along Grand Street from 4-
inch to 8-inch.   
 

G. The PUD shall be harmonious with public health, safety and welfare of the City. 
 

Overall, we feel the proposed use of the PUD could be harmonious with public health, 
safety, and welfare of the City, provided the applicant satisfactorily address concerns 
cited in this report. 
 

H. The proposed PUD shall not result in an unreasonable negative environmental or 
the loss of historic structure(s) on the subject site. 

 
The proposed PUD will provide for brownfield redevelopment of a critical infill site 

along Baker Road.  No historic structures will be lost. 

I. The proposed planned unit development shall not result in an unreasonable 
negative economic impact upon surrounding properties. 

 

We do not feel the proposed development will result in a negative economic impact 

upon surrounding properties. 

J. The proposed use or uses shall be of such location, size, density and character as 
to be in harmony with the zoning district and the City of Dexter Master Plan and 
shall not be detrimental to the adjoining districts. 

 

As noted under the Master Plan section of this report, the proposed development is in 

keeping with the intent of the Master Plan and the surrounding area. 

K. The proposed PUD shall be under single-ownership and/or control such that there 
is a single person, corporation, or partnership having responsibility for 
completing the project in conformity with this Ordinance. 
 

The proposed PUD is under single-ownership/control.  The applicant currently owns 

7931 and 7985 Grand Street, as well as, vacant Baker property.  A purchase agreement 

for 7361 Grand had been included with the previous plan submittal. 

L. The PUD is not proposed in an attempt by the petitioner to circumvent the strict 
application of zoning standards. 

 
The PUD will provide the developer flexibility in design, housing types, and layout. 
 

3. The proposed development shall be adequately served by public facilities and services 
such as: highways, streets, police and fire protection, drainage courses, water and 
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sanitary sewer facilities, refuse disposal, or that the persons or agencies responsible for 
the proposed development shall be able to properly provide such facilities and services. 
 
CWA COMMENTS:  As noted throughout this report, it appears the proposed PUD will 
be adequately served by public facilities and services.  However, issues raised in this 
review regarding, traffic, water, sewer, and stormwater management must be 
addressed to the satisfaction of the City prior to final site plan review. 

 
4. Common open space, other common properties and facilities, individual properties, and 

all other elements of a PUD are so planned that they will achieve a unified open space 
and recreation area system with open space and all other elements in appropriate 
locations, suitable related to each other, the site and surrounding lands. 

 
CWA COMMENTS:  Common open space within the proposed development is mainly 
internal sidewalk connections and stormwater basin areas.  The public pedestrian 
access along the western property line will allow for a future connection to additional 
improvements Mill Creek Park.   

 
5. The petitioner shall have made provision to assure that those public and common areas 

will be or have been irrevocably committed for that purpose. Provision shall be made for 
financing of improvements shown on the plan for open space and other common areas, 
and that proper maintenance of such improvements is assured. 

 
CWA COMMENTS:  Article IV of the draft Master Deed outlines Common Elements of 
the site and the responsibilities of the condominium regarding maintenance, repair, and 
replacement. 

 
6. Traffic to, from, and within the site will not be hazardous or inconvenient to the project 

or the neighborhood. In applying this standard the Planning Commission shall consider, 
among other things, convenient routes for pedestrian traffic relationship of the proposed 
project to main thoroughfares and street intersections, and the general character and 
intensity of the existing and potential development of the neighborhood. 

 
CWA COMMENTS:  The applicant has provided a revised traffic impact study as outlined 
on page 9 of this report.  A rapid flashing beacon (RFB) has been added to the existing 
mid-block Baker Road pedestrian-crossing for pedestrian safety.  However, 
improvements to the crossing of Grand Street should also be considered as this 
configuration is also awkward for pedestrians to cross.  Additional suggestions related 
to internal pedestrian connects can be found under item #2 above. 

 
7. The mix of housing unit types and densities, and the mix of residential and 

non-residential uses shall be acceptable in terms of convenience, privacy, compatibility, 
and similar measures. 
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CWA COMMENTS:  The need for additional housing types is necessary within the City, 
and we find the types, and design of the structures to compliment the character of the 
downtown.   

 
8. The Planning Commission shall determine, where applicable, that noise, odor, light, or 

other external effects from any source whatsoever, which is connected with the 
proposed use, will not adversely affect adjacent and neighboring lands and uses. 

 
CWA COMMENTS:  As proposed, noise, odor, light, or any other external effects should 
not affect adjacent land uses.  A preliminary lighting plan has been provided 
demonstrating locations of wall-mounted fixtures, and illumination levels at property 
lines.  Detail of light fixtures, in addition to the lighting plan, will be required to be 
provided for final plan review. 

 
9. The proposed development shall create a minimum disturbance to natural features and 

land forms. 
 

CWA COMMENTS:  No natural features will be disturbed in the redevelopment of the 
site.  On-site stormwater management will be greatly enhanced further protecting the 
adjacent Mill Creek. 

 
10. Streets shall follow topography, be properly spaced, and be located and aligned in 

accordance with the intended function of each street. The property shall have adequate 
access to public streets. The plans shall provide for logical extensions of public streets 
and shall provide suitable street connections to adjacent parcels, where applicable. 

 
CWA COMMENTS:  Access to the site is provided via a driveway from Grand Street at 
the northeast corner of the site, and along Baker Road at the southeast corner of the 
site.  The site’s internal circulation appears adequate.   

 
11. Pedestrian circulation shall be provided for within the site, and shall interconnect all use 

areas, where applicable. The pedestrian system shall provide a logical extension of 
pedestrian ways outside the site and to the edges of the PUD, where applicable. 

 
CWA COMMENTS:  In addition to the CWA Comments in item #2 above related to 
pedestrian circulation, the development provides for adequate internal and off-site 
pedestrian circulation. 

 
Items to be Addressed: City Council consideration of requirements of PUD intent.   
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PRELIMINARY SITE PLAN REVIEW 
 

AREA, WIDTH, HEIGHT, SETBACKS 
 
The applicant is requesting rezoning of the subject site to an underlying zoning of VR, Village 
Residential.  Section 20.10 outlines the schedule of regulations for the VR zoning district. 
 

 Required Provided Compliant 

Lot Area  
4,500 sq.ft./d.u. (2-family) 

9,800 sq.ft./d.u. (multi-family) 
8.58 acres 

7 acres needed for 2-family 
15.3 acres needed for multi-family 

Lot Frontage 60 feet 170.38 feet Complies 

Setbacks  

Front 15 feet 
4 feet (Grand St. ROW) 

112 feet (Baker Rd. ROW) 

Deviation from requirement 
needed. 

Side 10 feet 15 feet (west) Complies 

Rear 25 feet 25 feet (south) Complies 

Building Height 2.5 stories / 35 feet 
2 stories/30.5 feet 
(townhouse tallest 

structure) 
Complies 

 
A deviation for the Grand Street front yard setback is provided on Sheet 04 which states, a 
front setback deviation of 11 feet is requested from the required minimum front setback of 15 
feet to allow a minimum front setback of 4 feet.  All other dimensional requirements of the VR 
zoning district have been met. 
 
Items to be Addressed:  None. 
 

BUILDING LOCATION AND SITE ARRANGEMENT 
 
The site arrangement and building locations have been modified slightly to accommodate the 
additional acquired property to the west, and the layout has been changed to address the 
Planning Commission’s directive to provide a more centralized entrance on Grand Street, as 
well as, centralized open space area.   
 
As noted in the Parallel Plan portion of this report, the development’s proposed density meets 
that allowed in the underlying VR, Village Residential zoning district. 
 
Items to be Addressed:  None. 
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SITE ACCESS AND CIRCULATION 
 
The site will be accessed via a driveway from Grand Street and a driveway from Baker Road.  
Internal circulation appears adequate; however, turning radii for emergency and garbage 
trucks should be required on the final site plan.   
 
We defer further comment on site access and circulation to the Dexter Area Fire Department 
and the City Engineer. 
 
Items to be Addressed:  Provide emergency and garbage truck turning radii for final site plan. 
 

PARKING, LOADING 
 
Section 5.03 requires multiple-family dwellings provide two (2) parking spaces for each 
dwelling unit, and 0.5 guest parking spaces for every three (3) dwelling units.  The applicant has 
verified each of the garages can accommodate two (2) parking spaces.   
 
Based on the number of dwelling units (76), an additional thirteen (13) guest spaces would be 
required.  Thirteen (13) additional guest parking spaces have been provided in two (2) location 
in the southeast corner of the development, as well as eighteen (18) on-street spaces shown 
on Grand Street.  We note two (2) barrier-free parking spaces are provided. 
 
Items to be Addressed: None. 
 

SIDEWALKS 
  
Sidewalks are discussed in detail under the PUD Standards section of this report.  All internal 
and periphery sidewalks are proposed at 5-foot widths.  The public pedestrian walkway along 
the western property line to Mill Creek is 8 feet wide.  These widths are in accordance with City 
standards. 
 
Items to be Addressed:  None. 
 

LANDSCAPING 
 
A conceptual landscape plan has been provided by the applicant for review and comment.  A 
detailed landscape plan will be required at the final site plan stage of review. 
 
Composition: At the time of detailed landscape submission, the applicant will 

be required to provide a detailed landscape schedule with 
botanical names, sizes, spacing, etc. of each proposed plant. 

 
Street Trees: Street trees (canopy trees) are required at a minimum of every 

thirty (30) feet or a maximum of forty (40) feet between the 
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sidewalk and the curb for development with frontage on a public 
street.  Twenty-two (22) to 29 street trees are required along the 
Grand and Baker Road ROWs in order to meet this requirement.  
Twenty-two (22) street trees are depicted on the conceptual 
landscape plan. 

 
Parking Lot Screening: Parking lot screening is not required, as none of the proposed 

parking areas are adjacent to a ROW. 
 
Interior Parking Lot: Parking lots having either 3,000 sq. ft. of area or 25 spaces are 

required to provide at least 3% of the total parking area as 
landscaping.  Thirteen (13) parking spaces are proposed within 
two (2) separate parking areas.  None of the proposed parking 
areas consists of 3,000 sq. ft. of area.  Therefore, no additional 
interior parking lot landscaping is required. 

 
Buffer/Screen: The multiple-family development is adjacent to existing VR 

zoned/used property to both the west and south.  The applicant 
conceptually shows Buffer Zone “B” along both of these property 
lines to provide required screening. 

 
Site Landscaping: One (1) tree is required for each 1,000 square feet of open space 

on the development site.  Trees in the required screen can count 
toward this calculation.  The conceptual landscape plan indicates 
3.54 acres of open space are provided requiring 154 trees. 

 
Details: Planting and staking details will be required during final site plan. 
 
Refuse Containers: Curb-side pick-up is proposed. 
 
Items to be Addressed:  Provide detailed landscape plan as indicated above with the final site 
plan. 
 

LIGHTING 
 
A preliminary lighting plan has been included in the most recent plan set.  One (1) street light 
and 205 wall-mounted fixtures are proposed throughout the site.  Illumination levels at 
property lines measure 0.1 foot-candles or less as required. 
 
A lighting plan is required for final site plan including full photometric plan and details of all 
exterior lighting fixtures proposed. 
 
Items to be Addressed:  Provide full photometric plan and details of all the proposed lighting at 
final site plan review. 

Page 150 of 170



Grandview Commons 
7/26/2016 

22 

SIGNS 
 
A sign location has not been demonstrated on the conceptual plan.  Any signs(s) must comply 
with all applicable provisions of Article 7, Signs, of the Zoning Ordinance.  A detailed sign plan 
will be required at the final stage of site plan review, if applicable. 
 
Items to be Addressed:  Provide location and detail of all signage at final site plan review. 
 

EXTERIOR ELEVATIONS/FLOOR PLANS 
   
Building elevations and floor plans for each of the proposed structure types have been 
provided with the latest plan submittal.  
 
Items to be Addressed:  None. 
 

MASTER DEED, BYLAWS, PUD AGREEMENT 
 
The proposed master deed and bylaws were provided with the applicant’s initial submittal.  A 
revised PUD agreement was provided as a supplement to the revised plan review.  We note the 
following items that require further clarification within the PUD Agreement: 
 

1. Item #11 (page 4) – We note the provision allows for landscaping completion will not be 
required until the final zoning request for the last unit. 

2. Item #12 (page 4) – This provision should be reviewed by the City Engineer. 
3. Item #13 (page 4) – This provision should be reviewed by the City Engineer. 
4. No signature page provided. 

 
Items to be Addressed:  City staff, engineer, and attorney review of all legal documents related 
to the Grandview Commons development. 
 

RECOMMENDATIONS 
 
In review of the Grandview Area Plan the City Council should consider the intent of the PUD 
Ordinance and the specific criteria listed in Section 19.01 (our review of this material is found 
starting on page 14 of this report). 
 
The following items will need to be addressed to the satisfaction of the City Council prior to 
granting Area Plan/Preliminary Site Plan approval: 
 
Area Plan/Preliminary Site Plan 

1. City Council consideration of requirements of PUD intent. 
2. City staff, engineer, and attorney review of all legal documents related to the 

Grandview Commons development. 
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The following items will need to be addressed prior to final site plan approval: 
 
Final Site Plan 
 

1. Provide tree replacement calculation.  
2. City Engineer review soil suitability/AGS Infiltration Basin Report. 
3. City Engineer review of existing/proposed essential facilities and services. 
4. Provide emergency and garbage truck turning radii for final site plan. 
5. Provide detailed landscape plan. 
6. Provide full photometric plan and details of all proposed lighting fixtures. 
7. Provide location and detail of all signage. 
8. Provide exterior façade materials during final site plan review. 

 

 

 
  
 
# 241-1419 
 
cc: Steve Brouwer via stevebrouwer@arbrouwer.com 
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July 27, 2016 
 
CITY OF DEXTER  
8140 Main Street 
Dexter, MI 48130 
 
Attention: Ms. Michelle Aniol (Sent via Electronic Mail) 

Community Development Manager 
 

Regarding: Grandview Commons  
Area Plan – Review No. 3 

 OHM JN:  0130-16-1001 
 
Ms. Aniol: 
 
The applicant, Steve Brouwer with MMB Equities LLC., is proposing a residential area with surrounding parking 
lot at the southwest corner of Grand Street and Baker Road. We have reviewed the area plan which was received 
on July 12, 2016.  The plans were reviewed in accordance with the City of Dexter Engineering Standards and are 
acceptable for area plan approval.  The following items shall be conditions of this approval: 

 
1. The existing parcels are described to the right of way lines of Baker and Grand.  The proposed combined 

parcel shall be shown in the same manner.  Dedication of right of way along Grand at the far western 
parcel will be necessary as the property is currently described to the right of way centerline. 

2. The storm sewer extending from the Grand Street right of way into the site shall be included within a 
drainage easement and shall be dedicated public.  The easement shall encompass the pipe from Grand 
Street to the outfall to Mill Creek. 
 

We also noted the following items during our review that can be addressed during final site plan.  These should 
not be conditions of area plan review approval. 
  

STORM WATER MANAGEMENT: 
 

3. The calculations do not display design flow rates for the relocated city storm sewer.  Updated calculations 
shall be provided during final site plan and the pipe shall be upsized if necessary. 

4. The applicant notes that the basins will contain treatment forebays.  These shall be illustrated on the 
grading plans. 

 
GRADING: 
 

5. Retaining walls greater than 18 inches require stamped and signed design calculations provided by a 
structural engineer. 

 
PAVING AND RIGHT OF WAY: 
 

6. Sidewalks within the site are dimensioned at 5 feet wide. Where the sidewalk is adjacent to parking the 
width should be increased to 7 feet to allow for bumper overhang and/or door swing without substantial 
impact to the clear width of the walkway. 
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7. The plan shows the construction of a parking lane along the south side of Grand Street.  It is understood 
that the City and applicant will coordinate on the overall improvement of Grand Street.  Future plans will 
provide a greater lever of clarity of the scope. 

8. Sidewalk ramps shall be aligned along the proposed Baker Road driveway. 
 

The above comments should be addressed per the requirements in the City of Dexter Engineering Standards.  
Should you have any questions about this review, please feel free to contact me at 313-481-1252 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 
 Dan Schlaff, DPS Superintendent 
 Dan Dettling, Dexter Area Fire Department 

File 
 

P:\0126_0165\SITE_Dexter\2016\0130161001_GrandviewCommons\Area Plan Review\Review 3\Grandview Commons_AreaPlan 
Review3.docx 
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PLANNED UNIT DEVELOPMENT 
DEVELOPMENT AGREEMENT 

CITY OF DEXTER 
AND 

MMB EQUITIES, LLC 
 

 
THIS PLANNED UNIT DEVELOPMENT AGREEMENT (“Agreement’) is made this  day of         , 
2016, by and between the City of Dexter, of 8140 .Main Street, Dexter, Michigan 48130, (hereinafter 
"City"), and MMB Equities, LLC, a Michigan Limited Liability Corporation, 7444 Dexter Ann Arbor Road, 
Suite F, Michigan 48130 (hereinafter "Developer"). 

WITNESSETH: 

This Agreement is made based on the following underlying facts and circumstances: 

A. The City desires to promote a residential environment with diverse housing options for City 
residents, recognizing that a viable, healthy residential component is of primary importance to the 
overall health and vitality of the community. 

B. The City desires to preserve and strengthen the existing character of the downtown area as an 
historic, pedestrian-scaled community, with traditional site and architectural design creating an 
aesthetically memorable place with vibrant streetscapes and community spaces. 

C. The City encourages redevelopment along the Baker Road corridor, which serves the needs of 
Dexter’s growing population 

D. The City encourages common design elements, such as: architecture, streetscape, signage, and 
landscaping that promote continuation of the downtown theme along the Baker Road corridor. 

E. The City desires to provide a variety of safe, efficient modes of transportation to meet the needs of 
City residents and visitors. 

F. The City desired desires to encourage development in accordance with adopted the Master Plan. 

G. The City desires to support and encourage development consistent with the DDA Development 
Plan. 

H. The Developer is the owner in fee simple of 8.57 acres of real property (the “Property”) at the 
southwest corner of Grand Street and Baker Road and more particularly described in Exhibit A 
attached hereto. 

I. Prior to execution of this Agreement, the Property was zoned I-1, Limited Industrial.  Upon 
execution of the Agreement the Property shall be rezoned by the City to VR VillageCity 
Residential with a PUD Planned Unit Development Overlay.   

J. The Developer intends to redevelop the Property with 76 attached residential condominium units; 
which will be served by public water and sanitary sewer services.  This development will be 
completed pursuant to an approved Area Plan, which hereinafter development will be referred to 
as Grandview Commons. 

K. Pursuant to the requirements of the Zoning Ordinance for the City of Dexter, the Developer has 
submitted to the City, and the City has approved, an Area Plan, an Area Plan Petition and 
supporting documentation (collectively, the “Area Plan”).  The Area Plan and supporting 
documentation are set forth in Exhibit B. 

L. Subject to the execution and recording of this Agreement, the development illustrated and 
described in this Agreement and in the Exhibits attached hereto, is hereby approved in 
accordance with the authority granted to and vested in the City Council pursuant to Michigan 
Public Act 110 of 2006, as amended (the Michigan Zoning Enabling Act); Michigan Public Act 33 
of 2008, as amended (the Michigan Planning Enabling Act); Michigan Public Act 59 of 1978, as 
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amended (the Michigan Condominium Act); and in accordance with the Zoning Ordinance of the 
City, as amended, except as modified herein and subject to the terms of this Agreement.  The 
approval of Grandview Commons Planned Unit Development does not relieve the Developer from 
compliance with applicable provisions of the Michigan Condominium Act and the City of Dexter 
Zoning Ordinance, except as modified herein, nor shall it be deemed to confer any approval other 
than required by law. 

M. The City and the Developer now desire to enter into this Agreement which, among other things, 
shall set forth the mutual and respective covenants, obligations, and undertakings of the City and 
Developer with respect to the Planned Unit Development. 

NOW THEREFORE, in consideration of the foregoing premises, which the City and Developer represent 
to be true and accurate, and which shall become part of the Parties’ obligations herein, and the mutual 
and respective covenants, obligations, and undertakings of the Parties set forth below, the Parties, 
intending to be legally bound by this Agreement, agree as follows: 

1. Definitions. For the purposes of this Agreement, the following terms and phrases shall be 
defined as described below: 

a. Approved Area Plan: The Area Plan approved by the City Council governing Planned 
Unit Development Projects, dated __________________ and attached hereto as Exhibit 
XB. 

b. Association: The Grandview Commons Condominium Association, a Michigan non-profit 
corporation, requires mandatory membership of all unit owners within the Project who will 
become bound by the condominium documentation governing their use of the Project. 
The Grandview Commons Condominium Association assumes control of the common 
area within the Project and operations of the Project upon the recording of the Master 
Deed that establishes Grandview Commons at the office of the Washtenaw County 
Register of Deeds. 

c. Developer: MMB Equities, LLC, 7444 Dexter Ann Arbor Road, Suite F, Michigan 48130, 
a Michigan corporation, its successors and/or assigns. In the event of a transfer of 
ownership, Developer, as defined above, shall remain responsible for the 
performance of any of its obligations hereund.er that have matured and are unperformed 
as of the date of transfer. The Developer has control over maintenance of the Property 
until such time as the Master Deed, establishing the condominium as the Project, is 
recorded.  The Association shall be responsible for maintenance of general common 
elements upon the establishment of the condominium as a Project at which time the 
maintenance of the general common elements in the condominium shall be the obligation 
of the Association. 

d. Final Site Plan: The detailed drawings of the Project submitted and 
reviewed in accordance with Article 21, Section 21.04·E, of the City Zoning Ordinance 

e.d. Parties: The Developer, City and Association. If more than one person or entity is the 
Developer, City or Association, the obligation imposed on that party shall be joint and 
several. 

e. Project: Certain land located in the City of Dexter, commonly known as Grandview 
Commons located on the south side of Grand Street, at the southwest corner of Grand 
Street and Baker Road, and which encompasses 8.57 acres of land, as described in 
Exhibit X B of this Agreement ("Property"), to be developed as attached residential 
condominium units, as approved by the Planning Commission and City Council in the 
Area Plan. 

f. Performance Guarantee Bond: “Performand Guarantee Bond” shall have the meaning set 
forth in paragraphs ______. 

g. Final Site Plan: [DISCUSS PER PHASING HOW THIS SHOULD BE DEFINED] 

Comment [SE1]: Does this include the Site Plan 
or is this the same as the Final Site Plan? 

Formatted: Indent: Left:  1",  No bullets or
numbering

Comment [SE2]: Why deleted?  Is this different 
than the Area Plan? 
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h. Infrastructure Improvements: “Infrastructre Improvements” shall have the meaning set 
forth in paragraph __. 

i. Site Improvements: “Site Improvements” shall have the meaning set forth in paragraph 
___. 

j. Final Zoning Compliance Certificate: “Final Zoning Compliance Certificate” shall have the 
meaning set forth in paragraph __. 

f.k. Zoning Ordinance: “Zoning Ordinance” shall mean the City of Dexter Zoning Ordinance 
as amended from time to time. 

g.l. City: The City of Dexter, a Michigan municipal corporation, Washtenaw County, 
Michigan. 

2. Developer Commitments 

a. The Developer agrees to develop the area of land described in Exhibit B. 

b. The Developer agrees to develop the Pproject as detailed on the Area Plan dated, 
XX,XX,XX and attached as Exhibit B. 

c. The Developer agrees to provide the following recognizable and material benefits, 
solely at hisits cost: 

1) On-street public parallel parking along the entire frontage of the Pproperty along 
Grand Street;,  

2) Decorativee streetlights along the entire frontage of the Pproperty along Baker 
Road;, 

3) Public art pad at the corner of Baker Road and Grand Street;, 

4) A 10-foot wide public access easement and 8-foot wide multi-purpose pathway 
from Grand Street to Mill Creek Park, along with two (2) benches;, 

5) Installation of a rapid flashing beacon to improve the existing pedestrian 
crosswalk on Baker Road, in front of the Property;, plus 

6) Elevations depicted along Grand Street;, and 

7) Sidewalk connectivity between Baker Road and the duplex units. 

d. No Outdoor Storage: Developer agrees that there will be no outdoor storage of 
material or equipment, and agrees that the site will be maintained in a neat and 
orderly condition at all times.  

e. Rubbish Removal: Developer shall remove all discarded building materials and 
rubbish from  the  Project  at  least  once  each month  during  construction  of  
improvements and within one month of completion or abandonment of construction. 
No burning or burying of discarded construction material shall be allowed. At 
Developer's discretion, material that can be environmentally recycled may be re-used 
on the Pproject. 

f. Landscaping: Developer shall landscape in accordance with the Final Site Plan. All 
trees and plants shall be guaranteed by the Developer for two (2) years after 
issuance of final zoning compliance. In that time all plant materials that are unsightly, 
dead, dying, or that become unhealthy because of damage, neglect, drainage 
problems, disease, insect infestation, or other causes shall be replaced.   
Replacement materials shall meet all standards of the original installation. Developer 
shall submit a two-year landscaping material cash or warranty bond at time of final 
zoning compliance for the last unit in each development Phase.    Amounts shall be 
established per City Council resolution.  All landscaping materials must be healthy 
and in good condition at the time of inspection.  Landscaping materials shall be 
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warrantied from the date of approval as documented during final zoning compliance 
inspection. Verification of planting date and species information shall be submitted 
with the Final Zoning Compliance application.  Final Zoning Compliance Applications 
shall not be approved and Certificate of Occupancy permits shall not be issued until 
the planting date and species information has been submitted or a performance bond 
has been submitted .by the Developer in an amount as approved by the City. All 
landscaping shall be installed prior to the issuance of the Final Zoning Compliance 
permit, as described in Section 12; provided, however, that the City may, at its 
discretion, require Developer to post a Performance Guarantee if the landscaping is 
not complete, as described in Section 12, herein.  

g. Indemnification: Developer shall defend, indemnify, and hold harmless the City, 
together with its officers, employees, agents and assigns, against any and all claims, 
suits, demands, causes of action, liabilities, and judgments, whether for damages or 
equitable relief, arising out of i) any alleged negligent act(s) by Developer or its 
agents, successors and assigns, concerning the Project; ii) any breach of this 
Agreement by Developer; or iii) the Developer's improvement or access to public 
right of ways, utilities or other public infrastructure with respect to the Project; or (iv) 
any other claim otherwise arising out of this Agreement or concerning the Project, 
except as set forth in Section 2.h (collectively “Claims”) not cause by or arising from 
the negligence or willful misconduct of the City.  The. Developer shall indemnify the 
City for all damages and reasonable costs associated with the defense of such 
claims or suitsClaims, including attorney fees. In the event any legal action or 
administrative proceeding is brought against the City by reason of any such 
Cclaims, the City shall be entitled to retain counsel of its choice.  

h. Limitation. The indemnification by the Developer in Section 2.g shall not apply to 
claims, suits, or damagesClaims arising out of the City’s own negligence, the City’s 
failure to perform contractual obligations, or City violations of local, state, or federal 
law. 

i. Utilities: 

1) The Developer agrees to cut and cap an existing 4-inch water main at the 
connection to an existing 8-inch water main at the intersection of Grand Street 
and Baker Road, and then install a new 8-inch water main along the entire Grand 
Street frontage of the Property, at hisits sole expense.  Developer agrees to 
install a 2-inch type K copper lead from the main to an existing shut-off box, 
located at the northern edge of the Grand Street ROW, at the Developer’s sole 
cost and expense.  

2) The Developer agrees to install a new 10-inch sanitary sewer along the south 
side of the Grand Street right-of-way, and along the entire Grand Street frontage 
of the Property, at the Developer’s sole cost and expense. 

3) The Developer agrees to provide public utility easements of varying widths for 
public water, sanitary and storm water sewers, as shown on the Area Plan. 

4) The Developer agrees to remove a portion of an existing 30-inch storm sewer, 
and then re-route and install a new 30-inch storm sewer, at the Developer’s sole 
cost and expense. 

5) Developer agrees to install all electric, telephone and other communication 
systems underground, in accordance with the requirements of the applicable 
utility company and Zoning Ordinance. 

6) Developer agrees that no part of the storm water detention basins shall be 
allowed to remain in an unkempt condition.  All grass and other vegetation shall 
be maintained and cut to reasonable heights at reasonable intervals (grass within 
storm water basins shall not exceed twelve (12) inches in height).  The City 
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retainsls the right to assume maintenance of the storm water basins if the 
Developer fails to provide minimum maintenance consistent with the 
aforementioned standards.  Any and all costs or expenses (including interest at 
the rate of 1% over the prime loan rate, as established by the Federal Reserve, 
which shall accrue on the amount billed until paid) incurred by the City in such 
maintenance and enforcement of these provisions shall be billed to and paid by 
the Developer.  Developer hereby consents to the placement of a lien against the 
property by the City if maintenance costs are not paid within 60 days of invoice 
date.  The City reserves the right to take any action it deems necessary to 
remedy any nuisance under the City Public Nuisance Ordinance.   

3. City of Dexter Commitments 

a. Inspection: The City agrees to provide timely and reasonable City 
inspections as may be required during construction. 

b. Recordation: The City agrees to cooperate in recordation of this Agreement with the 
Washtenaw County Register of Deeds. However, Developer shall ensure the 
timely recordation of this Agreement. 

c. Issuance of Permits: The City agrees to issue Zoning Compliance and Occupancy 
Certificates as provided in Section 13 consistent with the requirements of this 
Agreement and the City’s Zoning Ordinance. 

d. The City agrees to accept dedication of public infrastructure to the public, provided 
the Developer has complied with the requirements of Section 11.e, below. 

e. The City agrees to quit claim XX.X acres of vacant property adjacent to the Property, 
as shown in Exhibit C. 

4. Permitted Use of the Property.  The Area Plan for Grandview Commons shall permit the 
Developer to redevelop the Property, in accordance with the terms of this Agreement for the 
following uses: Seventy Six (76) residential dwelling units seventy six (76) attached 
residential dwelling units, in the following configurations: 

i) Five, 4 unit townhouse buildings (20 dwelling units) 

ii) Four 8-plex buildings (32 dwelling units) 

iii) Four 4-plex buildings (16 dwelling units) 

iv) Four duplex buildings (8 dwelling units) 

2.  

3.5. History of the Review Procedure and Action taken by the Planning Commission and 
City Council. The following is a summary of the actions taken by the Planning Commission 
and City Council, in association with this project: 

a. Area Plan Review.  Review and public hearing by the Planning Commission was 
conducted on June 6, 2016.  Following the public hearing the Planning Commission 
voted to recommend, with recommendation of  conditional approval.  on June 6, 2016 
and approval by The City Council granted approval on    , 2016. 

b. Planned Unit Development Final Site Plan Review. Review by the Planning 
Commission, with recommendation for approval on   , 2016 and approval by 
City Council on    , 2016. 

4.6. Plan and Documents Submitted by the Applicant. The approved PUD Area Plan (Exhibit 
B) incorporates the material representations the Developer made in the following plan and 
documents submitted in pursuit of PUD approval to the extent that such representations are 
not inconsistent with the recitals and terms contained herein: 

a. PUD Petition Area Plan Petition submitted to the City on May 6, 2016.  
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b. Area Plans prepared by Metro Consulting Associates, dated/revision dated June 2, 
2016,  July 11, 2016, and consisting of the following: 

i) Area PlanCover page 

ii) Preliminary Topographic PlanSurvey 

iii) Demolition Plan 

iv) Layout Plan 

v) Soil Erosion and Sedimentation Control Plan 

vi) Soil Erosion and Sedimentation Control Details 

vii) Overall Grading Plan 

viii) Detailed Grading Plan 1 

ix) Detailed Grading Plan 2 

x) Detailed Grading Plan 3 

xi) Utility Plan 

xii) Stormwater Management Plan and Calculations 

xiii) Stormwater Management Calculations Pond A 

xiv) Stormwater Management Calculations Pond B 

xv) Landscape Plan 

xvi) Parallel Plan 

xvii) Details 

xviii) Phasing Plan 

xix) Proposed Exterior Elevations and Floor Plans, received July 12, 2016 

iii) Conceptual Utility Plan 

iv) Conceptual Landscaping Layout 

v)xx) Parallel Plan 

c. Studies and Technical Memorandum(s) 

i) Traffic Impact Analysis dated, January 2016, prepared by C&A Engineers and 
updated on May 13, 2016 and _______________________. 

ii) Impact assessment regarding natural resources and natural features; economic 
impacts on City services, etc.; and short and long term impacts, including 
duration, dated February 1, 2016, prepared by MMB Equities and others.  

ii)iii) Infiltration Basin Exploration Report dated, June 17, 2016. 

The City enters into this Agreement in reliance upon and on the assumptionbased on the 
representation by Developer that all plan and supporting documentation submitted to the City 
are true and accurate. If any plan, documents or statements that are material to the project 
are materially untruthful untrue or inaccurate, then such plan, documents, or statements shall 
be deemed a violation of the Zoning Ordinance and this Agreement. The remedies for such 
violation shall be such as are provided by law or equity for violation of a Zoning Ordinance. If 
there are any discrepancies between the supporting documentation and this Agreement, 
including Exhibits, this Agreement shall control. 

5.7. Effects of Area Plan Approval, 

a. The Developer and the City acknowledge and agree that rezoning of the Property to 
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VR VillageCity Residential constitutes approval of the Area Plan (Exhibit B) as the 
plan for general configuration, road layout, location and amount of land occupied by 
permitted uses, and easements, subject to final site plan approval and condominium 
document review and recording. 

b. References in this Agreement to activities by the Developer in relation to this PUD 
are intended to include the Developer’s transferees, assigns, and any subsequent 
owner of the Property, unless the context dictates otherwise. 

c. To the extent that development of the Property in accordance with this Agreement 
and Plan deviate from Zoning Ordinance regulations, this Agreement and the Area 
Plan shall control. All improvements constructed in accordance with this Agreement 
and Plan shall be deemed conforming under the Zoning Ordinance. All references in 
this Agreement to the Zoning Ordinance shall be deemed to refer to the Zoning 
Ordinance in effect as of the date of this Agreement. The project shall not be subject 
to any additional zoning requirements contained in any amendment or additions to 
the Zoning Ordinance that conflict with the provisions of this Agreement or the Plan, 
unless the Plan is materially altered at the request of the Developer and with the 
approval of the City. 

6.8. Permits from Review Authorities 

Developer will be required to obtain permits for all requirements from all jurisdictions having 
authority over the Pproject, including the City of Dexter, Washtenaw County and the State of 
Michigan. The City will cooperate with the Developer's efforts to obtain such permits and will 
execute such applications, permits or other documents required of the City by the applicable 
State and County regulatory agencies, if any, provided that all costs and fees relating to 
same are paid by Developer. 

7.9. Creation of Condominium Association; Maintenance Responsibilities 

Developer will record and provide recorded copies of the Grandview Commons Master Deed 
and Bylaws governing the project and the Association, following review and approval by City 
Council. 

8.10. Phasing 

Developer has proposed a maximum of 3 Phases within the Master Deed and Bylaws, as 
show on the Area Plan. 

9. Easements 

Developer will provide all necessary public utility easements as noted on the Final Site Plan.  
The City wills Quit Claim the property referenced in Exhibit C. 

10.11. Utilities 

a. Allocation of Residential Equivalency Units (REUs)Water and Sewer Tap Fees. 
The City allocates seventy six (76) sanitary sewer REUs of capital charges to be 
used by the Developer or builders within the PUD. A credit of 19 REU’s shall be 
applied for existing infrastructure. The Developer agrees to pay all fees related to 
tapping into and using the public water and sewer system (collectively, the “Tap 
Fees”), as adopted by the City and generally applicable on the date of this 
Agreement, which is Eight Thousand and 00/100 ($8,000/REU), for a total tap fee 
amount of $456,000. 

b. Sanitary Sewer.   

c. Stormwater Management.  A stormwater management maintenance schedule shall 
be part of the Master Deed for the Project, further establishing the means of 
permanent financing for required maintenance and improvement activities, which 
shall be the responsibility of the condominium Aassociation.    
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1) Additional     Drainage     Requirements:        Before    Developer    may    
commence construction of the Infrastructure Improvements, suitable  easement  
and/or   maintenance agreements  for  drainage  and/or  storm  system  
inspection,  maintenance  and   repair must be approved by the City of Dexter. 

d. Additional Requirements: Manholes, curb boxes, gate wells, D-boxes, and other 
similar structures shall not be installed within sidewalks, driveways, and drive aisles.   

a.e. Dedication: The Developer shall dedicate to the City all Infrastructure 
Improvements that meet the criteria established by the City and attached to this 
Agreement as Exhibit E. Prior to any dedication of the Infrastructure  
Improvements,  the  Developer  shall provide three (3) copies of record drawings 
(as-built drawings), showing that the Infrastructure Improvements have been 
constructed and installed per City specifications, including any required detention 
areas and all necessary grading  and paving prior to dedication.  Developer also 
agrees to post maintenance and guarantee bond in the amount of fifty percent 
(50%) of the actual final cost of the Infrastructure Improvements. Said bond shall 
be in effect for two (2) years subsequent to the acceptance by the City of the 
dedicated Infrastructure Improvements. If the Infrastructure Improvements have 
been completed in compliance with the approved Final Site Plan, the City shall 
accept dedication, but only (i) if the Developer is not otherwise in default past 
applicable grace and cure periods under this Agreement and (ii) after the City 
engineers have inspected and approved the Infrastructure Improvements to 
determine their compliance with the applicable City standards. 

12. Access Drives and Drive Aisles:  

a. The access drives and drive aisle within the Project shall be private and remain 
private unless otherwise approved by City Council in connection with a Developer’s 
request to dedicate the same.  There shall be no obligation on the part of the City to 
accept any such dedication. 

b. Developer shall obtain a Traffic Control Order from the Project reasonablye 
acceptable to the City for the purpose of ensuring that the Michigan Uniform Traffic 
Code laws are enforceable by the Washtenaw County Sheriff’s Department on the 
private access drives and drive aisles within the Project.  The City agrees to 
cooperate as reasonably necessary to assist the Developer in obtaining a Traffic 
Control Order, provided that all fees, costs or charges are paid or reimbursed by 
the Developer. 

c. The Developer agrees to install public and private road signs in accordance with 
the approved Final Site Plan. The Developer agrees to post "No Parking" signs 
on one side of each access drive and drive aisle. Unless the approved Final Site 
Plan specifies a contrary standard, all signage shall meet the requirements of 
the Michigan Manual of Uniform Traffic Control Devices. 

13. Project Operation, Repair and Maintenance 

a. Maintenance of Property: The Developer shall maintain, repair and replace all 
improvements at the Project including landscaping, drains and storm water detention 
facilities. The Developer will assure that public and common areas will be or have 
been irrevocably committed for that purpose and provide the City with a means of 
legally enforcing such commitments reasonably satisfactory to the City. Grass in 
open lawn areas shall not exceed eight (8) inches in height.  The Developer shall be 
responsible for the removal of snow from the sidewalk to be located along Grand 
Street and Baker Road, on-street parking spaces, and all walkways within the 
Project.  Hazardous conditions caused by fallen trees and other dangerous 
circumstances shall be remedied within forty-eight (48) hours, weather permitting.  

b. City Maintenance Rights. The City retains the right to assume maintenance of the 
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Property if the Developer fails to provide minimum maintenance consistent with these 
aforementioned standards after a ten (10) day written notice is sent in accordance 
with the City of Dexter Public Nuisance Ordinance. Any and all costs (including 
interest at the rate of one percent (1%) over the prime rate established by Federal 
Reserve, which shall accrue on the amount billed until paid) incurred by the City in 
such maintenance and enforcement of these provisions shall be billed to the 
Developer.   The Developer hereby consents, to the placement of a lien against the 
Property by the City if maintenance costs are not paid within sixty (60) days of invoice 
date. The City reserves the right to take any action it deems necessary to remedy 
any nuisance under the City Public Nuisance Ordinance. 

11.14. Issuance of Zoning Compliance,  and Building Permits, and Certificates of Occupancy 

Except as set forth below, the City shall issue a certificate of final zoning compliance in the 
customary form (the "Final Zoning Compliance") for the Project after all Improvements 
required by this Agreement and the approved Final Site Plan have been completed, in 
accordance with the terms and conditions of this Agreement. Final Zoning Compliance will be 
issued upon completion of individual duplex and brownstone units.  Any incomplete site work 
will require posting of a Performance Guarantee to assure the completion.  Final Zoning 
Compliance will be issued upon completion of individual stacked units. Notwithstanding the 
foregoing, the City shall  issue a Final Zoning Compliance permit for a portion of the 
completed Improvements, for each development Phase of the Project that meet all generally 
applicable criteria for same, for the sole purpose of allowing the Developer to obtain a 
certificate of occupancy, in its customary form from the City for a completed Building. In the 
event Final Zoning Compliance is requested for any Building in the Project prior to completion 
of all Infrastructure Improvements required by this Agreement, as set forth in the approved 
Final Site Plan, the City may, in its sole and unfettered discretion,  condition the issuance of 
such Final Zoning Compliance upon the delivery by the Developer  of security in the form of a 
performance guarantee bond (cash deposit or irrn-evocable letter of credit) to the City to 
ensure the completion of all Infrastructure Improvements required by the approved Final Site 
Plan that serve the applicable Building. The amount and form of any such performance 
guarantee bond shall be in accordance with the Resolution establishing performance 
guarantee amounts, attached hereto as Exhibit D.   No Final Zoning Compliance shall be 
issued for a Building, unless any required performance guarantee bond is posted or all 
Infrastructure Improvements and Site Improvements serving such Building are completed. In 
the event the Developer is unable to meet these terms due to timing, weather, etc. prior to the 
request for a Final Zoning Compliance Certificate, the Developer agrees to post a 
Performance  Guarantee Bond, in the form of a bond mutually agreeable to both parties, cash 
deposit or  in-evocable letter of credit, for any of the foregoing improvements per Article 21 of 
the  City of Dexter Zoning Ordinance on a per building basis, except that the Developer shall 
have installed an all-weather surface on the drive aisles before issuance of any full or partial 
Final Zoning Compliance Certificate. Landscaping completion will shall not be required until 
at the Final Zoning Compliance request for the last unit in each development Phase.  Any 
incomplete site work will require posting of a Performance Guarantee, as cited herein. to 
assure completion.      

12.15. Engineering  

Final Site Plan Review will include engineering details in accordance with City standards, with 
the exception of the pavement cross section.  As discussed in the Pre Application meeting 
the The Developer will shall be permitted to reuse the crushed concrete from the building 
demolition for base material under all pavement areas in the project.  The sand subbase will 
may not be required. 

13. Private Infrastructure Inspections 

The Developer will construct the proposed private infrastructure in accordance with the 
approved site plan and will not be required to have on-site City Engineering inspections for 
private infrastructure, including stone base, paving, concrete, and private storm sewer.    
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14. Public Infrastructure Inspection  

The City will be responsible for inspection to re-route the existing public storm sewer. 

15.16. Construction Activity – Hours of Operation and Penalties 

Exterior cConstruction will be limited from 7:00 am – 7:00 pm Monday through Saturday.  
Interior construction will be limited from 6:00 am – 8:00 pm. 

16.17. Modification to Agreement and/or Area Plan 

a. Written Easements; ZBA Authority; Minor Amendments.  This Agreement may 
not be modified, replaced, amended, or terminated, without the prior written consent 
and resolution of the City Council and the Developer or its successors in title to the 
Property as of the date of the modification, replacement, amendment, or termination. 
The City of Dexter Zoning Board of Appeals shall not have any authority to grant any 
variances for any of the subject matter contained within this Agreement.  

Minor modifications to the approved PUD plans may be approved by the Zoning 
Administrator., which approval shall not be unreasonably withheld; Aany such minor 
modification shall not require an amendment to this Agreement. Minor modifications 
that may be administratively approved include: 

• A change in residential floor area. 
 

• An increase in nonresidential floor area of five (5) percent or less. 
 

• Horizontal and/or vertical elevation changes of five (5) percent or less. 
 

• Designated “Areas not to be disturbed” or open space may be increased. 
 

• Plantings approved in the Final PUD Landscape Plan may be replaced by similar 
types of landscaping on a one-to-one or greater basis. 

 
• Changes to building materials to another higher quality material. 

 
• Changes in floor plans, which do not alter the character of the use. 

 
• Slight modification of sign placement or reduction of size. 

 
• Minor variations in layout, which do not constitute major changes in the opinion of 

the Zoning Administrator. 
 

• An increase in gross floor area or floor area ratio of the entire PUD of one (1) 
percent or less. 

 
b. Amendments. The Developer and the City agree to amend this Agreement and the 

Exhibits attached hereto as may be necessary or required to comply with the 
requirements of any federal, state or county statute, ordinance, rule, regulation, or 
requirement relating to the PUD, and that any such amendment shall be effective as 
if originally set forth herein. In addition, the Developer and the City agree to this 
Agreement and the Exhibits attached hereto as may be appropriate, necessary, or 
required in order to conform to any final surveys and engineering requirements and 
any final plats or plans that shall have been approved by the City of Dexter from time 
to time. 

18. Applicability to Other Zoning Requirements. In the absence of specifications and 
standards in the approved PUD Plan or documents for accessory buildings, fences, exterior 
lighting, antennae, and similar features commonly associated with residential development, 
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proposals to construct or install such features shall comply with the dimensional requirements 
and other regulations for such facilities as set forth in the Zoning Ordinance. 

19. Performance Guarantee. Prior to scheduling of a pre-construction meeting, the Developer 
shall submit a performance guarantee, in an amount and form as required by the City to 
assure timely and proper completion of proposed public improvements. 

20. Inspections.  All inspections for the Infrastructure Improvements will be performed by the 
City or such other public entity having jurisdiction. All applicable, reasonable, necessary, 
and documented fees for such inspections of the Infrastructure Improvements shall be 
paid by the Developer. 

17.21. City Not Responsible for Damages. The Developer agrees that, absent gross negligence or 
willful misconduct on the part of the City, its employees, agents, representatives or 
contractors, or by reason of the City’s course of conduct resulting in a continuing or material 
default of its obligations under this Agreement, the City shall not be responsible to the 
Developer for damages arising out of a claimed breach of this Agreement. In such event, the 
Developer’s sole remedy (except in the event of a material defect) shall be a claim for specific 
performance in the Washtenaw County Circuit Court. In the event of any litigation relating to 
this Agreement, the prevailing party (as determined by the trial Court) will be entitled to 
reimbursement of reasonable attorney fees and costs. 

18.22. Approval Runs with the Land. The approval of the Area Plan and potentially the 
subsequent PUD described herein and the Exhibits attached hereto, and the terms, provision, 
and conditions of this Agreement run with and bind the land, and shall bind an inure to the 
benefit of the successors and assigns of the parties thereto, in the event that the Developer 
conveys or otherwise transfers its interest in the Property, the Developer shall have the right 
to assign to its grantee or transferee the Developer’s rights and obligations under this 
Agreement, provided that any such assignee shall first execute a written acknowledgment 
agreeing to be bound by the terms of this Agreement, and upon such assignment, the 
Developer shall have no further obligations or liability hereunder; provided such obligations 
and liabilities are assumed by such grantee or transferee. This approval shall not expire. 

19.23. Recording of Agreement. The Developer shall record an executed copy of this Agreement 
with the Washtenaw County Register of Deeds, and provide evidence of such action to the 
City prior to issuance of any permits to commence construction in accordance with the Plan.  
The Developer shall pay any costs or fees associated with recording.  

20.24. Governing Law. This Agreement shall be construed under the laws of the State of Michigan. 

21.25. Violation. In the event there is a failure to perform any obligation or undertaking required 
under or in accordance with this Agreement and the attachments thereto, in addition to any 
actions authorized under City ordinances and/or state laws, the City shall have the right, but 
not the obligation, to serve written notice upon Developer or successor owners (for purposes 
herein, “Owner”), setting forth such deficiencies and a demand that the deficiencies be cured 
within a stated reasonable time period, and the date, time, and place for a hearing before the 
City Council, or such other body, or official delegated by the City Council, to allow Owner an 
opportunity to be heard as to why the City should not proceed with the correction of the 
deficiency or obligation that has not been undertaken or properly fulfilled. At any such 
hearing, the time for curing and the hearing itself may be extended and/or continued to a date 
certain. If the City Council or the other designated body determines that the obligation has not 
been fulfilled or failure corrected within the time specified in the notice, the City shall then 
have the power and authority, but not the obligation, to take any or all of the following actions: 

a. Enter the Property, or cause its agents or contractors to enter the Property, and 
perform such obligations or take such corrective measures as reasonably found by 
the City to be appropriate.  

b. Initiate legal action for the enforcement of any of the provisions, requirements, or 
obligations set forth in the PUD Documents. In the event the City is the prevailing 
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party in such litigation, Owner shall pay all court costs and attorney fees incurred by 
the City in connection with such suit. 

The cost and expense of making and financing such actions by the City, including notices by 
the City and reasonable legal fees incurred by the City, plus an administrative fee in an 
amount equivalent to twenty-five (25%) percent of the total of all such costs and expenses 
incurred, shall be paid by Owner within thirty (30) days of a billing to Owner. If such costs and 
expenses have not been paid within thirty (30) days of a billing to Owner, all unpaid amounts 
may be placed on the delinquent tax rolls of the City relative to such portion of the Property, 
to accumulate interest and penalties, and to be deemed and collected, in the same manner 
as for collection of delinquent real property taxes. In the discretion of the City, such costs and 
expenses may be collected by suit initiated against Owner and, in such event; Owner shall 
pay all court costs and reasonable attorney fees incurred by the City in connection with such 
suit if the City prevails in collecting funds. 

Any failure or delay by the City to enforce any provision contained in this Agreement shall in 
no event be deemed, construed, or relied on as a waiver or estoppel of the right to eventually 
do so in the future. Each provision and obligation contained in this Agreement shall be 
considered to be an independent and separate covenant and agreement and, in the event 
one or more of the provisions and/or obligations shall for any reason be held to be invalid or 
unenforceable by a court of competent jurisdiction, all remaining provisions and/or obligations 
shall nevertheless remain in full force and effect. 

22.26. Entire Agreement: Termination. This Agreement and the Exhibits attached hereto 
constitutes the entire agreement between the parties relating to the subject matter herein and 
may not be modified replaced or amended, without the prior written consent of the Developer 
and the City of Dexter in accordance with the terms of this Agreement.. 

23.27. Authority. The signatories to this Agreement represent that they have been duly authorized 
to execute this Agreement on behalf of the parties hereto. 

28. Remedies Cumulative. The remedies provided for herein are cumulative. The failure of a 
party to enforce its rights with respect to any breach hereof will not constitute a waiver by the 
party of its rights with respect to subsequent breaches.Default and Remedies 

a. Default by Developer.  The occurrence of any of the following events shall be a 
default by Developer under this Agreement: (i) Developer fails to pay when due (or 
within thirty (30) days after written notice of such failure to pay from the City to 
Developer) any payment obligations to the City under this Agreement, (ii) Developer 
fails to cure its failure to perform any other covenant, agreement, obligation, term or 
condition set forth in this Agreement within thirty (30) days after written notice thereof 
from City to Developer; provided, however, that if such default is susceptible of cure 
but such cure cannot be accomplished with reasonable diligence within thirty (30) 
days, then, so long as the Developer commences to cure such default promptly after 
receipt of notice thereof from City, and thereafter prosecutes the curing of such 
default with reasonable diligence, such period of time shall be extended for such 
period of time as may be necessary to cure such default with reasonable diligence, 
(iii) Any material representation or warranty made in this Agreement or in connection 
with any application or commitment relating to the Project is materially false or 
misleading in any material respect at the time made, and the same has a materially 
adverse effect on the Project, (iv) a failure by the Developer to pay the property taxes 
levied against the Project or (v) any dissolution, termination, or partial or complete 
liquidation of Developer prior to completion of the Project. 

b. Remedies   of City.    In the event of a default by the Developer  under  this 
Agreement, the  City may pursue all rights and remedies  available  at law or in  
equity, including without limitation (i) the right to terminate this Agreement, (ii) the  
lien  rights specifically  set forth in this Agreement  and (iii) the right to refuse any 
dedication  by the Developer of the Infrastructure Improvements. 
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c. Default by the City. The occurrence of any of the following events shall be a default 
by the City under this Agreement:   

i) City fails to pay when due (or within ten (10) days after written notice of such 
failure to pay from the Developer to the City) any payment obligations to the 
Developer under this Agreement, 

ii) City fails to cure its failure to perform any other covenant, agreement, 
obligation, term or condition set forth in this Agreement within thirty (30) days 
after written notice thereof from Developer to City; provided, however, that if 
such default is susceptible of cure but such cure cannot be accomplished 
with reasonable diligence within thirty (30) days, then, so long as the City 
commences to cure such default promptly after receipt of notice thereof from 
Developer, and thereafter prosecutes the coming of such default with 
reasonable diligence, such period of time shall be extended for such period 
of time as may be necessary to cure such default with reasonable diligence, 
or 

iii) any material representation or warranty made in this Agreement is 
materially false or misleading in any material respect at the time made, and 
the same has a materially adverse effect  on the Project. 

24.d. Remedies of Developer.   In the event of a default by the City under this Agreement, 
the rights and remedies of the Developer shall be limited to (i) termination of this 
Agreement upon written notice to the City andor (ii) actual damagesspecific 
performance.  The City shall not be liable to the Developer for any money damages, 
including without limitation, consequential or speculative damages under any 
circumstances. 

29. Binding Effect: Upon the approval by the City of the PUD Petition and Area Plan, the 
covenants, agreements, terms, provisions and conditions of this Agreement shall bind and 
benefit the several respective representatives, successors, heirs and assigns of the 
Parties. The obligations of the Developer contained herein shall be binding on 
successors, heirs and assigns in ownership of the Project. If the Developer is comprised 
of more than one person or entity, such persons or entities shall be jointly and severally 
liable for the obligations of the Developer under this Agreement. 

30. Transfer of Agreement: In the event the Developer transfers the Property in bulk, the 
Developer agrees to provide the City with a copy of the deed the Developer delivers to 
any such transferee, which deed shall be expressly subject to this Agreement. 

31. Severability: The unenforceability, invalidity or illegality of any provision of this Agreement 
shall not render the other provisions of this Agreement unenforceable, illegal or invalid. 

 Whole Agreement:   This Agreement contains all of the agreements of the parties and cannot 
be amended or modified except by the mutual consent of the parties in writing. 

25.32. Notice. Any notices required by the terms of this Agreement shall be in writing, and mailed to 
the other party via the United States Postal Service addressed to such party at the address 
set forth, at the beginning of this Agreement, or to such other address as one party may 
provide to the other by notice. 

26.33. Exercise of Performance. Each party is excused from performance of any of the 
requirements of this Agreement when non-performance is the result of acts of God or other 
conditions, events, or occurrences beyond the control of such party.  
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IN WITNESS WHEREOF, the parties have set their hands and seals the day first above written.  This 
Agreement is not intended to create contractual rights for third parties.  It may be enforced, amended, or 
rescinded only by the parties or their successors in interest.   

 

DEVELOPER: 

MMB Equities, LLC, a Michigan Limited Liability 
Corporation 

CITY: 

City of Dexter, a Michigan municipal corporation 

 

 

 

 

By:       By:        

 

Its:        Its:        

 

By:       

 

Its:        

 

STATE OF MICHIGAN  ) 
     )SS 
COUNTY OF WASHTENAW ) 
 
 On this ________ of ____________________________, A.D., 20_____, before me personally 
appeared the above named _____________________________________, to me known to be the 
person(s) described in and who executed the foregoing instrument and acknowledged that 
(he)(she)(they) executed the same as (his)(her)(their) free act and deed. 
 
             
     Notary Public,                                 Michigan 
     My Commission Expires: 
 
STATE OF MICHIGAN  ) 
     )SS 
COUNTY OF WASHTENAW ) 
 
 On this ________ of ____________________________, A.D., 20_____, before me personally 
appeared the above named _____________________________________, to me known to be the 
person(s) described in and who executed the foregoing instrument and acknowledged that 
(he)(she)(they) executed the same as (his)(her)(their) free act and deed. 
 
             
     Notary Public,                                 Michigan 
     My Commission Expires: 
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