CITY OF DEXTER
PLANNING COMMISSION
WORK SESSION
MONDAY, FEBRUARY 1, 2016

I. CALL TO ORDER AND ROLL CALL:

The meeting was called to order at 6:05 PM by Planning Commission Chairman
Kowalski at the Dexter Senior Center located at 7720 Ann Arbor Street in Dexter,

Michigan.

Matt Kowalski Thomas Phillips- Jim Carty-arr 6:45
Jack Donaldson Alison Heatley Marmi Schmid-AB
James Smith Scott Stewart-arr 6:15 Tom Stoner

Also present: Michelle Aniol, Community Development Manager; Justine Breyer,
Assistant to the City Manager; Zach Michels, City Council Member; Carol Jones,
Interim City Clerk; Laura Kreps, Carlisle Wortman Associates; and media.

II. ZONING ORDINANCE UPDATE:
District Use Table
Article 1V, Non-Conformities
Article XXTII, Administration and Enforcement
Article XX1V, Zoning Board of Appeals

Laura Kreps from Carlisle Wortman Associates presented zoning ordinance updates.
The primary discussion revolved around non-conforming structures, non-conforming
uses and non-conforming sites. Discussion followed.

Also discussed was District Uses and currently listing of agriculture use within
the City as well as Accessory Dwelling Units as an apartment within a home
but not as a separate building on one’s property.

Iff. ADJOURNMENT

Chairman Kowalski adjourned the meeting at 6:58 PM
Respectfully submitted,

Carol J. Jones
Interim Clerk, City of Dexter Approved for Filing:
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CITY OF DEXTER
PLANNING COMMISSION
REGULAR MEETING
MONDAY, FEBRUARY 1, 2016

CALL TO ORDER AND ROLL CALL:
The meeting was called to order at 7:05 PM by Planning Commission Chairman

Kowalski at the Dexter Senior Center located at 7720 Ann Arbor Street in Dexter,
Michigan with roll call.

Matt Kowalski Thomas Phillips Jim Carty
Jack Donaldson Alison Heatley Marni Schmid-AB
James Smith Scott Stewart Tom Stoner

Also present: Michelle Aniol, Community Development Manager; Justin Breyer,
Assistant to the City Manager; Carol Jones, Interim City Clerk; and media.

APPROVAL OF THE MINUTES

1. Work Session — January 4, 2016
2. Regular Meeting — Januvary 4, 2016

Motion Smith; support Donaldson to approve the minutes of the Work Session of
January 4, 2016 and the Regular Meeting of January 4, 2016 as posted.

Unanimous voice vote approval with Commissioner Schmid absent.

III. APPROVAL OF THE AGENDA

Motion Smith; support Stoner to approve the agenda as presented.

Unanimous voice vote approval with Commissioner Schmid absent.

IV. PUBLIC HEARING(S)

None

V. PRE-ARRANGED PARTICIPATION
None

VI. REPORTS

A. Chairman Report — Matt Kowalski
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None
B. Planning Commissioners and Council Ex-Officio Reports

Council Member Smith reported that City Council passed an ordinance
regulating food carts on public property in the city. Ms. Aniol explained the
reasons for such an ordinance and the specifics of said ordinance.

C. Community Development Office Reports — Michelle Aniol

Ms. Aniol provided her report in the packet. In addition she provided the
Commission with information on PUD (Planned Unit Development) Regulations
for the City and the following updates:

e Motion Smith; support Stewart to amend the agenda adding New
Business item B — Pros and Cons of a PUD. Unanimous voice vote
approval with Commissioner Schmid absent.

o The Tree Board met on January 19.

e The RFQ Committee is working with the attorney on a pre-development
agreement with Foremost Development Company.

e There is a proposed redevelopment inquiry regarding the Mill Creek Sport
Center for a retail space. Discussion followed regarding the issues with
sewer and water and possible annexation to the City.

e TInregards to The Strawberry Alarm Clock, had a meeting with the
architect today.

e Steve Brouwer and Allison Bishop brought in an area plan today for the
Grand Street / Baker Road property.

e Trying to schedule Planning and Zoning Basic Training for Tuesday,
February 16 at 7 PM.

e M. Breyer spoke about the Parks & Recreation Master Plan and that it
will be in the 30 day review period until February 15 for public comment.

VII. CITIZENS WISHING TO ADDRESS THE COMMISSION
None

VIILOLD BUSINESS

A. Master Plan Amendment — Consideration off a resolution recommending
adoption of an Amendment to the Master Plan. Action postponed on January
4, 2016 following the Public Hearing,

Motion Carty; support Smith let it be resolved that the City of Dexter Planning
Commission does hereby recommend that the City of Dexter Amendment to the
Master Plan be adopted by the City Council and let it be resolved that said plan
amendment to be dated as recommended this day of February 1, 2016.

Ayes: Phillips, Carty, Donaldson, Heatley, Smith, Stewart, Stoner, and
Kowalski.

Nays: None

Absent: Schmid



Motion carties

IX. NEW BUSINESS

A. CIP FY2016-2021 — Review updates to CIP worksheets, Section 2, Parks.

Ms. Aniol and Mr. Breyer gave a brief explanation of the CIP projects from
the Parks and Recreation Commission. Discussion followed on the proposals.
Both Mr. Phillips and Mr. Carty noted that placing a pathway in Community
Park would deter from the uses now for soccer fields. They recommended
Marking funds for maintenance and upkeep of the area instead.

B. PUD - Pros and Cons

Ms. Aniol reviewed the Pros and Cons of a PUD development versus the
rezoning and site development on property. Ms. Aniol provided previous and
current PUD Planning and Development Regulations (Article XIX) from the
former Village and the City of Dexter. Discussion followed.

X. PROPOSED BUSINESS FOR NEXT AGENDA - FEBRUARY 1, 2016

A. Work Session
1. Zoning Ordinance Update

B. Regular Meeting

1. Public Hearing for Area Plan Petition for southwest corner of Grand Street

and Baker Road.
2. Site Plan review of Dextech Expansion
3. Review draft FY 2016-2021 CIP and schedule Public Hearing

XI1. CITIZENS WISHING TO ADDRESS THE COMMISSION

None

X1I. ADJOURNMENT
Motion Donaldson; support Smith to adjourn at 8:15 PM.

Unanimous voice vote approval with Commissioner Schmid absent.

XINIL.COMMUNICATONS
None

Respectfully submitted,

Carol J. Jones
Interim Clerk, City of Dexter Approved for Filing:
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The City of

==

Wichiigae OFFICE OF COMMUNITY DEVELOPMENT

8140 Main Street + Dexter, Michigan 48130-1092 + (734) 426-8303 ¢+ Fax (734) 426-5614

STAFF REVIEW

To: Matt Kowalski, Chairman and Planning Commissioners
Couriney Nicholls, City Manager

From: Michelle Aniol, Community Development Manager

Re: PUBLIC HEARING TO CONSIDER: PUD-AP-2016-01 Grandview Commons Mixed Residential
Development, Plan dated, 2016-01-27; Plan received, 2016-02-01

Zoning: I-1 Limited Industrial District

Date: March 2, 2016

The Planning Commission is scheduled to conduct a Public Hearing to consider ¢ Planned Unit
Development {PUD} Petition and Area Plan for Grandview Commons, submitted by Steve Brouwer on
behalf of MMB Equities, LLC, for a 68 mixed residential unit development located at the southwest
corner of Grand Street and Baker Road. Accompanying this memo you will find reviews from the
planning and engineer consultants and the Dexter Area Fire Department:

e Carlisle Wortman Associates (CWA) dated, February 23, 2016
s  OHM dated, February 22, 2016,
e Smith Group/JJR dated, February 19, 2016, and

+ DAFD dated, January 1, 2016

The PUD Petifion and Area Plan, received February 1, 2016 was distriouted to the Planning Commission
the week of February 8, 2016.
The Pre-application Meeting Committee met with the applicant and his feam on December 16, 2015. A

summary of that meeting, and one between staff and the planning and engineering consultants, along
with comments from others was provided to the Planning Commission on December 28, 2015, and is

attached for your review.

Review Updates

There are a couple of issues cited in the consultant and fire Potential Iocation of F
department reviews that require follow-up. A crossivalk

1. CWA Letter

a. ltem é, page 14, pedestrian crossing. CWA
recommends the applicant address pedestrian
crossings for Baker Road and Grand Street. In
recent years, the City installed a “mid-block”
crossing south of Grand Street, across Baker Road.
The proposed Ared Plan shows an existing public
sidewdalk on the west side of Baker Road
connecting to the existing crosswalk across Baker
Road. The plan shows internal sidewalks
connecting fo the public sidewalks. The Planning
Commission must determine if an additional
crosswalk across Baker Road is desired north of the
intersection of Grand Street and Baker Road.

b. Sidewalks, page 17. CWA recommends the
applicant consider widening the sidewalk along
Grand Street and Baker ROW. According to the
City’s Engineering Standards, the required width of
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sidewalks is 5 feef. The revised plan must demonstrate compliance with the Engineering
Standards.

2. OHM/Fire Department Letter(s):

a.

ltem 5, page 1 Baker Road ROW. The City has planned 120-foot road ROW for Baker Road and
Dexter-Ann Arbor Road, since at least the 1994 Master Plan. While this maybe the current
standards on the books, the impacts along Baker Road, from Grand Street to Main Street are
serious. The current development pattern along Baker Road, from Main Street to Hudson Street
refiects the originally platted 99-foot road right-of-way. A 120-foot road right-of-way would wipe
out nearly all existing structures, which represent many of the City's {then Village's) historic
architectural style. Staff and the engineer doubt the need to advocate for a 120-foot ROW
along Baker Road, especially since a 5-lane section easily fits into a 99-foot ROW, as shown

below:

Buffer

Sidewalk | Greenbelt | Parking SB sB Center NB NB Parking | Greenbelt | Sidewalk | Buffer | TOTAL
Lane Lane Lane Turn Lane Lane Lane
‘Lane

1

5’ 5.5 8 12 12 12 17 12 g 55 5 ki 9’

Therefore, staff and the Engineer agree this standard is one which the Planning Commission
should considering allowing a deviation.

ltem &, page 1, Street Lighting. According to the Engineering Standards, public street lights are
required for all developments within the DDA. However, Planning Commiission determined there
was no plan for implementing the standard, and without a plan, neither the city nor the
developer had the direction needed to implement the requirement, and recommended
suspension of the standard to City Council. On May 28, 2013, City Council suspended the public
street light standard without a developer's obligation and required that the DDA create a
lighting plan for the DDA distiict. Staff will ask the DDA fo consider the standard at its March 171
meeting. In the meantime, the applicant has agreed to install street lighting along the site's
Baker Road frontage.

ltem 7, page 1, Water Main. Extending the water main along the frontage of the site is required
per the Engineering Standards. However, due to the layout of the development, looping the
water main through the site was logical. The applicant has indicated he would install the water
main along Grand Street, in additional to the instaliation on site, as a public benefit, provided
the city designs, tests and inspects the water main work. This is a logical compromise staff and
the engineer supporis.

ltem 20, page 2, Pathway to Mill Creek. Both engineers (OHM and Smith Group/JJR) call for a
10-foot wide asphalt path from Grand Street to Mill Creek. The thought being that a 10foot
mulfi-use path is planned for Mill Creek and as such the pathway through Grandview Commons
should be consistent, However, the B-2-B 1rail through the City, from Mill Creek Park fo Raitroad
crossing at Central Street, utilizes existing city sidewalks (generally 5 feet in width) for pedesirian’s
and streets {Alpine, Fifth, Third and Central or Mdin and Central, depending on the routej for
bicyclists. ASHTO standards dllow for shared use paths 1o vary from 8 feet to 12 feet in width. The
applicant has agreed fo widen the pathway fo 8 fect. At the point where the path meets the
access drive, pedestrians could use the 5-foot infernal sidewalk and bicyclists could use the
access drive. Staff and the engineers support this as a logical compromise.

ltem 21 and 22, page 2, On-street Parking and Reconstruction of Grand Street. The engineer
suggested the applicant consider non-parallel on-site parking {i.e. angled). Addifiondlly, he
called for the applicant to reconstruct Grand Sireet, along the entire frontage of the subject
site. While there is no requirement for the developer to reconstruct Grand Street, some might
say this would be a public benetit.

However, according o Section 19.01.A, of the Zoning Ordinance, a PUD District is infended to
achieve a recognizable and material benefit to the ultimate users of the project and to the
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community, where such benefit would otherwise be unfeasible or unlikely to be achieved
without application of the PUD regulations. In regards to road improvements, the cily has a .
dedicated millage for planning and implementing road improvements throughout the city.

Improvements to Grand Street, between Mill Creek and Baker Road have not been initiated af
this time due to the anticipated construction fraffic generated by this project, as well as the 3045
Broad Sireet Redevelopment project. The applicant is amenable fo considering a public
private partnership with the City regarding Grand Street road reconstruction; however,
additional discussion is needed 1o figure out the details.

f. DAFD items 2, 5, 7 and 8, page 3, Road access, widths and smoke/fire detfection and
suppression. The applicant is proposing 23-foot wide aisle for internal circulation and access
within the site. According to Section D105 of the Intemational Fire Code, an access road must
have a minimum unobstructed widfh of 26 feet in the immediate vicinity of a building more than

30 feet in height. ‘

The applicant is proposing building heights ranging from approximately 17' 6" for the duplex
buildings, 1o 24' 9" for the 8-unit apartment, 29 1" for the 12-unit apariment, and 30’ 4" for the
townhouses. Fire suppression is required and will be provided in the apartment buildings. DAFD
noted that the City of Dexter Fire Protection Ordinance allows for improvements in areas of fire
protection/suppression for reductions in other sections of the Ordinance. The applicant has
indicated he is willing to consider suppression in the townhouses along Grand Street and
detection and monitoring in the duplex buitdings.

PUBLIC HEARING AND AREA PLAN APPROVAL PROCEDURE

The applicant must demonstrate the proposed PUD Petition and Areqa Plan satisfies the characteristics
set forth in Section 19.08, sub-section A.4, Procedure for Petition and Area Plan Approvals for PUD, as

follows:

a. Generdl character and substance.
Objective and purposes to be served.
Compliance with reguiations and standards.
Scale and scope of development proposed.

Economic feasibility of the proposed uses.

= e 2 0T

impact Assessment
1) Animpact assessment including reports and maps ilustrating the following:
[a) Water, noise, and air pollution associated with the proposed use.
{b) Effect of the proposed use on public utilittes.
fc} 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 '
reqguired.

(h) Impact of the proposed use on surface and groundwater,
lii Operatling charactetistics and standards of the proposed use.
fij Proposed screening and other visual conirols.

(k} Impact of the proposed use on fraffic.
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{) Impact of the proposed use on flora and fauna, natural resources and natural feafures,
woodlands, wetlands, efc.

(m) Negative short-term and long-ferm impacts, including duration and frequency of such
impacts, and measures proposed o 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, elc.

2) The Planning Commission shall evaluate the Impact Assessment and determine ihe
proposed PUD Petition and Area Plan meets the folliowing criteria:

{a) Will be harmonious with and in accordance with the generdl objectives of the Master
Plan.

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

() Wil not be hazardous or disturbing o existing or future neighboring uses.

(d) Will represent a substantial improvement to property in the immediate vicinity and to
the community as a whole.

(e) Will be served adequately by essential public services and facitities, such as highways,
streefs, drainage siructures, police and fire protection, and refuse disposal, or persons or
agencies responsible for the establishment of the proposed use shall be able to provide
adequately for such services.

[f} Wil not create excessive additional requirements at public cost for public faciliies and
services, and will not be defrimental to the economic welfare of the community.

{g) Will not involve uses, activities, processes, materials, equipment, and condifions of
operations that will be defimental to any persons, property, or the generdl hedlth,
safety and welfare by reason of excessive smoke, fumes, glare, noise, vibration or odors.

3) The proposed PUD Petifion and Area Plan must comply with dll other land development
standards in the Zoning Ordinance, and any other City ordinance or other local, State or
Federdl laws and regulations.

Development scheduies
Compliance with the City’s Master Plan
Ownership of land, identify all parties of interest

Full and complete disclosure for all parties involved in the development as fo ownership, current
financial position, experience in previous five (5) years, background on all management personnel.
Evidence and expert opinion shall be submitted by the applicant in the form of maps, charts,
reports, models and other materials, and in the form of festimony by experts as will clearly state the
full nature and extent of the proposal.

In accordance with Section 19.04, sub-section A.5 the Planning Commission shall conduct a public
hearing o review and evaluate the proposed PUD Petition and Area Pian. Following the public hearing,
the Planning Commission shall make a resolution fo recommend approval, denial postponement of the
petition (pending receipt of further informationy, o the City Council. The Planning Commission shall fransmit
areport to the City Council setting forth ifs conclusions, decision, recommendations and the basis for its
decision, along with comments received at the public hearing. The report shafl contain the Planning
Commission's andlysis of the petlition and area plan, findings regarding standards and suggested condifions
of approvadl, if applicable.
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SUGGESTED MOTIONS — PUD-AP 2014-01 Grandview Commons PUD Petition and Area Plan

Based on the information provided by the applicant and reflected in the minutes of this meeting, the
Planning Commission finds PUD-AP 2016-01 Grandview Commons Planned Unit Development (PUD)
Petition and Area Plan, received by the city on February 1, 2016 (MEETS/FAILS TO MEET) the gudlifications
for consideration as a PUD and recommends (APPROVAL/DENIAL) to City Council, in accordance with
the provisions set forth in Article 19, PUD Planning and Development Regulations for Planned Unit
Development Districts, in the Cily of Dexter Zoning Ordinance.

In making this determination, the following additiona conditions shall apply:
1. Comments noted in Staff's Review dated .March 2, 2016;
Concerns noted in the CWA review dated, February 23, 2016;
Concems noted in the OHM review dated, February 22, 2016;
Concerns hoted in the Smith Group/JJR review dated, February 19, 2016;
Concermns noted in the DAFD review dated, January 1, 2016; and

Revise the Development Agreement accordingly, and bring back to the Planning Commission
for review and recommendafion,

T RN AR

OR

Based on the information provided by the applicant and reflected in the minutes of fhis meeting, the
Planning Commission moves to POSTPONE action on the PUD-AP 201 6-01 Grandview Commons Planned
Unit Development {PUD) Petition and Area Plan, received by the city on February 1, 2016, until (DATE), to
allow the applicant more fime to address the foliowing issues:

1. Outstanding issues noted by staff, the engineering and planning consutiants, and DAFD;
2. Begin negoftiations for the development agreement.
3.
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GRANDVIEW COMMONS
- PLANNED UNIT

DEVELOPMENT AREA
PLAN

Area Plan and PUD Submiission [nformation for consideration by the
City of Dexter Planning' Commission and City Council — March 2016

Submitial
informagkion

City of Dexter

February 1, 2016
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Grandview
Commons
Area Plan

MMB Equities

7931 Grand
Street

City of Dexter

February 1, 2016

Planned Unit Development
Area Plan Application

Project Narrative, Impact Assessment,
Development Schedules

Area Plan, Preliminary Utility Plan,
Landscaping Concept and Parallel
Plan

Color Rendering, Floor Plans and

Elevations

Traffic Impact Study

Draft Development Agreement

Property Exchange Survey

Articles of Incorporation — Grandview
Commons Condominium Association

Draft Master Deed and Bylaws
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The City of

. OFFICE OF COMMUNITY DEVELOPMENT

%W 8140 Maln Street » Dexter, Michigan 48130-1092 + (734) 426-8303 + Fax (734) 426-5614

PLANNED UNIT DEVELOPMENT (PUD) AREA PLAN PETITION

$1,000.00 + $50.00/ACRE + $3,000.00 DEPOSIT Rec#
Date:
PROPERTY ADDRESS 7931 Grand St
TAX 1.D. 08-06;155-{)01; 08-06-427-001; 08-06-427-002
PROPOSED USE Mixed Use Residential
ZONING DISTRICT I

ﬁ
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

NOT
ACCEPTABLE

Applicant must provide the following:

ACCEPTABLE N/A

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

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

a. General character and substance.

bh. Objectives and purposes to be served.

c. Compliance with regulations and standards.

d. Scale and scope of development proposed.

e. Econoric feasibility of the proposed uses.

Impact assessment (See Section 19.08 for specifics)

g. Development schedules.




ACCEPTABLE

ACCEPTABLE .

/A

not, ]

Compliance with the adopted Master Plan of the City.

Ownership of land, identifying all parties of interest.

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.

3, Information required for Area Plans - All Applications.

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,

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

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

Description of the petitioner’s intentions regarding
selling or leasing of land and dwelling units,

Dascription 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 [and uses,

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

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

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

d.

Location and description of site, including dimensions
and area.

General topography and soil information.

Scale, north arrow and date of plan

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

Location, use and size of open areas and recreation
areas.

P17
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NOT

ACCEPTABLE | ACCEPTABLE | N/A

width of major private streets/drives.

General location, surface width, and right-of-way width
of proposed public streets; general location and surface

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

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

Adjacent land uses.

Location and area of each development phase; summary
of lad use information as required in section 19.08
B.2.(d) for each phase.

General description of proposed water, sanitary sewer
and storm drainage systems.

jjjf@v Z /, //é

Owner's Signature Date

Z W 1S

Applicant’s Signature Date

g

For Office’Use Only

Pre-application Meeting Date(s):

Date: s »

QS %’éﬁ

Planning Commission Notification/Action | Date: .

City Council Notification/Action

REASONS FOR DENIAL:_

39

CONDITIONS OF APPRQVAL:

APPROVAL STAMP

Date: e e ‘f// fo

(D #

#1917



MMB Equities LLC

February 1, 2016

City of Dexter

Planning Commission and City Council
8140 Main Street

Dexter, M| 48130

Phone: 734-426-9980

7444 Dexter-Ann Arbor Road
734-426-9985

Suite F Fax:
Dexter, M| 48130

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.

We respectfuily 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 pleased to submit the following inforimation as requ:red by Section 19, Planned
Unit Development | (PUD), for the Sixty Eight (68) unit Grandview Commons Milti-Family housing project.
We are also requesting approval of the Area Plan in order to continue to develop the full engingering

plans for review and approval.

Proposed Area
Plan

(e

Pagel
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Developer —

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.

General Contractor —

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.

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

Dexter Wellness Center

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

Dexter Pharmacy .
22,000 SF mixed use building Brownfield site, demolition
of existing structure and new construction.
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Monument Park Building
21,600+ SF office building
Brownfield site, clean up and new construction

Bluewater Building
[ A.R. Brouwer Company Offices ]

22,000+ SF office building

Brownfield site, clean-up

Rerovation of a 9,000 SF manufacturing
building, and a 13,000 SF expansion to createa
22,000 SF office building

MC3

56,000 +SF Renovation of an existing warehouse
into a medical equipment

research, design and manufacturing facility

Page 3
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The following are residential projects completed by the A. R. Brouwer Company.

Fraser 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.

Greve House

Renovated and repaired home after Tornado damage.

Hill Apartments

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 aluminuim window
system, aluminum trim and slate siding.

Page 4



Forest Street

Demolition and reconstruction of a 4-unit
student apartment building in Ann Arbor.

Hill Street

Demolition and construction of a 4-unit student
apartment building in Ann Arbor.

Key Personnel -

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.

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 expetience. From
1985 16 1994 he worked in comimercial c_:oristn‘uctio’n as a project manager and estimator.
Ih 1994 Steve was promoted to Director of Estimating, arid worked as such until 1998
when he founded A.R. Brouwer Company in Dexter, Michigan.

Page 5
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Dave Niswonger — Company Vice President, Lead Project Manager

Mr. Niswonger holds a Bachelor’s Degree (1991) in Business Administration from Central
Michigan Unwersnty, 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.

Geoffrey Boyer — On-Site Superintendent

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.

Mary Kaye LaFontaine - Accountant

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

payment applications.

Allison Bishop — Property and Development Manager

With over 12 years of professional experience in planning, zoning, property
development afid government admiinistration in Washtenaw County, Allison joined the
A.R. Brouwer Company team in 2013. Allison is using her expertise as Property Manager
forthe 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.

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 hid documents.
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Article 19 — Planned Unit Development Regulations
Purpose atid Intent

MMB Equities is requesting rezoning of the subject property to permit a Planned Unit Development
(PUB), 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. Itis
our intent to redevélap an éxisting 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. '

7931 Grand Street — HD-08-06-155-001
7905 Grand Street — HD-08-06-427-001
Vacant— HD-08-06-427-002

MMB Equities is requesting PUD approval because the City’s current ordinance, Master Plan and DDA
Developmient Plan are inconsistent. In order to achieve the City’s goals of infill development with more
iirban 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 DDA
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.

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
property values, increase tax base and encourage further improvement and redevelopment in the area.
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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 Autherities (DDA)
Redevelopment Plan. The project will provide public
benefits, including but not limited to: storm water
easemnents, 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.

A PUD is being requested in order for Grandview
Commons tb meet the City’s Master Plan and DDA
Development Plan and to provide a unique ¢ombination 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. Our Market Analysis indicated that the
City of Dexter could support up to 150- two to three bedroom units in the next 5years. The mixture of
housing products provided in Grandview Commons meets the market demand.

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.
PUD Regulations

The subject property is cuirently zoned I-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.

The subject property is master planned in the Baker Road Corridor as mixed use, however afterour
market research and analysis We do not anticipate the heed 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
downtown into the su rrounding neighborhood. Grandview Commons is consistent with the Master
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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.

General Provisions

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

Please see Attachment A — Parallel Plan.

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
56-2 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.
Per the Gibbs Planning Group Market Analysis it was recommended that Dexter could support varied
types of units at varied price points for varied ages and family sizes. It suggested that “an innovative site
plan could accommodate multiple residential typologies such as cottages, duplexes, townhomes and
stacked attached products,” ‘With this information and additional information on aging populations and
shrinking household sizes we are confident that we are providing a desirable mix of praducts for the

demographics in the Dexter area. -

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

Type of Unit R-3 District PROPOSED
1 Bedroom 82.32 units ; 16

2 Bedroom | 61.74 units 44

3 Bedroom 41,16 units 8

TOTAL 61.74 unit (average) 68

The proposed density is conisistent 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
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.

Page 9
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General Character and Substance

The general character and substance of the development Is to create a small ﬁillage 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 miix of housing opportunities for various incomes and amenity seekers. The
location is convenient ta downtown, miles of nature trails, renowned Dexter Schools, the Dexter
Wellness Centerand only 2 miles from Interstate 94 and minutes from Ann Arbor.

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
uhit 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 $200,000-$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.

Architecture within Grandview Commons is consistent with the inarket demands and provides
numerous high quality materials for texture and interest, including brick, stone, siding, shakes, double
hung windows, fagade undulations, front and rear porches and modern open floor plans. All units offer
between 1-3 bedrooms, 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 coniiect 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.

Each dwelling will be a condominium unit within the development, with each unit having its
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.

Site layout and building placement was determined to meet the market demands as presented in our
Market Analysis, as well 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
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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Impact Assessment

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,

The effect of public utilities will be additional capacity requirements. At 68 units the City will receive
$398,366.40 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.

The existing building is a functionally obsolete
industrial warehouse originally constructed in the
1940’s with numerots 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 uhits were located in
this area and include basements to deal with this

soils issue.

The existing site slopes to the southwest and
minimal grading will be required for the development., Storm water treatment does not currently exist,
hor does an easement for the City’s 36” storm pipe on the property. The development would include
storm water treatment, and relocation of a portion of the City storm pipe.

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 treatmernits 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. Bio-swales, raingardens, and/or native vegetation will be used to
add to the 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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" improverients and the desire to invest in property

There will be no displacement of residents as a result of the redevelopment. Current tenants have heen
made aware that leases will be renewed only on a month to month basis while approvals are being

sought.

It is, and has been, a prime goal of the Master Plan and DDA Development Plans since the late 80's, that
all industrial users and buildings be located in the Dexter Business and Research Park., The proposed
development will remove one of the last industrial buildings from the vicinity of the downtown district
and be a catalyst for redevelopment as proposed for many years.

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,

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 trafficand noise; however there are daily deliveries and tenant traffic
currently which will cease upon the start of construction,

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. The proposed improvements are anticipated to cost $12-
15 million dollars resulting in a tax increase of over $400,000 annually. It would be anticipated that
property values in the area will increase given the

redevelopment adjacent to the site. Additional police
and fire service needs will occur, as they do with any
population increase,

Overall the economic impact of the Grandview
Commons Dévelopment will be significant not only in
tax revenue, but in population to support the
businesses, schools and community of Dexter.

Conformance with the Master Plan and DDA
Development Plan

Grandview Commons s consistent with the goals and
objectives provided in the Master Plan and DDA
Development Plan. The following are excerpts from the City’s long range planning documents.

DDA Development Plan

e Promote the Riverfront
e Residential along pond/creek
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Downtown Brownfield Redevelopment
Deéxter 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 Dénsity “row houses” developed in village
Traffic - Pedestrian connections throughout the community
New Residential in the Downtown
Dowitown 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-ldentifies additional areas appropriate for residential uses; envisioned as
locations for townhouses and single or multiple family houses.

Subject Parcel on
Page 20 of the DDA Development Plan

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. ’
Envisions the development of attached 2 story and one-half story or 3 story townhomes for
those seeking the advantages of a downtown atmosphere.

Page 13
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City of Dexter Master Plan

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

Prese_rv‘e" 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-
hazafdous, which are generated within or transported through the Village/City through
coordination with state and local agencies ta énsure that contaminhated sites are returned to an
acceptable environmentally safe condition.

Provide for a range of housing options for Village residents.

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

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

e Identify and redevelop brownfield sites in
cooperation with the Washtenaw County
Brownfield Rédevelopment Authority.

e 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 cofisolidation 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,

Appropriate Uses — High Density Residential.
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Brownfield Funding

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 priorto demolition lead and ashestos abatement will be required.
Remediation work will be required to bring the property into conformance with acceptable limits.

Public Benefit

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:

o Elirnination of a functionally obsolete building

@ Remediation of a Browhfleld site

e Demolition of the last industrial building in the- downtown district

é Achlevement of Master Plan Goals and Objectives

e Achievement of DDA Development Plan Goals and Objectives

e Execution of decades of long range planning

s Improved streetscapes along Baker Road and Grand Street

¢ |mproved infrastructure, including sidewalks, water, sewer and storm
o Improved storm water management

e Public Art pad

e Public access easement to future Mill Creek Park

e |ncreased tax base

e Facilitates additional redevelopment

e Improves surrounding property values

e Increase in population for more economic stability for Dexter businesses

e  Many more......u.
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Conclusion

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

We look forward to discussing our vision for the redevelopment of the former Pilot Plant, answering
your questions and recéiving your feedback at the March 7, 2016 Planning Commission meeting.

Following approvals our anticipated Development Schedule is as follows:

Please feel free to contact us in advance if there is additional information requested.

Thank you.
Sincerely,

Steve Brouwer, MMB Equities LLC
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I. INTRODUCTION

Project Description

This study defermines and evaluates the traffic and Impacts associated with for the proposed 7931 Grand
Commans {Development) located in the southwest quadrant of the Grand Street and Baker Road intersection,

in the City of Dexter, Washtenaw County, Michigan. {See Figure 1).

The proposed development will contain approximately sixty-eight (68) dwelling units. Construction is expected
to be completed by in 2017. The development will be condo and townhomes.

Study Area

The scope of work contained in this report is as folows:

ik Analysis of traffic conditions on the adjoining street system which will include the followlng:
®  Grand Street
m  Baker Road.
Projection of future traffic volumes to he generated by the proposed development.
Evaluation of tha impact of future traffic volumes at the Intersections of Grand Street and Baker Road.

Evaluation of the driveway entrances off of both Grand Street and Baker Road.

= & # F

Determination of what roadway and traffic control improvements, if any, will be needed to
accommodate future traffic volumes.

This section describes the existing roadway system and analyzes existing intersection operations in the vicinity
of the project site,

Roadway System & Intersections

The transportation systems serving the site includes Grand Street {east/west) and Baker Road {north/south).
Various other minor arterials, collectors and local access streets are also present in the area.

Baker Road — in the vicinity of the development is a three (3) lane north/south roadway. It is under the
jurisdiction of City of Dexter. Baker Road is a bituminous roadway with curb and gutter on hoth sides, and
parking on both sides the roadway narth of Grand Street. The speed limit is 25 MPH.

Grand Street — in the vicinity of the development is a two (2) lane southeast/northwest roadway. It is underthe
jurisdiction of the City of Dexter. Grand Street is a bituminous roadway with no curb and gutter. The speed was
not posted, assumed to be 25 MPH.

intersections

Grand Street and Baker Road ~ is a three (3} lane north/south roadway with one (1) thru-right lane and one (1)
left-turn only lane on the both approaches. Grand Street is a two (2) lane southeast/northwest roadway. The

intersection is un-signalized.

1[page e
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Figure 1: Project Location Map
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Il. EXISTING CONDITIONS

Existing Traffic Volumes

C&A Engineers conducted peak-hour vehicular turning movement surveys at the intersections of Grand Street
and Baker Road on January 13, 2016. The AM and PM peak periods on the adjoining road system are 7:30 AM —
2:30 AM and 5:00 PM — 6:00 PM, respectively. Figure 3 displays the existing peak period traffic volumes, lane
configurations, and traffic control devices at each study Intersection, both intersections are un-signalized.

A fleld review was conducted along the corridor to gather all pertinent informatton including the lane width and
geometry, posted speed limits, Intersection widths, travel distance between intersections, restrictions, and

pedestrian facilities.

Traffic Signal Warrant Analysis

Atraffic signal warrant study was conducted to determine whether a signal is warranted by the traffic conditions
associated with the following location.

« Grand Street & Baker Road

There are eight studies and factors used in warranting the use of a traffic control signal. Traffic control signal
should not he installed unless one or more of the signal warrants in the Michigan Manual of Uniform Traffic
Control Devices are met. Information should be obtained by means of engineering studies and compared with
the requirements set forth in the warrants. C& A Engineers conducted a signal warrant analysis using newly
collected traffic counts at the subject intersection. Below is an outline of applicable warrants analyzed;

Warrant 1, requires one of two conditions to be satisfied. The Minimum Vehicular Volume, Condition A, is
intended for application at locations where a large volume of intersecting traffic Is the principle reason to
consider installing a traffic signal. The minimum vehicular volume condition for rural environments and/or
smaller municipalities is 70 percent of the requirement for urban conditions. The Interruption of Continuous
Traffic, Condition B, is intended for application at location where condition A is not satisfied and where a very
high volume of major street traffic restricts entry of cross-street traffic, causing excessive delay.

If neither condition is satisfied, a combination of conditions A and B can be applied, but only after an adequate
trial of other alternatives that could cause lass delay and inconvenience to traffic has failed to solve the traffic

prablems.

Warrant 2, is intended to be used where the volumes of intersecting traffic is the principle reason to consider
signalization.

Warrant 3, Is Intended for application where traffic conditions are such that, for minimum one hour of the day,
minor street traffic suffers excessive delay entering the major street.

Warrants 4 through 8 are typically reserved for specific situations. These are:
« Warrant 4- High Pedestrian Volumes.
« Warrant 5- School Crossing Locations.

e Warrant 6- Coordinated signal System- for placement between two widely space signals in a system 1o
regulate traffic.
e Warrant 7- Crash Experience- for safety improvement at a high crash location.
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«  Warrant 8 Roadway Network- allows installation of traffic signals at some intersections to encourage
concentration and organization of traffic flow networks.

in January 2016, traffic counts were taken at the above location. Warrants LA was analyzed first. This warrant is
mast commonly used and approved by City of Dexter; it is facused on the conflict caused by high volumes of
intersecting traffic, To satisfy this warrant the major and minor road volumes must exceed the minimum
requirements for a total of at least eight hours. Therefore, the lacation did hot meet warrant 1A, and can be
seen In Appendix with the rest of warrant. Also, adding the trips generating for all the developrments will not

meet any signal warrant.
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Safety Analysis

Crash data was collected for a three-year period from lanuary 1, 201¢ through December 31, 2014 for Baker Rd
from WB [-94 Off-Ramp to Dexter/Ann Arbor Road. The data was obtained from SEMCOG. For this segment of
roadway, there was an annual average of 25 crashes reported within this time petiod. At the intersection of
Baker Rd & Grand St, there was an annual average of 2 crashes reported. Based on the SEMCOG statistical data
obtained, the intersection is ranked number 24% the High-Frequency Crash Locations list in Dexter, Michigan

Traffic Analysis Methodology

To determine the operating conditions of an intersection or roadway, the concept of level of service {LOS}) is
commonly used. The LOS grading system s a rating scale ranging from LOS “A” to LOS “F", where LOS A
represents free-flow conditions and 1LOS “r” represents congested or jammed conditions. A unit of measure,
such as vehicle delay, generally accompanies the LOS designation. For this study, the Transportation Research
Board's Highway Capacity Manual {2010} signalized and un-signalized methodologies were utilized. For each,
operations are defined by the average control delay per vehicle {measured in seconds). This incorporates delay
assaciated with deceleration and acceleration, stopping, and moving up in the queue, Tables 1 and 2 relate the
average control delay with each level of service category. For signalized intersections, the delay is typically
represented as an average per vehicte for the total intersection. For un-signalized intersections, the delay is
typically represented for each movement from the minor approaches only. Throughout this report, the average
cantral delay per vehicle will be referred to as average delay. Operations duting peak hours of LOS “D” or better

are considered acceptable.

Table 1: Level of Service Criteria (Signalized Intersection)

10TO 20
2070 35
35 TO 50
50TO 80
>80

Tmimiginiw|>

Source: TRB HCM 2010

Table 2: Leve! of Service Criteria (Un-Signalized Intersaciion)

<10
107015
15 TO 25
25TO 35
35 TO 50
F >50
Source: TRE HCM 2010 :

moinlw
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Existing Levels of Service Analysis

LOS are expressed in a tange from “A” to “E," with “A” being the highest LOS and “t? yepresenting the Jowest
LOS. Level of service "D” is considered the minimum acceptable LOS in an urban area. Tables 1 & 2 shows the
thresholds for levels of service “A” through “F” for signalized and un-signalized intersections, respectively. All
level of service computations contained in this report were based upon the Synchro 9 software “Synchro Studio,
is o complete software package for madeling, optimizing, managing and simulating traffic systems”. Delay per
vehicle includes initial deceleration delay, queue move-up time, stopped delay, 2nd final acceleration delay.

Table 3 summarizes the results of the weekday peak hour intersection analysis for the Existing Congditions.
Detailed LOS calculations are provided in the Appendix.

Tahle 3: Existing Level of Service (LOS) Summary

Existing Condltiosn
H] Intersection Trafife Cantral Movement .
Methad AM Peak Hour PM Peak Hour
Appr Apnt
Veh Delay | LOS | Veh |[Apprlo3 Veh Delay | 105 veh 1§ ApprlOS
Dela fala
CEB a3z D 25.5 D
WB 521 F 425 £
B Grand B Left 1146 4 8.8 A
3 aker Rd at Gran Ln-Stgnalized 0.4 A 0.6 A
St ‘ NB Thru-Right 0.0 A 0.0 A
S8 8.4 A 105 B
Left 03 A 0.6 A
58 Thru-Right 0.0 A a.0 A

Motes: Far unsignalized Intersections, the delayvalues are for the aitical miror approach. For signals, the delayvalues are the overail delay. Delayis
exprassed in seconds pervehicle. LOS =1evel ofthe delayvalues are the averall delay,

The results of the existing conditions analysis for the study intersection indicate that all study intersections
and approaches currently operate at acceptable LOS D or better, with the exception of northwest bound
approach on Grand Street, during both the AM and PM peaks which cperate at level of service F and E,
respectively. These movement periodically experiences long vehicles delay and gueues. :

ll. Background Traffic Volumes

Background Traffic Velumes

In arder to determine the applicahle growth rate for the existing traffic volumes to projected build-out, historical
traffic count data and papulation forecasts publish by SEMCOG were refarenced. SEMCOG data indicated that
traffic volume in the study area will experience growth by 2020. However, the traffic data collected indicated
that traffic has decreased during the peak hours since 2009. Basad on this data, and since the proposed
development is scheduled to open in the 2017 the background without the propesed development is assumed
to be equal to existing condition and it was added to the build condition.



7931 Grand Commons Traffic Impact Analysis
January 2016

IV. Future Site Conditions

This section evaluates the impacts of the proposed project on existing traffic operations in the vicinity of the
project site.

Trip Generation

The trip generation rates and volumes used for this analysis were obtained fram information published in the
Institute of Trip Generation Manual, 9th Edition. This manual is a nationally recognized resource for determining
trip generation characteristics for Apartments development and many other land uses.

For the future analysis, the Resd. Condo/Townhouse {Land Use Category 230) was used, hased on the number
of dwellings units of the proposed development. Resd. Conda/Townhouse {Land Use Category 230) represents
the trip making characteristics of this development, The development s estimated to generate 378 daily trips
and 29 trips in the AM Peak and 34 trips in the PM peak, which is summarized in Table 4. According to the ITE
Trip Generation Manual (3" Editlon), ITE does not provide data on pass-hy trips for Resd. Condo/Townhouse

categories.

Table 4: Trip Generation Characteristics - Resd. Condo/Townhouse 230 [DU)

68 29 -5 24 34 23 11 378

* DL - Dwvelling Units

Trip Assignment and Trip Distribution

Traffic expected to be generated by a project must be distributed and assigned to the roadway system so that
the impacts of the propesed project on roadway links and intersections within the study area can be analyzed.
After an estimate of the total traffic into and out of the site has been made, that traffic must be distributed and
assigned to the roadway system. The trip distribution step produces estimates of trip origins and destinations.
The assignment step produces estimates of the amount of site traffic that will use certain access routes between

their origin and destination.

The vehicle trips that would be generated by the development were assigned to the study road netwark based
on existing peak hour traffic patterns and the methodologles published by ITE. The traffic volumes from the
development using these assighment and distribution parameters. The site-generated vehicle trips were
assigned to the study road network based on this trip distribution model as shown on are shown on Figure 4.

‘sjpPage
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Future Traffic Level of Service Analysis .

The results of the Future conditions analysis for the study Intersection indicate that all the approaches currently
operate at acteptable LOS D or better, with the exception of bath approaches on Grand Street, during the AM
peak hour, and the northwest bound Grand Street approach, during the PM peak hour. These movements
periodically experience long vehicle delay and queues. Tha level of service analysis for the future condition is

summarized in Table 6.

Table 5: Euture Level of Service {LOS) Summary

2017 Future Condltion
iD Intersection Trafic Controf Mavement
Method AM Peak Hour PM Peak Hour
| Aepr Apar
vehDefay | LOS | Veh [ApprlOS| VehDelay | LOS | Veh |AppriQs
Dela Dela
) 369 E 26.2 D
Wi Thru-Right 75.0 F 50.0 F
NB Left s | o8 5.0 A
g |BakerRdatdnand |\ alized 83 | A s | A
5t NB Fhru-Right 0.0 A 0.0 A
5B Left 8.4 A 105 B
03 A 0.6 A
SBThru-Rlght 04 A A A
NEB Left-Right 86 A 8.4 A -
NWB Th 0.0 A A
2 Grand St Driva | Un-Signalized A 0.0 2 2.4 A
NWB LEFT 73 A 13 A
SEB Thru-Right 0.0 A 0.0 A
EB Lafi-Right 175 C 16.2 C
NB Left 0.0 A 0.0 A
3 Baker Rd. Drive | Un-Signalized 0.0 A 0.0 A
& NB Thru 0.0 A 0.0 A
SR Thru-Right 0.0 A

Notes: For unsighalized Intersecilons, the detayvalues are for the critical minor approach. For signals, the delay values are the overall delay. Belayls
expressed in seconds par vehicle, 105 = Lavef of the delayvalues are the overaji delay.

Proposed Site Access

The proposed site layout includes two access drives to the site, one (1) on Grand Street and one existing {1) on
Baker Road. The Baker Road Drive Is located approximately 200 feet south of the Grand Street & Baker Street
intersection, Grand Street Drive will be located approximately 600 feet west of the Grand Street & Baker Street
intersection. The placement and the geometry of both drives should be designed in accordance with the
standards set forth by City of Dexter (See appendix).

10[Page
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V. Conclusions & Recommendations

The proposed development will have minimal if any impact on the traffic operations of Baker Road and Grand
Street. A review of operations on Grand Street & Baker Road intersection approaches, using existing and future
conditions indicates that the level of service (LOS) will remain the same, except for the southeast bound
approach on Grand Street (LOS E), during the PM peak period and the northwest bound approach on Grand
Street {LOS F), during both the AM and PM peak periods,

Recommendations

The findings of this study give rise to the following recommendations:

i The existing Baker Road Drive and proposed Grand Drive be designed and constructed per City of Dexter
Standards & Specifications.

Appendix - Supplemental  Information

Vehicle Turning Movement Surveys
L0S Computations {Synchro Printouts)
SEMCQG Historical Crash Data
Warrant Analysis

SEMCOG Data Crash Data

]_1|page e e



Eight Hour Manual & Turning Traffic Counts Summary
location: Baker Rd at Grand 5t Date: 1/13/2016
Day of Week: Wednesday \Weathar: coudy Analyst: Mike Hendersan
SouthBound Soulh-Weatbound Hertshound Natth-Easibound
Interval slarts " Folal
Left Thiu Right Len Th Righit Left Thm Rignt Lett Thr Right
07,00 a ] o 2 11 3 3 ‘i 1 2 5 o 153
07:45 7 169 ¢ [ a 4 4 3 1 0 i 5 228
07:3% 20 [ 4 1 4 4 4 a ] [} a 288
07:45 ) 200 [ 2 1 i2 3 75 1 [ 1 14 318
0500 il 706 q & 3 17 i 52 5 [ 3 4 243
0885 5 180 1 z 4 19 1 1] 2 1 a [ 205
08:30 7 147 0 0 2 3 2 64 1 [ 4 4 201
o45 4§ 120 ] 0 0 3 4 49 1 [ [ 3 182
A7 63 285 a8
Lelt Thnt Rigat Lok Thil Right Left Thiu Right Left Thi Right
11:00 4 78 1 1 3 1 4 &6 1 ) [ 4 154
45 & 76 n 2 1 4 1 51 [ ] [H 1 142
11330 [ &5 2 1 o 3 2 7 3 a 1 3 183
1145 4 64 0 L] [ 4 a 78 2 a 1 5 164
1200 2 63 2 0 2 7 1 82 1 1 1 8 148
1215 3 a7 1 1 1 7 3 63 ¢ 2 1 ] A 175
230 1 B2 a 2 3 3 & 4 B [4 1 3 153
1245 H 2 [ 1 2 5 1 £8 [ o 1 3 144
5] [ B a5 :
Left Th Right Left Thra Right Left Thiu Right Lefl Thru Right
15:00 7 7a i § [ 17 z 14p 4 1 a 3 260
1515 3 70 o 4 Kl 21 & 160 1 1 L 5 218
15:30 [ 82 1 o [ 14 1 440 1 2 [ 1 248
045 4 55 ] 2 2 10 4 134 1 1 ] 4 297
1600 5 78 ] 1 1 5 4 136 1 1 3 3, 238
16715 1 84 1 2 [1] 7 3 154 4 3 )] [ 72
16:30 3 7 a 2 2 13 [ 181 3 1] 1 13 313
ZH 3 02 4 [ [ 5 11 153 2 1 [ 5 277
17:60 8 74 % 1 1 13 8 18 2 1 2 4 77
1715 4 77 [ 2 3 9 2 150 2 [ 0 5 273
1730 I 90 0 a 3 X ] 162 q 1 1 E 203
17:45 5 118 k] 3 2 B 7 173 i ] ] & 34
16:00 4 59 4 2 s 18 2 125 g ] o 4 232
16:15 2 55 [} 3 4 9 5 137 3 [ [ 5 259
10:30 5 85 o 4 4 7 a 134 3 [ 1 E 216
16:45 5 39 [ 5 , 7 4 120 [ [ [ 1 141
Intersection AM Peak Hour: 07:30-08:30
BaulhBound ~ [Westhotnd Northbound TEnstEaund
Inferval sterts T o froy Lok [Thr Okt ) iz TR 3 T [T Total
vehicle Total 30 aig 1 4 E] 52 @ 27 [ 1 4 M 1250
Fusar 0,68 069 .95 0,58 0,38 0.78 1L5B 0% 0.40 035 0,33 0.6
 Appreach Factor 0,88 .72 075 0.85
Intersectlon Off Peak Hour 113012130
a TeontBcund Westbound Northhatind "~ [Emsthound
E ietenval stats CeR The Trigm ek T [Ri ot o TRt o Thm ThigRe T
5 Vehilcle Total 15 203 5 2 a 2% 1 300 5 2 a 17 690
o 0.6 .07 0,63 0.50 %36 0.75 058 119 a8} 0,50 075 o7
g | Approach Facler o487 072 095 (.80
Intersectlon PM Peak Hour: 17:00 -18:00
SouthBound TWesthotnd Jorthbound [Eastbaund
lnterval stata [ Thns TR eR Thit TRIgH T T Thight ok o Right otat
Vehicle Total 29 ast 2 5 ] 41 45 548 T 2 3 47 1178
Factor 0.64 0.76 050 0.5 075 079 8,54 0.94 0.43 0.50 naa o
Aproath Facler 0.78 1,00 083 ns
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Washtenaw County Road Commission
0080712009 Weekly Volume Report - Mon 08/21/2009 - Sun 09/27/2009
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Washtenaw County Road Commission

0080711009 Weekly Volume Report - Mon 09/21/2009 - Sun 09/27/2009
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HCM 2010 TWSC Existing A.M. Peak
5: Baker Rd & Grand St 1/43/2016 7:30 am
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HCM 2010 TWSC Existing PM. Peak
5: Baker Rd & Grand St 111312016 7:30 pm

Int elay siveh

480 482

Platoon blocked, %

Existing PM. Peak 7:30 pm 1/13/2016 Existing PM Synchro 8 Repori
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HCM 2010 TWSC ‘ ' Future A.M. Peak
3: Baker Rd & Drive 1413/2016 7:30 am

HCM Lane LOS

Future AM. Peak 7:30 am 1/13/2016 Fuiure AM . Synchro 9 Report
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HCM 2010 TWSC | Future A.M. Peak
B: Baker Rd & Grand Si 174312016 7:30 am
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HCM 2010 TWSC Future A.M. Peak
1/13/2046 7:30 am

7: Drive & Grand St
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Fulure AM, Peak 7:30 am 1/13/2018 Future AM Synchro 9 Report
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HCM 2010 TWSC Future PM. Peak
3: Baker Rd & Drive 1132018 5:00 pm

Fufure PM. Peak 5:00 pm 1/13/2018 Future PM Synchro 9 Report
JEC Page 1
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HCM 2010 TWSC Future PM. Peak
5: Baker Rd & Grand St : 4/13/2016 5:00 pm

149 236

Future PM. Paak 5:00 pm 1/113/2016 Fuiure PM Synchro 9 Report
JEC Page 2
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HCM 2010 TWSC ; Future PM. Peak
7: Drive & Grand St 111312016 5:00 pm
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Future PM. Pesk 5:00 pm 1/13/2016 Future PM Synchro 9 Report
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12212046 Crash and Road Data

SEMCOG | Southeast Michigan Council of Governments

Crash and Road Data

Road Sgg_ment Report e

Baker Rd, (PR Number 1426608)

From: W | 94/Baker Ramp0.453 BMP
To: ' | Dexter Ann Arbor Rd3.110 EMP
FALINK 1D: . | 7837

Community: o City of Dexter , Scio Township
County:’ Washtenaw

Functional Class: 16 - Urban Minor Arterial
Direction: | -

Length: ” | 2.657 miles

Number of Laﬁes: o 2

Posted Speed: | 50 (source: TCQ)

Roufte Glassifica'tion:. | Not a route

Annual Crasﬁ Avéragé éb10~20;i4: 24

Traffic Volume (201'3)*: - 12,400 (Obser\./ed AADT)
Pavement Type '(2044): | Asphalt |
Pavement Rating (2014)‘: Fair

Short Ranée (Tij Projects: | , (20687) Rehabilitate Roadway

(21321) Road Enhancement

Long Range (RTP) Projects: (2041) Center Left Turn Lane

hitpefwww.semoog.crgiData-and-Maps/Crash-and-Road- DatafFalink_|d/7837view/RoadSegmentReport
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2212016 Crash and Road Data

* AADT values are derived from Traffic Counts

Street View

3 R T Map rRepartSagertons

hipe/iwww.semeog orgiData-and-Maps/Crash-and-Read-Data/Falink_|df7837/view/RoadSegmentReport 212
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1i22/2016 Grash and Road Data

SEMCOG | Southeast Michigan Councit of Gove{p_mep_ts__ S

Crash and Road Data

Intersection Overview

«— Return to Search

DOWNLOAD RESULTS (O8Y)

Baker Rd, (PR Number 1426608)

Date From 2010-2014
81005215

MILE POINT CROSS ROAD
C 2,277 Shield Rd

CROSS PR CROSS MILE

1445304 0.639

TRAFFIC SIGNAL? YEARLY GRASH AVERAGE

No 2

5.YEAR RANK

7

31005068

MILE POINT CROSS ROAD

2.391 Dan Hoey Rd

CROSS PR CROSS MILE

1445305 0.000

TRAFFIC SIGNAL? YEARLY CRASH AVERAGE

No 4

5-YEAR RANK

4

http:wew . semeog.orgD ata-and-Maps/Crash-and—Road—DataJSEMMOD.f40301'Road.'Baker%ZﬂRdlvlewlRoadlntersecﬁonOverview
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