
CITY OF DEXTER 
PLANNING COMMISSION 

REGULAR MEETING 
MONDAY, OCTOBER 3, 2016 

            I.   CALL TO ORDER AND ROLL CALL:   

The meeting was called to order at 7:02 PM by Vice-Chairperson Thomas Phillips at 
the Dexter Senior Center located at 7720 Ann Arbor Street in Dexter, Michigan with 
roll call. 

Matt Kowalski - ab Thomas Phillips  Jim Carty  
Jack Donaldson   Alison Heatley-ab Marni Schmid 
James Smith Scott Stewart-ab Tom Stoner-arr 7:06 

Also present:  Michelle Aniol, Community Development Manager; Carol Jones, 
Interim City Clerk; Laura Kreps, Carlisle Wortman; Steve Brouwer and Allison 
Bishop, AR Brouwer; residents and media.  

II. APPROVAL OF THE MINUTES

1. Regular Meeting minutes – September 6, 2016

 Motion Smith; support Donaldson to approve the minutes of the Regular Meeting of 
September 6, 2016 with the following corrections: 

• Page 2, Second bullet point under Commissioner Smith’s report, insert south
in front of edge. 

• Page 2, correct the work packer to packet in Ms. Aniol’s report.

Unanimous voice vote approval with Commissioners Kowalski, Heatley, Stewart and 
Stoner absent. 

III. APPROVAL OF THE AGENDA

Motion Smith; support Donaldson to approve the agenda with additional updated
material on landscape plan modifications for Grandview Commons under New
Business.

Unanimous voice vote approval with Commissioners Kowalski, Heatley, Stewart
and Stoner absent.

IV. PUBLIC HEARING(S)
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A.  NONE  
 
     

V.     PRE-ARRANGED PARTICIPATION  
 
  
VI.  REPORTS 
 

A.  Chairman Report – Matt Kowalski 
       

  None  
 
B.   Planning Commissioners and Council Ex-Officio Reports 

 
Commissioner Schmid: 

• Ms. Schmid as a Planning Commission member to the Art Selection 
Committee spoke about the placement of the statue donated by the 
Dexter Lions Club.  The space has been stacked out and the statue should 
be installed soon.  

    
                   C.  Community Development Office Reports – Michelle Aniol                 
 

Ms. Aniol submits her report as per packet.  Ms. Aniol gave the following 
updates: 

• A pre-application meeting was held this evening prior to the Planning 
Commission meeting regarding the Mill Creek Sport Center.  The new 
owners to create a sports complex by taking down the existing buildings 
and installing new ones.  They would like to have the Scio Township 
portion of the property annexed into the City in order to hook up to the 
sanitary sewer.  They have been granted a tavern license in the Webster 
Township portion of the property and will need to go through the 
Webster Planning Commission on this project. 

• The installation of the Cambrian System at NUBCo has had some issues 
due to an accident with a truck.  They are not sure if there is anything 
more than cosmetic damages to the system.    

 
 

VII. CITIZENS WISHING TO ADDRESS THE COMMISSION 
 

None  
 

 VIII.OLD BUSINESS 
 

A.  Amendments to the Zoning Ordinance – Review and discuss draft  
      amendments to Article 19, Planned Unit Development District.   
 

Ms. Kreps addressed areas of concern in Article 19: 
• Open space 
• Design elements and standards 
• Processing procedures  
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Ms. Kreps commented on the current language of the ordinance is more geared 
to suburban development and may also need to look at including infill 
development.  

        B.  Discussion (continued) regarding Article 3, Section 3.17 Fences 
 

Discussion continued regarding cleaning up of the ordinance and the 
requirement of a survey for all fence applications.  The discussion will continue 
when the remaining members of the Planning Commission are in attendance. 
 

                    C.  Discussion (continued) of Building Heights in the Downtown 
 

The discussion on building heights was postponed until the next meeting when 
the remaining members of the Planning Commission are in attendance. 
 
  

IX.   NEW BUSINESS  
 

A.  Discussion regarding landscape modification for Grandview Commons  
 

Ms. Aniol reviewed the applicants’ proposal to remove 116 trees of which 74 are 
low quality non-native trees, 21 are low quality native trees and 21 are good 
quality native trees.  Of the 21 good quality trees to be removed, 11 would be 
replaced, based on the DBH replacement standard in Section 6.14, but 10 would 
not. Ms. Aniol explained that the Planning Commission can waive the DBH 
replacement standard in Section 6.14 for low quality and non-native species, but 
not good quality trees.   Discussion followed.  
  
 
Motion Schmid; support Carty to waive the DBH standards for 94 low quality 
trees and a contribution to the tree fund must be made, based on the DBH 
standards required for the 10 good quality trees.         
 
Ayes:  Phillips, Schmid, Donaldson, Carty and Stoner 
Nays:  Smith 
Absent:  Kowalski, Heatley and Stewart  
Motion carries 5 to 1 
 

B.  Discussion regarding definition and intent of lot coverage 
 

Ms. Aniol reviewed the changes to Section 2.02, Definitions, Lot Coverage.  
Discussion followed.  A Public Hearing will be scheduled for the November 7, 
2016 meeting to consider the proposed amendment to Section 2.02 language. 
    

     
           X.   PROPOSED BUSINESS FOR NEXT AGENDA  
  
                        A.  Regular Meeting, Monday, November 7, 2016 – 7 PM: 
    
           1.  Grandview Commons PUD Final Site Plan 
           2.  Public Hearing – Section 2.02 Amendment  
 
                         B.  Special Meeting, Monday, November 7, 2016 – 6 PM: 
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           1.  Review of Ordinances, Fences and Building Heights 
 
                  

XI. CITIZENS WISHING TO ADDRESS THE COMMISSION 
 

None 
 

XII. ADJOURNMENT 
 
            Motion Schmid; support Smith to adjourn at 8:16 PM. 
 

Unanimous voice vote approval with Commissioners Kowalski, Heatley and 
Stoner absent.  

 
 
XIII.COMMUNICATONS 

 
      None 
 
 Respectfully submitted, 
 
 
Carol J. Jones 
Interim Clerk, City of Dexter   Approved for Filing: _______ 
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 OFFICE OF COMMUNITY DEVELOPMENT 
                                                           8140 Main Street  Dexter, Michigan 48130-1092  (734) 426-8303  Fax (734) 426-5614 

STAFF REVIEW 
 
To:  Chairman Kowalski and Planning Commission 
  Courtney Nicholls, City Manager 
 
From:    Michelle Aniol, Community Development Manager 
Re: TAZO #2016-02; Public Hearing to consider a text amendment to the Zoning 

Ordinance, Article II, Definitions, Section 2.02 Definitions, Lot Coverage 
 
Date:  November 1, 2016 

The Planning Commission is scheduled to conduct a public hearing on Monday, November 7, 2016, 
regarding a text amendment to the City of Dexter Zoning Ordinance.  The purpose of the public 
hearing is to consider the following text amendment to Article II, Definitions, Section 2.02, Definition, 
Lot Coverage (text to be added is underlined; text to be deleted is struckout): 

• Section 2.02, Definitions, Lot Coverage: The part or percent of the lot occupied by a 
buildingbuildings and/or structures, including accessory buildings and structures, such as, but 
not limited to decks, stairways, porches, breezeways and swimming pools.   

Following the public hearing, the Planning Commission will discuss the proposed text amendment, 
with possible action after their discussion. 

ZONING AMENDMENT PROCESS 

The process for a text amendment to the zoning ordinance requires the Planning Commission to 
conduct a public hearing, followed by a recommendation of approval or denial to City Council.  
City Council is responsible for taking final action to approve or deny the proposed amendment, 
subject to the criteria set forth in Section 23.07 of the Zoning Ordinance. 

REVIEW 

• According to the Zoning Ordinance, Section 2.02, Definitions, lot coverage is defined as “the 
part or percent of the lot occupied by a building, including accessory buildings. 

• A building is defined in Section 2.02 as “any structure, either temporary or permanent having 
a roof supported by columns or walls, or any other supports, and intended for the shelter, or 
enclosure of persons, animals, chattels, or property of any kind.  A building shall include tents, 
awnings, semi-trailers, or vehicles situated on a parcel and used for the purposes of a 
building.  A building shall not include such structures as signs, fences or smokestacks, but shall 
include structures such as storage tanks, coal bunkers, oil cracking towers, or similar 
structures. 

• An accessory use, building or structure is defined in Section 2.02 as “a use, building, or 
structure, which is, clearly incidental to, customarily found in connection with, subordinate to, 
and is located on the same zoning lot as the principal use to which it is exclusively related 
and is devoted exclusively to an accessory use.” 

• A structure is defined in Section 2.02 as “anything constructed or erected, the use of which 
requires location on ground or attachment to something having location on the ground.  
Structures include, but are not limited to, principal and accessory buildings, towers, decks, 
fences, privacy screens, walls, antennae, swimming pools, signs, gas or liquid storage facility, 
mobile homes, access drives, sidewalk, street directional or street name sign, and landscape 
improvements.  Essential public utility poles, regulatory signs, necessary drives, sidewalks, bike 
paths, permitted parking, permitted signs and landscaping are not considered structures 
within required setback open spaces.” 
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• A deck is defined in Section 2.02 as “a platform, constructed of wood, which is typically 
attached to a dwelling unit, which is commonly used for outdoor leisure activities.” 

• A swimming pool is defined in Section 2.02 as “any permanent, non-portable structure or 
container located either above or below grade designed to hold water to a depth of 
greater than twenty-four (24) inches and with a surface area greater than two hundred fifty 
(250) square feet, intended for swimming or bathing.  A swimming pool shall be considered 
an accessory structure for purposes of computing lot coverage.” 

• As shown in the excerpt from Section 20.01 Schedule of Regulations for Principal Buildings-
Residential (below) the term “building/buildings” are used to regulate maximum height and 
lot coverage, while “structure” is used to regulate minimum front, side and rear yard 
setbacks. 

 
• Additionally, in 2013 the preliminary zoning compliance application was updated to include 

the terms “(structures) (%)” after the term “lot coverage”.  Prior to that time, the terms 
“(structures) (%)” were not present on the application. Since the update occurred prior to 
my tenure, I cannot address why the change was implemented.   

Based on the information above, staff offers the following findings: 

• A building has a roof.   

• A structure may or may not have a roof. 

• Principal and accessory buildings are structures. 

• A deck is a structure. 

• A deck does not have a roof. 

• A deck is an accessory structure. 

• A swimming pool is considered an accessory structure for purposes of calculating lot 
coverage. 

TEXT AMENDMENT ANALYSIS AND CONSIDERATIONS 

The Planning Commission and City Council shall consider the following criteria to determine the 
appropriateness of amending the text, standards and regulations of the Zoning Ordinance. 

A. Documentation has been provided from City Staff or the Board of Zoning Appeals indicating 
problems and conflicts in implementation of specific sections of the Ordinance. As 
demonstrated above, the terms “building” and “structure”, although defined differently, are 
used interchangeably.  It remains staffs interpretation that accessory structures were 
intended to be included in the lot coverage calculation. However, staff also recognizes that 
not all will agree with this interpretation.  Furthermore, since ambiguity is the bane of any 

Planning Commission: 2016-11-07 
Page 6



Planning Commission 
#2016-02 Text Amendment to the Zoning Ordinance 
Public Hearing 
November 1, 2016 
Page 3 
 

ordinance, staff respectfully requests the Planning Commission consider the proposed 
amendment. 

Additionally, the Planning Commission may wish to consider removing stairways and 
breezeways from the definition of lot coverage.  As such, the definition could be modified to 
remove stairways and breezeways from the definition. Staff has accounted for this by 
providing an additional motion, for the Planning Commissions convenience. 

B. Reference materials, planning and zoning publications, information gained at seminars or 
experiences of other communities demonstrate improved techniques to deal with certain 
zoning issues, or that the City's standards are outdated. Not applicable in this case. 

C. The City Attorney recommends an amendment to respond to significant case law. Not 
applicable in this case. 

D. The amendment would promote implementation of the goals and objectives of the City's 
Master Plan. Not applicable in this case. 

SUGGESTED MOTIONS 

Pursuant to Section 23.07, Criteria for Amendment to the Zoning Ordinance Text and the Public 
Hearing held by the Planning Commission on November 7, 2016, the Planning Commission 
(RECOMMENDS/DOES NOT RECOMMEND) that City Council amend Article II, §2.02, Definitions, to 
amend the definition of lot coverage to include buildings and structures, accessory structures, such 
as, but not limited to decks, stairways, porches, breezeways and swimming pools, as follows: 

Section 2.02, Definitions, Lot Coverage: The part or percent of the lot occupied by a 
buildingbuildings and/or structures, including accessory buildings and structures, such as, but not 
limited to decks, stairways, porches, breezeways and swimming pools. 

OR 

Pursuant to Section 23.07, Criteria for Amendment to the Zoning Ordinance Text and the Public 
Hearing held by the Planning Commission on November 7, 2016, the Planning Commission 
(RECOMMENDS/DOES NOT RECOMMEND) that City Council amend Article II, §2.02, Definitions, to 
amend the definition of lot coverage to include buildings and structures, accessory structures, such 
as, but not limited to decks, porches, and swimming pools, but not including stairways and 
breezeways, as follows: 

Section 2.02, Definitions, Lot Coverage: The part or percent of the lot occupied by a 
buildingbuildings and/or structures, including accessory buildings and structures, such as, but not 
limited to decks, porches, and swimming pools, but not including stairways and breezeways. 

OR 

Based on the information presented at the November 1, 2016 Planning Commission meeting, the 
Planning Commission moves to (POSTPONE) the recommendation for the proposed amendments to 
Article II, §2.02, Definitions, to amend the definition of lot coverage, as cited herein until (DATE) to 
allow more time for the following: 

1.   

2.   

3.   

 
Please feel free to contact me prior to the meeting if you have any questions.  Thank you. 
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 OFFICE OF COMMUNITY DEVELOPMENT 
                                                           8140 Main Street  Dexter, Michigan 48130-1092  (734) 426-8303  Fax (734) 426-5614 

STAFF REVIEW 
 
To:  Chairman Kowalski and Planning Commission 
  Courtney Nicholls, City Manager 
 
From:    Michelle Aniol, Community Development Manager 
Re: TAZO #2016-03, Public Hearing to consider a text amendment to Article 17, RD 

Research and Development District, Essential Services 
 
Date:  November 1, 2016 

The Planning Commission is scheduled to conduct a public hearing on Monday, November 7, 2016 
regarding a text amendment to the City of Dexter Zoning Ordinance.  The purpose of the public 
hearing is to consider the following amendment to Article 17, RD Research and Development 
District, Section 17.02, Permitted Principal Uses, to add Essential Services as a permitted principal use 
in the RD District (text to be added in underlined; text to be deleted is struckout): 
 
• Article 17, RD Research and Development District 

Section 17.02, Permitted Principal Uses 

 17. Essential Services 

 1. Essential Services, as defined in Article 2, shall be permitted as authorized and 
regulated by franchise agreements and federal, state and local laws and 
ordinance, it being the intention of this Ordinance to permit modification to 
regulations governing lot area, building or structure height, building or structure 
placement, and use of land in the city when strict compliance with such 
regulations would not be practical or feasible. 

 2. Although essential services may be exempt from certain regulations, proposals for 
construction of essential services shall still be subject to site plan review and 
special land use review, as set forth in this Ordinance, as the intention of the city is 
to achieve efficient use of the land and alleviate adverse impact on nearby uses 
or lands.  Essential service shall comply with all applicable regulations that do not 
affect the basic design or essential operation of said services. 

It was brought to staff’s attention that there is an inherent conflict in the proposed text amendment.  
The proposed amendment would establish essential services in the RD District as a permitted use.  
However, the proposed amendment also requires site plan review and special land use review (sub-
section 2).  The use cannot be a permitted one and require special land use at the same time.  
Therefore, staff recommends the Planning Commission remove the words “and special land use 
review” from the proposed text amendment, as follows, as site plan review is sufficient to ensure 
health, safety and welfare in the district.  
 
• Article 17, RD Research and Development District 

Section 17.02, Permitted Principal Uses 

 17. Essential Services 

 1. Essential Services, as defined in Article 2, shall be permitted as authorized and 
regulated by franchise agreements and federal, state and local laws and 
ordinance, it being the intention of this Ordinance to permit modification to 
regulations governing lot area, building or structure height, building or structure 
placement, and use of land in the city when strict compliance with such 
regulations would not be practical or feasible. 
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2. Although essential services may be exempt from certain regulations, proposals for 
construction of essential services shall still be subject to site plan review and 
special land use review, as set forth in this Ordinance, as the intention of the city is 
to achieve efficient use of the land and alleviate adverse impact on nearby uses 
or lands.  Essential service shall comply with all applicable regulations that do not 
affect the basic design or essential operation of said services. 

 
Following the public hearing, the Planning Commission will discuss the proposed text amendment, 
with possible action after their discussion. 
 
ZONING AMENDMENT PROCESS 

The process for a text amendment to the zoning ordinance requires the Planning Commission to 
conduct a public hearing, followed by a recommendation of approval or denial to City Council.  
City Council is responsible for taking final action to approve or deny the proposed amendment, 
subject to the criteria set forth in Section 23.07 of the Zoning Ordinance. 

REVIEW 

The City has been working with DTE to decommission the Broad Street sub-station.  As part of the 
negotiation, the city has offered to sell a portion of property it owns, on Dan Hoey Road, so that the 
sub-station can be relocated and rebuilt in the future.  DTE is amendable to this proposal.   

The Dan Hoey parcel is currently zoned RD, Research and Development District.  Essential Service 
uses, such as an electric sub-station, are not listed within the RD District.  As such, an amendment to 
Article 17 would be an appropriate remedy.  

Currently, the Zoning Ordinance defines essential services as:  The erection, construction, alteration 
or maintenance by public utilities or municipal departments of underground, surface, or overhead 
gas, electrical, steam, fuel or water transmission or distribution system, collection, communication, 
supply or disposal systems, including poles, wires, water towers, lift stations, iron removal facilities, 
wells, water mains, drains, sewers, pipes, conduits, cables, fire alarm and police call boxes, traffic 
signals, hydrants and similar equipment in connection herewith, but not including buildings which 
are necessary for the furnishing of adequate service by such utilities or municipal departments for 
the general health, safety or welfare.  Essential services shall not include storage yards, cellular 
telephone towers, recycling centers, commercial reception towers, air quality monitoring stations, 
propane sales, school bus parking yards, electrical towers, sales or business offices, or commercial 
buildings or activities or other similar uses. 

TEXT AMENDMENT ANALYSIS AND CONSIDERATIONS 

The Planning Commission and City Council shall consider the following criteria to determine the 
appropriateness of amending the text, standards and regulations of the Zoning Ordinance. 

A. Documentation has been provided from City Staff or the Board of Zoning Appeals indicating 
problems and conflicts in implementation of specific sections of the Ordinance. Essential 
services are, by definition, necessary to provide public utilities or support municipal operations 
for the general health, safety and welfare of the residents and businesses within the community.  
As such, communities generally regulate essential services in every zoning district. As cited 
above, the proposed text amendment is necessary to facilitate the future relocation of an 
electric sub-station. 

B. Reference materials, planning and zoning publications, information gained at seminars or 
experiences of other communities demonstrate improved techniques to deal with certain 
zoning issues, or that the City's standards are outdated. Not applicable in this case. 

C. The City Attorney recommends an amendment to respond to significant case law. Not 
applicable in this case. 
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D. The amendment would promote implementation of the goals and objectives of the City's 
Master Plan. Not applicable in this case. 

SUGGESTED MOTIONS 

Pursuant to Section 23.07, Criteria for Amendment to the Zoning Ordinance Text and the Public 
Hearing held by the Planning Commission on November 7, 2016, the Planning Commission 
(RECOMMENDS/DOES NOT RECOMMEND) that City Council amend Article 17, RD Research and 
Development District, Section 17.02, Permitted Principal Uses, to add Essential Services as a 
permitted principal use in the RD District, as cited herein, and as follows: 

Section 17.02, Permitted Principal Uses 

 17. Essential Services 

 1. Essential Services, as defined in Article 2, shall be permitted as authorized and 
regulated by franchise agreements and federal, state and local laws and 
ordinance, it being the intention of this Ordinance to permit modification to 
regulations governing lot area, building or structure height, building or structure 
placement, and use of land in the city when strict compliance with such 
regulations would not be practical or feasible. 

 2. Although essential services may be exempt from certain regulations, proposals for 
construction of essential services shall still be subject to site plan review, as set 
forth in this Ordinance, as the intention of the city is to achieve efficient use of the 
land and alleviate adverse impact on nearby uses or lands.  Essential service shall 
comply with all applicable regulations that do not affect the basic design or 
essential operation of said services. 

OR 

Based on the information presented at the November 1, 2016 Planning Commission meeting, the 
Planning Commission moves to (POSTPONE) the recommendation for the proposed amendments to 
Article XVII, RD Research and Development District, Section 17.02, Permitted Principal Uses, to allow 
essential services as a principal permitted use, as cited herein until (DATE) to allow more time for the 
following: 

1.   

2.   

3.   

 
Please feel free to contact me prior to the meeting if you have any questions.  Thank you. 
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 OFFICE OF COMMUNITY DEVELOPMENT 
                                                           8140 Main Street  Dexter, Michigan 48130-1092  (734) 426-8303  Fax (734) 426-5614 

 
STAFF MEMO 
 
To:  Chairman Kowalski and Planning Commission 
  Courtney Nicholls, City Manager 
 
From:    Michelle Aniol, Community Development Manager 
 
Date:  September 6, 2016 

According to Section 3.17, Fences, a survey must be provided with all applications for a fence permit:   

“All applications for fence permits shall be submitted to the Zoning administrator 
and shall be accompanied by the fence design information and a survey 
showing the location of the proposed fence.”     

However, the very next sentence eliminates the survey requirement by allowing an applicant to submit 
written consent from his/her neighbor: 

“Fences located within the front, side or rear yards may be erected directly on 
the property line, unless otherwise mentioned in this ordinance, with the 
submission of written consent from all adjacent property owners or a certified 
survey verifying the location of the property lines.”   

In a community, like Dexter, a certified survey is essential to ensure compliance with fence location 
requirements and to eliminate the creation of non-conforming or encroachment situations, especially 
areas platted and developed prior to the establishment of the Zoning Ordinance. 

Staff is concerned that the allowance of “written permission” from an adjacent property owner, in cases 
where the fence would be located on the property line, has the potential to create non-conforming and 
encroachment situations.   

Staff respectfully requests the Planning Commission consider the following amendment to Section 3.17, 
Fences: 

Section 3.17 FENCES 
Fences are permitted subject to the following regulations: 
 

A. Permits:  
1. A permit is required for Tthe erection, construction or alteration of any fence shall 

require a permit and shall be approved by the Zoning Administrator in compliance 
with the provisions of this Ordinance.  

2. All applications for fence permits shall be submitted to the Zoning administrator 
and shall be accompanied by the fence design information and a certified survey 
prepared by a professional land surveyor registered in the state of Michigan.  The 
survey shall be prepared according to the guidelines specified in Section 3 of 
Michigan Public Act 132 of 1970, as amended, and shall showing the location of 
the proposed fence.  

3. Fences located within the front, side or rear yards may be erected directly on the 
property line, unless otherwise mentioned in this ordinance, with the submission of 
written consent from all adjacent property owners or as demonstrated on a 
certified survey verifying the location of the property lines.  

1.4. The fee for the fence permit shall be set by resolution of the City Council.  
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 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 
  Courtney Nicholls, City Manager 

From:    Michelle Aniol, Community Development Manager 
Re: PUD-FSP2016-01 Final Site Plan Grandview Commons Planned Unit Development (PUD) 

Mixed Residential Development, revised plan dated October 7, 2016, Elevation and Floor 
Plan, revised plan dated, October 10, 2016 

Zoning: VR Village Residential District, with a Planned Unit Development (PUD) Overlay  

Date:  November 3, 2016 

The Planning Commission is scheduled to consider the Final Site Plan for Grandview Commons Planned 
Unit Development on Monday, November 7, 2016.  The application and plan, submitted by MMB 
Equities, LLC calls for a 76-unit mixed residential development, located at the southwest corner of Grand 
Street and Baker Road.  The site consists of four parcels totaling 8.22 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 

City Council granted conditional approval of the Area Plan on August 8, 2016, based on a 
recommendation from the Planning Commission. 

The following information is included in the application packet, and accompanies this review 
correspondence: 

• Planned Unit Development Application  for Final PUD Site Plan Review, received September 7, 
2016 

• Final Site Plan Grandview Commons Planned Unit Development (PUD) Mixed Residential 
Development, revised plan dated, October 7, 2016,  

• Elevation and Floor Plan, revised plan dated, October 10, 2016 

• Cover letter from applicant, received by the City on September 7, 2016 

• Correspondence from applicant’s engineer, Metro Consulting Associates, dated, September 7, 
2016 

EFFECT OF APPROVAL OF PUD PETITION AND AREA PLAN BY CITY COUNCIL AND FINAL SITE PLAN 
PROCEDURE 

According to Section 19.08, sub-section D, when the PUD Petition and Area Plan are approved, the 
PUD, with all conditions imposed, if any, shall constitute the land use authorized for the property, 
Approval of an Area Plan of 80 acres or less allows the petitioner to file for final site plan approval for 
any or all phases of development shown on the Approved Area Plan.  Such approval shall also authorize 
construction to begin for site improvements such as streets and drives, parking lots, grading, installation of 
utilities, and building foundations, provided the City Council gives permission for such construction, after 
recommendation by the Planning Commission, and provided that all required permits have been issued.  

Grading, tree removal and other changes in existing topography and natural features shall be limited to 
the minimum required to permit construction as authorized in this sub-section.  Construction shall be 
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limited to those elements whose location, size, alignment and similar characteristics will not be 
reviewable as part of a final site plan.  

According to Section 19.10, the final site plan for a PUD must meet the provisions of Section 21.04, sub-
section E.  The Planning Commission must consider the final site plan and, if it finds the plan complete, 
must make a recommendation to approve, deny or approve with conditions to City Council.  After 
receiving such recommendation, City Council may grant approval, denial or conditional approval of 
the plan.   

A review and analysis of the above reference final site plan has been provided in the CWA and OHM 
reviews dated, October 25, 2016 and October 28, 2016, respectively.  DAFD review will be provided at 
the meeting.   

Following those reviews staff was informed that the applicant intends to demolish only a portion of the 
existing industrial building.  Staff, the consultants, the Planning Commission and City Council was aware 
the applicant wanted to Phase the construction of the units, but was not aware of the applicant’s 
intended to Phase demolition of the existing industrial building.  In addition, the construction schedule 
on Sheet 06 of the final site plan shows demolition activities only occurring in Phase 1.  Since the issue 
was not addressed during Area Plan review, the applicant will need to request an amendment to he 
approved Area Plan (see correspondence from our Planning Consultant, Doug Lewan).   

Consequently, Planning Commission is directed to table action on the final site plan to a future meeting, 
to allow the applicant time to obtain approval of an Area Plan amendment. 

 

 

 

 

Planning Commission: 2016-11-07 
Page 13



 

Richard K. Carlisle, President   Douglas J. Lewan, Executive Vice President 
R. Donald Wortman, Principal   John L. Enos, Principal   David Scurto, Principal   Benjamin R. Carlisle, Principal   Sally M. Elmiger, Principal 

Laura K. Kreps, Associate 

November 3, 2016 
 
Ms. Michelle Aniol, Community Development Manager 
City of Dexter 
8140 Main Street 
Dexter, MI 48130 
 
Re:  Grandview Commons Final Site Plan  
 

Dear Michelle: 
 
Please accept the following communication in response to our email and telephone 
conversations regarding final site plan consideration of the Grandview Commons PUD.  We 
have re-reviewed both the area plan submittal materials, as well as the revised final site plan 
for the Grandview Commons development, and provide the following additional information 
for your review and consideration.   
 
As you are aware, the Grandview Commons Area Plan was approved conditionally (as 
recommended by the Planning Commission) by the City Council on August 8, 2016.  This 
conditional approval was based upon information provided by the applicant demonstrating the 
intent of the development to be constructed in three (3) phases consisting of 76 dwelling units 
of varying housing types.  Nowhere in the area plan narrative or site plan drawings did the 
applicant indicate their intent to maintain all or a portion of the existing industrial use during 
construction of the residential development.  In fact, the only construction schedule provided in 
the revised final site plan on Sheet 06 describes “demolition activities” to take place during 
Phase 1 (May and June 2017).  (We note this construction schedule is specifically for soil 
erosion / sediment control measures, not the complete site development.) 
 
The initial area plan submittal demonstrated two (2) phases, and eventually depicted three (3) 
phases at the time of conditional area plan approval.  However, the final site plan submittal did 
not represent the corresponding phases shown on the area plan.  We questioned project 
phasing (via email correspondence to you) on September 13, 2016, which was answered on 
September 19, 2016 (via email correspondence by you forwarding the applicant’s response).  
The applicant indicated at that time they were applying for approval of the entire project.  Since 
a phasing plan was not provided within the final site plan submittal or the revised submittal, we 
interpreted the applicant’s response to mean they were applying for final site plan review for 
the entire site, and would not be phasing the development.  (This is indicated in both our 
September 20, 2016 and October 25, 2016 final site plan reports – last sentence on page 2.) 
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Section 19.06 allows developments to be phased; however, it states the relative mix of uses and 
the scheduled completion of construction for each phase shall be disclosed and determined to 
be reasonable in the discretion of the City Council after recommendation from the Planning 
Commission.  Our understanding during area plan review was the development to be 
undertaken in three (3) phases.  During final site plan review the applicant indicated site 
development was to occur in its entirety, and no phasing was indicated on any of the plan 
sheets and therefore not reviewed.    
 
With regard to the continuance of the industrial operation (or portion thereof) during 
construction, Section 19.08 D. states, when approved, the PUD, with all conditions imposed, if 
any, shall constitute the land use authorization of the property, and all the improvements and 
uses shall be in conformity with the amendment.  Based on this standard, the use of the 
property is limited to the mix of residential uses conditionally approved by the area plan.  If the 
applicant wishes to have the  industrial use or a portion of industrial use to remain during the 
initial construction phases of the development, the area plan will need to be amended in 
accordance with Section 19.13 (change in use or character of the development constitutes a 
major change). 
 
In summary, if the applicant intends to continue all or a portion of the industrial use during the 
phased construction of the development, the area plan will need to be amended to 
demonstrate the continuation of the industrial use through specific phases of the development.  
The Development Agreement should also be modified to reflect this intention.  As mentioned 
above, change in use or character of the development constitutes a major change to a PUD 
area plan (Section 19.13). 
 
For amended area plan and final site plan review, all phases of the development shall be 
depicted on each sheet of the plan.  The applicant will need to confirm they are applying for a 
single phase, all of the phases, or the entire project (one phase) during final site plan review.  If 
the development is intended to be phased, all aspects of each phase (construction and 
demolition) will need to be provided indicating all of the information required for final site plan 
review (Section 21.04 E.2.) by phase. 
 
Please feel free to contact us with questions.  We look forward to meeting to discuss this topic 
in person. 

 
#241-1419 
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 Date: September 20, 2016 

 Revised: October 25, 2016 
  
  
  

 
PUD Final Site Plan 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:  VR, Village Residential with PUD overlay 
 
Plan Date:   September 7, 2016 
 
Revised Date:   NA 
 
Action Requested: Approval of Final PUD Site Plan.   
 
Required Information: We will note any informational deficiencies in the body of this 

review. 
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PROJECT AND SITE DESCRIPTION 
 
The applicant is requesting final site plan review of the Grandview Commons residential 
development.  As you recall, the City Council approved the Area Plan/PUD rezoning on August 
8, 2016 subject to the following: 
 

 CWA review dated July 26, 2016; 

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

 Requirements cited in the DAFD review dated, July 21, 2016; and 

 Administrative review and approval of the Development Agreement, by staff and the 
City Attorney. 

 
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 (76 total units).   Each 
unit will have access to a private garage space.  We note the 8.58 acres contains 0.36 acres of 
city property that will be added to the development in exchange for the public sanitary sewer 
improvements the developer has agreed to construct at his cost. 
 
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.   
 
Section 19.10 requires final site plan approval for each phase of a PUD as delineated on the 
approved area plan.  The applicant has verified via email and at the last Planning Commission 
meeting (October 3, 2016) their intent is to request final site plan for the entire project at this 
time. 

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

 
 

  
 
 

AREA, WIDTH, HEIGHT, SETBACKS 
 
The applicant is requesting final site plan approval of the Grandview Commons PUD.  In August, 
the City Council approved the PUD rezoning utilizing VR, Village Residential as the underlying 
zoning district.  Section 20.10 outlines the schedule of regulations for the VR zoning district as 
outlined on the following page: 
 
 
 
 
 

SITE 
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 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 
approved. 

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 was approved on the Area Plan in August, 
and 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. 
 

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 ten (10) trees to remain.   

 
 The applicant is proposing modified tree replacement calculations, as 

provided in their cover letter (date stamped by the City of Dexter – 
September 7, 2016), and has indicated they are only proposing to replace 
native tree species with a health assessment rating of 3 or greater. 

 
 At the October 3, 2016 Planning Commission meeting, after discussion, 

the Planning Commission voted to waive the DBH replacement standard 
for only the low quality trees and a allow for a contribution to the tree 
fund based on the DBH standards that would be required for all good 
quality trees on the site to be removed.  As a result, twenty-one (21) 
good quality trees are proposed to be removed and must be replaced 
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requiring seventy-seven (77) replacement trees based on the total DBH 
to be removed. 
 
The applicant intends to propose a contribution to the City Tree Fund, 
and has been directed to do so in writing and submit such with the 
revised final site plan.  To our knowledge, the tree contribution request 
has not been provided as requested. 
 

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.   
 
Items to be Addressed:  Provide written request for tree fund contribution for Planning 
Commission and City Council consideration.  
 

BUILDING LOCATION AND SITE ARRANGEMENT 
 
The site arrangement and building locations are consistent with the approved Area Plan. 
 
Items to be Addressed:  None. 
 

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 
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. 
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 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. 
 

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. Turning radii for emergency and garbage trucks have 
been provided on Sheet 27.   
 
We defer further comment on site access and circulation to the Dexter Area Fire Department 
and the City Engineer. 
 
Items to be Addressed:  Review of site access and circulation by the Dexter Area Fire 
Department and the City Engineer. 
 

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 detention basins are located on the site.   
 
The City Engineer is currently conducting a review of the existing/proposed essential facilities 
and services. 
 
Items to be Addressed:  City Engineer review of essential facilities and services. 
 

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 are 
required.  Thirteen (13) additional guest parking spaces have been provided in two (2) locations 
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. 
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SIDEWALKS 
  
All internal and periphery sidewalks are proposed at 5-foot widths as provided on the 
approved Area Plan.  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 landscape plan has been provided on Sheet 24 of the plan set.   
 
Composition: As required in Section 6.02 B., the applicant has provided a 

detailed landscape schedule with botanical names, sizes, spacing, 
etc. of each proposed plant, as well as the percentage of genus 
and species of each proposed planting to ensure diversity in 
species.  No more than 25% of any one (1) genus or 10% of any 
one (1) species has been depicted. 

 
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 
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 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.  Neither 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 
is requesting a waiver or modification for an alternative 
landscaping design along the west and south property lines where 
Buffer Zone “B” would be required adjacent to single-family 
residential uses/zoning.  Specifically, the applicant provides the 
following considerations for Planning Commission review: 
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1. Shrubs removed from the west property line and replaced with 
grasses.  We are trying to provide an open viewscape between the 
public pathway and the development. 

2. Shrubs and evergreen trees removed from the south property line 
to open up views to creek.  The Planning Commission mentioned 
numerous times that “we wanted to preserve the view to the open 
space.”  There are no adjacent land uses to buffer. 

3. Shrubs removed from the east property line and replaced with 
evergreens from improved screening (trees wrap around corner 
onto portion of south property line). 

4. Some ornamental trees removed from interior of the site to open 
up views to creek. 

5. Grasses and perennials added to central open space area to create 
a sense of place and privacy for the units facing the “park”. 

6. Perennials added along Grand Street to enhance streetscape and 
soften street presence of the buildings (plantings along the street 
will be seen/enjoyed by many more people than shrubs tucked in 
the back of the site along the property line).  Proposed plan 
creates a tree-lined street that is inviting to walk down. 

7. Overall there is an increase in proposed plant material, the total 
number of proposed plans on the approved Area Plan/PSP 
landscape plan: 560; Total number of proposed plans on current 
FSP landscape plan: 745. 

 
In making a determination to waive or reduce the landscape and screening 
requirements of this Article, the Planning Commission shall consider the 
following: 

A. Extent to which existing natural vegetation provides desired 
screening. 

B. The existence of a steep change in topography which would limit 
the benefits of required landscaping. 

C. The presence of existing wetlands. 

D. Existing and proposed building placement. 

E. The abutting or adjacent land is developed or planned by the City 
for a use other than residential. 

F. Building heights and views. 

G. The adjacent residential district is over 200 feet away from the 
subject site. 
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H. Conditions similar to the above exist such that no good purpose 
would be served by providing the landscaping or screening 
required. 

 
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 landscape plan indicates 3.54 acres 
of open space are provided requiring 154 trees, 126 trees are 
provided throughout the site.   

 
Tree Replacement: See comments under Woodlands in Natural Resources section of 

this report. 
 
Details: Planting and staking details are provided on Sheet 25. 
 
Refuse Containers: Curb-side pick-up is proposed. 
 
Items to be Addressed:   Planning Commission to determine alternative landscape design meets 
the intent of Section 6.13. 
 

LIGHTING 
 
A lighting plan has provided which includes 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. 
 
Detail of wall-mounted fixtures is provided on Sheet 28.  Detail of proposed street light should 
also be provided. 
 
Items to be Addressed:  None. 
 

SIGNS 
 
A sign location is depicted along Baker Road north of the proposed Baker Crossing access point.  
The site layout (Sheet 04) and sign detail (Sheet 30) demonstrate a 20 square foot, non-
illuminated ground sign to be located and sized in accordance with Article VII. 
 
Items to be Addressed:  None. 
 

BAKER ROAD CORRIDOR 
 
The subject site is also located in the Baker Road Corridor (BRC) overlay district.  Specific 
architectural standards are provided in order to integrate the development within the BRC by 
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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 
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; however, sample boards have been provided by the applicant for 
Planning Commission review. 

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. 
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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. 

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. 
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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.  
Samples of exterior have been provided for the Planning Commission at past meetings, and 
should be provided for review at the upcoming meeting as well.  Overall, we find the proposed 
structures meet the architecture design guidelines of the BRC district.   

Items to be Addressed:  Provide samples of exterior materials for Planning Commission review 
at meeting. 
 

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

RECOMMENDATIONS 
 
As presented the Grandview Commons Final Site Plan is in general compliance with the 
approved Area Plan for the development.   
 
The following items will need to be addressed prior to approval of the Grandview Commons 
Phase 1 Final Site Plan: 
 

1. Provide written request for tree fund contribution for Planning Commission and City 
Council consideration.  

2. Dexter Area Fire Department and City Engineer review of site access and circulation. 

3. City Engineer review of essential facilities and services. 

4. Planning Commission to determine alternative landscape design meets the intent of 
Section 6.13. 

5. Provide samples of exterior façade materials for Planning Commission review at 
meeting. 
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# 241-1419 
 
cc: Steve Brouwer via stevebrouwer@arbrouwer.com 
 Allison Bishop via allisonbishop@arbrouwer.com 
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October 28, 2016 
 
CITY OF DEXTER  
8140 Main Street 
Dexter, MI 48130 
 
Attention: Ms. Michelle Aniol (Sent via Electronic Mail) 

Community Development Manager 
 

Regarding: Grandview Commons  
Final Site Plan – Review No. 2 

 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 final site plan which was 
received on October 13, 2016.  The plans were reviewed in accordance with the City of Dexter Engineering 
Standards and we have found that the plans require revision.   
 
While this review focuses on the final site plan, it should be noted that conditional approval of the Area Plan was 
granted by the planning council on July 6, 2016, and was subject to comments from the OHM Advisors review 
letter dated May 19, 2016 and the Carlisle/Wortman Associates letter dated May 20, 2016. Included in those 
reviews were requested revisions to the property descriptions to be combined as part of this site.  A resolution to 
this is called out in item 3a and 3b of this letter. 
 
The following items shall from the Final Site Plan be addressed and revised plans provided for additional review: 

 
GENERAL: 
 

1. A decorative street light is shown on the southwest corner of Grand and Baker.  Connecting conduit and 
handholes shall be illustrated in the plans.   The proposed pole shall be 100’ south of the existing pole at 
Grand and Baker. 

2. Cross access shall be extended to the property at 2937 Baker Road (Parcel ID 08-08-06-427-003). In 
addition, a description of how this access will be achieved (easement, etc.) shall be included in the plans. 

3. The topographic survey sheets shall be updated based on the conference call between OHM and Metro 
Consulting on Monday, October 24, 2016.   Items included in the plan shall include: 

a. An existing conditions plan showing the three existing parcels along with all property lines and 
legal description. 

b. A lot combination and proposed right of way sheet showing how the lots will be combined and 
the extent of right of way to be dedicated as part of the project along with a legal description. 

c. The proposed topographic survey as presented on sheet 02.  The exhibit shall be updated to show 
the centerlines of Baker and Grand.  In addition, the gross acreage shall be checked.  We believe 
that this value should be 7.63 net instead of 8.58 acres. 
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4. The applicant shall note that the timing of improvements on Grand Street will be subject to the City’s 
preferred public improvements on this road. 

 
SANITARY SEWER 
 

5. The existing sanitary sewer lead which extends from the former Pilot Industries site shall be abandoned.  
This shall include removing the existing tap from the Baker Road Sewer. The plans show removal of a 
sanitary clean-out and manhole, but shall also show abandonment of existing sanitary sewer pipe. 

 
STRUCTURAL RETAINING WALL: 
 

6. The following comments have been noted regarding the proposed retaining wall(s): 
a. The typical wall section on plan sheet 29 shows a bottom/wall grade that is some distance above the 

intersection of 1:5 ground slope and toe (i.e.: bottom) boulder.  Specify the dimension from ground to 
bottom/wall grade.  Adjust wall calculations to reflect the actual overall (and worst case) wall height. 

b. Provide a dimension for the toe boulder vertical embedment depth. 
c. Provide a section for the tiered wall. 
d. Include calculations for the tiered wall, including applicable and appropriate surcharge(s). 

 
STORMWATER: 

7. In Worksheet 1 (W-1) of the Detention Calculations for Pond A (Sheet 14), the impervious and pervious 

cover total areas are different in the Rational Method Table than in the two NRCS tables. This should be 

reviewed and revised accordingly. 

8. The applicant has indicated that some units will have sump pumps. Storm lines extending from these 

buildings to adjacent catch basins shall be shown on the plans. 

9. The connections between roof downspouts and the storm sewer system shall be shown on the plans. 

10. The proposed catch basin at the western driveway on Grand Street shall be shifted into the site.  The 

proposed underdrain along Grand can be swept in towards the catch basin. 

 

PAVING AND RIGHT OF WAY: 
 

11. The northern ramp at the Baker Road crossing does not align with the ramp on the south side of the 

driveway. The sidewalk shall be re-aligned south of the project site to correct this. 
12. The cross section provided for Baker Road and Grand Street shall be corrected to display 3” of MDOT 

2C and 3” of 13A bituminous in 2 lifts. 
 

PERMITS 
 
The applicant is advised to prepare and submit Act 399 (water) and a Part 41 (sewer) permit applications for the 
proposed public water and sewer improvements. 
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Grandview Commons – Final Site Plan Review No. 2 
October 28, 2016 
Page 3 of 3 

RECOMMENDATION 

The above comments should be addressed and the City of Dexter Engineering Standards reviewed prior to 
submitting for an additional site plan review.  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\Final Site Plan\Review 2\Grandview Commons_FSP2(new).docx 
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 OFFICE OF COMMUNITY DEVELOPMENT 
                                                           8140 Main Street  Dexter, Michigan 48130-1092  (734) 426-8303  Fax (734) 426-5614 

STAFF MEMO 
 
To:  Chairman Kowalski and Planning Commission 
  Courtney Nicholls, City Manager 
 
From:    Michelle Aniol, Community Development Manager 
 
RE:  Mill Creek Outdoor Adventure Center, 8180 Main Street (formerly Mill Creek Sports)  
 
Date:  November 3, 2016 

On October 6, 2016 the City received the following: 

a. A written request to annex of a portion of 8180 Main St in to the City and connect to the city’s 
public sanitary sewer. The request was made by Nate Pound, on behalf of Mill Creek Outdoor 
Adventures, LLC.  

b. An Application for Preliminary Site Plan review for a Beer Garden and Canoe/Kayak Livery.     

On October 12, 2016, the applicant submitted a special land use application for an indoor/outdoor beer 
garden. 

A pre-application meeting is scheduled for Monday, October 3, 2016, before the Planning Commission 
meeting. 

This project is complex with a number of moving pieces.  Staff has outlined the issues and timeline for 
project, as follows: 

• Liquor License: The applicant requested and was granted a tavern license by Webster 
Township. The Department of Licensing and Regulatory Affairs (LARA) provided the following 
information regarding their approval process: 

“According to 436.1531(1) - A public license shall not be granted for the sale of alcoholic 
liquor for consumption on the premises in excess of 1 license for each 1,500 of population 
or major fraction thereof. (Note: This is referring to “new” public licenses; this is not referring 
to DDA licenses, Resort licenses or transfers of licenses from other governmental units).” 

“Each governmental unit is allocated a number of liquor licenses based upon these quota 
numbers.  It is my understanding, that Webster Township has a quota license available, 
and has provided a Resolution wherein it has approved the issuance of the quota license 
to Mill Creek Outdoor Adventures LLC at this location.  In order to qualify for a quota 
license issued by Webster Township, the licensed business must be located within its 
governmental unit.  The Commission MUST be convinced that the licensed business is 
located within Webster Township before it will issue the requested quota license.  In fact, 
after the annexation of the portion of the property presently located in Scio Township, it 
would be in Mill Creek Outdoor Adventures LLC’s best interest to have a Resolution from 
the City of Dexter supporting the issuance of the license by Webster Township, and 
acknowledging that the proposed licensed business is located within Webster Township.” 

“Since this is a quota license, the Commission will only issue the license if the proposed 
licensed business is actually located within Webster Township’s governmental unit.  
However, an existing liquor license may be transferred into another governmental unit 
within the same county.” 

The representative from LARA went onto say “I cannot stress the importance of providing 
enough documentation to verify” the “entity’s proposed licensed location is indeed 
Webster Township.  If the Commission is not convinced that the proposed business is 
located within Webster Township, it will deny the issuance of this license.” 
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The applicant’s contractor was asked if the MLCC was shown the proposed plan.  The 
applicant’s contract said “yes.”  

• Annexation Request: Initially, the applicant had requested only that portion, which is located 
within Scio Township, be annexed into the city and a zoning classification of VC Village 
Commercial, but not before final site plan approval was granted.     

o At the pre-application meeting (October 3, 2016), those council members on the 
committee (Keough, Carson and Tell) expressed preference that both the Scio portion 
and the Webster portion be annexed into the City.  

o Following the pre-app meeting, the applicant was informed that neither preliminary nor 
final site plan approval could be granted before Council take action on the annexation. 

o On Monday, October 24, 2016, City Council discussed the annexation request and VC 
Village Commercial zoning.  The City Manager indicated that both Scio and Webster 
Townships would not oppose the annexation request.   

o The applicant was instructed to submit a revised annexation request that: 

(1) Does not request final site plan approval before action is taken on the annexation, 
and  

(2) Requests annexation of the Scio portion immediately and the annexation of the 
Webster portion after the MLCC approves the liquor license granted by Webster 
Township.   

o The applicant submitted revised information regarding the annexation request on 
November 1, 2016.  The revised request asked for annexation of the Scio Township portion 
immediately and the Webster Township portion next year, after the MLCC has approved 
the liquor license.  The applicant will need to provide a copy of the annexation request he 
submits to Scio and Webster Townships, along with a request to us, which explains the 
sequencing of the annexation (i.e. Scio in 2016, and then Webster 2017). 

o Once the City receives the above referenced information, the item will be placed on a 
Council agenda in November.   

• Zoning: Taverns and outdoor eating areas are special land uses in the City’s VC District, and as 
such require a public hearing with the Planning Commission.  The canoe/kayak livery is a 
commercial outdoor recreation use.  Commercial outdoor recreation uses are not listed as 
principal or special land uses in the VC Zoning District.  The only zoning district in the City that 
allows commercial outdoor recreation uses is the PP Public Park District.  In order to keep the 
project moving forward, the staff has suggested the city initiate a text amendment to zoning 
ordinance, to allow commercial outdoor recreation uses as either a principal permitted or 
special use in the VC District (Article XV).   

o Now that City Council has discussed the proposed VC Zoning District and no objections 
were raised, staff requests the Planning Commission determine if the proposed 
commercial outdoor recreation use should be permitted by right or as a special land use, 
and then, conduct a public hearing at its December 5, 2016 meeting to consider the 
possible text amendment (attached to this memo). 

• Site Plan and Special Land Use: The applicant requested the applications for site plan and 
special land use review be placed on the Planning Commission’s November 7, 2016 agenda.   

The property at 8180 Main Street is not located in the city, thus the city does not currently have 
zoning jurisdiction.  Zoning jurisdiction is defined in PA 110 of 2006 (the Zoning Enabling Act), as 
amended, as the area encompassed by the legal boundaries of a city.  Staff  consulted with 
our planning consultant, Doug Lewan, and we both agree, at the very least, City Council must 
discuss the annexation request and provide some guidance regarding the requested VC 
zoning, before the Planning Commission can consider the site plan/special land use 
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requests.  However, the Planning Commission should not/could not take action on the site 
plan and special land use requests until after City Council takes action on the annexation. 

o As stated above, City Council discussed the annexation request and proposed zoning 
classification at its October 24, 2016 meeting.   

o The plan shows a small portion of the rear of the proposed new building, where the 
proposed canoe/kayak livery would be housed, the dumpster enclosure, about a third of 
the parking lot; one of two kayak/canoe launches and all of the stormwater detention 
basis would be located on the Webster Township portion of the property.  At the pre-app 
meeting, Webster Township Supervisor, John Kingsley did not agree to have the city be the 
reviewing municipality.  Instead, he retained the right of the Township to review site plan 
for the proposed improvements that would be located in Webster Township.  

Webster Township has zoned the property C, Commercial. According to the Webster 
Township Zoning Ordinance, both a tavern and indoor/outdoor recreation facilities are 
special land uses in the Commercial District.    

The City will need to coordinate its site plan and special land use reviews with Webster 
Township, and vice versa.  Staff has confirmed that the applicant submitted an 
application for preliminary site plan review to Webster Township.   The applicant has not 
applied for special land use review as Webster Township.  The applicant sent the following 
message regarding the special land use in Webster Township: “Webster Township is 
discussing whether a special land use application is required with their attorney.  If it is they 
are fine with us proceeding with the site plan and doing the SLU at a later date.” 

If the Planning Commission determines that commercial outdoor recreation uses, such as 
canoe/kayak liveries, should be a permitted use in the VC District, then the text 
amendment, the special land use review for the tavern and outdoor seating area (i.e. 
indoor/outdoor beer garden) and preliminary site plan for the tavern, outdoor seating 
area and the commercial outdoor recreation use (i.e. canoe/kayak livery) could be 
considered simultaneously at the December Planning Commission meeting.  Any 
recommendation by the Planning Commission and possible action by Council would have 
to be subject to the text amendment being adopted. 

 
However, if the Planning Commission determines that commercial outdoor recreation 
uses, such as canoe/kayak liveries, should be a special use in the VC District, then the text 
amendment would need to be effective before considering the special land use and 
preliminary site plan. 
 
Staff has prepared the attached flowchart summarizing the information above and 
outlining the timeframe for consideration and action on the annexation, zoning 
designation, special land use and site plan review requests. 

 

Please let me know if you have any questions or comments.  Otherwise, I look forward to discussing this 
proposed project on Monday, November 7, 2016. 
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8180 Main Street Development Review Timeline (Anticipated) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

October 24, 2016 
City Council discussion RE: Annexation and proposed future zoning  

December 5, 2016 
Planning Commission conducts public hearing to 

consider text amendment to Article 15 
 

Action by Planning Commission:  Recommendation to 
City Council 

November 7, 2016 
Planning Commission determines proposed 

canoe/kayak livery (outdoor recreation use) is a 
principal permitted use 

 

January 3, 2017 
Planning Commission considers special land use for 

tavern and outdoor eating area and preliminary site plan 
for proposed outdoor recreation center, tavern and 

outdoor eating area 
 

Action by Planning Commission: 
Recommendation to City Council 

December 5, 2016 
Planning Commission considers proposed text 

amendment to Article 15, special land use for tavern 
and outdoor eating area and preliminary site plan for 

proposed outdoor recreation center, tavern and 
outdoor eating area 

 
Action by Planning Commission: 
Recommendation to City Council 

 

November 7, 2016 
Planning Commission determines proposed canoe/kayak 

livery (outdoor recreation use) is a special land use 

November 2016 
Action by City Council RE: Request to annex Scio Twp. portion of 8180 Main St  

December 12, 2016 
Action by City Council RE: Recommended text amendment to Article 15 

 

December 21, 2016 
Notice of Adoption of Text Amendment published 

 

December 29, 2016 
Text Amendment becomes effective 

 

December 27, 2016 
Action by City Council RE: 

Recommended special land use for tavern and 
outdoor eating area and preliminary site plan for 
proposed outdoor recreation center, tavern and 

outdoor eating area 

January 9, 2016 
Action by City Council RE: Recommendation on special 

land use for tavern and outdoor eating area and 
preliminary site plan for proposed outdoor recreation 

center, tavern and outdoor eating area 
 

February 6, 2017 
Planning Commission Considers Final Site Plan for 
proposed outdoor recreation center, tavern and 

outdoor eating area 
Action by Planning Commission:  
Recommendation to City Council 

February 27, 2017 
Action by City Council RE: Recommendation on Final 
Site Plan for outdoor recreation center, tavern and 

outdoor eating area 
Action by Planning Commission:  
Recommendation to City Council 

March 6, 2017 
Planning Commission considers Final Site Plan for 

proposed outdoor recreation center, tavern and outdoor 
eating area 

 
Action by Planning Commission: 
Recommendation to City Council 

March 27, 2016 
Action by City Council RE: Recommendation on Final Site 
Plan for proposed outdoor recreation center, tavern and 

outdoor eating area 
 

OR 
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100%

Mill Creek Outdoor Adventure, LLC

3770 Service Rd, Clinton, MI 49236

248-660-3711

poundns@hotmail.com

- Single Member LLC
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commercial 
XXXXX Village Commercial
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