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

STAFF REPORT 
 
To: Chairman Kowalski and Planning Commission 
  Courtney Nicholls, City Manager 
 
From:    Michelle Aniol, Community Development Manager 
 
Date:  November 21, 2016 

City Council Updates 

• Council considered the request the annexation request for 8180 Main Street, submitted by Mill 
Creek Outdoor Adventure Center, LLC.  Action on the resolution to annex the Scio Township 
portion of the property was postponed to Council’s November 28, 2016 meeting.  A copy of the 
City Manager’s memo to Council accompanies this report.  

Staff has updated the timeline for this project, as follows: 

November 28, 2016 
Action by City Council RE: Request to annex Scio Twp. portion of 8180 Main St 
December 5, 2016 
Planning Commission conducts public hearing to consider text amendment to Article 15 

Action by Planning Commission:  Recommendation to City Council 

December 12, 2016 
Action by City Council regarding recommended text amendment to Article 15 

December 21, 2016 
Notice of Adoption of Text Amendment published 

December 29, 2016 
Text Amendment becomes effective 

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 

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 

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 

  

• At Council’s November 14, 2016 meeting, a draft Donation Policy was presented for discussion.  
Assistant to the City Manager, Justin Breyer has been spearheading this process with the Parks and 
Recreation Commission.  The primary goal is “crafting the document” was “to set a process to 
accept or reject proposed donations, to limit the proliferation of plaques throughout the City’s 
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parks.”  Although the document was developed by the Parks and Recreation Commission and 
most donation requests seem to be directed towards the City’s parks, this document does give 
consideration to a variety of donation types and provides a process that is broadly applicable. In 
addition, the document has been designed to work in conjunction with the Arts, Culture, and 
Heritage’s Master Plan document (discussed by City Council in September), which provides a 
process for accepting art donations. To supplement this document, the Commission has 
expressed an interest in developing a list of specific “needs” – trash cans, benches, trees, etc. – 
and the locations of those needs, in an attempt to direct donations.  A copy of the draft Donation 
Acceptance Policy accompanies this report. 

• At its meeting on November 1, 2016, the Arts, Culture and Heritage Committee continued their 
discussion of different art types and locations for art placement. During this discussion it was noted 
that concrete sculpture pads had been discussed as part of the Grandview Commons PUD 
development and 3045 Broad St. redevelopment. The Committee discussed the PUD process and 
the potential “public benefits” associated with PUDs, especially those related to providing public 
art. The Committee approved the following recommendation related to the Grandview 
Commons development and the developer’s intent to provide only a concrete public art pad as 
a “public benefit”: 

 
Motion by Schon, seconded by Gregg to express to City Council that following discussion at their 
November 1st meeting, the Arts, Culture, and Heritage Committee is concerned about the use of 
a concrete pad for art as a condition of approval for the Grandview Commons development. 
The Committee is concerned that the City will be left with an empty pad, for which the City will be 
required to fund a piece of art and future maintenance cost at taxpayer’s expense. 

 
The Committee therefore recommends that the developer provide either a piece of art for the 
concrete pad or funding for art at an agreeable percentage of the total project cost that is not 
less than $15,000. All art work should be approved by the City using the guidelines previously 
presented to the Art Selection Committee and City Council. 

 
Ayes:  Schon, Willougby, Gregg, Bellas, Arbour, Babcock, and Fisher 
Nays: None 
Absent: Davis, Rinderknecth, and Noble 
 

It must be noted, the ACHC’s action is non-binding on this project.  It is included to help the 
Planning Commission in future PUD plan reviews and in negotiations regarding material and 
recognizable benefits of PUD projects. 
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Memorandum 

 
To:  Mayor Keough and City Council 
 
From:    Courtney Nicholls, City Manager   
 
Re: Annexation of 8180 Main 
  
Date:  November 9, 2016 
 
On October 6, 2016, the City received an annexation request from Mill Creek Outdoor 
Adventure, LLC. Their original request was to annex the Scio Township portion of the property 
after approval of final site plan. Due to the requirements of the zoning process, however, the 
City will need to approve the annexation prior to the special land use/preliminary/final site 
planning approvals.  
 
At the pre-application meeting held for the project and at the October 24, 2016 City Council 
meeting, the preference of Council to annex both the Scio and Webster parcels was expressed 
to the property owner. On November 1, 2016 the property owner submitted the attached letter 
expressing their willingness to annex both parcels. The Scio portion will be annexed now and the 
Webster portion will be annexed after the Michigan Liquor Control Commission takes action on 
the liquor license. The letters the property owner submitted to Webster and Scio regarding the 
annexation request are also attached. 
 
Attached for Council’s consideration is a resolution approving the annexation of the Scio 
parcel. Once the resolution has been passed, Scio Township will pass a similar resolution, which 
will then be filed at the Office of the Great Seal. This will make the annexation official. 
 
The property owner will be connecting to the City sewer system. They will be maintaining an 
onsite well in accordance with City Ordinance Section 58-78, which permits Council to allow a 
well on an annexed parcel. This is being requested by the property owner due to the large cost 
of running water main to this location. If, however, at some point in the future the well fails and 
another well cannot be located on the property, the property owner will be required to pay all 
costs related to connecting to the City water system. This has been included in the annexation 
resolution. 
 
The newly annexed property will be on the tax roll on tax day December 31, 2016, so it will 
appear in the 2017 tax and assessment roll. The annexation of the property does not impact the 
roadway out front, which will remain the jurisdiction of the Washtenaw County Road 
Commission. Once the annexation is final the City’s official boundary map/description will be 
updated to incorporate the new parcel.  
 
Council is asked to consider the attached resolution regarding the annexation request from Mill 
Creek Outdoor Adventures, LLC. 
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City of Dexter 

Donation Acceptance Policy 
Adopted: XXXXXXXXX 

 
Introduction 
 

The City of Dexter truly appreciates the generosity of donors who wish to make Dexter a nicer community for all. 

The residents of the City of Dexter have a proven track record in donating their time and resources to bettering 

the community. These efforts often make the difference between a good community and a great community.  

 

The purpose of this policy is to establish guidelines, standards and procedures for the acceptance of gifts to the 

City, including the installation, long-term maintenance and operation of donated elements to the City, which 

will enhance quality of life. The City of Dexter desires to encourage donations, while at the same time 

considering aesthetic impacts and on-going maintenance and operational costs. While this policy 

predominantly focuses on material donations to the City’s park operations, this policy should be considered to 

have broad applicability for unseen future donations. This policy shall not be applicable to individuals and 

organizations responding to a request for donation generated by City staff towards a specific project. 

 

These Donation Guidelines have been developed to acquaint citizens, friends, and environmental stewards of 

Dexter with various projects, equipment, facilities, and plantings for which the City has an established need and 

how they can contribute or assist in meeting those needs. The guidelines will also assist the City in publicizing 

opportunities available for donation and recognition within the City. 

 

Donations 
 

Introduction 

 

A gift to the City of Dexter will assist in the enhancement of City parks, facilities, programs, and the experience 

of visitors. The City takes pride in maintaining and improving public facilities, and any level of donation - time, 

effort, or gift - is appreciated.  

 

The City of Dexter offers several opportunities for contributing to the beautification and enhancement of the 

City’s parks and facilities. It is the City’s goal to ensure that public resources are preserved and accessible to 

the City’s residents.   

 

The City of Dexter is a government entity and therefore all donations are tax deductible. 

 

Guidelines 

 

Gifts intended to either become incorporated into City parks, as well as gifts of equipment, vehicles, boats or 

facilities intended to supplement those of the City often involve considerations of aesthetics, costs, and 

compatibility whose features shall be evaluated using the following criteria:        

 

1. Need – There must be a demonstrated need for the City to accept any donation. 

a. Donations that do not meet a demonstrated need must be approved by the respective 

Committee. 

 

2. Aesthetics - The City and community have an interest in ensuring the best appearance and aesthetic quality 

of public lands and facilities.  Donations and their recognition shall reflect the City’s character and be 

consistent with the intended surroundings.  

 

3. Requirement of Maintenance/Repair - Since donated elements and their associated recognition become 

City property, the community has an interest in ensuring that all elements remain in good repair.  In addition, 

the community has an interest in ensuring that the short and long-term repair costs are reasonable and that 
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repair parts and materials be readily available. So too, elements must be of a quality to insure a long life, be 

resistant to weather, wear and tear, and acts of vandalism.   

 

4. Requirement of Consistency with Current and Future Use - Does the proposed donation substantially interfere 

with the intended current or future use of the land or facility where it is being proposed to be located?  

 

5. Uniqueness of the Proposed Gift and Its Ability to Attract Visitors to the Community. 

 

6. Whether the Proposed Gift Requires Relocation, Removal or Installation of Other Equipment or Infrastructure 

to Accommodate the Donation.  

  

7. Absence of Substantial Impact on Public Health and Safety and/or Welfare 

  

8. Costs Associated with the Proposed Gift - The City also has an interest in knowing in advance the full cost 

which may be associated with a gift, namely those which may relate to purchase, installation, maintenance 

and operation during the gift’s expected life cycle.  In the ordinary course the amount of the gift should be 

sufficient to cover all such expenses.   

a. Neither purchase nor installation shall commence until the donor’s gift has been completed and funds 

have been received by the City for such purposes. 

b. As to gifts requiring on-going operation and maintenance, amounts which are estimated to exceed 

$5,000 on an annual basis, the gift shall include an endowment sufficient to defray them, i.e. 20x the 

estimated amounts.   

c. In rare and unusual circumstances where the City has determined that the value of the gift substantially 

exceeds the cost associated therewith, these requirements may be waived, but only after appropriate 

notice and public hearing.  

 

Additional guidelines for donations of public art may be found in the Arts, Culture, and Heritage Committee’s 

Master Plan. The link to the ACH Master Plan is: http://dextermi.gov/arts.  

 

Donation Process 

 

To promote an efficient review process and prevent disappointment, prior to preparing a written proposal the 

donor or donor’s representatives should contact the City Manager’s Office to discuss the proposed gift. This 

pre-application meeting shall assist both the prospective donor and the City in determining whether a gift will 

meet the criteria contained in this policy. City Staff or City Council may request additional information. 

 

1. Complete Donation Form. 

 Select type of donation. 

 Enter amount of donation. 

 Enter other relevant details 

 Enter honoree or commemoration. 

 

2. Submit Form to the City Office (8123 Main St., 2nd Floor). 

 

3. Details of donation are considered by the Parks and Recreation Commission, the Arts, Culture, and Heritage 

Committee, or City Council at the next regularly scheduled meeting. 

 For art donations, please see the Arts, Culture, and Heritage Committee Master Plan. 

 

4. Input from of other Boards or Committees may be requested. The item may be forwarded to City Council for 

consideration depending on whether the donation has been pre-approved. 

 

5. Staff contacts donor to schedule donation installation and other details. 

 

6. Donation installation occurs. 

 

7. Receive acknowledgement for donation. 
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Please make checks payable to: 

City of Dexter 

8140 Main St. 

Dexter, MI 48130 

 

Commemorative Tree Program 

 

This program is an excellent way to honor someone close to you or to remember a special occasion or 

achievement, such as the birth of a child, graduations, weddings, anniversaries, or “in memory of.” 

 

Recognition Tree or Shrub – For a donation of $350, a donor may select a tree (or $150 for a shrub) from the 

City’s select plantings list, help select the planting site (based on need), and take part in a planting ceremony. 

The honoree will receive a certificate commemorating the planting of the tree. Plantings will only take place in 

the spring, and donation applications for this purpose are due by February 15th. 

 

For a full list of acceptable tree and shrub donations, please see section 6.11 of the zoning ordinance. The 

appropriateness of certain types of trees/shrubs shall be determined by the surrounding landscape and design. 

Donated trees intended to be planted outside of City parks shall fall under the purview of the City’s Tree Board. 

The Parks and Recreation Commission may request input from the City’s Tree Board or other professional 

arborist with regard to tree donations.   

 

Gifts for Parks Program 

 

The “Gifts for Parks” program assists in the development of quality facilities, programs, and resources through 

the park system. It allows individuals or groups to donate a variety of items, including money, equipment, 

materials or time. Any monetary donation is helpful to improving the quality of Dexter parks. Donors may also 

identify specific programs to receive their donation if they choose. The donor will receive a special certificate 

(donations over $5,000), or a plaque (donations over $10,000). For example, you may request that your 

donation to be used to purchase land, develop sites, or manage projects at any park.  

 

Art in the Park Program 

 

Donations to the “Art in the Park” program assist in improving the aesthetic, cultural, and historical experience 

of open spaces and recreation in the City. In collaboration with the Arts, Culture and Heritage Commission and 

the Art Selection Committee, donations of public art may be placed within City parks. Approval of a donation 

is required by the Parks and Recreation Commission, Art Selection Committee, and City Council. The donor will 

receive a special certificate (donations over $5,000), or a plaque (donations over $10,000). 

 

The Arts, Culture, and Heritage Committee and the Art Selection Committee serve as recommending bodies to 

City Council relating to the selection or acceptance of art in Dexter. With regard to art-related donations, the 

Arts, Culture, and Heritage Committee’s Master Plan will serve as a conjunctive document to this Donation 

Guidelines document. The Committee’s Master Plan document will provide detail regarding the process for 

donating art. 

 

Other Categories of Acceptable Gifts 

 

 Cash (and cash equivalents – checks, CDs, savings accounts) 

 Marketable securities (publicly traded stocks, bonds, U.S. government securities) 

 Tangible real property 

 Life Insurance 

 IRA rollovers 

 Charitable Gift Annuities 

 Charitable Remainder Trusts 

 Charitable Annuity Trusts 

 Charitable Lead Trusts 

 Bequests 
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Acknowledgement of Donation 

 

Bronze Level – All Donations 

 

All accepted donations will receive recognition through a social media post, E-mail Update article, and a 

thank you letter. 

 

Silver Level – $5,000 and Above 

 

Donations of $5,000 and above will receive all of the acknowledgements listed under the Bronze Level, as well 

as a certificate of recognition presented at a public meeting of City Council.  

 

Gold Level – $10,000 and Above 

 

Donations of $10,000 and above will receive all of the acknowledgements listed under the Bronze and Silver 

Levels, as well as a plaque or commemorative signage honoring the donation. 

 

Plaques and Signage 

 

The City recognizes that plaques and signage affect the aesthetic of public places. There is a difference 

between a plaque intended to label a piece of art, a monument, or a historic structure and plaques honoring 

a donor. While implementing labelling signage should be left up to the Committee most closely related to a 

particular project, there should be guidelines for commemorative signage and plaques. 

 

Plaques and commemorative signage shall be no larger than 3” x 5” and shall be limited to say either “In honor 

of” or “Special thanks to” followed by the name and suffix of the honoree or donor. No additional information is 

to be included. 

 

Rejection, Removal, or Relocation 

 

The City Council shall have the full and final authority to approve or deny all gift proposals. City staff or City 

Council may request additional information, including but not limited to scaled drawings, artist’s renderings or 

other documents to better illustrate the exact nature of the donation. The City may choose to consult with 

other agencies or organizations in the review process. The City Council may also send any proposal to the 

appropriate board or committee for review with subsequent recommendation to City Council. 

 

While the City will give consideration to special requests (desired placement location, tree type, plaque, etc.), 

the City reserves the right to reject a donation for any reason. Any Commission may also recommend that 

donated resources be re-directed to an established need. This applies to both past and future donations. 

 

Once an item is donated to the City of Dexter, it becomes the property of the City of Dexter. The City reserves 

the right to remove, alter, sell, or otherwise dispose of City property as it sees fit. The City is not obligated to 

replace the gift or park improvement if it is stolen, vandalized, worn-out, irreparably damaged, destroyed or 

expires. No returns or refunds shall be given for monetary or physical donations once the check or cash is 

deposited or a physical item is installed. 
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 OFFICE OF THE CITY MANAGER 
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Memorandum 

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

Justin Breyer, Assistant to the City Manager   
 
Re: Art Donations and Planned Unit Developments 
  
Date:  November 4, 2016 
 
At their meeting on November 1, 2016, the Arts, Culture, and Heritage Committee continued 
their discussion of different art types and locations for art placement. During this discussion it 
was noted that concrete sculpture pads had been discussed as part of the Grandview 
Commons PUD development and 3045 Broad St. redevelopment. The Committee discussed the 
PUD process and the potential “public benefits” associated with PUDs, especially those related 
to providing public art. The Committee approved the following recommendation related to the 
Grandview Commons development and the developer’s intent to provide only a concrete 
public art pad as a “public benefit”: 
 
Motion by Schon, seconded by Gregg to express to City Council that following discussion at 
their November 1st meeting, the Arts, Culture, and Heritage Committee is concerned about the 
use of a concrete pad for art as a condition of approval for the Grandview Commons 
development. The Committee is concerned that the City will be left with an empty pad, for 
which the City will be required to fund a piece of art and future maintenance cost at 
taxpayer’s expense. 
 
The Committee therefore recommends that the developer provide either a piece of art for the 
concrete pad or funding for art at an agreeable percentage of the total project cost that is not 
less than $15,000. All art work should be approved by the City using the guidelines previously 
presented to the Art Selection Committee and City Council. 
 
Ayes:  Schon, Willougby, Gregg, Bellas, Arbour, Babcock, and Fisher 
Nays: None 
Absent: Davis, Rinderknecth, and Noble 
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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: AP2016.17-05 (formerly PUD-FSP2016-01) Final Site Plan Grandview Commons Planned 

Unit Development (PUD) Mixed Residential Development, revised plan dated October 5, 
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 21, 2016 

The Planning Commission is scheduled to consider the Final Site Plan for Grandview Commons Planned 
Unit Development, at a special meeting, Monday, November 21, 2016.  The above referenced 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 a .36 acres of city owned property,1 for a total land area is 8.58 gross acres; 7.63 acres after ROW 
dedication. 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. 

Enclosed for your consideration are the following application materials: 

• Cover letter from Metro Consulting Associates, dated October 5, 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 

• Landscape modification correspondence from applicant, dated October 10, 2016 (submitted 
November 7, 2016) 

• Tree donation correspondence from applicant, dated November 2, 2016 

• Proposed sign details, received October 24, 2016 

• Email from Applicant, along with revised landscape plan, date November 14, 2016 

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

According to Section 19.10, following approval of the PUD Petition and Area Plan, a final site plan is 
required for each phase of a PUD, as delineated on the approved area plan.  Each final site plan must 
meet the provisions of Section 21.04.E, Final Site Plan.   

                                                      
1 The City has agreed to quit claim .36 acres of city owned property, adjacent to the proposed development, to the developer in 
exchange for the developer removing a portion of an existing 30-inch public storm sewer, and then re-routing and installing a new 
30-inch public storm sewer, as the developer’s sole cost and expense. 
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According to Section 21.04, sub-section E.6, the Planning Commission must study the final site plan and 
must, if the submitted application is complete, recommend approval, approval with conditions, or 
denial of the final site plan to the City Council.  The Planning Commission must include in its study, 
consultation with the Zoning Administrator, DAFD, and the City’s planning (CWA) and engineering 
(OHM) consultants, the city attorney and other governmental officials and department and public utility 
companies that might have an interest in or be affected by the proposed development.   

Review correspondence from CWA, OHM and DAFD are provided for your consideration: 

• CWA Landscaping memo, dated November 15, 2016 

• CWA review correspondence, dated November 8, 2016 

• DAFD review correspondence, dated November 6, 2016 

• DAFD memo, dated November 16, 2016 

• OHM review correspondence, dated November 8, 2016 

REVIEW 

1. Replacement Trees.  At its October 3, 2016 meeting, the Planning Commission determined a total of 
77 replacement trees are required. According to the Resolution Establishing Contribution to the 
City’s Tree Replacement Restrictive Account, City Council set the amount for contribution at 
$250/tree.  Council further stipulated that for Planned Unit Developments, the per-tree “amount shall 
be used as a guideline to develop negotiated contracts”.  The applicant is requesting a reduction in 
the amount establish by Council to $100/tree.  The following table illustrates the required 
contribution to the Tree Fund, at $250/tree compared to the proposed contribution by the 
applicant, at $100/tree: 

Required Contribution Proposed Contribution  Difference 

77 trees X $250 = $19,250 77 trees x $100 = $7,700 $11,550 (60% reduction) 

While the Planning Commission does not have authority to reduce the contribution, it may provide a 
recommendation to council, based on the applicant’s request.   

2. Landscape Modification.  The applicant is requesting a waiver or modification to allow an 
alternative landscaping design (i.e. modified landscape plan), along the west and south property 
lines where Buffer Zone “B” would be required adjacent to single-family residential uses/zoning, 
pursuant to criteria in Section 6.13 of the Zoning Ordinance, as provided below: 

On-Site Landscaping   
Trees Required – 154   Trees Provided – 126 
Shrubs Required – NA   Shrubs Provided – 28 
Grasses/Perennials Required – NA Grasses/Perennials Provided – 131 

 
Buffer Screening between Land Uses 
Trees Required – 43   Trees Provided – 39 
Shrubs Required – 299   Shrubs Provided – 0 
Grasses/Perennials Required – NA Grasses/Perennials Provided – 64 
 
Street Trees 
Trees Required – 22-29   Trees Provided – 22 
Grasses/Perennials Required – NA Grasses/Perennials Provided - 396 
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In addition, the applicant provided the follow comments for consideration by the Planning 
Commission: 

 
• Shrubs removed from west property line and replaced with grasses.  We are trying to provide 

an open view scape between the public pathway and the development.  We feel that 
shrubs will create an uninviting tunnel feel that could be perceived as unsafe. 

• Shrubs and evergreen trees removed from 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. 

• Shrubs removed from east property line and replaced with evergreen trees for improved 
screening (trees wrap around corner onto portion of south property line) 

• Ornamental trees removed from interior of the site to open up views to creek 

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

• 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. 

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

Staff offers the following comments regarding the requested landscape modifications: 

• Recent testing by MDEQ determined the natural area between Mill Creek and the subject 
site is not wetland.  However, preservation of this area, as well as the Mill Creek is a priority for 
the City, and is well documented in the Master Plan and Parks and Recreation Plan.  

• Along the south and west property lines, which are adjacent to the Mill Creek open space 
area, the topography does experience greater than 20% slopes and is densely vegetated, 
albeit with scrub trees.  This vegetation stabilized the steep slopes.  With the exception of a 
handful of healthy trees, the applicant will be clearing and removal all vegetation in this 
area.  The landscape plan shows 4 deciduous and 3 evergreen trees would be planted, in 
the vicinity of the proposed stormwater detention basin. The grading plan contains a 
notation stating that “Final grading/seeding (in specific areas)” will occur during Phase 1.  
However, the plan does not identify these “specific areas.”  Additionally, staff is concerned 
that “seeding” alone will not be sufficient to stabilize the southwest portion of the property, 
following the removal of the vegetation.   

• An overabundance of new trees could obstruct the viewshed to the Creek.  However, the 
lack of landscaping could have the complete opposite effect; a starkly bare landscape. 
Even though Mill Creek Park was designed to preserve the viewshed, a variety of native 
trees, shrubs, grasses and perennials were incorporated in the design.  This approach should 
be considered for the south and west boundaries of the site, which are adjacent to the Mill 
Creek open space area. 

As cited in the CWA review, the Planning Commission must determine if the alternated 
landscape design proposed by the applicant meets the intent of Section 6.13. 

3. Baker Road Corridor Overlay.   

a. According to CWA, the townhouse structures are located along the Grand Street ROW. All units 
have a pedestrian entrance visible/facing the street. The north (front) elevation of the 
townhouse structures have 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 
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not been provided; however, sample boards were provided by the applicant at the October 3, 
2016 Planning Commission meeting.  

b. 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. 

c. 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, CWA found the proposed 
structures meet the architecture design guidelines of the BRC district. 

Recommendation: The applicant should provide exterior materials for the Planning Commission’s 
review at the November 21, 2016 meeting. 

4. Engineers Review - The OHM review cites a number of items that must be corrected on a revised 
plan, including general, sanitary sewer, structural retaining wall, stormwater and paving and right-of-
way issues.   

5. DAFD Review – In his November 6, 2016 review, Inspector Dettling recommended final approval.  
However, on November 16, 2016 Inspector Dettling provided an update to his review regarding fire 
truck turning radius: 

a. The fire code requires a cul-de-sac at the end of a 26 foot wide drive aisle to be at least 70-feet 
in diameter.  Baker Crossing is a 26-foot wide drive aisle.  The plan shows the cul-de-sac with a 
radius of 36’.  Inspector Dettling assumed the diameter of the cul-de-sac would be 72’.  
However, the fire truck turning plan shows the fire truck backing up, along Baker Crossing, in front 
of the duplex units.  This section of drive aisle is more than 300 feet in length, which is not 
permitted by the fire code/city ordinance.  The cul-de-sac must be a full 36’ radius (70-foot 
diameter), or another code compliant alternative turnaround would need to be provided on a 
revised plan.   

6. In addition to the consultants and DAFD comments, staff offers the following 
comments/recommendations:  

a. Add the word “FINAL” to the cover page so that it reads “FINAL SITE PLAN” 

b. Revise the legal description to be consistent with legal description provided on the revised Area 
Plan. 

c. Phasing must be shown on the demo plan, landscape plan, utilities plan, grading plan, etc., 
along with any corresponding notations that may be needed (e.g. the foundation/floor being 
demoed in Phase I and 2, etc.).  In addition, a notation must be provided on the landscape 
plan that addresses how the units in Phase 1 will be screened, in case the removal of the 
remaining foundations/floor are in Phase 2 is delayed, or does not happen.   

d. Sheet 03: 

i. At the bottom of the On-site Tree List, under the total number of replacements (77) and 
waived (95) columns is states, “Tree Donation Waived.” This notation is not only 
inaccurate; it conflicts with the applicant’s tree replacement donation correspondence, 
and must to be removed.  In addition, farther down the page, there is a note regarding 
the Planning Commission’s decision to waive the replacement requirements for 95 poor 
quality trees.  The revised plan must contain a notation regarding the proposed tree 
replacement donation, for consistency with the tree donation request.     
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e. Sheet 04:  

i. The Bedroom Matrix should be revised as a Unit Matrix, with the total number of units 
provided for each building type, and the total number of units for the project. 

ii. Provide location and dimensions of the proposed access easement with the property 
adjacent to the south (i.e. Ramsay’s property).  The location of the easement area 
should be shown consistently throughout the plan, but only needs to be dimensioned on 
Sheet 04. 

f. Sheet 26: 

i. The Stormwater Seed mix chart is not legible.  A larger, more legible chart must be 
provided on a revised landscape plan. 

g. Sheet 27: 

i. The truck turning radius plan, for both fire and garbage trucks, must show the turning radii 
for each vehicle, in each phase. 

SUGGESTED MOTIONS – AP2016.17-05 PUD-FSP Final Site Plan Grandview Commons PUD 

Based on the information provided by the applicant and reflected in the minutes of this meeting, the 
Planning Commission finds AP2016.17-05 PUD-FSP Grandview Commons Final Site Plan, plan dated 
October 5, 2016, along with the corresponding Elevation and Floor Plans, revision dated, October 10, 
2016 (MEETS/FAILS TO MEET) the requirements of Section 21.04, sub-section E.3, 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 City of Dexter 
Zoning Ordinance, and subject to the following conditions: 

1. Planning Commission determination regarding recommendation for Tree Replacement 
Donation, 

2. Planning Commission determination that proposed modified landscape design meets the intent 
of Section 6.13, 

3. CWA review dated, November 11, 2016 and November 8, 2016, 

4. OHM review dated, November 8, 2016, 

5. DAFD reviews dated, November 16, 2016 and November 8, 2016, 

6. Staff review comments 6.a-g, as cited herein,  

7. Execution and recording of the Development Agreement, 

8. Administrative review and approval, by staff and the City Attorney of the Master Deed, Bylaws 
and Condominium Subdivision Plan (Exhibit B Drawing) 

9.            

10.            

11.            

12.            

OR 

Based on the information provided by the applicant and reflected in the minutes of this meeting, the 
Planning Commission moves to POSTPONE action on the AP2016.17-05 PUD-FSP Grandview Commons 
Final Site Plan, plan dated October 5, 2016, along with the corresponding Elevation and Floor Plan, 
revision dated, October 10, 2016, until (DATE), to allow the applicant more time to address the issues 
cited herein. 
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October 10, 2016 
 
City of Dexter 
Planning Commission 
8140 Main Street 
Dexter, MI 48130 
 
 
Dear Ms. Aniol and the Dexter Planning Commission, 
 
Modified Landscape Plan Request 
 
As part of our Final Site Plan approval request we are asking the Planning Commission to consider 
approval of a modified landscape plan in accordance with Section 6.13 of the Landscaping Ordinance.   
 
Pursuant to Section 6.13 the Planning Commission may approve modified landscaping plans based on 
the following criteria.  We have highlighted criteria applicable to the Grandview Commons Project. 
  

a. Extent to which existing natural vegetation provides desired screening  
To the south is the Mill Creek and wetland area.  Throughout the review process we have 
discussed the importance of preserving the creek and wetland view shed.  Planting buffer trees 
in this location will obstruct the view shed.     

b. The existence of a steep change in topography which would limit the benefits of required 
landscaping 
The wetland and creek view shed to the south is much lower in topography than the Grandview 
Commons Project. 

c. The presence of existing wetlands 
The Mill Creek and wetland area to the south is vacant with no land uses in the 
wetland/floodplain. 

d. Existing and proposed building placement 
Building placement on the site has been taken into consideration when developing the 
alternative landscape plan.  Attempts have been made to highlight common areas with diverse 
landscaping to avoid a homogenous environment through the use of different ornamental grass 
varieties, ornamental trees, perennials and shrubs.  Consideration was given particularly along 
the streetscape to highlight the townhome entries and along the public pathway.  We used a 
variety of species to add texture to the landscape while avoiding crowding that if overgrown can 
cause safety concerns for pedestrians. 

e. The abutting or adjacent land is developed or planned by the City for a use other than 
residential 
The southern property line is a wetland and there will never be development in the area. 

f. Building heights and views 
We have attempted to preserve views and provide height appropriate landscape for pedestrian 
pathways and common areas. 

g.     The adjacent residential district is over 200 feet away from the subject site 

MMB Equities LLC 

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

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

www.arbrouwer.com 
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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 requirement 

  A request is not being made to eliminate the landscaping requirement.  We are proposing an 
alternative landscape plan that provides more plant material than required, more texture and 
interest throughout the site and a landscape more suitable to an urban development. 

 
Given the urban nature of the development we hope that the Planning Commission can consider the 
improved Landscape Plan that provides additional plant material.  As proposed we believe that the 
alternative landscape plan meets the intent of the ordinance. 
 
Section 6.01 INTENT  
The intent of this Article is to establish minimum standards for the design, installation, and maintenance 
of landscaping along public streets, as buffer areas between uses, on the interior of a site, within parking 
lots, and adjacent to buildings. Landscaping is viewed as a critical element contributing to the aesthetics, 
development quality, stability of property values, and the overall character of the City. The standards of 
this Article are also intended to provide incentives to preserve quality mature trees, screen headlights to 
reduce glare, integrate various elements of a site, help ensure compatibility between land uses, assist in 
directing safe and efficient traffic flow at driveways and within parking lots, and minimize negative 
impacts of storm water runoff and salt spray. The landscape standards of this section are considered the 
minimum necessary to achieve the intent. In several instances, the standards are intentionally flexible to 
encourage creative design based on the specific conditions of the environment. Applicants are 
encouraged to provide additional landscaping to improve the function, appearance, and value of the 
project site. Reference to the National Standards for Horticulture is encouraged. 
 
Per Sheet 26 a modified landscape plan is requested with the following considerations: 
 
On-Site Landscaping  
Trees Required – 154   Trees Provided – 126 
Shrubs Required – NA   Shrubs Provided – 28 
Grasses/Perennials Required – NA Grasses/Perennials Provided – 131 
 
Buffer Screening between Land Uses 
Trees Required – 43   Trees Provided – 39 
Shrubs Required – 299   Shrubs Provided – 0 
Grasses/Perennials Required – NA Grasses/Perennials Provided – 64 
 
Street Trees 
Trees Required – 22-29   Trees Provided – 22 
Grasses/Perennials Required – NA Grasses/Perennials Provided - 396 
 

1.     Shrubs removed from west property line and replaced with grasses.  We are trying to provide 
an open view scape between the public pathway and the development.  We feel that shrubs will 
create an uninviting tunnel feel that could be perceived as unsafe. 

2.    Shrubs and evergreen trees removed from 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 east property line and replaced with evergreen trees for improved 
screening (trees wrap around corner onto portion of south property line) 
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4.    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 plants on 
the approved Area Plan/PSP landscape plan: 560; Total number of proposed plants on current 
FSP landscape plan: 745. 

 
From a practical perspective, overplanting trees and shrubs on the site creates maintenance problems 
and over growth that may cause safety concerns for residents as well as overcrowding and struggling 
plant material.  Existing landscaping along the perimeter of the site serves as a buffer to adjacent 
parcels.  Adding landscaping where there is no adjacent land uses (i.e. wetlands) eliminates the view 
shed and buffers open space.    
 
Grandview Commons is an approved PUD Area Plan.  The PUD standards permit flexibility to promote 
better site design.  We have proposed an alternative landscape plan that we believe delivers long term 
sustainability within the site, meets the intent of the ordinance and provides a quality over quantity 
design through the use of a variety of plant materials, inclusive of more than trees and shrubs.  We have 
highlighted the community areas, reduced the wall feel of the pedestrian pathways and maintained view 
sheds of the natural areas surround the site.   
 
MMB Equities, LLC has presented an alternative landscape design that we are confident will contribute 
to the aesthetics, development quality, stability of property values, and the overall character of the City 
and the Grandview Commons Development.  We have provided a landscape design that preserves 
quality mature trees where possible, screens headlights to reduce glare, integrate various elements of a 
site, ensures compatibility between land uses, assists in directing safe and efficient traffic flow at 
driveways and within parking lots, and minimize negative impacts of storm water runoff and salt spray. 
 
Thank you. 
 
Please feel free to contact us if you have any additional questions. 
 
 
 
MMB Equities 
Steve Brouwer 
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From: Allison Bishop
To: Michelle Aniol
Subject: FW: Grandview Commons - Proposed Plant Revisions
Date: Monday, November 14, 2016 11:54:39 AM
Attachments: Grandview Commons - Landscape Plan.pdf

Michelle –
 
Please forward the below to Matt.  We have our revised final site plan in review right now and
should be ready to submit by Wednesday.  It will include a construction schedule as well.
 
Thanks,
 
Allison
 

From: Candice Briere [mailto:cbriere@metroca.net] 
Sent: Thursday, November 10, 2016 4:55 PM
To: Allison Bishop
Subject: Grandview Commons - Proposed Plant Revisions
 
Allison:
I have updated the landscape plan as requested to remove some of the plant species that the City had
concerns about.  A list of the plant substitutions can be found below.  All of the substitutions are species
suggested in the City’s review comments, and all of the proposed plant material is either a native or non-
invasive species.  Attached is a copy for your review.  As far as the rest of the final site plan set, we are
looking over a final check set now, and will have a copy of the plans and the response letter for you to
review in the morning.  Let me know if you have any questions.  Thanks.
 

1.     Previously Proposed: Hydrangea Paniculata ‘Grandiflora’ (Peegee Hydrangea); Replaced With:
Viburnum Dentatum (Arrowwood Viburnum)

2.       Previously Proposed: Hydrangea Quercifolia ‘Alice’ (Oakleaf Hydrangea); Replaced With: Aronia
melanocarpa ‘Autumn Magic’ (Autumn Magic Black Chokeberry)

3.       Previously Proposed: Saccharum Ravennae (Hardy Pampas Grass); Replaced With: Sorghastrum
nutans ‘St. Louis’ (St. Louis Indian Grass)

4.       Previously Proposed: Athyrium N. Pictum (Japanese Painted Fern); Replaced with: Athyrium
Filix-Femina (Lady Fern)

5.       Previously Proposed: Iris Sibirica ‘Caesar’s Brother’ (Purple Iris); Replaced With: Iris Virginica
(Blue Flag Iris)

 
Candice M. Briere, AICP
Project Coordinator / Land Planner
800.525.6016 | Direct: 734.217.4623
cbriere@metroca.net | www.metroca.net
Email Signature
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KEY	QTY.	SPECIES									MIN. SIZE		SPEC.	PCT. QTY.	SPECIES									MIN. SIZE		SPEC.	PCT. SPECIES									MIN. SIZE		SPEC.	PCT. MIN. SIZE		SPEC.	PCT. SPEC.	PCT. PCT. AR	13	ACER RUBRUM								2.5" CAL.		B&B		1.7% 13	ACER RUBRUM								2.5" CAL.		B&B		1.7% ACER RUBRUM								2.5" CAL.		B&B		1.7% 2.5" CAL.		B&B		1.7% B&B		1.7% 1.7% RED MAPLE CO	12	CELTIS OCCIDETNALIS 'PRAIRIE PRIDE'			2.5" CAL.		B&B		1.6% 12	CELTIS OCCIDETNALIS 'PRAIRIE PRIDE'			2.5" CAL.		B&B		1.6% CELTIS OCCIDETNALIS 'PRAIRIE PRIDE'			2.5" CAL.		B&B		1.6% 2.5" CAL.		B&B		1.6% B&B		1.6% 1.6% PRAIRIE PRIDE HACKBERRY GB	10	GINKGO BILOBA								2.5" CAL.		B&B		1.3% 10	GINKGO BILOBA								2.5" CAL.		B&B		1.3% GINKGO BILOBA								2.5" CAL.		B&B		1.3% 2.5" CAL.		B&B		1.3% B&B		1.3% 1.3% GINKGO LT	14	LIRIODENDRON TULIPIFERA						2.5" CAL.		B&B		1.9% 14	LIRIODENDRON TULIPIFERA						2.5" CAL.		B&B		1.9% LIRIODENDRON TULIPIFERA						2.5" CAL.		B&B		1.9% 2.5" CAL.		B&B		1.9% B&B		1.9% 1.9% TULIP POPLAR PO	14	PICEA OMORIKA								6.0' HT.		B&B		1.9% 14	PICEA OMORIKA								6.0' HT.		B&B		1.9% PICEA OMORIKA								6.0' HT.		B&B		1.9% 6.0' HT.		B&B		1.9% B&B		1.9% 1.9% SERBIAN SPRUCE CCC	20	CRATAEGUS CRUSGALLI V INERMIS 'CRUSADER'	2.0" CAL.		B&B		2.7% 20	CRATAEGUS CRUSGALLI V INERMIS 'CRUSADER'	2.0" CAL.		B&B		2.7% CRATAEGUS CRUSGALLI V INERMIS 'CRUSADER'	2.0" CAL.		B&B		2.7% 2.0" CAL.		B&B		2.7% B&B		2.7% 2.7% CRUSADER THORNLESS HAWTHORN MSS	17	MALUS 'SPRING SNOW'						2.0" CAL.		B&B		2.3% 17	MALUS 'SPRING SNOW'						2.0" CAL.		B&B		2.3% MALUS 'SPRING SNOW'						2.0" CAL.		B&B		2.3% 2.0" CAL.		B&B		2.3% B&B		2.3% 2.3% SPRING SNOW CRABAPPLE PSK	26	PRUNUS KANZAN							2.0" CAL.		B&B		3.5% 26	PRUNUS KANZAN							2.0" CAL.		B&B		3.5% PRUNUS KANZAN							2.0" CAL.		B&B		3.5% 2.0" CAL.		B&B		3.5% B&B		3.5% 3.5% KANZAN FLOWERING CHERRY CSB	20	CORNUS SERICEA 'BERGUSON COMPACT'			#5			CONT.	2.7% 20	CORNUS SERICEA 'BERGUSON COMPACT'			#5			CONT.	2.7% CORNUS SERICEA 'BERGUSON COMPACT'			#5			CONT.	2.7% #5			CONT.	2.7% CONT.	2.7% 2.7% REDSTEM DOGWOOD AM	6	ARONIA MELANOCARPA 'AUTUMN MAGIC'			#5			CONT.	0.8% 6	ARONIA MELANOCARPA 'AUTUMN MAGIC'			#5			CONT.	0.8% ARONIA MELANOCARPA 'AUTUMN MAGIC'			#5			CONT.	0.8% #5			CONT.	0.8% CONT.	0.8% 0.8% AUTUMN MAGIC BLACK CHOKEBERRY SN	64	SORGHASTRUM NUTANS 'ST. LOUIS'				#5			CONT.	8.6% 64	SORGHASTRUM NUTANS 'ST. LOUIS'				#5			CONT.	8.6% SORGHASTRUM NUTANS 'ST. LOUIS'				#5			CONT.	8.6% #5			CONT.	8.6% CONT.	8.6% 8.6% ST. LOUIS INDIAN GRASS VD	2	VIBURNUM DENTATUM						#5			CONT.	0.3% 2	VIBURNUM DENTATUM						#5			CONT.	0.3% VIBURNUM DENTATUM						#5			CONT.	0.3% #5			CONT.	0.3% CONT.	0.3% 0.3% ARROWWOOD VIBURNUM AF	28	ATHYRIUM FILIX-FEMINA						#1			CONT.	3.8% 28	ATHYRIUM FILIX-FEMINA						#1			CONT.	3.8% ATHYRIUM FILIX-FEMINA						#1			CONT.	3.8% #1			CONT.	3.8% CONT.	3.8% 3.8% LADY FERN BB	63	ANDROPOGON GERARDII						#1			CONT.	8.5% 63	ANDROPOGON GERARDII						#1			CONT.	8.5% ANDROPOGON GERARDII						#1			CONT.	8.5% #1			CONT.	8.5% CONT.	8.5% 8.5% BIG BLUESTEM EP	68	ECHINACEA PURPUREA						#1			CONT.	9.1% 68	ECHINACEA PURPUREA						#1			CONT.	9.1% ECHINACEA PURPUREA						#1			CONT.	9.1% #1			CONT.	9.1% CONT.	9.1% 9.1% CONE FLOWERS HAM	15	HOSTA 'AUGUST MOON'						#3			CONT.	2.0% 15	HOSTA 'AUGUST MOON'						#3			CONT.	2.0% HOSTA 'AUGUST MOON'						#3			CONT.	2.0% #3			CONT.	2.0% CONT.	2.0% 2.0% AUGUST MOON HOSTA HBM	9	HOSTA 'BLUE MAMMOTH'						#3			CONT.	1.2% 9	HOSTA 'BLUE MAMMOTH'						#3			CONT.	1.2% HOSTA 'BLUE MAMMOTH'						#3			CONT.	1.2% #3			CONT.	1.2% CONT.	1.2% 1.2% BLUE MAMMOTH HOSTA HF	26	HELLEBORUS FLORENCE PICOTEE				#1			CONT.	3.5% 26	HELLEBORUS FLORENCE PICOTEE				#1			CONT.	3.5% HELLEBORUS FLORENCE PICOTEE				#1			CONT.	3.5% #1			CONT.	3.5% CONT.	3.5% 3.5% DOUBLE-WHITE HELLEBORE HFF	8	HOSTA 'FRANCEE FR'						#3			CONT.	1.1% 8	HOSTA 'FRANCEE FR'						#3			CONT.	1.1% HOSTA 'FRANCEE FR'						#3			CONT.	1.1% #3			CONT.	1.1% CONT.	1.1% 1.1% FRANCEE HOSTA HFW	10	HOSTA 'FRANCIS WILLIAMS'					#3			CONT.	1.3% 10	HOSTA 'FRANCIS WILLIAMS'					#3			CONT.	1.3% HOSTA 'FRANCIS WILLIAMS'					#3			CONT.	1.3% #3			CONT.	1.3% CONT.	1.3% 1.3% FRANCIS WILLIAMS HOSTA HM	176	HAKONECHLOA MACRA 'AUREOLA'				#1			CONT.	23.6% 176	HAKONECHLOA MACRA 'AUREOLA'				#1			CONT.	23.6% HAKONECHLOA MACRA 'AUREOLA'				#1			CONT.	23.6% #1			CONT.	23.6% CONT.	23.6% 23.6% GOLDEN HAKONECHLOA HPA	14	HOSTA 'APHRODITE'							#3			CONT.	1.9% 14	HOSTA 'APHRODITE'							#3			CONT.	1.9% HOSTA 'APHRODITE'							#3			CONT.	1.9% #3			CONT.	1.9% CONT.	1.9% 1.9% APHRODITE HOSTA HPP	44	HEUCHERA 'PALACE PURPLE'					#1			CONT.	5.9% 44	HEUCHERA 'PALACE PURPLE'					#1			CONT.	5.9% HEUCHERA 'PALACE PURPLE'					#1			CONT.	5.9% #1			CONT.	5.9% CONT.	5.9% 5.9% CORALBELLS IV	38	IRIS VIRGINICA								#1			CONT.	5.1% 38	IRIS VIRGINICA								#1			CONT.	5.1% IRIS VIRGINICA								#1			CONT.	5.1% #1			CONT.	5.1% CONT.	5.1% 5.1% BLUE FLAG IRIS PL	28	PULMONARIA 'MRS. MOON'					#1			CONT.	3.8% 28	PULMONARIA 'MRS. MOON'					#1			CONT.	3.8% PULMONARIA 'MRS. MOON'					#1			CONT.	3.8% #1			CONT.	3.8% CONT.	3.8% 3.8% LUNGWORT
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1.	THIS PLAN IS FOR PLANTING LOCATIONS ONLY. THIS PLAN IS FOR PLANTING LOCATIONS ONLY. 2.	SIZES SPECIFIED ARE MINIMUM SIZES TO BE INSTALLED. SIZES SPECIFIED ARE MINIMUM SIZES TO BE INSTALLED. 3.	IN THE EVENT THE PLANT LIST DOES NOT MATCH THE PLAN, THE PLAN SHALL TAKE IN THE EVENT THE PLANT LIST DOES NOT MATCH THE PLAN, THE PLAN SHALL TAKE  THE EVENT THE PLANT LIST DOES NOT MATCH THE PLAN, THE PLAN SHALL TAKE THE EVENT THE PLANT LIST DOES NOT MATCH THE PLAN, THE PLAN SHALL TAKE  EVENT THE PLANT LIST DOES NOT MATCH THE PLAN, THE PLAN SHALL TAKE EVENT THE PLANT LIST DOES NOT MATCH THE PLAN, THE PLAN SHALL TAKE  THE PLANT LIST DOES NOT MATCH THE PLAN, THE PLAN SHALL TAKE THE PLANT LIST DOES NOT MATCH THE PLAN, THE PLAN SHALL TAKE  PLANT LIST DOES NOT MATCH THE PLAN, THE PLAN SHALL TAKE PLANT LIST DOES NOT MATCH THE PLAN, THE PLAN SHALL TAKE  LIST DOES NOT MATCH THE PLAN, THE PLAN SHALL TAKE LIST DOES NOT MATCH THE PLAN, THE PLAN SHALL TAKE  DOES NOT MATCH THE PLAN, THE PLAN SHALL TAKE DOES NOT MATCH THE PLAN, THE PLAN SHALL TAKE  NOT MATCH THE PLAN, THE PLAN SHALL TAKE NOT MATCH THE PLAN, THE PLAN SHALL TAKE  MATCH THE PLAN, THE PLAN SHALL TAKE MATCH THE PLAN, THE PLAN SHALL TAKE  THE PLAN, THE PLAN SHALL TAKE THE PLAN, THE PLAN SHALL TAKE  PLAN, THE PLAN SHALL TAKE PLAN, THE PLAN SHALL TAKE  THE PLAN SHALL TAKE THE PLAN SHALL TAKE  PLAN SHALL TAKE PLAN SHALL TAKE  SHALL TAKE SHALL TAKE  TAKE TAKE PRECEDENCE. 4.	ALL LANDSCAPING SHALL BE INSTALLED AND MAINTAINED IN ACCORDANCE WITH CITY ALL LANDSCAPING SHALL BE INSTALLED AND MAINTAINED IN ACCORDANCE WITH CITY  LANDSCAPING SHALL BE INSTALLED AND MAINTAINED IN ACCORDANCE WITH CITY LANDSCAPING SHALL BE INSTALLED AND MAINTAINED IN ACCORDANCE WITH CITY  SHALL BE INSTALLED AND MAINTAINED IN ACCORDANCE WITH CITY SHALL BE INSTALLED AND MAINTAINED IN ACCORDANCE WITH CITY  BE INSTALLED AND MAINTAINED IN ACCORDANCE WITH CITY BE INSTALLED AND MAINTAINED IN ACCORDANCE WITH CITY  INSTALLED AND MAINTAINED IN ACCORDANCE WITH CITY INSTALLED AND MAINTAINED IN ACCORDANCE WITH CITY  AND MAINTAINED IN ACCORDANCE WITH CITY AND MAINTAINED IN ACCORDANCE WITH CITY  MAINTAINED IN ACCORDANCE WITH CITY MAINTAINED IN ACCORDANCE WITH CITY  IN ACCORDANCE WITH CITY IN ACCORDANCE WITH CITY  ACCORDANCE WITH CITY ACCORDANCE WITH CITY  WITH CITY WITH CITY  CITY CITY STANDARDS IN A NEAT, HEALTHY AND WEED-FREE CONDITION, FREE FROM REFUSE  IN A NEAT, HEALTHY AND WEED-FREE CONDITION, FREE FROM REFUSE IN A NEAT, HEALTHY AND WEED-FREE CONDITION, FREE FROM REFUSE  A NEAT, HEALTHY AND WEED-FREE CONDITION, FREE FROM REFUSE A NEAT, HEALTHY AND WEED-FREE CONDITION, FREE FROM REFUSE  NEAT, HEALTHY AND WEED-FREE CONDITION, FREE FROM REFUSE NEAT, HEALTHY AND WEED-FREE CONDITION, FREE FROM REFUSE  HEALTHY AND WEED-FREE CONDITION, FREE FROM REFUSE HEALTHY AND WEED-FREE CONDITION, FREE FROM REFUSE  AND WEED-FREE CONDITION, FREE FROM REFUSE AND WEED-FREE CONDITION, FREE FROM REFUSE  WEED-FREE CONDITION, FREE FROM REFUSE WEED-FREE CONDITION, FREE FROM REFUSE  CONDITION, FREE FROM REFUSE CONDITION, FREE FROM REFUSE  FREE FROM REFUSE FREE FROM REFUSE  FROM REFUSE FROM REFUSE  REFUSE REFUSE AND DEBRIS.  ANY DEAD, DISEASED OR DAMAGED PLANT MATERIAL IS TO BE  DEBRIS.  ANY DEAD, DISEASED OR DAMAGED PLANT MATERIAL IS TO BE DEBRIS.  ANY DEAD, DISEASED OR DAMAGED PLANT MATERIAL IS TO BE   ANY DEAD, DISEASED OR DAMAGED PLANT MATERIAL IS TO BE  ANY DEAD, DISEASED OR DAMAGED PLANT MATERIAL IS TO BE ANY DEAD, DISEASED OR DAMAGED PLANT MATERIAL IS TO BE  DEAD, DISEASED OR DAMAGED PLANT MATERIAL IS TO BE DEAD, DISEASED OR DAMAGED PLANT MATERIAL IS TO BE  DISEASED OR DAMAGED PLANT MATERIAL IS TO BE DISEASED OR DAMAGED PLANT MATERIAL IS TO BE  OR DAMAGED PLANT MATERIAL IS TO BE OR DAMAGED PLANT MATERIAL IS TO BE  DAMAGED PLANT MATERIAL IS TO BE DAMAGED PLANT MATERIAL IS TO BE  PLANT MATERIAL IS TO BE PLANT MATERIAL IS TO BE  MATERIAL IS TO BE MATERIAL IS TO BE  IS TO BE IS TO BE  TO BE TO BE  BE BE REPLACED WITHIN ONE YEAR, OR THE NEXT APPROPRIATE PLANTING PERIOD,  WITHIN ONE YEAR, OR THE NEXT APPROPRIATE PLANTING PERIOD, WITHIN ONE YEAR, OR THE NEXT APPROPRIATE PLANTING PERIOD,  ONE YEAR, OR THE NEXT APPROPRIATE PLANTING PERIOD, ONE YEAR, OR THE NEXT APPROPRIATE PLANTING PERIOD,  YEAR, OR THE NEXT APPROPRIATE PLANTING PERIOD, YEAR, OR THE NEXT APPROPRIATE PLANTING PERIOD,  OR THE NEXT APPROPRIATE PLANTING PERIOD, OR THE NEXT APPROPRIATE PLANTING PERIOD,  THE NEXT APPROPRIATE PLANTING PERIOD, THE NEXT APPROPRIATE PLANTING PERIOD,  NEXT APPROPRIATE PLANTING PERIOD, NEXT APPROPRIATE PLANTING PERIOD,  APPROPRIATE PLANTING PERIOD, APPROPRIATE PLANTING PERIOD,  PLANTING PERIOD, PLANTING PERIOD,  PERIOD, PERIOD, WHICHEVER COMES FIRST. 5.	ALL EXISTING TREES TO REMAIN THAT ARE DAMAGED DURING CONSTRUCTION SHALL ALL EXISTING TREES TO REMAIN THAT ARE DAMAGED DURING CONSTRUCTION SHALL  EXISTING TREES TO REMAIN THAT ARE DAMAGED DURING CONSTRUCTION SHALL EXISTING TREES TO REMAIN THAT ARE DAMAGED DURING CONSTRUCTION SHALL  TREES TO REMAIN THAT ARE DAMAGED DURING CONSTRUCTION SHALL TREES TO REMAIN THAT ARE DAMAGED DURING CONSTRUCTION SHALL  TO REMAIN THAT ARE DAMAGED DURING CONSTRUCTION SHALL TO REMAIN THAT ARE DAMAGED DURING CONSTRUCTION SHALL  REMAIN THAT ARE DAMAGED DURING CONSTRUCTION SHALL REMAIN THAT ARE DAMAGED DURING CONSTRUCTION SHALL  THAT ARE DAMAGED DURING CONSTRUCTION SHALL THAT ARE DAMAGED DURING CONSTRUCTION SHALL  ARE DAMAGED DURING CONSTRUCTION SHALL ARE DAMAGED DURING CONSTRUCTION SHALL  DAMAGED DURING CONSTRUCTION SHALL DAMAGED DURING CONSTRUCTION SHALL  DURING CONSTRUCTION SHALL DURING CONSTRUCTION SHALL  CONSTRUCTION SHALL CONSTRUCTION SHALL  SHALL SHALL BE REPLACED BY THE END OF THE FOLLOWING PLANTING SEASON. 6.	THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFICATION OF ALL THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFICATION OF ALL  LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFICATION OF ALL LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFICATION OF ALL  CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFICATION OF ALL CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFICATION OF ALL  SHALL BE RESPONSIBLE FOR VERIFICATION OF ALL SHALL BE RESPONSIBLE FOR VERIFICATION OF ALL  BE RESPONSIBLE FOR VERIFICATION OF ALL BE RESPONSIBLE FOR VERIFICATION OF ALL  RESPONSIBLE FOR VERIFICATION OF ALL RESPONSIBLE FOR VERIFICATION OF ALL  FOR VERIFICATION OF ALL FOR VERIFICATION OF ALL  VERIFICATION OF ALL VERIFICATION OF ALL  OF ALL OF ALL  ALL ALL UNDERGROUND AND OVERHEAD UTILITIES.  PLANT MATERIAL IS TO BE LOCATED SUCH  AND OVERHEAD UTILITIES.  PLANT MATERIAL IS TO BE LOCATED SUCH AND OVERHEAD UTILITIES.  PLANT MATERIAL IS TO BE LOCATED SUCH  OVERHEAD UTILITIES.  PLANT MATERIAL IS TO BE LOCATED SUCH OVERHEAD UTILITIES.  PLANT MATERIAL IS TO BE LOCATED SUCH  UTILITIES.  PLANT MATERIAL IS TO BE LOCATED SUCH UTILITIES.  PLANT MATERIAL IS TO BE LOCATED SUCH   PLANT MATERIAL IS TO BE LOCATED SUCH  PLANT MATERIAL IS TO BE LOCATED SUCH PLANT MATERIAL IS TO BE LOCATED SUCH  MATERIAL IS TO BE LOCATED SUCH MATERIAL IS TO BE LOCATED SUCH  IS TO BE LOCATED SUCH IS TO BE LOCATED SUCH  TO BE LOCATED SUCH TO BE LOCATED SUCH  BE LOCATED SUCH BE LOCATED SUCH  LOCATED SUCH LOCATED SUCH  SUCH SUCH THAT IT WILL NOT INTERFERE WITH ANY UNDERGROUND OR OVERHEAD UTILITIES.   IT WILL NOT INTERFERE WITH ANY UNDERGROUND OR OVERHEAD UTILITIES.  IT WILL NOT INTERFERE WITH ANY UNDERGROUND OR OVERHEAD UTILITIES.   WILL NOT INTERFERE WITH ANY UNDERGROUND OR OVERHEAD UTILITIES.  WILL NOT INTERFERE WITH ANY UNDERGROUND OR OVERHEAD UTILITIES.   NOT INTERFERE WITH ANY UNDERGROUND OR OVERHEAD UTILITIES.  NOT INTERFERE WITH ANY UNDERGROUND OR OVERHEAD UTILITIES.   INTERFERE WITH ANY UNDERGROUND OR OVERHEAD UTILITIES.  INTERFERE WITH ANY UNDERGROUND OR OVERHEAD UTILITIES.   WITH ANY UNDERGROUND OR OVERHEAD UTILITIES.  WITH ANY UNDERGROUND OR OVERHEAD UTILITIES.   ANY UNDERGROUND OR OVERHEAD UTILITIES.  ANY UNDERGROUND OR OVERHEAD UTILITIES.   UNDERGROUND OR OVERHEAD UTILITIES.  UNDERGROUND OR OVERHEAD UTILITIES.   OR OVERHEAD UTILITIES.  OR OVERHEAD UTILITIES.   OVERHEAD UTILITIES.  OVERHEAD UTILITIES.   UTILITIES.  UTILITIES.  PLANTINGS WITHIN 15 FEET OF A FIRE HYDRANT SHALL NOT EXCEED 6 INCHES IN  WITHIN 15 FEET OF A FIRE HYDRANT SHALL NOT EXCEED 6 INCHES IN WITHIN 15 FEET OF A FIRE HYDRANT SHALL NOT EXCEED 6 INCHES IN  15 FEET OF A FIRE HYDRANT SHALL NOT EXCEED 6 INCHES IN 15 FEET OF A FIRE HYDRANT SHALL NOT EXCEED 6 INCHES IN  FEET OF A FIRE HYDRANT SHALL NOT EXCEED 6 INCHES IN FEET OF A FIRE HYDRANT SHALL NOT EXCEED 6 INCHES IN  OF A FIRE HYDRANT SHALL NOT EXCEED 6 INCHES IN OF A FIRE HYDRANT SHALL NOT EXCEED 6 INCHES IN  A FIRE HYDRANT SHALL NOT EXCEED 6 INCHES IN A FIRE HYDRANT SHALL NOT EXCEED 6 INCHES IN  FIRE HYDRANT SHALL NOT EXCEED 6 INCHES IN FIRE HYDRANT SHALL NOT EXCEED 6 INCHES IN  HYDRANT SHALL NOT EXCEED 6 INCHES IN HYDRANT SHALL NOT EXCEED 6 INCHES IN  SHALL NOT EXCEED 6 INCHES IN SHALL NOT EXCEED 6 INCHES IN  NOT EXCEED 6 INCHES IN NOT EXCEED 6 INCHES IN  EXCEED 6 INCHES IN EXCEED 6 INCHES IN  6 INCHES IN 6 INCHES IN  INCHES IN INCHES IN  IN IN HEIGHT. 7.	REMOVE ALL TWINE, WIRE, NURSERY TREE GUARDS, TAGS AND INORGANIC MATERIAL REMOVE ALL TWINE, WIRE, NURSERY TREE GUARDS, TAGS AND INORGANIC MATERIAL  ALL TWINE, WIRE, NURSERY TREE GUARDS, TAGS AND INORGANIC MATERIAL ALL TWINE, WIRE, NURSERY TREE GUARDS, TAGS AND INORGANIC MATERIAL  TWINE, WIRE, NURSERY TREE GUARDS, TAGS AND INORGANIC MATERIAL TWINE, WIRE, NURSERY TREE GUARDS, TAGS AND INORGANIC MATERIAL  WIRE, NURSERY TREE GUARDS, TAGS AND INORGANIC MATERIAL WIRE, NURSERY TREE GUARDS, TAGS AND INORGANIC MATERIAL  NURSERY TREE GUARDS, TAGS AND INORGANIC MATERIAL NURSERY TREE GUARDS, TAGS AND INORGANIC MATERIAL  TREE GUARDS, TAGS AND INORGANIC MATERIAL TREE GUARDS, TAGS AND INORGANIC MATERIAL  GUARDS, TAGS AND INORGANIC MATERIAL GUARDS, TAGS AND INORGANIC MATERIAL  TAGS AND INORGANIC MATERIAL TAGS AND INORGANIC MATERIAL  AND INORGANIC MATERIAL AND INORGANIC MATERIAL  INORGANIC MATERIAL INORGANIC MATERIAL  MATERIAL MATERIAL FROM ROOT BALLS.  PEEL BACK THE TOP 1/3 OF BURLAP FROM EARTH BALLS AND  ROOT BALLS.  PEEL BACK THE TOP 1/3 OF BURLAP FROM EARTH BALLS AND ROOT BALLS.  PEEL BACK THE TOP 1/3 OF BURLAP FROM EARTH BALLS AND  BALLS.  PEEL BACK THE TOP 1/3 OF BURLAP FROM EARTH BALLS AND BALLS.  PEEL BACK THE TOP 1/3 OF BURLAP FROM EARTH BALLS AND   PEEL BACK THE TOP 1/3 OF BURLAP FROM EARTH BALLS AND  PEEL BACK THE TOP 1/3 OF BURLAP FROM EARTH BALLS AND PEEL BACK THE TOP 1/3 OF BURLAP FROM EARTH BALLS AND  BACK THE TOP 1/3 OF BURLAP FROM EARTH BALLS AND BACK THE TOP 1/3 OF BURLAP FROM EARTH BALLS AND  THE TOP 1/3 OF BURLAP FROM EARTH BALLS AND THE TOP 1/3 OF BURLAP FROM EARTH BALLS AND  TOP 1/3 OF BURLAP FROM EARTH BALLS AND TOP 1/3 OF BURLAP FROM EARTH BALLS AND  1/3 OF BURLAP FROM EARTH BALLS AND 1/3 OF BURLAP FROM EARTH BALLS AND  OF BURLAP FROM EARTH BALLS AND OF BURLAP FROM EARTH BALLS AND  BURLAP FROM EARTH BALLS AND BURLAP FROM EARTH BALLS AND  FROM EARTH BALLS AND FROM EARTH BALLS AND  EARTH BALLS AND EARTH BALLS AND  BALLS AND BALLS AND  AND AND REMOVE ANY BURLAP AROUND TREE TRUNKS. 8.	ALL LANDSCAPE AREAS SHALL BE EXCAVATED OF ALL BUILDING/CONSTRUCTION ALL LANDSCAPE AREAS SHALL BE EXCAVATED OF ALL BUILDING/CONSTRUCTION  LANDSCAPE AREAS SHALL BE EXCAVATED OF ALL BUILDING/CONSTRUCTION LANDSCAPE AREAS SHALL BE EXCAVATED OF ALL BUILDING/CONSTRUCTION  AREAS SHALL BE EXCAVATED OF ALL BUILDING/CONSTRUCTION AREAS SHALL BE EXCAVATED OF ALL BUILDING/CONSTRUCTION  SHALL BE EXCAVATED OF ALL BUILDING/CONSTRUCTION SHALL BE EXCAVATED OF ALL BUILDING/CONSTRUCTION  BE EXCAVATED OF ALL BUILDING/CONSTRUCTION BE EXCAVATED OF ALL BUILDING/CONSTRUCTION  EXCAVATED OF ALL BUILDING/CONSTRUCTION EXCAVATED OF ALL BUILDING/CONSTRUCTION  OF ALL BUILDING/CONSTRUCTION OF ALL BUILDING/CONSTRUCTION  ALL BUILDING/CONSTRUCTION ALL BUILDING/CONSTRUCTION  BUILDING/CONSTRUCTION BUILDING/CONSTRUCTION MATERIAL AND POOR SOILS TO A DEPTH OF 18"-24" AND BACKFILLED WITH GOOD,  AND POOR SOILS TO A DEPTH OF 18"-24" AND BACKFILLED WITH GOOD, AND POOR SOILS TO A DEPTH OF 18"-24" AND BACKFILLED WITH GOOD,  POOR SOILS TO A DEPTH OF 18"-24" AND BACKFILLED WITH GOOD, POOR SOILS TO A DEPTH OF 18"-24" AND BACKFILLED WITH GOOD,  SOILS TO A DEPTH OF 18"-24" AND BACKFILLED WITH GOOD, SOILS TO A DEPTH OF 18"-24" AND BACKFILLED WITH GOOD,  TO A DEPTH OF 18"-24" AND BACKFILLED WITH GOOD, TO A DEPTH OF 18"-24" AND BACKFILLED WITH GOOD,  A DEPTH OF 18"-24" AND BACKFILLED WITH GOOD, A DEPTH OF 18"-24" AND BACKFILLED WITH GOOD,  DEPTH OF 18"-24" AND BACKFILLED WITH GOOD, DEPTH OF 18"-24" AND BACKFILLED WITH GOOD,  OF 18"-24" AND BACKFILLED WITH GOOD, OF 18"-24" AND BACKFILLED WITH GOOD,  18"-24" AND BACKFILLED WITH GOOD, 18"-24" AND BACKFILLED WITH GOOD,  AND BACKFILLED WITH GOOD, AND BACKFILLED WITH GOOD,  BACKFILLED WITH GOOD, BACKFILLED WITH GOOD,  WITH GOOD, WITH GOOD,  GOOD, GOOD, MEDIUM TEXTURED PLANTING SOIL. 9.	ALL DISTURBED UNPAVED AREAS ARE TO BE SPREAD WITH A MINIMUM 4 INCHES OF ALL DISTURBED UNPAVED AREAS ARE TO BE SPREAD WITH A MINIMUM 4 INCHES OF  DISTURBED UNPAVED AREAS ARE TO BE SPREAD WITH A MINIMUM 4 INCHES OF DISTURBED UNPAVED AREAS ARE TO BE SPREAD WITH A MINIMUM 4 INCHES OF  UNPAVED AREAS ARE TO BE SPREAD WITH A MINIMUM 4 INCHES OF UNPAVED AREAS ARE TO BE SPREAD WITH A MINIMUM 4 INCHES OF  AREAS ARE TO BE SPREAD WITH A MINIMUM 4 INCHES OF AREAS ARE TO BE SPREAD WITH A MINIMUM 4 INCHES OF  ARE TO BE SPREAD WITH A MINIMUM 4 INCHES OF ARE TO BE SPREAD WITH A MINIMUM 4 INCHES OF  TO BE SPREAD WITH A MINIMUM 4 INCHES OF TO BE SPREAD WITH A MINIMUM 4 INCHES OF  BE SPREAD WITH A MINIMUM 4 INCHES OF BE SPREAD WITH A MINIMUM 4 INCHES OF  SPREAD WITH A MINIMUM 4 INCHES OF SPREAD WITH A MINIMUM 4 INCHES OF  WITH A MINIMUM 4 INCHES OF WITH A MINIMUM 4 INCHES OF  A MINIMUM 4 INCHES OF A MINIMUM 4 INCHES OF  MINIMUM 4 INCHES OF MINIMUM 4 INCHES OF  4 INCHES OF 4 INCHES OF  INCHES OF INCHES OF  OF OF TOPSOIL AND SODDED.  AREAS OF INDIVIDUAL TREES AND LANDSCAPE BEDS ARE TO  AND SODDED.  AREAS OF INDIVIDUAL TREES AND LANDSCAPE BEDS ARE TO AND SODDED.  AREAS OF INDIVIDUAL TREES AND LANDSCAPE BEDS ARE TO  SODDED.  AREAS OF INDIVIDUAL TREES AND LANDSCAPE BEDS ARE TO SODDED.  AREAS OF INDIVIDUAL TREES AND LANDSCAPE BEDS ARE TO   AREAS OF INDIVIDUAL TREES AND LANDSCAPE BEDS ARE TO  AREAS OF INDIVIDUAL TREES AND LANDSCAPE BEDS ARE TO AREAS OF INDIVIDUAL TREES AND LANDSCAPE BEDS ARE TO  OF INDIVIDUAL TREES AND LANDSCAPE BEDS ARE TO OF INDIVIDUAL TREES AND LANDSCAPE BEDS ARE TO  INDIVIDUAL TREES AND LANDSCAPE BEDS ARE TO INDIVIDUAL TREES AND LANDSCAPE BEDS ARE TO  TREES AND LANDSCAPE BEDS ARE TO TREES AND LANDSCAPE BEDS ARE TO  AND LANDSCAPE BEDS ARE TO AND LANDSCAPE BEDS ARE TO  LANDSCAPE BEDS ARE TO LANDSCAPE BEDS ARE TO  BEDS ARE TO BEDS ARE TO  ARE TO ARE TO  TO TO BE MULCHED WITH A MINIMUM OF 4 INCHES OF SHREDDED HARDWOOD BARK. 10.	ALL LANDSCAPED AREAS SHALL BE PROVIDED WITH A READILY AVAILABLE WATER ALL LANDSCAPED AREAS SHALL BE PROVIDED WITH A READILY AVAILABLE WATER  LANDSCAPED AREAS SHALL BE PROVIDED WITH A READILY AVAILABLE WATER LANDSCAPED AREAS SHALL BE PROVIDED WITH A READILY AVAILABLE WATER  AREAS SHALL BE PROVIDED WITH A READILY AVAILABLE WATER AREAS SHALL BE PROVIDED WITH A READILY AVAILABLE WATER  SHALL BE PROVIDED WITH A READILY AVAILABLE WATER SHALL BE PROVIDED WITH A READILY AVAILABLE WATER  BE PROVIDED WITH A READILY AVAILABLE WATER BE PROVIDED WITH A READILY AVAILABLE WATER  PROVIDED WITH A READILY AVAILABLE WATER PROVIDED WITH A READILY AVAILABLE WATER  WITH A READILY AVAILABLE WATER WITH A READILY AVAILABLE WATER  A READILY AVAILABLE WATER A READILY AVAILABLE WATER  READILY AVAILABLE WATER READILY AVAILABLE WATER  AVAILABLE WATER AVAILABLE WATER  WATER WATER SUPPLY.  NEWLY PLANTED MATERIALS SHALL BE REGULARLY WATERED UNTIL   NEWLY PLANTED MATERIALS SHALL BE REGULARLY WATERED UNTIL  NEWLY PLANTED MATERIALS SHALL BE REGULARLY WATERED UNTIL NEWLY PLANTED MATERIALS SHALL BE REGULARLY WATERED UNTIL  PLANTED MATERIALS SHALL BE REGULARLY WATERED UNTIL PLANTED MATERIALS SHALL BE REGULARLY WATERED UNTIL  MATERIALS SHALL BE REGULARLY WATERED UNTIL MATERIALS SHALL BE REGULARLY WATERED UNTIL  SHALL BE REGULARLY WATERED UNTIL SHALL BE REGULARLY WATERED UNTIL  BE REGULARLY WATERED UNTIL BE REGULARLY WATERED UNTIL  REGULARLY WATERED UNTIL REGULARLY WATERED UNTIL  WATERED UNTIL WATERED UNTIL  UNTIL UNTIL ESTABLISHED. 11.	IF AN APPROVED SPECIES IS NO LONGER ACCEPTABLE DUE TO SUCH THINGS AS IF AN APPROVED SPECIES IS NO LONGER ACCEPTABLE DUE TO SUCH THINGS AS  AN APPROVED SPECIES IS NO LONGER ACCEPTABLE DUE TO SUCH THINGS AS AN APPROVED SPECIES IS NO LONGER ACCEPTABLE DUE TO SUCH THINGS AS  APPROVED SPECIES IS NO LONGER ACCEPTABLE DUE TO SUCH THINGS AS APPROVED SPECIES IS NO LONGER ACCEPTABLE DUE TO SUCH THINGS AS  SPECIES IS NO LONGER ACCEPTABLE DUE TO SUCH THINGS AS SPECIES IS NO LONGER ACCEPTABLE DUE TO SUCH THINGS AS  IS NO LONGER ACCEPTABLE DUE TO SUCH THINGS AS IS NO LONGER ACCEPTABLE DUE TO SUCH THINGS AS  NO LONGER ACCEPTABLE DUE TO SUCH THINGS AS NO LONGER ACCEPTABLE DUE TO SUCH THINGS AS  LONGER ACCEPTABLE DUE TO SUCH THINGS AS LONGER ACCEPTABLE DUE TO SUCH THINGS AS  ACCEPTABLE DUE TO SUCH THINGS AS ACCEPTABLE DUE TO SUCH THINGS AS  DUE TO SUCH THINGS AS DUE TO SUCH THINGS AS  TO SUCH THINGS AS TO SUCH THINGS AS  SUCH THINGS AS SUCH THINGS AS  THINGS AS THINGS AS  AS AS INFESTATION OR DISEASE, A SUITABLE SIMILAR SPECIES SHALL BE USED AS  OR DISEASE, A SUITABLE SIMILAR SPECIES SHALL BE USED AS OR DISEASE, A SUITABLE SIMILAR SPECIES SHALL BE USED AS  DISEASE, A SUITABLE SIMILAR SPECIES SHALL BE USED AS DISEASE, A SUITABLE SIMILAR SPECIES SHALL BE USED AS  A SUITABLE SIMILAR SPECIES SHALL BE USED AS A SUITABLE SIMILAR SPECIES SHALL BE USED AS  SUITABLE SIMILAR SPECIES SHALL BE USED AS SUITABLE SIMILAR SPECIES SHALL BE USED AS  SIMILAR SPECIES SHALL BE USED AS SIMILAR SPECIES SHALL BE USED AS  SPECIES SHALL BE USED AS SPECIES SHALL BE USED AS  SHALL BE USED AS SHALL BE USED AS  BE USED AS BE USED AS  USED AS USED AS  AS AS REPLACEMENT.  ANY PLANT SUBSTITUTIONS SHALL HAVE CITY APPROVAL PRIOR TO   ANY PLANT SUBSTITUTIONS SHALL HAVE CITY APPROVAL PRIOR TO  ANY PLANT SUBSTITUTIONS SHALL HAVE CITY APPROVAL PRIOR TO ANY PLANT SUBSTITUTIONS SHALL HAVE CITY APPROVAL PRIOR TO  PLANT SUBSTITUTIONS SHALL HAVE CITY APPROVAL PRIOR TO PLANT SUBSTITUTIONS SHALL HAVE CITY APPROVAL PRIOR TO  SUBSTITUTIONS SHALL HAVE CITY APPROVAL PRIOR TO SUBSTITUTIONS SHALL HAVE CITY APPROVAL PRIOR TO  SHALL HAVE CITY APPROVAL PRIOR TO SHALL HAVE CITY APPROVAL PRIOR TO  HAVE CITY APPROVAL PRIOR TO HAVE CITY APPROVAL PRIOR TO  CITY APPROVAL PRIOR TO CITY APPROVAL PRIOR TO  APPROVAL PRIOR TO APPROVAL PRIOR TO  PRIOR TO PRIOR TO  TO TO INSTALLATION. 12.	RECOMMENDED PLANTING DATES ARE MARCH 1 TO MAY 15 FOR ALL MATERIALS AND RECOMMENDED PLANTING DATES ARE MARCH 1 TO MAY 15 FOR ALL MATERIALS AND  PLANTING DATES ARE MARCH 1 TO MAY 15 FOR ALL MATERIALS AND PLANTING DATES ARE MARCH 1 TO MAY 15 FOR ALL MATERIALS AND  DATES ARE MARCH 1 TO MAY 15 FOR ALL MATERIALS AND DATES ARE MARCH 1 TO MAY 15 FOR ALL MATERIALS AND  ARE MARCH 1 TO MAY 15 FOR ALL MATERIALS AND ARE MARCH 1 TO MAY 15 FOR ALL MATERIALS AND  MARCH 1 TO MAY 15 FOR ALL MATERIALS AND MARCH 1 TO MAY 15 FOR ALL MATERIALS AND  1 TO MAY 15 FOR ALL MATERIALS AND 1 TO MAY 15 FOR ALL MATERIALS AND  TO MAY 15 FOR ALL MATERIALS AND TO MAY 15 FOR ALL MATERIALS AND  MAY 15 FOR ALL MATERIALS AND MAY 15 FOR ALL MATERIALS AND  15 FOR ALL MATERIALS AND 15 FOR ALL MATERIALS AND  FOR ALL MATERIALS AND FOR ALL MATERIALS AND  ALL MATERIALS AND ALL MATERIALS AND  MATERIALS AND MATERIALS AND  AND AND OCTOBER 15 TO DECEMBER 15 FOR DECIDUOUS MATERIALS.  PLANTINGS OUTSIDE  15 TO DECEMBER 15 FOR DECIDUOUS MATERIALS.  PLANTINGS OUTSIDE 15 TO DECEMBER 15 FOR DECIDUOUS MATERIALS.  PLANTINGS OUTSIDE  TO DECEMBER 15 FOR DECIDUOUS MATERIALS.  PLANTINGS OUTSIDE TO DECEMBER 15 FOR DECIDUOUS MATERIALS.  PLANTINGS OUTSIDE  DECEMBER 15 FOR DECIDUOUS MATERIALS.  PLANTINGS OUTSIDE DECEMBER 15 FOR DECIDUOUS MATERIALS.  PLANTINGS OUTSIDE  15 FOR DECIDUOUS MATERIALS.  PLANTINGS OUTSIDE 15 FOR DECIDUOUS MATERIALS.  PLANTINGS OUTSIDE  FOR DECIDUOUS MATERIALS.  PLANTINGS OUTSIDE FOR DECIDUOUS MATERIALS.  PLANTINGS OUTSIDE  DECIDUOUS MATERIALS.  PLANTINGS OUTSIDE DECIDUOUS MATERIALS.  PLANTINGS OUTSIDE  MATERIALS.  PLANTINGS OUTSIDE MATERIALS.  PLANTINGS OUTSIDE   PLANTINGS OUTSIDE  PLANTINGS OUTSIDE PLANTINGS OUTSIDE  OUTSIDE OUTSIDE THESE DATES SHALL HAVE PRIOR CITY APPROVAL, AND MAY REQUIRE SPECIAL  DATES SHALL HAVE PRIOR CITY APPROVAL, AND MAY REQUIRE SPECIAL DATES SHALL HAVE PRIOR CITY APPROVAL, AND MAY REQUIRE SPECIAL  SHALL HAVE PRIOR CITY APPROVAL, AND MAY REQUIRE SPECIAL SHALL HAVE PRIOR CITY APPROVAL, AND MAY REQUIRE SPECIAL  HAVE PRIOR CITY APPROVAL, AND MAY REQUIRE SPECIAL HAVE PRIOR CITY APPROVAL, AND MAY REQUIRE SPECIAL  PRIOR CITY APPROVAL, AND MAY REQUIRE SPECIAL PRIOR CITY APPROVAL, AND MAY REQUIRE SPECIAL  CITY APPROVAL, AND MAY REQUIRE SPECIAL CITY APPROVAL, AND MAY REQUIRE SPECIAL  APPROVAL, AND MAY REQUIRE SPECIAL APPROVAL, AND MAY REQUIRE SPECIAL  AND MAY REQUIRE SPECIAL AND MAY REQUIRE SPECIAL  MAY REQUIRE SPECIAL MAY REQUIRE SPECIAL  REQUIRE SPECIAL REQUIRE SPECIAL  SPECIAL SPECIAL TREATMENT, SUCH AS EXTRA WATERING OR MULCHING, TO INCREASE SURVIVAL  SUCH AS EXTRA WATERING OR MULCHING, TO INCREASE SURVIVAL SUCH AS EXTRA WATERING OR MULCHING, TO INCREASE SURVIVAL  AS EXTRA WATERING OR MULCHING, TO INCREASE SURVIVAL AS EXTRA WATERING OR MULCHING, TO INCREASE SURVIVAL  EXTRA WATERING OR MULCHING, TO INCREASE SURVIVAL EXTRA WATERING OR MULCHING, TO INCREASE SURVIVAL  WATERING OR MULCHING, TO INCREASE SURVIVAL WATERING OR MULCHING, TO INCREASE SURVIVAL  OR MULCHING, TO INCREASE SURVIVAL OR MULCHING, TO INCREASE SURVIVAL  MULCHING, TO INCREASE SURVIVAL MULCHING, TO INCREASE SURVIVAL  TO INCREASE SURVIVAL TO INCREASE SURVIVAL  INCREASE SURVIVAL INCREASE SURVIVAL  SURVIVAL SURVIVAL POTENTIAL. 13.	PLANT MATERIAL SHALL NOT INTERFERE WITH SIGHT DISTANCE TRIANGLES.PLANT MATERIAL SHALL NOT INTERFERE WITH SIGHT DISTANCE TRIANGLES.
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*	PER SECTION 6.13 OF THE CITY OF DEXTER ZONING ORDINANCE, A PER SECTION 6.13 OF THE CITY OF DEXTER ZONING ORDINANCE, A WAIVER IS REQUESTED FROM THE REQUIRED LANDSCAPING FOR BUFFER/SCREENING BETWEEN LAND USES.  IN LIEU OF THE REQUIRED BUFFER PLANTINGS, ORNAMENTAL GRASSES HAVE BEEN SUBSTITUTED FOR SOME OF THE SHRUBS, AND ADDITIONAL PLANTINGS HAVE BEEN ADDED ALONG GRAND STREET TO ENHANCE THE STREETSCAPE.
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      Call before you dig.
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 Date: September 20, 2016 

 Revised: October 25, 2016 
 November 8, 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 
(meaning all three (3) phases) at this time. 
 
As a condition of final site plan review, the applicant will be required to provide detailed 
phasing plans demonstrating demolition and construction activities for each phase, as well as 
an estimated construction schedule. 

 
Items to be Addressed: Provide detailed phasing plans demonstrating demolition and 
construction activities within each phase, as well as an estimated construction schedule. 
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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.  The applicant has provided a letter to the City of 
Dexter dated November 2, 2016 outlining their proposed contribution to 
the City Tree Fund. 
 

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:  None.  
 
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.  At the Planning Commission 
meeting on November 7th, the applicant was asked if all of the 
proposed alternative perennial and grass plantings were native to 
Michigan.   

 
The majority of the proposed plantings are not native to 
Michigan, but are not known to be invasive either.  With the 
exception of the Hardy Pampas Grass which is an invasive species.  
Our in-house registered landscape architect has provided a 
spreadsheet listing each plant and offering some alternatives to 
the species proposed.  See attached spreadsheet for additional 
information. 

 
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 
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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: 

 
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. 
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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. 

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:   1) Provide alternative plantings as outlined in supplemental 
spreadsheet accompanying this report.  2) 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. 
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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 
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. 

 

Planning Commission Special Meeting: 2016-11-2016 
Page 98



Grandview Commons 
11/8/2016 

11 

Building Scale:   

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

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

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

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

b. Use of engaged columns or other expressions of the structural system. 

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

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

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

b. Cut stone – carved and smooth finish stone. 

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

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

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

CWA COMMENT:  A variety in building design has been represented in each of the building-
types.  Building entrances and roof shapes are in scale with typical residential developments.  
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 detailed phasing plans demonstrating demolition and construction activities 
within each phase, as well as an estimated construction schedule. 
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2. Dexter Area Fire Department and City Engineer review of site access and circulation. 

3. City Engineer review of essential facilities and services. 

4. Provide alternative plantings as outlined in supplemental spreadsheet accompanying 
this report.   

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

6. Provide samples of exterior façade materials for Planning Commission review at 
meeting. 

 

 

 
  
 
# 241-1419 
 
cc: Steve Brouwer via stevebrouwer@arbrouwer.com 
 Allison Bishop via allisonbishop@arbrouwer.com 
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Granview Commons Planting List-Native vs. Invasive

Scientific Name Common Name Mi Native Invasive
Native 

Cultivar Notes
Cornus sericea Berguson Compact' Redstem Dogwood  X

Hydrangea paniculata Grandiflora' Peegee hydrangea

 New England

Shows as invasive in more moderate climates than MI; I have never 
heard of it escaping here. Even though it is not native, it would be 
acceptable. A possible alternative could be Viburnum dentatum, 
Arrowwood viburnum. Similar size, shape, with good color in fall and 
white flowers in spring.

Hydrangea quercifolia Alice' Oakleaf hydrangea
 

Not listed as invasive, common landscape plant, not native. Alternative 
plant could be Aronia melanocarpa 'Autumn Magic' (Black chokeberry) 
or similar cultivars.

Saccharum ravennae Hardy Pampas Grass

 X

Absolute no. Gets very big and is known to spread aggressively. About 
the only grass I can think of that would be similar is Big bluestem (see 
below) or possibly Sorghastrum nutans 'St. Louis' (Indian grass). Panicum 
virgatum 'Shenandoah' (Switchgrass) would be a good choice, but it only 
gets to about 4' tall.

Athyrium N. pictum Japanese Painted Fern  
Not considered invasive, common landscape plant. Alternative would be 
Athyrium filix-femina, lady fern.

Andropogon gerardii Big bluestem X Great choice.
Echinacea purpurea Cone flower X Great choice.

Hosta August Moon' 

Hostas are not native, but they are not invasive and there aren't really 
any plants that look or act like it. Maianthemum racemosum, Solomon's 
plume,  is a possibility, and Asarum canadense (wild ginger) is a ground 
cover that somewhat matches the thick leaves of a hosta. Generally, 
though, I wouldn't worry about using hostas.

Hosta Blue Mammoth' see above.

Heleborus florence picotee Double-white helebore

 
Non-native, but not known to be invasive. Blooms in late winter/early 
spring, and forms a decent ground cover which lasts through the year. I 
can't think of a native species that would meet all of those criteria. 

Hosta Francee Fr' see comments on hostas above.
Hosta Francis Williams' see comments on hostas above.

Hakonechloa Macra Aureola' Japanese Forest Grass/ Hakone Grass

 

Non-native, but not known to be invasive. There are no real native 
alternatives to this grass; Diarrhena obovata (American beakgrain) is 
somewhat close, but doesn't have the same color or form. I think this 
one is OK.

Hosta Aphrodite' see comments on hostas above.
Heuchera Palace Purple' Coralbells  Non-native, but not invasive. No real alternatives to this plant.

Iris sibirica Caesar's brother' purple iris  Iris virginica (Blue-flag iris) is a native alternative and easily available.

Pulmonaria saccharata Mrs. Moon' Lungwort
 Non-native, but not invasive. Asarum canadense (wild ginger) could be 

an alternative, but I don't have a problem with lungwort as a plant.
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November 8, 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 4a and 4b of this letter. 
 
The following items shall from the Final Site Plan be addressed and revised plans provided for additional review: 

 
GENERAL: 
 

1. The project will be constructed in 3 phases.  To help demonstrate how utilities and grading will be 
completed, it is requested that project phase lines are added to the grading and utility plans.  If certain 
portions of the utilities must encroach onto adjacent phases, these shall be called out in plan view with 
notes specifying the phase in which the work should be constructed. 

2. 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. 

3. 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. 

4. 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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5. 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 
 

6. 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: 
 

7. 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: 

8. 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. 

9. 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. 

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

11. 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: 
 

12. 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. 
13. 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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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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