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Agenda 
Planning Commission  

Council Chambers 
Wednesday, October 19, 2016 – 7:00 P.M. 

 
I. Call to Order 
 
II. Roll Call 
 

 
 Heidi Jugenitz, Chair       P A  
 Cheryl Zuellig, Vice Chair      P A 
 Anthony Bedogne       P A 
 Liz Dahl MacGregor       P A 
 Toi Dennis        P A 
 Matt Dunwoodie       P A 
 Phil Hollifield        P A 
 Jared Talaga        P A 
          
  
III. Approval of Minutes 

• September 21, 2016 
 

IV. Audience Participation  
Open for general public comment to Planning Commission on items for which a public 

hearing is not scheduled. 
 
V. Presentations and Public Hearing Items  

• Special Nonconforming Status: 1007-1009 Grant St  
• Planned Unit Development: 298 Jarvis St 

 
VI. New Business 

• None  
 
VII. Old Business 

• Alley Vacation: 211 Woodward  
 

VIII. Future Business Discussion / Updates 
• Zoning Ordinance Update: Status and Townhouse Section Updates 
• Capital Improvements Plan: Transportation Update 

 
IX. Committee Reports 

 
X. Adjournment 
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PLANNING COMMISSION 
 MEETING MINUTES 
September 21, 2016 

CITY COUNCIL CHAMBER 
7:00 P.M. 

 
I. CALL TO ORDER 

 
The meeting was called to order at 7:02 p.m. 
 

II. ROLL CALL 
 
Present: H. Jugenitz, C. Zuellig, A. Bedogne, L. Dahl MacGregor, T. Dennis, P. Hollifield 
  
Absent: M. Dunwoodie (Excused), J. Talaga (Excused) 
 
Staff:  Bonnie Wessler, City Planner 
  Cynthia Kochanek, Associate Planner  
  

III.  APPROVAL OF MINUTES 
 
Commissioner Hollifield moved to approve the minutes of August, 2016 as amended (Support:  
Bedogne) and the motion carried unanimously.  
 

IV. AUDIENCE PARTICIPATION 
 
 Chairperson Jugenitz reviewed the procedure on public comment on items not related to public 

hearing items. There were no members of the public who wanted to speak on items that did 
not have a public hearing. 

 
 V. PRESENTATION AND PUBLIC HEARING ITEMS 

  
 1. Special Nonconforming Status: 670 Harriet. 
 
 C. Kochanek, Associate Planner, presented the staff review of the request for special 

nonconforming status of 670 Harriet.  Commissioners Zuellig and Jugenitz had questions for 
staff about the background of the special nonconforming status and what would happen in the 
event conditions were not met or in the event of a casualty. 

 
 Commissioner Dennis moved to open the public portion of the hearing (Support: Zuellig) and 

the motion carried unanimously. 
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Alan & Tammy Trammel, owners of 670 Harriet– Discussed the lighting issue; existing 
lights on site are there for security; discussed the security concerns in more detail. 
 
Victor Swanson, attending on behalf of the property owner to the north, Mrs. 
Swanson- supports the need for lighting in the rear of 670 Harriet. 
 
Alan & Tammy Trammel, owners of 670 Harriet– Plan to remove the screen door from the 
property, as it continually requires repair.   Questioned the requirement for landscaping 
maintenance; clarified with staff that it was in regards to the removal of the tree-of-heaven and 
agreed to remove it. 
 
Commissioner Hollifield moved to close the public portion of the hearing (Support: Zuellig) and 
the motion carried unanimously. 
 
Commissioner Zuellig moved to approve the application for special nonconforming status at 670 
Harriet Street with the following findings and conditions: 
 
Findings  
1. The application substantially complies with §122-207.  
 
Conditions  
1. The applicant will remove the tree-of-heaven on the west side of the house. 
2. If the structure needs to be rebuilt, the yard setbacks cannot be more non-conforming than 

what currently exists.  
3. The rental Certificate of Compliance & Occupancy must be obtained within 3 months of this 

approval and maintained as long as the structure is utilized as a rental.  
 

The motion was supported by Commissioner Dahl-MacGregor.   A roll call vote was taken and 
carried unanimously, 6:0. 
 
2. Special Use: 309 N Adams  
 
C. Kochanek, Associate Planner, presented the staff review of the request for the special use of 
5 dwelling units at 309 N Adams.  Commissioner Zuellig had questions about the layout of the 
trash enclosure, the width of the front drive/parking area, and the location and style of the 
bicycle parking.  Commissioner Bedogne expressed concern about the aesthetics of the site 
being sacrificed for covered bike parking. Commissioners Bedogne, Jugenitz, and Zuellig 
expressed concerns about ability to fit a barrier-free space into the site; staff will follow up with 
the Building Department. 
 
Commissioner Hollifield moved to open the public portion of the hearing (Support: Dennis) and 
the motion carried unanimously. 
 
Barry Levin, president of 309 N Adams LLC (owner) – Addressed bike parking issue; 
stated that tenants tend to lock bikes to porch railing. Stated some options for placing the bike 
racks on the porch. Addressed barrier-free standards; noted that the units, due to the age of 
the building, are unable to reasonably be made ADA-compliant. Trash containers will be placed 
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in rear of building once occupied, asked of staff what precise recommendation was regarding 
trash container locations.  Discussed lighting options, landscaping options, and paving options, 
including a bike parking location.  Discussed how parking is dealt with at other locations he has 
experience with, including assigning the front, paved parking space to tenants with mobility 
challenges. 
 
Commissioner Dennis moved to close the public portion of the hearing (Support:  Hollifield) and 
the motion carried unanimously. 
 
None of the commissioners had further questions.   
 
Commissioner Bedogne moved that the Planning Commission approve the Special Use Permit 
for the Five Unit Multi-family Residential Use at 309 N Adams with the following finding and 
conditions:  
 
Finding:  

1. The application is substantially in compliance with §122-165(b).  
 

Conditions:  
1. Special use approval shall be subject to approval of site plan.  
2. In order to continue the current non-conforming use of the rear parking area, the 

applicant can provide paved access to each unit from the parking areas and a barrier 
free space in the paved front drive.  

 
The motion was supported by Commissioner Zuellig.   A roll call vote was taken and carried 
unanimously, 6:0.  
 
Commissioner Dahl MacGregor moved that the Planning Commission approve the Special Use 
Permit for the Five Unit Multi-family Residential Use at 309 N Adams with the following findings, 
waivers and conditions:  
 
Findings 
1. The application substantially complies with §122-127.  
2. The non-conforming gravel parking lot at the rear will be allowed to continue due to the 

gravel composition of the rest of the alley.  
 
Waivers  
1. A 20% reduction in the required vehicle parking for a total of two spaces is approved due to 

the constraints of the site.  
2. A waiver from the requirement of an additional street tree required under 122-704 due to 

dimensional constraints.  
 
Conditions  
1. That the applicant seeks to provides one barrier free space in the paved driveway that 

complies with the spirit of ADA regulations.  
2. The applicant is to install a paved pathway for access to and from all entrances to the 

parking areas.  
3. The applicant is to clear, regrade and re-gravel the existing rear parking lot.  
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4. The applicant is to provide wheel stops in the rear lot.  
5. That the applicant is to provide six bike parking spaces on site. 
6. That the applicant is to provide an enclosure for the refuse containers at the rear of the 

property. 
7. The applicant is to maintain all existing and new landscaping in good condition.  
8. The applicant is to submit a detailed lighting plan for staff review.  
 
Commissioner Bedogne submitted a friendly amendment to provide the finding “due to site 
dimensional constraints” for waiver #2. 
 
Commissioner Dennis submitted a friendly amendment to require the applicant to submit a 
lighting plan for staff review. 
 
The motion was supported by Commissioner Hollifield.   A roll call vote was taken and carried 
unanimously, 6:0. 

  
VI. NEW BUSINESS 
 
 None 
 
VII. OLD BUSINESS 
 

Alley Vacation: 211 Woodward. Applicant not present. Staff informed PC that the alley has to be 
split down the middle per state law; applicant has been informed. No response from applicant 
on how to proceed. 

 
 VIII. FUTURE BUSINESS DISCUSSION/UPDATES 
 

Nonconforming A application next month. 
 

 IX. COMMITTEE REPORTS 
 

Capital Improvements 
Non-motorized Advisory Committee – September minutes 

 
 X. ADJOURNMENT 

 
 Since there was no further business, Commissioner Dennis moved to adjourn the meeting 

(Support: Hollifield) and the motion carried unanimously.  The meeting adjourned at 8:22 pm. 
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City of Ypsilanti 
Community & Economic Development Department 

 
October 7, 2016 

 
Staff Review of Special Nonconforming Use Application 

1007-1009 Grant St. Duplex-Nonconforming A  
1007-1009 Grant St. 

 
GENERAL INFORMATION 
 

Applicant: R. Kent Brown & Pamela Byrnes  
17381 N. M-52 
Chelsea, MI 48118 

Project: 1007-1009 Grant St. Duplex-Nonconforming A 

Application Date: September 13, 2016  

Location: South side of Grant St between Elm and Oakwood 

Zoning: R-1, Single-Family Residential  

Action Requested: Approval of Special Nonconforming Status  

Staff Recommendation: Approval 

 
PROJECT AND SITE DESCRIPTION 
 
Parcel 11-11-40-161-008 is 0.15 acres on a Grant St between Elm and Oakwood Streets in the Normal 
Park area of the city. The structure includes both the 1007 and 1009 Grant St addresses. The structure 
is two units in 3,180 square feet with porch on the north end of the structure.  
 
Currently zoned R-1, Single-Family Residential, the two units are nonconforming under the current 
zoning ordinance. The house was built as a duplex in 1926, at that time the property was Class “A” 
zoning which allowed for one and two-family dwelling units. After 1985 the zoning for the property 
changed to single family.  No special use permits or variances have previously been approved for this 
property. The property has a Certificate of Compliance & Occupancy from the building department that 
is valid until January 1, 2017.  
 
There are no proposed changes to the site, the applicant is only pursuing the special nonconforming 
status in order to rebuild as a duplex in the event of a casualty.  
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Figure 1: Subject Site Location  
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Figure 2: Site Aerial (2015)  

 
 
 

 3 



Special Nonconforming Use Review | 1007-1009 Grant St. Duplex-Nonconforming A | October 7, 2016 

Figure 3: Master Plan-Future Land Use Map 

 
 

The master plan calls for the following goal:  
Anyone, no matter what age or income, can find a place to call home in Ypsilanti  
Housing options should match the needs of the people. Those needs will change as residents age and 
move. The need for safe, quality, affordable homes for all should be factored into decisions. 

 
This property is in Outlying Neighborhood and as such the master plan calls for the following:  
 

Limit uses to predominantly single-family residential uses in areas with small houses, suited for only 
single-family.  

 
These neighborhoods will have uses limited to the type of residential for which they were built. In some 
areas, like the Heritage Park neighborhood in the southwest part of the City, zoning would be changed so 
that duplexes and group homes would no longer be allowed by right. As many of these areas have aging 
populations, the City needs to be concerned about the stability of these neighborhoods as demographics 
shift. 
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Figure 4: photograph of north & west sides of the site 
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Figure 5: photograph of east side of the site 
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Figure 6: photograph of rear/south side of the site 

 
 
 

Figure 7: Land Use and Zoning of Surrounding Area 
 LAND USE ZONING 

NORTH Single-family homes R-1, Single-Family Residential  
EAST Single-family homes R-1, Single-Family Residential 

SOUTH Single-family homes  R-1, Single-Family Residential 
WEST Single-family homes R-1, Single-Family Residential 

 
CONDITIONS APPLYING TO ALL LAWFUL NONCONFORMITIES (excerpt) §122-206(5) 

“Nonconforming uses of buildings shall be designated class A provided that the Planning Commission finds all of 
the following exists with respect to the use or structure:  

(1) The use of structure was lawful at its inception. 
(2) The decision to continue the nonconforming use, if granted, will not alter the essential character of the 

area or neighborhood. 
(3) Continuance of the use or structure would not be contrary to the public health, safety, or welfare or the spirit 

of the chapter.  
(4) No useful purpose would be served by strict application of the provisions of this chapter with which the use 

or structure does not conform.”  
 

CRITERIA AND REVIEW §122-207 

(1) The use of structure was lawful at its inception. 
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COMMENTS:  This structure was originally built as a duplex in 1926; the property was zoned to allow for 
one and two-family dwellings at that time, thus it was lawful at its inception.  

 

(2) The decision to continue the nonconforming use, if granted, will not alter the essential character of the area 
or neighborhood. 

COMMENTS:  There are several other multi-family uses within three blocks of the property. This structure 
has been utilized as a duplex since it was built. The houses surrounding this property were mostly built in and 
around the same time thus the character of the area has been much the same since the mid-1920s.  
 

(3) Continuance of the use or structure would not be contrary to the public health, safety, or welfare or the spirit 
of the chapter. 
COMMENTS:  The rental Certificate of Compliance & Occupancy for this property is valid until January 1, 
2017. The rental Certificate of Compliance & Occupancy verifies that the units comply with the International 
Property Maintenance Code (IPMC). The IPMC is a maintenance document intended to establish minimum 
maintenance standards for basic equipment, light, ventilation, heating, sanitation and fire safety. As long as 
the property gets re-certified for rental it is expected that there will not be any affect to public health, safety 
or welfare.  

 
(4) No useful purpose would be served by strict application of the provisions of this chapter with which the use or 

structure does not conform.  
COMMENTS:  Strict application of this provision may result in underutilization of a structure this size. 
Enforcement records do not indicate an essential defect that would be remedied by reducing occupancy to a 
single-family residential. Conversion of the current structure to a single-family home will pose some issues as 
it was built as a duplex.    

 
CONDITIONS OF APPROVAL  §122-207(2) 

The Planning Commission may condition its approval on the following: 

(a) Screening and landscaping in keeping with community standards to ensure compatibility with adjacent uses.  
COMMENTS: There is existing vegetation on site including two street trees and one established tree in the 
rear. The shrub at the northwest corner appears to be a little overgrown otherwise all the landscaping 
appears to be maintained.  

 
(b) Restrictions on lighting, noise, odor, or visual impact. 

COMMENTS:  There is existing exterior lighting on the front and back of the house. It appears that the 
lighting in the rear is not dark sky compliant and should comply with §122-641.  

 
(c) Signage must comply with current zoning district requirements. Existing nonconforming signs may be 

required to be eliminated or reduced in size and number.  
COMMENTS:  No signage exists on site. 

 
(d) Replacement of a building must not create a more nonconforming yard setback condition which would impact 

on conforming properties in the immediate vicinity.  
COMMENTS:  In the event of casualty, the structure needs to be rebuilt so that the yard setbacks are not 
anymore non-conforming than they are presently.   

 
(e) Other reasonable safeguards and improvements may be imposed by the Planning Commission to protect 

conforming uses in the surrounding area.  
COMMENTS:  Photos submitted by the applicant indicate that the property appears to be in good repair 
however there are two garbage cans shown in the northwest corner of the property that should have a 
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dedicated storage area. The rental Certificate of Compliance & Occupancy must be successfully renewed as 
prescribed by law and maintained as long as the structure is utilized as a rental/duplex.   
 

I tems to be addressed:  
1. All exterior lighting should comply with §122-641.  
2. If the structure needs to be rebuilt, it cannot be more non-conforming in regards to the yard setbacks. 
3. A dedicated storage area for the garbage receptacles should be provided.  
4. The rental Certificate of Compliance & Occupancy must be successfully renewed as prescribed by law and 

maintained as long as the structure is utilized as a rental/duplex.   
 
STAFF RECOMMENDATION 
Staff recommends the Planning Commission approve the Special Nonconforming Use permit for 1007-1009 Grant 
St. Duplex with the following findings and conditions:  
 
Findings 

1. The application substantially complies with §122-207. 
 
Conditions  

1. All exterior lighting needs to comply with §122-641.  
2. If the structure needs to be rebuilt, the yard setbacks cannot be more non-conforming than what currently 

exists. 
3. A dedicated storage area for the garbage receptacles should be provided.  
4. The rental Certificate of Compliance & Occupancy must be successfully renewed as prescribed by law and 

maintained as long as the structure is utilized as a rental/duplex.   
 
Cynthia Kochanek  
Associate Planner, Community & Economic Development Division 
 
CC File 
 Applicant 
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Bonnie Wessler

From: Robert Resch <robertresch90@gmail.com>
Sent: Thursday, October 06, 2016 4:00 PM
To: Bonnie Wessler
Subject: Re: 1007-1009 Grant Street Application for Nonconforming status

Thanks for the informed response.  We appreciate it. 
 
On Thu, Oct 6, 2016 at 12:20 PM, Bonnie Wessler <bwessler@cityofypsilanti.com> wrote: 
> Thanks for your input! It will be passed along to the Planning Commission. 
> 
> To your question about how it came to be there in the first place: from the inception of the zoning ordinance in 1925 
to at least 1936, the "Class A Residential" district included both one and two‐family homes.  This home was built in 1926, 
per our records.  (Fun fact: two‐family homes are still considered "residential" for the purposes of building code, fire 
code, and even assessing!)  If a use is established legally, it can continue indefinitely until it's either changed to another 
legal use or suffers a casualty where the cost to repair would exceed 100% of the state equalized value (so if a structure 
had a market value of $100,000, its SEV would be $50,000; if it were damaged by fire (or tornado, or what‐have‐you) 
and the cost to restore it was $50,001, it would have to change to another conforming use).   The "special 
nonconforming status," if granted, would allow the structure to be rebuilt as a two‐family in the case of a casualty; it 
does not affect its ability to continue to be used as a duplex for the foreseeable future. 
> 
> Please don't hesitate to contact me with further questions. 
> 
> Thanks, 
> Bonnie 
> ‐‐ 
> Bonnie Wessler 
> City Planner 
> Community Development Division, City of Ypsilanti 
> 734/483.9646 (office) 
> bwessler@cityofypsilanti.com 
> ‐‐ 
> 
> ‐‐‐‐‐Original Message‐‐‐‐‐ 
> From: Robert Resch [mailto:robertresch90@gmail.com] 
> Sent: Thursday, October 06, 2016 11:11 AM 
> To: Bonnie Wessler; Robert Resch 
> Subject: 1007‐1009 Grant Street Application for Nonconforming status 
> 
> I have lived in 1008 Grant Street for 32 years and my wife with me for 
> 26 years and we have basically tolerated the duplex across the street. 
> 
> The owner has the tenants doing the lawn and snow removal year in and year out.  This is a hit or miss proposition.  
They are nice people but really we can't expect much from renters like we would a residential home owner as far as 
making the building look like a home. 
> The papers are left in the driveways. The landscaping is a bare minimum. 
> 
> The parcel is currently zoned as an R‐1 but has been operating as a duplex as long as I've lived here.  This is confusing 
to us. Isn't a duplex suppose to be an R‐2 commercial zoning status? 
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> 
> If it had to be re‐built we would prefer it be a single family residential dwelling to match the rest of the neighborhood.
> 
> Regard, 
> 
> Jan and Bob Resch 



City of Ypsilanti 
Community & Economic Development Department 

 
19 October 2016 

 
Staff Review of Planned Unit Development (PUD) 

Firehouse Storage and Townhomes 
298 Jarvis 

 
 
GENERAL INFORMATION 

Applicant: Bowers + Associates 
2400 S Huron Parkway 
Ann Arbor, MI 48197 

Project: Firehouse Storage and Townhomes 

Application Date: 9/22/2016 

Location: North-west corner of Jarvis and Huron River Drive (HRD) 

Zoning: GC, General Corridor.  

Action Requested: Site plan approval; recommend rezoning to PUD 

Staff Recommendation: Approval with conditions 

PROJECT AND SITE DESCRIPTION 
 

The applicant is proposing to construct six townhomes fronting on Jarvis and a single-story indoor, 
climate-controlled storage facility for antique fire engine and firefighting equipment, on a 2.44 acre lot 
to be created through the assembly and split of existing parcels currently under the same ownership. 
The area is currently vacant, and had been most recently used as a parking area in the late 
1990s/early 2000s. In addition to the buildings, associated stormwater, utility, parking, and landscaping 
work, the applicant is also proposing to construct an extension of the Border-to-Border trail along the 
Huron frontage to the proposed property line. 
 

The area is zoned GC, General Corridor; the storage facility would be considered a Special Use with the 
IT (institutional) building type; however, the single-family use and townhome building style are not 
permitted under GC. As Planning Commission had directly indicated that townhomes on this property 
would be an asset aligned with the Master Plan during the previous application process for just the 
storage facility, this application is proceeding as a Planned Unit Development. 
 

Note that there are two layouts with the location of the driveway on-site in the landscaping, 
photometric, and site plan; and off-site/Adams Street in other sheets. This is due to miscommunication 
about the vacation status of Adams Street north of Jarvis.  Due to this, the applicant will need to 
resubmit certain stormwater, utility, and other designs.  It is very likely that these items can be 
reviewed and approved during the next phase of approval- detailed engineering- and do not affect the 
overall layout of the site.   



Planned Unit Development Review | Firehouse Storage and Townhomes | 11 October 2016 

Figure 1:  Subject Site Location & Zoning 
(outlined area) 

 

 
 

Figure 2:  Land Use and Zoning of Surrounding Area 
 

 LAND USE ZONING 

NORTH Warehouse, railroad  GC, General Corridor 
EAST Railroad, self-storage GC, General Corridor 

SOUTH one-and-two family 
residential 

CN-Mid, CN 

WEST Multifamily residential CN, Core Neighborhood 
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PUD: REQUIREMENTS §122-573  
 
(1) Unified Control.  The proposed development shall be under single ownership or control such that there is a 

single person or entity having responsibility for completing the project in conformity with this Ordinance. 
COMMENTS:  The property is owned by HNW Investments. The applicant is applying with the authorization 
of a duly appointed representative of the estate. Although the subject property is currently made up of 
several lots, these properties will be combined and split off appropriately. 

 
(2) Minimum Size.  The minimum size of a Planned Unit Development shall be forty-three thousand, five hundred 

sixty (43,560) square feet (one acre) of contiguous land or 21,870 sf (1/2 half acre) if the proposal involves the 
preservation and/or adaptive reuse of a historically significant structure.  The historical significance shall be 
determined by the city historic district commission. 
COMMENTS:  The development area is 2.44 acres.   

 
(3) Applicable Base Regulations.  Unless waived or modified in accordance with the procedures and standards 

set forth in this Article, the yard, bulk, parking, loading, landscaping, lighting, general provisions, and all other 
standards set forth in the Zoning Ordinances for the uses listed below shall be applicable for uses proposed as 
part of a Planned Unit Development: 
a. Multiple-family residential uses must comply with the regulations applicable in the MD, Multiple Dwelling 

Residential, district. 
b. Commercial and office uses must comply with the regulations applicable in the C – Center district. 
c. Manufacturing uses must comply with the regulations applicable in the PMD – Production, Manufacturing and 

Distribution district. 
d. Mixed uses must comply with the regulations applicable for each individual use, as outlined above, except 

that if conflicts exist between provisions, the regulations applicable to the most dominant use must apply. 
e. To encourage flexibility and creativity in development consistent with the planned Development concept, 

departures from compliance with the base regulations may be granted by the City Council, upon 
recommendation of the Planning Commission, as a part of the approval of the Planned Development.  For 
example, such departures may include modifications of lot dimensional standards, setback requirements, 
density standards, parking and landscaping requirements, and similar requirements.  Such departures may 
be approved only on the condition that they will result in a higher quality of development than would be 
possible using conventional zoning standards. 

COMMENTS:  A mix of uses is proposed for the site. The storage building will be reviewed with GC zoning and 
IT building type.  The housing poses a challenge due to its use (single-family) and building type as neither are 
permitted in the GC district or MD district; thus, staff will review them under the CN district regulations as it is the 
closest analogue to the proposed development that is located in the immediate area, noting also that the CN 
district provides for “single-family detached dwelling,” which is presumed to be in error as townhome building 
types are explicitly permitted in this district and defined as “single family dwelling unit, attached or townhouse,” 
that is not a use explicitly permitted anywhere in the zoning ordinance.   
 
Planning Commission has previously indicated that townhomes would be a desirable addition in this location, in 
alignment with the Master Plan.  Staff notes that Planning Commission must explicitly make this recommendation 
to City Council in their recommendation for adoption of the PUD. 

 
(4) Street Access.  Each lot, main building, and principal use within a Planned Development district shall have 

vehicular access to a public street.  Adequate provision shall be made for dedications of land for streets and 
essential services. 
COMMENTS:  The site will have adequate access to public streets. 

 
(5) Usable Open Space.  The proposed development shall contain at least as much open space as would otherwise 

be required by the existing underlying zoning. 
COMMENTS: This requirement is met. 
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(6) Landscaping and Maintenance of Common Areas.  All required yards and common areas shall be 
landscaped and adequately and permanently maintained by the property owner, tenant, or organization 
responsible for maintaining common areas. Through an irrevocable conveyance, such as deed restrictions or 
covenants that run with the land, the developer shall assure that all yards and common areas will be developed 
in accordance to the site plan and not changed to another use. 
COMMENTS:  No “common areas” are proposed. The current owner will be bound by the site plan and PUD 
requirements, as will any successors. This will be part of the PUD agreement that is recorded upon adoption. 

 
(7) Additional Considerations.  During review of a proposed planned development, the Planning Commission shall 

take into account the following considerations which may be relevant to a particular project: perimeter setbacks 
and screening; thoroughfares, drainage, as provided for in best management practices as appropriate, and utility 
design; underground installation of utilities; insulating pedestrian circulation from vehicular thoroughfares and 
ways; achievement of an integrated development with respect to signage, lighting, landscaping and building 
materials; and noise reduction mechanisms, particularly in cases where non-residential uses adjoin off-site 
residentially-zoned property. 
COMMENTS:  Staff notes these issues in the following review.   

 
SITE PLAN: CRITERIA AND REVIEW §122-128  
 
STANDING §122-128(1) 
The applicant is legally eligible to apply for site plan review, and all required information has been provided.  

Section 122-571 provides review procedures for Planned Unit Development applications: 
 
1) Pre-application conference 
2) Formal PUD Application 
3) Planning Commission review, public hearing, and recommendation (we are here) 
4) City Council Action 
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REQUIREMENTS §122-128(2) 
“The proposed site plan conforms with all the provisions and requirements, as well as the spirit and intent of this 
chapter and the Master Plan. The proposed development will meet all the regulations of the zoning district in 
which it is located.” 
 
 “General corridors are located along roads with heavy traffic and have commercial establishments, restaurants, 
offices, and other businesses that are geared toward automobile traffic. Multiple-family residential building types 
and uses are appropriate in this district.”  
 
Note: the commercial building “lot” and the townhouse “lot” have been divided for this review, per guidance from 

122-274(d), as the building types are meant to be applied per “lot.” The “lot line” was drawn by staff to be 
parallel to the north lot line running NE, connecting the corner at the north end of the vacated Adams Street 
to the east lot line. Legally, it means nothing, nor does it affect things like parking.  

Note 2: the Townhome type is challenging to review, as the lot requirements are per unit.  Accordingly, the “lot 
size” is challenging to calculate, and the requirements for end units vs interior units are not particularly 
useful. See separate memo. 

 
Figure 3: Requirements  

ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
GC: 

§122-
274 

BUILDING 
TYPE 

Determined by lot size 
and building type 
limitations 

Vacant IT (storage building) 
TH (townhomes) 

IT LOT REQUIREMENTS 
 Width 

ft 
Min 
50 

Max 
block max 

Vacant 200’ 

 Depth 
ft 

Min 
100 

Max 
block max 

Vacant 400’ at max 

 Area 
sf 

Min 
5000 

Max 
-- 

Vacant 75,700 (approx.) 

 Coverage 
% 

Min 
- 

Max 
60% 

Vacant   

 BUILDING ENVELOPE AND HEIGHT 
 Street setback 

ft 
Min 
15 

Max 
-- 

Vacant 19’5” to 24’8” 

 Side setback 
ft 

Min 
0 

Max 
- 

Vacant N: 60.5’ 
S: 12’ 

 Rear setback 
ft 

Min 
15  

Max 
- 

Vacant ~245’ 

 Frontage 
buildout 

% 

Min 
 

50 

Max 
 

100 

Vacant Frontage buildout is not 
calculated as there is not a 
“frontage zone”- there is no 
maximum front setback. 

 Height 
stories 

Min 
1 

Max 
4 

Vacant one functional story; 32.5 
feet. 

 PARKING 
PROVISIONS 

Location: Side, street 
side, and rear yards 

Vacant rear 
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
 PRIVATE 

FRONTAGES 
No specific frontage 
required 

Vacant n/a 

TH LOT REQUIREMENTS 
 Width 

ft 
Min 
15 

Max 
25 
end 

unit(s) 
may be 

35 

Vacant 21’ for mid-units 
~60’ for end units; exception 
requested. 

 Depth 
ft 

Min 
80 

Max 
120 

Vacant 130 at far west to 200 at far 
north. Exception requested. 

 Area 
sf 

Min 
1200 

Max 
3000 

Vacant east: 12000 
exception requested 

west: 7800 
exception requested 

avg middle: 3000 
34,365 for whole “lot”. 

 Coverage 
% 

Min 
- 

Max 
60% 

Vacant  east: 7% 
west: 12% 
average middle: 32% 

 BUILDING ENVELOPE AND HEIGHT 
 Street setback 

ft 
Min 
10 

Max 
20 

Vacant 15’ at front of porch, ~18’ at 
back of porch. 

 Side setback 
ft 

Min 
0 

Max 
- 

Vacant east: ~40’ 
west: ~35 

 Rear setback 
ft 

Min 
15  

Max 
- 

Vacant ~75’ 

 Frontage 
buildout 

% 

Min 
 

90 

Max 
 

100 

Vacant 100% on middle units. 
<20% on end units. 
Exception requested. 

 Height 
stories 

Min 
1 

Max 
3 

Vacant 3 stories, ~35’. 

 PARKING 
PROVISIONS 

Location: Rear yard Vacant Rear yard. 

 PRIVATE 
FRONTAGES 

Porch or stoop Vacant Porch. 
Meets requirements. 

 
I tems to be Addressed:  

1. Exceptions requested from 122-274(TH): 
a. To permit lot widths in excess of 35’ for the eastmost and westmost townhomes. 
b. To permit lot depths in excess of 120’ for each townhome. 
c. To permit lot sizes in excess of 3000sf for the eastmost and westmost townhomes. 
d. To permit frontage buildouts of less than 90% on the eastmost and westmost townhomes. 
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BUILDING LOCATION AND SITE ARRANGEMENT §122-128(3) 
“All elements of the site plan shall be harmoniously and efficiently organized in relation to the character of the 
proposed use, the size and type of lot, the size and type of buildings, and the character of the adjoining property. 
The site shall be so developed as not to impede the normal and orderly development or improvement of 
surrounding property for uses permitted in this chapter.” 
 
The proposed storage building towards the north of the lot will have a spandrel glass “frontage” oriented towards 
the Huron River Drive frontage.  This frontage relates to the railroad tracks, and across the railroad tracks, the 
mix of industrial buildings and uses across the tracks. The spandrel glass fenestrations evoke industrial roll-up 
doors in a decorative manner, a distinct advantage over having such doors facing the HRD frontage. True site 
access will be from the west end of the Jarvis Street frontage. Paved areas, including parking, turnaround, and 
rubbish enclosure, will be to the rear of the site and not visible from HRD. 
 
The townhomes will front onto Jarvis, facing the existing single and multifamily units there. Access will be shared 
with the storage building, but parking will be separate and immediately behind the homes. 
 

 
Aerial w ith very approximate building locations 
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Google street view : view  from Huron frontage of storage building. 
 

 
Google street view : view  west from center on Jarvis 
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Google street view : view  east from center on Jarvis 
 
I tems to be Addressed: None. 
 
SITE ACCESS, TRAFFIC, AND PARKING §122-128(4) 
“With respect to vehicular and pedestrian circulation on the site, including walkways, interior drives, and parking; 
circulation shall to the extent possible create potential cross-and joint-access to adjacent parcels and the existing 
block layout. Special attention shall be given to the location, number and spacing of ingress and egress points; 
general interior circulation including turnaround areas; adequate provisions for delivery of services (trash 
removal, school buses, mail and parcel delivery); separation of pedestrian and vehicular traffic; avoidance of 
building corners next to access drives; identification of addresses; storage of plowed snow; and arrangement of 
parking areas that are safe and convenient, and insofar as practicable, do not detract from the design of the 
proposed buildings and structures, neighboring properties, pedestrian and bicyclist safety, access to transit and 
flow of traffic on adjacent streets. All buildings or groups of buildings shall be so arranged as to permit adequate 
access by emergency vehicles as required by the city building code.” 
 
This development does not propose any new streets. The two points of development, the storage building and 
the townhomes, share a single access point adjacent to the former North Adams Street, vacated quite a long time 
ago. This access point is necessarily somewhat offset to the east form the intersection of Adams and Jarvis, as 
the former Adams was split equally between the two adjacent properties. 
 

 
Figure 4: Circulation Standards 

 
ORDINANCE 
REFERENCE REQUIRED PROPOSED 

GC:  
§122-273 

CIRCULATION 
STANDARDS 

CN, C, HC, NC, GC, HHS: Sites 
< 3 acres: circulation plan to 
ID potential cross and joint 
access to adjacent parcels 

The two points of development 
share an access point. Joint access is 
provided. 

Easements: nonmotorized 
plan, ReImagine Washtenaw, 
other 

n/a 
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§122-834 PARKING 
Dimensions 

• 9’x18’ minimum, exceptions 
if adjacent to wall or 
overhang provided 

• May have 20% small car 
(8’x16’, signed) 

• May have 10% motorcycle 
(5x8’, signed) 

Spaces for the residential area are 
9’x20’; areas adjacent to each unit 
are 20’x20’ and not designated as 
parking areas. 
 
Spaces for the storage building are 
10’x20’ typical; one barrier-free 
space is provided. 

§122-835 Access 5’ walkway from parking lot to 
parks, commercial, transit, 
walkways, institutions; 
raised/marked crosswalks 
within parking lot 

No raised/marked crosswalks 
within parking lot or across 
driveways. 

Ingress & 
Egress 

• Aligned across ROW, or 
offset by 25’ 

• >50’ from intersection 
• 20’-30’ driveway 

Due to site layout and proposed mix 
of uses, the drive must either be 
not-offset-enough from either Huron 
River Drive or Adams. 
See engineering review. 

Internal 
Maneuvering 

10’ minimum drive 
90°: 22’ maneuvering lane 
Total w 1 tier: 42’ 
Total w 2 tiers: 62’ 

Maneuvering lane and drive: 26’ 
More than adequate. 

Surfacing Durable bonded material or 
acceptable alternative 

Asphalt; cross-section subject to 
engineering review. 

Drainage Graded and drained to public 
storm sewers 
Alt. BMPs considered 

Drained to public storm sewers and 
detention basin. See engineering 
review. 

Striping Required Provided 
Wheel Stops Required (curbing acceptable); 

6” high at sidewalks 
6” curbing provided around 
perimeter. 

Lighting §122-641 below Lighting fixtures comply with 641; 
lighting levels adequate for parking 
areas and storage building. No 
lighting levels or fixtures are 
indicated on lighting plan for 
front of townhomes, yet fixtures 
shown in elevation; provide 
additional detail. 

Screening & 
Landscaping 

(internal) 

1 tree per 8 spaces => 
14/8 = 1.75 => 2 

8 trees total adjacent to the parking 
areas. Met. 

1 landscape island for each 
continuous 16 spaces 

Met 

All aisle-ends & corners 
protected w curbed island 

All aisles are protected w curbed 
island. Met. 

3’ between curb and planting 
(5’ if vehicle overhang) 

Met; no conflicts. 
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Screening & 
Landscaping 
(perimeter) 

Screened in accordance with 
703 if non-residential use 
abuts first-floor residential use 

No screening shown. Waiver 
requested due to the wall face 
having no windows and the use 
being low-intensity; with a 
finding that the benefit intended 
to be secured will exist without 
the required screening. 

3’-4’ screen 80% opacity 
where visible from ROW 

Parking behind townhomes is 
visible from HRD ROW; no 
screening shown.   

Landscaped areas, walls, 
structures, walks- must be 
protected by curbing 

All landscaped areas walls, 
structures, walk are protected by 
curbs 

§122-836 Motor spaces 1.5 for each dwelling unit, plus 1 
for each 10 dwelling units for 
guest parking. (multiple-family 
dwellings and townhomes) 

9 spaces required for the residential 
uses. 

 1 for 300 square feet of office 
space, plus 1 per employee on 
largest employment shift (vehicle, 
recreational vehicle, storage and 
towing) 

2 spaces required. No office space 
proposed for the storage use.  Two 
employees presumed on the largest 
“shift” at the storage area, as trucks 
are rotated.  

  Total of 11 spaces required; 14 
provided, one of which barrier-free 
(located to be able to serve both 
storage and residential units).  
As the spaces are all on the same 
parcel, they can be counted 
together, per 122-833(5). 

Bicycle 
spaces 

1 per 5 motor spaces, 
minimum of 2 
14 motor spaces provided; 3 
bike spaces required 

Not shown. 

§122-837 Parking 
discounts 

Transit 
20% if w/in 300’ of commuter 
rail or 100’ of transit stop 

The closest bus stop is at Jarvis and 
Lowell, more than 100’ away. 

Alternative Vehicles 
1 car –sharing spot = 4 spaces 
1 carpooling/vanpooling  = 2 
spaces-  

None 

Bicycle 
4 covered bike spaces = 1 space; 
free employee showers = 4 spaces 

No covered bike spaces provided.   

§122-647 SIDEWALKS provide a sidewalk or shared-
use path 

New 5’ sidewalk shown on Jarvis 
frontage.  
New 8’ shared use path shown 
for HRD frontage, the Border to 
Border connection. This shared 
use path must be 10’. 
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§122-649 TRAFFIC 
VISIBILITY 

Maintain shrubs/other 
obstructions lower than 30” 
and trees/other obstructions 
higher than 8’: 
At driveway: within a 10’x10’ 

triangle formed by the street 
ROW line and the edge of 
the driveway 

At intersection: within a 25’ x 
25’  triangle formed by an 
extension of the property 
lines, as measured from the 
pavement edges. 

Appears met, but no landscape plans 
have been provided. 

 
I tems to be Addressed:  

1. Provide marked or raised path for pedestrians to/from parking areas. 
2. No lighting levels or fixtures are indicated on lighting plan for front of townhomes, yet 

fixtures shown in elevation; provide additional detail. 
3. Waiver requested from strict application of 122-703 due to the wall face having no windows and the use 

being low-intensity; with a finding that the benefit intended to be secured will exist without the required 
screening. 

4. Screen the parking north of the townhomes from the Huron Rive Drive frontage in accordance with 122-
835(11)(c) 

5. Provide at least three bicycle parking spaces for the site.  
6. Increase width of shared-use path on Huron River Drive frontage to 10’.  

 
STREET DESIGN §122-128(5) 
“Streets are designed in context with the urban form and continue the established pattern of the surrounding 
area.” 
 
No new streets, public or private, are being proposed as part of this development.  No changes to the existing 
rights of way are proposed. 
 
I tems to be Addressed: None 
 
ENGINEERING & STORMWATER §122-128(6), §122-128(7) 
“Adequate services and utilities including sanitary sewers shall be available or provided, with sufficient capacity to 
properly serve the development. Appropriate measures will be taken to ensure that site drainage will not 
adversely affect adjoining properties or the capacity of the public storm drainage system, or nearby bodies of 
water. Provisions shall be made to accommodate stormwater and prevent soil erosion. All stormwater 
management facilities, including but not limited to storm sewers and detention/retention facilities, shall be 
designed in accordance with the “Rules of the Washtenaw County Water Resources Commissioner,” together with 
any special provisions established by the city.  
Natural resources will be protected to the maximum feasible extent. The proposed development will not cause 
soil erosion or sedimentation problems, and will respect floodways or floodplains on or in the vicinity of the 
subject property.” 
 
Engineer’s letter will be provided prior to the meeting on 10/19. 
 
Notes from YCUA: 

“We’ve looked at the proposed water main and sanitary sewer and neither utility needs to be extended into the 
site as shown. The residential units fronting Jarvis can connect to the existing water and sanitary in the Jarvis 
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right-of-way. The commercial building can connect to the sanitary sewer in Huron River Drive. As part of the 
project, the existing 10” diameter water main in the Huron River Drive right-of-way needs to be replaced with a 
new 12” diameter water main from Jarvis to the north property line of the subject parcel and the commercial 
building connected to the new water main. I believe the cost of the 12” water main will be about the same as 
the cost of the proposed water main and sanitary sewer mains currently shown on the plans.” 

 
I tems to be Addressed:  
Items on the Engineer’s letter as submitted. 
Townhomes: 

1. Connect to existing water and sanitary sewer in the Jarvis right-of-way.  
Commercial: 

1. Connect to existing sanitary sewer in Huron River Drive ROW.  
2. For water infrastructure, replace the existing 10” main in the Huron River Drive ROW from Jarvis to the 

north property line with a 12” main, and connect to the new 12” main.  
 

SCREENING §122-128(8) 
“The site plan shall provide reasonable visual and sound privacy for all dwelling units on or adjacent to the 
property. Fences, walks, barriers, and landscaping shall be used, as appropriate, for protection and enhancement 
of the property. All outdoor storage of materials, loading and unloading areas, and refuse containers shall be 
screened or located so as not to be a nuisance. Outdoor lighting shall be shielded so as to not adversely affect 
neighboring properties or traffic on adjacent streets.” 

 
Figure 5: Screening  

ORDINANCE REFERENCE REQUIRED PROPOSED 
§122-641 Lighting • Dark Sky compliant; may be full 

cutoff where affecting residential 
uses 

• not >0.5 fc @ lot line 
• not >16’ tall when abutting R1, 

CN-Mid, CN-SF or abutting one- 
or two-family homes. 
otherwise, NTE 30’ or the height 
of the building, whichever less. 

•  not < 0.3 fc at parking/loading 
areas or building entrances. 

Met for the majority of the site. 
However, no data given (cut sheet 
or photometric) for lighting at 
Jarvis frontage of townhomes. 
Provide.  

§122-650 Refuse 
Containers 

masonry enclosure 1’ taller than 
dumpster (no less than 6’), in rear 
yard, 80% opaque swing door, on 
a concrete pad 

One masonry refuse container is 
shown adjacent to the storage 
building. Please clarify anticipated 
usage. 

§122-703 Screening 
Between 

Land Uses 
if conflicting 

use 

visual buffer of at least 80% 
opacity and 6’ height  

No screening shown. Waiver 
requested due to the wall face 
having no windows and the use 
being low-intensity; with a finding 
that the benefit intended to be 
secured will exist without the 
required screening. 
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ORDINANCE REFERENCE REQUIRED PROPOSED 
§122-704 

& 
§122-

711(e) 

Street Trees 1 tree per 30’ of lineal frontage:  
 
Jarvis: approx. ~220 feet, 7 trees 
required 
Huron River Drive: ~440 feet, 14 
trees 
 
Spacing:  
 
Distance from street corners: 35’  
Distance from drives/alleys: 15’ 
Distance from streetlights: 15’  
 

None.  Appears, per quantities provided, 
that applicant interpreted the 
requirement as requiring trees to be 
placed interior to the site, not on the 
right-of-way.  Either staggering these 
trees to some extent, or providing them 
all in the ROW would be  
Move two of the Acre Rubrum and 
one of the Cleveland Pear proposed 
in the front yards of the townhomes 
to the right-of-way between the 
sidewalk and the street on the 
Jarvis frontage. 
 
On the HRD frontage, rather than 
having 14 trees interior to the site, 
stagger to either side of the 
proposed border-to-border trail.  

  Centered between sidewalk and 
back of curb 

n/a 

  If part of Urban Forestry Plan, 
must conform 

n/a 

§122-707 Foundation 
Landscaping 

Required in MD, 
PMD zoning 

districts and with 
(Large Footprint) 

Single Story 
Commercial 

Buildings on front 
or sides of 

buildings facing 
public ROW, 

parking, or other 
access 

6 shrubs per 30 lineal feet of 
applicable building frontage in 6’ 
wide planting area 

Not required in this zoning district (GC) 
nor for these building types (IT, TH). 
Applicant has provided extensive low-
growing landscaping on all four sides of 
the storage building.  

§122-708 Site 
Landscaping 

10% The majority of the site will be 
landscaped, well in excess of the amount 
required. Met. 

§122-710 Exterior 
Electrical 

Screen when visible from any 
primary visual exposure area 

n/a 

§122-712 Maintenance Readily available and acceptable 
water supply; may install 
underground sprinkler system 

Applicant to note 
watering/maintenance plan. 

I tems to be Addressed:   
1. Provide data for lighting at Jarvis Street frontage of townhomes. 
2. Clarify anticipated usage of the masonry enclosure: only for storage facility, or also for residential? 
3. Waiver requested from strict application of 122-703 due to the wall face having no windows and the use 

being low-intensity; with a finding that the benefit intended to be secured will exist without the required 
screening. 

4. No street trees have been provided in the right-of-way.  Stagger trees shown in the front yards to either side 
of the sidewalk & border-to-border trail. 

5. Note watering or maintenance plan for landscaping on the landscaping plan. 
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PHASING §122-128(9) 
“Separate phases of development shall be in logical sequence, and each phase shall stand alone so that no one 
phase will depend upon a subsequent phase for adequate access, public utility services, drainage, or other 
improvements.”  
 
No phasing is planned for this site.  

 
OTHER DEPARTMENT AND AGENCY APPROVALS §122-128(10) 
“Site plans shall conform to all applicable requirements of state and federal statutes, including health and 
pollution laws, fire or explosion hazards, toxic and hazardous materials, and barrier-free requirements. Site plan 
approval may be conditioned on the applicant receiving necessary county, state, or federal permits before a local 
building permit or occupancy permit is granted.” 
 
DEPARTMENT OF PUBLIC SERVICES 
The applicant is responsible for obtaining permits from the Department of Public Services before beginning work 
on any portion of the City right-of-way, including sidewalks, utility cuts, curbs, driveways, and multi-use paths.  
Final approval of all public infrastructure will be required prior to dedication to the City. 
 
MASTER PLAN CONSIDERATIONS §122-128(11) 
“An objective of site plan review shall be to protect and promote public health, safety, sustainability and general 
welfare. It is also the intent of site plan review to improve the quality of existing developments as they are 
expanded, contracted, or redeveloped in keeping with sound site development standards of this chapter and city 
master plan.” 
 
In 2013, the Planning Commission adopted a new Master Plan.  This plan lays out nine guiding values and makes 
policy and form recommendations for areas of the City. This plan makes recommendations for corridors in 
general; for areas near, but not including, this specific area, including the Former Farm Bureau property and the 
Bay Logistics facility; and general areas near campus.   
 
Guiding Values (p 8-9) 

• Safety comes first 
• Diversity is our strength 
• Ypsilanti is sustainable 
• Communication is key 
• Anyone, no matter what age or income, can find a place to call home in Ypsilanti 
• Easily walk, bike, drive or take transit from anywhere 
• Great place to do business, especially green and creative 
• Everyone in the region knows Ypsilanti has great things to do in great places that are in great shape! 
• Ypsilanti is an asset of Eastern Michigan University, and Eastern Michigan University is an asset of 

Ypsilanti 
• Build a community amongst ourselves and with our neighbors 

 
1. The plan proposes a housing type not commonly found in Ypsi- townhomes. This will increase the housing 

variety. (“Anyone, no matter what age or income, can find a place to call home in Ypsilanti”) 
2. The plan maintains and improves the walkability of the east end of Jarvis Street, and vastly improves the 

walkability and bike-ability of their Huron River Drive frontage. (“Easily walk, bike, drive, or take transit from 
anywhere.”) 

3. Residential mirrors residential on Jarvis. On Huron River Drive, the proposed light industrial building is a 
significant improvement, not a precise mirror, of the buildings across the street and across the railroad 
tracks.  The use (and mix) mirrors those across the street and tracks. 
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4. The storage facility for the vehicles helps to maintain the collection of the Michigan Firehouse Museum locally. 
(“Great place to do business, especially green and creative.”) 

 
General corridor description (p 30) 

“General Corridors are streets that connect the City to neighboring municipalities and the centers. Many of 
the corridors – Ecorse, East Michigan, West Michigan and Washtenaw – are primarily suburban in form and 
are currently appeal to auto-oriented commercial uses. The shallow lots along many of these corridors no 
longer accommodate the larger 21st century footprint of suburban style buildings with parking in front and 
lawns on all sides. The new pattern proposed in this Plan will allow parking on the street and require 
buildings to be closer to the street; with minimal yards, lots will have more buildable area for residential, 
commercial and office uses mixed throughout. 
Other corridors – Huron River Drive and Harriet – have one type of building on one side of the street and a 
distinctly different situation on the other side of the street. Future regulations would require, where possible, 
the two sides of the street mirror one another. In twenty years, the dignity of Harriet Street should be 
restored to a walkable shopping district for the adjoining neighborhoods. Huron River Drive should become a 
point of integration between the campus of Eastern Michigan and the City. Addition of sidewalks, crosswalks 
and bicycle lanes are essential to transitioning this street from a dividing line geared only to move vehicles to 
a place where the City and campus meet seamlessly.”  
 

This lot is located at the intersection of Huron River Drive and Jarvis. On Jarvis it faces an established 
neighborhood; on Huron River Drive it is separated from “across the street” by two streets and a railroad right-of-
way.  These two sides of the “street” might be better designed to complement one another, as development 
occurs. Both are considered redevelopment areas, although only the Railroad Street corridor was called out and 
provided a conceptual design in the Master Plan. 
 
Corridors, generally (p 58) 

“Retain the mix of existing uses within each corridor but allow them throughout the corridor 
The form-based code would allow all the current uses within a corridor area to remain, but also to be 
anywhere throughout that area. For instance, a vacant lot now zoned commercial instead would be zoned 
general or historic corridor and all of uses, such as multiple-family, commercial or office within that segment 
of the street happen without a rezoning. During the development of the form-based code, some of the uses 
currently allowed in a corridor may be eliminated, such as on Washtenaw Avenue. The current general 
business zoning district (B4) allows a variety of commercial uses that would not fit the vision for the area, 
community values, or are even possible given the size and shape of parcels. In those instances, the allowed 
uses would be trimmed.”  

 
The proposed mix of uses- long-term storage and residential – are indeed characteristic of General Corridor.  
 
General Corridor, specifically (p 58) 

Require a pedestrian-friendly building form while allowing a mix of uses for both students and residents along 
Huron River Drive, Leforge & Railroad corridors  
These corridors are borders with the EMU campus that currently divide it from it the City due to the width of 
the roads and barriers of the Huron River and railroad tracks. In the form-based code, the regulations should 
be changed to create a walkable environment with appropriate uses that integrates the City and the EMU 
campus. A design process for this area should be part of the 5-year update to this plan.  

 
This portion of the Huron River Drive corridor – north of Jarvis, south-east of Lowell – is challenged by its 
separation from other uses to the east by the road, railroad, and other road. However, the addition of the Border 
to Border Trail, beginning to bridge the gap between EMU and Frog Island, is a significant gain that future 
development could tie into and extend.  
The townhomes proposed are pedestrian-friendly, with large porches a comfortable distance from the street for 
both resident and passers-by.  The storage facility is set slightly further back from the street, appropriate for the 
higher-traffic location and lack of access.  
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Items to be addressed: None. 
 
RECOMMENDATIONS 
Staff recommends the Planning Commission recommend that City Council approve of the Planned Unit 
Development Plan and rezoning to Planned Unit Development for the Firehouse Storage and Townhouse project 
at 298 Jarvis, with the following findings, exceptions, waivers, and conditions: 
 
Findings 
1. The proposed development is consistent with the Planned Unit Development concept of providing zoning 

flexibility in return for material community benefit.  
2. The public infrastructure proposed has a significant positive impact upon the area. 
3. The proposed development will be consistent with all surrounding uses. 
4. The proposed development will not have an adverse impact on traffic or other public services and 

infrastructure. 
5. The proposed development meets several Master Plan goals for the City and for the area. 

 
Exceptions 
1. Exceptions requested from §122-274(TH): 

a. To permit lot widths in excess of 35’ for the eastmost and westmost townhomes. 
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b. To permit lot depths in excess of 120’ for each townhome. 
c. To permit lot sizes in excess of 3000sf for the eastmost and westmost townhomes. 
d. To permit frontage buildouts of less than 90% on the eastmost and westmost townhomes. 

2. Exception requested from guiding regulations of Core Neighborhood district to allow for the construction of 
single-family attached homes. 

 
Conditions 
1. Provide marked or raised path for pedestrians to/from parking areas. 
2. Provide additional detail on lighting levels and fixtures for front of townhomes in accordance with §122-641. 
3. Screen the parking north of the townhomes from the Huron Rive Drive frontage in accordance with §122-

835(11)(c). 
4. Provide at least three bicycle parking spaces for the site.  
5. Increase width of shared-use path on Huron River Drive frontage to 10’.  
6. Items on the Engineer’s letter as submitted. 
7. The townhomes shall connect to existing water and sanitary sewer in the Jarvis right-of-way.  
8. The storage building must connect to existing sanitary sewer in Huron River Drive ROW.  
9. For water service for the storage facility, replace the existing 10” main in the Huron River Drive ROW from 

Jarvis to the north property line with a 12” main, and connect to the new 12” main.  
10. Clarify anticipated usage of the masonry rubbish enclosure: only for storage facility, or also for residential? 
11. No street trees have been provided in the right-of-way.  Stagger trees shown in the front yards to either side 

of the sidewalk & border-to-border trail. 
12. Note watering or maintenance plan for landscaping on the landscaping plan. 

 
Waivers 
1. Waiver requested from strict application of §122-703 due to the wall face having no windows and the use 

being low-intensity; with a finding that the benefit intended to be secured will exist without the required 
screening. 

 
Bonnie Wessler 
City Planner, Community & Economic Development Division 
 
Cc: File 
 Applicant (Bowers + Assoc) 
 Engineer (Nowak Fraus) 
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Planned Unit Development  
B+A Project #:  13-223 
 

The proposed site at the corner of Jarvis Street and N. Huron Drive is currently zoned as ‘General Corridor’. 
Surrounding the site to the south and west is a neighborhood of 2-story, single family dwellings, as well as a handful 
of 3-story apartment buildings that serve primarily as student housing. The site is also bordered by an industrial 
presence, with large pre-engineered buildings to the north and east. 

After looking at the location and context of the proposed site development, the proposed PUD designation 
would allow for the site to serve a full purpose, while keeping in tune with the existing neighborhood’s density. The 
northeast portion of the proposed development is well suited for a light industrial use. The proposed commercial 
building would not bring significant traffic thru the existing neighborhood, nor would it impact the environmental 
conditions. The southeast portion of the proposed development is a preferable location for medium or high density 
housing. 

 

TABLE OF LAND USE 

 

 

USE  AREA AREA % 

LOT TOTAL 106,404 SF 100% 

  (2.44 ACRES)   

COMMERCIAL 12,651 SF 12% 

(1) STRUCTURE      

RESIDENTIAL 6,288 SF 6% 

(6) TOWNHOME UNITS     

GROUND COVER 18,145 SF 17% 

OPEN AREA  58,955 SF 55% 

BERM 10,365 SF 10% 

        



Planned Unit Development  
B+A Project #:  13-223 
 
 
 
Project Description: 
 
This project consists of a 12,651 square foot building on a 106,404 square foot (2.44 
acre) site at the corner of Huron River Drive and Jarvis Street. The building is a single 
story, pre-engineered metal clear span structure. The Michigan Firehouse Museum will 
be using the building to store and display fire engines. Additionally, 6,288 square feet of 
land is devoted to (6) six residential units. The units are (3) three story townhomes, 
containing (4) four bedrooms each, running along Jarvis Street on the south east corner 
of the site.  
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