
Agenda 
Planning Commission  

Council Chambers 
Wednesday, April 20, 2016 – 7:00 P.M. 

 
I. Call to Order 
 
II. Roll Call 
 
 Roderick Johnson, Chair       P A 
 Cheryl Zuellig, Vice Chair       P A 
 Anthony Bedogne       P A 
 Liz Dahl MacGregor       P A 
 Matt Dunwoodie        P A 
 Phil Hollifield        P A 
 Heidi Jugenitz        P A 
 Briana A. Mason        P A 
 Jared Talaga        P A 
          
  
III. Approval of Minutes 

• March 16, 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 Use Permit and Site Plan Review: 436 Orchard  
• Special Use Permit and Site Plan Review: 734 N River    
• Special Use Permit and Site Plan Review: 298 Jarvis  

 
VI. New Business 

• None 
 
VII. Old Business 

•   Zoning Ordinance Updates 
 

VIII. Future Business Discussion / Updates 
 

IX. Committee Reports 
• Non-motorized Advisory Committee: 4/7/16 minutes 

 
X. Adjournment 
 



 

 
 
 
 
 
 
 
                                                           

PLANNING COMMISSION 
 MEETING MINUTES 

March 16, 2016 
CITY COUNCIL CHAMBER 

7:00 P.M. 
 

I. CALL TO ORDER 
 
The meeting was called to order at 7:05 p.m. 
 

II. ROLL CALL 
 
Present: R. Johnson, A. Bedogne, C. Zuellig, B. Mason, L. MacGregor, P. Hollifield, 
 J. Talaga, H. Jugenitz 

 
Staff:  Bonnie Wessler, City Planner 
  Nan Schuette, Executive Secretary 
  Cynthia Kochanek, Associate Planner 
  Beth Ernat, Director of Economic Development 
 
Chairman Johnson welcomed new planning commission member, Jason Talaga. 
  

III.  APPROVAL OF MINUTES 
 
Commissioner Hollifield moved to approve the minutes of February 17, 2016, with correction 
noted by Chairman Johnson (Support: L. MacGregor) and the motion carried unanimously.   
 

IV. AUDIENCE PARTICIPATION 
 
 None 
 
V. PRESENTATION AND PUBLIC HEARING ITEMS 
 
 1. Rail Crossing Closures:  North Park and North Grove 
 
 Ms. Wessler presented the staff report stating that the City has been informed by Amtrak that 

trip times may be decreased, and train travel speeds increased, with every at-grade crossing 
closure.  To incentivize municipalities to close these crossings, they fully fund such closures if 
they are completed by July 30th.  In an effort to ensure smooth and efficient functioning of the 
Wolverine Line, the City has agreed to strongly consider closing the crossings at North Park and 
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North Grove.   Area residents and other stakeholders were invited to attend the public hearing 
at this Planning Commission meeting to get feedback.  Planning Commission is being asked to 
make a recommendation to City Council.   A drawing of the concept was included for the public 
to review. 

 
 Chairman Johnson asked about the possibility of pedestrian crossings and Ms. Wessler 

responded that this would be prohibited from crossing at this point.   Commissioner MacGregor 
asked what the result would be if not closed – would that mean no station if not feasible to 
complete by July 30th.    Ms. Wessler responded that there is no direct relationship between the 
closures and a rail stop; however, we must take into account that any stop that is added would 
add time.  These closures would reduce travel time and make the rail stop more likely.  
Commissioner Hollifield asked where else could people cross and Ms. Wessler responded, either 
N. Prospect or N. River. 

 
 Commissioner Bedogne moved to open the public portion of the hearing (Support: P. Hollifield) 

and the motion carried unanimously. 
 
 Hugh Kennedy, 316 N. Grove – Initially, he was in favor due to speeders/cut-through and 

truck traffic, but concerned there would be no pedestrian crossing but realizes that the safest 
way for pedestrians would be to use Prospect St. bridge.   He is still supportive of the closure 
since it would enhance transportation in Ypsilanti. 

 
 Lynn Fremont, 208 N. Grove – in favor of closing – agrees with Hugh Kennedy regarding the 

speeders and trucks but happy to use Prospect to walk. 
 
 Stephanie Weston, 302 N. Grove – agrees with others, in favor of train and second what 

everyone else says about train station and closures.  Would like pedestrian crossing – bridge? 
In support. 

 
 Becky Lewis, 216 E. Cross – not in favor of closures.   Cars that speed down Park/Grove will 

detour to Prospect/River.  She is concerned about amount of traffic by reducing the two streets.  
She feels it will involve more traffic at her intersection (Prospect/Miles/Cross).  The turn lane by 
her driveway that was moved during the reconstruction on Prospect affects her pulling out the 
driveway.   She was also confused about the train stop at both crossings.  Ms. Ernat explained 
to her the stopping/slowing traffic for future stop in DepotTown. 

 
 Henry Prebys, 301 N. Grove – sympathizes with Becky – he is concerned about traffic that 

went to Marsh Plating.  After construction, trucks continued to use N. Grove – started doing a 
three-point turn at High 3-4 times per day.  Supports closing Grove and Park. 

 
 Lon Smith, 215 E. Cross – carriers for Post Office not happy – one carrier serves whole area 

– carrier has to make multiple runs across the crossing – would be a mess to reconfigure the 
routes.  Wants a “no through traffic for trucks” sign and ticketing.  Uses Park Street.  Doesn’t 
like going through Depot Town.  Also on New Beginnings Academy, the parking for them faces 
Michigan Avenue so will have to u-turn or take North Street.  Safety issue.  Also concerned 
about plowing.   Doesn’t believe it will help speed up trains – just blow through.  Also will be 
difficulty for tourists finding the Tucker House.  Wants a traffic study done and a survey of the 
people that live there. 

2 
 



 

 
 Leo Heffner (Becky’s husband) – 216 E. Cross – Agrees with everything Lon stated.  He 

questions why the streets should be closed for a train that “might” stop in Depot town for a 
couple of minutes. 

 
 Andrea Gruber, 318 E. Cross – Has mixed feelings – traffic will have to go somewhere if 

diverted.  She is pro-train but not really sure that a Wolverine is worth it.  Doesn’t like the idea 
of going through Depot Town – thinks traffic elsewhere will speed up and go down Prospect/E. 
Cross.   

 
 Teresa Maddix, 214 N. Grove – currently lots of truck traffic – In favor if Amtrak would 

commit to train stop.  Pedestrians would jump over barriers to cut thru.  Closing the tracks 
would make commute longer but she’s OK with that.   

 
 Christine Chi, N. River – should do a study – consider closing only one street with all the 

events that go on in Depot Town.  Closing both if close proximity not good idea – would create 
havoc. 

 
 Tyler Weston, 302 N. Grove – recommends only closing Grove and not Park.  He is 

concerned about diversion of traffic and not enough pedestrian traffic. 
 
 Ms. Ernat stated that MDOT will give us money if we can decrease time of five minutes 

statewide.   Chairman Johnson added that the board will be taking a vote. 
 
 Mary Ellen Hagenauer, 309 N. Grove – supports the train but wants to compromise and 

only close Grove. 
 
 Hugh Kennedy, 316 n. Grove – Pointed out that these two streets are really the only 

impediment for miles around that are practical to close. 
 
 Matt Marsh, 103 N. Grove – stated that he was sensitive to the truck issue – will make every 

effort to redirect traffic since he didn’t realize it was so bad.  He told the audience he agrees 
with speeding and will encourage people to drive safely.  Cuts off their maintenance lots – 
needs to look at design/redesign.  Concerned for people turn left on to E. Michigan – tough on 
evacuation routes and Grove is really their only access. 

 
 Commissioner Zuellig moved to close the public portion of the hearing (Support: H. Jugenitz) 

and the motion carried unanimously. 
 
 Chairman Johnson stated that he lives on Grove and is happy about potential closure – they 

have wanted that for years.  He added that we had received one letter from a resident, Ms. 
Probst, 302 N. Park – who is hugely in favor of the railroad crossing at Park and OK with the 
one on Grove also but has less vested interest on that closure. 

 
 Commissioner Mason stated that it would make it easier for EMU students/faculty to travel.  

Closing would increase safety but does understand the impact on traffic. 
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 Commissioner MacGregor – Is a neighbor of the lady on N. Park who wrote the letter. She 
added that this is the route that her kids walk to Prospect.  Has questions about the likelihood 
of actually building the platform. 

 
 Commissioner Zuellig – really appreciated all the feedback - stated that she had previously lived 

on N. Grove and is concerned about closing two streets pushing traffic on to River or Prospect.  
Grid gives the city redundancy and resiliency.  This will create a superblock in that area.  She is 
pro-traffic study.  Think it is an interesting idea to close one but not the other – dead ends are 
rough spaces in town.  Would hate to close the roads and then never get a stop. 

 
 Commissioner Jugenitz – Seconds the view that there should be a traffic study to help the 

board make the best decision. 
 
 Commissioner Bedogne – he counted the votes and looks like eight people spoke against the 

potential closure and six spoke against.   It is his opinion that it is a drastic measure but one 
that has to be taken and will vote for it. 

 
 Commissioner Hollifield – He is inclined to go along with it.   He added that we have had the 

median on Michigan Avenue, the recent road diet down Michigan Avenue and feels that while 
people complain now, the get used to it.  Thinks the design isn’t the greatest and could be 
improved.   He is pro train stop.   Would like pedestrian bridges.  Feels that the train will bring 
in more revenue to the city. 

 
 Commissioner Talaga – noted that Beth has mentioned about the need to cut times by five 

minutes and asked if other communities had been contacted to see how they had been 
affected.  

 
 Commissioner Zuellig asked why the cut-off date was July 30th if not doing right away.  Ms. 

Ernat responded that it is funding issues. 
 
 Commissioner Hollifield moved that the Planning Commission recommend to City Council the  

railroad crossing closure of N. Grove and N. Park (Support: A. Bedogne).  A roll call vote was 
taken with a vote of 6:2.   Commissioners Zuellig and Jugenitz opposed.   The motion carried. 

 
 2. Special Use – 943 N. River 
 
 Staff report was presented by Associate Planner, C. Kochanek, who stated this is an approval of 

a special use and site plan for the solar array proposed for the northern portion of the site at 
North River (bounded by Clark) for a total of 5.015 acres for the installation of a ground 
mounted solar photovoltaic system with the accompanying signage, transformer pad and 
service rack.   

 
 The Planning Commission recommended to City Council at its February 10, 2016 meeting, that 

the text of the zoning ordinance be amended to allow for solar farms as a special land use in 
the Parks district.  This has not been approved by council as of this date but should be 
completed by April.   Any approval of this special use and site by the Planning Commission is 
contingent on the approval by City Council in April. 
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 We did receive the engineering review from OHM which indicated they recommended site plan  
approval.   Staff is recommending that we approve the special use and site plan with conditions 
and waivers. 

 
 Staff report was presented by Ms. Kochanek. 
 
 Commissioner Hollifield stated that his son is a VP of Information Technology at DTE and 

questioned if he has a conflict of interest with voting on this item.   Economic Director Ernat 
asked if his son lived at home and is directly involved with solar at DTE, to which Commission 
Hollifield responded that he neither lived at home nor was involved in solar.  Ms. Ernat stated 
that based on this information, he would not have a conflict of interest. 

 
 Commissioner Hollifield moved to open the public portion of the hearing (Support: H. Jugenitz) 

and the motion carried unanimously. 
 
 Commissioner Johnson asked if the applicant had any concerns with conditions and Jeff 

Eckhouc, Project Manager for Nova Consultants, representing DTE, responded that he had no 
issues with any of the conditions. 

 
 Ms. Wessler noted that one of the possible permutations for one of the conditions for the non-

motorized pathway and/or sidewalk is, given the presence of the nature preserve to the north 
and Superior Greenway and high quality nature trails to the south, that the Planning 
Commission may consider instead of a fee in-lieu of constructing a sidewalk that they consider a 
fee in-lieu of a shared use path to connect the superior greenway to the trails at Highland 
Cemetery at some future time. 

 
 Some questions were asked by commissioners to clarify the fee in-lieu and how it is handled.  

Ms. Wessler stated it goes to a specific account for a designated project that is agreed by all 
parties.  She gave an example of one at Peninsula Place where money was held for a sidewalk 
that was unable to be built because of the railroad and the money is being held for a more 
appropriate project in the same area.  Chairman Johnson added that he was comfortable with 
staff ensuring that this would be handled in such a way to be beneficial to our shared interest 
of how this is worked out. 

  
 Commissioner MacGregor moved to close the public portion of the hearing (Support: P. 

Hollifield) and the motion carried unanimously. 
 
 Commissioner MacGregor moved that the Planning Commission approve the Special Use Permit 

for the DTEE Solar Project-Highland Cemetery with the following findings and conditions: 
 
 Findings:   The application is substantially in compliance with Sec122-165(b) and complies with 

the ordinance amendment currently before Council for approval. 
 
 Conditions: Special use approval shall be subject to approval of the site plan. 
 
 The motion was supported by Commissioner Jugenitz.  A roll call vote was taken and carried 

unanimously. 
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 Commissioner Jugenitz moved that the Planning Commission approve the Site Plan for the DTEE 
Solar Project-Highland Cemetery with the following findings, waiver, and conditions: 

 
 Findings: 
 The application substantially complies with Sec122-127; and complies with the ordinance 

amendment currently before Council for approval. 
 
 Waivers: 
 1. A waiver is requested from the Sec122-704 due to site constraints and the nature of the 

 solar array project. 
 
 Conditions: 
 1. Applicant will indicate the height of the transformer on plans submitted to the city 

 planner for administrative approval. 
 2. Applicant will note on the site plan that any freestanding photovoltaic system which is 

 not used for six (6) months will be deemed to be abandoned and unless there is proof of 
 mitigating circumstances and a three-month extension is granted by the City, the 
 applicant will need to dismantle the site and return it to its original state. 

 3. The applicant will provide shared-use path in lieu of a sidewalk, as part of a non-
 motorized network or a fee in-lieu of construction may be provided by the development 
 in the amount of 100% of the construction cost. 

 4. Shrubs and other obstructions will be mainlined lower than 30” and trees and other 
 obstructions higher than 8’ surrounding the site for traffic visibility triangle at the 
 intersection of North River and Clark. 

 5. Applicant will plant an additional three (3) trees to the north along the gravel drive. 
 6. Applicant will screen the transformer from the rights-of-way with plantings or a 

 compatible durable non-combustible enclosure. 
 7. Applicant will maintain vines on the north fence as screenings as long as they don’t 

 interfere with the operation of the solar array. 
 8. This approval shall be conditioned on council’s adoption of the amendment to the zoning 

 ordinance recommended by Planning Commission, or an amendment substantially 
 similar in nature and requirements. 

 
 The motion was supported by P. Hollifield.   A roll call vote was taken and carried unanimously. 
  
 
VI. NEW BUSINESS 
 
 1. Study Item – 50-62 Ecorse 
 
 Ms. Wessler stated that the owner has two potential concepts for this property and would like 

feedback from the Planning Commission.   This is for presentation purposes only and no action 
will be taken.   Ms. Wessler stated there is no staff presentation. 

 
 The applicant stated that the owner could not be present, hence the reason he was in 

attendance to review the proposed concepts with the board for feedback.   They have gone 
through four different options and have now come up with two.   They are looking at either one 
enlarged retail use or two separate buildings for a medical/support facility.   They are looking at 
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changing the five current openings to two.   A number of comments were made by board 
members, indicating some concerns that they had regarding frontage, parking, etc.  The 
consensus choice was the second option with the medical support facility.  They also 
recommended that the building be moved further back.  

   
VI. OLD BUSINESS 
 
 None  
  

 VII. FUTURE BUSINESS DISCUSSION/UPDATES 
 
  Ms. Wessler reported that there are three applications for next month: 
 
  436 Orchard – child care 
  734 N. River – Special Use 
  298 Jarvis – Fire truck access 

 
VIII. COMMITTEE REPORTS 
  
 1. Non-Motorized Advisory Committee By-laws 
 
 The minutes for both the February and March meetings were included. 
 
 Bob Krzewinski, 706 Dwight, Chair of the Non-Motorized Advisory Committee, was in 
 attendance to share communications the Advisory Committee that they plan to send to MDOT 
 to identify four non-motorized user crossings under their jurisdiction that are very much in need 
 of safety improvements, none of which require major construction, only the addition of signs, 
 pavement markings, etc.   these improvements would help non-motorized users, especially the 
 disabled attempting to cross streets in a safe manner.   The problem areas are: 
 
 1.  North Huron Street at West Cross (M-17) 
 2. North Huron Street at Pearl Street 
 3. Hamilton Street at Michigan Avenue 
 4. Huron Street Crossing of I-94. 
 
 Chairman Johnson thanked Mr. Krzewinski for the update and dedication to improving city 
 streets. 
 
 Commissioner Zuellig moved to support this effort sending communications to MDOT for ADA 
 crossing compliance (Support: J. Talaga) and the motion carried unanimously. 
  
   

 IX ADJOURNMENT 
 
 Since there was no further business, Commissioner  moved to adjourn the meeting (Support: ).   

The meeting adjourned at  
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City of Ypsilanti 
Community & Economic Development Department 

 
April 8, 2016 

 
Staff Review of Special Use Application 

436 Orchard-Group Daycare  
436 Orchard  

 
GENERAL INFORMATION 
 

Applicant: Kesha Kersey 
Kid’s Paradise Preschool Daycare  
436 Orchard   
Ypsilanti, MI 48197 

Project: Kid’s Paradise Preschool Daycare 

Application Date: March 8, 2016 

Location: SW corner of Orchard St and Short St   

Zoning: R-1, Single-Family Residential  

Action Requested: Special Use approval for group daycare   

Staff Recommendation: Approval with conditions 

 
PROJECT AND SITE DESCRIPTION 
 
Parcel 11-11-39-433-011 is 0.18 of an acre. The house is on a corner lot with frontage on Orchard St. 
There is an existing ~1,300 square foot residential building on the site. No variances or special use 
permits have been issued previously for this property.  
 
The applicant is currently licensed with the State of Michigan as a child care home with a capacity of 6 
children. Zoned R-1, Single-Family Residential, the use of this property as a family child care home 
for up to 6 children is permitted as an accessory use.  
 
The applicant is seeking approval for an increase in the use to utilize the home as a group day care for 
up to 12 children, which is allowed in R-1, Single-Family Residential only after approval as a special 
land use. A more intense use of a child care center is not allowed in R-1. Child care centers, child drop-
off centers and group day care homes are regulated under §122-779 and special land use is regulated 
under Article V of the zoning code.  
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Figure 1: Subject Site Location 
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Figure 2: Site Aerial (2015)  
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Figure 3: photograph of site 

 
 

Figure 4: Land Use and Zoning of Surrounding Area 
 LAND USE ZONING 

NORTH One family homes   R-1, Single-Family Residential 
EAST One & two family homes  R-1, Single-Family Residential 

SOUTH One family homes  R-1, Single-Family Residential 
WEST One & two family homes R-1, Single-Family Residential 

 
SPECIAL USE: CRITERIA AND REVIEW §122-165(b) 
 
(1) The proposed use conforms with all the provisions and requirements of this chapter, including site plan 

review standards (section 122-128) and the applicable site development standards for the specific use, as 
well as the spirit and intent of this chapter and the Master Plan. The location, scale, and intensity of the 
proposed use shall be compatible with adjacent uses and the zoning of the land. Height, location and size of 
buildings shall be compatible with uses and buildings on adjacent properties. The intensity of the proposed 
use, such as volume, frequency and times of operation, and its compatibility shall be considered. 
COMMENTS:  This special use aligns with the stated goal of “continuing home-based entrepreneurship” 
within neighborhoods and with Ypsilanti being a great place to do business. With the site on a corner lot it 
affords more room for the daycare and any parking that is needed. The times of operation need to be verified 
with the applicant since they are not indicated on the application and the State of Michigan has it registered 
as overnight.   
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(2) The proposed use shall promote the use of land in a socially and economically sustainable manner and shall 
not be detrimental, hazardous, or disturbing to existing or future neighboring uses, persons, property or 
public welfare. Noise, odor, smoke and potential contamination of air, soil and water and its potential effect 
on neighboring uses, persons and property, as well as public welfare, shall be considered. 
COMMENTS: The proposed daycare does promote the use of land in a socially and economically sustainable 
manner and does not appear to be detrimental or hazardous to neighbors. Noise is to be expected when the 
daycare utilizes the yard for outdoor activities for the children and parking may be difficult if all children are 
picked up from the daycare at the same time.  
 

(3) The proposed special land use shall be designed, constructed, operated and maintained to assure long-term 
compatibility with surrounding land uses. Consideration shall be given to the placement, bulk, and height of 
structures; materials used in construction; location and screening of parking areas, driveways, outdoor 
storage areas, outdoor activity areas, and mechanical equipment; nature of landscaping and fencing; and 
hours of operation. 
COMMENTS:  The applicant is not proposing any changes to the current structure but is requesting the 
approval of the special land use. The outdoor activity area is in the backyard and is screened from the 
neighboring residential with a wood privacy fence. On street parking is available as well as parking in the 
driveway. The driveway on the south end of the house is partially screened with fencing and landscaping 
from the neighboring driveway.  

 
(4) The proposed special land use shall not present unreasonable adverse impacts on the transportation system. 

Consideration shall be given to the estimated pedestrian, bicycle and vehicular traffic generated by such use, 
access to transit, proximity to major thoroughfares, proximity to intersections, required vehicular turning 
movements, and provisions for pedestrian and bicycle traffic. 
COMMENTS:  The proposed land use does not present unreasonable adverse impacts on the transportation 
system. At drop off and pick up times, the daycare may generate additional traffic in the area however not all 
children will be picked up and dropped off at the same time of the day. Applicant indicates that there is room 
in her drive for 4 vehicles total.  

 
(5) The proposed use shall not create additional requirements at public cost for public facilities and services that 

will be detrimental to the economic sustainability of the community. 
COMMENTS:  The proposed use will not create additional requirements at public cost. 
 

 
 
CONDITIONS OF APPROVAL  §122-167 

“Reasonable conditions may be required in conjunction with an approval. The conditions may include conditions 
necessary to ensure that public services and facilities affected by a proposed land use or activity will be 
capable of accommodating increased service and facility loads caused by the land use or activity, to conserve 
natural resources and energy, to ensure compatibility with adjacent uses of land, and to promote the use of 
land in a socially and economically desirable manner. Conditions imposed must do all of the following: 

(1) Be designed to protect natural resources, the health, safety, and welfare, as well as the social and 
economic well-being. 

(2) Be related to the valid exercise of police power and purposes which are affected by the proposed use or 
activity. 

(3) Be necessary to meet the intent and purposes of this chapter, be related to standards established in this 
chapter, and be necessary to ensure compliance with those standards.” 

 
I tems to be addressed: None  
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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.  

 
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.” 
 

Figure 5: Requirements  

ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
R-1: 

§122-253 
BUILDING TYPE  Single family 

residential  
Unchanged 

 LOT REQUIREMENTS 
 Width 

ft 
Min 
45 

Max 
-- 

61’ meets 

 Min lot size 
ft 

Min 
5,000 

Max 
-- 

7,625’ meets 

 Maximum lot 
coverage  

Min  
-- 

Max 
35% 

19.4%, not including 
outbuildings  

meets 

 BUILDING ENVELOPE AND HEIGHT 
 Front yard 

setback   
ft 

Min 
25 

Max 
-- 

35.3’ meets 

 Side yard 
setback 

ft 

Min 
4 

Max 
-- 

20’ meets 

 Side yards 
(combined) 

ft 

Min  
12 

Max 
-- 

35’ meets 

 Street side yard  
ft 

Min 
8 

Max  
-- 

15’ meets 

 Rear yard 
setback 

ft 

Min 
25 

Max 
-- 

39.2’ meets 

 Height 
 

Min 
-- 

Max 
30 ft or 2.5 

stories  

1 meets 

 Min floor  
Area 
Sq ft  

Min 
500  

Max  
-- 

1,338 meets 
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-

779 
USE-SPECIFIC All child care centers, child 

drop-off centers and group 
day care homes must be 
registered with or licensed by 
the state department of 
social services and must 
comply with the minimum 
state standards for such 
facilities. 

 The applicant is 
currently licensed 
with the State as a 
child care home 
for up to 6 
children. The 
applicant must 
obtain a license 
from the State for 
the group child 
care home. The 
SUP will be 
revoked if not 
obtained within 6 
months of SUP 
approval.  

  The square footage of 
outdoor recreation required 
by the Building Code and 
licensing agency must be 
provided and maintained. 
Such space must be fenced 
and screened from any 
adjoining lot in any 
residential district. 

The square footage of 
outdoor recreation 
required by the state 
is 600 square feet or 
more for a group 
child care home.  

Applicant appears to 
have ~2500 sq. ft of 
outdoor space.    

  Applicant needs to 
repair and secure 
the fencing at the 
north side of the 
lot.  

  At least one off-street 
parking space for each care 
giver must be provided. 
Additional off-street or on-
street spaces must be made 
available for the safe drop-off 
and pick-up of persons being 
cared for at the facility. Such 
drop-off-sites must not 
obstruct the flow of traffic 
along any public 
thoroughfare. 

 At least one off-
street parking 
space for each 
care giver must be 
provided. On street 
parking is available 
on site.  

 
I tems to be Addressed:  

1. The applicant is currently licensed with the State as a child care home for up to 6 children. The applicant 
must obtain a license from the State for the group child care home. The SUP will be revoked if not 
obtained within 6 months of SUP approval.  

2. The applicant is to maintain the required outdoor recreation space of 600 square feet or more for a group 
child care home that is required by the State of Michigan.  

3. The applicant needs to repair and secure the fencing on the north side of the lot. 
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4. At least one off-street parking space for each care giver must be provided and drop-off-sites must not 
obstruct the flow of traffic along the public road.  

 
 
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 building frontage is located on Orchard. There is one entrance is at the front of the house and one entrance 
on the side off of the driveway, on the southern façade of the house. Both entrances have decks for access. 
There is also an emergency exit at the back of the house that leads to the fenced in backyard. The structure is 
located in the center of the lot with the driveway to the south of the building.  
 
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.” 
 
Vehicular access is either on Orchard Street from the north or south or via the driveway on the south side of the 
lot. Bike and pedestrian access are via the public sidewalk on the east side of the property. There is an 
approximately 3’ pathway from the front deck to the driveway. Pedestrians and bicyclists will need to share the 
driveway for access to the front and side entrances. The closest bus route is on the east side of 1st Ave just north 
of Frederick St however new routes are coming in May 2016. 4’ public sidewalks exist on Orchard St and Short St 
and are in fair to poor condition. Parking exists on the street and in the driveway. There is no designated bike 
parking.  
 
I tems to be Addressed: None 
 
ENGINEERING & STORMWATER §122-128(6), §122-128(7) 
(6) 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.  
(7) 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. 
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Engineering site plan review is not required for this project since there are no changes proposed for the structure 
or the site.  
 
I tems to be Addressed: None 
 

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 6: Screening  

ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-641 Lighting • Dark Sky compliant; may 

be full cutoff where 
affecting residential uses 

• not >0.5 fc @ lot line 
• not >16’in height 
•  not < 0.3 fc 

 All lighting to be 
full cut-off. 

§122-708 Site Landscaping 10% Trees and existing 
landscaping 
throughout  

Unchanged  

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

 Existing landscaping 
to be maintained.  

§122-713 Fencing, hedges, 
walls, berms 

R-1: fences must not 
exceed six (6) feet in 
height. However, 
fences in the required 
front yard must not 
exceed four (4) feet in 
height and fifty (50%) 
percent opacity. 

Existing fences to 
remain.  

Unchanged, meets 

 
 
I tems to be Addressed:  

1. All lighting is to be full cut-off. 
2. Existing landscaping is to be maintained by owner. 

 
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.” 
 
Applicant is to obtain the necessary permits for the group daycare for up to 12 children from the State of 
Michigan within 6 months. 
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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.” 
 
Great place to do business, especially green and creative. This special use aligns with the stated goal of 
“continuing home-based entrepreneurship” within neighborhoods and with Ypsilanti being a great place to do 
business. 
 
STAFF RECOMMENDATIONS: SPECIAL USE 
 
Staff recommends the Planning Commission approve the Special Use Permit for 436 Orchard-Group Daycare 
with the following findings and conditions:  
 
Findings:  The application is substantially in compliance with §122-165(b). 
 
Conditions:  Special use approval shall be subject to approval of site plan. 
 
STAFF RECOMMENDATIONS: SITE PLAN 
 
Staff recommends the Planning Commission approve the Site Plan for the 436 Orchard-Group Daycare with the 
following findings, waivers, and conditions:  
 
Findings 

1. The application substantially complies with §122-127. 
 
Waivers 

None  
 

Conditions  
1. The applicant must obtain a license from the State of Michigan for the group child care home within six 

months of this approval otherwise the special land use will be revoked.  
2. The applicant is to maintain the required outdoor recreation space of 600 square feet or more that is 

required by the State of Michigan for a group child care home.  
3. The applicant needs to repair and secure the fencing on the north side of the lot. 
4. At least one off-street parking space for each care giver must be provided and drop-off-sites must not 

obstruct the flow of traffic along the public roadway.  
5. All lighting is to be full cut-off. 
6. The existing landscaping is to be maintained by owner. 

 
Cynthia Kochanek  
Associate Planner, Community & Economic Development Department 
 
CC File 
 Applicant  
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City of Ypsilanti 
Community & Economic Development Department 

 
April 13, 2016 

 
Staff Review of Special Use Application 

734 N River Apartments  
734 N River  

 
GENERAL INFORMATION 
 

Applicant: Yana and Robert Mucklebauer 
Best Peak Properties, LLC 
734 N River   
Ypsilanti, MI 48197 

Project: 734 N River Apartments  

Application Date: March 4, 2016 

Location: East side of N River, between Holmes Rd and E Forest Ave  

Zoning: CN-Mid, Core Neighborhood Mid 

Action Requested: Special use approval for multiple family dwelling, 4 units    

Staff Recommendation: Approval with conditions 

 
PROJECT AND SITE DESCRIPTION 
 
Parcel 11-11-04-410-001 is 0.84 of an acre with frontage on N River St. The structure is approximately 
2,500 square feet with a detached 484 square foot garage to the east, behind the structure. Parking 
for the structure is in the garage (2 spaces) and a gravel lot on the north side of the house. The 
entrance to the house faces south. There is a substantial amount of land behind the home that is 
wooded.  No variances or special use applications have been approved previously for this property.   
 
The applicant is applying for special use approval to utilize the house as a multiple family dwelling with 
4 units. No changes or alterations are planned for the structure or site. Zoned CN-Mid, Core 
Neighborhood Mid, which allows for multiple family dwellings with a maximum of 4 units after 
approval as a special land use.  Special land use is regulated under Article V of the zoning code.  
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Figure 1: Subject Site Location  
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Figure 2: Site Aerial (2015)  
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Figure 3: photograph of site 

 
 

Figure 4: Land Use and Zoning of Surrounding Area 
 LAND USE ZONING 

NORTH Church, residential homes  CN-Mid, Core Neighborhood Mid 
EAST Single Family Homes  R-1, Single-Family Residential  

SOUTH Single & Multifamily homes  CN-Mid, Core Neighborhood Mid 
WEST Vacant land 

Bay Logistics 
CN-Mid, Core Neighborhood Mid 
PMD-Production, Manufacturing, 

Distribution  
 

SPECIAL USE: CRITERIA AND REVIEW §122-165(b) 
 
(1) The proposed use conforms with all the provisions and requirements of this chapter, including site plan 

review standards (section 122-128) and the applicable site development standards for the specific use, as 
well as the spirit and intent of this chapter and the Master Plan. The location, scale, and intensity of the 
proposed use shall be compatible with adjacent uses and the zoning of the land. Height, location and size of 
buildings shall be compatible with uses and buildings on adjacent properties. The intensity of the proposed 
use, such as volume, frequency and times of operation, and its compatibility shall be considered. 
COMMENTS:  The Master Plan states that anyone, no matter what age or income, can find a place to call 
home in Ypsilanti and this action preserves housing and will result in the continued maintenance and care of 
an existing residence. The location, scale, and intensity of the proposed use is compatible with adjacent uses 
as there are other multi-family residential units to the south and single family residential to the north and 
east.  The height, location and size of this building are compatible with the adjacent properties.  
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(2) The proposed use shall promote the use of land in a socially and economically sustainable manner and shall 
not be detrimental, hazardous, or disturbing to existing or future neighboring uses, persons, property or 
public welfare. Noise, odor, smoke and potential contamination of air, soil and water and its potential effect 
on neighboring uses, persons and property, as well as public welfare, shall be considered. 
COMMENTS:  The apartments will promote the use of land in a socially and economically sustainable 
manner in that an additional unit will bring in more funds and adds to the housing units in Ypsilanti. This use 
should not be detrimental, hazardous, or disturbing to existing or future neighboring uses, persons, property 
or public welfare. Noise, odor, smoke and potential contamination of air, soil and water will not be effected. 
There is some potential effect on the neighboring church since access is shared via an alley and an additional 
unit could generate extra vehicle traffic.  
 

(3) The proposed special land use shall be designed, constructed, operated and maintained to assure long-term 
compatibility with surrounding land uses. Consideration shall be given to the placement, bulk, and height of 
structures; materials used in construction; location and screening of parking areas, driveways, outdoor 
storage areas, outdoor activity areas, and mechanical equipment; nature of landscaping and fencing; and 
hours of operation. 
COMMENTS:  As this structure has existed as a multi-family (3 unit) dwelling in the past, it is not expected 
that the additional apartment will change its long-term compatibility. The use is compatible with the 
surrounding land uses. No changes are planned to the structure or the site. Additional screening from the 
ROW could be added to the parking at the side of the house.  

 
(4) The proposed special land use shall not present unreasonable adverse impacts on the transportation system. 

Consideration shall be given to the estimated pedestrian, bicycle and vehicular traffic generated by such use, 
access to transit, proximity to major thoroughfares, proximity to intersections, required vehicular turning 
movements, and provisions for pedestrian and bicycle traffic. 
COMMENTS:  The proposed special land use should not have any impact on the transportation system and 
very minimal additions to vehicle, pedestrian and bicycle traffic. Current transit access is approximately ½ 
mile away however additions to AAATA routes are coming in May 2016.  The public sidewalk and site access 
to the entrance appear to be in fair condition. 
 

(5) The proposed use shall not create additional requirements at public cost for public facilities and services that 
will be detrimental to the economic sustainability of the community. 
COMMENTS:  The proposed use will not create additional requirements at public cost for public facilities and 
services. 
 

 
CONDITIONS OF APPROVAL  §122-167 

“Reasonable conditions may be required in conjunction with an approval. The conditions may include conditions 
necessary to ensure that public services and facilities affected by a proposed land use or activity will be 
capable of accommodating increased service and facility loads caused by the land use or activity, to conserve 
natural resources and energy, to ensure compatibility with adjacent uses of land, and to promote the use of 
land in a socially and economically desirable manner. Conditions imposed must do all of the following: 

(1) Be designed to protect natural resources, the health, safety, and welfare, as well as the social and 
economic well-being. 

(2) Be related to the valid exercise of police power and purposes which are affected by the proposed use or 
activity. 

(3) Be necessary to meet the intent and purposes of this chapter, be related to standards established in this 
chapter, and be necessary to ensure compliance with those standards.” 

 
I tems to be addressed: None  
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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.  

 
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.” 
 

Figure 5: Requirements 

ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
CN-Mid: 

§122-274 
BUILDING TYPE Determined by lot size  Apartment house  Unchanged 

 LOT REQUIREMENTS 
 Width 

ft 
Min 
40 

Max 
120 

101.63’-103.27’ meets 

 Depth 
ft 

Min 
100 

Max 
150 

330.38’-330.44’ Existing non-
conforming  

 Area 
sf 

Min 
4000 

Max 
18,000 

~34,124 sf Existing non-
conforming 

 Coverage 
% 

Min 
- 

Max 
50% 

Building footprint: 
1337, garage: 484, 
porches: 44=1865 
 

5.4%, meets 

 BUILDING ENVELOPE AND HEIGHT 
 Street setback 

ft 
Min 
15 

Max 
25 

20’ Unchanged, meets  

 Side setback 
ft 

Min 
5 

Max 
- 

25’ north side, 55’ 
south side  

Unchanged, meets 

 Rear setback 
ft 

Min 
20 

Max 
-- 

254’ Unchanged, meets 

 Frontage 
buildout 

% 

Min 
 

60 

Max 
 

80 

25% Existing non-
conforming 

 Height 
 stories 

Min 
1 

Max 
3 

2 Unchanged, meets 

 ACCESSORY BUILDING ENVELOPE, FOOTPRINT, AND HEIGHT 
 Street setback 

 ft 
Min 
30 

Max 
-- 

89’ Unchanged, meets 

 Side setback 
ft 

Min 
5 

Max 
-- 

28’ north side, 58’ 
south side 

Unchanged, meets 

 Rear setback 
 ft 

Min 
5 

Max 
-- 

217’ 
 

Unchanged, meets 

 Footprint 
 sf 

Min 
-- 

Max 
800 

484’ Unchanged, meets  
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
 Height 

 ft 
Min 
-- 

Max 
15 

1 story, exact height 
unknown 

Unchanged, one 
story  

 PARKING 
PROVISIONS 

Location: side, street-side and 
rear yards 

Side and rear yards  meets 

 PRIVATE 
FRONTAGES 

Required: Porch or stoop Stoop at side,  Unchanged 

 Width Min 
5 

Max 
8 

6’ Unchanged, meets 

 Depth Min 
3 

Max 
8 

4’ Unchanged, meets 

 Height Min 
7 

Max 
-- 

~7’ Unchanged 

 Interface zone  Landscape with path 3’ wide 
min from sidewalk to 

structure 

Paved path of at least 
3’ and stairs to 
connect to the 
sidewalk  

Unchanged  

I tems to be Addressed: None 
 
 
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 building is near the front of the long lot. While the structure is addressed to N River St, the entrance is on 
the side facing south. There is a stoop over the entrance near the southwest corner of the house as well as one 
on the east/rear side. A paved path of at least 3’ and stairs connect the entrance stoop to the public sidewalk. 
The driveway to access the parking is on the north side of the structure and is shared with the Church to the 
north.  The garage is behind the structure to the east. Plans indicate that there is space for 2 cars in the garage 
and up to 8 on the north side of the house on a gravel lot. No changes are proposed to the current site 
arrangement.  
 
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.” 
 
Vehicular access is via the shared access alley off of N River, to the north of the structure.  Bikes and pedestrians 
can access the lot via the alley or the public sidewalk to the west of the house. A set of stairs and a paved path 
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can be utilized to access the front entrance. The public sidewalk and internal access is in fair to good condition. 
The gravel parking area is in fair condition. There appears to be no designated bike parking and 2 spaces are 
required. The closest current bus routes are approximately a ½ mile away on Cross St in Depot Town or Adams 
St south of Forest. Expanded bus routes are planned to start in May 2016 and route maps indicate that bus route 
3 that will run on River and stop at the intersection of Forest Ave and Norris St.  The sketch plan indicates 
parking for 8 cars on the gravel lot to the north of the structure and space for another 2 cars in the garage. 
There are no ADA spaces indicated in the parking area and handicap accessibility into the structure is not 
addressed.  
 

Figure 6: Site access, traffic and parking  
 

ORDINANCE 
REFERENCE REQUIRED 

EXISTING 
CONDITIONS PROPOSED 

§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) 

 Parking is indicated 
for 8 cars at 
100’x18’, 100’/8 
spaces= 12.5’x18’ 
proposed; garage is 
22’x22’=enough for 
two cars at 9’x18’ 
minimum, meets  

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

To access the 
front/side entrance 
residents will need to 
walk through the 
parking lot and utilize 
the public sidewalk to 
the stairs. 

Unchanged, 
existing non-
conforming. 
Handicap 
accessibility into 
the structure 
needs to be 
addressed.  

Ingress & 
Egress 

• Aligned across ROW, or 
offset by 25’ 

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

•Aligned across ROW,  
•>50’ from 
intersection 
•~18’ shared 
driveway 

•meets  
•meets 
•existing non-
conforming 

Internal 
Maneuvering 

access to off-street parking 
containing five or more 
parking spaces shall be a 
minimum of 10’ in width 

Concrete drive from N 
River  is ~18’, but 
widens to a distance 
of ~40’ between the 
buildings 

Unchanged 

Surfacing  Gravel  Unchanged  
Wheel Stops Required for 5 or more 

spaces 
None  Unchanged, existing 

non-conforming. 
Wheel stops 
should be 
installed.  

Screening & 
Landscaping 

(internal) 

1 tree per 8 spaces Multiple trees are 
internal to the site  

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

2 bushes and 2 trees 
help to screen from 
ROW 

Unchanged, one 
additional shrub 
be planted 
between the 2 
existing  on the 
west side of the 
gravel parking 
area to screen 
from the ROW 

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

None  Unchanged, existing 
non-conforming  

§122-836 Motor spaces Multi-family 
1.5 for each dwelling unit, 
plus 1 for each 10 dwelling 
units for guest parking 

1.5*4=6 spaces , plus 
1 for guests= 7 total  

10 total  

Bicycle spaces 1 per 5 motor spaces, 
minimum of 2 

None  2 bicycle spaces 
are required 
 

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

Public sidewalk and a 
path and stairs to 
access the front 
entrance   

Unchanged, meets  

§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. 

A utility pole exists 
within the at the 
10’x10’ triangle at the 
driveway 

Unchanged 

 
I tems to be Addressed:  

1. A handicap parking space and accessibility around the site needs to be addressed. The applicant will need 
to work with staff to ensure that all provisions of the Michigan Barrier Free Design law are met.  

2. Wheel stops should be installed in the parking lot to prevent damage to the structure. 
3. One additional shrub could be planted between the two existing to the west of the gravel parking area in 

order to meet §122-835 for screening of the parking from the ROW.  
4. Two bicycle spaces are required. Applicant needs to indicate on sketch plan if there is existing bicycle 

parking for planning staff review.  
 
 
ENGINEERING & STORMWATER §122-128(6), §122-128(7) 
(6) 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 
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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.  
(7) 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. 
 
Engineering site plan review is not required for this project since there are no changes planned to the site, 
however if the applicant paves the lot, then review would be required. 
 
I tems to be Addressed: None 
 

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 7: Screening  

ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-641 Lighting • Dark Sky compliant; may 

be full cutoff where 
affecting residential uses 

• not >0.5 fc @ lot line 
• not >16’in height 
•  not < 0.3 fc 

 All lighting is to be 
full cut-off.  

§122-650 Refuse Containers All trash storage areas 
must be located in a rear 
yard or be so located and 
arranged so as to 
minimize its visibility from 
adjacent streets 

Unknown  All trash storage 
areas must be 
located in a rear 
yard or be so 
located and 
arranged so as to 
minimize its 
visibility from 
adjacent streets. 

§122-703 Screening 
Between Land 

Uses 
if conflicting use 

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

 Unchanged, existing 
non-conforming 

§122-708 Site Landscaping 10% Trees and existing 
landscaping 
throughout   

Meets  

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

 Existing landscaping 
is to be maintained. 

 
I tems to be Addressed:   

1. All lighting is to be full cut-off. 
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2. All trash storage areas must be located in a rear yard or be located and arranged so as to minimize its 
visibility from adjacent streets. 

3. Existing landscaping is to be maintained. 
 
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.” 
 
Anyone, no matter what age or income, can find a place to call home in Ypsilanti. This action 
preserves viable, safe, affordable housing and will result in the continued maintenance and care of an existing 
residence.  
 
STAFF RECOMMENDATIONS: SPECIAL USE 
 
Staff recommends the Planning Commission approve the Special Use Permit for the 734 N River Apartments with 
the following findings and conditions:  
 
Findings:  The application is substantially in compliance with §122-165(b). 
 
Conditions:  Special use approval shall be subject to approval of site plan.  
 
STAFF RECOMMENDATIONS: SITE PLAN 
 
Staff recommends the Planning Commission approve the Site Plan for the 734 N River Apartments with the 
following findings, waivers, and conditions:  
 
Findings 

1. The application substantially complies with §122-127. 
 
Waivers 

None 
 
Conditions  

1. That the applicant works with staff to ensure that all provisions of the Michigan Barrier Free Design Law 
are met.  

2. The applicant is to plant one additional shrub between the two that exist to the west of the gravel 
parking area for screening of the parking area from the ROW.  

3. Applicant is to install two bicycle spaces or indicate on the sketch plan if these spaces already exist for 
staff approval.    

4. That any lighting on site is to be full cut-off. 
5. That the applicant provides a trash storage location on a sketch plan for staff approval. The trash storage 

needs to be located in the rear yard or arranged to minimize its visibility from adjacent streets.  
6. The applicant is to maintain all existing landscaping.  

 
Cynthia Kochanek 
Associate Planner, Community & Economic Development Department 
 
CC File 
 Applicant 
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City of Ypsilanti 
Community & Economic Development Department 

 
April 5, 2016 

 
Staff Review of Site Plan Application 

Fire Engine Storage  
298 Jarvis  

 
GENERAL INFORMATION 
 

Applicant: Scott M. Bowers  
Bowers + Associates 
2400 S. Huron Parkway   
Ann Arbor, MI 48104 

Project: Fire Engine Storage-298 Jarvis  

Application Date: March 4, 2016 

Location: Northwest of the intersection of Jarvis and N Huron St 

Zoning: GC-General Corridor 

Action Requested: Site plan and special use approval for vehicle storage facility 

Staff Recommendation: Approval  

 
PROJECT AND SITE DESCRIPTION 
 
 
The applicant is applying for a site plan review and a special use application for vehicle storage. The 
applicant has proposed a 12,651 square foot structure for the storage of fire engines. Plans indicate 10 
parking spots, including one handicap accessible parking spot. The facility will not generally be open to 
the public.  
 
Five existing parcels will be combined and then the 2.44 acre parcel shown on the following pages will 
be split off. All of the 2.44 acres is vacant and includes frontage on Jarvis St and N Huron St. A 
rezoning to R-4, multiple family high density residential was approved for 298 Jarvis in 1970 and in 
1987 the property was rezoned to M-1, light manufacturing district.   
 
Zoned GC- General Corridor, which allows for vehicle storage after approval as a special land use. 
Vehicle storage facilities are regulated under §122-806, the storage of vehicles is regulated under 
article XI, division 6 and special land use is regulated under Article V of the zoning code.  
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Figure 1: Subject Site Location 
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Figure 2: Site Aerial (2015)  
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Figure 3: photograph of site 

 
 

Figure 4: Land Use and Zoning of Surrounding Area 
 LAND USE ZONING 

NORTH Vacant Land  GC- General Corridor 
EAST Self-storage facility  GC- General Corridor  

SOUTH Single Family Residential  
Multi-Family Residential   

CN- Core neighborhood  
CN-Mid- Core Neighborhood Mid 

WEST Single Family & multi-family 
Residential  

CN- Core neighborhood  
 

 
SPECIAL USE: CRITERIA AND REVIEW §122-165(b) 
 
(1) The proposed use conforms with all the provisions and requirements of this chapter, including site plan 

review standards (section 122-128) and the applicable site development standards for the specific use, as 
well as the spirit and intent of this chapter and the Master Plan. The location, scale, and intensity of the 
proposed use shall be compatible with adjacent uses and the zoning of the land. Height, location and size of 
buildings shall be compatible with uses and buildings on adjacent properties. The intensity of the proposed 
use, such as volume, frequency and times of operation, and its compatibility shall be considered. 
COMMENTS: The proposed use conforms to the provisions and requirements of this chapter. The height, 
location and size of the building is compatible with the sites to the northwest. The structure will be set back 
from Jarvis and this will create some separation from the houses in the adjacent CN district.   The special use 
is compatible with the zoning of the land. The proposed use of the property is not predicted to add much 
traffic volume as the structure is planned for storage use.  Times of operation are not indicated.  

 
(2) The proposed use shall promote the use of land in a socially and economically sustainable manner and shall 

not be detrimental, hazardous, or disturbing to existing or future neighboring uses, persons, property or 
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public welfare. Noise, odor, smoke and potential contamination of air, soil and water and its potential effect 
on neighboring uses, persons and property, as well as public welfare, shall be considered. 
COMMENTS: The use should not be detrimental, hazardous, or disturbing to existing or future neighboring 
uses, persons, property or public welfare. Noise, odor, smoke and potential contamination of air, soil and 
water and its potential effect on neighboring uses should not be changed once the structure is built however 
during construction some disruption is expected.  
 

(3) The proposed special land use shall be designed, constructed, operated and maintained to assure long-term 
compatibility with surrounding land uses. Consideration shall be given to the placement, bulk, and height of 
structures; materials used in construction; location and screening of parking areas, driveways, outdoor 
storage areas, outdoor activity areas, and mechanical equipment; nature of landscaping and fencing; and 
hours of operation. 
COMMENTS:  The structure will be visible from both Jarvis and N Huron St however street trees will obscure 
some of the site. The plans propose landscape screening where the parcel will abut the rear property lines of 
the adjacent CN district.  The site will not generate much traffic and noise once completed since storage is 
the only use planned for the structure. The only time traffic, noise and any debris may be of a concern is 
during construction, however plans call for the disposal of debris off site and soil erosion and sedimentation 
control.  

 
(4) The proposed special land use shall not present unreasonable adverse impacts on the transportation system. 

Consideration shall be given to the estimated pedestrian, bicycle and vehicular traffic generated by such use, 
access to transit, proximity to major thoroughfares, proximity to intersections, required vehicular turning 
movements, and provisions for pedestrian and bicycle traffic. 
COMMENTS:  This project does not create an unreasonable impact on the transportation system. The 
sidewalk on the N Huron St side will be improved and expanded for the Border to Border trail. As a facility for 
storage, minimal vehicular traffic impact is expected.  

 
(5) The proposed use shall not create additional requirements at public cost for public facilities and services that 

will be detrimental to the economic sustainability of the community. 
COMMENTS:  The proposed use does not create additional requirements at public cost for public facilities 
and services. All utility work will be done at the owner’s expense.  
 

 
CONDITIONS OF APPROVAL  §122-167 

“Reasonable conditions may be required in conjunction with an approval. The conditions may include conditions 
necessary to ensure that public services and facilities affected by a proposed land use or activity will be 
capable of accommodating increased service and facility loads caused by the land use or activity, to conserve 
natural resources and energy, to ensure compatibility with adjacent uses of land, and to promote the use of 
land in a socially and economically desirable manner. Conditions imposed must do all of the following: 

(1) Be designed to protect natural resources, the health, safety, and welfare, as well as the social and 
economic well-being. 

(2) Be related to the valid exercise of police power and purposes which are affected by the proposed use or 
activity. 

(3) Be necessary to meet the intent and purposes of this chapter, be related to standards established in this 
chapter, and be necessary to ensure compliance with those standards.” 

 
I tems to be addressed: Times of operation are not indicated on the plans. Planning Commission may limit 

times of operation and loading and unloading of trucks to reasonable hours.  
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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.  

 
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.” 
 

Figure 5: Requirements  

ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
IT: §122-

274 
BUILDING TYPE Determined by lot size  Vacant Institutional  

 LOT REQUIREMENTS 
 Width 

ft 
Min 
50 

Max 
block 

 650’ (at widest point) 

 Depth 
ft 

Min 
100 

Max 
block 

 390’ (at longest 
point) 

 Area 
sf 

Min 
5,000 

Max 
-- 

 106,404 sf 

 Coverage 
% 

Min 
-- 

Max 
60% 

Vacant Building footprint: 
12,651 sf, paving : 
17,017 sf, lot: 
106,404 sf;  lot 
coverage=27.88% 
 

 BUILDING ENVELOPE AND HEIGHT 
 Street setback 

ft 
Min 
15 

Max 
-- 

Vacant 106’ 

 Street side 
setback 

ft 

Min 
15 

Max 
-- 

 28’ 

 Side setback 
ft 

Min 
0 

Max 
- 

 54’ 

 Rear setback 
ft 

Min 
15  

Max 
 
- 

 116’ 

 Height 
 stories 

Min 
1 

Max 
4 

 1 

 PARKING 
PROVISIONS 

Location: side, street side 
and rear yard 

 Side yard parking is 
proposed, meets   

§122-861 
et seq 

SIGNAGE Master sign plan: HC, NC, 
GC, C, PMD, P; nonres uses 
in R1, CN-SF, CN-Mid, CN, 
MD 

None None proposed in 
plans  
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-806 Self-storage 

facilities and 
vehicle storage 

facilities 

(1) In the C, NC and GC 
districts, self-storage and 
vehicle storage facilities 
must comply with the 
regulations for building 
types. 

 Meets  

  (2) No single storage space 
shall exceed 500 square 
feet, except for vehicle 
storage facilities. 

 Meets  

  (3) Only vehicles may be 
stored in vehicle storage 
facilities. 

 Applicant to note 
on the site plan 
that only vehicles 
may be stored in 
vehicle storage 
facilities. 

  (4) Adequate security shall 
be provided and maintained. 

 Applicant to note 
on the site plan 
that adequate 
security shall be 
provided and 
maintained. 

 
I tems to be Addressed:  

1. Applicant to note on the site plan that only vehicles may be stored in vehicle storage facilities. 
2. Applicant to note on the site plan that adequate security shall be provided and maintained for 

the facility.  
 
 
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 site is currently addressed to 298 Jarvis but will include portions of other parcels to the north and west. The 
existing chain-link fence, asphalt, building foundations and any bumper blocks will be removed. Overhead utility 
lines will be relocated and the old curb cut removed.   The proposed 12,651 square foot structure will be in the 
center of the new parcel and will run parallel to N Huron St. The structure will be a pre-engineered metal 
building. The entrance will be on the west of the structure adjacent to the parking lot. The dumpster enclosure 
will be to the northwest of the building. There will be two driveways off of Jarvis; the western driveway will 
approach the property line to the west. The western drive will pass through the 10 parking spaces and curve 
around to meet the structure on the north side. The east drive runs from the south end of the structure to Jarvis. 
A detention basin is to be installed to the south of the building and a rain garden to the north.  
 
I tems to be Addressed:  

1. The planning commission may require that the structure be moved closer to N Huron St property line in 
order to move the structure farther away from the adjacent residential. However, note that this could 
affect the “exit drive” functionality, noted in the next section. 
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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.” 
 
Vehicles will utilize the western drive for entering and exiting the site and it is assumed due to the narrowness of 
the eastern drive that it will be used for one-way traffic exiting the building. Bike and pedestrian access is also 
from Jarvis but would need to share the driveway with vehicles as there is no sidewalk connecting the structure 
to the sidewalk on Jarvis. A new 8’ asphalt path is proposed on the N Huron St side for the Border to Border trail. 
Note: 10’ is required for the Border to Border trail.  The proposed parking is 10 spaces including one handicap 
space. No bicycle parking is indicated on the plans and 2 bicycle spaces are required. The closest AAATA bus stop 
is Lowell St south of E Circle drive. The stop is approximately 900 feet from the project site. 
 

Figure 6: Site Access, Traffic and Parking  
 

 
ORDINANCE 
REFERENCE REQUIRED 

EXISTING 
CONDITIONS PROPOSED 

GC: 
§122-273 

CIRCULATION 
STANDARDS 

Easements: nonmotorized 
plan, ReImagine Washtenaw, 
other 

This area on N Huron 
St is specifically 
mentioned in the 
nonmotorized plan as 
a bicycle deficiency.   

The change from a 
sidewalk to a shared 
use path brings this 
area into more 
compliance with the 
nonmotorized plan. 

§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) 

Parking spaces need 
to be a min. of 9’x18’.    

9’x20’ proposed, 
meets  

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

 No walkway from 
parking lot or 
structure is 
proposed, one is 
required.   
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Ingress & 
Egress 

• Aligned across ROW, or 
offset by 25’ 

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

 -ROW alignment 
meets  
-eastern drive is 
37’ from 
intersection, N 
Huron St is one 
way traffic  
-western driveway 
meets, eastern 
driveway is 18’, 
needs to be at 
least 20’ 

Internal 
Maneuvering 

5 or more parking spaces in 
off street lot requires 10’+ 
width  

 Meets  

Surfacing Surface required to be a 
durable bonded material in 
accordance with accepted 
engineering standards.  

 See engineering 
review 

Drainage Graded and drained to public 
storm sewers  

 See engineering 
review 

Striping Required for lots with 5 or 
more spaces, 3” wide in 
white or yellow and blue for 
barrier free  

 Striping is indicated 
in plans, 3” wide in 
white or yellow 
and blue for 
barrier free is 
required 

Wheel Stops Required for lots with 5 or 
more spaces  

 6” curbs are 
indicated for all 
asphalt paved areas 

Lighting parking and loading facilities 
utilized during night-time 
hours shall be artificially 
illuminated 

 A lighting plan is 
included in the plans  

Signs accessory directional signs 
shall be permitted in parking 
areas 

 None indicated in 
plans  

Screening & 
Landscaping 

(internal) 

1 tree per 8 spaces  Two additional 
trees are required 
near the parking 
spaces  

All aisle-ends & corners 
protected w curbed island 

 Meets  

Screening & 
Landscaping 
(perimeter) 

Screened in accordance with 
703 if abutting R1, MD, CN, 
CN-Mid, CN-SF 

 Most screening 
already proposed, 
additional 
screening needed 
at the lot line 
adjacent to Adams 
St.  

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

 n/a, parking set back 
from ROW 
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Landscaped areas, walls, 
structures, walks- must be 
protected by curbing 

 6” curbs are 
indicated for all 
asphalt paved areas 

§122-836 Motor spaces Vehicle, Recreational Vehicle, 
Storage and Towing 

Largest working shift 
could be up to 10 

Meets   

Bicycle spaces 1 per 5 motor spaces, 
minimum of 2 

10 parking spaces= 2 
bicycle spaces   

None proposed, 2 
bicycle spaces are 
required   

122-837 Parking 
discounts 

Transit  Closest transit stop is 
900’ away 

Alternative Vehicles  None 
Bicycle  None  
PC discretion, special 
circumstances not listed 
above 

 Possible discount for 
bicycle spaces due to 
limited use of 
structure 

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

 8’ wide Border to 
Border path is 
proposed along N 
Huron, this path 
needs to be 10’. 
A 4’ sidewalk is 
proposed for Ferris 
St to match what 
exists, repair of 
the existing 
sidewalk is not 
addressed. A 5’ 
sidewalk is 
required for Jarvis.  
 

§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. 

 Maintain 
shrubs/other 
obstructions lower 
than 30” and 
trees/other 
obstructions higher 
than 8’ at 10’x10’ 
driveway triangle and 
25’x25’ intersection 
triangle.  
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Items to be Addressed:  
1. Applicant to provide a 5’ walkway from the sidewalk on Jarvis to the structure.  
2. The eastern drive is 37’ from intersection. 50’ from the intersection is required by engineering standards. 

Please work with the City Engineer. 
3. The eastern driveway is 18’ in width and at least 20’ is required unless marked as a one-way.  
4. Applicant to indicate that the striping for the lot is to be 3” wide in white or yellow and blue for barrier 

free. 
5. Two additional trees are required near the parking spaces for internal parking lot screening and 

landscaping.  
6. Applicant to provide 2 bicycle spaces. 
7. The applicant is to correct the proposed 8’ wide Border to Border pathway to the required 10’ wide.  
8. A 5’ sidewalk is required on Jarvis St.    

 
ENGINEERING & STORMWATER §122-128(6), §122-128(7) 
(6) 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.  
(7) 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. 
 
Engineering review is required due to drainage and pavement changes. PC approval is subject to engineer 
approval.   
 
I tems to be Addressed:  
See engineering review.  
 

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.” 

 

 11 



Site Plan Review | Fire Engine Storage| April 5, 2016 

Figure 7: Screening  
 

ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-641 Lighting • Dark Sky compliant; may 

be full cutoff where 
affecting residential uses 

• not >0.5 fc @ lot line 
• not >16’in height 
• not < 0.3 fc 

 • dark sky compliant 
• > 0.5 fc @ lot 

line near NE 
corner of 
abutting 
residential lot  

• 10 light poles 
indicated for lot. 
Height not 
indicated.  

§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 

 Dumpster 
enclosure is 
proposed to have 
a board on board 
wood enclosure, 
masonry enclosure 
is required   

§122-702 Landscape plan   Included  

§122-703 Screening 
Between Land 

Uses 
if conflicting use 

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

 A visual buffer is 
provided at the rear 
property lines of the 
abutting CN district, 
the property line 
parallel to the 
proposed west 
drive needs 
screening.    

§122-704 Street Trees 1 tree per 30’ of lineal 
frontage, centered 
between sidewalk and 
back of curb: 
405/30=13.5; 
224/30=7.47 
 

N Huron St = 14 
trees and Jarvis = 
8 trees  

14 trees proposed for 
N Huron St and 7 
trees proposed for 
Jarvis, one 
additional tree is 
needed along 
Jarvis  

  Conformance with Urban 
Forestry plan 

 Plant in conformance 
with the Urban 
forestry plan 
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§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 

Not required- Institutional 
building type in GC 
district.  
 
6 shrubs per 30 lineal feet 
of applicable building 
frontage in 6’ wide 
planting area 
 
North & South: 
100’/30*6=20 shrubs 
required  
 
East & West: 
12.,/30*6=25 shrubs 
required  

 North & South: 20 
proposed  
 
East & West: 35 on 
the east and 32 on 
the west 
  

§122-708 Site Landscaping 10%  10,641 sf required, 
68,852.15 sf 
proposed, meets  

§122-710 Exterior Electrical Screen when visible from 
any primary visual 
exposure area 

 Not shown 

122-711 Landscape 
Elements 

Quality, composition, 
berms, spacing, species 

 Meets 

  Credit for existing 
vegetation 

 All existing 
vegetation is to be 
removed 

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

 Plans indicate an 
automatic 
underground 
irrigation system, 
meets   

§122-713 Fencing, hedges, 
walls, berms 

GC: fences, walls, or other 
screening structures shall 
not exceed 10’ in height, 
must be constructed in the 
side or rear yard. 

 n/a. 

I tems to be Addressed:   
1. Lighting requires > 0.5 fc @ lot line; the photometric indicates that near NE corner of abutting residential 

lot lighting is above that requirement.  
2. Any light poles to be installed need to be less than 16’ in height.   
3. Applicant to provide a dumpster enclosure that is masonry on three sides with the board on board wood 

gate. 
4. The property line parallel to the proposed west drive needs visual buffer of at least 80% opacity and 6’ 

height.    
5. One additional street tree is required along Jarvis.  
6. Applicant to adjust the foundation landscaping area to be at least 6’ wide in the small area SE of the rain 

garden with 4 shrubs.  
7. No electrical utilities shown except for removals. Submit electrical utility plan as part of engineering 

review.  
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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, curbs, and driveways on Jarvis and Huron. 
 
FIRE DEPARTMENT 
As applicant is requesting changes to curbcuts and changes to parking area circulation, Fire Department review is 
required.    
 
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.” 
 
Ypsilanti is sustainable. A rain garden is planned for the site.  
Easily walk, bike, drive or take transit from anywhere. This project proposes to add to the Border to 
Border trail on the N Huron St side thus adding to the walkability and bikeability of Ypsilanti.  
Everyone in the region knows Ypsilanti has great things to do in great places that are in great 
shape. This project will help an area museum with storage of its artifacts thus helping the museum grow with 
the City.  
 
STAFF RECOMMENDATIONS: SPECIAL USE 
 
Staff recommends the Planning Commission approve the Special Use Permit for the Fire Engine Storage at 
298 Jarvis with the following findings and conditions:  
 
Findings:  The application is substantially in compliance with §122-165(b). 
 
Conditions:  Special use approval shall be subject to approval of site plan and the times of operation, loading and 
unloading of trucks are kept to reasonable business hours.  
 
STAFF RECOMMENDATIONS: SITE PLAN 
 
Staff recommends the Planning Commission approve the Site Plan for the Fire Engine Storage at  
298 Jarvis with the following findings, waivers, and conditions:  
 
Findings 

1. The application substantially complies with §122-127. 
Waivers 

None  
 
Conditions  

1. Note on the site plan that only vehicles may be stored in the vehicle storage facility and 
adequate security shall be provided and maintained for the facility.  

2. Applicant to provide a 5’ walkway from the sidewalk on Jarvis to the structure.  
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3. Applicant shall work with engineering and staff to ensure that the driveway distance from the intersection 
of Huron and Jarvis is acceptable. 

4. The applicant shall adjust the width of the eastern driveway to the required 20’, or sign and use as one-
way.  

5. Applicant to indicate that the striping for the lot is to be 3” wide in white or yellow and blue for barrier 
free. 

6. Applicant shall provide two additional trees near the parking area for internal parking lot screening and 
landscaping.  

7. Applicant to provide 2 bicycle spaces. 
8. The applicant is to correct the proposed 8’ wide Border to Border pathway to the required 10’ wide.  
9. Applicant to provide a 5’ sidewalk along Ferris St.    
10. The applicant is to adjust the lighting near the NE corner of the abutting residential lot to meet the 

requirement of > 0.5 fc @ lot line and submit for staff review.   
11. Any light poles to be installed need to be less than 16’ in height.   
12. Applicant to provide a dumpster enclosure that is masonry on three sides with a board on board wood 

gate. 
13. Provide a visual buffer of at least 80% opacity and 6’ height along the property line parallel to the 

proposed west drive.   
14. Provide one additional street tree along Jarvis.  
15. Adjust the foundation landscaping area to be at least 6’ wide in the area just west of the door on the 

north side of the structure with 4 shrubs.  
 
Cynthia Kochanek 
Associate Planner, Community & Economic Development Department 
 
CC File 
 Applicant 

Scott M. Bowers, Bowers + Associates 
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April 15, 2016 
 
City of Ypsilanti 
Planning and Development Department 
One South Huron Street 
Ypsilanti, Michigan 48197 
 
Attention:  Ms. Bonnie Wessler 
 
Regarding: Fire Engine Storage 

  Site Plan Review No. 1 

 OHM Job No. 0094-16-1020  

 
Dear Ms. Wessler: 
 
The applicant is requesting site plan approval for construction of a Fire Engine Storage facility on the northwest 
corner of Huron River Drive and Jarvis Street.  We have reviewed the plans dated January 29, 2016 and 
recommend site plan approval at this time.  The following items shall be addressed prior to submitting the plans 
for engineering plan review: 

 

1. Verify limits of sidewalk construction.  Preliminary Site Plan (SP1.00), the Demolition Plan (C2) and 
Paving and Grading Plan (C3) shall be consistent with one another.  

2. Provide cross section for the driveway approaches. 

3. Minimum driveway width is 26 feet measured from the back of curb.  Verify this for the proposed west 
drive. 

4. Provide proposed cross section for the asphalt path. 

5. Sufficient grades are required to verify the path is ADA compliant at Jarvis Street. 

6. Verify drawing scales. 

7. Curb shall extend through the rip rap areas.  Spillways in the curb shall be provided to allow for drainage. 

8. Maximum dead end length of a 6-inch hydrant lead is 40 feet. 

9. Pavement removals and repair shown shall include areas required for water main connections. 

10. Verify water main valves called for on the plan. 

11. Underdrain shall be provided in the rain garden area. 

12. Provide proposed concrete cross section for the dumpster pad. 

13. Verify asphalt removals.  Area shown greatly exceeds removal quantity and no asphalt surface shown on 
provided topo. 

 
If you have any questions, please contact me at (734) 522-6711.  
 

Sincerely,  

OHM Advisors 

Marcus McNamara 

CC: Stan Kirton, Department of Public Works, One South Huron Street, Ypsilanti, MI 48197 

 File 
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Schedule

Symbol Label Quantity Manufacturer Catalog Number Lamp Number
Lamps Description Filename Lumens Per

Lamp
Light Loss

Factor Wattage

A
10 Lithonia Lighting DSX0 LED 40C 1000 40K

T3M MVOLT HS
LED 1 DSX0 LED with 40 LEDs @1000

mA , 4000K, Type 3 Medium
Optics with HOUSE-SIDE SHIELD

DSX0_LED_40C_
1000_40K_T3M_
MVOLT_HS.ies

11923 1 138

C
3 Lithonia Lighting DSXW1 LED 10C 700

30K T2M MVOLT ELCW
LED 1 DSXW1 LED WITH 1 LIGHT
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16-BX
21-IC

1-VC

13-HS
10-TW

15-VC

1-VC
16-BX

1-AR

2-TA

2-AR
2-TA

2-BN

4-BX

5-SB
41-HS

22-TW

5-SB

9-TO
3-PO

5-PG

5-PO
9-PG

10-TW
13-HS

4-BX
8-IC

2-PC
3-BN

4-AR
1-PC

NOTES:

TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY.

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MULCH 3" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
AROUND BASE OF TREE.

TREE WRAP TO BE
SECURED WITH BIO-
DEGRADABLE MATERIAL
AT TOP AND BOTTOM.
REMOVE AFTER FIRST
WINTER.
USE 3 HARDWOOD STAKES
PER TREE (2"X2"X8').
DRIVE STAKES INTO UNDISTURBED
SOIL 6-8" OUTSIDE ROOTBALL
TO A DEPTH OF 18" BELOW
TREE PIT. REMOVE AFTER ONE
(1) YEAR. WIRE OR ROPE THROUGH
A HOSE SHALL NOT BE ALLOWED.

STAKE TREES JUST BELOW
FIRST BRANCH USING 2-3"
WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS. CONNECT
FROM TREE TO STAKE OPPOSITE.
ALLOW FOR SOME FLEXING.
REMOVE AFTER ONE (1) YEAR.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/3 OF
ROOTBALL

NTS

DECIDUOUS TREE PLANTING DETAIL

MOUND TO FORM 3" EARTH SAUCER

PLANTING MIX AS SPECIFIED

UNDISTURBED SOIL

12" MIN.

SHALL BE NATURAL IN COLOR.
HARDWOOD BARK MULCH. MULCH
MULCH 3" DEPTH W/ SHREDDED

1/3 OF ROOTBALL.
FOLD DOWN ALL BURLAP FROM TOP 

REMOVE ALL NON-BIODEGRADABLE

6"

NTS
HEDGE PLANTING DETAIL

UNDISTURBED SOIL

SCARIFY SUBGRADE

MATERIALS FROM THE ROOTBALL.

PLANTING MIX, AS SPECIFIED

EARTH SAUCER AROUND SHRUB
NOTES:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY.

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MAINTAIN 2" CLEAR AREA FROM STEM

PLANT MIX, 10-12" DEEP
AS SPECIFIED

MULCH 2" DEPTH W/ SHREDDED
HARDWOOD BARK MULCH. MULCH
SHALL BE NATURAL IN COLOR.

NTS

ORNAMENTAL GRASS PLANTING DETAIL

UNDISTURBED SUBGRADE

ORNAMENTAL GRASSES SPACED
ACCORDING TO PLANTING PLAN

PLANT MIX, 10-12" DEEP
AS SPECIFIED

MULCH 2" DEPTH W/ SHREDDED
HARDWOOD BARK MULCH. MULCH
SHALL BE NATURAL IN COLOR.

NTS

PERENNIAL PLANTING DETAIL

UNDISTURBED SUBGRADE

PERENNIAL PLANTS SPACED
ACCORDING TO PLANTING PLAN

EVERGREEN TREE PLANTING DETAIL
NTS

12" MIN.

STAKE TREES APPROXIMATELY
MID-TRUNK USING 2-3"
WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS. CONNECT
FROM TREE TO STAKE OPPOSITE.
ALLOW FOR SOME FLEXING.
REMOVE AFTER ONE (1) YEAR.

NOTES:

TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY.

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MULCH 3" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
AROUND BASE OF TREE.

USE 3 HARDWOOD STAKES
PER TREE (2"X2"X8').
DRIVE STAKES INTO UNDISTURBED
SOIL 6-8" OUTSIDE ROOTBALL
TO A DEPTH OF 18" BELOW
TREE PIT. REMOVE AFTER ONE
(1) YEAR. WIRE OR ROPE THROUGH
A HOSE SHALL NOT BE ALLOWED.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/3 OF
ROOTBALL

MOUND TO FORM 3" EARTH SAUCER

PLANTING MIX AS SPECIFIED

UNDISTURBED SOIL

2

3

TYPICAL SOD LAWN AREAS, SOWN ON 3" TOPSOIL

RESTORE EXISTING LAWN AREAS W/ HYDROSEED AND MULCH

4' DIA SPADE CUT EDGE W/ 3" SHREDDED BARK MULCH

GROUNDCOVER KEY

4

5

3" DEPTH DOUBLE SHREDDED HARDWOOD BARK MULCH

3/4" - 1 1/2" STONE MULCH, 3-4" DEPTH ON WEED BARRIER

1

GENERAL LANDSCAPE NOTES
1.  LANDSCAPE CONTRACTOR SHALL VISIT SITE, INSPECT EXISTING CONDITIONS
  AND REVIEW PROPOSED PLANTING AND RELATED WORK. IN CASE OF
   DISCREPANCY BETWEEN PLAN AND PLANT LIST, THE PLAN SHALL
   GOVERN QUANTITIES. CONTACT THE LANDSCAPE ARCHITECT WITH ANY
   CONCERNS.
2. THE CONTRACTOR SHALL VERIFY LOCATIONS OF ALL ON-SITE UTILITIES
   PRIOR TO BEGINNING CONSTRUCTION ON HIS/HER PHASE OF WORK. ANY
   DAMAGE OR INTERUPTION OF SERVICES SHALL BE THE RESPONSIBILITY
   OF THE CONTRACTOR.
3. THE CONTRACTOR SHALL COORDINATE ALL RELATED ACTIVITIES WITH
   OTHER TRADES, AND SHALL REPORT ANY UNACCEPTACBLE SITE CONDITIONS
   TO THE OWNER'S REPRESENTATIVE PRIOR TO COMMENCEMENT.
4. PLANTS SHALL BE FULL, WELL-BRANCHED, AND IN HEALTHY VIGOROUS
   GROWING CONDITION.
5. PLANTS SHALL BE WATERED BEFORE AND AFTER PLANTING IS COMPLETE.
6. ALL TREES MUST BE STAKED, FERTILIZED AND MULCHED AND SHALL BE
   GUARANTEED TO EXHIBIT A NORMAL GROWTH CYCLE FOR AT LEAST ONE (1)
   YEAR FOLLOWING PLANTING.
7. ALL MATERIAL SHALL CONFORM TO THE GUIDELINES ESTABLISHED IN THE MOST
   RECENT EDITION OF THE "AMERICAN STANDARDS FOR NURSERY STOCK".
8. CONTRACTOR WILL SUPPLY FINISHED GRADE AND EXCAVATE AS NECESSARY TO
  SUPPLY PLANT MIX DEPTH IN ALL PLANTING BEDS AS INDICATED IN PLANT DETAILS
   AND A DEPTH OF 4" IN ALL LAWN AREAS.
9. PROVIDE CLEAN BACKFILL SOIL, USING MATERIAL STOCKPILED ON-SITE. SOIL
   SHALL BE SCREENED AND FREE OF DEBRIS, FOREIGN MATERIAL, AND STONE.
10. SLOW-RELEASE FERTILIZER SHALL BE ADDED TO THE PLANT PITS BEFORE
   BEING BACKFILLED. APPLICATION SHALL BE AT THE MANUFACTURERS RECOMMENDED
   RATES.
11. AMENDED PLANT MIX (PREPARED TOPSOIL) SHALL CONSIST OF 1/3 SCREENED TOPSOIL,
    1/3 SAND, AND 1/3 "DAIRY DOO" COMPOST, MIXED WELL AND SPREAD TO A DEPTH AS
    INDICATED IN PLANTING DETAILS.
12. ALL PLANTINGS SHALL BE MULCHED WITH SHREDDED HARDWOOD BARK, SPREAD TO
   A DEPTH OF 3" FOR TREES AND SHRUBS, AND 2" ON ANNUALS, PERENNIALS, AND
   GROUNDCOVER PLANTINGS. MULCH SHALL BE FREE FROM DEBRIS AND FOREIGN
   MATERIAL, AND PIECES ON INCONSISTENT SIZE.
13. NO SUBSTITUTIONS OR CHANGES OF LOCATION, OR PLANT TYPE SHALL BE MADE
   WITHOUT THE APPROVAL OF THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE.
14. THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED OF ANY DISCREPANCIES BETWEEN
   THE PLANS AND FIELD CONDITIONS PRIOR TO INSTALLATION.
15. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING ALL PLANT
   MATERIAL IN A VERTICAL CONDITION THROUGHOUT THE GUARANTEED PERIOD.
16. THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE SHALL HAVE THE RIGHT
   TO REJECT ANY WORK OR MATERIAL THAT DOES NOT MEET THE REQUIREMENTS OF
   THE PLANS AND/OR SPECIFICATIONS.
17. THE LANDSCAPE CONTRACTOR SHALL SEED AND MULCH OR SOD (AS INDICATED ON
   PLANS) ALL AREAS DESIGNATED AS SUCH ON THE PLANS, THROUGHOUT THE CONTRACT
   LIMITS. FURTHER, THE CONTRACTOR SHALL BE RESPONSIBLE FOR RESTORING AREAS
   DISTURBED DURING CONSTRUCTION, NOT IN THE CONTRACT LIMITS, TO EQUAL OR
   GREATER CONDITION.
18. ALL LANDSCAPE AREAS SHALL HAVE PROPER DRAINAGE THAT PREVENTS EXCESSIVE
    WATER FROM PONDING ON LAWN AREAS OR AROUND TREES AND SHRUBS.
19. ALL LANDSCAPE AREAS SHALL BE IRRIGATED WITH AN AUTOMATIC UNDERGROUND
   SYSTEM.

Bowhall Red Maple
Acer rubrum 'Bowhall'

TREES

AR 10

PLANT SCHEDULE
QTYKEY BOTANICAL/COMMON NAME SIZE SPACING ROOT

B&BSEE PLAN2.5" CAL

COMMENT

SHRUBS

BX 40 Winter Gem Boxwood
Buxus x m. 'Winter Gem' 30" HT B&B30" OC

GROUNDCOVERS/PERENNIALS

Stella D'Oro Daylily
Hemerocallis 'Stella D'Oro'HS 67 CONT24" OC2 GAL

FULLY BRANCHED HEADS

River Birch
Betula nigraBN 5 B&BSEE PLAN2.5" CAL FULLY BRANCHED HEADS

Black Hills Spruce
Picea glauca 'Densata'PG 14 B&BSEE PLAN6' HT FULLY BRANCHED HEADS

Serbian Spruce
Picea omorikaPO 8 B&BSEE PLAN6' HT FULLY BRANCHED HEADS

Cleveland Select Pear
Pyrus calleryana 'Cleveland Select'PC 3 B&BSEE PLAN2.5" CAL FULLY BRANCHED HEADS

Boulevard Linden
Tilia americana 'Boulevard'TA 8 B&BSEE PLAN2.5" CAL FULLY BRANCHED HEADS

MAINTAIN AS HEDGE

SB 10 Anthony Waterer Spiraea
Spiraea x b. 'Anthony Waterer' 24" HT CONT30" OC

TW 42 Ward's Yew
Taxus x m. 'Wardii' 30" HT B&B30" OC MAINTAIN AS HEDGE

TO 40 Mission Arborvitae
Thuja occidentalis 'Techny' 5' HT B&B48" OC

VC 17 Koreanspice Viburnum
Viburnum carlesii 36" HT B&B36" OC

Japanese Blood Grass
Imperata cylindrica 'Red Baron'IC 29 CONT12" OC1 GAL

LANDSCAPE REQUIREMENTS
EXISTING SITE ZONING:    GC, GENERAL CORRIDOR DISTRICT
EXISTING SITE AREA:      106,410.09 S.F. OR 2.44 ACRES

GREENBELT
1 TREE PER 30 L.F. OF FRONTAGE
REQUIRED:
HURON RIVER DRIVE: 413.43 L.F. / 30 L.F. = 13.78 OR 14 TREES REQUIRED
JARVIS STREET: 221.40 L.F. / 30 L.F. = 7.38 OR 7 TREES

SITE LANDSCAPE REQUIREMENTS
10% OF SITE SHALL BE PROVIDED AS LANDSCAPE
106,410.09 S.F. X 10% = 10,641.00 S.F. REQUIRED
AREA PROVIDED: 68,852.15 S.F.

BUILDING FOUNDATION LANDSCAPE
6 SHRUBS PER 30 L.F., MINIMUM 6' WIDE
REQUIRED:
NORTH AND SOUTH: 100.67 L.F. / 30 X 6 = 20 SHRUBS REQUIRED EACH SIDE
EAST AND WEST: 125.67 L.F. / 30 X 6 = 25 SHRUBS REQUIRED EACH SIDE

5

5

5 4

4

4

4

3

3

3

3

3

3

4

4

2

2

1
1

1

1

APPROXIMATE SOD LIMITS

APPROXIMATE SOD LIMITS

PROPOSED RAIN GARDEN SHALL
BE SEEDED AND MULCHED W/
RAIN GARDEN SEED MIX, SOWN
AT A RATE OF 50 LBS/ACRE

PROPOSED DETENTION BASIN SHALL
BE SEEDED AND MULCHED W/
DETENTION BASIN SEED MIX, SOWN
AT A RATE OF 50 LBS/ACRE

SEED MIX AVAILABLE:
NATIVESCAPE, LLC

NEW ENGLAND ASTER
PALE INDIAN PLANTAIN
BONESET
OX EYE SUNFLOWER
DENSE BLAZINGSTAR
GREAT BLUE LOBELIA
CARDINAL FLOWER
BERGAMOT (BEEBALM)
YELLOW CONEFLOWER
GREEN-HEADED CONEFLOWER
BLACK-EYED SUSAN

RECOMMENDED SEEDING RATE:

WILDFLOWERS

IRONWEED
CULVER'S ROOT
BLUE VERVAIN
OHIO GOLDENROD
CUPPLANT

DETENTION BASIN SEED MIX
*CONTAINS AT LEAST 12 WILDFLOWERS AND 3 GRASSES

GRASSES
BIG BLUESTEM
CANADA WILD RYE
DARK GREEN BULRUSH
INDIAN GRASS
PRAIRIE CORD GRASS

35 LBS/ACRE

PO BOX 122
MANCHESTER, MI 48158
T 517.456.9696

SEED MIX AVAILABLE:
NATIVESCAPE, LLC

NEW ENGLAND ASTER
HEATH ASTER
OX EYE SUNFLOWER
DENSE BLAZINGSTAR
GREAT BLUE LOBELIA
CARDINAL FLOWER
BERGAMOT (BEEBALM)

MOUNTAIN MINT
YELLOW CONEFLOWER
BLACK-EYED SUSAN

RECOMMENDED SEEDING RATE:

WILDFLOWERS

GOLDEN ALEXANDERS
OHIO GOLDENROD
LANCE-LEAVED GOLDENROD
PRAIRIE DOCK

RAIN GARDEN SEED MIX
*CONTAINS 30% WILDFLOWERS, 10% NATIVE GRASSES

GRASSES
BIG BLUESTEM
CANADA WILD RYE
DARK GREEN BULRUSH
INDIAN GRASS
WETLAND SEDGES

50-55 LBS/ACRE

PO BOX 122
MANCHESTER, MI 48158
T 517.456.9696

SMOOTH PENSTEMON

FOWL MANNA GRASS
PRAIRIE CORD GRASS
DEER TONGUE

TEMPORARY GRASSES
SEED OATS
ANNUAL RYE
WINTER WHEAT
AMERICAN SLOUGH GRASS

AND 60% TEMPORARY GRASSES

GENERAL SEED NOTE:
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDRO-SEEDED
WITH SPECIFIED BLENDS, AND STABILIZED WITH WOOD CELLULOSE FIBER MULCH
(2,000 LBS PER ACRE) . IN AREAS SUBJECT  TO EROSION, SEEDED LAWN SHALL
BE FURTHER STABILIZED WHERE NECESSARY WITH BIODEGRADABLE EROSION
BLANKET AND STAKED UNTIL ESTABLISHED. ALL SEED SHALL BE APPLIED OVER A
MINIMUM 3" PREPARED TOPSOIL, AND SHALL BE KEPT MOIST AND WATERED DAILY
UNTIL ESTABLISHED.
SEEDING INSTALLATION SHALL OCCUR ONLY:
SPRING: APRIL1 TO JUNE1
FALL: AUGUST 15 TO OCTOBER 15

GENERAL SOD NOTE:
ALL LAWN AREAS DESIGNATED TO BE SODDED, SHALL BE SODDED WITH
A BLENDED DURABLE BLUEGRASS SOD, TYPICALLY GROWN IN THE REGION. ALL
TURF SHALL BE PLACED ON A MINIMUM 3" PREPARED TOPSOIL, AND WATERED
DAILY UNTIL ESTABLISHMENT.  IN AREAS SUBJECT  TO EROSION, SODDED LAWN
SHALL BE STABILIZED WHERE NECESSARY, AND LAID PERPENDICULAR TO SLOPES
SOD INSTALLATION SHALL OCCUR ONLY:
SPRING: APRIL1 TO JUNE1
FALL: AUGUST 15 TO OCTOBER 15



Ypsilanti Non-Motorized Advisory Committee Meeting Minutes - Thursday, April 7, 2016  
 

1. Call to order - The meeting was called to order at 7:08pm, April 7, 2016 at the Ypsilanti District Library, 229 
West Michigan Avenue. Committee members attending were Tony Bedogne, Martha Cleary and Bob 
Krzewinski.  

2. Introductions 
a. Audience participation/public Input - None 

3. General business  
a. Agenda approval – A motion was made by Martha, seconded by Tony, to approve the agenda, passing 

unanimously.  
b. Approval of February meeting minutes – A motion was made by Tony, seconded by Martha, to approve 

the February meeting minutes, passing unanimously.  
c. Officer reports – Bob gave an update on briefing the Downtown Development Authority (DDA) on 

Committee activities at there March 17th meeting, attending the City Planning Commission meeting on 
March 16th to talk about Committee by-laws changes and attending the April 5th City Council meeting to 
voice Committee support for the Michigan Avenue Border To Border Trail crossing as well as a 
proposed County road millage that also has 20% of funds going to non-motorized issues. 

d. New Committee members  – Bob indicated that DDA members Ben Harrington & Mark Teachout 
(acting as an alternate DDA Committee member) were interested in serving on the Committee.  

4. Old business 
a. 2016 Committee priorities  

 Sidewalks – A letter to the Michigan Department of Transportation (MDOT) on Ferris/Hamilton curb 
cuts has been mailed and waiting a reply.  

 Bike lane additions – There will be a April 20 public meeting for a Forest Avenue bike lane between 
Prospect and Norris Streets, 7pm at the Depot Town Freighthouse.  

 Border To Border (B2B) Trail completion progress – City Council on April 5th approved a funding 
match for the Michigan Avenue HAWK crossing (expected to be completed by late summer). Lena 
Reeves attended the March 15th City Council meeting urging support for a B2B trail routing on the 
west side of the Depot Town Frog Island parking lot. Bob indicated the Washtenaw County Parks & 
Recreation Commission is planning on a field trip in May to the Grove Road area for a B2B 
connection to Ypsilanti Township. Also discussed was a reroute of the on-road B2B in the City if the 
Park Street railroad crossing is closed to traffic.  

 Walk Friendly & Bike Friendly Community applications – Subcommittees working on both 
applications.  

 Pedestrian safety signage – A letter to MDOT letter has been mailed waiting a reply. 
 Committee event participation & education – Bob will send out a message to Committee members 

for a volunteer to staff a Committee information table at the Bike Ypsi Spring Ride (May 1). Bob will 
also update the Bike Bus-Walk Week (May 15-21) activities for 2016 and forward it to Committee 
members.  

 Bike Friendly Business program – Bob will work on business visits. 
 Traffic calming – Bob met with Mark Teachout about drafting a letter to the City from the Committee 

urging traffic calming measures in Depot Town.  
b. I-94/Huron – Huron/Hamilton non-motorized improvements – No updates.  
c. Sidewalk snow removal – Bob will talk with the Mayor about a letter that could be posted at properties 

that are not shoveling sidewalks reminding them of the City ordnance requiring them to do so.  
d. Non-motorized plan – Bonnie Wessler of the Planning Department is continuing to work on the update 

to the City Non-Motorized Plan.  
e. Other – Bob will contact the AAATA on additional bike rack installations for the Transit Center 

improvements planned. Tony gave an update on Eastern Michigan University (EMU) students 
performing traffic counts. Tony also gave an update on the City Capitol Improvements Plan (CIP), 
which will take place every fall, and the inclusion of non-motorized projects in the Plan.  

5. New Business  
a. Planning Department update – Bob obtained an update from the Department prior to the meeting. 
b. Other – Tony indicated that an EMU student is working on a map of all bike racks on the campus. Tony 

will also seek out interested EMU staff for a possible EMU bicycle group for staff and students. Bob will 
research a possible non-motorized plan for the campus.  

6. Other Items – Announcements – None. 
7. Adjournment - A motion was made by Tony, seconded by Martha, to adjourn the meeting, passing 

unanimously. The meeting was adjourned at 8:04pm with the next meeting being held Thursday, May 5, 7pm 
at the downtown Library. 
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