City of Plymouth Planning Commission

Sub-Committee Meeting Agenda

Monday, June 23, 2025 - 7:00 p.m.

City Hall Conference Room

City of Plymouth www.plymouthmi.gov

a0l S. Main Phone 734-453-1234
Plymouth, Michigan 48170

1. CALLTO ORDER
a. Roll Call

2. CITIZENS COMMENTS

3. ZONING AUDIT DISCUSSION

4. ADJOURNMENT

Citizen Comments - This section of the agenda allows up to 3 minutes to present information or raise issues regarding items not on the

agenda. Upon arising to address the Commission, speakers should first identify themselves by clearly stating their name and address.
Comments must be limited to the subject of the item.

Meetings of the City of Plymouth are open to all without regard to race, sex, color, age, national origin, religion, height, weight,
marital status, disability, or any other trait protected under applicable law. Any individual planning to attend the meeting who has
need of special assistance under the Americans with Disabilities Act (ADA) should submit a request to the ADA Coordinator at 734-

453-1234 ext. 234 at least two working days in advance of the meeting. The request may also be submitted via mail at 201 S. Main St.
Plymouth, M1 48170, or email to clerk@plymouthmi.gov.




City of Plymouth Strategic Plan 2022-2026

GOAL AREA ONE - SUSTAINABLE INFRASTRUCTURE

OBIJECTIVES

1. Identify and establish sustainable financial model(s) for major capital projects, Old Village business district,
35! District Court, recreation department, and public safety

2. Incorporate eco-friendly, sustainable practices into city assets, services, and policies; including more

environmentally friendly surfaces, reduced impervious surfaces, expanded recycling and composting

services, prioritizing native and pollinator-friendly plants, encouraging rain gardens, and growing a mature

tree canopy

Partner with or become members of additional environmentally aware organizations

Increase technology infrastructure into city assets, services, and policies

Continue sustainable infrastructure improvement for utilities, facilities, and fleet

Address changing vehicular habits, including paid parking system /parking deck replacement plan, electric

vehicle (EV) charging stations, and one-way street options
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GOAL AREA TWO — STAFF DEVELOPMENT, TRAINING, AND SUCCESSION

OBIJECTIVES

Create a 5-year staffing projection

Review current recruitment strategies and identify additional resources
Identify/establish flex scheduling positions and procedures

Develop a plan for an internship program

Review potential department collaborations

Hire an additional recreation professional

Review current diversity, equity, and inclusion training opportunities
Seek out training opportunities for serving diverse communities
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GOAL AREA THREE - COMMUNITY CONNECTIVITY

OBIJECTIVES

1. Engage in partnerships with public, private and non-profit entities

2. Increase residential/business education programs for active citizen engagement

3. Robust diversity, equity, and inclusion programs

4. Actively participate with multi-governmental lobbies (Michigan Municipal League, Conference of Western
Wayne, etc.)

GOAL AREA FOUR - ATTRACTIVE, LIVABLE COMMUNITY

OBJECTIVES

1. Create vibrant commercial districts by seeking appropriate mixed-use development, marketing transitional
properties, and implementing Redevelopment Ready Communities (RRC) practices

2. Improve existing and pursue additional recreational and public green space opportunities and facilities for
all ages

3. Develop multi-modal transportation plan which prioritizes pedestrian and biker safety

4. Improve link between Hines Park, Old Village, Downtown Plymouth, Plymouth Township, and other
regional destinations

5. Maintain safe, well-lit neighborhoods with diverse housing stock that maximizes resident livability and
satisfaction

6. Modernize and update zoning ordinance to reflect community vision

7. Implement Kellogg Park master plan

2025 Planning Commission Goals
1. Adopt the master plan
2. Complete “quick” zoning ordinance amendments (zoning audit)
3. Complete the multi-family/housing ordinance amendments (MSHDA Grant)
4, Work toward completing a residential compatibility ordinance



Quick Zoning Ordinance Update
Based on the Planning Commission workbooks and discussion, the items below from the Zoning Audit
are included in a quick Zoning Ordinance update.

The items highlighted in yellow have been addressed in subsequent pages.

Update the Schedule of Regulations to specifically define a zero foot minimum front yard setback and 12
foot maximum sethack for the B-2 District.

Make the following changes to comply with state laws, federal laws, and case law:

o Change the notice requirements for special land use to not less than 15 days before the date of the hearing.

o Update Section 78-377 by changing item (c) to state that “Public hearings for an amendment to this title, or the
zoning map, that affects more than ten adjacent properties shall only require notice in a newspaper”, with the
added text in bold, italicized font.

o Amend Section 78-406 for Notices for the Zoning Board of Appeals to reference the not less than 15-day window
by mail and in the newspaper.

o Update regulations in Section 78-296 for religious institutions to comply with the Religious Land Use and
Institutionalized Persons Act (RLUIPA), by eliminating specific landscaping requirements, confirming with the
City Attorney that religious institutions cannot occupy a portion of a multi-tenant building, and examine
allowance of meeting halls, private clubs and related services in the O-1 and B-3 zoning districts.

o Consult with the City Attorney as to whether the Child Care Center and Group Day Care homes with an annual
compliance permit is allowed and whether the current regulations for these uses comply with state licensing
requirements and the Americans with Disabilities Act.

Change outdated references:

o Change the reference when uses are required to “be located only on major or collector thoroughfares as
designated in the city's master plan” to major arterials and major collectors on the National Functional
Classification designation, maintained by the State of Michigan.

o Convert Section 78-133 — Uses Prohibited into performance standards or a required sign off from the Fire
Department.

o Update inconsistent or improper terms including: “special land use” instead of “special use”; “Michigan
Department of Environment, Great Lakes, and Energy” or “EGLE” instead of “Michigan Department of
Environmental Quality” or “MDEQ”"; “religious institution” instead of “church”; and “Community Development
Director” instead of "Building Official”, in most instances.

o Change “tavern” in Section 78-111 — Principal uses permitted in the B-3 Zoning District to “bar/lounge” since
tavern is not used elsewhere.

Allow for modern uses:

o Allow for e-commerce options in the B-1, B-2, ARC and MU Zoning Districts. In those zening districts, the
principal use allowing similar uses has a restriction that, “All businesses establishments shall be retail or
service establishments dealing directly with consumers. All goods produced on the premises shall be
sold at retail from the premises where produced.” The last sentence could be construed to not allow e-
commerce to be part of the business.

Eliminate suburban standards:
o Decrease large minimum lot sizes and setbacks for specific uses: private non-commercial recreational areas,
institutional or community recreation centers or non-profit swimming pool clubs; universities; hospitals;
convalescent or nursing homes; and religious institutions.

Streamline and clarify processes:
o Consider allowing instances where a plot plan, instead of a full site plan application, could be submitted. For
instance, the re-use of an existing building for special land use likely would not necessitate the level of detail
required for a site plan application.



o

O

List those special uses which require site plan review in Article XX.

Place amendment regulations in its own article with specific standards and process descriptions.

Specific sections would include in general, rezonings (map amendments), text amendments and conditional
rezonings.

Pivot section 78-385 to a description of planning commission powers, duties and responsibilities, as enabled by
state law. This section should include: the number of and process for appointing Planning Commission members,
officers, bylaws, meetings, annual report, compliance with the Open Meetings Act, and preparation of a Master
Plan.

Include the Planning Commission’s ability to investigate, require information, place conditions and the time
limitation of their approval into regulations for site plan, special land use and nonconformance approvals.

definitions:

Review all definitions for consistent usage, including “average grade” and “usable floor area.”

Review definitions such as “nuisance” to match, where appropriate, those in other City ordinances, with the
assistance of the City Attorney.

Update all definitions for modern understanding. For instance, “video rental establishments” could be
consolidated into a service use or eliminated.

Remove regulatory language from definitions where possible, such as removing the reference to “one-story” in
the convenience grocery store definition and “separated from each other by a “firewall” from the
townhome/rowhouse definition.

Remove definitions not used outside of Article Il: billboard, delicatessen, mechanical amusement device,
rooming house, mobile home park/manufactured home community (due to exceptions per state law for this
use, consultation with the City Attorney is recommended).

Use graphics to simplify definitions when possible.

Improve organization and navigability:

Consolidate all fence regulations into a single place, with the fence section of the Zoning Ordinance or the City’s

Fence Ordinance.
Consolidate the “Vested Right” sections in Article | and Article XXVII.

Update the Intent of the B-2 Zoning District to reflect the description of the Central Business District Future Land
Use Category in the Master Plan.



Sec. 78-281. Special uses.

(a)  Application. Applications for special use permits authorized in this chapter shall be submitted to the building
official on a form provided by the city. In addition to a complete application form, the applicant is required to
submit a site plan prepared in accordance with article XX, site plan review.

(b)  Procedures.

(1)  The building official shall review the proposed application and site plan to determine if all required
information has been supplied, and, forward the completed application, site plan, and supporting data
to the city planning commission or city commission depending on the special use permit being
requested. Any request for a special use permit made pursuant to section 78-297 of this chapter shall
be approved by the city commission only.

(2)  Upon receipt of the application for a special use permit, the planning commission or city commission,
as specified, shall hold a public hearing in accordance with the notification requirements described
hereafter.

A notice of the public hearing shall be published in at least one newspaper of general circulation and
sent by mail or personal delivery to all persons to whom real property is assessed within 300 feet of the
boundary of the property in question, and to the occupants of all structures within 300 feet. If the
name of the occupant is not known, the term "occupant" may be used in making notification.
Notification need not be given to more than one occupant of a structure, except that if a structure
contains more than one dwelling unit or spatial area owned or leased by different individuals,
partnerships, businesses, or organizations, one occupant of each unit or spatial area shall receive
notice. In the case of a single structure containing more than four dwelling units or other distinct
spatial areas owned or leased by different individuals, partnerships, businesses, or organizations,
notice may be given to the manager or owner of the structure who shall be requested to post the
notice at the primary entrance to the structure.

The notice shall be given not less than five-days-ermorethan-fifteen (15) days before the date the
application will be considered. The notice shall describe the property in question and the nature of the
special use permit request; state the time, date, and location of the public hearing; and, indicate when
and where written comments will be received concerning the request.

(3)  Upon conclusion of the public hearing procedures, the planning commission or city commission, as
specified, may issue a special use permit. Upon approval of a special use, the planning commission or
city commission, as specified, may consider the site plan. A copy of the planning commission's or city
commission's decision, with any conditions or reasons for rejection, shall be sent promptly to the
building official and to the applicant.

(c)  Basis of determinations. The planning commission or city commission, as specified, shall review the proposed
special use in terms of the standards stated within this chapter and shall establish that such use and the
proposed location:

(1)  Will be harmonious and in accordance with the general objectives or any specific objectives of the City
of Plymouth Master Plan.

(2)  Will be designed, constructed, operated, and maintained so as to be harmonious and appropriate in
appearance with the existing or intended character of the general vicinity and will not change the
essential character of the area.

(3)  Will not be hazardous or disturbing to existing or future nearby uses.
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(d)

(e)

(4)  Will be compatible with adjacent uses of land and will promote the use of land in a socially and
economically desirable manner.

(5)  Will be served adequately by essential public services and facilities or that the persons responsible for
the establishment of the proposed use will provide adequately any such service or facility.

{6)  Will not create excessive additional public costs and will not significantly decrease property values of
surrounding properties.

(7)  Will meet all the requirements and standards of this chapter and any other applicable laws, standards,
ordinances, and/or regulations.

Conditions and safequards. The planning commission or city commission, as specified, may impose such
additional conditions and safeguards deemed necessary for the general welfare, for the protection of
individual property rights, and for insuring that the purposes of this chapter and the general spirit and
purpose of the district in which the special use is proposed will be observed. Such conditions shall conform to
the standards found in Act 110 of 2006, as the same may be amended or superseded from time to time. The
planning commission or city commission, as specified, may summarize the conditions of approval on a form
issued by the building official which shall be signed by the chairperson of the planning commission or mayaor
and the applicant.

Voiding and extensions of permit. Unless otherwise specified by the planning commission or city commission,
as specified, any special use permit granted under this section shall be null and void unless the property
owner shall have made application for a building permit within one year from the date of the granting of the
permit. The building official shall give notice by certified mail to the holder of a permit that is liable for
voiding action before voidance is actually declared. Said notice shall be mailed to the permit holder at the
address indicated in said permit. Within 30 days of receipt of notice of voiding of the permit, the applicant
shall have the right to request an extension of the permit from the planning commission or city commission,
as specified. The planning commission or city commission, as specified, may grant an extension thereof for
good cause for a period not to exceed six months.

Reapplication. No application for a special use permit which has been denied wholly or in part shall be
resubmitted until the expiration of one year or more from the date of such denial, except on grounds of
newly discovered evidence or change of conditions found to be sufficient to justify reconsideration by the
planning commission or city commission, as specified.

Revocation of a special use permit. A special use permit may be suspended or revoked according to the
following procedure:

(1) Conditions which may give rise to a suspension or revocation proceeding include, but are not limited
to, the following:

a.  The special approval use was not constructed in conformance with the approved plans, or the
property is not being used in conformance with the approved special use; or the approved special
use is not operational within two years of the date of special use approval; or

b.  Compliance with the special use permit and any conditions have not been consistently
demonstrated and administrative attempts to secure compliance have been unsuccessful; or

C. The special use permit is issued erroneously on the basis of incorrect or misleading information
supplied by the applicant and/or his agent; or

d.  The operation of the use granted by special use permit has created a risk or danger to the public
health, safety, or welfare; or

e.  The special use is a violation of any provisions of this chapter or other city, county, state or
federal regulations.
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(2)

(3)

(6)

If the building official, community development director or designee determines that a condition for
suspension or revocation of the special use permit exists, the building official, community development
director or designee shall prepare a report in writing specifying the specific factual details for the
violation and which support the suspension or revocation of the special use permit.

The building official, community development director or designee shall file the report so prepared
with the city manager, who shall provide a copy to the city commission and serve a copy of such report
upon the permitee or its authorized agent or employee personally or by regular mail and certified mail,
return receipt requested.

After the city manager submits the report to the city commission, the city clerk shall schedule a hearing
within a reasonahle period of time after city commission's receipt of the report to consider the alleged
violation. Notice of the hearing(s) shall be served by the city clerk upon the permitee or its authorized
agent or employee personally or by regular mail and certified mail, return receipt requested not less
than seven (7) days before a scheduled hearing date, and such notice shall advise the permitee of its
right to be represented by legal counsel at the hearing before the city commission.

At all such hearing, the permitee shall have the legal right to defend against the allegations made by
way of confronting any adverse witnesses, by being able to present witnesses in his/her behalf, by
being allowed to present arguments, personally or through legal counsel in his/her own behalf.

The city commission shall prepare a written statement of its findings within 30 days of the conclusion
of all such hearings and shall serve such findings upon the permitee either personally or by regular mail
and certified mail, return receipt requested. If the city commission decides that the special use permit
shall be suspended or revoked, the permitee shall not thereafter conduct, operate or carry on the
business or use for which the special use permit was granted.

(Ord. of 10-6-03; Ord. No. 2014-02, § 2, 1-6-14)
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Sec. 78-377. Public hearings.

In instances where a public hearing is required under this chapter with the planning commission, the zoning
board of appeals, or the city commission, written notice of the public hearing shall be in accordance with the
Michigan Zoning Enabling Act, Public Act 110 of 2006 as amended, MCL 125.3101 et seq., and the Open Meetings
Act, MCL 15.261 et seq. Notice shall be as follows:

(a)

(c)

(d)

Notice content. The notice shall do all of the following:
(1) Describe the nature of the request;

(2) Indicate the property that is the subject of the request. The notice shall include a listing of all
existing street addresses within the property. Street addresses do not need to be created and
listed if no such addresses currently exist within the property. If there are no street addresses,
other means of identification may be used;

(3) State when and where the request will be considered;
(4) Indicate when and where written comments will be received concerning the request.

Notice publication and mailing. Notice shall be published and mailed no less than fifteen (15) days prior
to the public hearing as follows:

(1) Notice of the request shall be published in a newspaper of general circulation in the city.

(2) Notice shall be sent by mail or personal delivery to the owners of property for which approval is
being considered.

(3) Notice shall also be sent to all persons to whom real property is assessed within three hundred
feet of the subject property and to the occupants of all structures within three hundred feet of
the subject property regardless of whether the property or structure is located in the zoning
jurisdiction. Notification need not be given to more than one occupant of a structure, except that
if a structure contains more than one dwelling unit or spatial area owned or leased by different
persons, one occupant of each unit or spatial area shall be given notice. If a single structure
contains more than four dwelling units or other distinct spatial areas owned or leased by
different persons, notice may be given to the manager or owner of the structure, who shall be
requested to post the notice at the primary entrance to the structure. If the name of the
occupant is not known, the term "occupant" may be used for the intended recipient of the
notice.

(4) The notice under subsection (b)(3) of this section is considered to be given when personally
delivered or when deposited during normal business hours for delivery with the United States
Postal Service or other public or private delivery service.

Ordinance amendments and rezoning of more than ten properties. Public hearings for an amendment
to this title, or the zoning map, that affects more than ten adjacent properties shall only require notice
in a newspaper, which shall not be required to indicate the property subject to the request under
subsection (a)(2) of this section, and notice shall not be required to be mailed to individual properties
under subsections (b)(2) and (b)(3) of this section.

Zoning board of appeals interpretations and appeals. Public hearings for ordinance interpretations and
appeals of administrative decisions by the zoning board of appeals shall only require notice in a
newspaper, as required in subsection (a)(2) of this section and if the interpretation or appeal of an
administrative decision involves a specific property, notice shall also be given to the person bringing
the appeal, as required in subsection (b)(2) of this section. Variances shall require full notification
under subsections (b)(1) through (b}(3) of this section.
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Sec. 78-406. Notice.

The zoning board of appeals shall make no recommendation except in a specific case and after a hearing
conducted by such board. The written notice containing the time and place of such public hearing shall be

published and mailed in accordance with Section 78-377. A-written-neotice-efthetime-and-place-ofsuch-public

(Ord. of 10-6-03)
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Sec. 78-42. Special land uses permitted after review and approval.

The following uses may be permitted by the planning commission subject to article 23, the review and
approval of the site plan by the planning commission, and the imposition of special conditions which, in the
opinion of the commission, are necessary to ensure that the land use or activity authorized is compatible with
adjacent uses of land, the natural environment and the capacities of public services and facilities affected by the
land use, and subject further to a public hearing held in accord with section 78-281:

(1)  Churches and other facilities normally incidental thereto subject to section 78-296366.

(2)  Parochial and private elementary, intermediate or secondary schools offering courses in general
education, not operated for profit.

(3) Uses and buildings of the city (without storage yards).

(4)  Group day care home for children subject to section 78-294.

(5) Adult foster care small group home subject to section 78-295.

(6)  Private non-commercial recreational areas, institutional or community recreation centers or non-profit
swimming pool clubs, all subject to the following conditions:

a.

The proposed site, for any of the uses permitted herein, which would attract persons from or are
intended to serve areas beyond the immediate neighborhood, shall have at least one property
line abutting a major thoroughfare as designated on the major thoroughfare plan.

Front, side and rear yards shall be at least 80 feet wide, and shall be landscaped in trees, shrubs
and grass. All such landscaping shall be maintained in a healthy condition.

Off-street parking shall be provided so as to accommodate not less than ¥ of the member
families and/or individual members. The planning commission may recommend the modification
of the off-street parking requirements to the zoning board of appeals in those instances wherein
it is specifically determined that the users will originate from the immediately adjacent areas, and
will, therefore, be pedestrian. Prior to the issuance of a building permit or zoning compliance
permit, bylaws of the organization and such other information of the arganization as determined
by the zoning board of appeals shall be provided in order to establish the membership involved
for computing the off-street parking requirements. In those cases wherein the proposed use or
organization does not have bylaws or formal membership, the off-street parking requirement
shall be determined by the planning commission on the basis of usage.

Whenever a swimming pool is constructed under this chapter, such pool area shall be provided
with a protective fence six feet in height and entry shall be provided by means of a controlled
gate. All pools and accessory uses shall be constructed in accordance with the State Building
Code.

Buildings erected on the premises shall not exceed one-story or 14 feet in height.

All lighting shall be shielded to reduce glare and shall be so arranged as to direct the light away
from all residential lands which adjoin the site.

All parking shall be surfaced as required in the general provisions for off-street parking
requirements.

The off-street parking and general site layout and its relationship to all adjacent lot lines shall be
reviewed by the planning commission, who may impose any reasonable restrictions or
requirements so as to ensure that contiguous residential areas will be adequately protected.

(Supp. No. 66)

Created: 2025-86-10 ©9:19:55 [EST]

Page 1 of 7



(8)

{9)

Colleges, universities and other such institutions of higher learning, public and private, offering courses
in general, technical or religious education and not operated for profit, all subject to the following
conditions:

a.  Any use permitted herein shall be developed only on sites of at least 40 acres in area, and shall
not be permitted on any portion of a recorded subdivision plat.

b.  No building shall be closer than 80 feet to any property line.
Bed and breakfast operations shall be located only on majerercellecterthoreughfares-major

arterials and major collectors as designated on the National Functional Classification
designation, maintained by the State of Michiganin-the-eity's-masterplan and shall further be
subject to section 78-2847.

Accessory buildings and uses customarily incident to any of the above special land uses.

(Ord. of 10-6-03)

Sec. 78-52. Special land uses permitted after review and approval.

The following uses may be permitted by the planning commission subject to section 23, the review and
approval of the site plan by the planning commission, and the imposition of special conditions which, in the
opinion of the commission, are necessary to ensure that the land use or activity authorized is compatible with
adjacent uses of land, the natural environment and the capacities of public services and facilities affected by the
land use, and subject further to a public hearing held in accord with section 78-281:

(1)
(2)

(3)
(4)
(5)
(6)

Churches and other facilities normally incidental thereto subject to section 78-296360.

Parochial and private elementary, intermediate or secondary schools offering courses in general
education, not operated for profit section.

Uses and buildings of the city (without storage yards).
Group day care home for children subject to section 78-294.
Adult foster care small group home subject to section 78-295.

Private non-commercial recreational areas, institutional or community recreation centers or non-profit
swimming pool clubs, all subject to the following conditions:

a.  The proposed site, for any of the uses permitted herein, which would attract persons from or are
intended to serve areas beyond the immediate neighborhood, shall have at least one property
line abutting a major thoroughfare as designated on the major thoroughfare plan.

b.  Front, side and rear yards shall be at least 80 feet wide, and shall be landscaped in trees, shrubs
and grass. All such landscaping shall be maintained in a healthy condition.

c.  Off-street parking shall be provided so as to accommodate not less than % of the member
families and/or individual members. The planning commission may recommend the maodification
of the off-street parking requirements to the zoning board of appeals in those instances wherein
it is specifically determined that the users will originate from the immediately adjacent areas, and
will, therefore, be pedestrian. Prior to the issuance of a building permit or zoning compliance
permit, bylaws of the organization and such other information of the organization as determined
by the zoning board of appeals shall be provided in order to establish the membership involved
for computing the off-street parking requirements. In those cases wherein the proposed use or
organization does not have bylaws or formal membership, the off-street parking requirement
shall be determined by the planning commission on the basis of usage.
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(7)

(8)

(9)

d.  Whenever a swimming pool is constructed under this chapter, such pool area shall be provided
with a protective fence six feet in height and entry shall be provided by means of a controlled
gate and in accordance with the state building codes.

g Buildings erected on the premises shall not exceed one-story or 14 feet in height.

f. All parking shall be surfaced as required in the general provisions for off-street parking
requirements.

g. The off-street parking and general site layout and its relationship to all adjacent lot lines shall be
reviewed by the planning commission, who may impose any reasonable restrictions or
requirements so as to ensure that contiguous residential areas will be adequately protected.

Colleges, universities and other such institutions of higher learning, public and private, offering courses
in general, technical or religious education and not operated for profit, all subject to the following
conditions:

a.  Anyuse permitted herein shall be developed only on sites of at least 40 acres in area, and shall
not be permitted on any portion of a recorded subdivision plat.

b.  No building shall be closer than 80 feet to any property line.

Bed and breakfast operations shall be located only on majererestecterthoreughfares-major
arterials and major collectors as designated on the National Functional Classification

designation, maintained by the State of Michigan inthecity's masterplan-and shall further be

subject to section 78-2847.

Accessory buildings and uses customarily incident to any of the above special land uses.

(Ord. of 10-6-03; Ord. No. 2012-04, § 5, 11-5-12)

Sec. 78-181. Principal uses permitted.

(a)  Inthe mixed use district, no building or land shall be used and no building shall be erected except for one or
more of the following specified uses unless otherwise provided in this chapter:

(1) One-family detached dwellings.
(2)  Two-family dwellings.
(3) Home occupation, subject to the following:
a. No home occupation shall be permitted that:
1.  Changes the outside appearance of the dwelling and/or property.
2. Creates noise, vibration, glare, fumes, odors or results in electrical interference, or
becomes a nuisance.
3. Results in outside storage or display of anything including signs except for nameplate as
may otherwise be allowed herein.
4.  Requires the employment of anyone in the home other than the dwelling occupant.
5.  Requires exterior building alterations to accommodate the occupation.
6.  Occupies more than 25 percent of the floor area of the dwelling or utilizes a garage or
other accessory building.
Created: 2025-86-10 ©9:19:55 [EST]
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/8 Requires parking for customers that cannot be accommodated on the existing driveway
and/or not exceeding one parking space at curbside on the street.

8. Requires the delivery of goods or the visit of customers before 7:00 a.m. or after 8:00 p.m.

The following are permitted home occupations provided they do not violate any of the provisions
of subsection (3)a of this section:

1: Dressmaking, sewing and tailoring.

Painting, sculpturing, writing or photography.

Telephone answering.

Home crafts, such as model making, rug weaving and lapidary work.
Teaching or music lessons limited to four students at a time.
Computer operations.

Salesperson's office or home office of a professional person.

Laundering and ironing.

LSS 2

Repair of clocks, instruments or other small appliances which do not create a nuisance due
to noise, vibration, glare, fumes, odors or results in electrical interference.

10. Day care home (family).

The following are prohibited as home occupations:
1. Barbershops and beauty parlors.

2. Dance studios.

3. Private clubs.

&

Repair shops which may create a nuisance due to noise, vibration, glare, fumes, odors or
electrical interference.

Restaurants.
Stables or kennels.

Tourist homes.

e N &

Automobile repair or paint shops.

Any proposed home occupation that is neither specifically permitted by subsection (3)b of this
section nor specifically prohibited by subsection (3)c of this section shall be considered a special
use and be granted or denied upon consideration of those standards contained in subsection (3)a
of this section and under the procedures specified in section 78-281.

Home occupation permits shall be limited to the applicant who legally resides in the residence.

(4) Churches and other facilities normally incidental thereto subject to the following conditions:

d.

Buildings of greater than the maximum height allowed in Article XVII of this chapter may be
allowed provided front, side and rear yards are increased above the minimum required yards by
one foot for each foot of building height that exceeds the maximum height allowed and in no
instance shall a principal building be set back less than 15 feet from abutting properties zoned for
residential use.

Non-profit day care centers may be located in a church building as an accessory use to a church.

(Supp. No. 66)
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(5)  Public, parochial and private intermediate or secondary schools offering courses in general education,
not operated for profit.

(6)  Utility and public service buildings and uses (without storage yards), when operating requirements
necessitate the locating of such building within the district in order to serve the immediate vicinity.

(7)  Uses and buildings of the city (without storage yards).

(8)  Day care home (group) for children subject to the following conditions:

a.  Such facility shall have received a state license to operate prior to seeking a special use permit
under this chapter.

b.  Notless than 400 square feet of outdoor play area per child shall be provided on the site. The
play area shall not occupy a front yard.

C. Screening and fencing of outdoor play area shall be provided as required by the planning
commission.

d.  Parking shall be provided to allow for direct drop-off and pick-up of children without requiring
children to cross public streets.

(9) Day care homes for adults subject to the following conditions:

a. Not more than six persons other than the full-time occupants of the dwelling may be cared for in
any one dwelling.

b.  No overnight accommodations shall be provided.

& Such facility shall not provide nursing or medical care.

d.  Parking shall be provided to allow direct drop-off and pick-up of adults without such adults
having to cross public streets.

e. Fencing of yards utilized for recreation or outdoor activities shall be provided.

(10) Private non-commercial recreational areas, institutional or community recreation centers, and non-
profit swimming pool clubs, all subject to the following conditions:

a.  The proposed site, for any of the uses permitted herein, which would attract persons from or are
intended to serve areas beyond the immediate neighborhood, shall have at least one property
line abutting a major thoroughfare as designated on the major thoroughfare plan.

b.  Front, side and rear yards shall be at least 80 feet wide, and shall be landscaped in trees, shrubs
and grass. All such landscaping shall be maintained in a healthy condition.

C. Off-street parking shall be provided so as to accommodate not less than % of the member
families and/or individual members. The planning commission may recommend the modification
of the off-street parking requirements to the zoning board of appeals in those instances wherein
it is specifically determined that the users will originate from the immediately adjacent areas, and
will, therefore, be pedestrian. Prior to the issuance of a building permit or zoning compliance
permit, bylaws of the organization and such other information of the organization as determined
by the zoning board of appeals shall be provided in order to establish the membership involved
for computing the off-street parking requirements. In those cases wherein the proposed use or
organization does not have hylaws or formal membership, the off-street parking requirement
shall be determined by the planning commission on the basis of usage.

d. Whenever a swimming pool is constructed under this chapter, such pool area shall be provided
with a protective fence six feet in height and entry shall be provided by means of a controlled
gate.
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e. Buildings erected on the premises shall not exceed one-story or 14 feet in height.

f. All lighting shall be shielded to reduce glare and shall be so arranged as to direct the light away
from all residential lands which adjoin the site.

g.  All parking shall be surfaced as required in the general provisions for off-street parking
requirements.

h.  The off-street parking and general site layout and its relationship to all adjacent lot lines shall be
reviewed by the planning commission, who may impose any reasonable restrictions or
requirements so as to ensure that contiguous residential areas will be adequately protected.

(11) Bed and breakfast operations shall be located only on major-orcollector-thersughfaresmajor
arterials and major collectors as designated on the National Functional Classification
designation, maintained by the State of Michigan inthe-eitys+asterplan-and shall further be
subject to city licensing provisions. Bed and breakfast operations shall further be subject to the
following:

a.  Such dwellings shall meet all applicable codes and ordinances of the city, county and state.

b.  Floor plans drawn to scale of all floors to be utilized for bed and breakfast activities shall be
submitted to the city.

c: Buildings shall be suitable in character for the use proposed and shall not be cause for a change
in character of the neighborhood.

d.  The dwelling shall be a building with not more than six sleeping rooms available for guests of the
bed and breakfast dwelling.

e.  There shall be no separate cooking facilities provided for the bed and breakfast occupants.
Meals, other than those served as a part of the normal operation of the househaold, shall be
served only to occupants of the bed and breakfast facility.

f. Approved smoke detectors shall be provided in individual sleeping units and in common
hallways.

g Emergency egress lighting to assure continued illumination for a duration of not less than one
hour in case of emergency or primary power loss.

h.  Anapproved fire extinguisher in the common hallway accessible to all occupants.

i Every sleeping unit shall have at least one operable window approved for emergency egress or
rescue, except where the sleeping unit is provided with a door to a corridor having access to two
remote exits in opposite directions.

j Occupancy shall be of a transient nature for periods not to exceed one week in duration in any
one month by any transient occupant. A guest registry indicating name, address, phone number
and vehicle license number, shall be kept indicating dates of arrival and departure of guests and
shall be available to the city for inspection upon request.

k. One unlighted wall sign not exceeding six square feet in area may be provided. Such wall sign
shall not be an awning, changeable copy or channel letter sign. Bed and breakfast operations
shall not be permitted freestanding signs.

Off-street parking shall be provided based upon one space for each rental room and one space
for the operator of the facility. It is the city's intent to not encourage yards to be destroyed,
landscaping removed or the integrity of the neighborhood altered in order to provide parking. In
those instances where parking requirements cannot be met, the applicant may request special
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consideration from the planning commission. In such a case the applicant shall submit an analysis
of parking required and parking provided within a 300-foot radius of the subject parcel. After
analyzing this data, the planning commission may lower the number of the required parking
spaces based on the fact that sufficient off-street parking exists in the neighborhood.

m.  Such bed and breakfast dwelling shall not be located within two 200 feet as measured from the
nearest property lines of another such facility.

(12) Accessory buildings and uses customarily incident to any of the above permitted uses.

(b)  Regquired conditions. All dwelling units shall be reviewed by the building official subject to the following
conditions:

(1)

(2)

(3)

(4)

(5)

(6)

(7)
(8)

Dwelling units shall conform to all applicable city codes and ordinances and state and federal
requirements with respect to the construction of the dwelling.

Dwelling units shall be permanently attached to a perimeter foundation. In instances where the
applicant elects to set the dwelling on piers or other acceptable foundations which are not at the
perimeter of the dwelling, then a perimeter wall shall also be constructed. Any such perimeter wall
shall be constructed of durable materials and shall also meet all local requirements with respect to
materials, construction and necessary foundations below the frost line. Any such wall shall also provide
an appearance which is compatible with the dwelling and other homes in the area.

Dwelling units shall be provided with exterior finish materials similar to the dwelling units on adjacent
properties or in the surrounding residential neighborhood.

Dwelling units shall be provided with roof designs and roofing materials similar to the dwelling units on
adjacent properties or in the surrounding residential neighborhood.

Dwelling units shall be provided with an exterior building wall configuration which represents an
average width to depth or depth to width ratio which does not exceed three to one, or is in reasonable
conformity with the configuration of dwelling units on adjacent properties or in the surrounding
residential neighborhood.

The dwelling shall contain storage capability in a basement located under the dwelling, in an attic area,
in closet areas, or in a separate structure of standard construction similar to or of better quality than
the principal dwelling, which storage area shall be equal to ten percent of the square footage of the
dwelling or 100 square feet, whichever is less.

Any such dwelling shall be anchored by an anchoring system approved by the city.

The building official may request a review by the planning commission of any dwelling unit with respect
to subsections (3), (4), and (5) of subsection 78-181(b). The building official or planning commission
shall not seek to discourage architectural variation, but shall seek to promote the reasonable
compatibility of the character of dwelling units, thereby protecting the economic welfare and property
value of surrounding residential uses and the city at large. In reviewing any such proposed dwelling
unit, the building official may require the applicant to furnish such plans, elevations and similar
documentation as is deemed necessary to permit a complete review and evaluation of the proposal.
When comparing the proposed dwelling unit to similar types of dwelling areas, consideration shall be
given to comparable types of homes within 300 feet. If the area within 300 feet does not contain any
such homes, then the nearest 25 similar type dwellings shall be considered.

(Ord. of 10-6-03; Ord. No. 2020-01, 3-2-20)

Created: 2025-86-10 ©9:19:57 [EST]

(Supp. No. 66)

Page 7 of 7



Sec. 78-111. Principal uses permitted.

In a B-3, general business district, no building or land shall be used and no building shall be erected except
for one or more of the following specified uses unless otherwise provided in this chapter.

Permitted uses:

(1)

(2)

(3)
(4)
(5)
(6)
(7)

(8)

(9)

(10)
(11)
(12)

(13)
(14)
(15)

(16)
(17)

Office buildings for any of the following occupations: governmental, executive, administrative,
professional, accounting, writing, clerical, stenographic, drafting, sales, post offices and public utility
offices.

Medical office, dental office, physical therapy and chiropractic office; including clinics. Professional
offices of lawyers, architects, engineers, and similar or allied professions.

Child care centers and nursery schools.
Private clubs and lodge halls.

Off-street parking lots and parking facilities.
Meeting halls and related services.

Any generally recognized retail business which supplies commodities on the premises, for persons
residing in adjacent residential areas such as: groceries, meats, dairy products, baked goods or other
foods, drugs, dry goods and notions or hardware.

Restaurants not serving alcoholic beverages, sit-down restaurants, carry-out restaurants or other
places serving food except those having the character of a drive-in, or having a drive-through
component. Restaurants-netservingalcoholic-beveragesineluding-carpy-outrestavrants-andsi
rastaurants.

Any personal service establishment which performs services on the premises for persons residing in
adjacent residential areas, such as: shoe repair, dry cleaning shops, tailor shops, beauty parlors,
barbershops. Any service establishment of an office-showroom or workshop nature of an electrician,
decorator, dressmaker, tailor, shoemaker, baker, commercial printing/copying, upholsterer, or an
establishment doing radio, television or home appliance repair, photographic reproduction, and similar
establishments that require a retail adjunct and of no more objectionable character than the
aforementioned subject to the following provision: No more than five persons shall be employed at
any time in the fabrication, repair and other processing of goods.

Large box retail uses (over 70,000 square feet).

Home improvement centers.

Regional shopping centers containing multi-tenant spaces totaling greater than 50,000 square feet.
Theaters or assembly halls when completely enclosed.

Banks, credit unions, savings and loan associations, and other financial institutions including drive-
through facilities, drive-through branches, 24-hour automatic tellers.

Municipal buildings and governmental offices.

Offices and showrooms of plumbers, electricians, decorator or similar trades, in connection with which
not more than 25 percent of the floor area of the building or part of the building occupied by the
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(18)
(19)
(20)

(21)
(22)

(23)
(24)

(25)
(26)
(27)

(28)
(29)
(30)

establishment is used for making, assembling, remodeling, repairing, altering, finishing, or refinishing
its products or merchandise; and provided that the ground floor premises facing upon, and visible from
any abutting street shall be used only for entrances, offices, or display. All storage of material on any
land shall be within the confines of the building or part thereof occupied by the establishment.

Newspaper offices and printing shops.
Funeral homes.

Storage facilities when incident to and physically connected with any principal use permitted, provided
that such facility is within the confines of the building or part thereof occupied by such establishment.

Bus passenger stations.

Governmental offices or other governmental uses; public utility offices, exchanges, transformer
stations, pump stations, and service yards, but not including outdoor storage.

Self-service laundry and dry cleaning establishments.

Bowling alleys, indoor archery range, indoor tennis courts or similar forms of indoor commercial
recreation.

Pool or billiard parlor or club.
Video rental establishments.

Storage of materials or goods to be sold at retail provided such storage is within a building or is
enclosed as not to be visible to the public from any abutting non-industrial district or public street.

Other uses which are similar to the above uses.
Accessory structures customarily incident to the above permitted uses.

Residential uses shall be permitted provided such living units are located on the second floor or above.

(Ord. of 10-6-03; Ord. No. 2013-04, § 4, 10-7-13; Ord. No. 2013-06, § 3, 10-21-13)

Sec. 78-112. Special land uses permitted after review and approval.

The following uses may be permitted by the planning commission subject to article XXIlI, the review and
approval of the site plan by the planning commission, and the imposition of special conditions which, in the
opinion of the commission, are necessary to ensure that the land use or activity authorized is compatible with
adjacent uses of land, the natural environment and the capacities of public services and facilities affected by the
land use, and subject further to a public hearing held in accord with section 78-281:

(1) New and used automobile sales including outdoor auto sales, paint and bump shops, and auto service
subject to the provisions of sections78-288 and 78-290.

(2) Motels, and extended stay motels subject to the provisions of section 78-291.

(3) Drive-in restaurants, or drive-through restaurant or open front restaurants subject to section 78-286.

(4) Commercial outdoor recreation for children's amusement parks, miniature golf courses, and other
similar uses.

(5) Nursery for the retail sale of plant materials not grown on the site, and sales of lawn furniture,
playground equipment and garden supplies subject to the provisions of section 78-289.

(6)  Building and lumber supply stores having outdoor storage and sales.

(7)  Automobile car wash establishments subject to the provisions of section 78-294.
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(8) Gasoline service station and associated sale of convenience goods, subject to the provisions of section
78-288.

(9)  Automobile convenience mart, subject to the provisions of section 78-288.

(10) Auto repair (minor and major) and servicing and auto body repair.

(11) Adult-oriented commercial enterprises and specific services subject to section 78-282.
(12) Bars and lounges or restaurants serving alcohol subject to the following:

a.  Thebar, lounge, or restaurant serving alcohol shall be restricted to a specific size and square
footage. Any increase in square footage or expansion of restaurant operations which serve
alcoholic beverages shall be subject to a new or amended special use permit.

b.  The community development director shall request a report from the city's director of public
safety regarding the possible impacts of the establishment serving alcoholic beverages. The
planning commission shall consider their report in their evaluation of the request for special land
use approval.

(Ord. of 10-6-03; Ord. No. 2013-04, § 4, 10-7-13)
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Sec. 78-91. Principal uses permitted.

In a B-1, local business district, no building or land shall be used and no building shall be erected except for
one or more of the following specified uses unless otherwise provided in this chapter.

Permitted uses:

(1)

(2)

(15)

Office buildings for any of the following occupations: governmental, executive, administrative,
professional, accounting, writing, clerical, stenographic, drafting, sales, post offices and public utility
offices.

Medical office and dental office, including clinics.

Banks, credit unions, savings and loan associations, and other financial institutions including drive-
through facilities, drive-through branches, and/or 24-hour automatic tellers.

Private clubs and lodge halls.
Off-street parking lots.
Meeting halls and related services.

Any generally recognized retail business which supplies commodities on the premises, for persons
residing in adjacent residential areas such as: convenience grocery stores, groceries, meats, dairy
products, baked goods or other foods, drugs, dry goods and notions or hardware.

Any personal service establishment which performs services on the premises for persons residing in
adjacent residential areas, such as: shoe repair, dry cleaning shops, tailor shops, beauty parlors,
barbershops. Any service establishment of an office-showroom or workshop nature of an electrician,
decorator, dressmaker, tailor, shoemaker, baker, commercial printing/copying, upholsterer, or an
establishment doing radio, television or home appliance repair, photographic reproduction, and similar
establishments that require a retail adjunct and of no more objectionable character than the
aforementioned subject to the following provision: No more than five (5) persons shall be employed at
any time in the fabrication, repair and other processing of goods.

Restaurants not serving alcoholic beverages, sit-down restaurants, carry-out restaurants or other
places serving food except those having the character of a drive-in, or having a drive-through
component.

Video rental establishments.
Veterinary clinic.
Neighborhood retail plaza containing multi-tenant spaces totaling less than 50,000 square feet.

Professional offices of physicians, lawyers, dentists, chiropractors, architects, engineers, and similar or
allied professions.

Other uses similar to the above and subject to the following restrictions:

a.  All business establishments shall be retail or service establishments dealing directly with

consumers. Al-goedsproduced-en-the-premisesshall-pesoldatretai-or-thepremise

produead:

b.  All business, servicing, or processing, except off-street parking or loading, shall be conducted
within completely enclosed buildings.

Accessory structures, uses and signs customarily incident to the above permitted uses and subject to all
requirements of this chapter.
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(16)

Residential uses shall be permitted provided such living units are located on the second floor or above.

(Ord. of 10-6-03; Ord. No. 2013-04, § 2, 10-7-13; Ord. No. 2013-06, § 2, 10-21-13)

Sec. 78-101. Principal uses permitted.

In a B-2, central business district, no building or land shall be used, and no building shall be erected except
for one or more of the following specified uses, unless otherwise provided in this chapter.

Permitted uses:

(1)

(2)

(3)
(4)
(5)
(6)
(7)

(8)

Any generally recognized retail establishment which supplies commodities on the premises within a
completely enclosed building.

Any personal service establishment which performs services on the premises within a completely
enclosed building.

Standard restaurants and carry out restaurants not serving alcoholic beverages.
Hotels and motels.

Theaters or assembly halls when completely enclosed.

Offices and office buildings of an executive, administrative or professional nature.

Banks, credit unions, savings and loan associations, and other financial institutions including drive-
through facilities, drive-through branches, and/or 24-hour automatic tellers.

Child care centers and nursery schools.

(9) Municipal buildings and governmental offices.

(10) Any service establishment of an office-showroom nature provided that the ground floor premises
facing upon, and visible from any abutting street shall be used only for entrances, offices, or display. All
storage of material on any land shall be within the confines of the building or part thereof occupied by
the establishment.

(11) An establishment at which instruction is given in a particular discipline.

(12) Funeral homes.

(13) Storage facilities, when incidental to and physically connected with any principal use permitted,
provided that such facility is within the confines of the building or part thereof occupied by such
establishment.

(14) Parking facilities except private surface parking lots.

(15) Other uses which are similar to the above and subject to the following restrictions:

a.  All businesses establishments shall be retail or service establishments dealing directly with
consumers. Al-goodsproduced-onthe premisesshall-besold-at-retail-from-the premises-where
aroeteads

b.  All business, servicing, or processing except for off-street parking or loading, shall be conducted
within completely enclosed buildings.

£ Outdoor storage of commodities shall be expressly prohibited.

(16) Residential uses shall be permitted provided such living units are located on the second floor or above.
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(Ord. of 10-6-03; Ord. No. 2007-01, § 2, 5-21-07; Ord. No. 2011-04, § 1, 5-2-11; Ord. No. 2013-04, § 3, 10-7-13;
Ord. No. 22-04, 12-19-22)

Sec. 78-182. Uses permitted subject to special conditions.

(a) The following uses may be permitted by the planning commission subject to the conditions hereinafter
imposed for each use, including the review and approval of the site plan by the planning commission, and
the imposition of special conditions which, in the opinion of the commission, are necessary to ensure that
the land use or activity authorized is compatible with adjacent uses of land, the natural environment and the
capacities of public services and facilities affected by the land use, and subject further to a public hearing
held in accord with section 78-281:

(1)  Multiple-family dwellings.

(2)  Office buildings for any of the following occupations: governmental, executive, administrative,
professional, accounting, writing, clerical, stenographic, drafting, sales, post offices and public utility
offices.

(3) Medical office or dental office, including clinics.

(4)  Facilities for human care such as convalescent homes.

(5)  Banks, credit unions, savings and loan associations, including drive-through facilities, and similar uses.

(6)  Private clubs and lodge halls.

(7)  Off-street parking lots.

(8)  Business schools or private schools operated for profit.

(9)  Clinics and veterinary facilities provided there are no outdoor animal runs or other outdoor facilities for
animals.

(10) Meeting halls and related services.

(11) Other uses similar to the above uses.

(12) Accessory structures and uses customarily incident to the above permitted uses.

(13) Any generally recognized retail business which supplies commodities on the premises, for persons
residing in adjacent residential areas such as: groceries, meats, dairy products, baked goods or other
foods, drugs, dry goods and notions or hardware.

(14) Any personal service establishment which performs services on the premises for persons residing in
adjacent residential areas, such as: shoe repair, dry cleaning shops, tailor shops, beauty parlors,
barbershops, banks and savings and loan offices. Any service establishment of an office-showroom or
workshop nature of an electrician, decorator, dressmaker, tailor, shoemaker, baker, printer,
upholsterer, or an establishment doing radio, television or home appliance repair, photographic
reproduction, and similar establishments that require a retail adjunct and of no more objectionable
character than the aforementioned subject to the following provision: No more than five persons shall
be employed at any time in the fabrication, repair and other processing of goods.

(15) Restaurants, or other places serving food, except those having the character of a drive-in.

(16) Professional offices of physicians, lawyers, dentists, chiropractors, architects, engineers, and similar or
allied professions.

(17) Other uses similar to the above and subject to the following restrictions:
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a.  All business establishments shall be retail or service establishments dealing directly with

consumers, AHl-geedsproduced-onthe premisesshat-besolaatretat-onthepremise

b.  All business, servicing or processing except off-street parking or loading, shall be conducted
within completely enclosed buildings.

(18) Accessory structures, uses and signs customarily incidental to the above permitted uses and subject to
all requirements of this chapter.

(Ord. of 10-6-03)
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Sec. 78-21. Definitions.

The following words, terms and phrases, when used in this chapter, shall have the meanings ascribed to
them in this section, except where the context clearly indicates a different meaning:

Accessory use or accessory means a use which is clearly incidental to, customarily found in connection with, and
located on the same zoning lot, unless otherwise specified, as the principal use to which it is related. When the
word "accessory" is used in this text, it shall have the same meaning as accessory use. An accessory use includes,
but is not limited to, the following:

(1) Garages, storage sheds, radio/television antennae.

(2) Outdoor swimming pools, hot tubs and saunas for the use of the occupants of a residence, or their
guests.

(3) Domestic or agricultural storage in a barn, shed, tool room or similar accessory building or other
structure.

(4) Storage of merchandise normally carried in stock in connection with a business or industrial use, unless
such storage is excluded in the applicable district regulations.

(5) Storage of goods used in or produced by industrial uses or related activities, unless such storage is
excluded in the applicable district regulations.

(6) Accessory off-street parking spaces, open or enclosed, subject to the accessory off-street parking
regulations for the district in which the zoning lot is located.

(7)  Uses clearly incidental to a main use such as but not limited to: offices of an industrial or commercial
complex located on the site of the commercial or industrial complex.

(8) Accessory off-street loading, subject to the off-street loading regulations for the district in which the
zoning lot is located.

(9)  Accessory signs, subject to the sign regulations for the district in which the zoning lot is located.

(10) Common household gardening in a residential district when located only in the rear yard and/or non-
required side yard areas. For purposes of this chapter, common household gardening shall include the
growing of fruits and vegetables for consumption solely by members of the family residing in the
dwelling unit located on the same zoning lot.

(11) Solar panels, private wind energy conversion systems, television reception antennas and air
conditioning units, and satellite dish antennas.

Acoustic music means music that is solely or primarily uses instruments that produce sound through acoustic
means, as opposed to electric or electronic means.

Adult foster care facility. A state-licensed establishment that provides foster care to adults. It includes facilities and
foster care homes for adults who are aged, mentally ill, developmentally disabled, or physically handicapped who
require supervision on an ongoing basis but who do not require continuous nursing care. An adult foster care
facility does not include convalescent or nursing homes, homes for the aged, hospitals, alcohol or substance abuse
rehabilitation center, residential centers for persons released from or assigned to a correctional facility, or any
other facilities which have been exempted from the definition of adult foster care facility by the Adult Foster Care
Facility Licensing Act, MCL 400.701, et. seq.; MSA 16.610 (61), et. seq., as amended. The following additional
definitions shall apply in the application of this chapter:

(1)  Adult foster care small group home: An owner-occupied facility with the approved capacity to receive
12 or fewer adults who are provided supervision, personal care, and protection in addition to room and
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board, for 24 hours a day, five or more days a week, and for two or more consecutive weeks for
compensation.

(2)  Adult foster care large group home: A facility with approved capacity to receive at least 13 but not
more than 20 adults to be provided supervision, personal care, and protection in addition to room and
board, 24 hours a day, five or more days a week, and for two or more consecutive weeks for
compensation.

(3)  Adult foster care family home: A private residence with the approved capacity to receive six or fewer
adults to be provided supervision, personal care, and protection in addition to room and board, 24
hours a day, five or more days a week and for two or more consecutive weeks for compensation. The
adult foster care family home licensee must be a member of the household and an occupant of the
residence.

(4)  Adult foster care congregate facility: An adult foster care facility with the approved capacity to receive
more than 20 adults to be provided with foster care.

Alley means any dedicated public way affording a secondary means of access to abutting property, and not
intended for general traffic circulation.

Alteration means any change, addition or modification in construction, type of occupancy or in the structural
members of a building (such as walls or partitions, columns, beams or girders), the consummated act of which may
be referred to herein as "altered" or "reconstructed."

Apartment means a suite of rooms in a multiple-family building arranged and intended for a place of
residence of a single-family or a group of individuals living together as a single housekeeping unit.

Apartment, efficiency, is a dwelling unit consisting of not mare than one room in addition to a kitchen and
necessary sanitary facilities.

Apartment, one-bedroom unit, is a dwelling unit containing a minimum floor area of at least 450 square feet,
consisting of not more than three rooms in addition to a kitchen and necessary sanitary facilities.

Apartment, two-bedroom unit, is a dwelling unit containing a minimum floor area of at least 600 square feet,
consisting of not more than four rooms in addition to a kitchen and necessary sanitary facilities.

Apartment, three-or-more bedroom unit, is a dwelling unit wherein for each room in addition to the four
rooms permitted in a two-bedroom unit, there shall be provided an additional area of 150 square feet to the
minimum floor area of 600 square feet.

Arcade means a building or structure, or any part thereof, which is devoted to the commercial use of
amusement devices, pinball machines, electronic tables featuring pool, billiards, bowling, basketball, football, or
the like, or electronic games of skill or dexterity utilizing video tapes or video screen or T.V. adaptations, etc,,
automatic sport devices or tables or similar activities for hire, or for amusement.

Architectural features include,but shall not be limited to steps, window sills, belt courses, brick and/or
wrought iron wing walls, chimneys, architraves, pediments, and other similar features.

Attic, finished means the area between the roof framing and the ceiling of the rooms below which has been
made occupiable through the use of permanent stairs. No finished attics may exceed % of the floor area of the
story below.

Automobile convenience mart. A place where gasoline, motor oil, lubricants, or other minor accessories are
retailed directly to public on the premises or in combination with the retailing of items typically found in a
convenience market, carry out restaurant or supermarket.

Automobile repair, major, means the general repair, engine rebuilding, rebuilding or reconditioning of motor
vehicles; collision service, such as body, frame or fender straightening and repair; and painting of automobiles.
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Automobile repair, minor, means repairs other than major repair including engine tune-up, muffler shops,
shock absorber replacement shops, undercoating shops and tire stores.

Average grade means the average elevation of the ground level measured within the front, side, or rear yard,
within which a deck patio or terrace is located.

Basement means that portion of a building which is partly or wholly below grade but so located that the
vertical distance from the average grade to the floor is greater than the vertical distance from the average grade to
the ceiling. A basement shall not be counted as a story.

Story

Average Grade

‘Basement|

If "A" is less than "B" If "A" is greater than "B"
then "C" is a basement. then "C" is a story.

Basement & Story

Bed and breakfast operations provide overnight accommodations and a morning meal in a dwelling unit
provided to transient guests for compensation. The bed and breakfast operation shall be subordinate to the single-
family use of the dwelling by the owner or primary renter of the premises.

Berm, obscuring, means an earthen mound of definite height and location to serve as an obscuring device in
carrying out the requirements of this chapter.

Block means the property abutting one side of a street and lying between the two nearest intersecting
streets (crossing or terminating), or between the nearest such street and railroad right-of-way, un-subdivided
acreage, lake, river or live stream; or between any of the foregoing and any other barrier to the continuity of
development, or corporate boundary lines of the city.

Building means any structure, either temporary or permanent, having a roof supported by columns or walls,
and intended for the shelter, or enclosure of persons, animals, chattels, or property of any kind, excluding play
structures.

Building height
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Building, main or principal, means a building in which is conducted the principal use of the lot on which it is

situated.

CBD means the central business district of the city.

Change of use means an alteration of a lot, parcel, or use which is an intensification of land use which

requires additional parking or loading and the submittal of a site plan application.
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Child care center: A state-licensed facility, other than a private residence, receiving one or more children for
care and supervision for periods less than 24 hours, and where the parents or guardians are not immediately
available to the child.

Children's amusement park means an outdoor facility with devices for entertainment of small children
including rides, games and items for sale.

Church, synagogue, temple, mosque, or similar religious facility: Any structure wherein persons regularly
assemble for religious activity.

Club means an organization of persons for special purposes or for the promulgation of sports, arts, sciences,
literature, politics, or the like, but not operated for profit.

Condominium is a building or group of buildings in which individual portions thereof are owned by or offered
for sale to separate entities, with common elements owned jointly as prescribed by Act No. 229 of the Public Acts
of Michigan of 1963 (MCL 559.101 et seq., MSA 26.50(101) et seq.), as amended.

Convalescent or nursing home means a nursing care facility, including a county medical care facility, that
provides organized nursing care and medical treatment to seven or more unrelated individuals suffering or
recovering from illness, injury, or infirmity. Nursing home does not include a unit in a state correctional facility.
Nursing home does not include one or more of the following: (a) A hospital; (b) A veteran's facility created under
Act No. 152 of the Public Acts of 1885, being Sections 36.1 to 36.12 of the Michigan Compiled Laws; or (c) A
hospice residence.

Convenience grocery store. A ere-stery-retail store primarily designed and stocked to sell food, beverages,
and other household supplies to customers who purchase a relatively few items (in contrast to a "supermarket").
Convenience grocery stores are designed to attract a large volume of stop and go traffic.

Day care facilities. The following definitions shall apply in the application of this chapter:

(1)  Family day care home: A state-licensed, owner-occupied private residence in which one but not more
than six minor children are received for care and supervision for periods less than 24 hours a day
unattended by a parent or legal guardian, excepting children related to an adult member of the family
by blood, marriage or adoption. It includes a home that gives care to an unrelated child for more than
four weeks in a calendar year.

(2)  Group day care home: A state-licensed, owner-occupied private residence in which seven but not more
than 12 children are received for care and supervision for periods less than 24 hours a day unattended
by a parent or legal guardian, excepting children related to an adult member of the family by blood,
marriage or adoption. It includes a home that gives care to an unrelated child for more than four weeks
in a calendar year.

Deck means a structure for outdoor residential activities greater than 12 inches above the average grade,
and constructed on an elevated foundation which may include joists, beams or posts.

Development means the construction of a new building or other structure on a zoning lot, the relocation of
an existing building on another zoning lot, or the use of open land for a new use.

District means a portion of the incorporated area of the city within which certain regulations and
requirements or various combinations thereof apply under the provisions of this chapter.

Drive-in means an establishment where food, frozen desserts or beverages are sold to the customersin a
ready-to-consume state and where the customer consumes food, frozen desserts or beverages in an automobile
parked upon the premises or at other facilities provided for customers which are located outside the building.
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Drive-through means an establishment so developed that some portion of its retail or service character is
dependent upon providing a driveway approach and staging area specifically designed for motor vehicles so as to
serve patrons while in their motor vehicles, rather than within a building or structure, for carrying out and
consumption or use after the vehicle is removed from the premises.

Duplex means a building divided into two-self-contained dwelling units.

Dwelling unit means a building, or portion thereof, designed for occupancy by single-family for residential
purposes and having cooking and sanitary facilities.

Dwelling, single-family, means a building designed exclusively for and occupied exclusively by one family.

Dwelling, two-family, means a building designed exclusively for occupancy by two families living
independently of each other.

Dwelling, multiple-family, means a building, or a portion thereof, designed exclusively for occupancy by three
or more families living independently of each other.

Erected means built, constructed, altered, reconstructed, or moved upon; any physical operations on the
premises which are required for construction, excavation, fill, drainage and the like shall be considered a part of
erection.

Essential services means the erection, construction, alteration, or maintenance of underground, surface, or
overhead utilities (such as gas, electrical, steam, fuel, water, sewage, or communications) by public utilities or
municipal departments. This shall include components of transmission, distribution, collection, supply, and
disposal systems such as poles, wires, mains, drains, sewers, pipes, conduits, cables, fire alarms, police call boxes,
traffic signals, and hydrants in connection herewith, but shall not include buildings which are not necessary for the
furnishing of adequate service by such utilities or municipal departments for the general health, safety, or welfare.
Essential services shall not include wireless communication facilities.

Excavation means any breaking of ground, except common household gardening and ground care.

Extended-stay motel. Any building containing six or more guest rooms intended or designed to be used,
rented or hired out to be occupied or which are occupied for sleeping purposes for guests and contain kitchen
facilities for food preparation including but not limited to such facilities as refrigerators, stoves and ovens.

Family means a single individual or a number of individuals domiciled together whose relationship is of a
continuing domestic character and who are cooking and living together as a single, nonprofit housekeeping unit.
This shall not include any society, club, fraternity, sorority, association, lodge, coterie, organization, or group of
students or other individuals whose relationship is of a transitory or seasonal nature or for the anticipated, limited
duration of school terms or other similar determinable period.

Fence means a manmade structure constructed for the purpose of or to have the effect of enclosing the area
it is constructed upon or as defined in the city Code.

Filling means the depositing or dumping of any matter onto or into the ground, except common household
gardening and ground care.

Floor area, gross. (For purposes of computing parking only) Gross floor area shall be the total square footage,
measured from the interior surfaces of the exterior walls. Gross floor area shall include all areas within the exterior
walls.

Floor area ratio (FAR) means the ratio of the floor area of a building to its lot area. For example: when a floor
area ratio of 0.4 is specified, the floor area of the building constructed on a lot of 6,000 square feet in area is
limited to a maximum of 2,400 square feet (or 6,000 x 0.4 or 2,400). The purpose of this ratio is to control the bulk
of buildings based on the size of the lot. FAR for residential buildings is calculated using "residential floor area," as
defined in this chapter.
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Floor area, residential, means the sum of the horizontal areas of each story of the building measured from
the exterior faces of the exterior walls or from the centerline of walls separating two dwellings. The floor area
measurement shall include any habitable space, bathrooms, toilet rooms, closets, halls, storage or utility spaces

and similar areas, and attached garage. Examples of architectural features that are included or excluded in the FAR
calculation are shown in the following table:
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Examples of Architectural Elements Included/Excluded from FAR Calculation

Architectural Feature Conditions

First Story
Include Upper Story * Connected by a fixed stairway to the first story,
in FAR: and

1. With headroom of five (5) feet or more
(between top of floor and bottom of rafter), or

2. Which may be made usable for human
habitation

Attached Garages

Enclosed Porches

Accessory Structures (except
Detached Garages)

Car Ports

Porte Cochere

Architectural Projections with
Floor Area (See Sec. 78-217(2))

Exclude from Basements

FAR: Unfinished Attics e With headroom of less than five (5) feet (between
top of floor and bottom of rafter), and

¢ \Which may NOT be made usable for human
habitation

Unenclosed Breezeways

Unenclosed Porches

Detached Garages

Floor area, usable,

|
T.

=

Total Floor Area Usable Floor Area
(For Purposes of
Computing Parking)

Floor Area
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Floor Area

Garage, private, means an accessory building or portion of a main building designed or used solely for the
storage of motor-driven vehicles, boats and similar vehicles owned and used by the occupant of the building to
which it is accessory.

Garage sale means any sale of personal effects, jewelry, household items, furnishings and equipment
belonging to the owner or occupant of the property held in any district by the owner, occupant or his personal
representative and/or agent.

Garage, service, means any premises used for the storage or care of motor-driven vehicles, or where any
such vehicles are equipped for operation, repaired or kept for remuneration, hire or sale.

Gasaoline service station means a place for the dispensing, sale or offering for sale of motor fuels directly to
users of motor vehicles, together with the sale of minor accessories and services for motor vehicles, but not
including major automobile repair.

Grade means a reference plane representing the ground level adjoining a building or structure.

Grade, existing means the elevation or surface of the ground or pavement as it exists prior to disturbance.
This includes both the "natural" grade, where no man-made disturbances have impacted a building site, as well as
the existing grade as established by existing buildings, structures and/or pavement.

Grade, finished means the final elevation of the ground surface after development.

Grade plane means a reference plane representing the average of the existing grades or ground level
adjoining the building at exterior walls. Where the finished ground level slopes away from the exterior walls, the
reference plane shall be established by the lowest points within the area between the building and the lot line or,
where the lot line is more than six feet from the building, between the building and a point six feet from the
building.

Greenbelt means a planting of trees and shrubs to serve as a screening device between abutting land uses.

Guarantee means a cash deposit, certified check, irrevocable bank letter of credit, surety bond or such other
instrument acceptable to the city.

Habitable space means a space in a structure for living, sleeping, eating, or cooking.

Home occupation means an occupation or profession customarily carried on by an occupant of a dwelling
unit as a secondary use which is clearly subservient to the use of the dwelling for residential purposes and in which
no persons are employed at the dwelling other than the residents of the dwelling unit.

Home improvement center. A facility of more than 30,000 square feet of gross floor area, engaged in the
retail sale of various basic hardware lines, such as tools, builders hardware, paint and glass, housewares and
household appliances, garden supplies and cutlery.

Hotel, motel means a building containing primarily rooming units with the number of dwelling units being
not greater than ten percent of the total number of rooming units, and, with the exception of the unit occupied by
the management staff, used only for the accommodation of transients.

Housing, dependent, is a multiple-family housing form with central dining facilities provided as a bhasic service
to each dwelling unit. Each dwelling unit shall not contain cooking facilities, but must contain sanitary facilities.

Housing, independent, is a multiple-family housing form with full facilities for self-sufficiency in each
individual dwelling unit.

Improvements means those features and actions associated with a project which are considered necessary
by the city to protect natural resources or the health, safety and welfare of the residents of the city, and future
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users or inhabitants of the proposed project or project area, including parking areas, landscaping, roadways,
lighting, utilities, sidewalks, screening and drainage. Improvements do not include the entire project which is the
subject of zoning approval.

Junkyard means an area where waste, used or secondhand materials are bought and sold, exchanged,
stored, baled, packed, disassembled or handled, including but not limited to: scrap iron and other metals, paper,
rags, rubber tires and bottles. A junkyard includes automobile wrecking yards and any open area of more than 200
square feet for the storage, keeping or abandonment of junk.

Kennel, commercial, means any lot or premises on which three or more dogs, cats or other household pets
are either permanently or temporarily boarded or bred and raised for remuneration.

Landscape area means an area of ground surface that is planted with live plant material such as turf grass,
ground cover, trees, shrubs, hedges, vines, flowers, and other live plant material. Landscape areas may also include
other incidental natural materials such as woodchips, boulders, and mulch provided in combination with live plant
material.

Large box retail. A singular retail or wholesale user, who occupies no less than 70,000 square feet of gross
floor area, typically requires high parking to building area ratios and has a regional sales market. Regional
retail/wholesale uses can include, but are not limited to, membership warehouse clubs that emphasize bulk sales,
discount stores, and department stores.

Loading space means an off-street space on the same lot with a building, or group of buildings, for the
temporary parking of a commercial vehicle while loading and unloading merchandise or materials.

Loft means the space between the roof and the floor of the uppermost story. The floor area of a loft is not
more than % of the floor area of the story below.
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Lot

Corner,_.
Lot: o/

less than 135 degrees less than 135 degrees

Interior, Through & Corner Lots

Interior, Through and Corner Lots

Lot area
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Lots and Areas

Lot, corner, means a lot where the interior angle of two adjacent sides at the intersection of two streets is
less than 135 degrees. A lot abutting upon a curved street or streets shall be considered a corner lot for the
purposes of this chapter if the arc is of less radius than 150 feet and the tangents to the curve, at the two points
where the lot lines meet the curve or the straight street line extended, form an interior angle of less than 135
degrees.

Lot coverage means the part or percent of the lot occupied by buildings including accessory buildings and
including but not limited to decks, terraces, pools, outdoor enclosures and similar structures.

Lot depth means the horizontal distance between the front and rear lot lines, measured along the median
between the side lot lines.

Lot, interior, means any lot other than a corner lot.
Lot lines means the lines bounding a lot as follows:

(1)  Front lot line, in the case of an interior lot, is that line separating the lot from the street. In the case of a
through lot, is that line separating such lot from either street.

(2)  Rear lot line means that lot line opposite the front lot line. In the case of a lot pointed at the rear, the
rear lot line shall be an imaginary line parallel to the front lot line, not less than ten feet long lying
farthest from the front lot line and wholly within the lot.
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(3) Side lot line means any lot line other than the front lot line or rear lot line. A side lot line separating a
lot from a street is a side street lot line. A side lot line separating a lot from another lot or lots is an
interior side lot line.

Lot of record means a parcel of land, the dimensions of which are shown on a document or map on file with
the county register of deeds or in common use by municipal or county officials, and which actually exists as so
shown, or any part of such parcel held in a record ownership separate from that of the remainder thereof.

Lot, through, means any interior lot having frontage on two more or less parallel streets as distinguished
from a corner lot. In the case of a row of double frontage lots, all yards of such lots adjacent to streets shall be
considered frontage, and front yard setbacks shall be provided as required.

Lot width

—a—— | ot Width ™

- \
- Minimum Setback R i
- ~

Lot Width & Setback

Lot width and Setback

Lot, zoning, means a single tract of land, located within a single block which, at the time of filing for a
building permit, is designated by its owner or developer as a tract to be used, developed, or built upon as a unit,
under single ownership or control. A zoning lot shall satisfy this chapter with respect to area, size, dimensions and
frontage as required in the district in which the zoning lot is located. A zoning lot, therefore, may not coincide with
a lot of record as filed with the county register of deeds, but may include one or more lots of record.

Main building means a building in which is conducted the principal use of the lot upon which it is situated.
Main use is the principal use to which the premises are devoted.

Major thoroughfare means an arterial street which is intended to serve as a large volume traffic way for both
the immediate municipal area and the region beyond, and is designated as a major thoroughfare, parkway,
freeway, expressway or equivalent term on the major thoroughfare plan as contained within the city master plan.
These streets comprise the basic structure of the major thoroughfare plan.

Master plan means the comprehensive community plan including graphic and written proposals indicating
the general location for streets, parks, schools, public buildings and all physical development of the city, and
includes any unit or part of such plan, and any amendment to such plan or parts thereof.
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Mezzanine means an intermediate floor in any story occupying not less % of the floor area of such story.

Mini-storage units means storage buildings for lease to the general public for the storage of personal and
household effects and for dry storage of office or business effects not including the warehousing of products or
supplies.

Motel, see hotel, motel.

Nonconforming structure means a structure, or portion thereof, lawfully existing at the effective date of this
chapter (February 11, 1992), or amendments thereto, and that does not conform to the provisions of this chapter
in the district in which it is located.

Nonconforming use

Factory Building in
a Residential Area

Nonconforming Use

Nursery, plant materials, means a space, building or structure, or combination thereof, for the storage of live
trees, shrubs or plants offered for retail sale on the premises, including products used for gardening or
landscaping. The definition of nursery within the meaning of this chapter does not include any space, building or
structure used for the sale of fruits, vegetables or Christmas trees.

Nursery school means a facility which has as its main objective a development program for preschool
children and whose staff meets the educational requirements established by the state.

Nursing home means a nursing care facility, including a county medical care facility, that provides organized
nursing care and medical treatment to seven or more unrelated individuals suffering or recovering from illness,
injury, or infirmity. Nursing home does not include a unit in a state correctional facility. Nursing home does not
include one or more of the following: (a) A hospital; (b) A veteran's facility created under Act No. 152 of the Public
Acts of 1885, being Sections 36.1 to 36.12 of the Michigan Compiled Laws; or (c) A hospice residence..
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Nuisance factors means an offensive, annoying, unpleasant or obnoxious thing or practice, a cause or source of
annoyance, especially a continuing or repeating invasion of any physical characteristics of activity or use across a
property line which can be perceived by or affects a human being, or the generation of an excessive or
concentrated movement of people or things, such as, but not limited to:

(1) Noise;
(2) Dust;
(3) Smoke;
(4) Odor;
(5) Glare;
(6) Fumes;
(7)  Flashes;

(8) Vibration;

(9) Shock waves;

(10) Heat;

(11) Electronic or atomic radiation;

(12) Objectionable effluent;

(13) Noise of congregation of people; particularly at night;
(14) Passenger traffic;

(15) Invasion of non-abutting street frontage by traffic;
(16) A burned structure,;

(17) A condemned structure.

Obscuring screen means a barrier constructed for the purpose of controlling sound or view. Requirements for
use of and permitted forms of obscuring screens are contained in section 78-206.

Occupancy means any act by an owner or lessee to initiate or continue the proposed and intended use of a
structure.

Occupiable space means a space within a structure used for bathrooms, toilet compartments, closets, halls,
storage or utility spaces, and similar areas.

Off-street parking lot means a facility providing off-street vehicular parking spaces and drives or aisles for the
parking of vehicles.

Open storage means the storage of any materials or objects outside the confines of a building.

Outdoor dining patio means a temporary, street level, exterior area, adjacent to an existing restaurant,
generally located in the right-of-way, that is used for seated consumption of food and/or beverages that is
operated by the adjacent restaurant and is accessory to the restaurant use.

Outdoor enclosure means a permanent covered structure used for outdoor activities, such as a gazebo,
porch, or screened enclosure.

Parking space means an area of definite length and width, such area shall be exclusive of drives, aisles or
entrances giving access thereto, and shall be fully accessible for the parking of permitted vehicles.

Patio means a hard-surfaced area or structure not more than 12 inches above the average grade.
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Permeable pavement means paving material that absorbs water or allows water to infiltrate through the
paving material and then drains directly into the ground. This definition includes permeable pavers, porous
concrete, permeable interlocking concrete pavers, concrete grid pavers, porous asphalt, and other material with
similar characteristics.

Personal service establishment means a facility used primarily for the provision of personal services to an
individual which are related to care and appearance of the body, or the cleaning or repair of privately owned items
normally worn or carried on the person.

Porte cochere means an unenclosed, roofed structure located on the same lot, which extends from the
principal dwelling over an adjacent driveway that is designed to let vehicles pass under and used for the shelter of
those getting in and out of vehicles.

Principal use means the main use to which the premises are devoted and the principal purpose for which the
premises exist.

Private surface parking lot means private parking located at ground level.

Public utility means a person, municipal department, board or commission duly authorized to furnish and
furnishing under federal, state or municipal regulations to the public: gas, steam, electricity, sewage disposal,
communication, telegraph, transportation or water.

Quadplex means a building divided into four self-contained dwelling units.
Recreation/utility vehicle: shall include the following:

(1)  Boats and boat trailers: "boats" and "boat trailers" shall include boats, floats, rafts, canoes, plus the
normal equipment to transport them on the highway.

(2)  Folding tent trailer: A canvas folding structure mounted on wheels and designed for travel and vacation
use.

(3) Motor home: A recreational vehicle intended for temporary human habitation, sleeping, and/or eating,
mounted upon a chassis with wheels and capable of being moved from place to place under its own
power. Motor homes generally contain sanitary, water, and electrical facilities.

(4)  Other equipment: Other recreational equipment includes snowmobiles, all-terrain or special terrain
vehicles, utility trailers, dump trailers plus the normal equipment to transport them on the highway.

(5)  Pickup camper: A structure designed to be mounted on a pickup or truck chassis with sufficient
equipment to render it suitable for use as a temporary dwelling during the process of travel,
recreational, and vacation uses.

(6)  Travel trailer: A portable vehicle on a chassis, not exceeding 36 feet in length or nine feet in width,
which is designed to be used as a temporary dwelling during travel, recreational, and vacation uses,
and which may be identified as a "travel trailer" by the manufacturer. Travel trailers generally contain
sanitary, water, and electrical facilities.

Restaurant. A restaurant is any establishment whose principal business is the sale of food and beverages to the
customer in a ready-to-consume state and whose method of operation is characteristic of a carry-out, drive-in,
drive-through, fast food, standard restaurant, or bar/lounge, or combination thereof, as defined below.

(1)  Restaurant, carry-out: A carry-out restaurant is a restaurant whose method of operation involves sale
of food, beverages, and/or frozen desserts in disposable or edible containers or wrappers in a ready-to-
consume state for consumption primarily off the premises.

(2)  Restaurant, drive-in: A drive-in restaurant shall be deemed to be any restaurant designed to permit or
facilitate the serving of meals, sandwiches, ice cream, beverages or other food served directly to or
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permitted to be consumed by patrons in cars or other vehicles parked on the premises, or permitted to
be consumed by patrons elsewhere on the site outside the main building.

(3) Restaurant, fast-food: A fast-food restaurant is a restaurant whose method of operation involves
minimum waiting for delivery of ready-to-consume food to the customer at a counter or cafeteria line
for consumption at the counter where it is served, or at tables, booths, or stands inside or outside of
the structure, or for consumption off the premises, but not in a motor vehicle at the site.

(4) Restaurant, standard: A standard restaurant is a restaurant whose method of operation involves either
the delivery of prepared food by waiters and waitresses to customers seated at tables within a
completely enclosed building, or the prepared food is acquired by customers at a cafeteria line and is
subsequently consumed by the customers at tables within a completely enclosed building.

(5) Bar/lounge: A bar or lounge is a type of restaurant which is operated primarily for the dispensing of
alcoholic beverages, although the sale of prepared food or snacks may also be permitted. If a bar or
lounge is part of a larger dining facility, it shall be defined as that part of the structure so designated or
operated.

Retail establishment means a commercial business facility that sells goods directly to consumers.
Right-of-way. A legal right of passage over real property, typically associated with roads and railroads.

Rooftop dining means a temporary, exterior area, located on the roof of an existing restaurant at least one
story above grade, that is used for seated consumption of food and/or beverages and is operated by the
underlying restaurant and is accessory to the restaurant use.

Room means, for the purpose of determining lot area requirements and density in a multiple-family district,
a living room, dining room or bedroom, equal to minimum standards as required by the State of Michigan Building
and Residential Codes. A room shall not include the area in kitchen, sanitary facilities, utility provisions, corridors,
hallways and storage. Plans presented showing one-, two- or three-bedroom units and including a den, library or
other extra room shall count such extra room as a bedroom for the purpose of computing density.

Rooming unit means any room or group of rooms forming a single habitable unit, used for living and
sleeping, but which does not contain cooking or eating facilities.

Satellite dish means a structure designed, intended or used to receive communications or other signals from
geostationary, communications satellites or other extraterrestrial sources.

Setback means the distance required to obtain the minimum front, side or rear yard open space provisions of
this chapter.

Shopping center. More than one commercial establishment, planned, developed, owned, and managed as a
unit, with off-street parking provided on the property.

Sign means any display or object which is primarily used to identify or display information about or direct or
attract attention to a person, institution, organization, business, product, event, location or otherwise, or any
religious, political, social, ideological or other message, by any means which is visible from any public street,
sidewalk, alley, park, or public property and is otherwise located or set upon or in a building, structure or piece of
land. The definition does not include goods displayed in a window.

For purposes of this chapter, sign shall also include the following terms:

(1)  Sign, abandoned means a sign which, for 90 consecutive days, fails to direct a person to or advertises a
bona fide business, tenant, owner, product or activity conducted, or product available on the premises
where such sign is displayed.
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(2)

(3)

(4)

(5)
(6)

(7)

(8)

()

(10)

(11)

(12)

(13)

(14)

(15)

(16)

Sign area per business site means the allowable signage allocated to a building with one or more
tenants who each have a separate means of ingress and egress. Multi-tenant buildings with a shared
means of ingress and egress shall be considered one business site.

Sign, awning means a sign which is applied to or attached flat against the surface of an awning or
canopy.

Sign, banner means a sign of lightweight fabric or similar material, but not including paper or
cardboard, which can be easily folded or rolled.

Sign, bench means an advertising sign placed upon a bench or other seating structure.

Sign, changeable copy (electronic) means a sign or portion thereof that displays changeable, electronic
alphanumeric characters, graphics, or symbols using light emitting displays, fiber optics, light bulbs or
other illumination devices within the display area, and are generally manipulated by computer
programmable, microprocessor controlled devices. Electronic changeable copy signs include projected
images or messages with these characteristics onto buildings or objects. A sign on which the only copy
that changes is an electronic indication of time or temperature shall be considered a "time and
temperature" portion of a sign and not an electronic changeable copy sign for purposes of this article.

Sign, changeable copy (manual) means a sign or portion thereof with characters, letters, or illustrations
that can be changed or rearranged by hand without altering the structural integrity of the sign.

Sign, channel letter means individual channel letters that are mounted on a building so that the face of
the letter is parallel to the building wall.

Sign, directional means a sign which indicates the route or location of facilities, services, or activities
which are of public interest, and signs denoting the direction of vehicular traffic.

Sign, directory means a sign that displays the tenant names and locations for a building containing
multiple tenants.

Sign, feather flag means a portable sign of fabric or similar lightweight material that contains a
harpoon-style pole or staff driven into the ground for support, supported by means of an individual
stand, or attached to a building.

Sign, festoon means banners, pennants, or other such temporary features which are hung or strung
overhead and which are not an integral, physical part of the building or structure they are intended to
serve.

Sign, flag means any fabric or similar lightweight material attached at no more than two corners of the
material so as to allow movement of the material by atmospheric changes and which contains
distinctive colors, patterns, symbols, emblems, insignia, or other symbolic devices or text. If any
dimension of a flag is more than three times as long as any other dimension, it shall be regulated as a
banner.

Sign, flashing, animated or moving means a sign that has intermittently reflecting lights, or signs which
have movement of any illumination such as intermittent, flashing, scintillating, or varying intensity, or a
sign that has any visible portions in motion, either constantly or at intervals, whether caused by
artificial or natural sources. This would include, but not be limited to, electronic or digital displays.

Sign, ground means a sign which is attached to or part of one or two posts permanently mounted in or
on the ground or mounted on a solid hase that is on the ground and is not attached to any building or
structure.

Sign, hanging means a sign mounted on the first floor of a building perpendicular to the building facade
wall, hung from a metal bracket in a manner that permits it to swing slightly. These signs are small,
pedestrian scaled, and easily read from both sides.
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{17)

(18)

(19)
(20)

(21)

(22)
(23)

(24)

(25)

(26)

(27)

(28)

(29)

(30)

(31)
(32)

Sign, inflatable means a sign, figure or object that is either expanded to its full dimensions or
supported by gases or liquids contained within the sign, figure or object, or part, at a pressure greater
than atmospheric pressure.

Sign, marquee means a sign attached to or part of a permanent roof-like structure projecting above the
entrance to a place of assembly, attached to and supported by the building and projecting beyond the
wall of the building. These signs are typically manual changeable copy signs.

Sign, menu board or order board means a sign which serves patrons using a drive-through facility.

Sign, neon means an internally illuminated sign consisting of glass tubing, filled with neon or another
gas, which glows when electric current is sent through it, including faux or simulated neon.

Sign, nonconforming means any sign which was lawfully erected and maintained prior to the effective
date of this ordinance and any amendments thereto, and which fails to conform to all applicable
regulations and restrictions of this chapter. Signs for which the zoning board of appeals has granted a
variance are exempt and shall not be defined as nonconforming.

Sign, off-premises means a sign other than an on-premises sign.

Sign, on-premises means a sign which advertises only goods, services, facilities, events, or attractions
on the contiguous land in the same ownership or control which is not divided by a public street and is
located on said land.

Sign, permanent means any sign that is constructed or intended for long-term use and is permanently
affixed to its location.

Sign, pole means a sign mounted on a freestanding pole(s) or other support(s) with a clear space of
eight feet or more between the bottom of the sign face and the grade below.

Sign, projecting means a sign other than a wall sign that is perpendicularly attached to and projects
from a structure or building wall not specifically designed to support the sign.

Sign, roof means a sign which is erected, constructed, and maintained wholly upon or over the roof of
any building, with its principal support on the roof structure. For purposes of this section, any
architectural element which is used on the wall of a structure to give the appearance of a roof line
similar to a mansard, gambrel or other roof type, shall be considered a roof. A vertical plane or fascia
which is attached to and located below the angled plane of a slope roof and which is less than six
inches in height shall be considered part of a roof.

Sign, sidewalk means a sign that is freestanding, double-sided sign with lettering painted or applied to
the surface, placed at the entrance to a building in a primarily pedestrian environment. This type of
sign may include but isn't limited to "A"-frame signs.

Sign, temporary means a display sign, banner or other advertising device constructed of cloth, canvas,
fabric, plastic or other light temporary material, with or without a structural frame, or any other sign
intended for a limited period of display that is not permanently anchored to the ground or building.

Sign, vehicle business means a sign applied or attached to a vehicle which is parked or placed upon
premises primarily for purposes of advertising the business or product for sale on the premises.
Commercially licensed vehicles which are generally used daily off-site are not included in this
definition.

Sign, wall means a sign which is applied or attached directly to the building wall.

Sign, window means a sign that is applied, painted, posted, displayed, or etched onto a glazed surface,
regardless of opacity or perforation, so that its primary purpose is to be observed from outside the
building.
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Single housekeeping unit means all of the associated rooms in a dwelling unit available to and occupied by all
of the occupants with a single set of cooking facilities also available to and utilized by all of the occupants of the
dwelling unit.

Site condominium. A condominium development containing residential, commercial, office, industrial, or other
structures or improvements for uses permitted in the zoning district in which located, in which each co-owner
owns exclusive rights to a volume of space within which a structure or structures may be constructed, herein
defined as a condominium unit, as described in the master deed. The following additional definitions are provided:

(1) Condominium Act: Act 59, Public Acts of 1978, as amended.

(2) Condominium documents: The master deed, recorded pursuant to the Condominium Act, and any
other instrument referred to in the master deed or bylaws which affects the rights and obligations of a
co-owner in the condominium.

(3) Condominium lot: The condominium unit and the contiguous limited common element surrounding the
condominium unit, which shall be the counterpart of "lot" as used in connection with a project
developed under the Subdivision Control Act, Act 288 of the Public Acts of 1967, as amended.

(4)  Condominium unit: The portion of a condominium project designed and intended for separate
ownership and use, as described in the master deed.

(5) General common elements: The common elements other than the limited common elements.

(6) Limited common elements: A portion of the common elements reserved in the master deed for the
exclusive use of less than all of the co-owners.

(7)  Master deed: The condominium document recording the condominium project to which are attached
as exhibits and incorporated by reference the bylaws for the project and the condominium subdivision
plan for the project, and all other information required by Section 8 of the Condominium Act.

Sixplex means a building divided into six self-contained dwelling units.

Stacked flat means a building containing two or more dwelling units with at least one unit entirely or partially
above another.

Story means that part of a building, except a mezzanine as defined herein, included between the surface of
one floor and the surface of the next floor, or if there is no floor above, then the ceiling next above. A basement
shall not be counted as a story. (See illustration for "stary" following the definition for "basement" in this Section.)

Story, half, means an uppermost story lying under a sloping roof having an area of at least 200 square feet in
area with a clear ceiling height of seven feet, six inches. For the purposes of this chapter, the usable floor area is
only that area having at least five feet clear height between floor and ceiling.

Street means a dedicated public right-of-way, other than an alley, which affords the principal means of
access to abutting property.

Structure means anything constructed or erected, the use of which requires location on the ground or
attachment to something having location on the ground except play structures.

Temporary use or building means a use or building permitted by the zoning board of appeals to exist during a
specified period of time.

Terrace means a hard surfaced area for outdoor residential activities raised over 12 inches or more above
the average grade, and constructed with an earth embankment or a retaining wall.

Townhome/rowhouse means a building containing three or more dwelling units arranged side by side;

separated-from-cach-etherby-afirewalland having separate direct means of egress and ingress to each unit from

the outside.
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Transition means a zoning district which may serve as a district of transition; i.e., a buffer zone between
various land use districts or land use types.

Triplex means a building divided into three self-contained dwelling units.

Use means the principal purpose for which land or a building is arranged, designed or intended, or for which
land or a building is or may be occupied.

Wall, obscuring, means a structure of definite height and location to serve as an obscuring screen in carrying
out the requirements of this chapter.

Wind energy conversion system (WECS) shall mean any device such as a wind charger, windmill or wind turbine
that converts wind energy to a form of usable energy.

(1)  Private WECS shall mean any WECS that is accessory to a principal use located on the same lot and is
designed and built to serve the needs of the principal use.

(2)  Commercial WECS shall mean any WECS that is designed and built to provide electricity primarily to the
electric utility's power grid.

Wireless communications facilities or facility shall mean all structures and accessory facilities relating to the use of
the radio frequency spectrum for the purpose of transmitting or receiving radio signals or other wireless
communications services, and include wireless communications equipment, wireless communications support
structures, and wireless communications equipment compounds, as defined herein. This may include, but shall not
be limited to, radio towers, television towers, telephone devices and exchanges, micro-wave relay facilities,
telephone transmission equipment building, and commercial mobile radio service facilities. Not included within
this definition are: citizen band radio facilities, shortwave receiving facilities, amateur (ham) radio facilities,
private/stand-alone satellite dishes, and governmental facilities which are subject to state or federal law or
regulations which preempt municipal regulatory authority. For purposes of this chapter, the following additional
terms are defined:

(1)  Attached wireless communications facilities shall mean wireless communications equipment attached
to an existing wireless communications support structure or in an existing wireless communications
equipment compound.

(2)  Substantial change in physical dimensions means one or more modifications of the height, width,
length, or area of a wireless communications facility at a location, the cumulative effect of which is to
materially alter or change the appearance of the wireless communications facility.

(3) Wireless communications equipment means the equipment and components, including antennas,
transmitters, receivers, base stations, equipment shelters or cabinets, emergency generators and
power supply, coaxial and fiber optic cables used in the provision of wireless communications services,
but excluding wireless communication support structures.

(4)  Wireless communications equipment compound means a delineated area surrounding or adjacent to
the base of a wireless communications support structure within which any wireless communications
equipment related to that support structure is located.

(5)  Wireless communications support structures or support structures shall mean structures designed to
support or capable of supporting wireless communication equipment. Support structures within this
definition include but shall not be limited to monopoles, lattice towers, utility poles, wood poles, and
guyed towers, buildings, or other structures with such design or capability.

(6)  Collocation shall mean the location by two (2) or more wireless communication providers of wireless
communication equipment on a common wireless communication support structure.

Yards means the open spaces on the same lot with a main building unoccupied and unobstructed from the ground
upward except as otherwise provided in this chapter, and as follows:
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(1)  Front yard means an open space extending the full width of the lot, the depth of which is the minimum
horizontal distance between the front lot line and the nearest point of the main building.

(2)  Rear yard means an open space extending the full width of the lot, the depth of which is the minimum
horizontal distance between the rear lot line and the nearest point of the main building. In the case of
a corner lot, the rear yard may be opposite either street frontage.

(3) Side yard means an open space between a main building and the side lot line, extending from the front
yard to the rear yard, the width of which is the horizontal distance from the nearest point on the side
lot line to the nearest point of the main building.
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(Ord. of 10-6-03; Ord. No. 06-03, § 1, 9-5-06; Ord. No. 2007-01, § 2, 5-21-07; Ord. No. 2010-02, §§ 2, 3, 4-5-10; Ord.
No. 2012-02, § 2, 1-3-12; Ord. No. 2012-04, § 4, 11-5-12; Ord. No. 2014-03, §§ 2, 3, 2-17-14; Ord. No. 2014-05, § 2,
6-2-14; Ord. No. 16-02, § 2, 7-18-16; Ord. No. 16-06, § 1, 10-17-16; Ord. No. 2017-01, § 1, 1-3-17; Ord. No. 2017-
01(A), § 1, 8-21-17; Ord. No. 2020-01, 3-2-20; Ord. No. 2020-04, 9-21-20; Ord. No. 21-03, 11-1-21; Ord. No. 22-04,
12-19-22; Ord. No. 23-01, 1-17-23)
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Carlisle |Wortman

ASSOCIATES, INC.

117 NORTH FIRST STREET SUITE 70 ANN ARBOR, M| 48104  734.662.2200 734.662.1935 Fax

TO: City of Plymouth Planning Commission
FROM: Megan Masson-Minock, AICP

DATE: September 13, 2023

RE: Zoning Audit Implementation Report

This report summarizes the actions determined by the Planning Commission to implement the zoning
audit performed by our firm in late 2022. The report lays out a work plan for the next five years and
contains an appendix with sections on Master Plan Update, Quick Zoning Ordinance Update, and Zoning
Ordinance Update.

Process
This report is the result of a 10-month process where the following steps were taken:

e Zoning Audit by CWA (see full report attached)

e Review of the Zoning Audit by the Planning Commission (one meeting)

e Prioritization of Zoning Audit items by the Planning Commission (two meetings)
e Review of Draft Zoning Audit Report

e Presentation of Final Zoning Audit

The next step in the process is for the Planning Commission to recommend the report to the City
Commission.

Work Plan
The following work plan lays out actions by year to implement items in the Zoning Audit Report

prioritized by the Planning Commission. Details for each action can be found in the appendix of this
report.

Year 1 (July 2023-June 2024)
Master Plan

The City (staff, Planning Commission and City Commission) should complete the
Update Master Plan update underway, including the actions noted in the “Master Plan
Update Items” listing in the appendix. These actions are necessary to lay the
groundwork for zoning changes to be taken on in subsequent years. Some actions,
like building type inventories, would lay the basis for a form-based zoning in Old
Village area, Downtown, and areas planned for Mixed Use High Density.

Other actions call for the City to make decisions on land uses, particularly multiple-
family housing and parking, which would be implemented.

Benjamin R. Carlisle, President Douglas J. Lewan, Executive Vice President John L. Enos, Vice President
David Scurto, Principal Sally M. Elmiger, Principal R. Donald Wortman, Principal
Paul Montagno, Principal, Megan Masson-Minock, Principal, Laura Kreps, Senior Associate
Richard K. Carlisle, Past President/Senior Principal



City of Plymouth Zoning Audit Implementation Report
September 13, 2023

Year 2 (July 2024-June 2025)

Ordinance
Update

Quick Zoning

The Planning Commission has identified 26 items from the Zoning Audit that could
be undertaken in a quick update to the Zoning Ordinance (see appendix). These
items are important to complete (i.e., not in compliance with state, federal and
case law), easily drafted, not expected to be controversial, and would not require
community input (other than the required public hearing). These zoning ordinance
amendments could be completed in less than 12 months using modest resources
(staff and consultant time).

Years 3-4 (July 202

5-June 2027)

Zoning
Ordinance

Recodification

The City’s Zoning Ordinance was last comprehensively updated in 1992. The
Planning Commission has identified several changes from the Zoning Audit,
including the reorganization or consolidation of articles and the addition of form-
based districts. The work done in Year 1 for the Master Plan Update will inform
this process. Consultant assistance for the project may be needed, which would
take over a year.

Year 5 (July 2027-June 2028)

Master Plan
Update

Evaluate Zoning
Changes during

The Michigan Planning Enabling Act requires municipalities to evaluate whether an
update to its Master Plan is needed once every five years. The City could take this
opportunity to examine how zoning changes have worked and what changes are
needed.

Ordinance

Amend Zoning

One year after the adoption of the rewritten Zoning Ordinance, the City will likely
need to adopt a series of small zoning ordinance amendments to correct any
mistakes or inconsistencies with the new Zoning Ordinance.

Please do not hesitate to contact us with any questions or suggestions.

Respectfully submitted,
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Principal
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Appendix

Master Plan Update
Quick Zoning Ordinance Update

Zoning Ordinance Recodification
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Master Plan Update

Based on the Planning Commission workbooks and discussion, the following items from the Zoning Audit
should be included in the current Master Plan update.

e Conduct a form-based analysis for the Old Village area, Downtown, and the areas planned for
Mixed Use High Density. The analysis would include a building type inventory, analysis of street
types and designation of public space and parking areas.

e Examine parking options in the Downtown to determine whether minimum parking
requirements are needed or only necessary for some uses, such as residential.

e Review parking needs in each future land use district in the Master Plan.

e Examine the principal uses in the MU districts and determine if the additional regulations have
produced the desired results in the Old Village area. If not, the Master Plan should outline the
changes needed.

e Determine the existing multiple-family building types that work best in the context of the City
and then design zoning regulations based on those examples. Part of the analysis should include
whether two distinct districts are needed and if a form-based approach is warranted.

e Examine whether the O-1 zoned parcels on North Main Street could be incorporated into the
planned mixed use area.

e Consider where modern uses not currently in the Zoning Ordinance should be in the City and
under what general circumstances. Uses could include micro-brewery, vintner, or distiller, with
consideration for an accessory tasting room; pet day-care; extended stay hotels; incidental sales
and services; accessory dwelling units; and short-term rentals.

e Eliminate the institutional future land use category, and either plan for a new use on those
parcels currently identified for institutional uses to address situations where the institutional
use ceases or outline a process to do so.
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Quick Zoning Ordinance Update

Based on the Planning Commission workbooks and discussion, the items below from the Zoning Audit
should be included in a quick Zoning Ordinance update.

Update the Schedule of Regulations to specifically define a zero foot minimum front yard setback and 12
foot maximum setback for the B-2 District.

Make the following changes to comply with state laws, federal laws, and case law:

O

Change the notice requirements for special land use to not less than 15 days before the date of
the hearing.

Update Section 78-377 by changing item (c) to state that “Public hearings for an amendment to
this title, or the zoning map, that affects more than ten adjacent properties shall only require
notice in a newspaper”, with the added text in bold, italicized font.

Amend Section 78-406 for Notices for the Zoning Board of Appeals to reference the not less
than 15 day window by mail and in the newspaper.

Update regulations in Section 78-296 for religious institutions to comply with the Religious Land
Use and Institutionalized Persons Act (RLUIPA), by eliminating specific landscaping
requirements, confirming with the City Attorney that religious institutions cannot occupy a
portion of a multi-tenant building, and examine allowance of meeting halls, private clubs and
related services in the O-1 and B-3 zoning districts.

Consult with the City Attorney as to whether the Child Care Center and Group Day Care homes
with an annual compliance permit is allowed and whether the current regulations for these uses
comply with state licensing requirements and the Americans with Disabilities Act.

Change outdated references:

O

Change the reference when uses are required to “be located only on major or collector
thoroughfares as designated in the city's master plan” to major arterials and major collectors on
the National Functional Classification designation, maintained by the State of Michigan.

Convert Section 78-133 — Uses Prohibited into performance standards or a required sign off
from the Fire Department.

Update inconsistent or improper terms including: “special land use” instead of “special use”;
“Michigan Department of Environment, Great Lakes, and Energy” or “EGLE” instead of
“Michigan Department of Environmental Quality” or “MDEQ”; “religious institution” instead of
“church”; and “Community Development Director” instead of "Building Official”, in most

instances.

Change “tavern” in Section 78-111 — Principal uses permitted in the B-3 Zoning District to
“bar/lounge” since tavern is not used elsewhere.

Allow for modern uses:

O

Allow for e-commerce options in the B-1, B-2, ARC and MU Zoning Districts. In those zoning
districts, the principal use allowing similar uses has a restriction that, “All businesses
establishments shall be retail or service establishments dealing directly with consumers. All
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goods produced on the premises shall be sold at retail from the premises where produced.” The
last sentence could be construed to not allow e-commerce to be part of the business.

Eliminate suburban standards:

o Decrease large minimum lot sizes and setbacks for specific uses: private non-commercial
recreational areas, institutional or community recreation centers or non-profit swimming pool
clubs; universities; hospitals; convalescent or nursing homes; and religious institutions.

Streamline and clarify processes:

o Consider allowing instances where a plot plan, instead of a full site plan application, could be
submitted. For instance, the re-use of an existing building for special land use likely would not
necessitate the level of detail required for a site plan application.

o List those special uses which require site plan review in Article XX.

o Place amendment regulations in its own article with specific standards and process descriptions.
Specific sections would include in general, rezonings (map amendments), text amendments and
conditional rezonings.

o Pivot section 78-385 to a description of planning commission powers, duties and responsibilities,
as enabled by state law. This section should include: the number of and process for appointing
Planning Commission members, officers, bylaws, meetings, annual report, compliance with the
Open Meetings Act, and preparation of a Master Plan.

o Include the Planning Commission’s ability to investigate, require information, place conditions
and the time limitation of their approval into regulations for site plan, special land use and
nonconformance approvals.

Update definitions:
o Review all definitions for consistent usage, including “average grade” and “usable floor area.”

o Review definitions such as “nuisance” to match, where appropriate, those in other City
ordinances, with the assistance of the City Attorney.

o Update all definitions for modern understanding. For instance, “video rental establishments”
could be consolidated into a service use or eliminated.

o Remove regulatory language from definitions where possible, such as removing the reference to
“one-story” in the convenience grocery store definition and “separated from each other by a
firewall” from the townhome/rowhouse definition.

o Remove definitions not used outside of Article II: billboard, delicatessen, mechanical
amusement device, rooming house, mobile home park/manufactured home community (due to
exceptions per state law for this use, consultation with the City Attorney is recommended).

o Use graphics to simplify definitions when possible.
Improve organization and navigability:

o Consolidate all fence regulations into a single place, with the fence section of the Zoning
Ordinance or the City’s Fence Ordinance.

o Consolidate the “Vested Right” sections in Article | and Article XXVII.
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o Examine and update setbacks for generator location requirements in Section 78-217 —
Projections into setbacks, based on recent variance requests.

o Update the Intent of the B-2 Zoning District to reflect the description of the Central Business
District Future Land Use Category in the Master Plan.
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Zoning Ordinance Recodification

Based on the Planning Commission workbooks and discussion, the items below from the Zoning Audit
should be included in the Zoning Ordinance Recodification.

Add form-based regulations:

O

Update the Zoning Ordinance to implement form-based, mixed-use districts. Each form-based
district would have street types and parcel types on a map, called a regulating plan, that would
determine the building types and land uses. Existing and planned public spaces, such as parks,
and public parking areas can be designated on the regulating plan.

Update and clarify regulations per the Master Plan:

O

Clearly articulate the minimum lot size and maximum density for multiple-family uses, without
the current formulas to determine a baseline. Those formulas could be used for exceptions, if
needed.

Update procedures:

O

Update the site plan process based on current procedures and best practices. A complete list of
recommendations is in the Zoning Audit report.

Include regulations for development agreements for their Special Land Uses, Conditional
Rezonings or PUD’s.

Consider eliminating use variances. Best planning practices call for the elimination of use
variances. The Zoning Board of Appeals can compromise a municipality’s ability to implement its
Master Plan through use variances.

Update uses and regulations:

O

Add allowances and regulations for modern uses not listed in the Zoning Ordinance, but
mentioned in the updated Master Plan, such as: micro-brewery, vintner, or distiller, with
consideration for an accessory tasting room; pet day-care; extended stay hotels; incidental sales
and services; accessory dwelling units; and short-term rentals.

Update the uses in the I-1 and |-2 zoning districts to reflect more modern uses and uses in the
City, such as consolidating the listings of types of manufacturing, updating principal and special
land uses based on 21° century industries; removing banks and credit unions from the I-1 and I-
2 districts, and removing indoor recreation and commercial kennels from the 1-2 district.

Update parking regulations per the updated Master Plan and the parking recommendations in
the Zoning Audit report.

Update Landscaping Requirements and place in a more visible spot. A complete list of
recommended updates is in the Zoning Audit report.

Update temporary building and structure regulations. Separate provisions should be added to
the Zoning Ordinance to allow accessory outdoor sales, on an intermittent or permanent basis,
and a zoning permit for special events or other temporary uses, such as food trucks or seasonal
sales. The workbook participants had a range of opinions in terms of importance, with at least
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one vote in every category. However, the majority of participants felt this item should be part
of a Zoning Ordinance update and staff indicated in discussions that this item should be
included.

Expand accessory building regulations to have regulations for non-residential uses permitted in
residential zoning districts; accessory solar energy (attached and/or detached); and electric
vehicle charging stations in parking lots or in street rights-of-way, with regulations for non-
residential zoning districts.

Re-organize to improve usability:

O

O

Move Section 78-217 — Projections into setbacks into Article XVII — Schedule of Regulations.

Examine whether to place the Zoning Use Matrix in the Zoning Ordinance instead of the lists in
each zoning district article.

Simplify the Footnotes to the Schedule of Regulations. A complete list of the recommended
changes is in our zoning audit.

Create a Residential Development Options Article with the following sections: Site
Condominiums; Multiple Family Developments (with updates); and Adult dependent housing or
assisted living facilities (with updates).

Combine the Miscellaneous Provisions and General Exceptions into a single General Provisions
Article with the following sections:
= Conflicting Regulations

=  Scope
=  Performance Standards (could be its own Article as well)
= |otarea

= Residential Entranceways

= Corner Clearance

= Street Access

=  Temporary Buildings and Structures

=  Mechanical equipment (could move to schedule of regulations)
= Essential public services

=  Essential services

= Voting place

= Grading, drainage and building grades

=  Projections into setbacks (could move to schedule of regulations)
=  Foundation walls (could move to schedule of regulations)

= Height limit (could move to schedule of regulations)

Split “Special Use” Article into “Special Land Use Regulations” and “Specific Use Provisions”
Articles. The Zoning Audit report lists which sections should be moved to specific use provisions
and recommendations for updates.

Change specific non-conforming regulation waivers with standards. The exceptions listed in
Standards for Review for driveways, sidewalks, parking, screening, landscaping, and lighting may
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be more visible and more nimble outside of the nonconformance article as waivers or
exceptions within their own sections or articles.

o Move Parks and Open Space District to Article closer to other Zoning Districts.
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ASSOCIATES, INC.
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TO: City of Plymouth Planning Commission
FROM: Megan Masson-Minock, AICP

DATE: November 8, 2022

RE: Zoning Audit

The purpose of this report is to deliver the findings of the zoning audit we have conducted. The purpose
of the audit is to identify:

e Inconsistencies with the Master Plan and Future Land Use Map.

e Ordinance language that is inconsistent with other laws.
e Qutdated ordinance language.

We also approached the audit with the knowledge that the City would like to adopt form-based
regulations for portions of the City in the future. We will meet with you at your December 14, 2022
meeting to review this report.

The audit is part of a larger process with the following steps:

e Zoning Audit Implementation Report: The report will prioritize action items from the zoning
audit, based input from the Planning Commission and City staff.

e Form-Based Code Amendment: For a single area in the City, a form-based zoning district will be
developed. The proposed zoning regulations will be applied to a test case property in the
proposed district.

As you read the attached zoning audit, please keep the above process in mind. Please come prepared to
share your opinion on:

e  Which items identified in the audit should be pursued immediately?
e Which items identified in the audit do you need more information about?
e  What is missing from the audit?

e What would you like to see in the next steps of this process?

Richard K. Carlisle, President Douglas J. Lewan, Executive Vice President John L. Enos, Vice President
David Scurto, Principal Benjamin R. Carlisle, Principal Sally M. Elmiger, Principal Craig Strong, Principal R. Donald Wortman, Principal
Laura K. Kreps, Senior Associate Paul Montagno, Senior Associate, Megan Masson-Minock, Senior Associate
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The report has the following sections:

e Inconsistencies Between the Future Land Use and Zoning Maps

e Inconsistencies Between the Master Plan Goals and the Zoning Ordinance
e Updates Needed to Comply with State Law

e Zoning Ordinance Recommendations

At the end of this report, maps showing the differences between the Future Land Use and Zoning Maps
are attached. The maps are organized by future land use category.

Inconsistencies Between the Future Land Use and Zoning Maps

We identified a number of inconsistencies between the Future Land Use and Zoning Maps for the
following reasons:

e Uses were classified differently between the two maps;
e Properties are planned for different uses than they are currently zoned; and

e Properties are planned for mixed use but designated as a single use zoning district. A form-
based code approach may be the best solution in some of these cases.

We understand from staff that when the Future Land map was developed, the existing zoning was not a
deciding factor. Where the two maps disagree, the Future Land Use Map should prevail.

Difference due to Use Classifications

The Future Land Use Map has an Institutional category, where the Zoning Map does not have an
associated “Institutional” zoning district. These areas are primarily planned in the R-1 zoning district,
which allows institutional uses (such as religious institutions, schools, etc.) as either permitted uses or
special land uses. However, a few large parcels are planned institutional in the Central Business Zoning
District. Municipal buildings and government buildings are permitted uses in the B-2, but religious
institutions are not an allowed use.

Recommendation: In next Master Plan update, eliminate the institutional future land use category, and
either plan for a new use on currently institutionally used parcels to address
situations where the institutional use ceases, or outline a process to do so. Parks,
government buildings, and parking lots should be noted on regulating plans in any
future form-based district(s).

Mixed Use Low and High Density Future Land Use and the MU (Mixed Use) Zoning District

The Master Plan lays out two types of mixed use future land use categories, while the Zoning Ordinance
has a single Mixed Use District. The Mixed Use zoning district essentially functions as residential district
since most commercial uses in the MU district require Planning Commission approval. Commercial uses
have more strenuous regulations than the same uses located elsewhere in the city which may block
redevelopment or re-use of historical homes. The Mixed Use: Low Density Future Land Use category is
planned in the Old Village area, which is more suited to a form-based code.
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The Mixed Use High Density future land use category is planned as a large corridor along North Main
Street. Itis intended to connect the Old Village and Downtown areas. This area is generally zoned B-3
(General Business) with a few parcels zoned O-1 or PUD. The Mixed Use: High Density Future Land Use
Category calls for a variety of uses and a streetscape more similar to the Downtown than the Old Village.
A new zoning district is needed to implement the vision for this future land use category and the South
Mill Sub Area Plan in the Master Plan.

If the City chooses to use a form-based zoning approach, this area and the Old Village should be unique
form-based districts that reflect the land use patterns and vision for each of these different areas.

Recommendation: A form-based analysis should be done for the Old Village area and the area planned
for Mixed Use High Density. The analysis would include a building type inventory,
analysis of street types, and categorization of those areas as centers, corridors,
neighborhoods or districts. In a subsequent Zoning Ordinance update, separate
form-based zoning districts would be created for these two areas.

The Planning Commission should examine the principal uses in the MU district and
determine if the additional regulations have produced the desired results in the Old
Village area. The Zoning Ordinance should be amended accordingly.

Central Business District (CBD) Future Land Use and the B-2 (Central Business) Zoning

The CBD Future Land Use designation and the B-2 (Central Business) zoning district have slightly
different boundaries.

In the Downtown Sub Area Plan in the Master Plan, building fronts are planned to be placed at the ROW
line or no more than 12 feet from the ROW line. The Schedule of Regulations has no defined front yard

setback for the B-2 Zoning District, which, if interpreted as a “zero” setback, is consistent with the ROW

placement indicated in the Master Plan. However, the schedule does not address the maximum 12-foot
setback.

Recommendation: Update the Schedule of Regulations to specifically define a zero foot minimum front
yard setback and 12 foot maximum for the B-2 District. Also, a build-to line with a
requirement for a percentage of the building to be on that line could be added.

Single-Family Low & Medium Density Future Land Uses and the R-1 (Single-Family Residential) Zoning

The Single-Family Low Density and Single-Family Medium Density Future Land Use categories
encompass the R-1 Zoning District. The Single-Family Low Density area is not associated with a zoning
district in the Zoning Plan (page 44 of the Master Plan) and has a larger minimum lot size (12,000 square
feet) than the R-1 Zoning District (7,200 square feet).

Recommendation: In the next Zoning Ordinance update, create a low density single-family zoning
district with the appropriate lot width and size to protect the character of those
neighborhoods planned for single-family low density.
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Multi-Family Low Density Future Land Use and the RT-1 (Two-Family Residential) Zoning

The Multi-Family Low Density Future Land Use designation does not correspond in all instances to the
RT-1 Zoning District. When a property’s future land use differs from the zoning, a lower or higher
density zoning district is present.

The uses allowed in the RT-1 zoning district does not include triplexes. The multi-family low density
future land use is described in the Master Plan as “located in areas where existing duplex and triplex
units are currently located, with a desired density of up to a maximum of 12 units per acre.” The zoning,
including types of housing and density, should be updated to match the Master Plan.

Recommendation: Inthe next Master Plan update, the appropriate density and building form for each
area should be decided and then mapped accordingly.

In the next Zoning Ordinance update, consider expanding the RT-1 zoning district to
allow triplexes as a principal permitted use or creating a RT-2 zoning district that
allows a breadth of “missing middle” housing. Maximum densities should be clear
and not use formulas (i.e., number of rooms based on site area) for a baseline.

Multi-Family Medium & High Density Future Land Uses and the RM-1 & RM-2 (Multiple-Family
Residential) Zoning Districts

The Multi-Family Medium and High Density Future Land Use designations do not correspond to the RM-
1 and RM-2 Zoning Districts in all instances. When a property’s future land use differs from the zoning,
lower or higher density residential future land use is present, often showing a single-family future land
use.

The density of the RM districts is regulated essentially by footnote (c) in the Schedule of Regulations.
The density is determined by a formula based on the number and type of rooms in a multiple-family
building, based on lot size. This approach may not consistently enforce or allow the maximum densities
noted in the Master Plan: 18 units/acre for RM-1, and 27 dwelling units/acre for RM-2, respectively.
Height, front and rear yards, usable open space or recreation area are regulated by footnotes (d) and
(e). These regulations could be simplified and then consolidated in a separate section.

Both zoning districts allow a long list of housing types as principal permitted uses: multiple-family
dwellings, duplexes, triplexes, quadplexes, sixplexes, stacked flats, townhomes/rowhouses and attached
single-family units. The Multi-Family Residential — Medium Density Future Land Use category calls for
“townhouse, row house, multiplexes, and various other styles of housing that mimic the pattern of
single family residential uses, but in a higher density of 12-18 dwelling units per acre, with maximum
building heights of 2.5 stories.” In contrast, The Multi-Family Residential — High Density Future Land Use
category specifies that traditional apartment building forms should be in these areas, so allowances for
duplexes, triplexes, quadplexes, sixplexes, stacked flats, townhomes/rowhouses and attached single-
family units does not match the Master Plan. A separate list of uses, and perhaps building forms, for
each zoning district would implement the specifications in the Master Plan.
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Recommendations: In the next Master Plan update, determine the existing multiple-family building
types that work best in the context of the City and then design zoning regulations
based on those examples. Part of the analysis should be whether two distinct
districts are needed and if a form-based approach is warranted.

In the next Zoning Ordinance update, the minimum lot size and maximum density
should be clear, without formulas to determine a baseline. Those formulas could be
used for exceptions if it were needed. Form-based regulations could eliminate the
need for the sliding scales currently used.

Office Service Future Land Use and the O-1 (Office-Service) Zoning

The Office Service Future Land Use designation generally corresponds to the O-1 Zoning District, with
two exceptions: O-1 zoned parcels on North Main Street and Starkweather Street. If the City decides to
use a form-based zoning approach, the parcels on North Main Street will likely be incorporated into a
mixed-use corridor zoning district.

Recommendations: In the next Master Plan update, examine whether the O-1 zoned parcels on North
Main Street could be incorporated into the planned mixed use area.

Industrial/Research Future Land Use and the I-1 & I-2 (Light & Heavy Industrial) Zoning Districts

The areas planned for Industrial/Research generally correspond to the I-1 and I-2 Zoning Districts.
However, several areas currently zoned I-1 or I-2 are planned for either Mixed Use High Density or
Multiple-Family. The change of land use from industrial could lead to less tax base, depending on the
value of the personal property for the industrial users as opposed to the value of the multiple-family or
mixed use property. We understand that some of the areas currently zoned I-1 or I-2 are not suitable
for industrial use.

Recommendations: In the next Master Plan update, examine the sites where Industrial zoning is planned
to become another type of land use, with the tax base impacts in mind.

Inconsistencies Between the Master Plan Goals and the Zoning Ordinance

We identified a number of inconsistencies between the goals of the Master Plan and the regulations in
the Zoning Ordinance.

Purpose of the Zoning Ordinance and the Goals of the Master Plan

The purpose of the Zoning Ordinance in Section 78-2 does not reflect the goals of quality of life, financial
stability, economic vitality and service infrastructure in the Master Plan and developed at the City’s
Strategic Planning Session, which is completed every five years.

Recommendation: Inthe next Zoning Ordinance update, review the past two rounds of the goals from
the City’s Strategic Planning Session and Section 78-2. If appropriate, update
Section 78-2 to include goals from those sessions.
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Complete Streets and Non-Motorized Goals and Zoning Requlations

The Transportation section of the Master Plan sets goals for the City of Plymouth to have complete
streets and a non-motorized network. The regulations in the Zoning Ordinance can be updated to
implement these goals.

Recommendations: In the next Zoning Ordinance update, add the following regulations: site plan
review and special land use standards for cyclist and pedestrian circulation and
safety, bicycle parking requirements, and requirements for sidewalks, bicycle lanes
and pathways, as appropriate.

Updates Needed to Comply with State Law
The following items need to be updated to comply with the Michigan Zoning Enabling Act:

e Change the notice requirements for special land use to not less than 15 days before the date of
the hearing to comply with the Michigan Zoning Enabling Act. We recommend deleting the
hearing requirements in Section 78-281 (b)(2) and replacing those provisions with a cross-
reference to the public hearing written notice regulations in Section 78-377.

e Section 78-377, item (c) needs to be updated to state that “Public hearings for an amendment to
this title, or the zoning map, that affects more than ten adjacent properties shall only require
notice in a newspaper”, with the added text in bold, italicized font. The Michigan Zoning
Enabling Act allows a single notice for “any group of adjacent properties numbering 11 or more
that is proposed for rezoning.”

e Section 78-379 needs to be updated to refer to Section 301 of the Michigan Zoning Enabling Act.

e Section 78-406 for Notices for the Zoning Board of Appeals must reference the not less than 15
day window by mail and in the newspaper. We recommend substituting a cross reference to
Section 78-377 in lieu of the current text.

Zoning Ordinance Recommendations

We recommend the Planning Commission consider the following recommendations to update the City’s
Zoning Ordinance with case law and best practices.

Consider Additional Uses

We recommend the Planning Commission consider adding the following uses, perhaps with specific
regulations. In our experience, these uses have been often requested in client communities:

e Micro-brewery, vintner, or distiller, with consideration for an accessory tasting room
e Pet day-care (can be added to commercial kennel use)

e Extended stay hotels

e Incidental sales and services

o Accessory dwelling units
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e Short-term rentals (may be better as stand-alone licensing ordinance)

Replace References to Road Designations in the City’s Master Plan with National Functional

Classifications

A number of uses are required to “be located only on major or collector thoroughfares as designated in
the city's master plan.” However, the Master Plan no longer has those designations, and it is not a state
requirement to have a map of that nature in a Master Plan. The reason for the requirement is to ensure
that a use which generates significant traffic is on a road that can manage the volume. We recommend
using the National Functional Classification, which is maintained by the State of Michigan and updated
based on road width and traffic volumes.

Use Square Footage Instead of Number of Employees to Control Size

In the B-3 and MU Zoning Districts, service establishments of an office-showroom or workshop nature
are limited to no more than five persons at one time in the creation or repair of goods. The limitation
on the number of employees is difficult to enforce as it requires the enforcement officer to remain at
the site for a long period of time, discern who is a customer and who is an employee, and the business
may be operational outside of the normal hours for the officer. A restriction on the square footage of
the use can also control the size and therefore level of activity for a use. If the square footage changes,
the business would need a building permit and the change would trip a zoning review by the City.

Consolidate Dimensional Requirements in a Single Article and/or Embed in Zoning Districts

The Schedule of Regulations and Section 78-217 — Projections into setbacks are separate Articles. For
ease of use, the dimensional requirements should be consolidated into the same article, preferably
moving Section 78-217 to Article XVII — Schedule of Regulations.

If the Zoning Ordinance is anticipated to be rewritten with both form-based and use-based zoning
districts, we recommend embedding the height, bulk, density and area regulations within the use-based
zoning districts and then regulating by form, with different regulations for each building type, in the
form-based districts.

Codify Zoning Use Matrix and/or Switch to Use Categories

Currently, uses are in each zoning district article as principal uses or special land uses, but the City
maintains a Zoning Use Matrix. The Zoning Use Matrix could be included in the Zoning Ordinance
instead of the lists in each zoning district article. Also, if using a form-based approach, general
categories of uses can be drawn and then allowed in different zoning districts. Some communities use a
hybrid approach, with a Zoning Use Matrix for use-based zoning districts and use categories for form-
based districts.

Consider Allowance for Underlying Plat to Determine Lot Size

The R-1 Zoning District has various lot widths, ranging from 40 feet to 120 feet. The R-1 Zoning District
currently requires a minimum of 60 feet in lot width and 7,200 square feet in lot area. When larger
parcels are redeveloped or transitioned to single-family that are adjacent to existing neighborhoods with
non-conforming lot sizes, the current regulations do not allow for the continuation of the existing
pattern. In the next Master Plan update, the Planning Commission may want to identify those areas
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where this mismatch could potentially occur and plan for either a form-based approach or a new single-
family residential zoning district. Ultimately, the zoning would be changed to allow for smaller than 60-
foot wide lots to continue the existing pattern of residential development.

Update the B-2 Zoning District Based on What Has Worked and Change What Has Not

The B-2 Zoning District has excellent design standards and an appropriate mixture of uses. We
recommend the Planning Commission retain those standards and consider the following
recommendations:

e Change the name of the zoning district from B-2 to CBD or DT. In many other communities, B-2
is a neighborhood or community-wide retail district instead of a mixed-use, downtown district.

e Update the Section 78-100 - Intent to reflect the description of the Central Business District
Future Land Use Category in the Master Plan. The intent currently does not mention upper
story residential or recognize the downtown as the central gathering spot of the community.

e Eliminate the premiums but retain the regulations for arcades and other pedestrian amenities.
Allow for increased height (one-half to a full story) when pedestrian amenities meeting those
requirements are provided.

e Examine parking options and update the regulations. Most downtown zoning districts do not
require minimum parking for all uses, or only require parking for residential uses. With that
action, the City, usually in coordination with the DDA, makes a commitment to provide,
maintain and manage the parking for the Downtown. The lease agreements currently required,
specifically for changes in use, can be a block to redevelopment.

e Preserve the character of each street by using either architectural regulations or a form-based
code approach. The character of the streets surrounding Kellogg Park are different from those
on the edge of the B-2 district, such as the houses adaptively re-used on Harvey and Church.

e [f using a form-based code approach, designate on the regulating plan where parking and public
open space will be. If the public parking lots are designated on the regulating plan, then the
parking as a principal use could be eliminated or pegged to certain parcels.

e Designate specific sign and landscaping requirements for the Downtown, based on what is
working now in the Downtown.

Consider whether Restrictions on Interior Display are still needed in the O-1 Zoning District

Section 78-73 prohibits any interior display from being visible from the exterior of the building, and that
any interior display be limited to less than 25 percent of the usable floor area of a story. We question
whether this requirement is still needed.

Update the Uses in the I-1 and I-2 Zoning Districts

The uses in the I-1 and |-2 zoning districts should be updated to reflect more modern uses and uses in
the City. The Planning Commission should consider the following:
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e Consolidate listings of types of manufacturing.

e Update principal and special land uses based on 21 century industries. Some uses, such as
photographic studio and equipment sales and service, no longer use chemicals nor require as
much space. Other uses, such as greenhouses, should be updated to reflect the use within, such
as growing of food within a building or aquaculture.

e Removing banks and credit unions (with or without drive-throughs) from the I-1 and I-2 districts
as a special land use.

e Removing indoor recreation and commercial kennels from the 1-2 district as a special land use
and permitted use, respectively. These uses have daily visitors and may not be appropriate next
to the more obnoxious uses allowed in the I-2. If the Planning Commission felt that more room
was needed for these uses, we have seen them work well on form-based corridors, with proper
design parameters.

We also recommend converting Section 78-133 — Uses Prohibited into performance standards or a
required sign off from the Fire Department.

Simplify the Footnotes to the Schedule of Requlations

The Schedule of Regulations has regulations that should be in other articles. It also includes suburban-
style requirements that could be simplified or better expressed using a form-based approach. We
recommend the following:

e Evaluate whether the height relief for residential buildings in footnote (b) is needed, in light of
the FAR requirements. Also, consider using a form-based code approach that requires larger
setbacks for larger lots with greater height allowances.

e Change the regulations in footnotes (c), (d), (e), and (I) for multiple-family uses based on the
design that has best worked in the City. Consider moving these out of the Schedule of
Regulations to a more visible place. If using a form-based approach, a building form for
townhouses and multiple-family buildings should be developed.

o Allow the one-half of the alley for the rear yard setback in O-1, O-2, & B-1 to be across all zoning
districts if the alleys are not regularly used.

e Move parking requirements in footnotes (h), (j), (m) and (t) to the section on parking.
e Move landscaping requirements in footnotes (i) to the section on landscaping requirements.

e Add two rows to the Schedule of Regulations table for adjacent to residential uses in the I-1 and
I-2 districts, leaving the exception in footnote (k).

e Add two rows to the Schedule of Regulations table for the downtown height requirements in
footnote (n) or regulate using street types in a form-based code approach.

e Consider using a build-to line for streets or blocks, rather than the averaging in footnote (o).
The creation of those build-to lines would be time-intensive. Since the front yard averaging has
worked well in neighborhoods, the build-to line may not be appropriate in the R-1 zoning
district.
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e Consider moving footnotes (p), (q), (r), (s), and (t) to the ARC zoning district.

e Consider porch regulations within form-based codes for house building form, if using a form-
based approach.

e Consider whether FAR should be used to regulate bulk for other building types.

e Ensure that FAR regulates in zoning districts where single-family residential is a special land use.

Allow for e-commerce options in the B-1, B-2, ARC and MU Zoning Districts

In the B-1, B-2, ARC and MU zoning districts, the principal use allowing similar uses has a restriction that,
“All businesses establishments shall be retail or service establishments dealing directly with consumers.

All goods produced on the premises shall be sold at retail from the premises where produced.” The last
sentence could be construed to not allow e-commerce to be part of the business. We recommend that

e-commerce be allowed as accessory use in these districts.

Consider Eliminating Vehicular Parking District or Removing Off-Street Parking Lots as a Principal Use

Off-street parking lots are a principal use in the O-1, O-2, B-1, B-3, and P-1 zoning districts. The P-1
zoning district permits solely off-street parking lots contiguous to O-1, O-2, B-1, B-2, I-1, or |-2 districts.
On the zoning map, the P-1 district is primarily in the Downtown area. The Zoning Ordinance is very
permissive in terms of allowing parking lots as permitted, principal uses. The Planning Commission may
want to limit off-street parking to only serve a permitted use on the same site.

In the Master Plan Implementation Matrix, the three actions dealing with Site Design mention parking:
concise requirements, encouraging shared parking and location behind buildings, and flexible parking
standards.

Consider a Residential Development Options Article

Different residential development options are scattered throughout the Zoning Ordinance. A best
practice is to consolidate these into a separate article. Potential sections for such an article would be:

e Site Condominiums
e  Multiple Family Developments (with updates)
e Adult dependent housing or assisted living facilities (with updates)

Evaluate Larger Minimum Lot Sizes and Setbacks by use

In several instances, the Zoning Ordinance requires a larger minimum lot size and/or setbacks for
specific uses than those in the Schedule of Regulations. While an effective method to minimize negative
impacts, especially to adjacent residential uses, the dimensions required are often large and suburban in
nature. While Plymouth has areas with a suburban character, it also has areas where the character is
much more urban. Also, the minimum lot size may be prohibitively large. We recommend evaluating
the required lot sizes and setbacks for the following uses:

e Private non-commercial recreational areas, institutional or community recreation centers or non-
profit swimming pool clubs
e Universities
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Hospitals
Convalescent or nursing homes
Religious Institutions

Update Landscaping Requirements and Place in a More Visible Spot

The current landscaping requirements are adequate but could be enhanced. We recommend the
following:

Move all landscaping regulations into this section. This section could also be in its own Article or
part of a Site Development Standards Article in a rewrite of the Zoning Ordinance.

Update the formatting for current regulations for one idea per sub-section with a title for each
sub-section.

Require the landscape plan to be designed and sealed by a registered landscape architect.
Landscape plans designed by landscape architects are usually of a higher quality than a civil
engineer.

Convert the list of “Trees not suggested” to a prohibited tree list and update the list using
current scientific understanding.

Review “suggested plant materials” list and eliminate invasive species currently listed.

Require native and low-maintenance landscaping materials, unless waived by the Planning
Commission.

Require the landscaping have a variety of species, e.g., not more than 25% of any one genus or
10% of any one species.

Review the landscaping provisions in the ARC District to see if they are appropriate to apply
elsewhere in the City.

Require street trees for all new development.

Encourage rainwater collection and green infrastructure, such as rain gardens and bioswales.
Include Section 78-206 - Walls and berms with landscaping regulations.

Add allowances for existing trees or landscaping to count towards landscaping requirements.
Add regulations for tree preservation during construction.

Add a waiver by Planning Commission with standards and findings.

Update Exterior Lighting Requirements for Current Technology and Consolidate Requlations

The Zoning Ordinance has lighting requirements by use scattered throughout. We recommend
consolidating those regulations into a single section, with the appropriate cross-references.

Also, in addition to regulations on lighting levels, we recommend regulation of the intensity of color
using kelvins in order to control for the color intensity of LED lights.
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Consolidate Site Design Standards in a Single Article

We recommend consolidating the following regulations that apply to site design for most site plans into
a single article:

e landscaping

e Trash containers

e Equipment screening
e Lighting

Consolidate Overall Requlations into a General Provisions Article

We recommend combining Miscellaneous Provisions and General Exceptions into a single General
Provisions Article. The following sections, which have regulations that apply across all properties,
should be included in that article:

e Conflicting Regulations

e Scope

e Performance Standards (could be its own Article as well)

e Residential Entranceways

e Corner Clearance

e Street Access

e Temporary Buildings and Structures

e Mechanical equipment (could move to schedule of regulations)
e Essential public services

e Essential services

e Projections into setbacks (could move to schedule of regulations)
e Foundation walls (could move to schedule of regulations)

e Grading, drainage and building grades

e Voting place

e Height limit (could move to schedule of regulations)

e Llotarea

Update Temporary Building and Structures Requlations

Section 78-211 - Temporary Buildings and Structures deals solely with temporary buildings associated
with construction. It does not address the breadth of temporary uses typically occurring in a calendar
year. Those temporary use can range from seasonal outdoor sales (fireworks or Christmas trees), food
trucks, to sidewalk sales and other exterior display and sale of merchandise.

We recommend separate provisions be added to the Zoning Ordinance to allow accessory outdoor sales,
on an intermittent or permanent basis, and a zoning permit for special events or other temporary uses,
such as food trucks or seasonal sales.

Update Site Plan Process based on Current Procedures and Best Practices

The site plan article does not always follow current procedures or best practices. We recommend the
Planning Commission consider the following:
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e Eliminate references to preliminary and final site plan. Based on current procedures, the City
has a single phase site plan review process and the references to preliminary and final site plan
can be confusing.

e Consolidate Sections 78-242 through 78-244 and Section 78-251 into two sections: one section
that details items subject to site plan approval by the Planning Commission and one section that
allows administrative site plan or zoning compliance approval. Less information can be required
for an administrative site plan and should be listed accordingly.

e Allow for an optional, non-binding pre-application meeting with City staff, consultants and/or
sub-committee of the Planning Commission, similar to the required pre-application meeting for
a PUD.

e Update process in Section 78-245 to allow staff to determine completeness of an application
and require resubmittals, per current procedure. Also, update the process for the Planning
Commission to outline their options when making a decision, similar to the process in for the
PUD preliminary and final approvals.

e Update application requirement to include an electronic version. If the fourteen hard copies are
not needed, revise the requirement accordingly.

e Update site plan review checklist so that it requires needed information for compliance with all
zoning requirements. The site plan review checklist should be reviewed by all departments and
consultants involved in site plan review. The PUD application requirement could be used as a
starting point. We recommend adding the following items, at a minimum: proof of ownership;
all easements on site; all driveways on either side of the street within 50 feet of the site; FAR if
applicable; location, size, species and condition of existing trees, location of any natural features
on-site and within 50 feet of the site; height and details of all proposed exterior lighting;
photometric plan; method of screening trash receptacles; location of any outdoor display or
storage; and, if required by the Community Development Director, traffic study, environmental
assessment, noise study or any other additional studies.

e Replace the “Factors Considered” in Section 78-249 with broader site plan review standards.
Those standards should connect to health, safety and welfare; the City Master Plan; and the
requirements of the Zoning Ordinance.

e Move the exceptions or discretion for requirements by the Planning Commission should be
moved to those sections of the Zoning Ordinance. For instance, item (4), which allows the
Planning Commission to require a marginal access drive, should be moved to Article XXII —
Parking and Loading Requirements.

e Add the ability for site plan approvals to be extended beyond one year in Section 78-250 —
Duration of Approval.

e Consider regulations for phased site plans in Section 78-250 — Duration of Approval. Some
communities require the next phase to start within a certain number of years and invalidates
the approved site plan if the timeframe is not met, unless good cause can be shown for the
delay.

e Eliminate Section 78-252 — Grading, which allows foundation work to start in between
preliminary and final site plan.
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e Include regulations for amendments to an approved site plan, with two levels of potential
review: minor site plan amendments where the intensity is not increased and can be approved
by staff, and major site plan amendments where the applicant would need to return the
Planning Commission for approval.

Expand Article XXI. Accessory Buildings and Use

Article XXI has regulations primarily on buildings within residential districts. However, based on the
regulations and the illustrations, we assume these regulations are targeted at single-family residential
uses and/or building forms within the residential districts. We recommend that the Planning
Commission consider the following:

e Include accessory building regulations that apply to non-residential uses permitted in residential
zoning districts. For instance, the picnic shelter that a religious institution has on its property
may need different regulations than a detached garage for a single-family home.

e Include regulations for non-residential zoning districts. If using a form-based approach, the
location of detached accessory structures would be determined by building form. For other
districts, such as the I-1 and I-2, requirements for location and height would be adequate.

e Evaluate if the height measurement of a detached accessory building with dormers maintains
the desired character of neighborhoods. These regulations have the potential to allow taller
structures and/or to encourage dormers, not in keeping with the surrounding area, in order to
legally achieve a taller accessory building.

e Consider allowances for detached accessory dwelling units.

e Consider including regulations for accessory solar energy (attached and/or detached), and
electric vehicle charging stations in parking lots or street rights-of-way.

Update Parking and Loading Requlations

We recommend that the parking regulations in Article XXII be updated as follows:
e Allow for more flexibility in Section 78-270 by:
o Allowing shared parking agreements for parking lots within 300 feet of a building.

o Allowing for designated parking areas to be converted to another use if proof can be
provided that the parking need is less than when the lot was created.

o Allowing payment in lieu of parking available in all districts

o Considering parking reduction when bicycle parking is provided

o Considering a reduction of parking for complementary mixed-uses

o Preventing “employee only” parking signage

o Allow the Planning Commission to waive or reduce parking requirements in all districts.
e Place the requirements for the B-2 or Downtown into a separate section.

e Update the schedule of the minimum number of parking spaces using the ITE Fifth Generation
Parking Manual.
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e Consider eliminating mobile home park from the schedule of the minimum number of parking
spaces, after consultation with the City Attorney, since a mobile home park is not an allowed
use.

e Expand the regulations for handicapped parking spaces to include number, dimensions and
signs.

e Include the requirements for parking lot surfacing in Section 78-272. The P-1 Zoning District
could be eliminated and, if the surfacing information is not copied into another section, then
those regulations might be lost.

e Require that the parking lot meet all regulations in Section 78-203, in lieu of the current
requirement for submittal a landscape plan.

e Require pedestrian pathways to be placed in the parking lots, linking the parking lot to the
sidewalk, to the main entrance(s) of the principal building, and to pedestrian infrastructure on
adjacent properties.

e Require vehicular connections between parking lots, where appropriate, such as cross-access
easements and service drives.

e Consider the following best practices:
o If parking is managed with parking meters or enforced time limits, remove minimums
and only regulate by maximum number of parking spaces.

o Include parking maximums.
o Require bicycle parking.

o Allow 10-15 percent of parking spaces to be compact vehicle spaces with smaller
dimensions.

o Allow permeable paving in parking areas.

o Allow motorcycle, scooter, or bicycle parking spaces to replace vehicle parking spaces
on a 2:1 ratio.

e Consider including standards for commercial and industrial driveways, or a cross-reference to
the City’s engineering standards.

e Update loading requirements to require loading spaces for commercial or office uses for vans or
delivery trucks, based on the size and intensity of the use. These loading areas can be “pull-off”
spaces in side setback.

Split “Special Use” Article into “Special Land Use Requlations” and “Specific Use Provisions” Articles

Article XXIllI-Special Uses has essentially two sets of regulations: special land use application and
procedures, and the regulations for specific special land uses. Meanwhile, regulations for uses only
allowed as principal uses have additional regulations in Article XVIlI-Miscellaneous Provisions or Zoning
District Articles. We recommend that the two sets of regulations be placed in separate articles.

The following sections could be moved to a “Specific Use Provisions” Article:
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e Sections 78-282 through Section 78-297 in Article XXIII

e Single family dwelling unit standards (Sec. 78-43, 78-53)

e Private non-commercial recreational areas, institutional or community recreation centers or non-
profit swimming pool clubs (Sec. 78-42.6, 78-52.6)

e Home occupations (Sec. 78-212)

e  Wireless Communication (Sec. 78-216)

In the “Specific Use Provisions” Article, we recommend the following regulations by use be updated:

e Update “Adult Regulated Uses” regulations to cite current case law to be more defensible.

e Expand “Drive-in or Drive-through Restaurants” to be standards for all drive-in or drive-through
uses. Consider decreasing the 50-foot setback from the public right-of-way or property line. If
the drive-through facilities are in the rear, the building could have the same setback as other
uses within the zoning district. The side and rear yards should be big enough to minimize the
potential nuisance. A schedule of minimum number of stacking spaces should be included. The
language on drive-through uses in the ARC Zoning District could be used as a model.

e Eliminate requirement for full service islands or attendant filling services in “Automobile service
stations/automobile convenience marts” regulations.

e Consider eliminating the prohibition on kitchen or cooking facilities in guest rooms for motels
and hotels, since extended stay motels in the B-3 zoning district directly cross-references these
regulations. While extended stay facilities used to be associated with crime, the modern version
often provides accommodations for business travelers. A separate use could be defined and
used.

e Consider decreasing the required 40 foot front yard setback for automobile car washes. With
proper design regulations and stacking requirements, the building could be subject to the front
yard setbacks for the underlying zoning district.

e Consider whether “Amusement parks and arcades” still warrant the additional regulation,
particularly the 500 feet from the property line of a similar business or residential district.

e Evaluate the regulations for “adult foster group homes” regulations for this use with state
licensing requirements and retain the regulations that are within the City’s purview and ability
to enforce.

e Make the following changes to the requirements for “Religious Institutions”, due to the
Religious Land Use and Institutionalized Persons Act (RLUIPA) and associated case law which
requires religious land use to be treated similar to private assembly uses like banquet halls or
fraternal lodges:

o Evaluate whether the lot width, lot area, building setbacks, frontage and access
requirements are enforceable and fit within the context of the City of Plymouth for
existing as well as new religious institutions.

o Provide cross reference to relevant landscaping requirements or eliminate item (6).

o Consult with the City Attorney as to whether item (7) is enforceable under RLUIPA case
law.
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o Examine allowance of meeting halls and related services in the O-1 district. To comply
with RLUIPA, meeting halls should subject to the same or stricter regulations than
religious land uses.

o Examine allowance of private clubs and lodge halls as principal use in the B-3, where
religious land uses are not allowed. Again, to comply with RLUIPA, these uses must be
subject to the same or stricter regulations than religious land uses.

Update Processes for Special Uses

We recommend the following changes in terms of process for special land uses:

e Change the annual approval of rooftop dining by the City Commission to stand-alone licensing
ordinance, rather than a special land use in the Zoning Ordinance. The revocation or non-
renewal of roof-top dining is more defensible as a license, than as a special land use.

e Consult with the City Attorney as to whether the Child Care Center and Group Day Care homes
with an annual compliance permit is allowed under current state regulations. Also, evaluate the
regulations for this use with state licensing requirements and retain the regulations that are
within the City’s purview and ability to enforce. Due to special consideration for group day care
homes in the Michigan Zoning Enabling Act, any amendments should be drafted with input from
the City Attorney.

e Consider allowing instances where a plot plan, instead of a full site plan application, could be
submitted. For instance, the re-use of an existing building for a special land use likely would not
necessitate the level of detail required for a site plan application.

e For uses that require site plan approval in the associated regulations, list those uses as requiring
site plan review in Article XX.

Consider Development Agreements

Many communities require development agreements for their Special Land Uses, Conditional Rezonings
or PUD’s. The Planning Commission should consider whether a recorded document, listing the
agreements for the development would be warranted. The “approved statement of conditions” used
for conditional rezonings can be used as a starting point.

Consider Expanding Non-Conforming Requlations Beyond the General to Include Waivers with Standards

The exceptions listed in Standards for Review for driveways, sidewalks, parking, screening, landscaping,
and lighting may be more visible and nimbler outside of the nonconformance article as waivers or
exceptions within their own sections or articles.

Place Amendments in its own Article with Specific Standards and Process Descriptions

We recommend that the regulations for Amendments be in a separate article, with specific standards
for amendments in general, rezonings (map amendments), text amendments and conditional rezonings.
We also recommend that conditional rezonings be described in a unique section within the
Amendments Article.
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We recommend the following sections for the Article overall:

e Intent

e Initiation of amendments

e Amendment request

e Amendment procedure

e Criteria for amendment to the Zoning Map

e C(Criteria for amendment to the Zoning Ordinance Text
e Conditional Rezoning of Land (Current Section 78-387)
e Restrictions on Resubmittal of Rezoning Request

Also, we recommend that Section 78-388, which requires a sign for a zoning map change, conditional
rezoning, or PUD be cross-referenced in this Article as well as in Article XXIV — Planned Unit
Development.

Pivot Section 78-385 to a Description of Planning Commission Powers

Section 78-385 — Planning Commission Approval describes the abilities of the Planning Commission to
investigate, require information from applicants, place conditions, and the time limitation of their
approvals.

We recommend that the requirements for information from applicants, the Planning Commission’s
ability to investigate, require information, place conditions and the time limitation of their approval be
woven into updated regulations for site plan, special land use and nonconformance approvals, so it is
explicit what the Planning Commission’s abilities are in each instance. We recommend that this section
is combined with Section 78-379 to describe where the Planning Commission is enabled in state law, its
duties and responsibilities.

This section should also outline the following items detailed in the Michigan Planning Enabling Act:

e The number of and process for appointing Planning Commission members
e Officers

e Bylaws

o Meetings

e Annual Report

e Compliance with Open Meetings Act

e Preparation of a Master Plan

Consider Eliminating Use Variances

Best planning practices call for the elimination of use variances. The Zoning Board of Appeals can
compromise a municipality’s ability to implement its Master Plan through use variances. We
recommend changing the uses via amendments to the Zoning Ordinance and Zoning Map instead.
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Move Parks and Open Space District to Article close to other Zoning Districts

If the Zoning Ordinance is rewritten, the Parks and Open Space District should be grouped with other
zoning district articles. Also, we recommend considering yard setbacks and lot coverage for buildings.

Update Inconsistent or Improper Terms

The following term needs to be used consistently:
e “Special land use” instead of “special use”
To be consistent with state regulations and federal law, the following terms should be used:

e  “Michigan Department of Environment, Great Lakes, and Energy” or “EGLE” instead of
“Michigan Department of Environmental Quality” or “MDEQ”

e  “Religious institution” instead of “church”
To be consistent with current City practices, the following term should be used:

e “Community Development Director” instead of "Building Official”. There may be a few instances
when the Building Official is the appropriate person, such as issuing building permits or
certificates of occupancy.

Update Definitions

The following actions should be taken regarding definitions:

e Review all definitions for consistent usage. For instance, “Average Grade” and “Usable Floor
Area” are used in a number of different contexts. The definition for each term needs to be the
same throughout and work in all regulations.

e Review definitions to match, where appropriate, those in other City ordinances, with the
assistance of the City Attorney. For instance, the definition of nuisance seems antiquated and
may need to be removed or updated.

e Update all definitions for modern understanding. For instance, “video rental establishments”
could be consolidated into a service use or eliminated.

e Remove regulatory language from definitions where possible, such as:
o Convenience grocery store: remove the reference to “one-story”

o Townhome/rowhouse: remove reference to “separated from each other by a firewall

e Remove definitions not used outside of Article Il — Definitions, including:
o Billboard

o Delicatessen
o Mechanical amusement device

o Rooming house (mentioned in parking regulations, but not elsewhere)
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o Mobile home park/manufactured home community (due to exceptions per state law for
this use, consultation with the City Attorney is recommended)

e Use graphics to simplify definitions when possible.

e Add form-based definitions with graphics, if using that approach.

Technical Inconsistencies & Frequent Variance Requests

The following items are inconsistencies that should be updated:

e Eliminate “tavern” from item (11) in Section 78-111 — Principal uses permitted in the B-3 Zoning
District. Bars, lounges and restaurants serving alcohol are special land uses in this district and
tavern can be interpreted as allowing alcohol. The Zoning Ordinance does not define “tavern”
and it is only used in this instance.

e Consolidate all fence regulations into a single place, with these sections of Zoning Ordinance or
the City’s Fence Ordinance.

e Consolidate the “Vested Right” sections in Article | and Article XXVII.

Per staff, variances have frequently been requested for generator locations requirements in Section 78-
217 — Projections into setbacks. The Planning Commission should examine those variance requests and
decide if amendments are needed.
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Planned FLU, FLU from Export, Zoning from Export
[ ] N/A Light Industrial,I-2

- N/A,Mixed Use High Density,|-2

[ | N/A,Mixed Use Low Density,I-2

- N/A,Multi Family High Density,|-2

Current and Planned Future
Land Use Category Analysis

City of Plymouth, Michigan

Prepared by: Carlisle/Wortman Associates, Inc.
Date: November 2, 2022

"Planned FLU" is the future land use category planned to
correspond with a property's current zoning.

"FLU from Export" is a property's future land use category as
listed in the "FutureLand" field from the City's FLU export
shapefile.
"Zoning from Export" is a property's zoning designation as

listed in the "Zoning_Typ" field from the City's Zoning export
shapefile.

Data: City of Plymouth, State of Michigan ;\)
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Planned FLU, FLU from Export, Zoning from Export Current and Planned Future

B Office,Mixed Use High Density,0-1 Land Use Category Analysis
I Office,Multi Family Medium Density,0-1

[ | office,Single-Family Medium Density,0-1

City of Plymouth, Michigan

"Planned FLU" is the future land use category planned to
correspond with a property's current zoning.

"FLU from Export" is a property's future land use category as
listed in the "FutureLand" field from the City's FLU export
shapefile.

"Zoning from Export" is a property's zoning designation as
listed in the "Zoning_Typ" field from the City's Zoning export
shapefile.

Data: City of Plymouth, State of Michigan ;
Prepared by: Carlisle/Wortman Associates, Inc.
Date: November 2, 2022
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Planned FLU, FLU from Export, Zoning from Export Current and Planned Future

B single-Family Medium Density,Light Industrial,R-1 Land Use Category Analysis
[ ] single-Family Medium Density,Mixed Use Low Density,R-1

I single-Family Medium Density,Multi Family Low Density,R-1 . L
'Planned FLL_I is the futu're land use _category planned to
|:| Single-Family Medium Density,Multi Family Medium Density,R-1 correspond with a property's current zoning.

"FLU from Export" is a property's future land use category as
listed in the "FutureLand" field from the City's FLU export
shapefile.
"Zoning from Export" is a property's zoning designation as
listed in the "Zoning_Typ" field from the City's Zoning export
shapefile.

=

dindsay~D

City of Plymouth, Michigan

Data: City of Plymouth, State of Michigan ;
Prepared by: Carlisle/Wortman Associates, Inc.
Date: November 2, 2022
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Carlisle |Wortman

ASSOCIATES, INC.

117 NORTH FIRST STREET SUITE 70 ANN ARBOR, M| 48104  734.662.2200 734.662.1935 Fax

TO:

FROM:

DATE:

RE:

City of Plymouth Planning Commission
Megan Masson-Minock, AICP
December 2, 2022

Zoning Audit Additions due to Changes in State Law

The following changes to the Michigan Zoning Enabling Act and the Child Care Licensing Act have become
effective, which would necessitate changes to the City of Plymouth’s Zoning Ordinance:

The amendment to the MZEA added residential treatment programs for up to 10 individuals as a
residential use, which must be allowed as a permitted use like family day care homes. A
residential treatment program provides 24/7 care for children using a “trauma informed
treatment model” , provides after care services for up to 6 months, and must be accredited, per
the definition in Child Care Organizations Act. A detention facility, forestry camp, training school,
or other facility used to primarily detain minor children found to be delinquent are not residential
treatment programs.

The Child Care Licensing Act was amended to allow “increased capacity” in family day care homes
and group day care homes, allowing an additional one or two children for care, respectively.
These facilities are automatically eligible for the increased capacity if they hold a current license,
have held a license for 48 months, and cared for at least one (1) minor child.

Please note that the following items will need to be updated in addition to the items listed in the
“Updates Needed to Comply with State Law” section in the previously submitted Zoning Audit:

Add a definition of “residential treatment program” to Sec. 78-21
Update the definitions of “family day care home” and “group day care home” in Sec. 78-21

Add “residential treatment program” to Table 9-2, as a permitted use in the R-1, RT-1, RM-1, and
RM-2 Zoning Districts, which are the zoning districts where family day care homes are principal
uses permitted.

| look forward to meeting you at your December 14, 2022 meeting to review and discuss the Zoning

Audit.

Sincerely,

e
:’f ia

1‘»*”/:%" R

thLISLE/woﬁ’TMAN ASSOC., INC.
Megan Masson-Minock, AICP
Senior Associate

Richard K. Carlisle, President Douglas J. Lewan, Executive Vice President John L. Enos, Vice President

David Scurto, Principal Benjamin R. Carlisle, Principal Sally M. Elmiger, Principal Craig Strong, Principal R. Donald Wortman, Principal

Laura K. Kreps, Senior Associate Paul Montagno, Senior Associate, Megan Masson-Minock, Senior Associate
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