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Agenda 
Planning Commission  

Wednesday, 17 October 2018 – 7:00 P.M. 
City Hall-Council Chambers, 1 S Huron St  

Ypsilanti, MI 48197 
 

I. Call to Order 
 

II. Roll Call 
 

 Matt Dunwoodie, Chair       P A   
 Jared Talaga, Vice-Chair      P A  
 Toi Dennis        P A 
 Jessica Donnelly       P A 
 Phil Hollifield        P A 
 Heidi Jugenitz        P A 
 Jelani McGadney       P A  
 Michael Simmons        P A 
     

III. Approval of Minutes 
 September 19, 2018 

 

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

hearing is not scheduled.  Please limit to five minutes. 
 

V. Presentations and Public Hearing Items  

 937 Monroe St: Group Child Care Home  
  Public Hearing: Special Use and Sketch Plan 

 Accessory Building Height Increase  
  Public Hearing: Text Amendment 
 
 

VI. Old Business 
 307 N River: Site plan review  

 Tabled from 7/18/2018 – to remain on table 
 Medical Marijuana Provisioning Centers: Increase in Buffer 

 Tabled from 3/21/2018 – to remain on table 
 

VII. New Business 
 

VIII. Future Business Discussion / Updates 
 

IX. Committee Reports 
 Non-motorized Committee Report 
 Master Plan: Housing Affordability and Access subcommittee report 

 

X. Adjournment 



 

 
                                                        

PLANNING COMMISSION 
 MEETING MINUTES 
SEPEMBER 19, 2018 

CITY COUNCIL CHAMBERS 
7:00 P.M. 

 
I. CALL TO ORDER 

 
The meeting was called to order at 7:00 p.m. 
 

II. ROLL CALL 
 
 Present: M. Dunwoodie, j Donnelly, J. Talaga, P. Hollifield, J. McGadney, M. Simmons  

 
Absent: H. Jugenitz (excused) 

 
Staff: Bonnie Wessler, City Planner 
 Nan Schuette, Executive Secretary 
   

III.  APPROVAL OF MINUTES 
 
 Commissioner Hollifield moved to approve the minutes of August 15, 2018 with corrections as 

noted by Commissioner Simmons (Support: J. Talaga) and the motion carried unanimously. 
 

IV. AUDIENCE PARTICIPATION 
 
 None 
   
V. PRESENTATION AND PUBLIC HEARING ITEMS 
 
  1. 445 S. Huron 
 

Staff presentation was made by City Planner, Bonnie Wessler, who stated that this is a request 
for a Special Use Permit for approval for “food store less than 15,000 sf with sales of alcohol”. 
 
This property is currently a gas station, with a small convenience retail shop.  The property was 
purchased by the current owner in 2016 and began operating in 2017.  Prior to that, it had 
been off-and-on vacant for some time.  It was initially constructed in 1971 as a filling station 
with three auto repair bays.  In 1992 and again in 1998, there were confirmed releases of 
gasoline from the site; the latter being from a leaking underground storage tank.  The property 
is zoned NC, neighborhood corridor.  This allows for Automobile Filling Station (without repair) 
as a special use; it also allows for retail stores and food stores by right.  The City requires a 
special use permit be sought when the sale of alcohol is proposed in a building less than 15,000 
sq. ft.   Staff is recommending denial of this request with findings as listed in the staff report 
dated September, which is included in the city website under “Planning Commission”.  Staff is 
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also recommending denial of the Limited Site Plan and included a list of findings and noted 
deficiencies, in the staff report of September. 
 
Planner Wessler referred to comments from residents Steve Pierce and Joe Lawrence, who 
voiced strong objection to this request.  
  
Planner Wessler also added that the applicant for 445 S Huron has requested that we table the 
application tonight, for two reasons. First, they’d like more time to address the issues that were 
brought up in the staff report, and second, the lead on this project for their team was 
hospitalized last night and will be unable to attend.  They can still send *a* representative, but 
it won’t be the person most familiar with the site and the application.  Planner Wessler 
recommended that the application be tabled, but that the public hearing continue to be held, as 
it was extensively noticed. 
 
Commissioner Dennis moved to open the public portion of the hearing (Support: P. Hollifield) 
and the motion carried unanimously. 
 
Bob Doyle, 210 S. Washington – commended planning staff for the thorough report – has 
lived in this area for 28 years.  He hopes that the commission will deny this request. 
 
Steve Pierce, 118 S. Washington – confirmed that this item will be tabled until October and 
that another opportunity will be available at that time for the public to participate.  He added 
further information on the business, and also added that this is a gateway to the City and it is 
his opinion that they do not need another liquor business there since currently there is a party 
store right across the street, as well as a medical marijuana facility within close proximity. 
 
William Allende – stated that he is not a resident of the city but does have family in the area 
on Madison.  He is an assistant pastor at Messias Church and the members are quite concerned.  
He is quite opposed to granting this request. 
 
Louise Betsy, 210 E. Ainsworth – Lived in the area for 60 years, complained about non-
resident business owners who do not take care of the business.  Ypsilanti used to be clean – 
she is anti-marijuana and it is her opinion they should ban both liquor and marijuana. 
 
Brenda Bird, formally lived at 450 Burton – she currently lives in Superior Township.  She 
is a member of Messias Church.  The community needs to think of the children – doesn’t know 
how the weed store got in.  This is not what we are trying for here.  Another liquor store does 
not fit. 
 
Cherissa Lamarr, 123 Bell – she feels that liquor and drugs equal’s crime.  Home violence 
and crime goes up.  This does not fit and it is not a positive image for the entryway to the city.  
She hopes that the commission will deny.  Not conducive to the community. 
 
Stephanie Smith, stated that she was born in Ypsilanti and attends Messias Church.  She is 
anti-marijuana.  This is close to the Historic District and is not benefitting the children.  Not 
supportive. 
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Bishop Grayson, Messias Temple Church – was born and raised here – the residents in the 
community feel threatened and do not feel that their representatives are listening to them.  It 
used to be safe for people walking dogs.  They need better communication and is asking for 
denial of this request. 
 
Norman Burgess, 29 Bell – referred to 9 Casler and asked if it is a halfway house.  He asked 
if he had missed the notice.  Feels there is no communication from the board to people.  Chair 
Dunwoodie reminded the resident that the issue being discussed was the application for Special 
Use Permit at the gas station. 
 
Lee Tooson – stated that the liquor license is a state issue.   He also feels there is no need for 
drugs or alcohol – that is not the remedy.  He proceeded to quote various bible scriptures and 
stated that we need to chase the rats out of town. 
 
Commissioner Hollifield moved to close the public portion of the hearing (Support: T. Dennis) 
and the motion carried unanimously. 
 
Commissioner Hollifield agreed that we should table this item giving the applicant the right to 
speak on their behalf. 
 
Commissioner Talaga moved to table Site Plan Review and Special Use for 445 S. Huron until 
October meeting (Support: P. Hollifield) and the motion carried unanimously. 
 
Chair Dunwoodie also took the opportunity to reiterate to the audience that we appreciate the 
amount of comments from everyone. A question came up during the public comment as to why 
we are continuing to table given the fact that there is a recommendation from staff to deny.  It 
is the commission’s responsibility to hear the applicant and in the interest of fairness, and due 
to the unforeseen circumstances by the applicant, we will give the applicant that opportunity.  
 

VI. OLD BUSINESS 
 
 1.  307 N River – Site Plan Review.  

 
No action – will continue to table.  
 

 2.  Medical Marijuana Provisioning Centers: Increase in buffer 
 

No action – will continue to table. 
 
VII. NEW BUSINESS 
 

None  
 
VIII. FUTURE BUSINESS DISCUSSION/UPDATES 

1. Application for child care home 
2. Text Amendment – Accessory buildings  
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A resident asked where information could be obtained on notifications. Planner Wessler 
distributed copies of a pamphlet that has been put together for the public. More copies are 
located in the lobby. 

 
 IX. COMMITTEE REPORTS 
 
  1. Non-motorized Committee Report 
   

Had a meeting. Commissioner Talaga stated that they are updating the non-motorized plan. 
They plan to have a draft before November. They are looking for another member and asked if 
anyone else on the board would be willing to commit. 

 
  2. Master Plan – Housing Affordability/Access subcommittee report 

 
Chair Dunwoodie attended a meeting where they revisited the timeline on consideration of the 
gathering of public input and how they will put their findings and reports together in a report.  
This would be an amendment to the Master Plan instead of a part of the Master Plan update.  
 
They also divided into a new set of sub-groups that can concentrate on other paths for 
gathering information.   
 

 X. ADJOURNMENT 
 
 Since there was no further business, Commissioner Donnelly moved to adjourn the meeting 

(Support: J. Talaga) and the motion carried unanimously. The meeting adjourned at 7:55 pm. 
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Agenda 

Planning Commission 

Wednesday, 17 October 2018 – 7:00 P.M. 

City Hall-Council Chambers, 1 S Huron St 

Ypsilanti, MI 48197 

 

V. Presentations and Public Hearing Items 

 937 Monroe St: Group Child Care Home 

   Public Hearing: Special Use and Sketch Plan 



City of Ypsilanti 

Community & Economic Development Department 
 

2 October 2018 
 

Staff Review of Special Use Application 
Monroe Group Child Care Home 

937 Monroe St 
 
GENERAL INFORMATION 
 

Applicant: Sasha Eddins 
937 Monroe St 
Ypsilanti, MI 48197 

Project: 937 Monroe – Group Childcare Home 

Application Date: August 15, 2018 

Location: Between Monroe and Madison, and Brooks and 1st.  

Zoning: R-1 Single Family Residential 

Action Requested: Approval of change from childcare center to group home for child 
care.  

Staff Recommendation: Approval. 

 
PROJECT AND SITE DESCRIPTION 
 
937 Monroe is an existing childcare center, with licensed capacity of up to 30 children. The applicant is 
requesting to decrease the intensity by switching from a switch from a commercial childcare center to a 
group day care home serving up to 12 families. 937 Monroe is zoned R-1; group child care homes 
serving 6-12 children are a permitted special land use within this district. The address, parcel number, 
and legal description of the parcel are: 937 Monroe St: 11-11-37-130-025: LOT 401 PARK RIDGE. 
 

 

 



Limited Site Plan & Special Use Review | 937 Monroe Group Child Care Home | October 2018 

 2 

Figure 1: Subject Site Location  
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Figure 2: Site Aerial (2010)  
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Figure 3: Photograph of Site (Google street view) 
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Figure 4: Current Photographs (from Mortgage Survey) 
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Figure 5: Land Use and Zoning of Surrounding Area 

 LAND USE ZONING 

NORTH Single & Multi-family residential, Park R-1, MD, P 

EAST Single family residential R-1 

SOUTH Single family residential R-1 

WEST Single family residential R-1 

 
 
SPECIAL USE: CRITERIA AND REVIEW §122-324(b) 
 
(1) The proposed use conforms with all the provisions and requirements of this chapter, including site plan or 

sketch plan review standards, as applicable, and the applicable site development standards for the specific 
use, as well as the spirit and intent of this chapter and the Master Plan. The location, scale, and intensity of 
the proposed use shall be compatible with adjacent uses and the zoning of the land. Height, location and size 
of buildings shall be compatible with uses and buildings on adjacent properties. The intensity of the proposed 
use, such as volume, frequency and times of operation, and its compatibility shall be considered. If 
nonconformities are present, all reasonable effort has been made to eliminate them. 
COMMENTS:  The location, scale, and intensity of the proposed is compatible with adjacent uses and the 

zoning of the land. Height, location and size of buildings are compatible with uses and buildings on adjacent 
properties. The proposed use is a reduction in intensity and is a permissible use within this district.  

 

(2) The proposed use shall promote the use of land in a socially and economically sustainable manner and shall 
not be detrimental, hazardous, or disturbing to existing or future neighboring uses, persons, property or 
public welfare. Noise, odor, smoke and potential contamination of air, soil and water and its potential effect 
on neighboring uses, persons and property, as well as public welfare, shall be considered.  
COMMENTS:  The proposed use is not anticipated to be detrimental, hazardous, or disturbing to existing or 
future neighboring uses, persons, property, or public welfare. Noise, odor, smoke and potential contamination 

of air, soil and water is not anticipated.  
 

(3) The proposed special land use shall be designed, constructed, operated and maintained to assure long-term 
compatibility with surrounding land uses. Consideration shall be given to the placement, bulk, and height of 
structures; materials used in construction; location and screening of parking areas, driveways, outdoor 
storage areas, outdoor activity areas, and mechanical equipment; nature of landscaping and fencing; and 
hours of operation.  
COMMENTS:  The proposed special use is compatible with the surrounding land uses. 

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

Consideration shall be given to the estimated pedestrian, bicycle and vehicular traffic generated by such use, 
access to transit, proximity to major thoroughfares, proximity to intersections, required vehicular turning 
movements, and provisions for pedestrian and bicycle traffic.  
COMMENTS:  None are anticipated. 
 

(5) The proposed use shall not create additional requirements at public cost for public facilities and services that 
will be detrimental to the economic sustainability of the community.  
COMMENTS:  None are anticipated. 

 

CONDITIONS OF APPROVAL  §122-326 

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

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

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

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

 

Items to be addressed: None. 

 

LIMITED SITE PLAN: CRITERIA AND REVIEW §122-311  
 

STANDING §122-311(a) 

The applicant is legally eligible to apply for site plan review, and all required information has been provided.  

 

REQUIREMENTS §122-311(b) 

“The proposed site plan conforms with all the provisions and requirements, as well as the spirit and intent of this 

chapter and the Master Plan. The proposed development will meet all the regulations of the zoning district in 
which it is located.” 

 
Applicant is not proposing any changes to the lot or the building footprint. 
 
Items to be Addressed: None. 
 
BUILDING LOCATION AND SITE ARRANGEMENT §122-311(c) 

“All elements of the site plan shall be harmoniously and efficiently organized in relation to the character of the 
proposed use, the size and type of lot, the size and type of buildings, and the character of the adjoining property. 
The site shall be so developed as not to impede the normal and orderly development or improvement of 
surrounding property for uses permitted in this chapter.” 
 
The building is oriented towards Monroe Street. Height and setbacks fit with the surrounding lots.  

 
Items to be Addressed: none 

 

SITE ACCESS, TRAFFIC, AND PARKING §122-311(d) 

“With respect to vehicular and pedestrian circulation on the site, including walkways, interior drives, and parking; 
circulation shall to the extent possible create potential cross-and joint-access to adjacent parcels and the existing 
block layout. Special attention shall be given to the location, number and spacing of ingress and egress points; 
general interior circulation including turnaround areas; adequate provisions for delivery of services (trash 
removal, school buses, mail and parcel delivery); separation of pedestrian and vehicular traffic; avoidance of 
building corners next to access drives; identification of addresses; storage of plowed snow; and arrangement of 
parking areas that are safe and convenient, and insofar as practicable, do not detract from the design of the 
proposed buildings and structures, neighboring properties, pedestrian and bicyclist safety, access to transit and 
flow of traffic on adjacent streets. All buildings or groups of buildings shall be so arranged as to permit adequate 
access by emergency vehicles as required by the city building code.” 
 

The site has driveway access from Monroe Street. There is on-street parking available on both sides of Monroe. 
There are plentiful sidewalks in the area.  
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Items to be Addressed: None.  

 

SCREENING §122-311(h) 

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

 
 Child care group homes require outdoor recreation space to be fenced and screened from any adjacent 

lot.  

 

Items to be Addressed:   
1. Applicant to verify existing fencing and screening on site complies with the zoning ordinance.  

 

MASTER PLAN CONSIDERATIONS §122-311(k) 

“An objective of site plan review shall be to protect and promote public health, safety, sustainability and general 
welfare. It is also the intent of site plan review to improve the quality of existing developments as they are 
expanded, contracted, or redeveloped in keeping with sound site development standards of this chapter and city 
master plan.” 
 
Diversity is our strength.  This special use does not introduce or accommodate new economic, racial, or other 

diversity; however, it does sustain the existing economic diversity of the City and provides a needed service to 

the neighborhood. 
 

Anyone, no matter what age or income, can find a place to call home in Ypsilanti. This special use 
continues to provide childcare opportunities within the city.  

 
 

STAFF RECOMMENDATIONS: SPECIAL USE 
 
Staff recommends the Planning Commission approve the Special Use Permit for the group child care home with 

the following findings and conditions:  

 
Findings:  The application is substantially in compliance with §122-324(b). 

 
Conditions:  Special use approval shall be subject to approval of site plan. 

 

STAFF RECOMMENDATIONS: LIMITED SITE PLAN 
 

Staff recommends the Planning Commission approve the special use for the group child care home at 937 Monroe 
St with the following findings, and conditions:  

 

Findings 
The application substantially complies with §122-310. 

 
Conditions  

1. Child care centers and group day care homes must be registered by the state department of social services 

and must comply with the minimum state standard for such facilities.  
2. The square footage of outdoor recreation area required by the Building Code and a 600 square foot licensing 

agency must be provided in the rear, side, or street side yard. Such outdoor space must be fenced and 
screened from any adjacent lot.  
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Bonnie Wessler 
City Planner, Community & Economic Development Department 
 

CC File 
 Applicant 



City of Ypsilanti 
Community & Economic Development Department 

 
October 2018 

 
Text Amendment 

Accessory Building Height Increase 
 

 
GENERAL INFORMATION 

Applicant: George Estabrook, Jr 

Application Date: 12 September 2018 

Action Requested: Zoning Ordinance Text Amendment to increase the allowable height 
of accessory structures to 25’ or the height of the primary 
structure, whichever is less, in the mansion, estate, house and 
cottage building types in all form based districts.   

Staff Recommendation: Approval. 

 
BACKGROUND 
 

The applicant, in the course of researching a proposed improvement on their property, discovered that 
the maximum height for detached accessory buildings is capped at 15 feet. The applicant’s property is 
in a district that permits accessory dwelling units (ADU) by right, and is interested in constructing a 
detached accessory structure that is both an ADU and a garage. As the square footage of detached 
accessory structures is capped, in this particular district, at 800 square feet, the applicant is interested 
in putting an ADU on the second story of a garage, and further believes that this is something that is 
important to have as an option for ADUs.  The applicant worked with staff to develop the proposed 
language change.  
 
PROPOSED CHANGED TEXT 
 
Change Part 1: 
“change 466 (mansion), 467 (estate), 468 (house), 469 (cottage), subsection N, to “the lesser of 25’ or 
the height of the primary structure.””  Currently, these sections read: “Accessory structure height: max 
15’”.  
 
These building types may apply in the following districts: 

BUILDING TYPE CN-SF CN-MID CN C HC NC GC HHS 
MA Mansion L L L -- L -- -- -- 

ES Estate P P P -- P P -- -- 
HS House P P P -- P P -- P 
CO Cottage P P P -- -- -- -- -- 
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v 
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Height is defined as “the vertical distance from the established grade of the center of the front of 
the building to the highest point of the roof surface of a flat roof; to the deck line of mansard roof; to 
the mean height level between the eaves and ridge for a hip, gambrel or gabled roof; and 75 percent 
of the height of "A" frame. Chimneys, spires, antenna, and similar projections other than signs shall not 
be included in calculating building height.” 
 

 
 
These building types are only permitted in the form-based districts, which tend to be the older parts of 
the City. Taller outbuildings- carriage houses, small barns, etc- were once the norm, until the 
automobile rose to dominance. Taller outbuildings are occasionally needed even for vehicle storage 
currently, due in part to some taller vehicles (rather than longer or wider) being used for trades and 
modified to be accessible, the popularity of recreational vehicles, and even for storage of tools and 
recreational equipment.  
 
In the case of existing single-story or ranch-style homes, this amendment would not allow the 
proposed detached accessory structure to be taller than the existing primary structure.  This could help 
to maintain a sense of neighborhood cohesion. However, it is possible that the peak of the accessory 
structure could be taller than the peak of the primary structure. It would be possible to adjust the 
proposed wording to be: “…the lesser of 25’ or such that the highest point of the accessory structure is 
equal to or lesser than the height of the primary structure.” 
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Taller buildings could also accommodate a second-story accessory dwelling unit. As the ordinance is 
written, an ADU would either have to be built in an existing building’s second-story, as a first-floor use 
in a detached accessory building, or in an attached accessory structure. 
 
Change Part 2: 
“change 651(b)(2) to add “and except where otherwise noted” to the end of the section. 
 
Section 122-651(b)(2) currently reads: 

“Height. The maximum height for a detached accessory structure must be 15 feet; except in the 
PMD district, in which accessory structures may be constructed equal to the permitted 
maximum height of structures in such district, subject to Planning Commission review and 
approval.” 

 
The change would ensure that this section does not conflict with the higher heights that would be 
permitted in the form-based districts, but also does not permit higher heights in the more modern use-
based districts, such as R1.   
 
Map of Zoning Districts where ADUs are permitted (with Historic District in blue) 
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Map of Form-Based Zoning Districts 

 
 
MASTER PLAN  
 
Three  guiding values of the Master Plan appear to relate to this request: 
 
Diversity is Our Strength  
Ypsilanti is a multicultural city with people from different races, sexual orientations, incomes, and walks 
of life. The ability to be who you are attracts people to Ypsilanti. In decisions, the City will ask how 
actions welcome, provide opportunity for and sustain its diverse population. 
 
This will help enable new second-story detached accessory dwelling units to be constructed in the 
form-based districts where accessory dwelling units are permitted, and taller detached accessory 
structures in general for these building types. Second-story ADUs can help to encourage more 
economic diversity; taller accessory buildings can help enable those who may have a trade, home 
business, or atypical vehicle storage needs to live in these areas, again potentially fostering economic 
and social diversity.  
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Ypsilanti is sustainable 
Every decision should foster the future, while replenishing resources – natural, economic and social. 
Efforts to make the city an environmentally sustainable place will continue. The financial viability of the 
city in 20 years should factor into decisions. Equity for everyone in Ypsilanti is another priority. 
 
Much of the market demand for accessory dwelling units comes from three sources: a desire to live 
minimally in a small space; a desire to live independently near existing social support networks such as 
family and friends; or simply a desire to live near a certain fixed resource, such as a downtown, 
recreational amenities, school, or work.  This change could help foster social sustainability. 
 
Much of the interest in providing such housing supply comes from people who wish to have family 
members live close to them, and from the ability to collect rental income.  This change could help 
foster both social sustainability and economic sustainability.  
 
Density, generally speaking, helps to preserve natural resources. It is more efficient to live in a dense 
place; demand on car travel is reduced, and it takes fewer resources to provide essential services, such 
as utilities and public safety protection. This amendment could lead to increased density, which would 
then help to preserve natural resources. 
 
Conversely, density and larger buildings are not to everyone’s tastes. As with any new construction or 
development, there may be a “sorting period” in the area immediately adjoining any new construction. 
 
Anyone, no matter what age or income, can find a place to call home in Ypsilanti 
Housing options should match the needs of the people. Those needs will change as residents age and 
move. The need for safe, quality, affordable homes for all should be factored into decisions. 
 
This amendment could lead to an increase in housing availability, and would make ADU development 
slightly easier in the zoning districts where it is a permitted use. This amendment could also make 
living in the form-based districts more accessible to those who are looking for taller outbuildings than 
currently possible. 
 
 
STANDARDS FOR AMENDMENTS §122-362(a) 
 
(a) Text Amendment. For a change to the text of the Zoning Ordinance, the Planning Commission 
shall consider and the City Council may consider, whether the proposed amendment meets the 
following standards:  
 
(1) The proposed amendment is consistent with the guiding values of the Master Plan; and  
Applicable guiding values of the Master Plan include: 

• Diversity is our strength: per the decision-making rubric. This potentially improves the diversity 
of housing types available in Ypsilanti. 

• Ypsilanti is sustainable: per the decision-making rubric, this action potentially increases the 
social and economic sustainability of the community, and potentially helps to protect natural 
resources. 

• Anyone, no matter what age or income, can find a place to call home in Ypsilanti: per the 
decision-making rubric, this does increase the diversity in housing stock; this could increase the 
availability of housing; this could allow people with atypical vehicle needs &/or home 
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occupations to find homes in Ypsilanti; and this could aid those who wish to age in place &/or 
bring an aging family member to live with them &/or allow a family member to live nearby, yet 
independently. 

 
(2) The rezoning is consistent with description and purpose of the proposed district, and.  
Home occupations are explicitly permitted in all zoning districts where residential use is permitted. 
Accessory Dwelling Units are permitted in the HC, CN, and CN-Mid zoning districts.  This allows 
residents more utility from these permitted uses. 
 
(3) The proposed amendment is consistent with the intent of this Zoning Ordinance; and  
Per §122-100, the intent of the ordinance is to promote the public health, safety, and welfare. In 
particular, to:  
• create a safe, diverse, and sustainable city;  
• meet the needs of the City's residents for food, fiber, energy, and other natural resources;  
• guide the location of places of residence, recreation, industry, trade, service, and other uses of land;  
• ensure that uses of the land shall be situated in appropriate locations and relationships;  
• limit the inappropriate overcrowding of land and congestion of population and transportation systems 
and other public facilities;  
• facilitate adequate and efficient provision for transportation systems, sewage disposal, water, energy, 
education, recreation, and other public service and facility needs;”  
This would increase the diversity of the City, with minimal foreseeable negative impacts.  
 
(4) The proposed amendment will enhance the functionality, transportation network or character of the 
future development in the City; and  
The change to the zoning ordinance has the long-term potential to do so, but overall is anticipated to 
only have slight, yet positive, impacts.  
 
(5) The proposed amendment will preserve the historic nature of the surrounding area and of the City; 
and  
Staff does anticipates that this amendment will slightly positively affect the historic character of the 
City, by allowing more “carriage-house” style detached accessory structures to be built. 
 
(6) The proposed amendment will enhance the natural features and environmental sustainability of the 
City; and  
Staff does not anticipate that this amendment will negatively affect the natural features or 
environmental sustainability of the City, and should slightly enhance the region’s environmental 
sustainability. 
 
(7) The proposed amendment will protect the health, safety, and general welfare of the public; or  
Staff does not anticipate any negative effects upon the health, safety, or welfare of the public. 
 
(8) The proposed amendment is needed to correct an error or omission in the original text; or  
Accessory dwelling units, while permitted, were not fully fleshed out in the 2014 ordinance revision. 
This is one step of likely many in working to enhance the accessory dwelling regulations. 
 
(9) The proposed amendment will address a community need in physical or economic conditions or 
development practices; and  
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Staff does not anticipate that this change will significantly impact a community need in physical or 
economic conditions, but will permit some additional flexibility in the housing market, and will help to 
support home occupations. 
 
(10)The proposed amendment will not result in the creation of significant nonconformities in the City. 
The proposed amendment will not result in the creation of nonconformities within the City. 
 
STAFF RECOMMENDATION 
Staff recommends the Planning Commission recommend approval of amending the text of the Zoning 
Ordinance in the following manner: 

• Updating 122-466 (mansion), 122-467 (estate), 122-468 (house), 122-469 (cottage), subsection 
N, to read “the lesser of 25’ or the height of the primary structure;” 

• And appending “except where otherwise noted.” to 122-651(b)(2); 
with the following findings: 
 
1. The amendment is consistent with the guiding values of the Master Plan. 
2. The amendment is consistent with the description and purpose of the district. 
3. The proposed amendment is consistent with the intent of the zoning ordinance. 
4. The proposed amendment will enhance the functionality and character of the future development in 

the City. 
5. The proposed amendment will help preserve the historic nature of the City. 
6. The proposed amendment will enhance the overall sustainability of the City. 
7. The proposed amendment will protect the health, safety, and general welfare of the public. 
8. The proposed amendment will address a community need. 
9. The proposed amendment will not result in the creation of significant nonconformities. 
_____________________________ 
Bonnie Wessler 
City Planner, Community & Economic Development Division 
 
c.c. File  
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City Hall-Council Chambers, 1 S Huron St  

Ypsilanti, MI 48197 
 
 

VI. Old Business 
 



City of Ypsilanti 
Community & Economic Development Department 

 
23 April 2018 

 
Staff Review of Site Plan Application 

Cultivate Coffee & Taphouse 
307 N River 

 
GENERAL INFORMATION 
 

Applicant: Ryan Wallace 
Cultivate Coffee and Tap House 
307 N River St  
Ypsilanti, MI 48198 

Project: Cultivate Coffee & Tap House 

Application Date: 16 March 2018 

Location: Depot Town, on the south-west corner of North River and Photo. 

Zoning: C, Center 

Action Requested: Approval 

Staff Recommendation: Conditional Approval. 

 
PROJECT AND SITE DESCRIPTION 
 
Cultivate Coffee & Tap House (“Cultivate”) is located in the former Ted’s Auto Electric, and has been in 
operation since early 2015. In 2016, they expanded their parking area to the west of the existing 
parking, and created an outdoor service area to the west of the existing building. This site plan 
submittal is in furtherance of coming into conformance with the ordinance. 
 
307 N River is zoned Center, which allows for bars and restaurants, as well as outdoor cafés, as 
permitted and accessory uses, respectively. Outdoor cafés are subject to specific standards found in 
122-540. There are no parking minimums in the Center district. 
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Subject Site Location  
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Site Aerial (2015)  
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Site Aerial (per Google, 2017) 
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2011 Google Street View of site 
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2016 Google Street View of site 

 
 
 

Land Use and Zoning of Surrounding Area 
 LAND USE ZONING 

NORTH Single family, parking Center 
EAST Grocery store, shopping, services Center 

SOUTH Multifamily residential Historic Corridor 
WEST Single-family residential Historic Corridor 

 
 

SITE PLAN: CRITERIA AND REVIEW §122-311  
 
STANDING §122-311(a) 
The applicant is legally eligible to apply for site plan review, and all required information has been provided.  
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REQUIREMENTS §122-311(b) 
“The proposed site plan conforms with all the provisions and requirements, as well as the spirit and intent of this 
chapter and the Master Plan. The proposed development will meet all the regulations of the zoning district in 
which it is located.” 
 

ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
C: §122-

477 
BUILDING TYPE Determined by lot size  21,700 sf 

Single story 
commercial 

Unchanged 
Existing 
nonconforming 
building type 

 LOT: Unchanged. 
 BUILDING ENVELOPE AND HEIGHT: Unchanged. 
 ACCESSORY BUILDING ENVELOPE, FOOTPRINT, AND HEIGHT: Unchanged. 
 PARKING 

PROVISIONS 
Permitted in the side, street 
side, and rear yards 

Street Side Expanded street 
side. 

§122-540 USE-SPECIFIC 
Outdoor cafes, 

restaurants, 
seating areas 

and beer 
gardens 

(a) All outdoor seating areas 
at grade level must be 
accessory to business which 
provides indoor seating or 
food concession. All storage, 
preparation and cooking of 
food and all vending 
machines shall be within an 
enclosed building or food 
concession.  
(b) The outdoor seating area 
shall be separated from all 
parking areas by means of a 
minimum three-foot high 
planting, wall, or other 
architectural feature 
delineating the space.  
(c) The outdoor seating area 
shall not be located within 50 
feet of any properties zoned 
R1, MD, CN, CN-Mid, or CN-
SF.  
(d) All outdoor areas shall be 
kept clean and void of litter 
at all times. 

No outdoor seating  (a) Met 
(b) 6’ privacy fence 
proposed 
(c) Met 
(d) Applicant to 
note this 
requirement on 
the site plan.  

 
I tems to be Addressed: Applicant to note the requirement “all outdoor areas shall be kept clean and 

void of litter at all times” on site plan.  
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BUILDING LOCATION AND SITE ARRANGEMENT §122-311(c) 
“All elements of the site plan shall be harmoniously and efficiently organized in relation to the character of the 
proposed use, the size and type of lot, the size and type of buildings, and the character of the adjoining property. 
The site shall be so developed as not to impede the normal and orderly development or improvement of 
surrounding property for uses permitted in this chapter.” 
 
Building arrangement proposed to continue unchanged. Applicant proposes to extend westward an outdoor 
seating area/beer garden. As shown, beer garden has minimal accessible area for patrons with mobility 
disabilities; this is likely to be a challenge when obtaining Building Department approvals. Applicant also proposes 
extending the parking area westward, in gravel. Both the parking area and the outdoor seating area are set back 
23’ from the rear property line. The outdoor seating area is set back approximately 4’ (varies slightly) from the 
south/side property line. 
 
The dumpster is located in the street side yard.  This is addressed later in this report. 
 
Due to limited space on the north side of the building for parking, should the applicant wish to have parking, 
applicant may wish to consider relocating the outdoor seating area to the north of the building and the parking to 
the west.  
 
I tems to be Addressed: None. 
 

SITE ACCESS, TRAFFIC, AND PARKING §122-311(d) 
“With respect to vehicular and pedestrian circulation on the site, including walkways, interior drives, and parking; 
circulation shall to the extent possible create potential cross-and joint-access to adjacent parcels and the existing 
block layout. Special attention shall be given to the location, number and spacing of ingress and egress points; 
general interior circulation including turnaround areas; adequate provisions for delivery of services (trash 
removal, school buses, mail and parcel delivery); separation of pedestrian and vehicular traffic; avoidance of 
building corners next to access drives; identification of addresses; storage of plowed snow; and arrangement of 
parking areas that are safe and convenient, and insofar as practicable, do not detract from the design of the 
proposed buildings and structures, neighboring properties, pedestrian and bicyclist safety, access to transit and 
flow of traffic on adjacent streets. All buildings or groups of buildings shall be so arranged as to permit adequate 
access by emergency vehicles as required by the city building code.” 
 
Access to the site via car is currently done to the small paved parking to the north of the building, adjacent to the 
roll-up doors. There is bike parking available at the east end of the parking area. Foot traffic can approach from 
River or from Photo, as the area is highly walkable. However, there is no sidewalk on Photo nor on Ninde. 
Pedestrians from this direction must walk in the street. Photo generally has light traffic, with the vast majority 
going to/from the Sidetrack parking area to the north-east or to Cultivate.  Note that both Ninde and Photo, while 
platted as streets, are quite narrow and more closely analogous to alleyways. Photo is less than 30’ wide. 
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ORDINANCE 
REFERENCE REQUIRED 

EXISTING 
CONDITIONS PROPOSED 

§122-685 PARKING 
Dimensions 

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

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

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

One signed barrier-
free space, 
approximately seven 
parking spaces. 

Undimensioned. 
Two barrier-free 
spaces are 
proposed near the 
building entrance; 
seven in the paved 
area. No count or 
dimensions given 
for parking in the 
graveled area.  

§122-683 Access 5’ walkway from parking lot 
to parks, commercial, 
transit, walkways, 
institutions; raised/marked 
crosswalks within parking lot 

 Walkway marked 
towards south of 
parking area. 

Ingress & 
Egress 

• Aligned across ROW, or 
offset by 25’ 

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

 Parking aisles 
have a unique 
configuration; 
they are end-on to 
Photo Street. This 
places them 
within 50’ from 
the Ninde 
Intersection. 

Internal 
Maneuvering 

Each driveway providing access 
to an off-street parking lot 
containing five or more parking 
spaces shall be a minimum of 
ten feet in width. Where a 
turning radius is necessary, it 
shall be an arc that allows 
unobstructed vehicle flow. 

 Met 
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Surfacing All parking and loading facilities 
and access drives shall be paved 
with a durable bonded material 
in accordance with accepted 
engineering standards, or 
alternative surfacing materials to 
minimize impervious surface and 
stormwater runoff, employ 
environmental and other best 
practices, and achieve low 
impact design, at the discretion 
of the City Engineer. Use of 
pervious alternative surfaces is 
encouraged in proximity to the 
Huron River and Paint Creek.  
Paving materials proposed to 
improve aesthetics may also be 
considered by the City Planner 
and the Planning Commission.  
Alternative surfaces proposed 
shall be reviewed by the City’s 
consulting engineer. 

 See engineer’s letter. 
Gravel surface is 
generally acceptable. 

Drainage All off-street parking and loading 
areas shall be graded and 
drained to public storm sewers. 
As an alternative, if in the 
opinion of the City’s consulting 
engineer, the soils are of a type 
which will allow for efficient 
drainage, the use of drywells, 
infiltration trenches, swales, bio-
retention or other best 
management practices for 
controlling urban runoff quality 
are permitted. No surface water 
shall be permitted to drain onto 
adjoining properties, unless 
there is a common engineered 
drainage system shared with the 
adjoining property or an 
appropriate watershed easement 
has been obtained. No surface 
water drainage from an off-
street parking lot shall be 
permitted to drain across a 
public sidewalk. 

 See engineering 
review. 
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Setback from 
Street 

Parking lot setbacks are 
designated by the zoning 
district in which they are 
located.  An allowed 
exception are circular drives, 
which may be located in a 
required minimum front yard 
or street side yard, provided 
that such drives shall be 
designed so that no parking 
space is located closer than 
25 feet to any street right-of-
way line. 
 

 n/a. 

Setback from 
Adjacent Lot 

Parking areas are required to 
be 10’ from any adjacent lot. 
Planning Commission may 
waive this requirement in 
whole or in part with a 
finding that the lot shares a 
common access and common 
parking with the adjoining 
lot, or that stormwater, 
landscaping, and other 
similar concerns have been 
adequately addressed with 
other methods. 
 

 Met. 

Striping For parking lots containing 
five or more spaces, all 
spaces shall be outlined with 
three-inch wide strips of 
white or yellow paint, except 
that barrier-free spaces shall 
be blue, with a symbol of 
compliance in blue, and 
signed in accordance with the 
State Barrier-Free Code. 

 Striping not possible 
in graveled lot. 
Striping in paved lot 
proposed to be in 
conformance. 
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Wheel Stops For parking lots containing 
five or more spaces or 
accessory to commercial 
uses, wheel stops or curbing 
shall be provided for all 
parking spaces to prevent 
any vehicle from projecting 
beyond the parking lot area, 
bumping any wall or fence, 
or encroaching upon any 
landscaping. In all cases 
where parking lots abut 
public or private sidewalks, 
continuous concrete curbing 
or bumper stops, at least six 
inches high, shall be placed 
so that a motor vehicle 
cannot be driven or parked 
on, or hang over, any part of 
any sidewalk. 

 Wheelstops not 
provided in paved 
lot. 

Lighting With the exception of 
multiple-family dwellings on 
individual lots containing no 
more than four units, parking 
and loading facilities utilized 
during night-time hours shall 
be artificially illuminated. All 
such outdoor lighting shall 
meet the requirements of 
§122-609. 

 No lighting 
proposed.  
Streetlights not 
shown on plan. 

Screening & 
Landscaping 

(internal) 

1 tree per 8 spaces  Two trees 
required. 

1 landscape island for each 
16 spaces 

 n/a 

Islands w trees: 9’ wide min 
and 160’ sf 
Islands w 5’ min walkway: 
11’ wide min  
Islands: curbed or used for 
stormwater 

 n/a 

All aisle-ends & corners 
protected w curbed island 

 Parking aisles 
unprotected in 
paved area. 

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

 n/a 

Screening & 
Landscaping 
(perimeter) 

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

 n/a 

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

 None provided 
from Photo. 
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Landscaped areas, walls, 
structures, walks- must be 
protected by curbing 

 Building walls and 
pedestrian walkway 
along building 
unprotected. 

§122-691 Motor spaces   n/a 
Bicycle spaces 1 per 5 motor spaces, 

minimum of 2 
 n/a 

§122-672 SIDEWALKS provide a sidewalk or shared-
use path 
This requirement may be 
modified by the Planning 
Commission as follows:  
 (2) A fee in lieu of 
construction may be provided 
by the development in the 
amount of 100% of the 
construction cost, upon a 
finding that any portion of 
the perimeter of a lot is 
included in a transportation 
project programmed in the 
City’s 5-year Capital 
Improvement Plan, or with a 
finding that sidewalk 
construction at this location is 
impractical due to lack of 
connectivity. Any fee paid for 
this purpose is reserved for 
non-motorized improvements 
as a part of the identified 
transportation project or for 
path and sidewalk 
construction throughout the 
City, respectively.  
(3) Any easement required 
for the construction, 
maintenance, or operation of 
a modified facility must be 
included on the site plan at 
the time the modification is 
requested. 

 Construction of a 
sidewalk along 
Photo would 
primarily serve 
Cultivate’s 
pedestrian traffic 
from their parking 
areas.  There are, 
however, four 
single-family 
residences along 
Photo; one 
commercial 
building on Ninde, 
and two 
apartments on 
Ninde that may 
also benefit.  
Planning 
Commission may 
choose to consider 
a fee-in-lieu. 
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§122-675 TRAFFIC 
VISIBILITY 

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

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

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

 The dumpster 
placement is an 
extreme challenge 
to visibility for 
those exiting the 
gravel parking 
area.  
Applicant must 
apply for a 
variance or 
redesign the 
gravel parking 
area entrance. 

 
I tems to be Addressed:  

• No count or rough dimensions given for gravel parking area.  Applicant to provide. 
• Parking lot access is less than 50’ from Ninde/Photo intersection. Applicant to revise. 
• No lighting is shown on the plan. Applicant to show either site lighting or adequate street 

lighting. 
• Two trees required. 
• Parking aisles in paved area are unprotected by islands. 
• Parking (both gravel and paved) is not screened from Photo. 
• No sidewalk provided along Photo. Planning Commission waiver for fee-in-lieu requested. 
• Dumpster is within the visibility triangle for the gravel parking. Applicant to revise entrance to 

gravel parking. 
• Conflicting land use screening is required between the gravel parking and the residential use to 

the west. 
 
 
ENGINEERING & STORMWATER §122-311(f), §122-311(g) 
(6) Adequate services and utilities including sanitary sewers shall be available or provided, with sufficient capacity 
to properly serve the development. Appropriate measures will be taken to ensure that site drainage will not 
adversely affect adjoining properties or the capacity of the public storm drainage system, or nearby bodies of 
water. Provisions shall be made to accommodate stormwater and prevent soil erosion. All stormwater 
management facilities, including but not limited to storm sewers and detention/retention facilities, shall be 
designed in accordance with the “Rules of the Washtenaw County Water Resources Commissioner,” together with 
any special provisions established by the city.  
(7) Natural resources will be protected to the maximum feasible extent. The proposed development will not cause 
soil erosion or sedimentation problems, and will respect floodways or floodplains on or in the vicinity of the 
subject property. 
 
See engineer’s letter. 
 
I tems to be Addressed: None. 
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SCREENING §122-311(h) 
“The site plan shall provide reasonable visual and sound privacy for all dwelling units on or adjacent to the 
property. Fences, walks, barriers, and landscaping shall be used, as appropriate, for protection and enhancement 
of the property. All outdoor storage of materials, loading and unloading areas, and refuse containers shall be 
screened or located so as not to be a nuisance. Outdoor lighting shall be shielded so as to not adversely affect 
neighboring properties or traffic on adjacent streets.” 

 

ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-609 Lighting • Dark Sky compliant; may 

be full cutoff where 
affecting residential uses 

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

 No lighting 
proposed. Show 
cut sheets and 
locations for all 
proposed site 
lighting. 

§122-608 Refuse Containers Not located in the front 
yard or street side yard 
(waiver available)  
Maintained in a neat, 
orderly, and sanitary 
condition 
Adequate vehicle access 
must be provided 
masonry enclosure 1’ taller 
than dumpster (no less 
than 6’), in rear yard, 80% 
opaque swing door 

Dumpster in 
wooden enclosure 

Applicant shows a 
dumpster in the 
street side yard. 
Waiver requested 
as no other 
location with 
vehicular access is 
available, due to 
unique condition 
of Photo/Ninde. 

§122-631 Landscape plan   None provided. 

§122-634 Screening 
Between Land 

Uses 
if conflicting use 

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

 Required between 
Cultivate and 
properties to south 
and west. Gravel 
parking lot 
conflicts with 
residential use to 
west, screening 
must be provided. 

§122-636 Street Trees 1 tree per 30’ of lineal 
frontage, centered 
between sidewalk and 
back of curb: 80’/30’ = 6 
trees 

 River: 3 trees 
required. One tree 
present, with 
extensive canopy. 
Waiver of one tree 
requested; 
applicant to plant 
one additional 
tree. 
Photo: no street 
trees provided. 
Applicant requests 
a waiver. 
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-638 Site Landscaping 10% None met 

§122-640 Exterior Electrical Screen when visible from 
any primary visual 
exposure area 

n/a n/a 

§122-632 Landscape 
Elements 

Quality, composition, 
berms, spacing, species 

 No landscaping plan 
provided. 

  Credit for existing 
vegetation 

  

 
 
I tems to be Addressed:   

• If outdoor lighting proposed, applicant to indicate on site plan and submit cut sheets. 
• Waiver requested per 122-608(a) to allow placement of dumpster in street side yard, due to 

maneuverability challenges.  
• Applicant to provide conflicting land use screening between gravel lot and property to west. 
• Waiver from street tree requirement for one tree (of two) requested on River; waiver from street tree 

requirement on Photo for nine trees (of nine) requested. 
 
OTHER DEPARTMENT AND AGENCY APPROVALS §122-311(j) 
“Site plans shall conform to all applicable requirements of state and federal statutes, including health and 
pollution laws, fire or explosion hazards, toxic and hazardous materials, and barrier-free requirements. Site plan 
approval may be conditioned on the applicant receiving necessary county, state, or federal permits before a local 
building permit or occupancy permit is granted.” 
 
HISTORIC DISTRICT 
All applicable Historic District reviews and approvals must be obtained. 
 
DEPARTMENT OF PUBLIC SERVICES 
The applicant is responsible for obtaining permits from the Department of Public Services before beginning work 
on any portion of the City right-of-way, including sidewalks, curbs, and driveways on Photo and River, as well as 
street tree plantings. 
 
DISCUSSION 
 
This site has several challenges due to the existing layout of the paved area, the building, and the relationship of 
each to Photo Street. It may be possible to reconfigure the proposed gravel lot to be angled parking, with an “in” 
at the current dumpster location and an “out” towards the west; the dumpster could be relocated southward 
towards the building as part of this reconfiguration. This may allow for off-street parking screening as well as the 
placement of some street trees. The aisled parking of the paved area as proposed is not an existing 
nonconformity, as parking prior was perpendicular from the building, but is an improvement over that condition 
as the vehicles are no longer backing directly into Photo Street. In the short term, it is possible that the site could 
work with some tweaks to the graveled area as discussed above and with the additional screening to the west. 
This, however, does not take full advantage of the site nor the building. Were the beer garden located to the 
north of the building, the overhead doors could be an asset in summer; the area immediately behind the building 
could be garden; and the bulk of the rear of the site could be parking. Due to the depth of the lot, it is likely that 
more parking than is currently available (even with the gravel lot)  could be placed in the rear; this parking could 
be laid out with a more limited access to Photo Street, improving safety as well.  Either the slight reconfiguration 
of the graveled lot or a complete overhaul of the site would bring the site into more conformance with the 
ordinance, improving traffic flows and compatibility with the neighborhood. 
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STAFF RECOMMENDATIONS: SITE PLAN 
 
Staff recommends the Planning Commission conditionally approve the Site Plan for the Cultivate Coffee & Tap 
House  with the following findings, waivers, and conditions:  
 
Findings 

1. The application substantially complies with §122-310. 
 
Waivers 

• Waiver requested per 122-608(a) to allow placement of dumpster in street side yard, due to 
maneuverability challenges.  

• Waiver from street tree requirement for one tree (of two) requested on River; waiver from street tree 
requirement on Photo for nine trees (of nine) requested. 

• Fee in lieu of provision of sidewalk along Photo is requested by the applicant. 
 
Conditions  

• If outdoor lighting proposed, applicant to indicate on site plan and submit cut sheets. 
• Applicant to note the requirement “all outdoor areas shall be kept clean and void of litter at all times” on 

site plan. 
• Applicant to address the following issues regarding the graveled parking area: 

• Lack of screening from Photo Street. 
• Lack of lighting. If on-site lighting is to be provided, please show in plan. If public street lighting is 

sufficient, please document. 
• Dumpster enclosure is within the visibility triangle of the parking lot entrance.  
• Conflicting land use screening is required between the parking area and the property to the west. 
• Provide approximate count of spaces proposed in gravel parking area. 
• Parking lot access is less than 50’ from Ninde/Photo intersection. Applicant to revise. 
 

 
Bonnie Wessler 
City Planner, Community & Economic Development Department 
 
CC File 
 Applicant 
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April 9, 2018  
 
 
City of Ypsilanti Planning and Development Department 
534 North Huron Street 
Ypsilanti, Michigan 48197 
 
Attention:  Ms. Bonnie Wessler 
 
Regarding: Cultivate Coffee & Tap House 
  Site Plan Review No. 1 

 OHM Job No. 0094-18-1030 
 

Dear Ms. Wessler: 
 
The applicant is requesting site plan approval for a proposal from the Cultivate Coffee & Tap House to make 
improvements to their existing site on North River Street and Photo Street in order to meet city standards.  We 
have reviewed the plans dated February 22, 2018 for compliance with local ordinances and general engineering 
standards.  At this time, we recommend site plan approval contingent on the following comments being addressed: 
 
SITE PLAN REVIEW COMMENTS: 

1. The applicant shall add “No Parking” signage to the north side of the existing gravel parking lot near the 
proposed guardrail. 

2. Due to limited space behind the proposed dumpster location, it is recommended that bumper blocks be 
continued along the western edge of the dumpster enclosure to alleviate potential parking issues behind 
the enclosure. 

3. The applicant shall provide clarification on the 10-inch stub that appears to terminate in front of the 
proposed dumpster pad location. 

 
PRELIMINARY DETAILED ENGINEERING REVIEW COMMENTS: 

4. The applicant shall provide grades for the handicap-accessible route from the parking lot to the building to 
ensure ADA compliance. 

 
The applicant is advised that review and approval of detailed engineering plans is required prior to the start of 
construction. 
 
If you have any questions, please contact me at (734) 522-6711. 
 
 
Sincerely,  
OHM Advisors 
 
 
 
______________________   ______________________ 
Jessica Katers, P.E.    Jessica Howard 
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CC: Stan Kirton, Department of Public Works 
 Scott Westover, YCUA 
 File 
 
P:\0000_0100\SITE_YpsilantiCity\2018\0094181030_Cultivate Coffee & Tap House\Site Review\Site #1\Cultivate_SP01.docx 
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1

Bonnie Wessler

From: Mark Wright <MarkW@bowersarch.com>
Sent: Wednesday, July 11, 2018 4:43 PM
To: Bonnie Wessler
Cc: Ryan Wallace (ryan@cultivateypsi.org)
Subject: Cultivate
Attachments: 17306SP100-A.pdf; 17306SP100-B.pdf; 17306SP100-C.pdf

Bonnie, 
 
I wanted to touch base with you in regards to the site plan revisions for Cultivate / 307 N River Street and our response 
to the city’s review comments, in particular the ingress / egress issues with the Photo, Ninide intersection. I have 
attached 3 Preliminary site plans with different parking layouts. 
 
Our preferred site plan would be Site Plan ‘A’ and is currently the one we plan to resubmit in which the gravel / 
dumpster access is aligned across from Ninide which would keep Cultivate traffic from having to travel down near the 
residential homes to enter the lot. It seems to align with the intent of Sec. 112‐683 (b) (6) with Ninide’s current use 
being closer to that of a public alley for the adjacent commercial properties. 
 
Site Plan ‘B’ relocates proposed gravel drive 20’ from the intersection per Sec. 112‐683 (b) (7) This plan would be our 
proposed plan if the Planning Commission would allow our site to use the 20’ offset for the proposed lot but not use 
layout ‘A’ 
 
Site Plan ‘C’ is would create a new layout for the parking in the gravel and paved area to meet the 50’ offset, however 
this would have all cultivate traffic driving down past the residential properties and seems to be the least desirable 
solution. 
 
Can you advise me as to if we would require any separate applications whether for a variance or waiver in regards to 
aligning the drive or using the 20’ offset so that we can include it with our resubmission or if you have any other 
comments that may be helpful to expedite finding a solution to this issue. 
 
Thank You 
 
MARK WRIGHT 
ARCHITECTURAL ASSOCIATE 
markw@bowersarch.com 
T: 734.975.2400 x703 
 

 
2400 S. HURON PARKWAY + ANN ARBOR, MI 48104 
T: 734.975.2400 + F: 734.975.2410 
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City of Ypsilanti 
Community & Economic Development Department 

 
15 March 2018 

 
Staff Review of Rezoning Application 
Medical Marijuana Text Amendments 
Provisioning Centers Buffer Increase 

 
 

 
GENERAL INFORMATION 

Applicant: City of Ypsilanti 

Action Requested: Recommendation to City Council to approve a Text Amendment to 
Medical Marijuana Dispensaries (recommended to become “Medical 
Marijuana Provisioning Centers”), 122-532(b)(3) 

 
SUMMARY 
 
State regulations regarding medical marijuana facilities have recently changed to allow for more 
commercial operations. This amendment would limit the number of provisioning centers throughout the 
City by doubling the required buffer between provisioning centers from 500 feet to 1,000 feet. 
 
BACKGROUND 
 
In 2008, the voters of the State of Michigan approved a ballot initiative to legalize medical marijuana, 
using a caregiver, person-to-person model; Ypsilanti voters supported this ballot measure by over 80%. 
In 2011, the City of Ypsilanti adopted zoning regulations reflective of that, allowing groups of 
caregivers to grow under one roof in the M1, M2, WS, and CI zoning districts with a Special Use 
Permit; and caregivers to connect with patients at dispensaries in the B2, B3, and B4 zoning districts by 
right.  
 
In 2014, the zoning ordinance shifted to a hybrid form-and-use-based schema.  In these new zoning 
districts, dispensaries were only permitted by-right in C, and not permitted in GC.  The State adopted 
the Medical Marijuana Facilities Licensing Act in late 2016, which permitted fully commercialized 
medical marijuana facilities under one corporate owner, including grow facilities, provisioning centers 
(dispensaries), processors, transporters, and testing facilities. In November 2017, Council passed an 
ordinance opting-in to the MMFLA, allowing up to three grow/processors and seven provisioning 
centers (dispensaries). Two updates to the zoning code have already been proposed and 
recommended to Council; one, to permit provisioning centers (dispensaries) as a Special Use in the GC 
zoning district, and another, generally updating the specific standards and definitions for medical 
marijuana facilities. 
 
As a result of these changes at both the state and local level, it is possible that some existing 
provisioning centers could move; it is also possible that an existing provisioning center could go out of 
business and another provisioning center locate in the City. During the initial medical marijuana zoning 
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discussion in 2011, and during the more recent zoning discussions in 2017-18, both Planning 
Commission and City Council have expressed concern about marijuana business density, and the need 
to ensure a balanced mix of services and goods in our commercial areas.  This amendment would 
reduce density significantly, generally allowing for only one provisioning center per commercial area, 
without creating significant nonconformities. 
 
DISCUSSION 
 
When the 2011 zoning amendments permitting dispensaries and grow facilities were adopted, there was 
no cap on the number of facilities, and the industry was untested and highly stigmatized. A cap on the 
number of facilities was introduced in 2013, as Council felt the local market was satisfied, and further 
increases in the number of facilities were unwise due to uncertainty in the State and Federal regulation. 
Many of these facilities have been operating since 2011; the newest opened in 2013. These facilities 
have, overall, been in compliance with local ordinances, including permitting on-demand inspections.  
The crime rate at these businesses is equivalent to other retail &/or industrial businesses. 
 
This map, as of 5/2013, shows potential locations for additional dispensaries/grow facilities; the 
potential distribution of facilities differed from current primarily around Washtenaw and West Michigan.  
The zoning around Huron River Drive has changed from the Commercial-Industrial District and a 
variety of other zoning classifications to predominantly GC.   
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This map shows the current existing school buffers, facility buffers, and zoning districts.  As a 
reminder, grow facilities are currently permitted only with a Special Use permit in GC and PMD; 
dispensaries are permitted by right in Center. The proposal on the table at Council would add 
dispensaries as a special use in the GC district. Recall also that Planning Commission has discretion in 
granting Special Use permits under §122-324. 
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Under the proposed increase in buffers between provisioning centers, the East Michigan/Ecorse 
corridor cannot bear a new provisioning center, nor can Depot Town or West Cross. The two existing 
provisioning centers in downtown Ypsilanti would exclude each other by approximately four feet; 
however, Herbal Solutions is planning to move eastward once rehabilitation is complete at the new 
location. Commercial locations on Huron River Drive/Railroad St are already fairly constrained due to 
the location of the railway and river, as well as the large redevelopment site at 800 Lowell, so the 
expansion would have minimal effect. 
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Looking more closely at specific areas, Washtenaw realistically could host two provisioning centers (one 
at each end), and West Michigan potentially two as well- fewer than the three and four, respectively, 
that would be able to locate there with the smaller buffer.  West Michigan, it should be noted, has 
fewer commercial buildings that could presumably become available for such a venture; there do exist 
residential buildings that could be converted. 
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Medical Marijuana Dispensaries (recommended 
to become “Medical Marijuana Provisioning 

Centers”), 122-532(b)(3) 

“Medical Marijuana Provisioning Centers,” 122-
532(b)(3) 

(changes proposed 2/21 presumed adopted) 
The dispensary shall not be located within a five 
hundred (500) feet of a lawfully existing medical 
marijuana dispensary or growing/manufacturing 
facility as measured from the outermost boundaries of 
the lot or parcel on which the proposed dispensary 
and lawfully existing dispensary or 
growing/manufacturing facility is located; 

The provisioning center shall not be located within 
a five hundred (500) feet of a lawfully existing 
medical marijuana growing &/or processing 
facility nor within one thousand (1,000) feet 
of a lawfully existing medical marijuana 
provisioning center as measured from the 
outermost boundaries of the lot or parcel on 
which the proposed medical marijuana facility 
and to the outermost boundaries of the lot or 
parcel on which the lawfully existing medical 
marijuana facility is located; 

 
STANDARDS FOR AMENDMENTS §122-362(a) 
 
(a) Text Amendment. For a change to the text of the Zoning Ordinance, the Planning Commission 
shall consider and the City Council may consider, whether the proposed amendment meets the 
following standards:  
 
(1) The proposed amendment is consistent with the guiding values of the Master Plan; and  
Applicable guiding values of the Master Plan include: 

• Diversity is our strength: per the decision-making rubric. This maintains and potentially 
improves the diversity of the mix of businesses in Ypsilanti. 

• Ypsilanti is sustainable: per the decision-making rubric, this action maintains, and has the 
potential to create, job opportunities for Ypsilantians, without over-investing into a volatile 
industry. 

 
(2) The rezoning is consistent with description and purpose of the proposed district, and.  
This would apply to all Provisioning Centers in all districts. 
 
(3) The proposed amendment is consistent with the intent of this Zoning Ordinance; and  
Per §122-100, the intent of the ordinance is to promote the public health, safety, and welfare. In 
particular, to:  
• “create a safe, diverse, and sustainable city;  
• meet the needs of the City's residents for food, fiber, energy, and other natural resources;  
• guide the location of places of residence, recreation, industry, trade, service, and other uses of land;  
• ensure that uses of the land shall be situated in appropriate locations and relationships;  
• limit the inappropriate overcrowding of land and congestion of population and transportation systems 
and other public facilities;  
• facilitate adequate and efficient provision for transportation systems, sewage disposal, water, energy, 
education, recreation, and other public service and facility needs;”  
By increasing the distance between Provisioning Centers, it reserves space for other businesses to grow 
and thrive within the City, while still preserving access to medical marijuana. 
 
(4) The proposed amendment will enhance the functionality, transportation network or character of the 
future development in the City; and  
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The change to the zoning ordinance has the long-term potential to do so. In the short-term, it will 
simply preserve the existing character of the City. 
 
(5) The proposed amendment will preserve the historic nature of the surrounding area and of the City;  
Staff does not anticipate that this amendment will negatively or positively affect the historic nature of 
the City. 
 
(6) The proposed amendment will enhance the natural features and environmental sustainability of the 
City;  
Staff does not anticipate that this amendment will negatively affect the natural features or 
environmental sustainability of the City. 
 
(7) The proposed amendment will protect the health, safety, and general welfare of the public; or  
The proposed change to the zoning ordinance will help maintain residents’ access to medical 
marijuana, as prescribed by their doctor.  The ordinance amendment will also help to reduce the 
potential that relatively volatile medical marijuana businesses might displace existing businesses in 
less-volatile industries. 
 
(8) The proposed amendment is needed to correct an error or omission in the original text; or  
This does not correct an error; it is an amendment due to a changing regulatory environment. 
 
(9) The proposed amendment will address a community need in physical or economic conditions or 
development practices; and  
Staff does not anticipate that this change will significantly impact a community need in physical or 
economic conditions. If the industry continues to grow, it is possible that medical marijuana businesses 
could reinvest significantly into their businesses. However, it is also possible that the businesses will 
face increasing regulatory hurdles at the federal level, and medical marijuana still carries some stigma. 
This amendment would decrease the potential impacts of both any stigma and the potential for an 
industry collapse due to regulatory issues. 
 
(10)The proposed amendment will not result in the creation of significant nonconformities in the City. 
The proposed amendment will make nonconforming the two dispensaries in downtown Ypsilanti. 
However, as noted, Herbal Solutions is in the process of preparing a space to the east that would 
conform under the new ordinance. 
 
STAFF RECOMMENDATION 
 
Staff recommends the Planning Commission recommend to City Council the approval of the proposed 
text amendment to 122-532(b)(3), “Medical Marijuana Dispensaries Provisioning Centers”, with the 
following findings: 
(1) The proposed amendment is consistent with the guiding values of the Master Plan;  
(2) The proposed amendment is consistent with the intent of this Zoning Ordinance;  
(3) The proposed amendment will protect the health, safety, and general welfare of the public;  
(4) The proposed amendment will address a community need in physical or economic conditions or 

development practices. 
_____________________________ 
Bonnie Wessler 
City Planner, Community & Economic Development Division 
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Ypsilanti Non-Motorized Advisory Committee Meeting Minutes - Thursday, September 6, 2018  
 

1. Call to order - The meeting was called to order at 7:10pm at the Ypsilanti District Library, 229 W. Michigan 
Avenue. Attending was Sarah Walsh, Bob Krzewinski and Jared Talaga. The City Manager originally was 
supposed to attend but emailed that he needed to reschedule until our October meeting. 

  
2. Introductions - Audience participation- Public input - Speakers – None.  

 
3. General business  

a. Agenda approval - A motion was made by Sarah, seconded by Jared, to approve the agenda and was 
approved unanimously.  

b. Approval of August meeting minutes – A motion was made by Sarah, seconded by Jared, to approve 
the minutes and was passed unanimously.  

c. Additional Committee member recruitment – Bob had sent out messages by email and Facebook to 
local neighborhood groups soliciting Committee members.  

 
4. Old & continuing business 

a. 2018 Committee priorities  
1. Bike lane projects  

 Harriet, Spring, Factory, Maus (First to Emerick) - No update. This could potentially be a 
part of the 2022 rebuild of Huron and Hamilton Streets.  

 West Cross (Wallace to western City limit) – Engineering work should start soon.  
2. Sidewalk projects 

 ReImagine Washtenaw update – None.  
3. General projects  

 Non-Motorized Plan update completion – Jared is assembling and formatting data send 
to him and should have an updated draft document in two weeks. Bob reported that 
Ypsilanti Township will have a public input meeting on their first non-motorized plan on 
September 10th and he will be attending.  

 I-94 Huron Street crossing (along with traffic calming on Huron-Hamilton-Washtenaw) - 
involves MDOT jurisdiction areas - No update.  

 Border To Border Trail completion – Water Street B2B path is still closed awaiting a 
permit for use by the Michigan Department of Environmental Quality.  

 Bike Friendly/Walk Friendly Community applications follow up – A Walk Friendly 
application filing will be dependant on the approval of the Non-Motorized Plan update.  

 Public education/communications (Committee newsletter, social media, 
snow/vegetation removal) – A quarterly newsletter was discussed with Bob working on 
a draft fall edition. Jared suggested the Ypsi Bike Co-Op be highlighted.  

 Pedestrian safety improvements (signage/markings) – No update.  
 Traffic calming (additional bump-outs, more radar speed signs, speed bump policy) - 

involves MDOT jurisdiction area – Permanent radar speed signs were discussed.  
b. Reports - Parkridge Festival & EMU August bike event - The Parkridge Festival Non-Motorized 

Committee table was well received with free bike helmets (donated by the Ann Arbor Bicycle Touring 
Society) given away in a short period of time. The Ypsi Bike Co-Op bike repair station was also well 
received. No report was available for the EMU August 11th bicycle event.  

 
5. New Business  

a. Planning Department update - No update.  
b. Local education – statewide 3 foot passing law - Bob will start doing informational posting on 

neighborhood Facebook sites on this.  
c. Halloween library safe trick-or-treating (October 26) – Bob will work on the Committee being at this 

local event downtown as we have in the past, distributing flashing wristbands (courtesy of the AAATA) 
and safe trick-or-treating flyers.  

d. Other - Winter biking talk (November) – Bob will plan to give these talks again this year.  
 

6. Other Items – Announcements - Bike Ypsi will have a fall ride on October 21. 
 
7. Adjournment - A motion was made by Sarah, seconded by Bob, to adjourn the meeting at 8:14pm. The next 

meeting will be Thursday, October 4, 7pm at the downtown Library. 



Agenda 
Planning Commission  

Wednesday, 17 October 2018 – 7:00 P.M. 
City Hall-Council Chambers, 1 S Huron St  

Ypsilanti, MI 48197 
 

I. Call to Order 
 

II. Roll Call 
 

 Matt Dunwoodie, Chair       P A   
 Jared Talaga, Vice-Chair      P A  
 Toi Dennis        P A 
 Jessica Donnelly       P A 
 Phil Hollifield        P A 
 Heidi Jugenitz        P A 
 Jelani McGadney       P A  
 Michael Simmons        P A 
     

III. Approval of Minutes 
 September 19, 2018 

 

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

hearing is not scheduled.  Please limit to five minutes. 
 

V. Presentations and Public Hearing Items  

 937 Monroe St: Group Child Care Home  
  Public Hearing: Special Use and Sketch Plan 

 Accessory Building Height Increase  
  Public Hearing: Text Amendment 
 
 

VI. Old Business 
 307 N River: Site plan review  

 Tabled from 7/18/2018 – to remain on table 
 Medical Marijuana Provisioning Centers: Increase in Buffer 

 Tabled from 3/21/2018 – to remain on table 
 

VII. New Business 
 

VIII. Future Business Discussion / Updates 
 

IX. Committee Reports 
 Non-motorized Committee Report 
 Master Plan: Housing Affordability and Access subcommittee report 

 

X. Adjournment 



 

 
                                                        

PLANNING COMMISSION 
 MEETING MINUTES 
SEPEMBER 19, 2018 

CITY COUNCIL CHAMBERS 
7:00 P.M. 

 
I. CALL TO ORDER 

 
The meeting was called to order at 7:00 p.m. 
 

II. ROLL CALL 
 
 Present: M. Dunwoodie, j Donnelly, J. Talaga, P. Hollifield, J. McGadney, M. Simmons  

 
Absent: H. Jugenitz (excused) 

 
Staff: Bonnie Wessler, City Planner 
 Nan Schuette, Executive Secretary 
   

III.  APPROVAL OF MINUTES 
 
 Commissioner Hollifield moved to approve the minutes of August 15, 2018 with corrections as 

noted by Commissioner Simmons (Support: J. Talaga) and the motion carried unanimously. 
 

IV. AUDIENCE PARTICIPATION 
 
 None 
   
V. PRESENTATION AND PUBLIC HEARING ITEMS 
 
  1. 445 S. Huron 
 

Staff presentation was made by City Planner, Bonnie Wessler, who stated that this is a request 
for a Special Use Permit for approval for “food store less than 15,000 sf with sales of alcohol”. 
 
This property is currently a gas station, with a small convenience retail shop.  The property was 
purchased by the current owner in 2016 and began operating in 2017.  Prior to that, it had 
been off-and-on vacant for some time.  It was initially constructed in 1971 as a filling station 
with three auto repair bays.  In 1992 and again in 1998, there were confirmed releases of 
gasoline from the site; the latter being from a leaking underground storage tank.  The property 
is zoned NC, neighborhood corridor.  This allows for Automobile Filling Station (without repair) 
as a special use; it also allows for retail stores and food stores by right.  The City requires a 
special use permit be sought when the sale of alcohol is proposed in a building less than 15,000 
sq. ft.   Staff is recommending denial of this request with findings as listed in the staff report 
dated September, which is included in the city website under “Planning Commission”.  Staff is 
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also recommending denial of the Limited Site Plan and included a list of findings and noted 
deficiencies, in the staff report of September. 
 
Planner Wessler referred to comments from residents Steve Pierce and Joe Lawrence, who 
voiced strong objection to this request.  
  
Planner Wessler also added that the applicant for 445 S Huron has requested that we table the 
application tonight, for two reasons. First, they’d like more time to address the issues that were 
brought up in the staff report, and second, the lead on this project for their team was 
hospitalized last night and will be unable to attend.  They can still send *a* representative, but 
it won’t be the person most familiar with the site and the application.  Planner Wessler 
recommended that the application be tabled, but that the public hearing continue to be held, as 
it was extensively noticed. 
 
Commissioner Dennis moved to open the public portion of the hearing (Support: P. Hollifield) 
and the motion carried unanimously. 
 
Bob Doyle, 210 S. Washington – commended planning staff for the thorough report – has 
lived in this area for 28 years.  He hopes that the commission will deny this request. 
 
Steve Pierce, 118 S. Washington – confirmed that this item will be tabled until October and 
that another opportunity will be available at that time for the public to participate.  He added 
further information on the business, and also added that this is a gateway to the City and it is 
his opinion that they do not need another liquor business there since currently there is a party 
store right across the street, as well as a medical marijuana facility within close proximity. 
 
William Allende – stated that he is not a resident of the city but does have family in the area 
on Madison.  He is an assistant pastor at Messias Church and the members are quite concerned.  
He is quite opposed to granting this request. 
 
Louise Betsy, 210 E. Ainsworth – Lived in the area for 60 years, complained about non-
resident business owners who do not take care of the business.  Ypsilanti used to be clean – 
she is anti-marijuana and it is her opinion they should ban both liquor and marijuana. 
 
Brenda Bird, formally lived at 450 Burton – she currently lives in Superior Township.  She 
is a member of Messias Church.  The community needs to think of the children – doesn’t know 
how the weed store got in.  This is not what we are trying for here.  Another liquor store does 
not fit. 
 
Cherissa Lamarr, 123 Bell – she feels that liquor and drugs equal’s crime.  Home violence 
and crime goes up.  This does not fit and it is not a positive image for the entryway to the city.  
She hopes that the commission will deny.  Not conducive to the community. 
 
Stephanie Smith, stated that she was born in Ypsilanti and attends Messias Church.  She is 
anti-marijuana.  This is close to the Historic District and is not benefitting the children.  Not 
supportive. 
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Bishop Grayson, Messias Temple Church – was born and raised here – the residents in the 
community feel threatened and do not feel that their representatives are listening to them.  It 
used to be safe for people walking dogs.  They need better communication and is asking for 
denial of this request. 
 
Norman Burgess, 29 Bell – referred to 9 Casler and asked if it is a halfway house.  He asked 
if he had missed the notice.  Feels there is no communication from the board to people.  Chair 
Dunwoodie reminded the resident that the issue being discussed was the application for Special 
Use Permit at the gas station. 
 
Lee Tooson – stated that the liquor license is a state issue.   He also feels there is no need for 
drugs or alcohol – that is not the remedy.  He proceeded to quote various bible scriptures and 
stated that we need to chase the rats out of town. 
 
Commissioner Hollifield moved to close the public portion of the hearing (Support: T. Dennis) 
and the motion carried unanimously. 
 
Commissioner Hollifield agreed that we should table this item giving the applicant the right to 
speak on their behalf. 
 
Commissioner Talaga moved to table Site Plan Review and Special Use for 445 S. Huron until 
October meeting (Support: P. Hollifield) and the motion carried unanimously. 
 
Chair Dunwoodie also took the opportunity to reiterate to the audience that we appreciate the 
amount of comments from everyone. A question came up during the public comment as to why 
we are continuing to table given the fact that there is a recommendation from staff to deny.  It 
is the commission’s responsibility to hear the applicant and in the interest of fairness, and due 
to the unforeseen circumstances by the applicant, we will give the applicant that opportunity.  
 

VI. OLD BUSINESS 
 
 1.  307 N River – Site Plan Review.  

 
No action – will continue to table.  
 

 2.  Medical Marijuana Provisioning Centers: Increase in buffer 
 

No action – will continue to table. 
 
VII. NEW BUSINESS 
 

None  
 
VIII. FUTURE BUSINESS DISCUSSION/UPDATES 

1. Application for child care home 
2. Text Amendment – Accessory buildings  
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A resident asked where information could be obtained on notifications. Planner Wessler 
distributed copies of a pamphlet that has been put together for the public. More copies are 
located in the lobby. 

 
 IX. COMMITTEE REPORTS 
 
  1. Non-motorized Committee Report 
   

Had a meeting. Commissioner Talaga stated that they are updating the non-motorized plan. 
They plan to have a draft before November. They are looking for another member and asked if 
anyone else on the board would be willing to commit. 

 
  2. Master Plan – Housing Affordability/Access subcommittee report 

 
Chair Dunwoodie attended a meeting where they revisited the timeline on consideration of the 
gathering of public input and how they will put their findings and reports together in a report.  
This would be an amendment to the Master Plan instead of a part of the Master Plan update.  
 
They also divided into a new set of sub-groups that can concentrate on other paths for 
gathering information.   
 

 X. ADJOURNMENT 
 
 Since there was no further business, Commissioner Donnelly moved to adjourn the meeting 

(Support: J. Talaga) and the motion carried unanimously. The meeting adjourned at 7:55 pm. 
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Agenda 

Planning Commission 

Wednesday, 17 October 2018 – 7:00 P.M. 

City Hall-Council Chambers, 1 S Huron St 

Ypsilanti, MI 48197 

 

V. Presentations and Public Hearing Items 

 937 Monroe St: Group Child Care Home 

   Public Hearing: Special Use and Sketch Plan 



City of Ypsilanti 

Community & Economic Development Department 
 

2 October 2018 
 

Staff Review of Special Use Application 
Monroe Group Child Care Home 

937 Monroe St 
 
GENERAL INFORMATION 
 

Applicant: Sasha Eddins 
937 Monroe St 
Ypsilanti, MI 48197 

Project: 937 Monroe – Group Childcare Home 

Application Date: August 15, 2018 

Location: Between Monroe and Madison, and Brooks and 1st.  

Zoning: R-1 Single Family Residential 

Action Requested: Approval of change from childcare center to group home for child 
care.  

Staff Recommendation: Approval. 

 
PROJECT AND SITE DESCRIPTION 
 
937 Monroe is an existing childcare center, with licensed capacity of up to 30 children. The applicant is 
requesting to decrease the intensity by switching from a switch from a commercial childcare center to a 
group day care home serving up to 12 families. 937 Monroe is zoned R-1; group child care homes 
serving 6-12 children are a permitted special land use within this district. The address, parcel number, 
and legal description of the parcel are: 937 Monroe St: 11-11-37-130-025: LOT 401 PARK RIDGE. 
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Figure 1: Subject Site Location  
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Figure 2: Site Aerial (2010)  
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Figure 3: Photograph of Site (Google street view) 
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Figure 4: Current Photographs (from Mortgage Survey) 
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Figure 5: Land Use and Zoning of Surrounding Area 

 LAND USE ZONING 

NORTH Single & Multi-family residential, Park R-1, MD, P 

EAST Single family residential R-1 

SOUTH Single family residential R-1 

WEST Single family residential R-1 

 
 
SPECIAL USE: CRITERIA AND REVIEW §122-324(b) 
 
(1) The proposed use conforms with all the provisions and requirements of this chapter, including site plan or 

sketch plan review standards, as applicable, and the applicable site development standards for the specific 
use, as well as the spirit and intent of this chapter and the Master Plan. The location, scale, and intensity of 
the proposed use shall be compatible with adjacent uses and the zoning of the land. Height, location and size 
of buildings shall be compatible with uses and buildings on adjacent properties. The intensity of the proposed 
use, such as volume, frequency and times of operation, and its compatibility shall be considered. If 
nonconformities are present, all reasonable effort has been made to eliminate them. 
COMMENTS:  The location, scale, and intensity of the proposed is compatible with adjacent uses and the 

zoning of the land. Height, location and size of buildings are compatible with uses and buildings on adjacent 
properties. The proposed use is a reduction in intensity and is a permissible use within this district.  

 

(2) The proposed use shall promote the use of land in a socially and economically sustainable manner and shall 
not be detrimental, hazardous, or disturbing to existing or future neighboring uses, persons, property or 
public welfare. Noise, odor, smoke and potential contamination of air, soil and water and its potential effect 
on neighboring uses, persons and property, as well as public welfare, shall be considered.  
COMMENTS:  The proposed use is not anticipated to be detrimental, hazardous, or disturbing to existing or 
future neighboring uses, persons, property, or public welfare. Noise, odor, smoke and potential contamination 

of air, soil and water is not anticipated.  
 

(3) The proposed special land use shall be designed, constructed, operated and maintained to assure long-term 
compatibility with surrounding land uses. Consideration shall be given to the placement, bulk, and height of 
structures; materials used in construction; location and screening of parking areas, driveways, outdoor 
storage areas, outdoor activity areas, and mechanical equipment; nature of landscaping and fencing; and 
hours of operation.  
COMMENTS:  The proposed special use is compatible with the surrounding land uses. 

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

Consideration shall be given to the estimated pedestrian, bicycle and vehicular traffic generated by such use, 
access to transit, proximity to major thoroughfares, proximity to intersections, required vehicular turning 
movements, and provisions for pedestrian and bicycle traffic.  
COMMENTS:  None are anticipated. 
 

(5) The proposed use shall not create additional requirements at public cost for public facilities and services that 
will be detrimental to the economic sustainability of the community.  
COMMENTS:  None are anticipated. 

 

CONDITIONS OF APPROVAL  §122-326 

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

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

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

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

 

Items to be addressed: None. 

 

LIMITED SITE PLAN: CRITERIA AND REVIEW §122-311  
 

STANDING §122-311(a) 

The applicant is legally eligible to apply for site plan review, and all required information has been provided.  

 

REQUIREMENTS §122-311(b) 

“The proposed site plan conforms with all the provisions and requirements, as well as the spirit and intent of this 

chapter and the Master Plan. The proposed development will meet all the regulations of the zoning district in 
which it is located.” 

 
Applicant is not proposing any changes to the lot or the building footprint. 
 
Items to be Addressed: None. 
 
BUILDING LOCATION AND SITE ARRANGEMENT §122-311(c) 

“All elements of the site plan shall be harmoniously and efficiently organized in relation to the character of the 
proposed use, the size and type of lot, the size and type of buildings, and the character of the adjoining property. 
The site shall be so developed as not to impede the normal and orderly development or improvement of 
surrounding property for uses permitted in this chapter.” 
 
The building is oriented towards Monroe Street. Height and setbacks fit with the surrounding lots.  

 
Items to be Addressed: none 

 

SITE ACCESS, TRAFFIC, AND PARKING §122-311(d) 

“With respect to vehicular and pedestrian circulation on the site, including walkways, interior drives, and parking; 
circulation shall to the extent possible create potential cross-and joint-access to adjacent parcels and the existing 
block layout. Special attention shall be given to the location, number and spacing of ingress and egress points; 
general interior circulation including turnaround areas; adequate provisions for delivery of services (trash 
removal, school buses, mail and parcel delivery); separation of pedestrian and vehicular traffic; avoidance of 
building corners next to access drives; identification of addresses; storage of plowed snow; and arrangement of 
parking areas that are safe and convenient, and insofar as practicable, do not detract from the design of the 
proposed buildings and structures, neighboring properties, pedestrian and bicyclist safety, access to transit and 
flow of traffic on adjacent streets. All buildings or groups of buildings shall be so arranged as to permit adequate 
access by emergency vehicles as required by the city building code.” 
 

The site has driveway access from Monroe Street. There is on-street parking available on both sides of Monroe. 
There are plentiful sidewalks in the area.  



Limited Site Plan & Special Use Review | 937 Monroe Group Child Care Home | October 2018 

 8 

Items to be Addressed: None.  

 

SCREENING §122-311(h) 

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

 
 Child care group homes require outdoor recreation space to be fenced and screened from any adjacent 

lot.  

 

Items to be Addressed:   
1. Applicant to verify existing fencing and screening on site complies with the zoning ordinance.  

 

MASTER PLAN CONSIDERATIONS §122-311(k) 

“An objective of site plan review shall be to protect and promote public health, safety, sustainability and general 
welfare. It is also the intent of site plan review to improve the quality of existing developments as they are 
expanded, contracted, or redeveloped in keeping with sound site development standards of this chapter and city 
master plan.” 
 
Diversity is our strength.  This special use does not introduce or accommodate new economic, racial, or other 

diversity; however, it does sustain the existing economic diversity of the City and provides a needed service to 

the neighborhood. 
 

Anyone, no matter what age or income, can find a place to call home in Ypsilanti. This special use 
continues to provide childcare opportunities within the city.  

 
 

STAFF RECOMMENDATIONS: SPECIAL USE 
 
Staff recommends the Planning Commission approve the Special Use Permit for the group child care home with 

the following findings and conditions:  

 
Findings:  The application is substantially in compliance with §122-324(b). 

 
Conditions:  Special use approval shall be subject to approval of site plan. 

 

STAFF RECOMMENDATIONS: LIMITED SITE PLAN 
 

Staff recommends the Planning Commission approve the special use for the group child care home at 937 Monroe 
St with the following findings, and conditions:  

 

Findings 
The application substantially complies with §122-310. 

 
Conditions  

1. Child care centers and group day care homes must be registered by the state department of social services 

and must comply with the minimum state standard for such facilities.  
2. The square footage of outdoor recreation area required by the Building Code and a 600 square foot licensing 

agency must be provided in the rear, side, or street side yard. Such outdoor space must be fenced and 
screened from any adjacent lot.  
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Bonnie Wessler 
City Planner, Community & Economic Development Department 
 

CC File 
 Applicant 



City of Ypsilanti 
Community & Economic Development Department 

 
October 2018 

 
Text Amendment 

Accessory Building Height Increase 
 

 
GENERAL INFORMATION 

Applicant: George Estabrook, Jr 

Application Date: 12 September 2018 

Action Requested: Zoning Ordinance Text Amendment to increase the allowable height 
of accessory structures to 25’ or the height of the primary 
structure, whichever is less, in the mansion, estate, house and 
cottage building types in all form based districts.   

Staff Recommendation: Approval. 

 
BACKGROUND 
 

The applicant, in the course of researching a proposed improvement on their property, discovered that 
the maximum height for detached accessory buildings is capped at 15 feet. The applicant’s property is 
in a district that permits accessory dwelling units (ADU) by right, and is interested in constructing a 
detached accessory structure that is both an ADU and a garage. As the square footage of detached 
accessory structures is capped, in this particular district, at 800 square feet, the applicant is interested 
in putting an ADU on the second story of a garage, and further believes that this is something that is 
important to have as an option for ADUs.  The applicant worked with staff to develop the proposed 
language change.  
 
PROPOSED CHANGED TEXT 
 
Change Part 1: 
“change 466 (mansion), 467 (estate), 468 (house), 469 (cottage), subsection N, to “the lesser of 25’ or 
the height of the primary structure.””  Currently, these sections read: “Accessory structure height: max 
15’”.  
 
These building types may apply in the following districts: 

BUILDING TYPE CN-SF CN-MID CN C HC NC GC HHS 
MA Mansion L L L -- L -- -- -- 

ES Estate P P P -- P P -- -- 
HS House P P P -- P P -- P 
CO Cottage P P P -- -- -- -- -- 
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Height is defined as “the vertical distance from the established grade of the center of the front of 
the building to the highest point of the roof surface of a flat roof; to the deck line of mansard roof; to 
the mean height level between the eaves and ridge for a hip, gambrel or gabled roof; and 75 percent 
of the height of "A" frame. Chimneys, spires, antenna, and similar projections other than signs shall not 
be included in calculating building height.” 
 

 
 
These building types are only permitted in the form-based districts, which tend to be the older parts of 
the City. Taller outbuildings- carriage houses, small barns, etc- were once the norm, until the 
automobile rose to dominance. Taller outbuildings are occasionally needed even for vehicle storage 
currently, due in part to some taller vehicles (rather than longer or wider) being used for trades and 
modified to be accessible, the popularity of recreational vehicles, and even for storage of tools and 
recreational equipment.  
 
In the case of existing single-story or ranch-style homes, this amendment would not allow the 
proposed detached accessory structure to be taller than the existing primary structure.  This could help 
to maintain a sense of neighborhood cohesion. However, it is possible that the peak of the accessory 
structure could be taller than the peak of the primary structure. It would be possible to adjust the 
proposed wording to be: “…the lesser of 25’ or such that the highest point of the accessory structure is 
equal to or lesser than the height of the primary structure.” 
 

6 
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Taller buildings could also accommodate a second-story accessory dwelling unit. As the ordinance is 
written, an ADU would either have to be built in an existing building’s second-story, as a first-floor use 
in a detached accessory building, or in an attached accessory structure. 
 
Change Part 2: 
“change 651(b)(2) to add “and except where otherwise noted” to the end of the section. 
 
Section 122-651(b)(2) currently reads: 

“Height. The maximum height for a detached accessory structure must be 15 feet; except in the 
PMD district, in which accessory structures may be constructed equal to the permitted 
maximum height of structures in such district, subject to Planning Commission review and 
approval.” 

 
The change would ensure that this section does not conflict with the higher heights that would be 
permitted in the form-based districts, but also does not permit higher heights in the more modern use-
based districts, such as R1.   
 
Map of Zoning Districts where ADUs are permitted (with Historic District in blue) 
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Map of Form-Based Zoning Districts 

 
 
MASTER PLAN  
 
Three  guiding values of the Master Plan appear to relate to this request: 
 
Diversity is Our Strength  
Ypsilanti is a multicultural city with people from different races, sexual orientations, incomes, and walks 
of life. The ability to be who you are attracts people to Ypsilanti. In decisions, the City will ask how 
actions welcome, provide opportunity for and sustain its diverse population. 
 
This will help enable new second-story detached accessory dwelling units to be constructed in the 
form-based districts where accessory dwelling units are permitted, and taller detached accessory 
structures in general for these building types. Second-story ADUs can help to encourage more 
economic diversity; taller accessory buildings can help enable those who may have a trade, home 
business, or atypical vehicle storage needs to live in these areas, again potentially fostering economic 
and social diversity.  
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Ypsilanti is sustainable 
Every decision should foster the future, while replenishing resources – natural, economic and social. 
Efforts to make the city an environmentally sustainable place will continue. The financial viability of the 
city in 20 years should factor into decisions. Equity for everyone in Ypsilanti is another priority. 
 
Much of the market demand for accessory dwelling units comes from three sources: a desire to live 
minimally in a small space; a desire to live independently near existing social support networks such as 
family and friends; or simply a desire to live near a certain fixed resource, such as a downtown, 
recreational amenities, school, or work.  This change could help foster social sustainability. 
 
Much of the interest in providing such housing supply comes from people who wish to have family 
members live close to them, and from the ability to collect rental income.  This change could help 
foster both social sustainability and economic sustainability.  
 
Density, generally speaking, helps to preserve natural resources. It is more efficient to live in a dense 
place; demand on car travel is reduced, and it takes fewer resources to provide essential services, such 
as utilities and public safety protection. This amendment could lead to increased density, which would 
then help to preserve natural resources. 
 
Conversely, density and larger buildings are not to everyone’s tastes. As with any new construction or 
development, there may be a “sorting period” in the area immediately adjoining any new construction. 
 
Anyone, no matter what age or income, can find a place to call home in Ypsilanti 
Housing options should match the needs of the people. Those needs will change as residents age and 
move. The need for safe, quality, affordable homes for all should be factored into decisions. 
 
This amendment could lead to an increase in housing availability, and would make ADU development 
slightly easier in the zoning districts where it is a permitted use. This amendment could also make 
living in the form-based districts more accessible to those who are looking for taller outbuildings than 
currently possible. 
 
 
STANDARDS FOR AMENDMENTS §122-362(a) 
 
(a) Text Amendment. For a change to the text of the Zoning Ordinance, the Planning Commission 
shall consider and the City Council may consider, whether the proposed amendment meets the 
following standards:  
 
(1) The proposed amendment is consistent with the guiding values of the Master Plan; and  
Applicable guiding values of the Master Plan include: 

• Diversity is our strength: per the decision-making rubric. This potentially improves the diversity 
of housing types available in Ypsilanti. 

• Ypsilanti is sustainable: per the decision-making rubric, this action potentially increases the 
social and economic sustainability of the community, and potentially helps to protect natural 
resources. 

• Anyone, no matter what age or income, can find a place to call home in Ypsilanti: per the 
decision-making rubric, this does increase the diversity in housing stock; this could increase the 
availability of housing; this could allow people with atypical vehicle needs &/or home 
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occupations to find homes in Ypsilanti; and this could aid those who wish to age in place &/or 
bring an aging family member to live with them &/or allow a family member to live nearby, yet 
independently. 

 
(2) The rezoning is consistent with description and purpose of the proposed district, and.  
Home occupations are explicitly permitted in all zoning districts where residential use is permitted. 
Accessory Dwelling Units are permitted in the HC, CN, and CN-Mid zoning districts.  This allows 
residents more utility from these permitted uses. 
 
(3) The proposed amendment is consistent with the intent of this Zoning Ordinance; and  
Per §122-100, the intent of the ordinance is to promote the public health, safety, and welfare. In 
particular, to:  
• create a safe, diverse, and sustainable city;  
• meet the needs of the City's residents for food, fiber, energy, and other natural resources;  
• guide the location of places of residence, recreation, industry, trade, service, and other uses of land;  
• ensure that uses of the land shall be situated in appropriate locations and relationships;  
• limit the inappropriate overcrowding of land and congestion of population and transportation systems 
and other public facilities;  
• facilitate adequate and efficient provision for transportation systems, sewage disposal, water, energy, 
education, recreation, and other public service and facility needs;”  
This would increase the diversity of the City, with minimal foreseeable negative impacts.  
 
(4) The proposed amendment will enhance the functionality, transportation network or character of the 
future development in the City; and  
The change to the zoning ordinance has the long-term potential to do so, but overall is anticipated to 
only have slight, yet positive, impacts.  
 
(5) The proposed amendment will preserve the historic nature of the surrounding area and of the City; 
and  
Staff does anticipates that this amendment will slightly positively affect the historic character of the 
City, by allowing more “carriage-house” style detached accessory structures to be built. 
 
(6) The proposed amendment will enhance the natural features and environmental sustainability of the 
City; and  
Staff does not anticipate that this amendment will negatively affect the natural features or 
environmental sustainability of the City, and should slightly enhance the region’s environmental 
sustainability. 
 
(7) The proposed amendment will protect the health, safety, and general welfare of the public; or  
Staff does not anticipate any negative effects upon the health, safety, or welfare of the public. 
 
(8) The proposed amendment is needed to correct an error or omission in the original text; or  
Accessory dwelling units, while permitted, were not fully fleshed out in the 2014 ordinance revision. 
This is one step of likely many in working to enhance the accessory dwelling regulations. 
 
(9) The proposed amendment will address a community need in physical or economic conditions or 
development practices; and  
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Staff does not anticipate that this change will significantly impact a community need in physical or 
economic conditions, but will permit some additional flexibility in the housing market, and will help to 
support home occupations. 
 
(10)The proposed amendment will not result in the creation of significant nonconformities in the City. 
The proposed amendment will not result in the creation of nonconformities within the City. 
 
STAFF RECOMMENDATION 
Staff recommends the Planning Commission recommend approval of amending the text of the Zoning 
Ordinance in the following manner: 

• Updating 122-466 (mansion), 122-467 (estate), 122-468 (house), 122-469 (cottage), subsection 
N, to read “the lesser of 25’ or the height of the primary structure;” 

• And appending “except where otherwise noted.” to 122-651(b)(2); 
with the following findings: 
 
1. The amendment is consistent with the guiding values of the Master Plan. 
2. The amendment is consistent with the description and purpose of the district. 
3. The proposed amendment is consistent with the intent of the zoning ordinance. 
4. The proposed amendment will enhance the functionality and character of the future development in 

the City. 
5. The proposed amendment will help preserve the historic nature of the City. 
6. The proposed amendment will enhance the overall sustainability of the City. 
7. The proposed amendment will protect the health, safety, and general welfare of the public. 
8. The proposed amendment will address a community need. 
9. The proposed amendment will not result in the creation of significant nonconformities. 
_____________________________ 
Bonnie Wessler 
City Planner, Community & Economic Development Division 
 
c.c. File  
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Planning Commission  

 
City Hall-Council Chambers, 1 S Huron St  

Ypsilanti, MI 48197 
 
 

VI. Old Business 
 



City of Ypsilanti 
Community & Economic Development Department 

 
23 April 2018 

 
Staff Review of Site Plan Application 

Cultivate Coffee & Taphouse 
307 N River 

 
GENERAL INFORMATION 
 

Applicant: Ryan Wallace 
Cultivate Coffee and Tap House 
307 N River St  
Ypsilanti, MI 48198 

Project: Cultivate Coffee & Tap House 

Application Date: 16 March 2018 

Location: Depot Town, on the south-west corner of North River and Photo. 

Zoning: C, Center 

Action Requested: Approval 

Staff Recommendation: Conditional Approval. 

 
PROJECT AND SITE DESCRIPTION 
 
Cultivate Coffee & Tap House (“Cultivate”) is located in the former Ted’s Auto Electric, and has been in 
operation since early 2015. In 2016, they expanded their parking area to the west of the existing 
parking, and created an outdoor service area to the west of the existing building. This site plan 
submittal is in furtherance of coming into conformance with the ordinance. 
 
307 N River is zoned Center, which allows for bars and restaurants, as well as outdoor cafés, as 
permitted and accessory uses, respectively. Outdoor cafés are subject to specific standards found in 
122-540. There are no parking minimums in the Center district. 
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Subject Site Location  
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Site Aerial (2015)  
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Site Aerial (per Google, 2017) 
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2011 Google Street View of site 
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2016 Google Street View of site 

 
 
 

Land Use and Zoning of Surrounding Area 
 LAND USE ZONING 

NORTH Single family, parking Center 
EAST Grocery store, shopping, services Center 

SOUTH Multifamily residential Historic Corridor 
WEST Single-family residential Historic Corridor 

 
 

SITE PLAN: CRITERIA AND REVIEW §122-311  
 
STANDING §122-311(a) 
The applicant is legally eligible to apply for site plan review, and all required information has been provided.  
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REQUIREMENTS §122-311(b) 
“The proposed site plan conforms with all the provisions and requirements, as well as the spirit and intent of this 
chapter and the Master Plan. The proposed development will meet all the regulations of the zoning district in 
which it is located.” 
 

ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
C: §122-

477 
BUILDING TYPE Determined by lot size  21,700 sf 

Single story 
commercial 

Unchanged 
Existing 
nonconforming 
building type 

 LOT: Unchanged. 
 BUILDING ENVELOPE AND HEIGHT: Unchanged. 
 ACCESSORY BUILDING ENVELOPE, FOOTPRINT, AND HEIGHT: Unchanged. 
 PARKING 

PROVISIONS 
Permitted in the side, street 
side, and rear yards 

Street Side Expanded street 
side. 

§122-540 USE-SPECIFIC 
Outdoor cafes, 

restaurants, 
seating areas 

and beer 
gardens 

(a) All outdoor seating areas 
at grade level must be 
accessory to business which 
provides indoor seating or 
food concession. All storage, 
preparation and cooking of 
food and all vending 
machines shall be within an 
enclosed building or food 
concession.  
(b) The outdoor seating area 
shall be separated from all 
parking areas by means of a 
minimum three-foot high 
planting, wall, or other 
architectural feature 
delineating the space.  
(c) The outdoor seating area 
shall not be located within 50 
feet of any properties zoned 
R1, MD, CN, CN-Mid, or CN-
SF.  
(d) All outdoor areas shall be 
kept clean and void of litter 
at all times. 

No outdoor seating  (a) Met 
(b) 6’ privacy fence 
proposed 
(c) Met 
(d) Applicant to 
note this 
requirement on 
the site plan.  

 
I tems to be Addressed: Applicant to note the requirement “all outdoor areas shall be kept clean and 

void of litter at all times” on site plan.  
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BUILDING LOCATION AND SITE ARRANGEMENT §122-311(c) 
“All elements of the site plan shall be harmoniously and efficiently organized in relation to the character of the 
proposed use, the size and type of lot, the size and type of buildings, and the character of the adjoining property. 
The site shall be so developed as not to impede the normal and orderly development or improvement of 
surrounding property for uses permitted in this chapter.” 
 
Building arrangement proposed to continue unchanged. Applicant proposes to extend westward an outdoor 
seating area/beer garden. As shown, beer garden has minimal accessible area for patrons with mobility 
disabilities; this is likely to be a challenge when obtaining Building Department approvals. Applicant also proposes 
extending the parking area westward, in gravel. Both the parking area and the outdoor seating area are set back 
23’ from the rear property line. The outdoor seating area is set back approximately 4’ (varies slightly) from the 
south/side property line. 
 
The dumpster is located in the street side yard.  This is addressed later in this report. 
 
Due to limited space on the north side of the building for parking, should the applicant wish to have parking, 
applicant may wish to consider relocating the outdoor seating area to the north of the building and the parking to 
the west.  
 
I tems to be Addressed: None. 
 

SITE ACCESS, TRAFFIC, AND PARKING §122-311(d) 
“With respect to vehicular and pedestrian circulation on the site, including walkways, interior drives, and parking; 
circulation shall to the extent possible create potential cross-and joint-access to adjacent parcels and the existing 
block layout. Special attention shall be given to the location, number and spacing of ingress and egress points; 
general interior circulation including turnaround areas; adequate provisions for delivery of services (trash 
removal, school buses, mail and parcel delivery); separation of pedestrian and vehicular traffic; avoidance of 
building corners next to access drives; identification of addresses; storage of plowed snow; and arrangement of 
parking areas that are safe and convenient, and insofar as practicable, do not detract from the design of the 
proposed buildings and structures, neighboring properties, pedestrian and bicyclist safety, access to transit and 
flow of traffic on adjacent streets. All buildings or groups of buildings shall be so arranged as to permit adequate 
access by emergency vehicles as required by the city building code.” 
 
Access to the site via car is currently done to the small paved parking to the north of the building, adjacent to the 
roll-up doors. There is bike parking available at the east end of the parking area. Foot traffic can approach from 
River or from Photo, as the area is highly walkable. However, there is no sidewalk on Photo nor on Ninde. 
Pedestrians from this direction must walk in the street. Photo generally has light traffic, with the vast majority 
going to/from the Sidetrack parking area to the north-east or to Cultivate.  Note that both Ninde and Photo, while 
platted as streets, are quite narrow and more closely analogous to alleyways. Photo is less than 30’ wide. 
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ORDINANCE 
REFERENCE REQUIRED 

EXISTING 
CONDITIONS PROPOSED 

§122-685 PARKING 
Dimensions 

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

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

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

One signed barrier-
free space, 
approximately seven 
parking spaces. 

Undimensioned. 
Two barrier-free 
spaces are 
proposed near the 
building entrance; 
seven in the paved 
area. No count or 
dimensions given 
for parking in the 
graveled area.  

§122-683 Access 5’ walkway from parking lot 
to parks, commercial, 
transit, walkways, 
institutions; raised/marked 
crosswalks within parking lot 

 Walkway marked 
towards south of 
parking area. 

Ingress & 
Egress 

• Aligned across ROW, or 
offset by 25’ 

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

 Parking aisles 
have a unique 
configuration; 
they are end-on to 
Photo Street. This 
places them 
within 50’ from 
the Ninde 
Intersection. 

Internal 
Maneuvering 

Each driveway providing access 
to an off-street parking lot 
containing five or more parking 
spaces shall be a minimum of 
ten feet in width. Where a 
turning radius is necessary, it 
shall be an arc that allows 
unobstructed vehicle flow. 

 Met 
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Surfacing All parking and loading facilities 
and access drives shall be paved 
with a durable bonded material 
in accordance with accepted 
engineering standards, or 
alternative surfacing materials to 
minimize impervious surface and 
stormwater runoff, employ 
environmental and other best 
practices, and achieve low 
impact design, at the discretion 
of the City Engineer. Use of 
pervious alternative surfaces is 
encouraged in proximity to the 
Huron River and Paint Creek.  
Paving materials proposed to 
improve aesthetics may also be 
considered by the City Planner 
and the Planning Commission.  
Alternative surfaces proposed 
shall be reviewed by the City’s 
consulting engineer. 

 See engineer’s letter. 
Gravel surface is 
generally acceptable. 

Drainage All off-street parking and loading 
areas shall be graded and 
drained to public storm sewers. 
As an alternative, if in the 
opinion of the City’s consulting 
engineer, the soils are of a type 
which will allow for efficient 
drainage, the use of drywells, 
infiltration trenches, swales, bio-
retention or other best 
management practices for 
controlling urban runoff quality 
are permitted. No surface water 
shall be permitted to drain onto 
adjoining properties, unless 
there is a common engineered 
drainage system shared with the 
adjoining property or an 
appropriate watershed easement 
has been obtained. No surface 
water drainage from an off-
street parking lot shall be 
permitted to drain across a 
public sidewalk. 

 See engineering 
review. 
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Setback from 
Street 

Parking lot setbacks are 
designated by the zoning 
district in which they are 
located.  An allowed 
exception are circular drives, 
which may be located in a 
required minimum front yard 
or street side yard, provided 
that such drives shall be 
designed so that no parking 
space is located closer than 
25 feet to any street right-of-
way line. 
 

 n/a. 

Setback from 
Adjacent Lot 

Parking areas are required to 
be 10’ from any adjacent lot. 
Planning Commission may 
waive this requirement in 
whole or in part with a 
finding that the lot shares a 
common access and common 
parking with the adjoining 
lot, or that stormwater, 
landscaping, and other 
similar concerns have been 
adequately addressed with 
other methods. 
 

 Met. 

Striping For parking lots containing 
five or more spaces, all 
spaces shall be outlined with 
three-inch wide strips of 
white or yellow paint, except 
that barrier-free spaces shall 
be blue, with a symbol of 
compliance in blue, and 
signed in accordance with the 
State Barrier-Free Code. 

 Striping not possible 
in graveled lot. 
Striping in paved lot 
proposed to be in 
conformance. 
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Wheel Stops For parking lots containing 
five or more spaces or 
accessory to commercial 
uses, wheel stops or curbing 
shall be provided for all 
parking spaces to prevent 
any vehicle from projecting 
beyond the parking lot area, 
bumping any wall or fence, 
or encroaching upon any 
landscaping. In all cases 
where parking lots abut 
public or private sidewalks, 
continuous concrete curbing 
or bumper stops, at least six 
inches high, shall be placed 
so that a motor vehicle 
cannot be driven or parked 
on, or hang over, any part of 
any sidewalk. 

 Wheelstops not 
provided in paved 
lot. 

Lighting With the exception of 
multiple-family dwellings on 
individual lots containing no 
more than four units, parking 
and loading facilities utilized 
during night-time hours shall 
be artificially illuminated. All 
such outdoor lighting shall 
meet the requirements of 
§122-609. 

 No lighting 
proposed.  
Streetlights not 
shown on plan. 

Screening & 
Landscaping 

(internal) 

1 tree per 8 spaces  Two trees 
required. 

1 landscape island for each 
16 spaces 

 n/a 

Islands w trees: 9’ wide min 
and 160’ sf 
Islands w 5’ min walkway: 
11’ wide min  
Islands: curbed or used for 
stormwater 

 n/a 

All aisle-ends & corners 
protected w curbed island 

 Parking aisles 
unprotected in 
paved area. 

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

 n/a 

Screening & 
Landscaping 
(perimeter) 

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

 n/a 

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

 None provided 
from Photo. 
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Landscaped areas, walls, 
structures, walks- must be 
protected by curbing 

 Building walls and 
pedestrian walkway 
along building 
unprotected. 

§122-691 Motor spaces   n/a 
Bicycle spaces 1 per 5 motor spaces, 

minimum of 2 
 n/a 

§122-672 SIDEWALKS provide a sidewalk or shared-
use path 
This requirement may be 
modified by the Planning 
Commission as follows:  
 (2) A fee in lieu of 
construction may be provided 
by the development in the 
amount of 100% of the 
construction cost, upon a 
finding that any portion of 
the perimeter of a lot is 
included in a transportation 
project programmed in the 
City’s 5-year Capital 
Improvement Plan, or with a 
finding that sidewalk 
construction at this location is 
impractical due to lack of 
connectivity. Any fee paid for 
this purpose is reserved for 
non-motorized improvements 
as a part of the identified 
transportation project or for 
path and sidewalk 
construction throughout the 
City, respectively.  
(3) Any easement required 
for the construction, 
maintenance, or operation of 
a modified facility must be 
included on the site plan at 
the time the modification is 
requested. 

 Construction of a 
sidewalk along 
Photo would 
primarily serve 
Cultivate’s 
pedestrian traffic 
from their parking 
areas.  There are, 
however, four 
single-family 
residences along 
Photo; one 
commercial 
building on Ninde, 
and two 
apartments on 
Ninde that may 
also benefit.  
Planning 
Commission may 
choose to consider 
a fee-in-lieu. 
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§122-675 TRAFFIC 
VISIBILITY 

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

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

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

 The dumpster 
placement is an 
extreme challenge 
to visibility for 
those exiting the 
gravel parking 
area.  
Applicant must 
apply for a 
variance or 
redesign the 
gravel parking 
area entrance. 

 
I tems to be Addressed:  

• No count or rough dimensions given for gravel parking area.  Applicant to provide. 
• Parking lot access is less than 50’ from Ninde/Photo intersection. Applicant to revise. 
• No lighting is shown on the plan. Applicant to show either site lighting or adequate street 

lighting. 
• Two trees required. 
• Parking aisles in paved area are unprotected by islands. 
• Parking (both gravel and paved) is not screened from Photo. 
• No sidewalk provided along Photo. Planning Commission waiver for fee-in-lieu requested. 
• Dumpster is within the visibility triangle for the gravel parking. Applicant to revise entrance to 

gravel parking. 
• Conflicting land use screening is required between the gravel parking and the residential use to 

the west. 
 
 
ENGINEERING & STORMWATER §122-311(f), §122-311(g) 
(6) Adequate services and utilities including sanitary sewers shall be available or provided, with sufficient capacity 
to properly serve the development. Appropriate measures will be taken to ensure that site drainage will not 
adversely affect adjoining properties or the capacity of the public storm drainage system, or nearby bodies of 
water. Provisions shall be made to accommodate stormwater and prevent soil erosion. All stormwater 
management facilities, including but not limited to storm sewers and detention/retention facilities, shall be 
designed in accordance with the “Rules of the Washtenaw County Water Resources Commissioner,” together with 
any special provisions established by the city.  
(7) Natural resources will be protected to the maximum feasible extent. The proposed development will not cause 
soil erosion or sedimentation problems, and will respect floodways or floodplains on or in the vicinity of the 
subject property. 
 
See engineer’s letter. 
 
I tems to be Addressed: None. 
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SCREENING §122-311(h) 
“The site plan shall provide reasonable visual and sound privacy for all dwelling units on or adjacent to the 
property. Fences, walks, barriers, and landscaping shall be used, as appropriate, for protection and enhancement 
of the property. All outdoor storage of materials, loading and unloading areas, and refuse containers shall be 
screened or located so as not to be a nuisance. Outdoor lighting shall be shielded so as to not adversely affect 
neighboring properties or traffic on adjacent streets.” 

 

ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-609 Lighting • Dark Sky compliant; may 

be full cutoff where 
affecting residential uses 

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

 No lighting 
proposed. Show 
cut sheets and 
locations for all 
proposed site 
lighting. 

§122-608 Refuse Containers Not located in the front 
yard or street side yard 
(waiver available)  
Maintained in a neat, 
orderly, and sanitary 
condition 
Adequate vehicle access 
must be provided 
masonry enclosure 1’ taller 
than dumpster (no less 
than 6’), in rear yard, 80% 
opaque swing door 

Dumpster in 
wooden enclosure 

Applicant shows a 
dumpster in the 
street side yard. 
Waiver requested 
as no other 
location with 
vehicular access is 
available, due to 
unique condition 
of Photo/Ninde. 

§122-631 Landscape plan   None provided. 

§122-634 Screening 
Between Land 

Uses 
if conflicting use 

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

 Required between 
Cultivate and 
properties to south 
and west. Gravel 
parking lot 
conflicts with 
residential use to 
west, screening 
must be provided. 

§122-636 Street Trees 1 tree per 30’ of lineal 
frontage, centered 
between sidewalk and 
back of curb: 80’/30’ = 6 
trees 

 River: 3 trees 
required. One tree 
present, with 
extensive canopy. 
Waiver of one tree 
requested; 
applicant to plant 
one additional 
tree. 
Photo: no street 
trees provided. 
Applicant requests 
a waiver. 
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-638 Site Landscaping 10% None met 

§122-640 Exterior Electrical Screen when visible from 
any primary visual 
exposure area 

n/a n/a 

§122-632 Landscape 
Elements 

Quality, composition, 
berms, spacing, species 

 No landscaping plan 
provided. 

  Credit for existing 
vegetation 

  

 
 
I tems to be Addressed:   

• If outdoor lighting proposed, applicant to indicate on site plan and submit cut sheets. 
• Waiver requested per 122-608(a) to allow placement of dumpster in street side yard, due to 

maneuverability challenges.  
• Applicant to provide conflicting land use screening between gravel lot and property to west. 
• Waiver from street tree requirement for one tree (of two) requested on River; waiver from street tree 

requirement on Photo for nine trees (of nine) requested. 
 
OTHER DEPARTMENT AND AGENCY APPROVALS §122-311(j) 
“Site plans shall conform to all applicable requirements of state and federal statutes, including health and 
pollution laws, fire or explosion hazards, toxic and hazardous materials, and barrier-free requirements. Site plan 
approval may be conditioned on the applicant receiving necessary county, state, or federal permits before a local 
building permit or occupancy permit is granted.” 
 
HISTORIC DISTRICT 
All applicable Historic District reviews and approvals must be obtained. 
 
DEPARTMENT OF PUBLIC SERVICES 
The applicant is responsible for obtaining permits from the Department of Public Services before beginning work 
on any portion of the City right-of-way, including sidewalks, curbs, and driveways on Photo and River, as well as 
street tree plantings. 
 
DISCUSSION 
 
This site has several challenges due to the existing layout of the paved area, the building, and the relationship of 
each to Photo Street. It may be possible to reconfigure the proposed gravel lot to be angled parking, with an “in” 
at the current dumpster location and an “out” towards the west; the dumpster could be relocated southward 
towards the building as part of this reconfiguration. This may allow for off-street parking screening as well as the 
placement of some street trees. The aisled parking of the paved area as proposed is not an existing 
nonconformity, as parking prior was perpendicular from the building, but is an improvement over that condition 
as the vehicles are no longer backing directly into Photo Street. In the short term, it is possible that the site could 
work with some tweaks to the graveled area as discussed above and with the additional screening to the west. 
This, however, does not take full advantage of the site nor the building. Were the beer garden located to the 
north of the building, the overhead doors could be an asset in summer; the area immediately behind the building 
could be garden; and the bulk of the rear of the site could be parking. Due to the depth of the lot, it is likely that 
more parking than is currently available (even with the gravel lot)  could be placed in the rear; this parking could 
be laid out with a more limited access to Photo Street, improving safety as well.  Either the slight reconfiguration 
of the graveled lot or a complete overhaul of the site would bring the site into more conformance with the 
ordinance, improving traffic flows and compatibility with the neighborhood. 
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STAFF RECOMMENDATIONS: SITE PLAN 
 
Staff recommends the Planning Commission conditionally approve the Site Plan for the Cultivate Coffee & Tap 
House  with the following findings, waivers, and conditions:  
 
Findings 

1. The application substantially complies with §122-310. 
 
Waivers 

• Waiver requested per 122-608(a) to allow placement of dumpster in street side yard, due to 
maneuverability challenges.  

• Waiver from street tree requirement for one tree (of two) requested on River; waiver from street tree 
requirement on Photo for nine trees (of nine) requested. 

• Fee in lieu of provision of sidewalk along Photo is requested by the applicant. 
 
Conditions  

• If outdoor lighting proposed, applicant to indicate on site plan and submit cut sheets. 
• Applicant to note the requirement “all outdoor areas shall be kept clean and void of litter at all times” on 

site plan. 
• Applicant to address the following issues regarding the graveled parking area: 

• Lack of screening from Photo Street. 
• Lack of lighting. If on-site lighting is to be provided, please show in plan. If public street lighting is 

sufficient, please document. 
• Dumpster enclosure is within the visibility triangle of the parking lot entrance.  
• Conflicting land use screening is required between the parking area and the property to the west. 
• Provide approximate count of spaces proposed in gravel parking area. 
• Parking lot access is less than 50’ from Ninde/Photo intersection. Applicant to revise. 
 

 
Bonnie Wessler 
City Planner, Community & Economic Development Department 
 
CC File 
 Applicant 
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April 9, 2018  
 
 
City of Ypsilanti Planning and Development Department 
534 North Huron Street 
Ypsilanti, Michigan 48197 
 
Attention:  Ms. Bonnie Wessler 
 
Regarding: Cultivate Coffee & Tap House 
  Site Plan Review No. 1 

 OHM Job No. 0094-18-1030 
 

Dear Ms. Wessler: 
 
The applicant is requesting site plan approval for a proposal from the Cultivate Coffee & Tap House to make 
improvements to their existing site on North River Street and Photo Street in order to meet city standards.  We 
have reviewed the plans dated February 22, 2018 for compliance with local ordinances and general engineering 
standards.  At this time, we recommend site plan approval contingent on the following comments being addressed: 
 
SITE PLAN REVIEW COMMENTS: 

1. The applicant shall add “No Parking” signage to the north side of the existing gravel parking lot near the 
proposed guardrail. 

2. Due to limited space behind the proposed dumpster location, it is recommended that bumper blocks be 
continued along the western edge of the dumpster enclosure to alleviate potential parking issues behind 
the enclosure. 

3. The applicant shall provide clarification on the 10-inch stub that appears to terminate in front of the 
proposed dumpster pad location. 

 
PRELIMINARY DETAILED ENGINEERING REVIEW COMMENTS: 

4. The applicant shall provide grades for the handicap-accessible route from the parking lot to the building to 
ensure ADA compliance. 

 
The applicant is advised that review and approval of detailed engineering plans is required prior to the start of 
construction. 
 
If you have any questions, please contact me at (734) 522-6711. 
 
 
Sincerely,  
OHM Advisors 
 
 
 
______________________   ______________________ 
Jessica Katers, P.E.    Jessica Howard 
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CC: Stan Kirton, Department of Public Works 
 Scott Westover, YCUA 
 File 
 
P:\0000_0100\SITE_YpsilantiCity\2018\0094181030_Cultivate Coffee & Tap House\Site Review\Site #1\Cultivate_SP01.docx 
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Bonnie Wessler

From: Mark Wright <MarkW@bowersarch.com>
Sent: Wednesday, July 11, 2018 4:43 PM
To: Bonnie Wessler
Cc: Ryan Wallace (ryan@cultivateypsi.org)
Subject: Cultivate
Attachments: 17306SP100-A.pdf; 17306SP100-B.pdf; 17306SP100-C.pdf

Bonnie, 
 
I wanted to touch base with you in regards to the site plan revisions for Cultivate / 307 N River Street and our response 
to the city’s review comments, in particular the ingress / egress issues with the Photo, Ninide intersection. I have 
attached 3 Preliminary site plans with different parking layouts. 
 
Our preferred site plan would be Site Plan ‘A’ and is currently the one we plan to resubmit in which the gravel / 
dumpster access is aligned across from Ninide which would keep Cultivate traffic from having to travel down near the 
residential homes to enter the lot. It seems to align with the intent of Sec. 112‐683 (b) (6) with Ninide’s current use 
being closer to that of a public alley for the adjacent commercial properties. 
 
Site Plan ‘B’ relocates proposed gravel drive 20’ from the intersection per Sec. 112‐683 (b) (7) This plan would be our 
proposed plan if the Planning Commission would allow our site to use the 20’ offset for the proposed lot but not use 
layout ‘A’ 
 
Site Plan ‘C’ is would create a new layout for the parking in the gravel and paved area to meet the 50’ offset, however 
this would have all cultivate traffic driving down past the residential properties and seems to be the least desirable 
solution. 
 
Can you advise me as to if we would require any separate applications whether for a variance or waiver in regards to 
aligning the drive or using the 20’ offset so that we can include it with our resubmission or if you have any other 
comments that may be helpful to expedite finding a solution to this issue. 
 
Thank You 
 
MARK WRIGHT 
ARCHITECTURAL ASSOCIATE 
markw@bowersarch.com 
T: 734.975.2400 x703 
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City of Ypsilanti 
Community & Economic Development Department 

 
15 March 2018 

 
Staff Review of Rezoning Application 
Medical Marijuana Text Amendments 
Provisioning Centers Buffer Increase 

 
 

 
GENERAL INFORMATION 

Applicant: City of Ypsilanti 

Action Requested: Recommendation to City Council to approve a Text Amendment to 
Medical Marijuana Dispensaries (recommended to become “Medical 
Marijuana Provisioning Centers”), 122-532(b)(3) 

 
SUMMARY 
 
State regulations regarding medical marijuana facilities have recently changed to allow for more 
commercial operations. This amendment would limit the number of provisioning centers throughout the 
City by doubling the required buffer between provisioning centers from 500 feet to 1,000 feet. 
 
BACKGROUND 
 
In 2008, the voters of the State of Michigan approved a ballot initiative to legalize medical marijuana, 
using a caregiver, person-to-person model; Ypsilanti voters supported this ballot measure by over 80%. 
In 2011, the City of Ypsilanti adopted zoning regulations reflective of that, allowing groups of 
caregivers to grow under one roof in the M1, M2, WS, and CI zoning districts with a Special Use 
Permit; and caregivers to connect with patients at dispensaries in the B2, B3, and B4 zoning districts by 
right.  
 
In 2014, the zoning ordinance shifted to a hybrid form-and-use-based schema.  In these new zoning 
districts, dispensaries were only permitted by-right in C, and not permitted in GC.  The State adopted 
the Medical Marijuana Facilities Licensing Act in late 2016, which permitted fully commercialized 
medical marijuana facilities under one corporate owner, including grow facilities, provisioning centers 
(dispensaries), processors, transporters, and testing facilities. In November 2017, Council passed an 
ordinance opting-in to the MMFLA, allowing up to three grow/processors and seven provisioning 
centers (dispensaries). Two updates to the zoning code have already been proposed and 
recommended to Council; one, to permit provisioning centers (dispensaries) as a Special Use in the GC 
zoning district, and another, generally updating the specific standards and definitions for medical 
marijuana facilities. 
 
As a result of these changes at both the state and local level, it is possible that some existing 
provisioning centers could move; it is also possible that an existing provisioning center could go out of 
business and another provisioning center locate in the City. During the initial medical marijuana zoning 
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discussion in 2011, and during the more recent zoning discussions in 2017-18, both Planning 
Commission and City Council have expressed concern about marijuana business density, and the need 
to ensure a balanced mix of services and goods in our commercial areas.  This amendment would 
reduce density significantly, generally allowing for only one provisioning center per commercial area, 
without creating significant nonconformities. 
 
DISCUSSION 
 
When the 2011 zoning amendments permitting dispensaries and grow facilities were adopted, there was 
no cap on the number of facilities, and the industry was untested and highly stigmatized. A cap on the 
number of facilities was introduced in 2013, as Council felt the local market was satisfied, and further 
increases in the number of facilities were unwise due to uncertainty in the State and Federal regulation. 
Many of these facilities have been operating since 2011; the newest opened in 2013. These facilities 
have, overall, been in compliance with local ordinances, including permitting on-demand inspections.  
The crime rate at these businesses is equivalent to other retail &/or industrial businesses. 
 
This map, as of 5/2013, shows potential locations for additional dispensaries/grow facilities; the 
potential distribution of facilities differed from current primarily around Washtenaw and West Michigan.  
The zoning around Huron River Drive has changed from the Commercial-Industrial District and a 
variety of other zoning classifications to predominantly GC.   
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This map shows the current existing school buffers, facility buffers, and zoning districts.  As a 
reminder, grow facilities are currently permitted only with a Special Use permit in GC and PMD; 
dispensaries are permitted by right in Center. The proposal on the table at Council would add 
dispensaries as a special use in the GC district. Recall also that Planning Commission has discretion in 
granting Special Use permits under §122-324. 
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Under the proposed increase in buffers between provisioning centers, the East Michigan/Ecorse 
corridor cannot bear a new provisioning center, nor can Depot Town or West Cross. The two existing 
provisioning centers in downtown Ypsilanti would exclude each other by approximately four feet; 
however, Herbal Solutions is planning to move eastward once rehabilitation is complete at the new 
location. Commercial locations on Huron River Drive/Railroad St are already fairly constrained due to 
the location of the railway and river, as well as the large redevelopment site at 800 Lowell, so the 
expansion would have minimal effect. 
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Looking more closely at specific areas, Washtenaw realistically could host two provisioning centers (one 
at each end), and West Michigan potentially two as well- fewer than the three and four, respectively, 
that would be able to locate there with the smaller buffer.  West Michigan, it should be noted, has 
fewer commercial buildings that could presumably become available for such a venture; there do exist 
residential buildings that could be converted. 
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Medical Marijuana Dispensaries (recommended 
to become “Medical Marijuana Provisioning 

Centers”), 122-532(b)(3) 

“Medical Marijuana Provisioning Centers,” 122-
532(b)(3) 

(changes proposed 2/21 presumed adopted) 
The dispensary shall not be located within a five 
hundred (500) feet of a lawfully existing medical 
marijuana dispensary or growing/manufacturing 
facility as measured from the outermost boundaries of 
the lot or parcel on which the proposed dispensary 
and lawfully existing dispensary or 
growing/manufacturing facility is located; 

The provisioning center shall not be located within 
a five hundred (500) feet of a lawfully existing 
medical marijuana growing &/or processing 
facility nor within one thousand (1,000) feet 
of a lawfully existing medical marijuana 
provisioning center as measured from the 
outermost boundaries of the lot or parcel on 
which the proposed medical marijuana facility 
and to the outermost boundaries of the lot or 
parcel on which the lawfully existing medical 
marijuana facility is located; 

 
STANDARDS FOR AMENDMENTS §122-362(a) 
 
(a) Text Amendment. For a change to the text of the Zoning Ordinance, the Planning Commission 
shall consider and the City Council may consider, whether the proposed amendment meets the 
following standards:  
 
(1) The proposed amendment is consistent with the guiding values of the Master Plan; and  
Applicable guiding values of the Master Plan include: 

• Diversity is our strength: per the decision-making rubric. This maintains and potentially 
improves the diversity of the mix of businesses in Ypsilanti. 

• Ypsilanti is sustainable: per the decision-making rubric, this action maintains, and has the 
potential to create, job opportunities for Ypsilantians, without over-investing into a volatile 
industry. 

 
(2) The rezoning is consistent with description and purpose of the proposed district, and.  
This would apply to all Provisioning Centers in all districts. 
 
(3) The proposed amendment is consistent with the intent of this Zoning Ordinance; and  
Per §122-100, the intent of the ordinance is to promote the public health, safety, and welfare. In 
particular, to:  
• “create a safe, diverse, and sustainable city;  
• meet the needs of the City's residents for food, fiber, energy, and other natural resources;  
• guide the location of places of residence, recreation, industry, trade, service, and other uses of land;  
• ensure that uses of the land shall be situated in appropriate locations and relationships;  
• limit the inappropriate overcrowding of land and congestion of population and transportation systems 
and other public facilities;  
• facilitate adequate and efficient provision for transportation systems, sewage disposal, water, energy, 
education, recreation, and other public service and facility needs;”  
By increasing the distance between Provisioning Centers, it reserves space for other businesses to grow 
and thrive within the City, while still preserving access to medical marijuana. 
 
(4) The proposed amendment will enhance the functionality, transportation network or character of the 
future development in the City; and  
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The change to the zoning ordinance has the long-term potential to do so. In the short-term, it will 
simply preserve the existing character of the City. 
 
(5) The proposed amendment will preserve the historic nature of the surrounding area and of the City;  
Staff does not anticipate that this amendment will negatively or positively affect the historic nature of 
the City. 
 
(6) The proposed amendment will enhance the natural features and environmental sustainability of the 
City;  
Staff does not anticipate that this amendment will negatively affect the natural features or 
environmental sustainability of the City. 
 
(7) The proposed amendment will protect the health, safety, and general welfare of the public; or  
The proposed change to the zoning ordinance will help maintain residents’ access to medical 
marijuana, as prescribed by their doctor.  The ordinance amendment will also help to reduce the 
potential that relatively volatile medical marijuana businesses might displace existing businesses in 
less-volatile industries. 
 
(8) The proposed amendment is needed to correct an error or omission in the original text; or  
This does not correct an error; it is an amendment due to a changing regulatory environment. 
 
(9) The proposed amendment will address a community need in physical or economic conditions or 
development practices; and  
Staff does not anticipate that this change will significantly impact a community need in physical or 
economic conditions. If the industry continues to grow, it is possible that medical marijuana businesses 
could reinvest significantly into their businesses. However, it is also possible that the businesses will 
face increasing regulatory hurdles at the federal level, and medical marijuana still carries some stigma. 
This amendment would decrease the potential impacts of both any stigma and the potential for an 
industry collapse due to regulatory issues. 
 
(10)The proposed amendment will not result in the creation of significant nonconformities in the City. 
The proposed amendment will make nonconforming the two dispensaries in downtown Ypsilanti. 
However, as noted, Herbal Solutions is in the process of preparing a space to the east that would 
conform under the new ordinance. 
 
STAFF RECOMMENDATION 
 
Staff recommends the Planning Commission recommend to City Council the approval of the proposed 
text amendment to 122-532(b)(3), “Medical Marijuana Dispensaries Provisioning Centers”, with the 
following findings: 
(1) The proposed amendment is consistent with the guiding values of the Master Plan;  
(2) The proposed amendment is consistent with the intent of this Zoning Ordinance;  
(3) The proposed amendment will protect the health, safety, and general welfare of the public;  
(4) The proposed amendment will address a community need in physical or economic conditions or 

development practices. 
_____________________________ 
Bonnie Wessler 
City Planner, Community & Economic Development Division 

7 



Ypsilanti Non-Motorized Advisory Committee Meeting Minutes - Thursday, September 6, 2018  
 

1. Call to order - The meeting was called to order at 7:10pm at the Ypsilanti District Library, 229 W. Michigan 
Avenue. Attending was Sarah Walsh, Bob Krzewinski and Jared Talaga. The City Manager originally was 
supposed to attend but emailed that he needed to reschedule until our October meeting. 

  
2. Introductions - Audience participation- Public input - Speakers – None.  

 
3. General business  

a. Agenda approval - A motion was made by Sarah, seconded by Jared, to approve the agenda and was 
approved unanimously.  

b. Approval of August meeting minutes – A motion was made by Sarah, seconded by Jared, to approve 
the minutes and was passed unanimously.  

c. Additional Committee member recruitment – Bob had sent out messages by email and Facebook to 
local neighborhood groups soliciting Committee members.  

 
4. Old & continuing business 

a. 2018 Committee priorities  
1. Bike lane projects  

 Harriet, Spring, Factory, Maus (First to Emerick) - No update. This could potentially be a 
part of the 2022 rebuild of Huron and Hamilton Streets.  

 West Cross (Wallace to western City limit) – Engineering work should start soon.  
2. Sidewalk projects 

 ReImagine Washtenaw update – None.  
3. General projects  

 Non-Motorized Plan update completion – Jared is assembling and formatting data send 
to him and should have an updated draft document in two weeks. Bob reported that 
Ypsilanti Township will have a public input meeting on their first non-motorized plan on 
September 10th and he will be attending.  

 I-94 Huron Street crossing (along with traffic calming on Huron-Hamilton-Washtenaw) - 
involves MDOT jurisdiction areas - No update.  

 Border To Border Trail completion – Water Street B2B path is still closed awaiting a 
permit for use by the Michigan Department of Environmental Quality.  

 Bike Friendly/Walk Friendly Community applications follow up – A Walk Friendly 
application filing will be dependant on the approval of the Non-Motorized Plan update.  

 Public education/communications (Committee newsletter, social media, 
snow/vegetation removal) – A quarterly newsletter was discussed with Bob working on 
a draft fall edition. Jared suggested the Ypsi Bike Co-Op be highlighted.  

 Pedestrian safety improvements (signage/markings) – No update.  
 Traffic calming (additional bump-outs, more radar speed signs, speed bump policy) - 

involves MDOT jurisdiction area – Permanent radar speed signs were discussed.  
b. Reports - Parkridge Festival & EMU August bike event - The Parkridge Festival Non-Motorized 

Committee table was well received with free bike helmets (donated by the Ann Arbor Bicycle Touring 
Society) given away in a short period of time. The Ypsi Bike Co-Op bike repair station was also well 
received. No report was available for the EMU August 11th bicycle event.  

 
5. New Business  

a. Planning Department update - No update.  
b. Local education – statewide 3 foot passing law - Bob will start doing informational posting on 

neighborhood Facebook sites on this.  
c. Halloween library safe trick-or-treating (October 26) – Bob will work on the Committee being at this 

local event downtown as we have in the past, distributing flashing wristbands (courtesy of the AAATA) 
and safe trick-or-treating flyers.  

d. Other - Winter biking talk (November) – Bob will plan to give these talks again this year.  
 

6. Other Items – Announcements - Bike Ypsi will have a fall ride on October 21. 
 
7. Adjournment - A motion was made by Sarah, seconded by Bob, to adjourn the meeting at 8:14pm. The next 

meeting will be Thursday, October 4, 7pm at the downtown Library. 
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