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Agenda 
Planning Commission  

Wednesday, 14 November 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 
 October 17, 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  
 534, 530, 528 N Huron St: The Keg 

  Public Hearing: Special Use and Site Plan 
 Non-family Occupancy Cap 

  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 
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PLANNING COMMISSION 
 MEETING MINUTES 

October 17, 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, M. Simmons 
   H. Jugenitz  

 
Absent: T. Dennis (Excused) J. McGadney (excused) 

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

III.  APPROVAL OF MINUTES 
 
 Commissioner P. Hollifield moved to approve the minutes of September 19, 2018 with 

correction as noted (Support: J. Talaga) and the motion carried unanimously. 
 

IV. AUDIENCE PARTICIPATION 
 
 None 
   
V. PRESENTATION AND PUBLIC HEARING ITEMS 
 
  1. 937 Monroe St – Group Child Care Home 
 

Staff presentation was made by City Planner Wessler, who stated that this is a request for a 
change from a childcare center to a group home for child care.  This 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 commercial childcare center to a group day care home serving up 
to 12 families.   937 Monroe is zoned R-1; group childcare homes serving 6-12 children are a 
permitted special land use within this district. 
 
Staff is recommending approval without any conditions above and beyond the standard which 
states they must be registered by the State or Social Services or applicable department.  Must 
comply with minimum state standard for such facilities.  Also requires 600 ft of outdoor 
recreation area as required by the state.   Must comply with Sec 122-521 for group daycare 
homes and child care centers. 
 



 

2 
 

Commissioner Hollifield moved to open the public hearing (Support: J. Talaga) and the motion 
carried. 
 
Since there was no public comments and the applicant was not in attendance – a motion was 
made by Commissioner Hollifield to close the public portion of the hearing (Support: J. Talaga) 
and the motion carried. 
 
Sasha Eddins, 937 Monroe St – Both she and her mother have had the center for 18 years.    
Her mom has now passed and the ratio required to have 30 kids would be more than she could 
handle to run the business by herself. 
 
None of the board members had any problems with this request. 
 
Commissioner Talaga moved that the Planning Commission approve the Special Use for the 
group child care home at 937 Monroe with the following findings, and conditions: 
 
Findings:  The application substantially complies with Sec 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 must comply with Sec. 122-521. 
 
The motion was supported by P. Hollifield.  A roll call vote was taken and carried unanimously. 
  
Commissioner Jugenitz moved that the Planning Commission approve the Special Use Permit for 
the group child care home at 937 Monroe with the following findings and conditions: 
 
Findings:  The application is substantially in compliance with Sec122-324(b). 
 
Conditions:  Special use approval shall be subject to approval of site plan. 
 
The motion was supported by Commissioner Simmons.  A roll call vote was taken and carried 
unanimously. 
 

 2. Accessory Building Height Increase 
 

City Planner Wessler stated that an application had been received to amend the zoning 
ordinance 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 is recommending approval.   The applicant, when researching 
some improvements to their property, came across the restriction that we have currently in our 
zoning ordinance that limits the height of detached accessory buildings to 15’.  This would 
preclude the placement of any second story or any livable second story space on any detached 
building.  As the square footage of detached accessory structures is capped, in this particular 
district, at 800 sq. ft, the applicant is interested in putting an accessory dwelling unit on the 
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second story of a garage, and further believes that this is something that is important to have 
as an option for accessory dwelling units.  The applicant worked with staff to develop the 
proposed language change. A couple of our zoning districts HC, CN and  CN-mid permit 
accessory dwelling units so this precludes ACU’s on garages.  If you wanted to have one, you 
would have to choose between a garage or an ADCU which is the problem this applicant ran 
into. 
 
We received some feedback from a former city planner, Richard Murphy, who stated that there 
was an overlay historic district that was in place from the mid-90’s to 2013 which allowed 25’ 
tall detached structures which was then the Historic Overlay District  which is now the Historic 
District so there is definitely a precedent for allowing taller structures locally.  They would also 
have to go to the Historic District Commission for their approval.  Staff recommends approval 
with some modification to wording, explaining more in detail about the peak of the structure. 
 
Some questions regarding highest point were discussed by board members.  Ms. Wessler stated 
that we are not changing the definition. 
 
Commissioner Hollifield moved to open the public portion of the hearing (Support: J. Talaga) 
and the motion carried unanimously. 
 
Since there were no public comments, Commissioner Hollifield moved to close the public portion 
of the hearing (Support: M. Simmons) and the motion carried unanimously.   
 
Commissioner Jugenitz moved that the Planning Commission recommended to City Council 
approval of amending the text of the Zoning Ordinance in the following manner:  

 Updating Sec122-466 (mansion), Sec122-467 (estate), Sec122-468 (house), Sec 122-
469 (cottage), subsection N to read “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” 

 And appending “except where otherwise noted” to Sec122-651(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 conformities. 
 
 
The motion was support by Commissioner Simmons.  A roll call vote was taken and carried 

5:1.  Commissioner Hollifield opposed. 
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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. AUDIENCE PARTICIPATION 
 

Commissioner moved to re-open the audience participation (Support: J. Donnelly) and the 
motion carried unanimously. 
 
Nathan Phillips, 509 N. Washington, #2, Ypsilanti – asked to speak on medical 
marijuana.  Lived here for 12 years – his wife had cancer and passed away two years ago.  At 
the time what kept them going was the use of medical marijuana.  He is sober for 30+years 
then started smoking marijuana and took it as a sacrament but because of Section 8, he cannot 
have the medical marijuana.  He has treaty rights and has rights to health – he is a Viet Nam 
veteran – that’s why he was Section 8 and could get medical marijuana but his wife could not.  
He would like the City to provide a spiritual center to take medical marijuana or a church where 
he can give it away to help people.  He wants to find a place for him and indigenous 
community.   He wondered if there is an empty building in the city that could be used for 
people that are in need. 
 
Commissioner Dunwoodie thanked the applicant for sharing his feelings.  City Planner added 
that the city does not have a location that could be used for this purpose. 

 
VIIi. NEW BUSINESS 
 

None  
 
IX. FUTURE BUSINESS DISCUSSION/UPDATES 
 

Application for 534 N. Huron – they have amended their plans and are re-applying.  They will 
be appearing at the next Zoning Board of Appeals meeting. 

 
 X. COMMITTEE REPORTS 
 
  1. Non-motorized Committee Report 
 

Commissioner Talaga stated that he is working on the report and hopes to get it finished this 
weekend.  Copies of the September minutes were included in the packet. 
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  2. Master Plan – Housing Affordability/Access subcommittee report 
 

Commissioner Jugenitz stated that they are moving into a new phase.  They have completed 
their first run at quantifying the situation with respect to housing affordability and acceptability.   
They have formed some new sub groups in order to move forward with public engagement and 
also some strategy for addressing the issues that we see.  One of the things they will be doing 
soon is a survey – paper based format –that will be put in library and other local places that get 
lots of foot traffic as well as on-line.   It will just supplement the data review that they have 
already done – instead of asking people questions we already have from the data but more how 
affordability, etc. impacts their daily life or what kind of housing preferences they see in the 
next few years that the city is not set up to accommodate – different kinds of housing stocks, 
etc.  We are also looking at supplemental activities, one of which is a series of phone interviews 
with local landlords to get their perspective on affordability, etc. They also look forward to 
holding some input sessions. 
 

 XI. ADJOURNMENT 
 
 Since there was no further business, Commissioner Hollifield moved to adjourn the meeting 

(Support: H. Jugenitz) and the motion carried unanimously. The meeting adjourned at 7:45 pm. 



Agenda 
Planning Commission  

Wednesday, 14 November 2018 – 7:00 P.M. 
City Hall – Council Chambers, 1 S Huron St  

Ypsilanti, MI 48197 
 

 

V. Presentations and Public Hearing Items  
 534, 530, 528 N Huron St: The Keg 

  Public Hearing: Special Use and Site Plan 
 



City of Ypsilanti 
Community & Economic Development Department 

 
November 2018 

 
Staff Review of Site Plan & Special Use Application 

Party Store Expansion 
528-534 N Huron  

 
GENERAL INFORMATION 
 

Applicant: Joseph S Novitsky (architect for Tom Tamou) 
3856 Twelve Mile 
Berkley, MI 48072 

Project: Keg Party Store  

Application Date: October 17, 2018  

Location: Southeast corner of N Huron and W Forest  

Zoning: NC-Neighborhood Corridor  

Action Requested: Approval of site plan and special use for the expansion of a food 
store with the sale of alcohol, less than 15,000 sf  

Staff Recommendation: Conditional approval 

 
PROJECT AND SITE DESCRIPTION 
 
The total for the three parcels is 0.434 acres; this includes 528 N Huron, 530 N Huron and 534 N 
Huron St addresses, parcels # 11-11-40-105-022, 11-11-40-105-021 and 11-11-40-105-029 with 
frontage on N Huron and W Forest. There is an existing ~1,200 square foot commercial building at 530 
N Huron that partially encroaches on the 528 N Huron parcel and a ~2,700 square foot commercial 
building on the 534 N Huron parcel.  The parking lot is to the south of 534 N Huron with approximately 
19 spaces. There are three curb cuts for access, two on N Huron and one on W Forest.  No special use 
permits have been granted for these properties; they have been operating in their current 
configuration since the 1940s, with the main building being constructed in approximately 1919.  
Setback variances have been approved for the main building’s footprint, and to expand that footprint 
along the existing setback lines.  
 
Neighborhood Corridor allows for a food store with the sale of alcohol, less than 15,000 square feet, 
after approval as a special land use.  The plans submitted propose a 3,518 square foot addition to the 
existing ~3,000 square foot building for a total of 6,230 square feet at the northwest corner of the 
property, with a demolition of the existing structure at 530 N Huron. Parking is proposed to the south 
of the structure with 20 parking spaces, 1 of which indicated as an accessible parking space. The 
existing northern curb cut on N Huron St will be eliminated and the existing southern curb cut on N 
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Huron St will be moved southward. The three parcels will need to be combined, as a parking lot cannot 
be a principal use of a lot. 
 

 
Figure 1: Subject Site Location 
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Figure 2: Site Aerial (2015)  
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Figure 3: Google image of site-looking southeast 
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Figure 4: Google image of site-looking north east from N Huron 
 

 
 
 

Figure 5: Land Use and Zoning of Surrounding Area 
 LAND USE ZONING 

NORTH DPS Yard  
Multi-family residential   

GC- General Corridor  
CN-Core Neighborhood  

EAST Single Family residential  
Rehab Center  

NC-Neighborhood Corridor  
NC-Neighborhood Corridor 

SOUTH Single & Multi-family residential  CN-Core Neighborhood  
WEST Single Family residential  NC-Neighborhood Corridor 

 
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 use is compatible with adjacent uses as 
these uses already exist on the property, the only difference is that they are now to be combined and 
expanded by about 2,200 sf. The height, location of the buildings will not drastically change. The intensity of 
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the proposed special use will increase. The times of operation have not been discussed, but are not expected 
to change, currently 9a to 1a; the Planning Commission may place reasonable restrictions on hours of 
operation to ensure compatibility with the surrounding area.  

 
(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 the same as what currently exists on the site; it is an expansion of the 
use and as such it is not expected to be detrimental, hazardous, or disturbing to existing or future 
neighboring uses, persons, and property or public welfare. Historically, houses have always been surrounded 
by commercial properties in the City, and vice versa.  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 
should not be affected.  
 

(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:  534 N Huron has been used as a store since prior to 1927 and the 530 N Huron was 
constructed back the mid to late 20th century. As mentioned before the height of the building at 534 N Huron 
will only be increased by 2” thus the height of the structure is similar and the placement on the site will not 
change for 534 N Huron but 530 N Huron is proposed to be removed and the massing of the structure at the 
northwest corner of the property will be different. Landscaping proposed is minimal. The materials used in 
constriction, as well as the building design, will be carefully reviewed by the Historic District Commission to 
ensure compatibility to the area. 

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

Consideration shall be given to the estimated pedestrian, bicycle and vehicular traffic generated by such use, 
access to transit, proximity to major thoroughfares, proximity to intersections, required vehicular turning 
movements, and provisions for pedestrian and bicycle traffic.  
COMMENTS:  The proposed use is a potential employer, and is conveniently located to bus transit as well as 
local roads. The property has a walk score of 78 (very walkable) and a transit score of 41 (some transit). WE 
anticipate a slight uptick in traffic overall, both via car and via foot or bike, but still well within the capacity of 
the site to handle.  

 
(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 at this time.  
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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 
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: Special use approval shall be subject to approval of the site plan.  
 

 

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.” 
 

Figure 6: Requirements  
Note: Staff has reviewed this project under the assumption that all three parcels will be combined. The 
figures below reflect that.  
 

ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
NC: 

§122-466 
BUILDING 

TYPE 
Determined by lot size  Single story 

commercial 
Unchanged 

 LOT REQUIREMENTS 
 Width 

ft 
Min 
50 

Max 
300 

169.75’ Unchanged 

 Depth 
ft 

Min 
100 

Max 
300 

101.31’ at north side  
148’ at southern 46.9’ 

Unchanged  

 Area 
sf 

Min 
7,500 

Max 
90,000 

~18,945.7 Unchanged 

 Coverage 
% 

Min 
- 

Max 
60% 

~33% Meets  

 BUILDING ENVELOPE AND HEIGHT 
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
 Street setback 

(front or side) 
ft 

Min 
5 

Max 
15 

W Forest: ~1’ 
N Huron: ~0’ 

Meets 
requirements. 
Variance granted 
in May 2018.  

 Side setback 
ft 

Min 
0 

Max 
- 

31’ – 35’ Meets  

 Rear setback 
ft 

Min 
15 (25 if 

adjacent to 
existing SF) 

Max 
 
- 

~73’ Meets  

 Frontage 
buildout 

% 

Min 
 

50 

Max 
 

100 

~70% Meets  

 Height 
 stories 

Min 
1 

Max 
1 

1 (@17.6’) Meets  

 PARKING 
PROVISIONS 

Location: Side, street side 
and rear yard  

Street side and rear 
yards 

Meets  

 PRIVATE 
FRONTAGES 

Required: Commercial  W Forest: none  
N Huron: partial   
 

Entrance is on the 
south-west corner 
of the building, 
similarly 
configured to the 
current. A variance 
has been applied 
for. 

 Distance 
between 

openings (ft) 

Min 
- 

Max 
2 

N Huron: 2.5’ to 24.5’ Does not meet; a 
variance has been 
applied for.  

 Door recess (ft) Min 
- 

Max 
5 

not indicated on plans  Does not meet; a 
variance has been 
applied for.   

 Ground floor 
transparency 

(%) 

Min 
60 

Max 
- 

W Forest: 0% 
N Huron: 
56/1728=3% 

Does not meet; a 
variance has been 
applied for. 

 Height to 
bottom of 

window (ft) 

Min 
- 

Max 
2.5 

 

6’ Does not meet; a 
variance has been 
applied for. 

 Yard 
requirements  

Must be landscaped/pervious, 
with a path at least 6’ wide 
connecting the building 
entrance to the sidewalk  

 Path provided.   

 
Items to be Addressed: 

1. Applicant to combine the three subject parcels. 
2. Any approval must be conditional upon variance approvals. 
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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.” 
 
The applicant is planning an addition to the existing building at the northwest corner of the parcels and is 
proposing the demolition of the existing structure at 530 N Huron. Building frontage is on N Huron and W Forest. 
The building is currently set up with an entrance at the southwest corner of the building; that entrance will be on 
a similar location in the new building. The parking lot is to the south of the structure in the street side and rear 
yards, with 20 parking spaces indicated as well as covered bike parking and a dumpster enclosure at the east side 
of the parking lot. A generator will be to the east of the building, protected by bollards, along with a truck loading 
area. There is an existing split rail fence and a 6’ wood privacy fence running the length of 15 W Forest on the 
east side of the property. The split rail fence appears to be on the applicant’s side of the property and the 6’ 
privacy fence on the 15 W Forest side, the privacy fence appears to have some stability issues back in 2016. The 
area also seems to have some vegetation overgrowth on the applicant’s side of the fence at that time. There is 
no existing or proposed fencing on the south side of the project area.  
 
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.” 
 
Proposed access points for vehicles are at the southern end of the property on N Huron and the eastern end of 
the W Forest side. Bikes and pedestrians can also access the site via the curb cuts and the sidewalks on W Forest 
and N Huron; the sidewalks surrounding the structure appear to be in good condition. The proposed internal 
walkway to the south of the building is approximately 7’ wide, with bollards on the south side of that walk, 
reducing the clear span to approximately 6’. The walkway to the east of the building does not run the full length 
of the building; it does, however, run to the generator and a door immediately south of the generator.  A bus 
stop for AAATA route 3 stops just to the northwest in front of 202 W Forest. Covered bike parking is indicated at 
the southeast section of the lot, adjacent to the dumpster enclosure, and will probably see little use as it is about 
125’ from the entrance. Staff recommends relocation of this to an area closer to the entrance, perhaps the south-
easternmost vehicle parking space, as this space would be challenging for cars from Huron to access, but easy for 
bicyclists to access.  
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Figure 7: Site access, traffic and parking  
 

 
ORDINANCE 
REFERENCE REQUIRED 

EXISTING 
CONDITIONS PROPOSED 

§122-607 Building 
entrances  

No principal building can be 
placed on a lot unless the 
building is situated in such a 
manner that the front entry 
into the building faces the 
street to which the property 
is addressed. 

 A variance has 
been applied for 
which, if granted, 
would permit the 
45° angled 
entrance. 

NC: 
§122-670 

CIRCULATION 
STANDARDS 

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

 None included with 
plans, not required 
by staff due to site 
limitations. 

§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) 

   9’x18’ parking 
dimensions 
proposed, meets 

 

§122-685 BARRIER FREE Barrier free parking spaces 
must be provided in 
accordance with the state 
barrier free design 
requirements. 

 Provided.  

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

 A full walkway is 
not proposed for 
east side of the 
building. Applicant 
to consider 
painting a 
walkway in this 
drive, and/or 
mounting a 
“watch for 
pedestrians” 
warning sign.  

Ingress & 
Egress 

 Aligned across ROW, or 
offset by 25’ 

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

  Meets  
 N Huron: 125’ and 

W Forest: 70’, 
meets  

 N Huron: 25’ and 
W Forest: 24’, 
meets  

 
Internal 

Maneuvering 
Minimum of 10’ in width   24’ – 28’, meets  
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Surfacing durable bonded material in 
accordance with accepted 
engineering standards, or 
alternative surfacing 
materials to minimize 
impervious surface and 
stormwater runoff 

 Meets, pavement 
cross-sections 
provided. 

Drainage graded and drained to public 
storm sewers 

 Shown; meets. 

Setback from 
adjacent lot 

Parking areas are required to 
be 10’ from any adjacent lot 

 ~2’ from the lot to 
the south; waiver 
requested due to 
provision of 
screening fence 
and paved, curb & 
gutter parking lot. 

Striping 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 

 Meets  

Wheel Stops Wheels stops or curbing must 
be provided  

 Curbing provided, 
meets  

Lighting parking and loading facilities 
utilized during night-time 
hours shall be artificially 
illuminated and meet 
requirements in 122-609 

 Photometric and 
lighting plan 
provided, see below 
for more detail  

§122-684 
 

Screening & 
Landscaping 

(internal) 

1 tree per 8 spaces  None shown. 

 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 

 No trees indicated  

All aisle-ends & corners 
protected w curbed island 

 Meets  

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

 No plantings 
indicated  

 Screening &  
Landscaping 
(perimeter) 

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

 6’ high privacy fence 
shown at areas 
requiring screening. 

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

 Does not meet; 
grass only shown 
in areas adjacent 
to Huron ROW 
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Landscaped areas, walls, 
structures, walks- must be 
protected by curbing 

 Meets, no 
landscaping indicated 
on plans  

§122-691 Motor spaces Other retail uses:  
1/250sf area 
 
Plus  
 
Restaurant:  
1 for each 50 square feet of 
customer waiting and eating 
areas, plus 1 for each 
employee in the largest 
employment shift  
 

Total floor area: 
~3,750 sf 
=15 
 
Number of employees 
on largest shift: 2 
 
Total required: 17 
 

20 proposed, 
including one 
accessible space. 
This is precisely 
120% of the 
requirement. 

§122-693 Bicycle spaces 1 per 5 motor spaces, 
minimum of 2 

 4 required, 8 covered 
proposed 

§122-692 Parking 
discounts 

Transit  115’ to closest bus 
stop, n/a  

Alternative Vehicles  None proposed  
Bicycle  Shower provided.  

Covered bike parking 
provided. Parking 
may be discounted 
up to five spaces. 

PC discretion, special 
circumstances not listed 
above 

 Not needed.  

§122-672 SIDEWALKS provide a sidewalk or shared-
use path 

 5’ sidewalks already 
exist in the ROW and 
appear in good 
condition  

§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. 

 No landscaping other 
than grass is shown. 
Existing building 
within the traffic 
visibility triangle; 
existing 
nonconforming. Note 
that this is at a 
signal-controlled 
intersection.  
Fence along east 
side and south 
sides of property 
to be modified in 
accordance with 
visibility 
standards. 

§122-695 Off-street 
loading  

Commercial-5,000 – 
19,999=1 space at 10’ x 50’ 

 Provided on east side 
of building.  
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Items to be Addressed:  
1. Any approval must be conditional upon variance approvals. 
2. Waiver requested from 122-683(h) due to provision of screening fence and presence of curb & gutter. 
3. Applicant to provide 3 trees on-site, or mark existing trees to remain to meet the requirements of 122-

684(b)(1).  
4. Applicant to provide a 3’-4’ screen at 80% opacity where the parking lot is visible from ROW, per 122-

684(c)(2). 
5. Applicant to consider relocating bike parking to south-easternmost vehicle parking space, to make bicycle 

parking more accessible and visible to site visitors. 
6. Applicant to mark a pedestrian walkway in eastern drive &/or to provide signage advising drivers to 

watch for pedestrians, as a raised walkway cannot be provided at this location. 
7. Applicant to modify fence along east side and south sides of property in accordance with visibility 

standards. 
 
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. 
 
Engineering is required due to an increase in impervious surface area on site.  
 
Items to be Addressed: An updated review letter has not been provided at this time. Applicant appears to 

have addressed many of the concerns outlined in the April review letter. No issues anticipated.  
 

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.” 

 
Figure 8: Screening 

  

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 

 Meets  
  
Note: covered bike 
parking, due to 
the cover, will be 
very poorly lit at 
the location 
adjacent to the 
dumpster.  
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-608 Refuse Containers masonry enclosure 1’ taller 

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

 Meets 

§122-631 Landscape plan   Landscaping shown 
on site plan. 

§122-634 Screening 
Between Land 

Uses 
if conflicting use 

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

 6’ privacy fence 
shown at perimeter.  

§122-636 Street Trees 1 tree per 30’ of lineal 
frontage, centered 
between sidewalk and 
back of curb:  
 
N Huron: 170’/30’ = 6 
trees 

 No street trees are 
provided on W 
Forest frontage 
due to space 
constraints. 
Waiver requested. 
 
4 street trees may 
be possible on N 
Huron, waiver for 
the remaining 2 
requested due to 
space constraints.  

§122-638 Site Landscaping 10%  Meets. 

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

 Screened by building  

§122-632 Landscape 
Elements 

Quality, composition, 
berms, spacing, species 

 Street trees are 
shown, but 
species are not 
noted. 
Grass/annual bed 
shown, but no 
information about 
mix. Applicant to 
provide additional 
information. 

  Credit for existing 
vegetation 

 None  

§122-633 
(d)(e) 

Maintenance Readily available and 
acceptable water supply; 
may install underground 
sprinkler system or hand-
water/gator bag 

 Applicant to 
indicate 
maintenance plan 
on the landscape 
plan  
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-635 Fencing, hedges, 

walls, berms 
NC  
front and street side yard- 
no more than 6’ in height 
  
side and rear yards – max 
10’ 

 n/a 
 
 

 
 
Items to be Addressed:   

1. Applicant to consider relocating covered bike parking due to lighting issues. 
2. Waiver requested from 122-636, Street Trees, due to lack of available space on W Forest and for up to 3 

trees on N Huron.  
3. Applicant to provide three to four street trees on the N Huron St side of the property.   
4. Applicant to provide more information about the plant material proposed.  

 
PHASING §122-311(i) 
“Separate phases of development shall be in logical sequence, and each phase shall stand alone so that no one 
phase will depend upon a subsequent phase for adequate access, public utility services, drainage, or other 
improvements.” 
 
Phasing is not indicated on the plans.  
 
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 three properties are within the Ypsilanti Historic District. The demolition of the existing building at 530 N 
Huron will need to be approved by the Historic District Commission as well as the plans for site and building prior 
to the start of work on this project.  
 
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, trees, and driveways on N Huron and W 
Forest.  
 
FIRE DEPARTMENT 
As applicant is requesting a curbcut closure and changes to parking area circulation, Fire Department review is 
required.   Fire Department has no objection to the proposed changes but would like to ensure that the dumpster 
remains more than 10’ from the structure. The proposed dumpster location is approximately 80’ from the 
structure.  
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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.” 
 
Easily walk, bike, drive or take transit from anywhere. This action brings a larger convenience store/retail 
space to the City that is a short walk from the bus stop across the street and is walkable.  
Great place to do business, especially green and creative. This action may retain and grow an existing 
business.  
 
STAFF RECOMMENDATIONS: SPECIAL USE 
Staff recommends the Planning Commission approve the Special Use Permit for the Party Store Expansion at 534 
N Huron as it’s subject to approval of the site plan.  
 
STAFF RECOMMENDATIONS: SITE PLAN 
 
Staff recommends the Planning Commission approve the Site Plan for Party Store Expansion at 534 N Huron, 
subject to the ZBA review of the variance from the street side setback on the N Huron frontage and HDC review 
of the demolition of 530 N Huron, with the following findings, waivers, and conditions:  
 
Findings:  
The applicant is legally eligible to apply for site plan review, and all required information has been provided under 
122-311(a).  

Waivers:  
1. Waiver requested from 122-683(h) due to provision of screening fence and presence of curb & gutter. 
2. Waiver requested from 122-636, Street Trees, due to lack of available space on W Forest and for up to 3 

trees on N Huron.  
 
Conditions: 

1. Applicant to combine the three subject parcels. 
2. Applicant to provide 3 trees on-site, or mark existing trees to remain to meet the requirements of 122-

684(b)(1).  
3. Applicant to provide a 3’-4’ screen at 80% opacity where the parking lot is visible from ROW, per 122-

684(c)(2). 
4. Applicant to consider relocating bike parking to south-easternmost vehicle parking space, to make bicycle 

parking more accessible and visible to site visitors, as well to ensure adequate lighting is available. 
5. Applicant to mark a pedestrian walkway in eastern drive &/or to provide signage advising drivers to 

watch for pedestrians, as a raised walkway cannot be provided at this location. 
6. Applicant to modify fence along east side and south sides of property in accordance with visibility 

standards. 
7. Applicant to provide three to four street trees on the N Huron St side of the property.   
8. Applicant to provide more information about the plant material proposed.  

 
 
Bonnie Wessler 
City Planner, Community & Economic Development Department 
 
CC File 
 Applicant 
 Architect: JSN AIA 
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LUMINAIRE SCHEDULE

Symbol Label Qty File Lumens LLF WattsCatalog Number Description Lamp

S1 3 D802-LED-75-
40-U-T3.ies

9370 1.00 76.2

WP 12 D444-LED-40-
40-U-XX
(UG).ies

Absolute 1.00 41.4

D802-LED-70-40-
BZ WITH 14' WJM
POLE

D802-LED-75-40-U-T3

D444-LED-40-40-U-
BZ  40W FULL
CUTOFF
WALLPACK

D444-LED-40-40-U-XX



Job Information

D444-LED
Medium Trapezoidal Wall Pack

Type:

Catalog #:

Project:

Comments:

Prepared by:

Deco Lighting practices a program of continuous product development, and as a result product 
specifications change frequently. We reserve the right to change product specifications without 
notice. Contact Deco for the latest product information.

©2018 Deco Lighting, www.getdeco.com T: (800) 613-DECO F: (310) 366-6855
Rev Date: 03/23/18 #1

Description

Ordering Information

The D444-LED medium trapezoidal cutoff wall pack offers a sleek design and cutoff performance 
with a wide range of uses. It delivers the lighting needed for the exteriors of retail buildings, 
businesses, walkways, underpasses or door entrances. The D444 Quickship model delivers a full 
cutoff wall lighting solution for fast track projects in need of product on site immediately.

Ordering Information Example: (D444-LED-40-50-U-BZ-Q)

D444-LED

TEN YEAR WARRANTYTEN YEAR WARRANTY

INCLUDES LABOR
ALLOWANCE

1 Delivered Lumens (5000K) - For 4000K multiply by 0.95
3 DLC Listed, see Page 2 for table of models currently listed

Series Wattage/Lumen Color Temp. Voltage Finish Lens Type

Medium Trapezoidal 
Cutoff Wall Pack

40 40W/40001 40
50

4000K
5000K2

U 120-277V BZ Bronze Q Clear Flat Glass

9.00”

12.875 11.125”



D444-LED
Medium Trapezoidal Wall Pack

Deco Lighting practices a program of continuous product development, and as a result product 
specifications change frequently. We reserve the right to change product specifications without 
notice. Contact Deco for the latest product information.

©2018 Deco Lighting, www.getdeco.com T: (800) 613-DECO F: (310) 366-6855
Rev Date: 03/23/18 #1

Features
•   Heavy-duty, two-piece die-cast aluminium housing.
•   Silicone gasketing provides protection against moisture.
•   Mounts directly to 3.5” octagon, or 4” square outlet box. 
•   1/2” NPS tapped holes provided in three locations for surface conduit entry 
    for optional photocell control.
•   Dark bronze powder coated finish for impact, corrosion and UV resistance.
•   Integral cast-in aluminum hinges.

•   Can be used as an uplight for wall washing applications.
•   Driver is 0-10V Dimming Standard
•   Precision-designed polycarbonate optical lenses control and deliver light 
    only where it is needed, Type III distribution with clear glass lens
•   Includes Select-A-Watt adjustable LED driver (20W-30W-40W), factory set 
at 40W and field adjustable during installation

Performance Data

CRI: 70+

CCT: 4000K, 5000K

Warranty: 10 yr. Limited Warranty

Dimming: 0-10V Dimming Standard, 100% down to 10%

Operating Temperature: -30°C to 50°C Max Ambient

L70 Lifetime Rating: 213,000 Hours (25ºC); 113,000 Hours (55ºC)

IP Rating: IP55

Sound Rating:  Class A (inaudible in a 24dB ambient environment)

Power Factor:  > 0.90

Total Harmonic Distortion: < 20%

DLC Listing

40W
4000K
5000K X

Photometric Data

40W 5000K
Polar Candela Distribution Zonal Lumen SummaryIsolux Plot

Zone Lumens %Luminaire
0-30 692.3 17.5%
0-40 1,266.9 32%
0-60 2,874.0 72.6%
60-90 1,062.4 26.8%
70-100 316.3 8%
90-120 8.5 0.2%
0-90 3,936.4 99.4%
90-180 23.2 0.6%
0-180 3,959.5 100%

300

300

600

900

0

600

900

1200

1,200

1500

1,500

1800 180° 170°

1,800

160°
150°

140°

130°

90°

100°

110°

120°

80°

70°

60°

50°

40°
30°

20°
10°VA:0°

- 0° H
- 90° H

- Max Cd: 20° H

5 4 3 2 1 0 1 2 3 4

House Side
56

5

4

3

2

1

0

1

2

3

4

5

6

Type I

Type II
Type III

Type IV

Lo
ng

Ve
ry

 s
ho

rt

Sh
or

t

M
ed

iu
m

Street Side

20 LUX 1 LUX
0.5 LUX
0.1 LUX 50% Max Cd

Distance in units of mount height (6M Max Cd

10 LUX
5 LUX

Lumen Chart

Nominal Wattage 5000K Lumens Efficacy (lm/W)
20W 2000 100
30W 3000 100
40W 4000 100

 *For 4000K lumen outputs, multiple values by a factor of 0.95



12” Low-Profile Area Light
D802-LED

Client:
Project Name:

Order #:
Type: Qty:

Rev Date: 09/24/18 #10

© Copyright Deco Lighting, Inc. 2018

2917 Vail Ave.
Commerce Ca 90040

Deco Lighting practices a program of continuous product development, and as a result product 
specifications change frequently. We reserve the right to change product specifications without 
notice. Contact Deco for the latest product information.	    

info@getdeco.com
t: (800) 613-DECO
f: (310)366-6855

www.getdeco.com

Description
The D802-LED utilizes a soft-cornered aerodynamic design to provide excellent light distribution and an aesthetically appealing 
appearance. Ideal for storage areas, rail yards, loading docks, and building perimeters. One piece die cast aluminum door has two 
captive stainless steel fasteners and can be removed from the die cast aluminum housing for easy maintenance. Attractive dark bronze, 
polyester powder coated finish for excellent impact, corrosion and UV resistance.

Performance Data
CRI

73+

CCT

4000K, 5000K

Projected Lifetime

155,000 Hours (L70);
97,000 Hours (L80)

Dimming

Available with 0-10V inputs 
dimming down to 10%

Operating Temperature

-40°C to 45°C Ambient

ETL Listed

Suitable for dry, damp, wet 
locations

B C D E F G H

U BZD802

Ordering Information

A

B

C

Features
•	 High pressure die casting housing ,anti-static powder painting.
•	 High thermal conductive material & high efficiency cooling system.
•	 ETL Listed; IP66 rated
•	 Delivers up to 135 lumens per watt
•	 Precise light cutoff, less than 5 lumens of light above 90º

•	 Weight: 13 lbs (75W); 13.5 lbs (100W)
•	 Optional 3-pin twist lock photocell
•	 Photocell receptacle included standard
•	 Slip Fitter sized for 2-3/8” tenon
•	 10-Year Limited Warranty

1 Delivered Lumens (4000K Type 5 Distribution) - Multiply by 0.95 for Type 3 and 1.03 for 5000K
2 DLC Listed (See Page 3 for more information on models currently listed)
3 Shipped separately
4 Must be ordered in conjunction with the Pole Mount Bracket

FIXTURE SERIES

D802-LED 12” Low-Profile
Area Light

WATTAGE/LUMENS

75 75W/95001,2

100 100W/136501,2

CCT

40 4000K

50 5000K2

VOLTAGE

U 122-277V

OPTICS

T3 Type 3

T5 Type 5

MOUNTING

PM Pole Mount3

RPMA Round Pole Mount Adapter3,4

YM Yoke Mount3

SF Slip Fitter3

FINISH

BZ Bronze

OPTIONS

T Twist Lock Photocell3D

E

F

G

H

L ED-
A

ETL
Listed

10 Yr
Limited

Warranty



D802-LED 12” Low-Profile Area Light

© Copyright Deco Lighting, Inc. 2018

2917 Vail Ave.
Commerce Ca 90040

Deco Lighting practices a program of continuous product development, and as a result product 
specifications change frequently. We reserve the right to change product specifications without 
notice. Contact Deco for the latest product information.	    

www.getdeco.com
info@getdeco.com
t: (800) 613-DECO
f: (310)366-6855

Dimensions

Inches

X1
16.59

X2
3.29

X3
11.71

Photometrics
Zonal Lumen Summary

Zonal Lumen Summary

Isolux Plot

Isolux Plot

Model 100W 4000K Type 3

Model 100W 4000K Type 5
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Agenda 
Planning Commission  

Wednesday, 14 November 2018 – 7:00 P.M. 
City Hall – Council Chambers, 1 S Huron St  

Ypsilanti, MI 48197 
 

 

V. Presentations and Public Hearing Items  
 Non-family Occupancy Cap 

  Public Hearing: Text Amendment 
 



 

 

City of Ypsilanti 
Community & Economic Development Department 

 
November 2018 

 
Text Amendment 

Increase in Non-family Occupancy Caps 
 

 
GENERAL INFORMATION 

Applicant: City Council 

Application Date: 2 October 2018 

Action Requested: Zoning Ordinance Text Amendment to changing the “three 
unrelated adults requirement”.  

Staff Recommendation: Approval. 

 
BACKGROUND 
 
On October 2, 2018, Council passed the attached resolution directing staff and Planning Commission to 
consider changing the “three unrelated adults” requirement within the zoning ordinance. Per this 
resolution, Council is requesting this change specifically in the CN and CN-Mid zoning districts, which 
are centrally located and largely rental. 
 
The requested change refers to the definition of “family,” which effectively caps the number of 
unrelated persons who can reside together in a dwelling unit not within the GC, NC, HC, and MD 
districts at three; within those districts this cap is set at 4.  This does not limit the size of families who 
can dwell together. The definition of “family” includes those related by blood, legal action, or by virtue 
of being a continuing, nontransient domestic unit acting as a single nonprofit housekeeping unit.  
Further, it allows for up to two unrelated individuals to reside in the same unit as a family. 
 
Non-family households with more than the threshold number of occupants are de facto considered 
“group residence.” Group Residences/Roominghouses are permitted by right in the HHS district with up 
to six residents; 7 or more residents require a special use permit. Group Residences/Roominghouses in 
the CN district are permitted only by Special Use permit. There are many Group 
Residence/Roominghouse Special Use permits that have been issued in the City, as well as similar SUPs 
that predated the current definitions (fraternity/sorority being the most common). Please recall that 
Special Use Permits do not expire except in rare cases, such as medical marijuana, and they run with 
the land, meaning that they stay with the property even if it changes hands or occupancy changes. 
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CURRENT DEFINITIONS AND REGULATIONS 
Family means:  
(1) One individual;  
(2) A group of two or more persons related by blood, marriage or adoption, together with foster children; 

together with:  
(i) No more than two domestic workers employed by the household; OR  
(ii) No more than two additional unrelated persons occupying the unit as boarders, roomers, or guests;  
All of whom are domiciled together as a common, domestic, household in a single dwelling unit;  

(3) A group of persons, none of whom are related to each other by blood, marriage, or adoption, who reside 
together in a single dwelling unit, provided that the total number of occupants in such group shall not exceed 
three, except in the MD district and in any permitted residential uses in any corridor district the total number 
of occupants in this group shall not exceed four, unless otherwise provided for in this chapter; or  

(4) A collective number of individuals living together in one dwelling unit, whose relationship is of a continuing, 
nontransient, domestic character, and who are cooking and living as a single, nonprofit housekeeping unit. 
This definition shall not include any society, club, fraternity, sorority, association, lodge, coterie, organization, 
or group of students or other individuals whose domestic relationship is of a transitory or seasonal nature or 
for an anticipated limited duration of a school term or terms or other similar determinable period. 

 
Group residence means a building used as a residence by a group of persons who are not a family on a weekly 
or longer basis. Typical uses include cooperatives, sororities and fraternities. This definition does not include 
boarding houses, roominghouses or other group living more specifically defined in this Chapter, specifically any 
group living or care facility licensed by the State of Michigan. 
 
Roominghouse means a building, other than a hotel or motel, bed and breakfast lodging, or inn, where for 
compensation or by prearrangement for definite periods of time, lodging or lodging and meals are provided for 
three or more unrelated persons, not living as group or household. The term "unit" as it refers to a roominghouse 
shall mean sleeping room, or a room which may be used as a sleeping room. (See "Sleeping room.") A 
boardinghouse or lodginghouse shall be deemed a roominghouse for the purposes of this chapter.  
 
RECENT HISTORY 
 
Group residences/roominghouses were one of the more contentious items in the 2014 zoning update, and have 
been historically contentious as well, at least back to the late 1970s. Recently, the Planning Commission 
authorized creation of a Housing Committee and charged them with the creation of a Housing Plan.   This 
committee is currently beginning public outreach; this may be a topic for this committee to take up so that the 
public may have an opportunity to both provide feedback on topic as well as become informed that this item is 
potentially changing. 
 
The zoning ordinance underwent a full overhaul in 2014 (effective Jan 2015). The areas in which group 
residences/roominghouses/etc could be permitted were expanded, in response to the public’s desire to have that 
style of housing available, specifically in the form of co-ops, but also generally as a lower-cost alternative.  
Specifically, roominghouses had been permitted in R3 (similar to CN in location) as a special use, with a 
maximum of 6 sleeping rooms; R4 permitted them as a special use with no maximum number of sleeping rooms. 
In both districts, they were required to be more than 200 feet from an R1 or R2 district, as well as meet certain 
lot size and structure size and composition requirements. In addition, the Student Overlay zoning district 
permitted the location of sororities and fraternities, subject to lot size minimums, setbacks from the R2 district, 
and landscaping requirements.  The current ordinance places no restrictions on lot or structure size beyond 
standard minimums, and do not dictate structure composition beyond adherence to building code.   
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The definition of “family,” however, is relatively unchanged from the pre-2015 ordinance. 
 
2014 current 

Family means: 
(1) One individual; 
(2) A group of two or more persons related by blood, 

marriage or adoption, together with foster 
children; together with: 

a. No more than two servants of the principal 
occupants; 

b. No more than two additional unrelated persons 
occupying the unit as boarders, roomers, or 
guests; 

All of whom are domiciled together as a common, 
domestic, household in a single dwelling unit; 

(3) A group of persons, none of whom are related to 
each other by blood, marriage, or adoption, who 
reside together in a single dwelling unit, provided 
that the total number of occupants in such group 
shall not exceed three, except in the R4 district 
and in any permitted residential uses in any 
commercial or manufacturing district the total 
number of occupants in this group shall not 
exceed four, unless otherwise provided for in this 
chapter; or 

(4) A collective number of individuals living together 
in one dwelling unit, whose relationship is of a 
continuing, nontransient, domestic character, and 
who are cooking and living as a single, nonprofit 
housekeeping unit. This definition shall not 
include any society, club, fraternity, sorority, 
association, lodge, coterie, organization, or group 
of students or other individuals whose domestic 
relationship is of a transitory or seasonal nature 
or for an anticipated limited duration of a school 
term or terms or other similar determinable 
period. 

 

Family means:  
(1) One individual;  
(2) A group of two or more persons related by blood, 

marriage or adoption, together with foster 
children; together with:  
(i) No more than two domestic workers employed 

by the household; OR  
(ii) No more than two additional unrelated 

persons occupying the unit as boarders, 
roomers, or guests;  

All of whom are domiciled together as a common, 
domestic, household in a single dwelling unit;  

(3) A group of persons, none of whom are related to 
each other by blood, marriage, or adoption, who 
reside together in a single dwelling unit, provided 
that the total number of occupants in such group 
shall not exceed three, except in the MD district 
and in any permitted residential uses in any 
corridor district the total number of occupants in 
this group shall not exceed four, unless otherwise 
provided for in this chapter; or  

(4) A collective number of individuals living together 
in one dwelling unit, whose relationship is of a 
continuing, nontransient, domestic character, and 
who are cooking and living as a single, nonprofit 
housekeeping unit. This definition shall not 
include any society, club, fraternity, sorority, 
association, lodge, coterie, organization, or group 
of students or other individuals whose domestic 
relationship is of a transitory or seasonal nature 
or for an anticipated limited duration of a school 
term or terms or other similar determinable 
period. 
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OUR NEIGHBORS 
 
Ann Arbor 
 
Family. An individual or group of individuals occupying a dwelling unit as a single housekeeping unit in 
accordance with the standards of section 5:7.  
 
Rooming house. A building, other than a hotel or dormitory, where for compensation and by prearrangement 
for definite periods, lodging is provided for more than 3 roomers. 
(https://library.municode.com/mi/ann_arbor/codes/code_of_ordinances?nodeId=TITVZOPL_CH55ZO_ARTIING
E_5_1DE) 
 

5:7. - Residential occupancy. 
(1) Intent. This section is intended to reasonably regulate the number of persons who can live in a residential 

dwelling unit. The city finds that occupancy limits are needed to provide density control; preserve and 
enhance residential neighborhoods as stable, quiet places for citizens to live and raise children; protect 
safety and welfare; and maintain property values. Such limits are also needed to insure that there are 
adequate public and private facilities including adequate offstreet parking, utilities, and adequate lot size 
to accommodate the residents of each dwelling unit without impairing the character of the neighborhood. 
The city also finds there are a number of residential living arrangements other than the traditional 
biological family arrangement. This section is intended also to accommodate those alternative living 
arrangements. 

(2) A dwelling unit may not be occupied by more persons than 1 of the following family living arrangements: 
(a) One or more persons related by blood, marriage, adoption or guardianship living as a single 

housekeeping unit, in all districts. 
(b) Four persons plus their offspring living as a single housekeeping unit, in all districts. 
(c) Six persons living as a single housekeeping unit in R4 districts. 
(d) A functional family living as a single housekeeping unit which has received a special exception use 

permit pursuant to section 5:104. 
(3) In this section, offspring means descendants, including natural offspring, adopted children, foster child 

and legal wards. 
(4) In this section, functional family means a group of people plus their offspring, having a relationship which 

is functionally equivalent to a family. The relationship must be of a permanent and distinct character with 
a demonstrable and recognizable bond characteristic of a cohesive unit. Functional family does not 
include any society, club, fraternity, sorority, association, lodge, organization or group of students or 
other individuals where the common living arrangement or basis for the establishment of the 
housekeeping unit is temporary. 

(5) In addition to the standards of section 5:104, a permit for a functional family is subject to the following 
standards and regulations: 
(a) It must meet the definition of this section. 
(b) Two offstreet parking spaces must be provided. Additional parking spaces may be required by the 

Planning Commission if any of the following conditions are met: 
i. The property is located more than 300 feet from a bus stop. 
ii. Street parking available for visitor parking is limited. 
iii. The petitioner intends to park more than 2 vehicles regularly on the site and there is limited area 

available for tandem parking in a driveway. 
In order for the Planning Commission to determine if adequate parking will be provided, the petitioner 
must submit a plan indicating the location of proposed offstreet parking and an analysis of public 
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parking and transit facilities provided within a 300-foot radius of the parcel. 

The Planning Commission may defer the provision of up to 40% of the required spaces if shown on the 
approved plan for the permit. If the building official determines that some or all of the deferred parking 
spaces are needed, these spaces must be installed. Any person aggrieved by the building official's 
determination may appeal as provided in section 5:97 of Chapter 55 of this Code. 

(c) The permit shall apply only to the functional family type which obtained the permit and shall be 
limited to the number of persons specified in the permit. 

(d) There is a contact person who will act as head of household in relating to the city. 
(6) The Zoning Board of Appeals may grant a variance from the standards of this section if it is reasonably 

necessary to give a handicapped person (as defined in 42 USC Section 3602) equal opportunity to use 
and enjoy a dwelling. 

(7) The occupancy limits of this section do not apply to rooming or boarding houses, fraternity or sorority 
houses, student cooperatives, emergency shelters, or convalescent homes. 

 
https://library.municode.com/mi/ann_arbor/codes/code_of_ordinances?nodeId=TITVZOPL_CH55ZO_ARTIIUSRE_
5_7REOC  
 
To sum up: in Ann Arbor, a group of five or more adults, if not related by blood or law, would have to apply for a 

Special Exception Use (same process and type of permit as our Special Use, requiring public notice and public 
hearing) to be declared a “functional family;” a functional family also is subject to different parking standards 
and must not change “type.”  What a “type” is, is unspecified in the ordinance.  

 
Co-ops, roominghouses, frats/sororities, etc, are defined separately; they are permitted in the downtown 
districts (equivalent to our Center district), R4A, B, C, D, & E (multiple family dwelling districts); by special 
exception use in R2B (two family dwelling district and student housing district). The closest City equivalent to 
these districts would be CN and MD.  

 
In Ypsilanti, a “functional family” determination is an administrative decision, which may be appealed to the 

Zoning Board of Appeals. It is the current practice to require an affidavit stating that the group is a family. In 
the past, planners have checked leases. Generally, these inquiries are in response to neighbor complaints, but 
are sometimes borne out of rental housing inspections which reveal an unusually high number of occupants.   

 
 
Ypsi Township 
 
Family: 

1. A single individual or a number of individuals domiciled together whose relationship is of a continuing 
nontransient, domestic character and who are cooking and living together as a single, nonprofit 
housekeeping unit, related by the bonds of consanguinity, marriage, or adoption, together with servants 
of the principal occupants and not more than one additional unrelated person, with all of such individuals 
being domiciled together as a single, domestic, housekeeping unit in a dwelling. 

2. The functional equivalent of the domestic family, that is, persons living together in a dwelling unit whose 
relationship is of a permanent and distinct character and is the functional equivalent of a domestic family, 
with a demonstrable and recognizable bond which constitutes the functional equivalent of the bonds 
which render the domestic family a cohesive unit. This definition shall not include any rooming house, 
society, club, fraternity, sorority, association, lodge, coterie organization or group whose association is 
temporary or seasonal in character or nature. For the purposes of enforcement, it is presumed that a 
functional equivalent of a domestic family is limited to six or fewer persons. 
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Rooming house: A residential building where rooms or suites of rooms are rented, for compensation whether 
under a written lease or not, by arrangement for definite periods, where the renters use common facilities, 
such as hallways and bathrooms. A rooming house shall not include hotels, motels, apartment houses, 
tourist homes, one-family dwellings, two- and multi-family dwellings or fraternity and sorority houses. 

https://library.municode.com/mi/ypsilanti_charter_township,_(washtenaw_co.)/codes/code_of_ordinances?
nodeId=COOR_APXAZO_ARTIICOLADE_S201DE 

Although roominghouses are defined, they do not appear elsewhere in Ypsi Township’s ordinance. It would not 
be unreasonable to assume that they do not permit them.  It would appear that although roominghouses 
(and similar group residences) are not permitted, “functional families” are permitted with up to six people, 
and not permitted with more. Note: It is very possible that this has been interpreted by Ypsilanti Township as 
meaning that they permit/do not enforce on group living arrangements with 6 or fewer people; in Ypsilanti 
City, we permit/do not enforce on group living arrangements with 3 or 4 people, depending on their zoning 
district. In the chart below, we have taken the most conservative approach to interpreting their ordinance. 

 
 Ypsi City Ann Arbor Ypsi Township 
Family by blood or law No cap, + 2 unrelateds No cap No cap, +1 unrelated 
Functional family No cap, administrative 

decision 
No cap, Special Exception 
Use 

Capped at 6 

Non –family 
occupancy (most 
restrictive zoning 
district) 

3 4 Not permitted/6 

Non-family occupancy 
(least restrictive 
zoning district) 

4 6 Not permitted/6 

Roominghouse/group 
residence by right 

HHS: up to 6 downtown districts 
(equivalent to our Center 
district), R4A, B, C, D, & 
E (multiple family 
dwelling districts) 

Not permitted/6 

Roominghouse/group 
residence with Special 
Use 

HHS: more than 6 
CN (no cap) 

R2B (two family dwelling 
district and student 
housing district) 

Not permitted 

 
SYNTHESIS 
 
The neighboring communities seem to have a cap of non-family occupancy at 6. This aligns with the State licensing 
for family day care homes and adult foster care homes; both cap number of parties under care at 6.  It would be 
possible to modify CN to permit for by-right roominghouses/group residences up to 6, with larger 
roominghouses/group residences still requiring a special use permit; likewise, it may be possible to permit 
roominghouses/group residences with up to 6 residents with a special use permit in CN-Mid.  It would be advisable, 
however, to limit both of these to occupying single-family homes; the City does have some “roominghouses” that 
are simply larger units in a multifamily building. These are leftovers, generally, from the first City housing boom in 
the 1940s, and generally constructed to be aligned with the minimum standards for habitability at the time. As they 
are one “unit” in a larger building, they are generally very challenging to update to today’s standards. 
 
It might also be possible to raise the non-family occupancy limit to 4 across the board, rather than only in specific 
zoning districts. However, as noted previously, this can be a contentious topic and should be referred to the Housing 
Committee for further review, so that any ordinance adopted is sustainable and consistent with the goals and 
wishes of the community. 
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MASTER PLAN  page 6 
 
The Guiding Values are used to guide policy and ordinance decisions.  Staff believes that the following three are 
likely the most applicable to this discussion. 
 
Safety comes first. The City is dedicated to being a secure place to live, study, work, visit, and play. 
While budgets for safety services are separate from the Master Plan, decisions about land use, 
housing, transportation, equity and sustainability should protect and enhance safety. 
 
Ensuring that it is possible to provide safe living spaces is important. In this context, safe means not only “safe 
from crime,” but also “safe from hazards,” such as fire, mold, and other risks associated with the older buildings 
that make up Ypsilanti’s housing stock. 
 
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. 
 
A diverse housing stock welcomes a diversity of residents. Ypsilanti already has a relatively diverse housing stock, 
this may increase the number of households with non-family co-occupants.  A building may be easily converted 
from a single-family home to a roominghouse; it is, in some cases, an economical way to house several adults. 
 
We can only achieve our vision by building a community amongst ourselves and with our 
neighbors.  Relationships are the key to success. While each group and neighborhood needs space 
for themselves, the City thrives when we work together. The community includes not only those who 
live in the City, but those who work and study here and own businesses as well as Ypsilanti Community 
Schools, neighboring municipalities, the City of Ann Arbor and Washtenaw County. 

 
As you can see from the difference between Ann Arbor, Ypsilanti City, and Ypsilanti Township, there is a vast 
spectrum of ways to address non-family co-occupancy, even in the relatively small geographic area that is 
Washtenaw County.  The fact that each community has chosen a different way – and different occupancy levels 
and notification requirements despite sharing, essentially, similar populations – speaks to the potentially divisive 
nature of this topic. Although some zoning text amendments are simple and straightforward, this one has 
potential to be highly controversial. Staff recommends that Planning Commission await the recommendations 
from the Housing Committee, as the Housing Committee is in the process of doing research and planning 
outreach regarding recommendations 
 
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 welcomes 

additional population.  This would not substantially change the existing housing stock. 
 Anyone, no matter what age or income, can find a place to call home in Ypsilanti: per the decision-

making rubric, this action maintains, and has the potential to create, homes for additional people.  
Although it is notable that Ypsilanti’s current regulations generally provide a more permissive regulatory 
environment than our neighbors, there is a regional housing shortage at all levels; additional housing at 
all price points and types will be needed to address this shortage. 
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(2) The rezoning is consistent with description and purpose of the proposed district, and.  
This amendment could affect all districts in which housing is permitted, that is, all except PMD and Parks. 

 
(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 could potentially allow more individuals the ability to find a home in Ypsilanti.  This is not inconsistent 
with the aim of the ordinance. This could increase diversity; it could provide stable housing to many; urban 
living is generally preferable from a sustainability standpoint to living in suburban or rural areas; more people 
in Ypsilanti would support transit, and be supported by it; and more people are both more customers and 
more workers for local businesses.  
However, the wording of the particular request- to increase non-family co-occupancy in CN and CN-Mid, in 
particular- would increase non-family co-occupancy in an area which already has a large number of non-
family co-occupants.  The City, historically, has tended to spread out polarizing uses, requiring buffers for 
roominghouses, supportive housing, adult regulated uses, medical marijuana, outdoor cooking, outdoor 
cafes, and more. In light of the Housing Plan process, staff believes it worth having a larger conversation 
about non-family co-occupancy in general, not only in these two districts. 

 
(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 may increase the population of the City, and its density, slightly. This 
would support transit and be supported by it.  This would also provide a greater customer and worker base for 
local businesses. 

 
(5) The proposed amendment will preserve the historic nature of the surrounding area and of the City; and  
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; and  
Staff does not anticipate that this amendment will negatively affect the natural features or environmental 
sustainability of the City.  Increased population density in urban areas, broadly speaking, supports sustainability 
goals. 
 
(7) The proposed amendment will protect the health, safety, and general welfare of the public; or  
The proposed change to the zoning ordinance could help provide more homes to more Ypsilantians. 
 
(8) The proposed amendment is needed to correct an error or omission in the original text; or  
There was not an error or omission in the original text. 
 
(9) The proposed amendment will address a community need in physical or economic conditions or development 
practices; and  
This change would be in reaction to the increasing need for housing of all types in Washtenaw County as a 
whole, and in areas accessible to transit and walkable resources in particular. 
 
(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. 
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STAFF RECOMMENDATION 
 
Staff recommends the Planning Commission recommend that the Housing Committee examine this issue 
as part of its charge to draft a Housing Plan. 
_____________________________ 
Bonnie Wessler 
City Planner, Community & Economic Development Division 
 
c.c. File  



As Amended 
Resolution No. 2018-253 

October 2, 2018 
 
 

 
Resolution directing staff to proceed with an application for a zoning text amendment to 

change the non-family occupancy caps in single-family homes in the CN and CN-Mid 
zoning districts 

 
Whereas Ypsilanti has a diverse housing population including approximately 65% of rental and 
apartment dwellings, and  
 
Whereas Ypsilanti is seeking ways to address increasing demand and costs for housing, and 
 
Whereas Rental Housing is at 95% or higher capacity for much of the year, and  
 
Whereas, apartment tenants are limited to 3 unrelated adults in our current zoning, and  
 
Whereas, this language is restrictive in some cases depending on the number of bedrooms to a 
dwelling, and  
 
Whereas, CN and CN-Mid zones are primarily rental properties and encompasses a wide range of 
numbers of bedrooms, and 
 
Whereas CN and CN-Mid would gain the most benefit from this change allowing for more people 
in some apartments than is currently available, 
 
Whereas this change does not allow an apartment to have more residents in one dwelling than is 
appropriate, 
 
Therefore be it Resolved that the City Council of the City of Ypsilanti directs the Planning 
Commission to consider changing the ‘three unrelated adult’s requirement’ 
 
OFFERED BY: Council Member Bashert 
 
SUPPORTED BY: Council Member Murdock 
 
YES:   6         NO:  0           ABSENT:     1 (Edmonds)       VOTE:  Carried 
 
 
I do hereby certify that the above resolution is a true and correct copy of Resolution 2018-253 
as passed by the Ypsilanti City Council, at their meeting held on October 2, 2018. 
 
      

    __________________________________ 
    Frances McMullan, City Clerk 
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PLANNING COMMISSION 
 MEETING MINUTES 

October 17, 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, M. Simmons 
   H. Jugenitz  

 
Absent: T. Dennis (Excused) J. McGadney (excused) 

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

III.  APPROVAL OF MINUTES 
 
 Commissioner P. Hollifield moved to approve the minutes of September 19, 2018 with 

correction as noted (Support: J. Talaga) and the motion carried unanimously. 
 

IV. AUDIENCE PARTICIPATION 
 
 None 
   
V. PRESENTATION AND PUBLIC HEARING ITEMS 
 
  1. 937 Monroe St – Group Child Care Home 
 

Staff presentation was made by City Planner Wessler, who stated that this is a request for a 
change from a childcare center to a group home for child care.  This 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 commercial childcare center to a group day care home serving up 
to 12 families.   937 Monroe is zoned R-1; group childcare homes serving 6-12 children are a 
permitted special land use within this district. 
 
Staff is recommending approval without any conditions above and beyond the standard which 
states they must be registered by the State or Social Services or applicable department.  Must 
comply with minimum state standard for such facilities.  Also requires 600 ft of outdoor 
recreation area as required by the state.   Must comply with Sec 122-521 for group daycare 
homes and child care centers. 
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Commissioner Hollifield moved to open the public hearing (Support: J. Talaga) and the motion 
carried. 
 
Since there was no public comments and the applicant was not in attendance – a motion was 
made by Commissioner Hollifield to close the public portion of the hearing (Support: J. Talaga) 
and the motion carried. 
 
Sasha Eddins, 937 Monroe St – Both she and her mother have had the center for 18 years.    
Her mom has now passed and the ratio required to have 30 kids would be more than she could 
handle to run the business by herself. 
 
None of the board members had any problems with this request. 
 
Commissioner Talaga moved that the Planning Commission approve the Special Use for the 
group child care home at 937 Monroe with the following findings, and conditions: 
 
Findings:  The application substantially complies with Sec 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 must comply with Sec. 122-521. 
 
The motion was supported by P. Hollifield.  A roll call vote was taken and carried unanimously. 
  
Commissioner Jugenitz moved that the Planning Commission approve the Special Use Permit for 
the group child care home at 937 Monroe with the following findings and conditions: 
 
Findings:  The application is substantially in compliance with Sec122-324(b). 
 
Conditions:  Special use approval shall be subject to approval of site plan. 
 
The motion was supported by Commissioner Simmons.  A roll call vote was taken and carried 
unanimously. 
 

 2. Accessory Building Height Increase 
 

City Planner Wessler stated that an application had been received to amend the zoning 
ordinance 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 is recommending approval.   The applicant, when researching 
some improvements to their property, came across the restriction that we have currently in our 
zoning ordinance that limits the height of detached accessory buildings to 15’.  This would 
preclude the placement of any second story or any livable second story space on any detached 
building.  As the square footage of detached accessory structures is capped, in this particular 
district, at 800 sq. ft, the applicant is interested in putting an accessory dwelling unit on the 
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second story of a garage, and further believes that this is something that is important to have 
as an option for accessory dwelling units.  The applicant worked with staff to develop the 
proposed language change. A couple of our zoning districts HC, CN and  CN-mid permit 
accessory dwelling units so this precludes ACU’s on garages.  If you wanted to have one, you 
would have to choose between a garage or an ADCU which is the problem this applicant ran 
into. 
 
We received some feedback from a former city planner, Richard Murphy, who stated that there 
was an overlay historic district that was in place from the mid-90’s to 2013 which allowed 25’ 
tall detached structures which was then the Historic Overlay District  which is now the Historic 
District so there is definitely a precedent for allowing taller structures locally.  They would also 
have to go to the Historic District Commission for their approval.  Staff recommends approval 
with some modification to wording, explaining more in detail about the peak of the structure. 
 
Some questions regarding highest point were discussed by board members.  Ms. Wessler stated 
that we are not changing the definition. 
 
Commissioner Hollifield moved to open the public portion of the hearing (Support: J. Talaga) 
and the motion carried unanimously. 
 
Since there were no public comments, Commissioner Hollifield moved to close the public portion 
of the hearing (Support: M. Simmons) and the motion carried unanimously.   
 
Commissioner Jugenitz moved that the Planning Commission recommended to City Council 
approval of amending the text of the Zoning Ordinance in the following manner:  

 Updating Sec122-466 (mansion), Sec122-467 (estate), Sec122-468 (house), Sec 122-
469 (cottage), subsection N to read “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” 

 And appending “except where otherwise noted” to Sec122-651(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 conformities. 
 
 
The motion was support by Commissioner Simmons.  A roll call vote was taken and carried 

5:1.  Commissioner Hollifield opposed. 
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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. AUDIENCE PARTICIPATION 
 

Commissioner moved to re-open the audience participation (Support: J. Donnelly) and the 
motion carried unanimously. 
 
Nathan Phillips, 509 N. Washington, #2, Ypsilanti – asked to speak on medical 
marijuana.  Lived here for 12 years – his wife had cancer and passed away two years ago.  At 
the time what kept them going was the use of medical marijuana.  He is sober for 30+years 
then started smoking marijuana and took it as a sacrament but because of Section 8, he cannot 
have the medical marijuana.  He has treaty rights and has rights to health – he is a Viet Nam 
veteran – that’s why he was Section 8 and could get medical marijuana but his wife could not.  
He would like the City to provide a spiritual center to take medical marijuana or a church where 
he can give it away to help people.  He wants to find a place for him and indigenous 
community.   He wondered if there is an empty building in the city that could be used for 
people that are in need. 
 
Commissioner Dunwoodie thanked the applicant for sharing his feelings.  City Planner added 
that the city does not have a location that could be used for this purpose. 

 
VIIi. NEW BUSINESS 
 

None  
 
IX. FUTURE BUSINESS DISCUSSION/UPDATES 
 

Application for 534 N. Huron – they have amended their plans and are re-applying.  They will 
be appearing at the next Zoning Board of Appeals meeting. 

 
 X. COMMITTEE REPORTS 
 
  1. Non-motorized Committee Report 
 

Commissioner Talaga stated that he is working on the report and hopes to get it finished this 
weekend.  Copies of the September minutes were included in the packet. 
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  2. Master Plan – Housing Affordability/Access subcommittee report 
 

Commissioner Jugenitz stated that they are moving into a new phase.  They have completed 
their first run at quantifying the situation with respect to housing affordability and acceptability.   
They have formed some new sub groups in order to move forward with public engagement and 
also some strategy for addressing the issues that we see.  One of the things they will be doing 
soon is a survey – paper based format –that will be put in library and other local places that get 
lots of foot traffic as well as on-line.   It will just supplement the data review that they have 
already done – instead of asking people questions we already have from the data but more how 
affordability, etc. impacts their daily life or what kind of housing preferences they see in the 
next few years that the city is not set up to accommodate – different kinds of housing stocks, 
etc.  We are also looking at supplemental activities, one of which is a series of phone interviews 
with local landlords to get their perspective on affordability, etc. They also look forward to 
holding some input sessions. 
 

 XI. ADJOURNMENT 
 
 Since there was no further business, Commissioner Hollifield moved to adjourn the meeting 

(Support: H. Jugenitz) and the motion carried unanimously. The meeting adjourned at 7:45 pm. 



Agenda 
Planning Commission  

Wednesday, 14 November 2018 – 7:00 P.M. 
City Hall – Council Chambers, 1 S Huron St  

Ypsilanti, MI 48197 
 

 

V. Presentations and Public Hearing Items  
 534, 530, 528 N Huron St: The Keg 

  Public Hearing: Special Use and Site Plan 
 



City of Ypsilanti 
Community & Economic Development Department 

 
November 2018 

 
Staff Review of Site Plan & Special Use Application 

Party Store Expansion 
528-534 N Huron  

 
GENERAL INFORMATION 
 

Applicant: Joseph S Novitsky (architect for Tom Tamou) 
3856 Twelve Mile 
Berkley, MI 48072 

Project: Keg Party Store  

Application Date: October 17, 2018  

Location: Southeast corner of N Huron and W Forest  

Zoning: NC-Neighborhood Corridor  

Action Requested: Approval of site plan and special use for the expansion of a food 
store with the sale of alcohol, less than 15,000 sf  

Staff Recommendation: Conditional approval 

 
PROJECT AND SITE DESCRIPTION 
 
The total for the three parcels is 0.434 acres; this includes 528 N Huron, 530 N Huron and 534 N 
Huron St addresses, parcels # 11-11-40-105-022, 11-11-40-105-021 and 11-11-40-105-029 with 
frontage on N Huron and W Forest. There is an existing ~1,200 square foot commercial building at 530 
N Huron that partially encroaches on the 528 N Huron parcel and a ~2,700 square foot commercial 
building on the 534 N Huron parcel.  The parking lot is to the south of 534 N Huron with approximately 
19 spaces. There are three curb cuts for access, two on N Huron and one on W Forest.  No special use 
permits have been granted for these properties; they have been operating in their current 
configuration since the 1940s, with the main building being constructed in approximately 1919.  
Setback variances have been approved for the main building’s footprint, and to expand that footprint 
along the existing setback lines.  
 
Neighborhood Corridor allows for a food store with the sale of alcohol, less than 15,000 square feet, 
after approval as a special land use.  The plans submitted propose a 3,518 square foot addition to the 
existing ~3,000 square foot building for a total of 6,230 square feet at the northwest corner of the 
property, with a demolition of the existing structure at 530 N Huron. Parking is proposed to the south 
of the structure with 20 parking spaces, 1 of which indicated as an accessible parking space. The 
existing northern curb cut on N Huron St will be eliminated and the existing southern curb cut on N 
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Huron St will be moved southward. The three parcels will need to be combined, as a parking lot cannot 
be a principal use of a lot. 
 

 
Figure 1: Subject Site Location 
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Figure 2: Site Aerial (2015)  
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Figure 3: Google image of site-looking southeast 
 

 
 



Site Plan & Special Use Review | The Keg | November 2018 

 5

Figure 4: Google image of site-looking north east from N Huron 
 

 
 
 

Figure 5: Land Use and Zoning of Surrounding Area 
 LAND USE ZONING 

NORTH DPS Yard  
Multi-family residential   

GC- General Corridor  
CN-Core Neighborhood  

EAST Single Family residential  
Rehab Center  

NC-Neighborhood Corridor  
NC-Neighborhood Corridor 

SOUTH Single & Multi-family residential  CN-Core Neighborhood  
WEST Single Family residential  NC-Neighborhood Corridor 

 
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 use is compatible with adjacent uses as 
these uses already exist on the property, the only difference is that they are now to be combined and 
expanded by about 2,200 sf. The height, location of the buildings will not drastically change. The intensity of 
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the proposed special use will increase. The times of operation have not been discussed, but are not expected 
to change, currently 9a to 1a; the Planning Commission may place reasonable restrictions on hours of 
operation to ensure compatibility with the surrounding area.  

 
(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 the same as what currently exists on the site; it is an expansion of the 
use and as such it is not expected to be detrimental, hazardous, or disturbing to existing or future 
neighboring uses, persons, and property or public welfare. Historically, houses have always been surrounded 
by commercial properties in the City, and vice versa.  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 
should not be affected.  
 

(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:  534 N Huron has been used as a store since prior to 1927 and the 530 N Huron was 
constructed back the mid to late 20th century. As mentioned before the height of the building at 534 N Huron 
will only be increased by 2” thus the height of the structure is similar and the placement on the site will not 
change for 534 N Huron but 530 N Huron is proposed to be removed and the massing of the structure at the 
northwest corner of the property will be different. Landscaping proposed is minimal. The materials used in 
constriction, as well as the building design, will be carefully reviewed by the Historic District Commission to 
ensure compatibility to the area. 

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

Consideration shall be given to the estimated pedestrian, bicycle and vehicular traffic generated by such use, 
access to transit, proximity to major thoroughfares, proximity to intersections, required vehicular turning 
movements, and provisions for pedestrian and bicycle traffic.  
COMMENTS:  The proposed use is a potential employer, and is conveniently located to bus transit as well as 
local roads. The property has a walk score of 78 (very walkable) and a transit score of 41 (some transit). WE 
anticipate a slight uptick in traffic overall, both via car and via foot or bike, but still well within the capacity of 
the site to handle.  

 
(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 at this time.  
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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 
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: Special use approval shall be subject to approval of the site plan.  
 

 

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.” 
 

Figure 6: Requirements  
Note: Staff has reviewed this project under the assumption that all three parcels will be combined. The 
figures below reflect that.  
 

ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
NC: 

§122-466 
BUILDING 

TYPE 
Determined by lot size  Single story 

commercial 
Unchanged 

 LOT REQUIREMENTS 
 Width 

ft 
Min 
50 

Max 
300 

169.75’ Unchanged 

 Depth 
ft 

Min 
100 

Max 
300 

101.31’ at north side  
148’ at southern 46.9’ 

Unchanged  

 Area 
sf 

Min 
7,500 

Max 
90,000 

~18,945.7 Unchanged 

 Coverage 
% 

Min 
- 

Max 
60% 

~33% Meets  

 BUILDING ENVELOPE AND HEIGHT 
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
 Street setback 

(front or side) 
ft 

Min 
5 

Max 
15 

W Forest: ~1’ 
N Huron: ~0’ 

Meets 
requirements. 
Variance granted 
in May 2018.  

 Side setback 
ft 

Min 
0 

Max 
- 

31’ – 35’ Meets  

 Rear setback 
ft 

Min 
15 (25 if 

adjacent to 
existing SF) 

Max 
 
- 

~73’ Meets  

 Frontage 
buildout 

% 

Min 
 

50 

Max 
 

100 

~70% Meets  

 Height 
 stories 

Min 
1 

Max 
1 

1 (@17.6’) Meets  

 PARKING 
PROVISIONS 

Location: Side, street side 
and rear yard  

Street side and rear 
yards 

Meets  

 PRIVATE 
FRONTAGES 

Required: Commercial  W Forest: none  
N Huron: partial   
 

Entrance is on the 
south-west corner 
of the building, 
similarly 
configured to the 
current. A variance 
has been applied 
for. 

 Distance 
between 

openings (ft) 

Min 
- 

Max 
2 

N Huron: 2.5’ to 24.5’ Does not meet; a 
variance has been 
applied for.  

 Door recess (ft) Min 
- 

Max 
5 

not indicated on plans  Does not meet; a 
variance has been 
applied for.   

 Ground floor 
transparency 

(%) 

Min 
60 

Max 
- 

W Forest: 0% 
N Huron: 
56/1728=3% 

Does not meet; a 
variance has been 
applied for. 

 Height to 
bottom of 

window (ft) 

Min 
- 

Max 
2.5 

 

6’ Does not meet; a 
variance has been 
applied for. 

 Yard 
requirements  

Must be landscaped/pervious, 
with a path at least 6’ wide 
connecting the building 
entrance to the sidewalk  

 Path provided.   

 
Items to be Addressed: 

1. Applicant to combine the three subject parcels. 
2. Any approval must be conditional upon variance approvals. 
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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.” 
 
The applicant is planning an addition to the existing building at the northwest corner of the parcels and is 
proposing the demolition of the existing structure at 530 N Huron. Building frontage is on N Huron and W Forest. 
The building is currently set up with an entrance at the southwest corner of the building; that entrance will be on 
a similar location in the new building. The parking lot is to the south of the structure in the street side and rear 
yards, with 20 parking spaces indicated as well as covered bike parking and a dumpster enclosure at the east side 
of the parking lot. A generator will be to the east of the building, protected by bollards, along with a truck loading 
area. There is an existing split rail fence and a 6’ wood privacy fence running the length of 15 W Forest on the 
east side of the property. The split rail fence appears to be on the applicant’s side of the property and the 6’ 
privacy fence on the 15 W Forest side, the privacy fence appears to have some stability issues back in 2016. The 
area also seems to have some vegetation overgrowth on the applicant’s side of the fence at that time. There is 
no existing or proposed fencing on the south side of the project area.  
 
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.” 
 
Proposed access points for vehicles are at the southern end of the property on N Huron and the eastern end of 
the W Forest side. Bikes and pedestrians can also access the site via the curb cuts and the sidewalks on W Forest 
and N Huron; the sidewalks surrounding the structure appear to be in good condition. The proposed internal 
walkway to the south of the building is approximately 7’ wide, with bollards on the south side of that walk, 
reducing the clear span to approximately 6’. The walkway to the east of the building does not run the full length 
of the building; it does, however, run to the generator and a door immediately south of the generator.  A bus 
stop for AAATA route 3 stops just to the northwest in front of 202 W Forest. Covered bike parking is indicated at 
the southeast section of the lot, adjacent to the dumpster enclosure, and will probably see little use as it is about 
125’ from the entrance. Staff recommends relocation of this to an area closer to the entrance, perhaps the south-
easternmost vehicle parking space, as this space would be challenging for cars from Huron to access, but easy for 
bicyclists to access.  
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Figure 7: Site access, traffic and parking  
 

 
ORDINANCE 
REFERENCE REQUIRED 

EXISTING 
CONDITIONS PROPOSED 

§122-607 Building 
entrances  

No principal building can be 
placed on a lot unless the 
building is situated in such a 
manner that the front entry 
into the building faces the 
street to which the property 
is addressed. 

 A variance has 
been applied for 
which, if granted, 
would permit the 
45° angled 
entrance. 

NC: 
§122-670 

CIRCULATION 
STANDARDS 

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

 None included with 
plans, not required 
by staff due to site 
limitations. 

§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) 

   9’x18’ parking 
dimensions 
proposed, meets 

 

§122-685 BARRIER FREE Barrier free parking spaces 
must be provided in 
accordance with the state 
barrier free design 
requirements. 

 Provided.  

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

 A full walkway is 
not proposed for 
east side of the 
building. Applicant 
to consider 
painting a 
walkway in this 
drive, and/or 
mounting a 
“watch for 
pedestrians” 
warning sign.  

Ingress & 
Egress 

 Aligned across ROW, or 
offset by 25’ 

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

  Meets  
 N Huron: 125’ and 

W Forest: 70’, 
meets  

 N Huron: 25’ and 
W Forest: 24’, 
meets  

 
Internal 

Maneuvering 
Minimum of 10’ in width   24’ – 28’, meets  
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Surfacing durable bonded material in 
accordance with accepted 
engineering standards, or 
alternative surfacing 
materials to minimize 
impervious surface and 
stormwater runoff 

 Meets, pavement 
cross-sections 
provided. 

Drainage graded and drained to public 
storm sewers 

 Shown; meets. 

Setback from 
adjacent lot 

Parking areas are required to 
be 10’ from any adjacent lot 

 ~2’ from the lot to 
the south; waiver 
requested due to 
provision of 
screening fence 
and paved, curb & 
gutter parking lot. 

Striping 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 

 Meets  

Wheel Stops Wheels stops or curbing must 
be provided  

 Curbing provided, 
meets  

Lighting parking and loading facilities 
utilized during night-time 
hours shall be artificially 
illuminated and meet 
requirements in 122-609 

 Photometric and 
lighting plan 
provided, see below 
for more detail  

§122-684 
 

Screening & 
Landscaping 

(internal) 

1 tree per 8 spaces  None shown. 

 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 

 No trees indicated  

All aisle-ends & corners 
protected w curbed island 

 Meets  

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

 No plantings 
indicated  

 Screening &  
Landscaping 
(perimeter) 

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

 6’ high privacy fence 
shown at areas 
requiring screening. 

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

 Does not meet; 
grass only shown 
in areas adjacent 
to Huron ROW 
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Landscaped areas, walls, 
structures, walks- must be 
protected by curbing 

 Meets, no 
landscaping indicated 
on plans  

§122-691 Motor spaces Other retail uses:  
1/250sf area 
 
Plus  
 
Restaurant:  
1 for each 50 square feet of 
customer waiting and eating 
areas, plus 1 for each 
employee in the largest 
employment shift  
 

Total floor area: 
~3,750 sf 
=15 
 
Number of employees 
on largest shift: 2 
 
Total required: 17 
 

20 proposed, 
including one 
accessible space. 
This is precisely 
120% of the 
requirement. 

§122-693 Bicycle spaces 1 per 5 motor spaces, 
minimum of 2 

 4 required, 8 covered 
proposed 

§122-692 Parking 
discounts 

Transit  115’ to closest bus 
stop, n/a  

Alternative Vehicles  None proposed  
Bicycle  Shower provided.  

Covered bike parking 
provided. Parking 
may be discounted 
up to five spaces. 

PC discretion, special 
circumstances not listed 
above 

 Not needed.  

§122-672 SIDEWALKS provide a sidewalk or shared-
use path 

 5’ sidewalks already 
exist in the ROW and 
appear in good 
condition  

§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. 

 No landscaping other 
than grass is shown. 
Existing building 
within the traffic 
visibility triangle; 
existing 
nonconforming. Note 
that this is at a 
signal-controlled 
intersection.  
Fence along east 
side and south 
sides of property 
to be modified in 
accordance with 
visibility 
standards. 

§122-695 Off-street 
loading  

Commercial-5,000 – 
19,999=1 space at 10’ x 50’ 

 Provided on east side 
of building.  
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Items to be Addressed:  
1. Any approval must be conditional upon variance approvals. 
2. Waiver requested from 122-683(h) due to provision of screening fence and presence of curb & gutter. 
3. Applicant to provide 3 trees on-site, or mark existing trees to remain to meet the requirements of 122-

684(b)(1).  
4. Applicant to provide a 3’-4’ screen at 80% opacity where the parking lot is visible from ROW, per 122-

684(c)(2). 
5. Applicant to consider relocating bike parking to south-easternmost vehicle parking space, to make bicycle 

parking more accessible and visible to site visitors. 
6. Applicant to mark a pedestrian walkway in eastern drive &/or to provide signage advising drivers to 

watch for pedestrians, as a raised walkway cannot be provided at this location. 
7. Applicant to modify fence along east side and south sides of property in accordance with visibility 

standards. 
 
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. 
 
Engineering is required due to an increase in impervious surface area on site.  
 
Items to be Addressed: An updated review letter has not been provided at this time. Applicant appears to 

have addressed many of the concerns outlined in the April review letter. No issues anticipated.  
 

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.” 

 
Figure 8: Screening 

  

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 

 Meets  
  
Note: covered bike 
parking, due to 
the cover, will be 
very poorly lit at 
the location 
adjacent to the 
dumpster.  
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-608 Refuse Containers masonry enclosure 1’ taller 

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

 Meets 

§122-631 Landscape plan   Landscaping shown 
on site plan. 

§122-634 Screening 
Between Land 

Uses 
if conflicting use 

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

 6’ privacy fence 
shown at perimeter.  

§122-636 Street Trees 1 tree per 30’ of lineal 
frontage, centered 
between sidewalk and 
back of curb:  
 
N Huron: 170’/30’ = 6 
trees 

 No street trees are 
provided on W 
Forest frontage 
due to space 
constraints. 
Waiver requested. 
 
4 street trees may 
be possible on N 
Huron, waiver for 
the remaining 2 
requested due to 
space constraints.  

§122-638 Site Landscaping 10%  Meets. 

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

 Screened by building  

§122-632 Landscape 
Elements 

Quality, composition, 
berms, spacing, species 

 Street trees are 
shown, but 
species are not 
noted. 
Grass/annual bed 
shown, but no 
information about 
mix. Applicant to 
provide additional 
information. 

  Credit for existing 
vegetation 

 None  

§122-633 
(d)(e) 

Maintenance Readily available and 
acceptable water supply; 
may install underground 
sprinkler system or hand-
water/gator bag 

 Applicant to 
indicate 
maintenance plan 
on the landscape 
plan  
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ORDINANCE REFERENCE REQUIRED 
EXISTING 

CONDITIONS PROPOSED 
§122-635 Fencing, hedges, 

walls, berms 
NC  
front and street side yard- 
no more than 6’ in height 
  
side and rear yards – max 
10’ 

 n/a 
 
 

 
 
Items to be Addressed:   

1. Applicant to consider relocating covered bike parking due to lighting issues. 
2. Waiver requested from 122-636, Street Trees, due to lack of available space on W Forest and for up to 3 

trees on N Huron.  
3. Applicant to provide three to four street trees on the N Huron St side of the property.   
4. Applicant to provide more information about the plant material proposed.  

 
PHASING §122-311(i) 
“Separate phases of development shall be in logical sequence, and each phase shall stand alone so that no one 
phase will depend upon a subsequent phase for adequate access, public utility services, drainage, or other 
improvements.” 
 
Phasing is not indicated on the plans.  
 
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 three properties are within the Ypsilanti Historic District. The demolition of the existing building at 530 N 
Huron will need to be approved by the Historic District Commission as well as the plans for site and building prior 
to the start of work on this project.  
 
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, trees, and driveways on N Huron and W 
Forest.  
 
FIRE DEPARTMENT 
As applicant is requesting a curbcut closure and changes to parking area circulation, Fire Department review is 
required.   Fire Department has no objection to the proposed changes but would like to ensure that the dumpster 
remains more than 10’ from the structure. The proposed dumpster location is approximately 80’ from the 
structure.  
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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.” 
 
Easily walk, bike, drive or take transit from anywhere. This action brings a larger convenience store/retail 
space to the City that is a short walk from the bus stop across the street and is walkable.  
Great place to do business, especially green and creative. This action may retain and grow an existing 
business.  
 
STAFF RECOMMENDATIONS: SPECIAL USE 
Staff recommends the Planning Commission approve the Special Use Permit for the Party Store Expansion at 534 
N Huron as it’s subject to approval of the site plan.  
 
STAFF RECOMMENDATIONS: SITE PLAN 
 
Staff recommends the Planning Commission approve the Site Plan for Party Store Expansion at 534 N Huron, 
subject to the ZBA review of the variance from the street side setback on the N Huron frontage and HDC review 
of the demolition of 530 N Huron, with the following findings, waivers, and conditions:  
 
Findings:  
The applicant is legally eligible to apply for site plan review, and all required information has been provided under 
122-311(a).  

Waivers:  
1. Waiver requested from 122-683(h) due to provision of screening fence and presence of curb & gutter. 
2. Waiver requested from 122-636, Street Trees, due to lack of available space on W Forest and for up to 3 

trees on N Huron.  
 
Conditions: 

1. Applicant to combine the three subject parcels. 
2. Applicant to provide 3 trees on-site, or mark existing trees to remain to meet the requirements of 122-

684(b)(1).  
3. Applicant to provide a 3’-4’ screen at 80% opacity where the parking lot is visible from ROW, per 122-

684(c)(2). 
4. Applicant to consider relocating bike parking to south-easternmost vehicle parking space, to make bicycle 

parking more accessible and visible to site visitors, as well to ensure adequate lighting is available. 
5. Applicant to mark a pedestrian walkway in eastern drive &/or to provide signage advising drivers to 

watch for pedestrians, as a raised walkway cannot be provided at this location. 
6. Applicant to modify fence along east side and south sides of property in accordance with visibility 

standards. 
7. Applicant to provide three to four street trees on the N Huron St side of the property.   
8. Applicant to provide more information about the plant material proposed.  

 
 
Bonnie Wessler 
City Planner, Community & Economic Development Department 
 
CC File 
 Applicant 
 Architect: JSN AIA 
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LUMINAIRE SCHEDULE

Symbol Label Qty File Lumens LLF WattsCatalog Number Description Lamp

S1 3 D802-LED-75-
40-U-T3.ies

9370 1.00 76.2

WP 12 D444-LED-40-
40-U-XX
(UG).ies

Absolute 1.00 41.4

D802-LED-70-40-
BZ WITH 14' WJM
POLE

D802-LED-75-40-U-T3

D444-LED-40-40-U-
BZ  40W FULL
CUTOFF
WALLPACK

D444-LED-40-40-U-XX



Job Information

D444-LED
Medium Trapezoidal Wall Pack

Type:

Catalog #:

Project:

Comments:

Prepared by:

Deco Lighting practices a program of continuous product development, and as a result product 
specifications change frequently. We reserve the right to change product specifications without 
notice. Contact Deco for the latest product information.

©2018 Deco Lighting, www.getdeco.com T: (800) 613-DECO F: (310) 366-6855
Rev Date: 03/23/18 #1

Description

Ordering Information

The D444-LED medium trapezoidal cutoff wall pack offers a sleek design and cutoff performance 
with a wide range of uses. It delivers the lighting needed for the exteriors of retail buildings, 
businesses, walkways, underpasses or door entrances. The D444 Quickship model delivers a full 
cutoff wall lighting solution for fast track projects in need of product on site immediately.

Ordering Information Example: (D444-LED-40-50-U-BZ-Q)

D444-LED

TEN YEAR WARRANTYTEN YEAR WARRANTY

INCLUDES LABOR
ALLOWANCE

1 Delivered Lumens (5000K) - For 4000K multiply by 0.95
3 DLC Listed, see Page 2 for table of models currently listed

Series Wattage/Lumen Color Temp. Voltage Finish Lens Type

Medium Trapezoidal 
Cutoff Wall Pack

40 40W/40001 40
50

4000K
5000K2

U 120-277V BZ Bronze Q Clear Flat Glass

9.00”

12.875 11.125”



D444-LED
Medium Trapezoidal Wall Pack

Deco Lighting practices a program of continuous product development, and as a result product 
specifications change frequently. We reserve the right to change product specifications without 
notice. Contact Deco for the latest product information.

©2018 Deco Lighting, www.getdeco.com T: (800) 613-DECO F: (310) 366-6855
Rev Date: 03/23/18 #1

Features
•   Heavy-duty, two-piece die-cast aluminium housing.
•   Silicone gasketing provides protection against moisture.
•   Mounts directly to 3.5” octagon, or 4” square outlet box. 
•   1/2” NPS tapped holes provided in three locations for surface conduit entry 
    for optional photocell control.
•   Dark bronze powder coated finish for impact, corrosion and UV resistance.
•   Integral cast-in aluminum hinges.

•   Can be used as an uplight for wall washing applications.
•   Driver is 0-10V Dimming Standard
•   Precision-designed polycarbonate optical lenses control and deliver light 
    only where it is needed, Type III distribution with clear glass lens
•   Includes Select-A-Watt adjustable LED driver (20W-30W-40W), factory set 
at 40W and field adjustable during installation

Performance Data

CRI: 70+

CCT: 4000K, 5000K

Warranty: 10 yr. Limited Warranty

Dimming: 0-10V Dimming Standard, 100% down to 10%

Operating Temperature: -30°C to 50°C Max Ambient

L70 Lifetime Rating: 213,000 Hours (25ºC); 113,000 Hours (55ºC)

IP Rating: IP55

Sound Rating:  Class A (inaudible in a 24dB ambient environment)

Power Factor:  > 0.90

Total Harmonic Distortion: < 20%

DLC Listing

40W
4000K
5000K X

Photometric Data

40W 5000K
Polar Candela Distribution Zonal Lumen SummaryIsolux Plot

Zone Lumens %Luminaire
0-30 692.3 17.5%
0-40 1,266.9 32%
0-60 2,874.0 72.6%
60-90 1,062.4 26.8%
70-100 316.3 8%
90-120 8.5 0.2%
0-90 3,936.4 99.4%
90-180 23.2 0.6%
0-180 3,959.5 100%
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Lumen Chart

Nominal Wattage 5000K Lumens Efficacy (lm/W)
20W 2000 100
30W 3000 100
40W 4000 100

 *For 4000K lumen outputs, multiple values by a factor of 0.95



12” Low-Profile Area Light
D802-LED

Client:
Project Name:

Order #:
Type: Qty:

Rev Date: 09/24/18 #10

© Copyright Deco Lighting, Inc. 2018

2917 Vail Ave.
Commerce Ca 90040

Deco Lighting practices a program of continuous product development, and as a result product 
specifications change frequently. We reserve the right to change product specifications without 
notice. Contact Deco for the latest product information.	    

info@getdeco.com
t: (800) 613-DECO
f: (310)366-6855

www.getdeco.com

Description
The D802-LED utilizes a soft-cornered aerodynamic design to provide excellent light distribution and an aesthetically appealing 
appearance. Ideal for storage areas, rail yards, loading docks, and building perimeters. One piece die cast aluminum door has two 
captive stainless steel fasteners and can be removed from the die cast aluminum housing for easy maintenance. Attractive dark bronze, 
polyester powder coated finish for excellent impact, corrosion and UV resistance.

Performance Data
CRI

73+

CCT

4000K, 5000K

Projected Lifetime

155,000 Hours (L70);
97,000 Hours (L80)

Dimming

Available with 0-10V inputs 
dimming down to 10%

Operating Temperature

-40°C to 45°C Ambient

ETL Listed

Suitable for dry, damp, wet 
locations

B C D E F G H

U BZD802

Ordering Information

A

B

C

Features
•	 High pressure die casting housing ,anti-static powder painting.
•	 High thermal conductive material & high efficiency cooling system.
•	 ETL Listed; IP66 rated
•	 Delivers up to 135 lumens per watt
•	 Precise light cutoff, less than 5 lumens of light above 90º

•	 Weight: 13 lbs (75W); 13.5 lbs (100W)
•	 Optional 3-pin twist lock photocell
•	 Photocell receptacle included standard
•	 Slip Fitter sized for 2-3/8” tenon
•	 10-Year Limited Warranty

1 Delivered Lumens (4000K Type 5 Distribution) - Multiply by 0.95 for Type 3 and 1.03 for 5000K
2 DLC Listed (See Page 3 for more information on models currently listed)
3 Shipped separately
4 Must be ordered in conjunction with the Pole Mount Bracket

FIXTURE SERIES

D802-LED 12” Low-Profile
Area Light

WATTAGE/LUMENS

75 75W/95001,2

100 100W/136501,2

CCT

40 4000K

50 5000K2

VOLTAGE

U 122-277V

OPTICS

T3 Type 3

T5 Type 5

MOUNTING

PM Pole Mount3

RPMA Round Pole Mount Adapter3,4

YM Yoke Mount3

SF Slip Fitter3

FINISH

BZ Bronze

OPTIONS

T Twist Lock Photocell3D

E

F

G

H

L ED-
A

ETL
Listed

10 Yr
Limited

Warranty



D802-LED 12” Low-Profile Area Light
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Dimensions

Inches

X1
16.59

X2
3.29

X3
11.71

Photometrics
Zonal Lumen Summary

Zonal Lumen Summary

Isolux Plot

Isolux Plot

Model 100W 4000K Type 3

Model 100W 4000K Type 5
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20 fc 1 fc
0.5 fc
0.1 fc 50% Max Cd

Distance in units of mount height (6ft) Max Cd
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Agenda 
Planning Commission  

Wednesday, 14 November 2018 – 7:00 P.M. 
City Hall – Council Chambers, 1 S Huron St  

Ypsilanti, MI 48197 
 

 

V. Presentations and Public Hearing Items  
 Non-family Occupancy Cap 

  Public Hearing: Text Amendment 
 



 

 

City of Ypsilanti 
Community & Economic Development Department 

 
November 2018 

 
Text Amendment 

Increase in Non-family Occupancy Caps 
 

 
GENERAL INFORMATION 

Applicant: City Council 

Application Date: 2 October 2018 

Action Requested: Zoning Ordinance Text Amendment to changing the “three 
unrelated adults requirement”.  

Staff Recommendation: Approval. 

 
BACKGROUND 
 
On October 2, 2018, Council passed the attached resolution directing staff and Planning Commission to 
consider changing the “three unrelated adults” requirement within the zoning ordinance. Per this 
resolution, Council is requesting this change specifically in the CN and CN-Mid zoning districts, which 
are centrally located and largely rental. 
 
The requested change refers to the definition of “family,” which effectively caps the number of 
unrelated persons who can reside together in a dwelling unit not within the GC, NC, HC, and MD 
districts at three; within those districts this cap is set at 4.  This does not limit the size of families who 
can dwell together. The definition of “family” includes those related by blood, legal action, or by virtue 
of being a continuing, nontransient domestic unit acting as a single nonprofit housekeeping unit.  
Further, it allows for up to two unrelated individuals to reside in the same unit as a family. 
 
Non-family households with more than the threshold number of occupants are de facto considered 
“group residence.” Group Residences/Roominghouses are permitted by right in the HHS district with up 
to six residents; 7 or more residents require a special use permit. Group Residences/Roominghouses in 
the CN district are permitted only by Special Use permit. There are many Group 
Residence/Roominghouse Special Use permits that have been issued in the City, as well as similar SUPs 
that predated the current definitions (fraternity/sorority being the most common). Please recall that 
Special Use Permits do not expire except in rare cases, such as medical marijuana, and they run with 
the land, meaning that they stay with the property even if it changes hands or occupancy changes. 
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CURRENT DEFINITIONS AND REGULATIONS 
Family means:  
(1) One individual;  
(2) A group of two or more persons related by blood, marriage or adoption, together with foster children; 

together with:  
(i) No more than two domestic workers employed by the household; OR  
(ii) No more than two additional unrelated persons occupying the unit as boarders, roomers, or guests;  
All of whom are domiciled together as a common, domestic, household in a single dwelling unit;  

(3) A group of persons, none of whom are related to each other by blood, marriage, or adoption, who reside 
together in a single dwelling unit, provided that the total number of occupants in such group shall not exceed 
three, except in the MD district and in any permitted residential uses in any corridor district the total number 
of occupants in this group shall not exceed four, unless otherwise provided for in this chapter; or  

(4) A collective number of individuals living together in one dwelling unit, whose relationship is of a continuing, 
nontransient, domestic character, and who are cooking and living as a single, nonprofit housekeeping unit. 
This definition shall not include any society, club, fraternity, sorority, association, lodge, coterie, organization, 
or group of students or other individuals whose domestic relationship is of a transitory or seasonal nature or 
for an anticipated limited duration of a school term or terms or other similar determinable period. 

 
Group residence means a building used as a residence by a group of persons who are not a family on a weekly 
or longer basis. Typical uses include cooperatives, sororities and fraternities. This definition does not include 
boarding houses, roominghouses or other group living more specifically defined in this Chapter, specifically any 
group living or care facility licensed by the State of Michigan. 
 
Roominghouse means a building, other than a hotel or motel, bed and breakfast lodging, or inn, where for 
compensation or by prearrangement for definite periods of time, lodging or lodging and meals are provided for 
three or more unrelated persons, not living as group or household. The term "unit" as it refers to a roominghouse 
shall mean sleeping room, or a room which may be used as a sleeping room. (See "Sleeping room.") A 
boardinghouse or lodginghouse shall be deemed a roominghouse for the purposes of this chapter.  
 
RECENT HISTORY 
 
Group residences/roominghouses were one of the more contentious items in the 2014 zoning update, and have 
been historically contentious as well, at least back to the late 1970s. Recently, the Planning Commission 
authorized creation of a Housing Committee and charged them with the creation of a Housing Plan.   This 
committee is currently beginning public outreach; this may be a topic for this committee to take up so that the 
public may have an opportunity to both provide feedback on topic as well as become informed that this item is 
potentially changing. 
 
The zoning ordinance underwent a full overhaul in 2014 (effective Jan 2015). The areas in which group 
residences/roominghouses/etc could be permitted were expanded, in response to the public’s desire to have that 
style of housing available, specifically in the form of co-ops, but also generally as a lower-cost alternative.  
Specifically, roominghouses had been permitted in R3 (similar to CN in location) as a special use, with a 
maximum of 6 sleeping rooms; R4 permitted them as a special use with no maximum number of sleeping rooms. 
In both districts, they were required to be more than 200 feet from an R1 or R2 district, as well as meet certain 
lot size and structure size and composition requirements. In addition, the Student Overlay zoning district 
permitted the location of sororities and fraternities, subject to lot size minimums, setbacks from the R2 district, 
and landscaping requirements.  The current ordinance places no restrictions on lot or structure size beyond 
standard minimums, and do not dictate structure composition beyond adherence to building code.   
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The definition of “family,” however, is relatively unchanged from the pre-2015 ordinance. 
 
2014 current 

Family means: 
(1) One individual; 
(2) A group of two or more persons related by blood, 

marriage or adoption, together with foster 
children; together with: 

a. No more than two servants of the principal 
occupants; 

b. No more than two additional unrelated persons 
occupying the unit as boarders, roomers, or 
guests; 

All of whom are domiciled together as a common, 
domestic, household in a single dwelling unit; 

(3) A group of persons, none of whom are related to 
each other by blood, marriage, or adoption, who 
reside together in a single dwelling unit, provided 
that the total number of occupants in such group 
shall not exceed three, except in the R4 district 
and in any permitted residential uses in any 
commercial or manufacturing district the total 
number of occupants in this group shall not 
exceed four, unless otherwise provided for in this 
chapter; or 

(4) A collective number of individuals living together 
in one dwelling unit, whose relationship is of a 
continuing, nontransient, domestic character, and 
who are cooking and living as a single, nonprofit 
housekeeping unit. This definition shall not 
include any society, club, fraternity, sorority, 
association, lodge, coterie, organization, or group 
of students or other individuals whose domestic 
relationship is of a transitory or seasonal nature 
or for an anticipated limited duration of a school 
term or terms or other similar determinable 
period. 

 

Family means:  
(1) One individual;  
(2) A group of two or more persons related by blood, 

marriage or adoption, together with foster 
children; together with:  
(i) No more than two domestic workers employed 

by the household; OR  
(ii) No more than two additional unrelated 

persons occupying the unit as boarders, 
roomers, or guests;  

All of whom are domiciled together as a common, 
domestic, household in a single dwelling unit;  

(3) A group of persons, none of whom are related to 
each other by blood, marriage, or adoption, who 
reside together in a single dwelling unit, provided 
that the total number of occupants in such group 
shall not exceed three, except in the MD district 
and in any permitted residential uses in any 
corridor district the total number of occupants in 
this group shall not exceed four, unless otherwise 
provided for in this chapter; or  

(4) A collective number of individuals living together 
in one dwelling unit, whose relationship is of a 
continuing, nontransient, domestic character, and 
who are cooking and living as a single, nonprofit 
housekeeping unit. This definition shall not 
include any society, club, fraternity, sorority, 
association, lodge, coterie, organization, or group 
of students or other individuals whose domestic 
relationship is of a transitory or seasonal nature 
or for an anticipated limited duration of a school 
term or terms or other similar determinable 
period. 
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OUR NEIGHBORS 
 
Ann Arbor 
 
Family. An individual or group of individuals occupying a dwelling unit as a single housekeeping unit in 
accordance with the standards of section 5:7.  
 
Rooming house. A building, other than a hotel or dormitory, where for compensation and by prearrangement 
for definite periods, lodging is provided for more than 3 roomers. 
(https://library.municode.com/mi/ann_arbor/codes/code_of_ordinances?nodeId=TITVZOPL_CH55ZO_ARTIING
E_5_1DE) 
 

5:7. - Residential occupancy. 
(1) Intent. This section is intended to reasonably regulate the number of persons who can live in a residential 

dwelling unit. The city finds that occupancy limits are needed to provide density control; preserve and 
enhance residential neighborhoods as stable, quiet places for citizens to live and raise children; protect 
safety and welfare; and maintain property values. Such limits are also needed to insure that there are 
adequate public and private facilities including adequate offstreet parking, utilities, and adequate lot size 
to accommodate the residents of each dwelling unit without impairing the character of the neighborhood. 
The city also finds there are a number of residential living arrangements other than the traditional 
biological family arrangement. This section is intended also to accommodate those alternative living 
arrangements. 

(2) A dwelling unit may not be occupied by more persons than 1 of the following family living arrangements: 
(a) One or more persons related by blood, marriage, adoption or guardianship living as a single 

housekeeping unit, in all districts. 
(b) Four persons plus their offspring living as a single housekeeping unit, in all districts. 
(c) Six persons living as a single housekeeping unit in R4 districts. 
(d) A functional family living as a single housekeeping unit which has received a special exception use 

permit pursuant to section 5:104. 
(3) In this section, offspring means descendants, including natural offspring, adopted children, foster child 

and legal wards. 
(4) In this section, functional family means a group of people plus their offspring, having a relationship which 

is functionally equivalent to a family. The relationship must be of a permanent and distinct character with 
a demonstrable and recognizable bond characteristic of a cohesive unit. Functional family does not 
include any society, club, fraternity, sorority, association, lodge, organization or group of students or 
other individuals where the common living arrangement or basis for the establishment of the 
housekeeping unit is temporary. 

(5) In addition to the standards of section 5:104, a permit for a functional family is subject to the following 
standards and regulations: 
(a) It must meet the definition of this section. 
(b) Two offstreet parking spaces must be provided. Additional parking spaces may be required by the 

Planning Commission if any of the following conditions are met: 
i. The property is located more than 300 feet from a bus stop. 
ii. Street parking available for visitor parking is limited. 
iii. The petitioner intends to park more than 2 vehicles regularly on the site and there is limited area 

available for tandem parking in a driveway. 
In order for the Planning Commission to determine if adequate parking will be provided, the petitioner 
must submit a plan indicating the location of proposed offstreet parking and an analysis of public 
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parking and transit facilities provided within a 300-foot radius of the parcel. 

The Planning Commission may defer the provision of up to 40% of the required spaces if shown on the 
approved plan for the permit. If the building official determines that some or all of the deferred parking 
spaces are needed, these spaces must be installed. Any person aggrieved by the building official's 
determination may appeal as provided in section 5:97 of Chapter 55 of this Code. 

(c) The permit shall apply only to the functional family type which obtained the permit and shall be 
limited to the number of persons specified in the permit. 

(d) There is a contact person who will act as head of household in relating to the city. 
(6) The Zoning Board of Appeals may grant a variance from the standards of this section if it is reasonably 

necessary to give a handicapped person (as defined in 42 USC Section 3602) equal opportunity to use 
and enjoy a dwelling. 

(7) The occupancy limits of this section do not apply to rooming or boarding houses, fraternity or sorority 
houses, student cooperatives, emergency shelters, or convalescent homes. 

 
https://library.municode.com/mi/ann_arbor/codes/code_of_ordinances?nodeId=TITVZOPL_CH55ZO_ARTIIUSRE_
5_7REOC  
 
To sum up: in Ann Arbor, a group of five or more adults, if not related by blood or law, would have to apply for a 

Special Exception Use (same process and type of permit as our Special Use, requiring public notice and public 
hearing) to be declared a “functional family;” a functional family also is subject to different parking standards 
and must not change “type.”  What a “type” is, is unspecified in the ordinance.  

 
Co-ops, roominghouses, frats/sororities, etc, are defined separately; they are permitted in the downtown 
districts (equivalent to our Center district), R4A, B, C, D, & E (multiple family dwelling districts); by special 
exception use in R2B (two family dwelling district and student housing district). The closest City equivalent to 
these districts would be CN and MD.  

 
In Ypsilanti, a “functional family” determination is an administrative decision, which may be appealed to the 

Zoning Board of Appeals. It is the current practice to require an affidavit stating that the group is a family. In 
the past, planners have checked leases. Generally, these inquiries are in response to neighbor complaints, but 
are sometimes borne out of rental housing inspections which reveal an unusually high number of occupants.   

 
 
Ypsi Township 
 
Family: 

1. A single individual or a number of individuals domiciled together whose relationship is of a continuing 
nontransient, domestic character and who are cooking and living together as a single, nonprofit 
housekeeping unit, related by the bonds of consanguinity, marriage, or adoption, together with servants 
of the principal occupants and not more than one additional unrelated person, with all of such individuals 
being domiciled together as a single, domestic, housekeeping unit in a dwelling. 

2. The functional equivalent of the domestic family, that is, persons living together in a dwelling unit whose 
relationship is of a permanent and distinct character and is the functional equivalent of a domestic family, 
with a demonstrable and recognizable bond which constitutes the functional equivalent of the bonds 
which render the domestic family a cohesive unit. This definition shall not include any rooming house, 
society, club, fraternity, sorority, association, lodge, coterie organization or group whose association is 
temporary or seasonal in character or nature. For the purposes of enforcement, it is presumed that a 
functional equivalent of a domestic family is limited to six or fewer persons. 
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Rooming house: A residential building where rooms or suites of rooms are rented, for compensation whether 
under a written lease or not, by arrangement for definite periods, where the renters use common facilities, 
such as hallways and bathrooms. A rooming house shall not include hotels, motels, apartment houses, 
tourist homes, one-family dwellings, two- and multi-family dwellings or fraternity and sorority houses. 

https://library.municode.com/mi/ypsilanti_charter_township,_(washtenaw_co.)/codes/code_of_ordinances?
nodeId=COOR_APXAZO_ARTIICOLADE_S201DE 

Although roominghouses are defined, they do not appear elsewhere in Ypsi Township’s ordinance. It would not 
be unreasonable to assume that they do not permit them.  It would appear that although roominghouses 
(and similar group residences) are not permitted, “functional families” are permitted with up to six people, 
and not permitted with more. Note: It is very possible that this has been interpreted by Ypsilanti Township as 
meaning that they permit/do not enforce on group living arrangements with 6 or fewer people; in Ypsilanti 
City, we permit/do not enforce on group living arrangements with 3 or 4 people, depending on their zoning 
district. In the chart below, we have taken the most conservative approach to interpreting their ordinance. 

 
 Ypsi City Ann Arbor Ypsi Township 
Family by blood or law No cap, + 2 unrelateds No cap No cap, +1 unrelated 
Functional family No cap, administrative 

decision 
No cap, Special Exception 
Use 

Capped at 6 

Non –family 
occupancy (most 
restrictive zoning 
district) 

3 4 Not permitted/6 

Non-family occupancy 
(least restrictive 
zoning district) 

4 6 Not permitted/6 

Roominghouse/group 
residence by right 

HHS: up to 6 downtown districts 
(equivalent to our Center 
district), R4A, B, C, D, & 
E (multiple family 
dwelling districts) 

Not permitted/6 

Roominghouse/group 
residence with Special 
Use 

HHS: more than 6 
CN (no cap) 

R2B (two family dwelling 
district and student 
housing district) 

Not permitted 

 
SYNTHESIS 
 
The neighboring communities seem to have a cap of non-family occupancy at 6. This aligns with the State licensing 
for family day care homes and adult foster care homes; both cap number of parties under care at 6.  It would be 
possible to modify CN to permit for by-right roominghouses/group residences up to 6, with larger 
roominghouses/group residences still requiring a special use permit; likewise, it may be possible to permit 
roominghouses/group residences with up to 6 residents with a special use permit in CN-Mid.  It would be advisable, 
however, to limit both of these to occupying single-family homes; the City does have some “roominghouses” that 
are simply larger units in a multifamily building. These are leftovers, generally, from the first City housing boom in 
the 1940s, and generally constructed to be aligned with the minimum standards for habitability at the time. As they 
are one “unit” in a larger building, they are generally very challenging to update to today’s standards. 
 
It might also be possible to raise the non-family occupancy limit to 4 across the board, rather than only in specific 
zoning districts. However, as noted previously, this can be a contentious topic and should be referred to the Housing 
Committee for further review, so that any ordinance adopted is sustainable and consistent with the goals and 
wishes of the community. 
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MASTER PLAN  page 6 
 
The Guiding Values are used to guide policy and ordinance decisions.  Staff believes that the following three are 
likely the most applicable to this discussion. 
 
Safety comes first. The City is dedicated to being a secure place to live, study, work, visit, and play. 
While budgets for safety services are separate from the Master Plan, decisions about land use, 
housing, transportation, equity and sustainability should protect and enhance safety. 
 
Ensuring that it is possible to provide safe living spaces is important. In this context, safe means not only “safe 
from crime,” but also “safe from hazards,” such as fire, mold, and other risks associated with the older buildings 
that make up Ypsilanti’s housing stock. 
 
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. 
 
A diverse housing stock welcomes a diversity of residents. Ypsilanti already has a relatively diverse housing stock, 
this may increase the number of households with non-family co-occupants.  A building may be easily converted 
from a single-family home to a roominghouse; it is, in some cases, an economical way to house several adults. 
 
We can only achieve our vision by building a community amongst ourselves and with our 
neighbors.  Relationships are the key to success. While each group and neighborhood needs space 
for themselves, the City thrives when we work together. The community includes not only those who 
live in the City, but those who work and study here and own businesses as well as Ypsilanti Community 
Schools, neighboring municipalities, the City of Ann Arbor and Washtenaw County. 

 
As you can see from the difference between Ann Arbor, Ypsilanti City, and Ypsilanti Township, there is a vast 
spectrum of ways to address non-family co-occupancy, even in the relatively small geographic area that is 
Washtenaw County.  The fact that each community has chosen a different way – and different occupancy levels 
and notification requirements despite sharing, essentially, similar populations – speaks to the potentially divisive 
nature of this topic. Although some zoning text amendments are simple and straightforward, this one has 
potential to be highly controversial. Staff recommends that Planning Commission await the recommendations 
from the Housing Committee, as the Housing Committee is in the process of doing research and planning 
outreach regarding recommendations 
 
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 welcomes 

additional population.  This would not substantially change the existing housing stock. 
 Anyone, no matter what age or income, can find a place to call home in Ypsilanti: per the decision-

making rubric, this action maintains, and has the potential to create, homes for additional people.  
Although it is notable that Ypsilanti’s current regulations generally provide a more permissive regulatory 
environment than our neighbors, there is a regional housing shortage at all levels; additional housing at 
all price points and types will be needed to address this shortage. 
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(2) The rezoning is consistent with description and purpose of the proposed district, and.  
This amendment could affect all districts in which housing is permitted, that is, all except PMD and Parks. 

 
(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 could potentially allow more individuals the ability to find a home in Ypsilanti.  This is not inconsistent 
with the aim of the ordinance. This could increase diversity; it could provide stable housing to many; urban 
living is generally preferable from a sustainability standpoint to living in suburban or rural areas; more people 
in Ypsilanti would support transit, and be supported by it; and more people are both more customers and 
more workers for local businesses.  
However, the wording of the particular request- to increase non-family co-occupancy in CN and CN-Mid, in 
particular- would increase non-family co-occupancy in an area which already has a large number of non-
family co-occupants.  The City, historically, has tended to spread out polarizing uses, requiring buffers for 
roominghouses, supportive housing, adult regulated uses, medical marijuana, outdoor cooking, outdoor 
cafes, and more. In light of the Housing Plan process, staff believes it worth having a larger conversation 
about non-family co-occupancy in general, not only in these two districts. 

 
(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 may increase the population of the City, and its density, slightly. This 
would support transit and be supported by it.  This would also provide a greater customer and worker base for 
local businesses. 

 
(5) The proposed amendment will preserve the historic nature of the surrounding area and of the City; and  
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; and  
Staff does not anticipate that this amendment will negatively affect the natural features or environmental 
sustainability of the City.  Increased population density in urban areas, broadly speaking, supports sustainability 
goals. 
 
(7) The proposed amendment will protect the health, safety, and general welfare of the public; or  
The proposed change to the zoning ordinance could help provide more homes to more Ypsilantians. 
 
(8) The proposed amendment is needed to correct an error or omission in the original text; or  
There was not an error or omission in the original text. 
 
(9) The proposed amendment will address a community need in physical or economic conditions or development 
practices; and  
This change would be in reaction to the increasing need for housing of all types in Washtenaw County as a 
whole, and in areas accessible to transit and walkable resources in particular. 
 
(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. 
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STAFF RECOMMENDATION 
 
Staff recommends the Planning Commission recommend that the Housing Committee examine this issue 
as part of its charge to draft a Housing Plan. 
_____________________________ 
Bonnie Wessler 
City Planner, Community & Economic Development Division 
 
c.c. File  



As Amended 
Resolution No. 2018-253 

October 2, 2018 
 
 

 
Resolution directing staff to proceed with an application for a zoning text amendment to 

change the non-family occupancy caps in single-family homes in the CN and CN-Mid 
zoning districts 

 
Whereas Ypsilanti has a diverse housing population including approximately 65% of rental and 
apartment dwellings, and  
 
Whereas Ypsilanti is seeking ways to address increasing demand and costs for housing, and 
 
Whereas Rental Housing is at 95% or higher capacity for much of the year, and  
 
Whereas, apartment tenants are limited to 3 unrelated adults in our current zoning, and  
 
Whereas, this language is restrictive in some cases depending on the number of bedrooms to a 
dwelling, and  
 
Whereas, CN and CN-Mid zones are primarily rental properties and encompasses a wide range of 
numbers of bedrooms, and 
 
Whereas CN and CN-Mid would gain the most benefit from this change allowing for more people 
in some apartments than is currently available, 
 
Whereas this change does not allow an apartment to have more residents in one dwelling than is 
appropriate, 
 
Therefore be it Resolved that the City Council of the City of Ypsilanti directs the Planning 
Commission to consider changing the ‘three unrelated adult’s requirement’ 
 
OFFERED BY: Council Member Bashert 
 
SUPPORTED BY: Council Member Murdock 
 
YES:   6         NO:  0           ABSENT:     1 (Edmonds)       VOTE:  Carried 
 
 
I do hereby certify that the above resolution is a true and correct copy of Resolution 2018-253 
as passed by the Ypsilanti City Council, at their meeting held on October 2, 2018. 
 
      

    __________________________________ 
    Frances McMullan, City Clerk 
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