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c. The Development shall not cause a public or private nuisance and shall 
not have a detrimental effect on the public health, safety or welfare. 

2. The Planning Manager may approve a site plan for administrative approval 
if the change will not significantly alter natural features shown to be 
preserved nor alter or conflict with the stated conditions of the site plan 
approval and if the site plan is in compliance with current laws and 
regulations. For a PUD site plan for administrative approval, the Planning 
Manager shall also determine that the proposed change does not alter the 
fundamental design, conceptual integrity, any specific conditions of the PUD 
development program, the conceptual PUD plan or the supplemental 
regulations.  

The following restrictions shall also apply to Administrative Approval of a 
PUD site plan:   

a. Adjustment in approved phase lines shall not result in a change greater 
than 10% of the land area in any phase, or 10% of the number of approved 
Lots, or 10% of the approved maximum Floor Area.   

b.  Any decrease in Building size or changes in bedroom counts per 
Dwelling Unit shall not reduce the size or number of affordable housing 
units approved as part of the PUD site plan.   

E. Effect of Site Plan Approval  
1. For three years from the date of approval of a site plan, permits may be 

issued and the land developed consistent with that plan and the regulations, 
laws and ordinances in effect at the time of approval, unless new regulations, 
laws and ordinances are made applicable to previously approved 
Developments. After three years from approval, if Development activities 
have substantially ceased during the previous year, then no permits shall be 
issued unless the site plan is reconsidered in the manner provided for new 
site plans. Nothing in the section shall prevent permits, such as Grading and 
Building permits, from being issued after three years from approval provided 
that substantial and good-faith progress has been made during the previous 
year. 

2. An approved site plan shall become part of the record of approval. 
Subsequent actions relating to the activity authorized shall be consistent 
with the approved site plan and any Development Agreement, including but 
not limited to the measures for protection and mitigation of Natural 
Features. 

3. To obtain permits for any Building or site improvement, the property owner 
shall agree to construct, install or place all required site improvements in 
compliance with an approved site plan. All public improvements must meet 
current City PSA Standards and Specifications. Prior to the issuance of any 
Building permit, site improvements necessary to meet the requirements for 
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fire coverage and emergency access must be installed and approved by the 
fire service unit.  

4. The property owner shall have a continuing obligation to maintain required 
site improvements, Natural Features to be preserved, and Natural Features 
mitigation in a good condition. 

 . Site Plan for Development Required Information 
Applications for Site Plan for Development (Site Plan for City Council Approval, 
Site Plan for Planning Commission Approval, and Site Plan for Administrative 
Approval) shall include the following information submitted in the format, and 
quantities, and manner as determined by the Planning Manager.  The scale shall be 
no greater than 1”:50’.  Site plan sets should be organized as closely as practical 
according to the information requirements below but may be further separated or 
combined for clarity or efficiency depending on the size of the Site and complexity of 
the proposed Developments.   

0. Cover Sheet – The following general project information should be provided 
on the cover sheet of the plan set and all subsequent sheets as appropriate.  
 . Project name, address or location, and type of site plan.   

 . Applicant and agent information, including name, address and contact 
information. If the Applicant is not the owner of the land, a letter of 
authorization to proceed with the application must be provided by the 
land owner.   

 . Statement of interest in the land, including conditions for sale or 
purchases of parcels such as deed restrictions, reservation of land for 
other uses, or other conditions which may have bearing on the total land 
Development. 

 . Vicinity map identifying the location of Site within the City, including 
nearest major roads and significant features such as schools, shopping 
centers and parks.    

 . North indicator (pointing up or to the left) and drawing scale in bar 
graph form.  

 . Legal description of the Site, including total acreage of the parcel(s) and 
total acreage of public or private roads contained in the legal description.  

 . Sheet index and date of plan set.  

 . Required Statements - A brief written statement addressing the 
following concerns: 

 ) Identification of associated applications such as annexation petition, 
rezoning petition, PUD Zoning District petition, Special Exception 
Use petition, planned project modification request, landscape 
modification request, or variance application.   Identification of 
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special circumstances associated with the application that require 
additional procedures or specific approvals such as Natural Features 
buffer area disturbance, Wetland Use Permit, brownfield 
application, historic district designation, or previously granted 
variances.  History of previous site plan approvals.   

 ) Proposed development program, including proposed land use, 
improvements, Floor Area or number of Dwelling Units and 
bedrooms, access and circulation, off-street parking, preliminary 
construction phasing and estimated construction costs.  

 ) Community Analysis 
( ) Impact of proposed Development on public schools. 
( ) Relationship of intended use to neighboring uses.  
( ) Impact of adjacent uses on proposed development. 
( ) Impact of proposed Development on the air and water quality, 

and on existing Natural Features of the Site and neighboring 
Sites.  

( ) Impact of the proposed use on historic Sites or structures which 
are located within an historic district or listed on the National 
Register of Historic Places.  

( ) Natural Features General Descriptions and Impacts:  A brief 
summary of the Natural Features (Woodlands, Wetlands, water 
courses, Landmark Trees, Steep Slopes and Endangered Species 
Habitat) found on the Site.  A detailed report of the quality, 
character and health of all existing Natural Features, and 
identification of all proposed impacts to them.  

 ) Traffic Statement:  The number of vehicle trips per unit per peak 
hour and supporting documentation from the ITE Manual.   

 ) Public Sidewalk Maintenance Statement 
 . Comparison Chart of Requirements and Existing and Proposed 

Conditions 

 ) Zoning Classification. 
 ) Lot Area. 
 ) Total area of all Floors (measured from exterior faces of the exterior 

walls or from the center line of walls separating two Buildings), 
Floor Area and Floor Area Ratio (FAR), or Density. 

 ) Open Space and Active Open Space. 
 ) Required Setbacks and Yards (front, side and rear). 
 ) Height and stories. 
 )   Off-street vehicle parking, including accessible and barrier free 

spaces. 
 ) Bicycle parking, including class. 
 ) Notation of variances granted or proposed, planned project 

modifications approved or proposed. 
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0. Existing Conditions Plan– Drawings and written descriptions of the existing 
conditions of the Site must be included on the plans, including the following:   
 . ALTA Land Survey.     

 ) Exception:  Where there are no existing public utilities on the Site, 
the Planning Manager may waive the requirement to provide an 
ALTA Land Survey for Site Plans for Administrative Approval or 
when the combination of existing conditions and proposed 
Development are so minor that preparing an ALTA Land Survey 
would be a significant financial hardship to the Applicant.  In those 
cases, an existing conditions plan illustrating the boundaries of the 
Site, location of all structures and improvements, and any 
easements, prepared by a professional land surveyor must be 
provided.   

 . Existing and proposed contours extending 50 feet beyond the Site at a 
minimum interval of two feet.   

 . If new City public sanitary sewer, water mains, Storm Water 
Management System, or streets are proposed in conjunction with a site  
plan, the plans must be referenced to the Ann Arbor Geodetic Reference 
System.  

0. Dimensional Layout Plan – Drawings and written descriptions of the 
proposed Development must be provided on the plans, demonstrating 
compliance with all applicable Development standards such as building area, 
height and placement, off-street parking, streets and access, including the 
following:   
 . Existing and proposed Lot lines.  

 . Minimum and maximum Required Setback Lines, including Established 
Front Building Line and required increases to the normal minium side 
and rear setbacks, if applicable; existing and proposed Front, Side and 
Rear Yards.  

 . Existing and proposed Buildings.  

 . Vehicle Parking Spaces, aisles and Driveways.  Identify any “no parking” 
areas or fire lanes and indicate any proposed signage.   

 . Bicycle parking, including detail of facilities.  

 . Curb Cuts, drive Approaches and curb radii dimensions, including all 
Curb Cuts on the opposite side of the street from the Site.  Dimension of 
all Fire Department access roads or lanes, if applicable, including width 
at hydrant, dead end lengths, turn-around location, turning radii, etc.   

 . Open Space and Active Open Space.  
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 . Natural features buffer.  

 . Conflicting land use buffer.  

 . Solid waste enclosure, including dimensioned detail.   

 . Perspective sketch of building showing Streetwall Height and Offset, if 
applicable.   

0. Natural Features Plan – Drawings and written descriptions identifying all 
Natural Features on the Site, proposed protection measures for avoiding 
disturbance to existing Natural Features, alternatives analysis, and proposed 
mitigation for any disturbed or removed Natural Features to determine 
compliance with applicable Development standards must be included on the 
plan, including the following:   
 . Accurate location and description of all Natural Features within the 

Limits of Soil Disturbance and in an area extending 50 feet beyond the 
Limits of Soil Disturbance, including: 

 ) Limits of Soil Disturbance. 
 ) Boundary and description of any Endangered Species Habitat. 
 ) Boundary and elevation of any 100-year floodplain.  
 ) Location, species and Critical Root Zone and condition of Landmark 

Trees.  
 ) Location of all Steep Slopes and a cross section through the Site 

showing the proposed activity in relationship to the topography.  
 ) Existing and proposed Watercourses showing depths, normal water 

levels, shore gradients, type of bank retention and shore vegetation.  
 ) Boundary and character of all Wetlands.  

 . Boundary and basal area of any Woodland, with location, species and 
DBH of all trees six inches DBH or greater within the Woodland area.  

 . Location and extent of required Natural Features buffer.  Identification of 
any temporary or permanent activity (i.e. impacts or disturbance) within 
the Natural Features buffer.  

 . When any activity within the Natural Features buffer is proposed, a 
written justification responding to each general criteria for determining a 
proposed activity in the Natural Features buffer is in the public interest.   

 . Protection measures for those existing Natural Features proposed to be 
protected as part of the Development, including protections from the 
construction of the Development.   

 . Identification of all Natural Features proposed to be impacted, disturbed, 
or removed by the Development, including the construction of the 
Development.   
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 . Alternatives Analysis:  When any Natural Features are proposed to be 
removed or disturbed, drawings and descriptions of at least two 
alternative plans that were prepared and considered but are not proposed 
which demonstrate and justify that the proposed Development limits the 
disturbance or removal of Natural Features on and adjacent to the Site to 
the minimum necessary to reasonably accomplish the permitted use.  

 . Proposed mitigation measures:  When any Natural Features are proposed 
to be removed or disturbed, proposed mitigation measures must be 
provided including:  

 ) Written description of the mitigation program, identifying the 
type and appropriate quantity (i.e. basal area, square feet, caliper 
inches) of Natural Features removed or disturbed and the 
appropriate quantity of the mitigation proposed.  

 ) Replacement calculations.  
 ) Location of proposed mitigation plantings.  
 ) Chart listing the proposed mitigation plantings, including 

botanical and common names, caliper sizes, root type and height.  
 ) Timing schedule for implementation of mitigation measures.  
 ) Notation and description of any proposed alternative mitigation 

measures.   
0. Natural Features Overlay Plan – A drawing including the dimensional 

layout and the existing Natural Features on Site. 
0. Landscape Plan – Drawings and written descriptions of proposed 

landscaping, screening and buffers demonstrating compliance with applicable 
Development standards such as interior landscaping of Vehicular Use Areas, 
Right-of-Way screening, conflicting land use buffers, and Natural Features 
mitigation in order to determine compliance with applicable Development 
standards must be provided on the plans, including the following: 
 . Location, size and species of existing trees and vegetation, and Natural 

Features.  

 . Location of light poles, refuse containers and enclosures, mechanical 
equipment and hydrants.  

 . Limits of Vehicular Use Area and notation of its size in square feet.  

 . Proposed locations of required landscaping, screening and buffers, street 
trees and plantings.  

 . Table identifying Vehicular Use Area, interior landscape islands, Right-
of-Way screening, conflicting land use buffer, and street tree planting 
requirements and proposed plantings and areas to satisfy requirements.  
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 . Proposed plant list, including caliper sizes, root type, height of material, 
botanical and common name, type and amount of mulch, ground cover 
and grasses.  

 . Notation of requested modifications if any.   

 . Planting and staking details in accordance with the standards established 
by the PSA Administrator.   

 . Specification for treatment of compacted soil on the entire Site.  

 . Specification for planting media in landscape areas.  

 . Irrigation plan or water outlets (hose bibs).  

 . Landscape maintenance program, including a statement that all diseased, 
damaged, or dead material shall be replaced in accordance with this Code 
by the end of the following planting season as a continuing obligation for 
the duration of the site plan.   

 . Identification of snow storage areas, including a statement that snow 
shall not be pushed onto interior landscape islands unless designed for 
snow storage.  

 . Berms, retaining walls, screen walls, Fences, tree wells to preserve 
existing trees, culverts to maintain natural drainage patterns, or any 
other construction details necessary to resolve specific Site conditions.   

0. Utility Plan – Drawings and written descriptions of the existing and 
proposed public utilities serving the Site must be provided on the plans, 
including the following: 
 . Location and size of existing and proposed public water, sanitary sewer 

and storm sewer mains and leads.  Note invert elevations of storm and 
sanitary mains.   

 . Location of existing and proposed fire hydrants. Indicate a 250-foot or 
350-foot radius, as appropriate for the type of proposed Development,  
around each hydrant.  Show and dimension hose lay to any external 
portion of a Structure via an approved fire route from any hydrant or 
combination of hydrants.  Location of fire department connections (FDC) 
to Buildings. Dimension distance of the hose lay from the FDC to the 
nearest hydrant via an approved fire route (provide dimension following 
an actual hose laying route).  Location of Knox Box, if applicable.  
Include a separate Fire Protection and Access Plan sheet if necessary for 
clarity.   

 . Location of existing Public Utility easements, including liber and page 
number.  
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 . Location and dimension of proposed Public Easements.  Notation that 
legal descriptions of proposed easements will be provided with 
construction drawings and engineering plan submittals as required.  

 . Sanitary sewer flow mitigation calculations.   

 . Location and notation of firewalls within existing or proposed Buildings, 
or notation that none are existing or proposed.   

0. Grading and Soil Erosion Control and Storm Water Management Plan  - 
Drawings and written descriptions demonstrating compliance with the 
applicable Development standards for Grading and soil Erosion controls 
must be provided on the plans, including the following:  
 . Vicinity map showing location of Site and all adjacent properties within 

500 feet of the Site boundaries showing relationship to any Watercourse.  

 . Soil investigation report, survey or profile of data regarding the nature, 
soil type, distribution, erodibility, and supporting ability of existing soils 
or rock on the Site in accordance with the United States Department of 
Agriculture soil survey standards.  

 . Existing and proposed topography at a maximum of two-foot contour 
intervals, elevations or similar slope descriptions, extending at least 50 
feet beyond Site boundary.  

 . Location of any existing Structure or Natural Feature on the Site and on 
land extending at least 50 feet beyond the Site boundary lines.  

 . Location of proposed Structures or Development on the Site including 
physical limits of each proposed Earth Change and all proposed 
temporary and permanent soil Erosion and Sedimentation Control 
Measures.  

 . Plans, section and construction –quality details of all soil Erosion and 
Sedimentation Control Measures, existing and proposed on-site drainage 
and dewatering facilities, retaining walls, cribbing, planting, anti-Erosion 
devices or other protective devices to be constructed in connection with, 
or as part of, the proposed work.  

 . Estimated total cost of the required controls during construction, 
including dust emission control.  

 . Estimated total cost of protecting all exposed oil surfaces from Erosion 
should construction discontinue.  

 . Estimate of the quantity of excavation and Fill involved.  

 . Amount of impervious area existing and proposed, and square footage of 
impervious area reconfigured to accommodate new improvements.   
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 . If a Storm Water Management System is required, computations and 
design of the Storm Water Management System, such as: 

 ) Calculations used to derive the run-off coefficients. 
 ) Map showing the drainage area and land tributary to the Site and 

estimated runoff of the area served by any drain. 
 ) Required storage volume calculations, including first flush, bankfull, 

and 100-year storm events. 
 ) Calculations for the provided/proposed storage facility. 
 ) Required and proposed release rate calculations. 
 ) A plan for the continued maintenance of the permanent Storm 

Water Management System. 
 ) Any other pertinent calculations as determined necessary by the 

PSA Administrator. 
 ) If an alternative method of storm water detention is proposed, a 

written description of the alternative method of storm water 
detention and a written explanation as to why the proposed 
alternative conforms to the Development standards of this Code.  

 . Timing and construction sequence of each proposed Earth Change, 
including:  installation of temporary and permanent soil Erosion and 
Sedimentation Control Measures, striping and Clearing, rough Grading, 
installation and Stabilization of Storm Water Management Systems, 
construction of utilities, roads, infrastructure, and Buildings, final 
Grading and landscaping, and removal of temporary soil Erosion and 
Sedimentation Control Measures;  identify all proposed phasing 
consistent with the approved site plan or final preliminary plat.   

 . A program proposal for the continued maintenance of all permanent soil 
Erosion and Sedimentation Control Measures that remain after Project 
Completion, including:  designation of the person or party responsible for 
the maintenance; maintenance responsibilities shall become part of any 
sales or exchange agreement for the land on which the permanent soil 
Erosion and Sedimentation Control Measures are located.  

 . Other information or data as may be required to demonstrate compliance, 
such as a soil Erosion control statement including:  

 ) Consideration of alternative actions with evaluation of each. 
 ) Description of probable adverse environmental effects that cannot 

be avoided. 
 ) Identification of any negative impact to Natural Features, including 

Woody Plants. 
 ) Analysis of primary and secondary consequences of short-term uses 

of the environment in relation to the maintenance and enhancement 
of long-term productivity.  Remedial, protective and mitigation 
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measures are to be developed for any environmentally detrimental 
aspect.  

 ) If determined necessary by the Planning Manager, a hydrological 
study may be required where the Clearing, Grading, or addition of 
Impervious Surface is proposed within a floodplain not regulated by 
the MDEQ or unmapped flood prone areas or any lake, pond, 
Watercourse, or Wetlands.  The study shall follow the format used 
by the MDEQ for hydraulic reports and shall demonstrate that the 
proposed activity complies with the review standards of this Code.  

0. Massing and Architectural Plans – Drawings and written descriptions of the 
massing, architectural design and details, and façade materials of proposed 
Buildings must be provided on the plans, including:  
 . Dimensioned floor plans of each building Floor identifying areas 

excluded from Floor Area and excluded from FAR calculations.   

 . Vertical sections through the Site showing existing and proposed 
elevations. 

 . Dimensioned architectural design and details with labeled materials. 

 . Perspective renderings of the proposed Development. 

0. Photometric Plan – Drawings and written descriptions of proposed lighting 
demonstrating compliance with the applicable Development standards, 
including:  
 . Location, type and details of proposed lighting fixtures. 

 . Photometric diagram showing predicted maintained lighting levels of the 
proposed lighting fixtures.  

0. Transportation Impact Analysis – For proposed Developments that will 
generate more than three trips per unit per peak hour or 50 trips per peak 
hour, a transportation impact analysis must be provided including the 
following.  The methodology to be employed in determining street capacities 
shall conform to the  2010 Institute of Transportation Engineers’ 
Transportation Impact Analyses for Site Development, or the latest revision 
thereof.   

 . Existing traffic volumes passing on all streets abutting the proposed 
Development during the peak hour.  Traffic from other new and 
proposed Developments in the area should be considered.  

 . Existing peak hour turning movements of vehicular and non-motorized 
traffic at all public street intersections within a minimum 200 feet of the 
proposed Development, or those intersections that may be impacted by 
the proposed Development.  
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 . Projected peak hour generation rate and peak hours of generation for the 
proposed Development.  

 . Projected peak hour traffic movements as a result of the Development.  

 . A capacity analysis for impacted intersections.  

 . A statement of the total impact the projected generation will have on the 
existing level of service as determined and certified by a registered 
engineer.  

 . A sketch plan showing all existing Driveways to public streets within 
200 feet of the proposed Development and all on-street parking or 
loading areas.  

 . Proposed Site access Driveways with a determination if a deceleration 
lane or taper is necessary based on current City warrant analysis 
standards, a determination if a left-turn by-pass lane is necessary based 
on a warrant analysis, and a sight distance study at the Site access 
Driveway.  

 . A pedestrian circulation plan showing all possible points of conflict 
between motorized traffic and pedestrian/bicycle traffic on public streets 
and sidewalks within 200 feet of the proposed Development, or those 
intersections that may be impacted by the proposed Development.  

 . A gap study for pedestrian or vehicular traffic may be required at non-
signalized locations that may be impacted by the proposed Development.  

 . The analysis shall provide a determination of the service volume and 
capacity of adjacent streets including the traffic from the Development. 

 .A. Criteria for review of a Traffic Impact Analysis 

0.1. The traffic and/or parking impact analysis shall be reviewed by the Public 
Services Area for completeness and accuracy.   

0.1. Proposals that will contribute traffic to streets or intersections that are or 
will be as a result of this proposal at a level of Service D, E, or F as defined in 
the Highway Capacity Manual may be denied by Commission and Council 
until such time as necessary street or traffic improvements are scheduled for 
construction. 

 .A. Criteria for review of Natural Features Plan 
In determining whether a proposed disturbance or removal of Natural Features is 
limited to the minium necessary to allow a reasonable use of the land, the approving 
body shall apply the following criteria: 
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0.1. The importance and overall value of a Natural Feature, both on the Site and 
on a city-wide basis. In general, the importance of a Natural Feature 
increases with its rarity, size, age and condition. 

0.1. The existence and overlapping Natural Features in one area. Overlapping 
Natural Features increase the importance and overall value for preservation 
of the area. 

0.1. The impact of the proposed disturbance on the integrity of ecological 
systems or the continuity between Natural Features. Whenever possible, 
ecological systems and continuity between Natural Features should be 
preserved. 

0.1. The amount of disturbance in relation to the scale of the proposed 
development and to that permitted by this chapter. 

0.1. The adequacy of the mitigation plan. 

5.29.1595.29.7 Area Plans  

A. Applicability  
An approved area plan shall be required with: 

1. The approval of any plat or site plan if the Applicant owns or controls 
contiguous land not included in the proposed plat or site plan. 

2. An amendment to the zoning map, unless the amendment is to permit a one-
Family or Two-Family Dwelling in a residential zone or to permit a planned 
unit development (PUD) zoning district. 

B. Waiver of Requirement 
Upon recommendation of the PDSU Manager, the Planning Commission may waive 
the area plan requirement upon the determination that no new construction is 
proposed and a survey of the existing improvements on the Site is provided, or a 
preliminary plat or site plan that has been approved or is submitted for approval 
concurrently with an amendment to the zoning map. 

C. Approval Procedures  
a. Preliminary Procedures.  Before submitting an area plan for 

formal review, the Applicant shall meet with the Planning Manager to 
review the proposal and applicable City requirements. To initiate a formal 
review, all drawings and other required materials, as specified in this chapter 
shall be filed with the Planning Manager. An area plan may be rejected if 
these materials are inadequate to make the foregoing determinations. The 
Planning Manager shall review the materials filed and, after conferring with 
the Applicant and appropriate City departments, shall submit a report and 
recommendation to the Planning Commission.  

b. Planning Commission Recommendation.  The Planning 
Commission shall hold a public hearing and, within a reasonable time 
following the close of the public hearing, the Planning Commission shall 



Article V: Administrative Bodies and Procedures  
5.29  Specific Procedures| 5.29.7 Area Plans 

 

Effective Date:  September 22, 2019 Page 211 

make a recommendation to the City Council to approve or deny the area 
plan.  

c. City Council Approval.  Upon receipt of the Planning 
Commission’s recommendation, the City Council shall approve or reject the 
area plan within a reasonable time following the close of the public hearing.   

d. Administrative Approval of Conditions.  If approval by the 
City Council is conditioned on changes to the area plan, the Applicant must 
submit revised drawings with the necessary changes to the Planning 
Manager within 30 days of approval by City Council or the area plan 
approval shall lapse. If the revised drawings include all changes and 
conditions required by City Council, the Planning Manager shall approve the 
area plan. 

D. Criteria for Area Plan Approval  
An area plan shall be approved by the City Council after it determines that: 

1. The contemplated Development complies with all applicable state, local or 
federal laws, ordinances, standards and regulations. 

2. The Development will limit the disturbance of Natural Features to the 
minimum necessary to allow a reasonable use of the land. 

3. The Development will not cause a public or private nuisance and will not 
have a detrimental effect on the public health, safety or welfare. 

4. If the area plan requires an amendment to the zoning map, the proposed uses 
or other uses permitted under the proposed zoning will be compatible with 
the City's adopted plans and policies. 

E. Effect of Area Plan Approval  
An area plan is valid until replaced by an approved plat or site plan. The ordinances 
and regulations in effect at the time of City Council approval of an area plan shall be 
applicable to a plat or site plan consistent with the approved area plan for a period of 
three years, unless amended ordinances or regulations are specifically made 
applicable to approved area plans during that period. 

F. Area Plan Submittal Requirements 
Applications for area plans shall include the following information submitted in the 
scale, format and quantities, and manner as determined by the Planning Manager.  
Area plan sets should be organized as closely as practical according to the 
information requirements below but may be further separated or combined for 
clarity or efficiency depending on the size of the Site and complexity of the proposed 
Developments.   

1. General Project Information – The following information should be provided 
on the cover sheet of the plan set.  
a. Project name, address or location.   
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b. Applicant and agent information, including name, address and contact 
information. If the Applicant is not the owner of the land, a letter of 
authorization to prceed with the application must be provided by the land 
owner.  

c. Statement of interest in the land, including conditions for sale or 
purchases of parcels such as deed restrictions, reservation of land for 
other uses or other conditions which may have bearing on the total land 
Development. 

d. Vicinity map of all property within 250 feet of the Development, north 
indicator and drawing scale in bar graph form.  

e. Legal description of the Site, including total acreage of the parcel(s) and 
total acreage of public or private roads contained in the legal description.  

f. Sheet index and date of plan set.  

g. Identification of associated applications such as annexation petition, 
rezoning petition, or PUD Zoning petition.  Identification of special 
circumstances that may be associated with the contemplated 
Development such as Wetland Use Permit, brownfield application, 
historic district designation, or previously granted variances.  

2. Required Statements - A brief written statement addressing the following 
concerns: 
a. Development Program.  A brief statement describing:   

i) The proposed land use and related improvements to the Site, 
including amount of new Floor Area, parking and proposed density.  

ii) Preliminary phasing proposal and probable project construction 
cost.  

iii) Community Analysis.  A brief statement of the following: 
(a) Impact of proposed Development on public schools 
(b) Relationship of intended use to neighboring uses.  
(c) Impact of adjacent uses on proposed development 
(d) Impact of proposed Development on the air and water quality, and 

on existing natural features of the Site and neighboring Sites.  
(e) Impact of the proposed use on historic Sites or Structures which 

are located within an historic district or listed on the National 
Register of Historic Places.  

3. Site Analysis - Drawings and written statements of the existing Site 
conditions, including the following:   
a. Existing land use and activity on the Site.  

b. An inventory of Site conditions including:  soil types; site vegetation; and 
existing topography at five foot or best available contour intervals.  
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c. A general description of all Natural Features on the Site and within the 
area 50 feet beyond the property line, including:  

i) The nature and extent of Endangered Species Habitat.  
ii) The location of any 100-year floodplain.  
iii) The location, size and species of all Landmark Trees.  
iv) The location of all Steep Slopes.  
v) The location of all existing Watercourses.  
vi) The boundary and character of all Wetlands.  
vii) The boundary and basal area estimate, based on field samples, of any 

Woodlands.  
d. Location and use of all existing Structures on the Site.  

e. Existing and proposed vehicular, pedestrian and bicycle ways and access 
points.  

f. Utility availability and proposed connections together with all existing 
Public Rights-of-Way and public and private easements.  

g. Existing and proposed general drainage pattern of the Site and adjoining 
area.  

h. A summary in the form of an overlay showing how the proposed land use 
or activity relates to the graphic description of the existing Site 
conditions including Natural Features.  

4. Schematic Design – Drawings and written descriptions of the proposed 
Development, including the following:  

 

a. Existing and proposed topography at five foot or best available contour 
intervals and Limits of Soil Disturbance.  

b. Orientation and general location of all proposed improvements.  

c. Vertical sections through the Site showing existing and proposed 
improvements will result in a significant change in a Steep Slope.  

d. Proposed pedestrian, vehicle, and service circulation patterns on the Site.  

e. Proposed Lot lines and Required Setback Lines.  

f. Areas of Natural Features which are proposed to be removed or 
distributed and a general description of mitigation plans.  

g. Natural Features General Descriptions:  Woodlands, Wetlands, 
Landmark Trees, Watercourses, Steep Slopes, floodplains, Endangered 
Species Habitat.  
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h. Traffic Statement:  The number of vehicle trips per unit per peak hour 
and supporting documentation from the ITE Manual.   

i. Public Sidewalk Maintenance Statement. 

j. Comparison Chart of Requirements and Existing and Proposed 
Conditions 

i) Zoning Classification 
ii) Lot Area. 
iii) Total area of all Floors (measured from exterior faces of the 

exterior walls or from the center line of walls separating two 
Buildings), Floor Area and Floor Area Ratio (FAR), or Density.  

iv) Open Space and Active Open Space. 
v) Setbacks (front, side and rear). 
vi) Height and stories. 
vii) Off-street vehicle parking, including accessible and barrier free 

spaces. 
viii) Bicycle parking, including class. 

5.29.8 Required Plan Information 

 

Table 5.29-1. REQUIRED PLAN INFORMATION 

Site Plan Sheet Area Plan 

Site Plan 
for Special 
Exception 

Use 

Site Plan for 
Administrative 

Approval 

Site Plan for City 
Planning 

Commission OR 
City Council 

Approval 

Cover Sheet (5.29.8.A) 
 

 

  

Existing Conditions Plan (5.29.8.B) 
 

 

  

Conceptual Dimensional Layout Plan 
(5.29.8.C) 

 

      

Dimensional Layout Plan (5.29.8.D)   
   

Transportation Impact Analysis (5.29.8.E) 
 

 

  

Natural Features Plan (5.29.8.F)     
  

Natural Features Overlay Plan (5.29.8.G)     
  

Landscape Plan (5.29.8.H)     
  

Utility Plan (5.29.8.I)     
  

Grading & Soil Erosion Control & Storm 
Water Management Plan (5.29.8.J)     
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Massing & Architectural Plans (5.29.8.K)     
  

Photometric Plan (5.29.8.L)     
  

 

 

Applications for Area Plans or Site Plans for Administrative Amendment, Special 
Exception Use, or Development shall include the following information as indicated 
in Table 5.29-1 XX.X Required Plan Information, submitted in the format, 
quantities, and manner determined by the Planning Manager.  The scale shall be no 
greater than 1”:50’.  Site plan sets should be organized as closely as practical 
according to the information requirements below but may be further separated or 
combined for clarity or efficiency depending on the size of the Site and complexity of 
the proposed Developments.   

A. Cover Sheet – The following general project information should be provided on 
the cover sheet of the plan set and all subsequent sheets as appropriate.  

1. Project name, address or location, and type of sit or area plan.   

2. Applicant and agent information, including name, address and contact 
information. If the Applicant is not the owner of the land, a letter of 
authorization to proceed with the application must be provided by the land 
owner.   

3. Statement of interest in the land, including conditions for sale or purchases 
of parcels such as deed restrictions, reservation of land for other uses, or 
other conditions which may have bearing on the total land Development. 

4.  Area Plan: Vicinity map of all property within 250 feet of the Development.  

5. Site Plan: Vicinity map identifying the location of Site within the City, 
including nearest major roads and significant features such as schools, 
shopping centers and parks.    

6. North indicator (pointing up or to the left) and drawing scale in bar graph 
form.  

7. Legal description of the Site, including total acreage of the parcel(s) and total 
acreage of public or private roads contained in the legal description.  

8. Sheet index and date of plan set.  

9. Required Statements - A brief written statement addressing the following 
concerns: 

a.  Identification of associated applications such as annexation petition, 
rezoning petition, PUD Zoning District petition, Special Exception Use 
petition, planned project modification request, landscape modification 
request, or variance application.   Also, identification of special 
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circumstances associated with the application that require additional 
procedures or specific approvals such as Natural Features buffer area 
disturbance, Wetland Use Permit, brownfield application, historic district 
certificate of appropriateness, or previously granted variances.  Include a 
history of previous site plan approvals.   

b.  Proposed development program, including proposed land use, site 
improvements, Floor Area or number of Dwelling Units and bedrooms, 
access and circulation, off-street parking, and if construction is proposed, 
preliminary construction phasing and probable project construction cost. 

c.  Community Analysis 

d.  Impact of proposed Development on public schools. 

i) Relationship of intended use to neighboring uses.  
ii) Impact of adjacent uses on proposed development or Special 

Exception Use 
iii) Impact of proposed Development on the air and water quality, and 

on existing Natural Features of the Site and neighboring Sites.  
iv) Impact of the proposed use on historic Sites or structures which are 

located within a historic district or listed on the National Register 
of Historic Places.  

v) Natural Features General Descriptions and Impacts:  A brief 
summary of the Natural Features (Woodlands, Wetlands, water 
courses, Landmark Trees, Steep Slopes and Endangered Species 
Habitat) found on the Site.  A detailed report of the quality, 
character and health of all existing Natural Features, and 
identification of all proposed impacts to them.  

vi) Traffic Statement:  The number of vehicle trips per unit per peak 
hour and supporting documentation from the ITE Manual.   

vii) Public Sidewalk Maintenance Statement 
e. Comparison Chart of Requirements and Existing and Proposed 

Conditions 

i) Zoning Classification. 
ii) Lot Area. 
iii) Total area of all Floors (measured from exterior faces of the exterior 

walls or from the center line of walls separating two Buildings), 
Floor Area and Floor Area Ratio (FAR), or Density. 

iv) Open Space and Active Open Space. 
v) Required Setbacks and Yards (front, side and rear). 
vi) Height and stories. 
vii)   Off-street vehicle parking, including accessible and barrier free 

spaces. 
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viii) Bicycle parking, including class. 
ix) Notation of variances granted or proposed, planned project 

modifications approved or proposed. 

B. Existing Conditions Plan– Drawings and written descriptions of the existing 
conditions of the Site must be included on the plans, including the following:   

1. ALTA Land Survey.     

Exception:  Where there are no existing public utilities on the Site, the 
Planning Manager may waive the requirement to provide an ALTA Land 
Survey for an Area Plan, Site Plan for Administrative Amendment, or Site 
Plan for Special Exception Use ,or when the combination of existing 
conditions and proposed Development are so minor that preparing an ALTA 
Land Survey would be a significant financial hardship to the Applicant.  In 
those cases, a site analysis , prepared by a professional land surveyor and 
showing the following, must be provided:  

a.   Existing land use and activity on the Site. 

b.  An inventory of site conditions including: soil types; site vegetation; and 
existing topography at five foot or best available contour intervals. 

c.    A general description of all Natural Features on the Site and within 
the area 50 feet beyond the property line, including:  

i) The nature and extent of Engangered Species Habitat 
ii) The location of any 100-year floodplain. 
iii) The location, size and species of all Landmark Trees. 
iv) The location of all Steep Slopes. 
v) The location of all existing Watercourses. 
vi) The boundary and character of all Wetlands. 
vii) The boundary and basal area estimate, based on field samples, of 

any Woodlands. 
d.   Location and use of all existing Structures on the Site. 

e.   Existing and proposed vehicular, pedestrian and bicycle ways and 
access points. 

f.   Utility availability and proposed connections together with all existing 
Public Rights-of-Way and public and private easements. 

g.   Existing and proposed general drainage pattern of the Site and 
adjoining area.  

h.   A summary in the form of an overlay showing how the proposed land 
use or activity relates to the graphic description of the existing Site 
conditions including Natural Features.    
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i. Existing and proposed contours extending 50 feet beyond the Site at a 
minimum interval of two feet.   

j. If new City public sanitary sewer, water mains, Storm Water 
Management System, or streets are proposed in conjunction with a site  
plan, the plans must be referenced to the Ann Arbor Geodetic Reference 
System.  

C. Conceptual Dimensional Layout Plan – Drawings and written description of the 
proposed Development, including the following:  

1. Existing and proposed topography at five foot or best available contour 
intervals and Limits of Soil Disturbance. 

2. Orientation and general location of all proposed improvements.  

3. Vertical sections through the Site showing existing and proposed 
improvements will result in a significant change in a Steep Slope. 

4. Proposed pedestrian, vehicle, and service circulation patterns on the Site 

5. Proposed Lot lines and Required Setback Lines. 

6. Areas of natural features which are proposed to be removed or distributed 
and a general description of mitigation plans. 

7. Natural Features General Descriptions: Woodlands, Wetlands, Landmark 
Trees, Watercourses, Steep Slopes, floodplains, Endangered Species Habitat.  

D. Dimensional Layout Plan – Drawings and written descriptions of the proposed 
Development must be provided on the plans, demonstrating compliance with all 
applicable Development standards such as building area, height and placement, 
off-street parking, streets and access, including the following:   

1. Existing and proposed Lot lines.  

2. Minimum and maximum Required Setback Lines, including Established 
Front Building Line and required increases to the normal minium side and 
rear setbacks, if applicable; existing and proposed Front, Side and Rear 
Yards.  

3. Existing and proposed Buildings.  

4. Vehicle Parking Spaces, aisles and Driveways.  Identify any “no parking” 
areas or fire lanes and indicate any proposed signage.   

5. Bicycle parking, including detail of facilities.  

6. Curb Cuts, drive Approaches and curb radii dimensions, including all Curb 
Cuts on the opposite side of the street from the Site.  Dimension of all Fire 
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Department access roads or lanes, if applicable, including width at hydrant, 
dead end lengths, turn-around location, turning radii, etc.   

7. Solid waste enclosure, including dimensioned detail.   

8. Area Plan: Landscaping, fences and retaining walls.  

9. Site Plan: Open Space and Active Open Space.  

10. Site Plan: Natural features buffer.  

11. Site Plan:  Conflicting land use buffer.  

12. Site Plan: Perspective sketch of building showing Streetwall Height and 
Offset, if applicable.   

E. Transportation Impact Analysis – For proposed Special Exception Uses or 
Developments that will generate more than three trips per unit per peak hour or 
50 trips per peak hour, a transportation impact analysis must be provided 
including the following.  The methodology to be employed in determining street 
capacities shall conform to the  2010 Institute of Transportation Engineers’ 
Transportation Impact Analyses for Site Development, or the latest revision 
thereof.   

1. Existing traffic volumes passing on all streets abutting the proposed SEU or 
Development during the peak hour.  Traffic from other new and proposed 
SEUs and Developments in the area should be considered.  

2. Existing peak hour turning movements of vehicular and non-motorized 
traffic at all public street intersections within a minimum 200 feet of the 
proposed SEU or Development, or those intersections that may be impacted 
by the proposed SEU or Development.  

3. Projected peak hour generation rate and peak hours of generation for the 
proposed SEU or Development.  

4. Projected peak hour traffic movements as a result of the SEU or 
Development.  

5. A capacity analysis for impacted intersections.  

6. A statement of the total impact the projected generation will have on the 
existing level of service as determined and certified by a registered engineer.  

7. A sketch plan showing all existing Driveways to public streets within 200 
feet of the proposed SEU or Development and all on-street parking or 
loading areas.  

8. Proposed Site access Driveways with a determination if a deceleration lane 
or taper is necessary based on current City warrant analysis standards, a 
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determination if a left-turn by-pass lane is necessary based on a warrant 
analysis, and a sight distance study at the Site access Driveway.  

9. A pedestrian circulation plan showing all possible points of conflict between 
motorized traffic and pedestrian/bicycle traffic on public streets and 
sidewalks within 200 feet of the proposed SEU or Development, or those 
intersections that may be impacted by the proposed SEU or Development.  

10. A gap study for pedestrian or vehicular traffic may be required at non-
signalized locations that may be impacted by the proposed SEU or 
Development.  

11. The analysis shall provide a determination of the service volume and 
capacity of adjacent streets including the traffic from the SEU or 
Development. 

F. Natural Features Plan – Drawings and written descriptions identifying all 
Natural Features on the Site, proposed protection measures for avoiding 
disturbance to existing Natural Features, alternatives analysis, and proposed 
mitigation for any disturbed or removed Natural Features to determine 
compliance with applicable Development standards must be included on the 
plan, including the following:   

1. Accurate location and description of all Natural Features within the Limits of 
Soil Disturbance and in an area extending 50 feet beyond the Limits of Soil 
Disturbance, including: 

a. Limits of Soil Disturbance. 

b. Boundary and description of any Endangered Species Habitat. 

c. Boundary and elevation of any 100-year floodplain.  

d. Location, species and Critical Root Zone and condition of Landmark 
Trees.  

e. Location of all Steep Slopes and a cross section through the Site showing 
the proposed activity in relationship to the topography.  

f. Existing and proposed Watercourses showing depths, normal water 
levels, shore gradients, type of bank retention and shore vegetation.  

g. Boundary and character of all Wetlands.  

h. Boundary and basal area of any Woodland, with location, species and 
DBH of all trees six inches DBH or greater within the Woodland area.  

i. Location and extent of required Natural Features buffer.  Identification of 
any temporary or permanent activity (i.e. impacts or disturbance) within 
the Natural Features buffer.  
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j. When any activity within the Natural Features buffer is proposed, a 
written justification responding to each general criteria for determining a 
proposed activity in the Natural Features buffer is in the public interest.   

k. Protection measures for those existing Natural Features proposed to be 
protected as part of the Development, including protections from the 
construction of the Development.   

l. Identification of all Natural Features proposed to be impacted, disturbed, 
or removed by the Development, including the construction of the 
Development.   

m. Alternatives Analysis:  When any Natural Features are proposed to be 
removed or disturbed, drawings and descriptions of at least two 
alternative plans that were prepared and considered but are not proposed 
which demonstrate and justify that the proposed Development limits the 
disturbance or removal of Natural Features on and adjacent to the Site to 
the minimum necessary to reasonably accomplish the permitted use.  

n. Proposed mitigation measures:  When any Natural Features are proposed 
to be removed or disturbed, proposed mitigation measures must be 
provided including:  

i) Written description of the mitigation program, identifying the 
type and appropriate quantity (i.e. basal area, square feet, caliper 
inches) of Natural Features removed or disturbed and the 
appropriate quantity of the mitigation proposed.  

ii) Replacement calculations.  
iii) Location of proposed mitigation plantings.  
iv) Chart listing the proposed mitigation plantings, including 

botanical and common names, caliper sizes, root type and height.  
v) Timing schedule for implementation of mitigation measures.  
vi) Notation and description of any proposed alternative mitigation 

measures.   

G. Natural Features Overlay Plan – A drawing including the dimensional layout 
and the existing Natural Features on Site. 

H. Landscape Plan – Drawings and written descriptions of proposed landscaping, 
screening and buffers demonstrating compliance with applicable Development 
standards such as interior landscaping of Vehicular Use Areas, Right-of-Way 
screening, conflicting land use buffers, and Natural Features mitigation in order 
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to determine compliance with applicable Development standards must be 
provided on the plans, including the following: 

1. Location, size and species of existing trees and vegetation, and Natural 
Features.  

2. Location of light poles, refuse containers and enclosures, mechanical 
equipment and hydrants.  

3. Limits of Vehicular Use Area and notation of its size in square feet.  

4. Proposed locations of required landscaping, screening and buffers, street 
trees and plantings.  

5. Table identifying Vehicular Use Area, interior landscape islands, Right-of-
Way screening, conflicting land use buffer, and street tree planting 
requirements and proposed plantings and areas to satisfy requirements.  

6. Proposed plant list, including caliper sizes, root type, height of material, 
botanical and common name, type and amount of mulch, ground cover and 
grasses.  

7. Notation of requested modifications if any.   

8. Planting and staking details in accordance with the standards established by 
the PSA Administrator.   

9. Specification for treatment of compacted soil on the entire Site.  

10. Specification for planting media in landscape areas.  

11. Irrigation plan or water outlets (hose bibs).  

12. Landscape maintenance program, including a statement that all diseased, 
damaged, or dead material shall be replaced in accordance with this Code by 

Formatted: Heading 5, Indent: Left:  1", Hanging:  0.25", 
No bullets or numbering



Article V: Administrative Bodies and Procedures  
5.29  Specific Procedures| 5.29.8 Required Plan Information 

 

Effective Date:  September 22, 2019 Page 223 

tthe end of the following planting season as a continuing obligation for the 
duration of the site plan.   

13. Identification of snow storage areas, including a statement that snow shall 
not be pushed onto interior landscape islands unless designed for snow 
storage.  

14. Berms, retaining walls, screen walls, Fences, tree wells to preserve existing 
trees, culverts to maintain natural drainage patterns, or any other 
construction details necessary to resolve specific Site conditions.   

I. Utility Plan – Drawings and written descriptions of the existing and proposed 
public utilities serving the Site must be provided on the plans, including the 
following: 

1. Location and size of existing and proposed public water, sanitary sewer and 
storm sewer mains and leads.  Note invert elevations of storm and sanitary 
mains.   

2. Location of existing and proposed fire hydrants. Indicate a 250-foot or 350-
foot radius, as appropriate for the type of proposed Development,  around 
each hydrant.  Show and dimension hose lay to any external portion of a 
Structure via an approved fire route from any hydrant or combination of 
hydrants.  Location of fire department connections (FDC) to Buildings. 
Dimension distance of the hose lay from the FDC to the nearest hydrant via 
an approved fire route (provide dimension following an actual hose laying 
route).  Location of Knox Box, if applicable.  Include a separate Fire 
Protection and Access Plan sheet if necessary for clarity.   

3. Location of existing Public Utility easements, including liber and page 
number.  

4. Location and dimension of proposed Public Easements.  Notation that legal 
descriptions of proposed easements will be provided with construction 
drawings and engineering plan submittals as required.  

5. Sanitary sewer flow mitigation calculations.   

6. Location and notation of firewalls within existing or proposed Buildings, or 
notation that none are existing or proposed.   

J. Grading and Soil Erosion Control and Storm Water Management Plan  - 
Drawings and written descriptions demonstrating compliance with the 
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applicable Development standards for Grading and soil Erosion controls must 
be provided on the plans, including the following:  

1. Vicinity map showing location of Site and all adjacent properties within 500 
feet of the Site boundaries showing relationship to any Watercourse.  

2. Soil investigation report, survey or profile of data regarding the nature, soil 
type, distribution, erodibility, and supporting ability of existing soils or rock 
on the Site in accordance with the United States Department of Agriculture 
soil survey standards.  

3. Existing and proposed topography at a maximum of two-foot contour 
intervals, elevations or similar slope descriptions, extending at least 50 feet 
beyond Site boundary.  

4. Location of any existing Structure or Natural Feature on the Site and on 
land extending at least 50 feet beyond the Site boundary lines.  

5. Location of proposed Structures or Development on the Site including 
physical limits of each proposed Earth Change and all proposed temporary 
and permanent soil Erosion and Sedimentation Control Measures.  

6. Plans, section and construction –quality details of all soil Erosion and 
Sedimentation Control Measures, existing and proposed on-site drainage and 
dewatering facilities, retaining walls, cribbing, planting, anti-Erosion devices 
or other protective devices to be constructed in connection with, or as part 
of, the proposed work.  

7. Estimated total cost of the required controls during construction, including 
dust emission control.  

8. Estimated total cost of protecting all exposed oil surfaces from Erosion 
should construction discontinue.  

9. Estimate of the quantity of excavation and Fill involved.  

10. Amount of impervious area existing and proposed, and square footage of 
impervious area reconfigured to accommodate new improvements.   

11. If a Storm Water Management System is required, computations and design 
of the Storm Water Management System, such as: 

a. Calculations used to derive the run-off coefficients. 

b. Map showing the drainage area and land tributary to the Site and 
estimated runoff of the area served by any drain. 

c. Required storage volume calculations, including first flush, bankfull, and 
100-year storm events. 
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d. Calculations for the provided/proposed storage facility. 

e. Required and proposed release rate calculations. 

f. A plan for the continued maintenance of the permanent Storm Water 
Management System. 

g. Any other pertinent calculations as determined necessary by the PSA 
Administrator. 

h. If an alternative method of storm water detention is proposed, a written 
description of the alternative method of storm water detention and a 
written explanation as to why the proposed alternative conforms to the 
Development standards of this Code.  

12. Timing and construction sequence of each proposed Earth Change, 
including:  installation of temporary and permanent soil Erosion and 
Sedimentation Control Measures, striping and Clearing, rough Grading, 
installation and Stabilization of Storm Water Management Systems, 
construction of utilities, roads, infrastructure, and Buildings, final Grading 
and landscaping, and removal of temporary soil Erosion and Sedimentation 
Control Measures;  identify all proposed phasing consistent with the 
approved site plan or final preliminary plat.   

13. A program proposal for the continued maintenance of all permanent soil 
Erosion and Sedimentation Control Measures that remain after Project 
Completion, including:  designation of the person or party responsible for 
the maintenance; maintenance responsibilities shall become part of any sales 
or exchange agreement for the land on which the permanent soil Erosion 
and Sedimentation Control Measures are located.  

14. Other information or data as may be required to demonstrate compliance, 
such as a soil Erosion control statement including:  

a. Consideration of alternative actions with evaluation of each. 

b. Description of probable adverse environmental effects that cannot be 
avoided. 

c. Identification of any negative impact to Natural Features, including 
Woody Plants. 

d. Analysis of primary and secondary consequences of short-term uses of 
the environment in relation to the maintenance and enhancement of 
long-term productivity.  Remedial, protective and mitigation measures 
are to be developed for any environmentally detrimental aspect.  
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e. If determined necessary by the Planning Manager, a hydrological study 
may be required where the Clearing, Grading, or addition of Impervious 
Surface is proposed within a floodplain not regulated by the MDEQ or 
unmapped flood prone areas or any lake, pond, Watercourse, or 
Wetlands.  The study shall follow the format used by the MDEQ for 
hydraulic reports and shall demonstrate that the proposed activity 
complies with the review standards of this Code.  

K. Massing and Architectural Plans – Drawings and written descriptions of the 
massing, architectural design and details, and façade materials of proposed 
Buildings must be provided on the plans, including:  

1. Dimensioned floor plans of each building Floor identifying areas excluded 
from Floor Area and excluded from FAR calculations.   

2. Vertical sections through the Site showing existing and proposed elevations. 

3. Dimensioned architectural design and details with labeled materials. 

4. Perspective renderings of the proposed Development. 

L. Photometric Plan – Drawings and written descriptions of proposed lighting 
demonstrating compliance with the applicable Development standards, 
including:  

1. Location, type and details of proposed lighting fixtures. 

2. Photometric diagram showing predicted maintained lighting levels of the 
proposed lighting fixtures.  

 

M. Traffic Impact Analysis - For proposed Developments that will generate more 
than three trips per unit per peak hour or 50 trips per peak hour, a 
transportation impact analysis must be provided as required in Section 5.29.6F. 
Criteria for review of a Traffic Impact Analysis 

1. The traffic and/or parking impact analysis shall be reviewed by the Public 
Services Area for completeness and accuracy.   

2. Proposals that will contribute traffic to streets or intersections that are or 
will be as a result of this proposal at a level of Service D, E, or F as defined in 
the Highway Capacity Manual may be denied by Commission and Council 
until such time as necessary street or traffic improvements are scheduled for 
construction. 

N. Criteria for review of Natural Features Plan 
In determining whether a proposed disturbance or removal of Natural Features is 
limited to the minium necessary to allow a reasonable use of the land, the approving 
body shall apply the following criteria: 

Formatted: Heading 4,  No bullets or numbering

Formatted: Font: Not Bold, (none)

Formatted: Heading 5, Indent: Left:  1", Hanging:  0.25", 
No bullets or numbering

Formatted: Font: Not Bold

Formatted: Heading 4,  No bullets or numbering

Formatted: Heading 5, Indent: Left:  1", Hanging:  0.25", 
No bullets or numbering



Article V: Administrative Bodies and Procedures  
5.29  Specific Procedures| 5.29.9 Subdivisions 

 

Effective Date:  September 22, 2019 Page 227 

1. The importance and overall value of a Natural Feature, both on the Site and 
on a city-wide basis. In general, the importance of a Natural Feature 
increases with its rarity, size, age and condition. 

2. The existence and overlapping Natural Features in one area. Overlapping 
Natural Features increase the importance and overall value for preservation 
of the area. 

3. The impact of the proposed disturbance on the integrity of ecological 
systems or the continuity between Natural Features. Whenever possible, 
ecological systems and continuity between Natural Features should be 
preserved. 

4. The amount of disturbance in relation to the scale of the proposed 
development and to that permitted by this chapter. 

 The adequacy of the mitigation plan. 
5.     

5.29.1605.29.9 Subdivisions 

No Person shall divide land for which plat or land division approval is required; unless the 
approvals required by this chapter and any necessary permits have first been obtained. 

A. Plats 

1. Natural Features Necessity  

Proposed plats shall be processed according to the Subdivision Control Act of 
1967, as amended, (MCL 560.101 et seq.), and the requirements of this chapter. 

2. Plat Procedures  

a. Preliminary Procedures.  Drawings and other required 
materials shall be filed with the Planning Manager. The Planning Manager 
shall review the materials filed and, after conferring with the Applicant and 
appropriate City departments, shall submit a report and recommendation to 
the Planning Commission.  

b. Recommendation and Approval Procedures.  The Planning 
Commission shall make a recommendation to the City Council on the 
tentative approval of a preliminary plat. The Planning Commission shall also 
make a report and recommendation to the City Council prior to the time the 
City Council must act on the final approval of a preliminary plat. Prior to 
approval of the final plat, the City Administrator will provide the City 
Council with a report and recommendation on the plat. 

3. Standards for Plat Approval  

Tentative approval of a preliminary plat shall be granted by the City Council 
only after it determines that the Development meets all of the standards for an 
area plan in Section 5.29.7.  Final approval of a preliminary plat shall be granted 
by the City Council only after it determines that the Development meets all of 
the standards for a site plan in Section 5.29.6.  A final plat shall be approved by 
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	1. All Single-Family and Two-Family Residential Zoning Districts
	a. The parcel must have a minimum of 7,500 square feet of Lot Area.
	b. One off-street Parking Space for each caregiver required to staff the facility at its state licensed capacity must be provided.
	c. Adequate off-street or on-street Parking Spaces available for drop off and pick up use within 250 feet of the Child Care Center parcel must be provided on the site plan. The number of drop-off and pick-up spaces shall be two plus one additional spa...
	d. Occupancy may not be increased without amending a previously approved Special Exception Use permit.
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	a. The facility shall only be used by members and guests.
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	D. Hospital
	1. R4B, R4C, R4D, R4E Districts
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	1. All Residential Zoning Districts
	a. The Lot must contain at least 20 acres.
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	1. R4A, R4B, R4C, R4D Multiple-Family, O, R5 Districts
	a. At least 400 square feet of Lot Area per occupant must be provided.

	2. C1 District

	G. Park, Recreation, and Open Space

	5.16.3 Commercial Uses
	A. Adult Entertainment Business
	1. Locations of Adult Entertainment Businesses
	a. No Adult Entertainment Business shall be located on a Lot within 700 feet of (i) any Residential Zoning District, or (ii) Planned Unit Developments with residential uses, or (iii) land zoned residential in a township.
	b. No Adult Entertainment Business shall be established within 700 feet of another Adult Entertainment Business.

	2. Use Regulations
	a. No Person shall reside in or permit any Person to reside in the Premises of an Adult Entertainment Business.
	b. No Person shall operate an Adult Personal Service Business unless there is conspicuously posted in each room where such Business is carried on a notice indicating the prices for all services performed by said Business. No Person operating or workin...
	c. No Person operating an Adult Entertainment Business shall permit it to be used for acts of prostitution or to be frequented by known prostitutes who have been convicted of the act of prostitution within the last 24 months and any customers convicte...
	d. No Person shall operate an Adult Personal Service Business without obtaining a current code compliance license. Licenses shall be issued by the City Administrator following an inspection to determine compliance with City Code and upon payment of a ...
	e. No Person operating an Adult Entertainment Business shall permit any Person under the age of 18 to be on the Premises either as an employee or customer.
	f. No Person shall become the lessee or sublessee of any property for the purpose of using said property for an Adult Entertainment Business without the express written permission of the owner of the property for such use.
	g. No lessee or sublessee of any property shall convert that property from any other use to an Adult Entertainment Business without the express written permission of the owner of the property for such use.
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	1. C2B District
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	a. C1B District
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	F. Indoor Recreation
	1. C1 District
	2. C1A, C1A/R, C1B Districts

	G. Medical Marijuana Facility
	1.  Intent
	a. It is the intent of this section to provide appropriate locations and reasonable restrictions for Medical Marijuana facilities allowed by the Medical Marihuana Facilities Licensing Act, MCL 333.2701 et seq. This is a unique land use with ramificati...
	b. It is the intent of this section to provide appropriate locations and reasonable restrictions for the cultivation and transfer of Marijuana allowed by the Michigan Medical Marihuana Act, MCL 333.26421 et seq. This is a unique land use with ramifica...
	c. It is the intent of this section to protect the health, safety, and general welfare of Persons and property by limiting land uses related to Marijuana to districts that are compatible with such uses. Additional regulations in this section are inten...

	2. Words and Phrases
	3. Additional Medical Marijuana Facility Location Restrictions
	a. A Medical Marijuana Provisioning Center may only be located within a  PUD in compliance with the standards in this Section 5.16.3G and where retail use is permitted in the PUD Supplemental Regulations.
	b. No Lot containing a Medical Marijuana Provisioning Center shall be located within 600 feet of a Lot on which another Medical Marijuana Provisioning Center is located.
	c. A maximum of one State Operating License shall be utilized per Lot.
	i) Exceptions: In the M1, M1A and M2 districts, a maximum of five Marijuana Facilities with State Operating Licenses may co-locate on a single Lot, and in the RE and ORL districts, a maximum of two Marijuana Facilities with State Operating Licenses ma...

	d. No Lot containing a Medical Marijuana Provisioning Center, Grower, or Processor shall be located within 1,000 feet of a Lot on which a Public School or Private School, but excluding dance or art schools, is located.

	4. Standards for Medical Marijuana Home Occupations
	a. Medical Marijuana Home Occupations are not permitted in Two-Family or other Multiple-Family Dwellings.
	b. In a Single-Family dwelling in any zoning district, no more than 72 Marijuana plants shall be grown on the Premises, regardless of the number of registered Primary Caregivers and/or registered Qualifying Patients residing in the dwelling. The Princ...
	c. All other performance standards for Home Occupations as provided in Section 5.16.6H shall be required.
	d. A zoning permit shall be required, consistent with Section 5.29.1.

	5. Standards for Medical Marijuana Use or Cultivation
	a. The Principal Use of the Dwelling Unit shall be Residential Occupancy and shall be in actual use as such.
	b. No more than 12 plants for each registered Qualifying Patient who resides in the Dwelling Unit shall be grown.
	c. No Equipment or process shall be used in cultivation which creates noise, dust, vibration, glare, fumes, odors, or electrical interference detectable to the normal senses beyond the property boundary.
	d. All aspects of the Medical Use of Marijuana shall comply at all times with the provisions of the MMMA.

	6. Medical Marijuana Facility Regulations
	a. No Person shall reside in or permit any Person to reside in a Marijuana Facility, except as allowed in the M1 and M2 zoning districts.
	b. No smoking, inhalation, or consumption of Marijuana shall take place on the Premises of any Marijuana Facility.
	c. All activities of a Marijuana Facility shall be conducted indoors.
	d. No equipment or process shall be used in any Marijuana Facility which creates noise, dust, vibration, glare, fumes, odors, or electrical interference detectable to the normal senses beyond the Premises.

	7. Special Exception Use Regulations for Medical Marijuana Facilities
	a. In addition to the requirements in Section 5.29.5, the following information shall be provided to the Planning Commission for consideration of an application for Special Exception use. Additional information may be requested by staff or the Plannin...
	i) For Provisioning Centers, Growers, and Processors
	(a) An operations statement that describes, but is not limited to, the life-cycle of Marijuana and Marijuana-Infused Products entering, stored on, grown, dried, and leaving the site. This may include how deliveries are handled, methods of storage, cas...
	(b) A detailed safety and security plan that addresses Marijuana, customers, employees, and neighboring residents, offices, or businesses.
	(c) A description of methods to be used to contain all odors within the building.
	(d) A waste disposal plan specific to Marijuana, Marijuana plant waste, and Marijuana-Infused Products.
	(e) Days and hours of operation.

	ii) For Growers
	(a) A water/wastewater statement that describes the expected volume of water used and any on-site wastewater treatment, permits required for wastewater disposal, and the expected volume of wastewater based on the maximum number of plants allowed in th...


	b. A Site Plan that meets the requirements of this chapter shall be provided. For sites that require City Council approval of a Site Plan, approval of the Special Exception use by the Planning Commission shall be contingent upon Site Plan approval by ...
	c. An application for a Medical Marijuana Provisioning Center in the M1, M1A, or M2 zoning district may only be approved if the Provisioning Center is incidental to the Principal Activity or Principal Use and the Floor Area devoted to Provisioning Cen...


	H. Mobile Food Vending Services14F
	1. The Mobile Food Vending Service and associated fixtures shall not be    located less than 10 feet from any Public Right-of Way or within any required sight distance triangle. A Mobile Food Vending Service is permitted in any Mixed Use Zoning Distri...
	On a property adjacent to any Residential Zoning District , a Mobile Food Vending Service shall not be located within the required setback established by the zoning district immediately adjacent to the residentially zoned district.
	2. Any operator of a Mobile Food Vending Service must receive a Zoning Compliance Permit annually and display at service. All applications for Zoning Compliance Permit shall include documentation of property owner permission for any proposed location,...
	3. The Mobile Food Vending Service shall provide trash and recycling receptacles for customers to dispose of waste. Such receptacle shall be located no more than ten feet from the mobile food vendor.
	4. The Mobile Food Vending Service is responsible for removing all associated trash, litter, and refuse from the site at the end of each day. This includes food wrappers, food utensils, paper products, cans, bottles, food, and other such waste discard...
	5. One Mobile Food Vending Service may occupy a property with an improved parking area of 20 or fewer parking spaces. A Mobile Food Vending Service may occupy other properties at a rate not to exceed one Mobile Food Vending Service per 20 parking Spac...
	6. A Mobile Food Vending Service shall not cause any parking, traffic, vehicular accessibility or pedestrian or other non-motorized conflicts or impediments on the property. A Mobile Food Vending Service shall not block or obstruct any fire lanes. A M...

	I. Medium Term Vehicle Storage
	1. The Site must have at least 87,120 square feet (2 acres) of Vehicular Use Area within the P district on an approved site plan.
	2. The Site must have a conforming conflicting land use buffer.
	3. Special exception use approval pursuant to Section 5.29.5 is required and it shall specify the area within the Vehicular Use Area where vehicles may be stored, the maximum number of vehicles tha may be stored, and the maximum length of time vehicle...

	J. Outdoor Recreation
	1. All Residential Zoning Districts
	a. The only Outdoor Recreation use allowed in residential zoning districts are accessory Outdoor Residential Recreation Facilities, subject to the Special Exception Use standards in Section 5.29.5 and the following standards. Membership shall be open ...
	b. Any permanent addition, other than a Fence, to an outdoor recreation use, including an accessory Outdoor Residential Recreational facility shall constitute a modification of the use that requires Special Exception Use approval.
	c. For purposes of this section, any new accessory Outdoor Residential Recreational facility or permanent addition to an existing accessory Outdoor Residential Recreational facility will require a scaled drawing showing the existing and proposed Struc...
	d. A Conflicting Land Use Buffer per Section 5.20.4 shall be provided to screen the facility from adjacent residential properties.
	e. One off-street Parking Space per 200 square feet of Floor Area of the club Building shall be provided.

	2. C1, C1A, C1A/R, C1B Districts
	3. AG District
	Special Exception Use approval is required for any Outdoor Recreation that is not a golf course, park, or athletic field.
	4. Outdoor Theatre

	K. Outdoor Sales, Permanent
	L. Parking Lot or Structure
	1. D1 and D2 Districts
	a. In the D1 district, an off-street Parking Structure is not permitted at the level of the adjacent street unless separated from the street by a portion of the Building that is occupied by a permitted use or uses, with the exception of the portion of...
	b. In the D2 district, an off-street Parking Structure shall be located a minimum of ten feet from the Front Lot Line at the level of the adjacent street and provide a landscape buffer or screening wall between the Building and the Front Lot Line.
	c. In the D1 and D2 districts, any wall of an off-street Parking Structure that abuts a residential zoning district shall not contain openings, or if it contains openings shall be separated from the Lot Line by a Building other than a Parking Structur...


	M. Personal Services
	1. C1A, C1A/R, C1B Districts
	2. O District

	N. Restaurant, Bar, Food Service
	1. C1 District

	O. Short Term Car Storage
	1. The Site must have at least 87,120 square feet (2 acres) of Vehicular Use Area within the P district on an approved site plan.
	2. The Site must have a conforming conflicting land use buffer.16F

	P. Veterinary, Kennel, and Animal Boarding

	5.16.4 Office/Research Uses
	A. Laboratory
	1. RE District
	2. ORL District

	B. Nonprofit Corporations
	1. All Residential Zoning Districts
	a. Parcels must have a minimum of 80,000 square feet of Lot Area.
	b. The Principal Building must contain a minimum of 3,000 square feet of Floor Area, excluding basements or cellars, constructed prior to January 1, 1988.
	c. There shall be no more than one employee for each 300 square feet of Floor Area, constructed prior to January 1, 1988, excluding basements or cellars.
	d. Off-street parking in the amount of one space for each 300 square feet of Floor Area, constructed prior to January 1, 1988, excluding basements or cellars, shall be provided in accordance with the standards of Section 5.19 .
	e. Signage shall be limited to one identification Sign of no greater than 25 square feet in accordance with the provisions of Section 5.24 .
	f. One Dwelling Unit within the existing Structure may be approved as part of this Special Exception Use approval.
	g. The use will result in preservation of Open Space and/or historic Sites or Structures.
	h. The nature of the use will not be of such intensity as to disrupt the peaceful enjoyment of the neighborhood; specifically, the use shall not generate more than 20 Office-related vehicle trips (excluding employee related trips) in any one day from ...
	i. No Building or other use of land, except landscaped areas, shall be situated within 30 feet of any adjacent residential property.


	C. Office, General and Medical/Dental
	1. RE District
	2. ORL District


	5.16.5 Industrial Uses
	A. Heavy Manufacturing
	1. Heavy Manufacturing uses shall emit a minimum of noise, vibration, smoke, dust, dirt, toxic or offensive odors or gases, glare, electromagnetic or atomic radiation and odor.
	2. Shall be so designed, constructed and operated that there is no production of noise discernible at the Lot Lines in excess of the average intensity of street and traffic noise at the Lot Lines, nor any production of heat or glare discernible at the...
	3. No more than 10% of Floor Area may be used for display and Retail Sales of the products that are assembled, maufacured, fabricated, or processed by the principal use.
	4. All area occupied by outdoor storage of goods or materials used in the assembly, manufacturing, fabrication, or processing shall not exceed 25% the Floor Area.

	B. Light Manufacturing
	1. M1 and M1A Districts
	a. Limited to a low concentration, external effects are minimized and permitted uses are limited to those which are adapted to an environment of this nature.
	b. Excludes uses which would have a detrimental effect upon the orderly Development and functioning of the district.
	c. Light Manufacturing uses shall emit a minimum of noise, vibration, smoke, dust, dirt, toxic or offensive odors or gases, glare, electromagnetic or atomic radiation.
	d. Shall be so designed, constructed and operated that there is no production of noise discernible at the Lot Lines in excess of the average intensity of street and traffic noise at the Lot Lines, nor any production of heat or glare discernible at the...
	e. All area occupied by outdoor storage of goods or materials used in the assembly, manufacturing, fabrication, or processing shall not exceed 25% of the Floor Area.
	f. No more than 10% of Floor Area may be used for display and Retail Sales of the products that are assembled, maufacured, fabricated, or processed by the principal use.


	C. Oil and Gas Wells
	D. Wireless Communications Facilities
	1. All Districts
	a. General Standards
	i) To assist the City in accommodating Wireless Communication Facilities, each Applicant shall provide an inventory of its existing and planned Wireless Communications Facilities that are within the City and within one mile of the City's boundaries, i...
	ii) Wireless Communications Antennas shall comply with applicable federal standards for non-ionizing electromagnetic radiation, as they may from time to time be amended. Documentation shall be submitted to the PDSU verifying compliance with the FCC st...
	iii) Each Applicant shall exercise due diligence to determine the availability of a location for its Wireless Communications Antenna on all existing Towers, approved Wireless CommunicationsTowers, and other suitable Structures within a half-mile radiu...
	iv) Certification from the Ann Arbor Airport Manager that the height of a proposed Wireless CommunicationsTower will not interfere with airport operations is required from Applicant at the time of site plan submission.
	v) Unless otherwise specifically approved by the Planning Commission, all Wireless Communications Towers shall be monopoles, designed for co-location, which is the provision of more than one antenna array, usually belonging to more than one licensed c...
	vi) No Wireless CommunicationsTower shall be greater than 155 feet in height. Wireless CommunicationsTowers greater than 155 feet in height shall require a variance as specified elsewhere in Section 5.29.135.29.12 and the Wireless Communications Tower...
	vii) Sites proposed for Wireless Communications Facilities shall not have a separate Curb Cut access proposed for the Towers unless no reasonable alternative exists. Such on-site Driveways need not be paved, but must have a stable, improved surface ad...
	viii) The Right-of-Way buffer requirement of Section 5.20 must be complied with if the lower portion of the Wireless Communications Tower is visible from the Public Right-of-Way, unless the lower 30 feet of the Wireless Communications Tower is adequat...
	ix) Vinyl-coated Security fencing, a minimum of six feet tall and adequate landscaping around the base of the Wireless Communications Tower and any equipment Buildings or cabinets is required unless an opaque decorative security wall, a minimum of six...
	x) Signs, except for emergency notification of the owner of the facility, are not permitted on Wireless Communications Facilities.
	xi) Artificial illumination of Wireless Communications Towers is not permitted unless required by federal or state regulations or to protect public safety, as determined by the Planning Commission. If lighting is required, the lighting alternatives an...
	xii) Wireless Communications Towers shall be a low or no maintenance non-contrasting blue or gray in order to be as unobtrusive as possible, unless another color or design is deemed by the Planning Commission to be less obtrusive under the existing ci...
	xiii) No Natural Feature may be removed or disturbed to accommodate the placement of a Wireless Communications Facility.
	xiv) All transmission lines related to and serving any antenna or facility shall be placed underground.
	xv) Wireless Communications Facilities may be placed on Sites with legally Nonconforming Structures or uses without being considered to be expansions of such nonconformities.

	b. Placement Standards
	i) Wireless Communications Towers shall not be located in a Front Yard, provided, however, that a Wireless Communications Tower may be located along a freeway, as long as the Wireless Communications Tower is set back from the edge of the Right-of-Way ...
	ii) Setbacks shall be measured from Lot Lines to the base of the Wireless CommunicationsTower.
	iii) The minimum required side setback shall be that side setback specified in Tables 5.17-1 through 5.17-5 and Section 5.18  as applicable to that zoning district plus one foot for each five feet, or fraction of five feet, of Wireless CommunicationsT...
	iv) The minimum required rear setback shall be that rear setback specified in Tables 5.17-1 through 5.17-5 and Section  5.18  as applicable to that zoning district plus one foot for each ten feet, or fraction of ten feet, of Wireless Communications To...
	v) On any Site where side or Rear Lot Lines border residentially zoned property, the side or rear setback shall be equal to the Wireless CommunicationsTower height and a conflicting land use buffer, as specified in Section 5.20.45.20.4, shall be requi...
	vi) Accessory Structures and equipment, if any, shall meet setbacks for accessory Structures in the district or ten feet, whichever is greater.

	c. Compliance
	i) Towers shall meet the City Building Code and other applicable structural standards. Prior to construction, a licensed professional structural engineer's certificate certifying that the Tower meets all applicable Building Code and other structural s...
	ii) A cash bond or certified check in an amount established by resolution of City Council upon recommendation of the City Administrator shall be posted at the time of Building permit application to cover the cost of removal and shall be maintained for...
	iii) Abandoned Wireless Communications Towers must be removed by the owner of the Tower and/or the operator of the Tower. Any Wireless Communications Tower that does not have at least one antenna operating for a continuous period of 180 days shall be ...
	iv) If the Tower owner and/or operator of the Tower fail to remove the Tower within the appropriate time period, the City shall have the right to remove the Tower and collect on the cash bond or certified check on file with the City. The City shall bi...




	5.16.6 Accessory Uses and Structures
	A. All Accessory Uses and Structures
	1. General
	2. In R-1, R-2, R-3, R-4, R-5, R-6, and P Zoning Districts
	a. Accessory Buildings shall not exceed 21 feet in height, except in the R-6 District Accesory Buildings shall not exeed 15 feet.
	b. Accessory Buildings shall not be erected in any Required Front Setback Area.
	c. Detached Accessory Buildings may occupy the Side Setback Area provided that such Buildings are set back farther from the street than any part of the Principal Building on the same Lot and any part of the Principal Building on any Lot abutting said ...
	d. Accessory Buildings may occupy Rear Setback Areas provided that such Buildings do not occupy more than 35% of the required Rear Setback Area and are not closer than three feet to any Lot Line.
	e. Attached Acessory Buildings shall not occupy any portion of the required Side Setback Area.

	3. In All Other Districts

	B. Dish Antenna
	1. General
	a. No Person shall install a Dish Antenna greater than three feet in diameter without having obtained a building permit and an electrical permit.
	b. Dish Antennas in any zoning district shall be installed and maintained in compliance with applicable building and electrical codes.
	c. Not more than one Dish Antenna greater than three feet in diameter shall be allowed on any Lot unless shown on an approved site plan.
	d. Dish Antennas must be solid in color.
	e. Dish Antennas must be permanently mounted except under the following circumstances:
	i) The Dish Antenna has been designed and sold as a portable antenna not intended for permanent installation, and the diameter of the Dish Antenna does not exceed six feet. Portable Dish Antennas shall meet the requirements of Section 5.16.6B.2.c thro...
	ii) Portable Dish Antennas may be installed at locations other than required in Subsections 2, 3, and 4 for not more than seven days in any 30-day period.


	2. R-1, R-2, R-3 or R-6 Districts
	a. Dish Antennas shall be ground mounted.
	b. The diameter shall not exceed ten feet.
	c. The height shall not exceed 12 feet.
	d. Dish Antennas shall be located only in the area between the rear of the principal Structure and the Rear Lot Line.
	e. Dish Antennas shall not be placed closer to any Lot Line than its height.

	3. R-4 District
	4. All Districts Other Than R-1, R-2, R-3, R-4 and R-6 Districts
	a. The diameter shall not exceed 12 feet.
	b. A ground-mounted Dish Antenna shall comply with the setback requirements established for its zoning district, but shall not be located in the Front Yard.
	c. The height for a ground-mounted Dish Antenna shall not exceed 25 feet.
	d. The height of a Roof-mounted Dish Antenna shall not exceed 15 feet, nor shall it exceed the height limit established within its zoning district.


	C. Drive-Through Facility
	1. O District
	a. Drive-Through Facilities are only permitted for financial uses, and are subject to Special Exception Use approval pursuant to Section 5.29.5.
	b. The Drive-Through Facility may not be located between a street and the Principal Building, and the vehicular circulation to enter and exit the facility may not impair the general vehicular circulation on the Site or the pedestrian circulation on an...

	2. D1, D2, and C2B Districts
	a. Drive-Through Facilities are permitted for any Principal Use of property, subject to Special Exception Use approval pursuant to Section 5.29.5 .
	b. In the C2B district, the Drive-Through Facilities may not be located between a street and the Principal Building, and the vehicular circulation to enter and exit the facility may not impair the general vehicular circulation on the Site or the pedes...

	3. C3 District
	a. The Drive-Through Facilities may not be located between a street and the Principal Building, and the vehicular circulation to enter and exit the facility may not impair the general vehicular circulation on the Site or the pedestrian circulation on ...


	D. Accessory Dwelling Unit (ADU)
	1. An ADU is permitted on a parcel that has one Single-Family Dwelling as the permitted principal use.
	2. The owner shall occupy either the ADU or the Single-Family Dwelling on the property, except for temporary absences not to exceed a combined total of six months in a calendar year.
	3. The ADU shall be designed so that the appearance of the Building remains that of a Single-Family residence or detached Accessory Building such as a garage or carriage house. Any new entrances shall be located on the side of the Building or in the r...
	4. The minimum Lot area for an ADU is 5,000 square feet. For Lots from 5,000 to 7,200 square feet in size, the maximum size of an ADU is 600 square feet of Floor Area or the size of the Floor Area of the ground Floor of the primary dwelling, whichever...
	5. The ADU shall not be occupied by more than the number of occupants permitted by Section 5.16.1A except that only two unrelated Persons plus their offspring living as a single Housekeeping Unit may occupy the ADU.
	6. An ADU is permitted in a legally conforming Accessory Building that was constructed before December 31, 2016. Additionally, if the existing Accessory Building is more than 200 square feet of Floor Area then it may be replaced or modified and used a...
	7. The total number of Persons residing in the primary Dwelling Unit and the ADU combined shall not exceed four Persons plus their Offspring, except when a Functional Family is allowed by Special Exception Use.
	8. At least one off-street Parking Space shall be provided for the ADU unless the property is within ¼ mile of a bus stop, then no additional Parking Space is required. Tandem or stacked parking in a Driveway may count toward the off-street parking re...
	9. An ADU or Single-Family Dwelling that is not owner-occupied shall be subject to periodic housing inspections as required by Section 8:511.
	10. Leasing or rental of the ADU for less than 30 days is prohibited.
	11. A deed restriction that runs with the land, on a form to be provided by the City, shall be filed with the Register of Deeds prior to occupancy, and it shall incorporate the following restrictions:
	a. The ADU may not be sold separately from the Single-Family dwelling.
	b. The owner occupancy requirement of Section 5.16.6D.2
	c. The deed restriction shall be in effect until the ADU is removed.


	E. Manager’s Dwelling Unit
	1. M1, M1A, and M2 Districts

	F. Family Day Care Home
	1. All Residential Zoning Districts

	G. Group Day Care Home
	1. All Residential Zoning Districts
	a. Shall be licensed by the State of Michigan Department of Licensing and Regulatory Affairs.
	b. A zoning permit shall be obtained from the PDSU.
	c. Shall be located on a Lot with at least 5,000 square feet of Lot Area.
	d. Shall provide at least one off-street Parking Space for each caregiver not living in the dwelling.
	e. Shall show that two off-street or on-street Parking Spaces are available within 250 feet of the parcel for drop off and pick up of children.


	H. Home Occupation
	1. All Residential Zoning Districts
	a. The total Floor Area devoted to the Home Occupation in the Principal or Accessory Building shall not exceed 25% of the Floor Area of the dwelling.
	b. Outside appearance of the Premises shall have no visible evidence of the presence of a Home Occupation.
	c. No outdoor display of goods or outside storage of equipment or materials used in the Home Occupation shall be permitted.
	d. No article or service shall be sold or offered for sale on the Premises except those that are produced or administered by such Home Occupation on the Premises.
	e. The nature of the Home Occupation shall not generate more than 10 Business-related vehicle trips in any one day in the vicinity of the Home Occupation, and any need for parking generated by the conduct of such Home Occupation shall be provided off-...
	f. No equipment or process shall be used in such Home Occupation which creates noise, dust, vibration, glare, fumes, odors or electrical interference detectable to the normal senses beyond the Lot Line.
	g. The following are typical examples of that which often can be conducted within the limits of these restrictions and qualify as Home Occupations. Uses that may qualify as "Home Occupations" are not limited to those named in this paragraph (nor does ...
	h. The following uses are not permitted as Home Occupations if conducted as a Person's principal occupation and the Person's dwelling is used as the principal place of Business: vehicle repair or painting; office, medical or dental.


	I. Incidental Services
	1. O District
	a. Not more than 5% of the Floor Area is used for Incidental Services.
	b. All Incidental Services shall be situated within the interior of the Building or Buildings so that no part of the Incidental Services use shall be directly accessible from the outside of the Building.
	c. No Sign or window display shall be discernible or visible from a public Sidewalk or Street.

	2. R5 District
	3. ORL District
	a. Not more than 25% of the Floor Area of any one Building and not more than 5% of the total Floor Area of all Buildings within the continuous boundary of the area zoned ORL may be used for Incidental Services.
	b. All such services shall be situated to conveniently serve the employees of the district.


	J. Outdoor Display and Vending Machines
	1. The Display or Vending Machine:
	a. Shall be located within ten feet of Principal Building.
	b. Shall not be located in any Setback Area.
	c. Shall maintain adequate pedestrian access and circulation.
	d. Is only permitted in an area specifically designated for outdoor sales and display on an approved site plan.


	K. Outdoor Sales, Temporary
	1. Temporary Outdoor Sales:
	a. Require the issuance of a zoning permit.
	b. Are limited to a maximum of 180 days per calendar year.
	c. Shall occupy an area of 10% or less of the Floor Area of the Principal Building or Principal Use.
	d. Shall not be located in any setback area, interior vehicular landscape area, Right-of-Way buffer area or conflicting land use buffer.
	e. Shall maintain adequate pedestrian and vehicular circulation.


	L. Restaurant, Bar, Food Service
	1. R5 District

	M. Retail Sales, General Merchandise
	1. ORL District
	a. Retail Sales of products or services produced on the Site shall be permitted as an Accessory Use.
	b. Floor Area used for sales and display shall not exceed 5% of the total Floor Area of the Principal Use.

	2. M1 and M1A Districts
	a. Limited to Retail Sales of products customarily incidental to the Principal Use;
	b. Floor Area used for sales and display shall not exceed 10% of the total Floor Area of the Principal Use.


	N. Solar Energy System
	O. Solar Energy System, Personal-Scale
	1. In the R3 and R4 zoning districts, Lots that contain a Single-family Dwelling use are limited to a Personal Scale SES.
	2. Application
	a. A Personal-Scale SES requires a Zoning Permit, and additional permits may be required as stated in Section 5.16.6O.3.b below. An application for a Zoning Permit shall include the following additional information:
	i) Renderings and/or specifications of the proposed Solar Energy System.
	ii) A description of the screening to be provided for Ground-Mounted SES.


	3. Installation, Use, and Maintenance
	a. The SES shall be installed, maintained, and used only in accordance with the manufacturer’s specifications.
	b. The SES and its installation and use shall comply with the Michigan Building Code, the Michigan Electrical Code and any other applicable State codes, and installation of a SES shall not commence until all necessary permits have been issued.

	4. Ground-Mounted SES
	5. Building-Mounted SES
	a. A Building-Mounted SES shall comply with Area, Height, and Placement requirements for Principal Building or Accessory Building standards, as applicable to placement of SES.


	P. Wireless Communication Antenna

	5.16.7 Temporary Uses
	A. Christmas Tree Sales
	1. A zoning permit pursuant to Section 5.29.1 is required.
	2. Only permitted in residential zoning districts on an approved Religious Assembly, school, or community center Site.
	3. Shall not be located in any Required Setback Area or required landscape area.
	4. Permitted from Thanksgiving Day to Christmas Day.

	B. Outdoor Sales, Temporary by Others
	1. Special Exception Use approval pursuant to Section 5.29.5 is required.
	2. Limited to Retail Sales of General Merchandise by a Person other than the Principal Users of the Site and in accordance with any conditions of the Special Exception Use permit.
	3. If approved to occur on more than one occasion, all occasions after the first instance shall require a zoning permit pursuant to Section 5.29.1 .

	C. Special Event Sales
	D. Temporary Outdoor Activity
	1. The Site must have at least 87,120 square feet (2 acres) of Vehicular Use Area within P district on an approved site plan.
	2. The Site must have a conforming conflicting land use buffer where required.
	3. Permitted. Temporary Outdoor Activity up to eight days per occurrence and no more than 16 days in any calendar year per activity requires a zoning permit and any other applicable building or trade permits.
	4. Special Exception. Temporary Outdoor Activities beyond eight days per occurrence or more than 16 days in a calendar year per activity requires special exception use approval pursuant to Section 5.29.5 .17F




	Article IV: Development Standards
	5.17  Area, Height and Placement Regulations
	5.17.1 Intent
	5.17.2 General Requirements
	5.17.3 Residential Zoning Districts
	A. Determination of Number of Dwelling Units
	B. Dimensional Table for Residential Zoning Districts

	5.17.4 Mixed Use Zoning Districts
	5.17.5 Nonresidential and Special Purpose Zoning Districts
	5.17.6 Downtown Character Overlay Zoning Districts
	A. Building Massing Standards
	B. Building Front Setback Standards
	1. Building Front Setback by street type designations are designed to support the pedestrian-scale character of downtown streets. Specific street designations are shown on the Building Frontage map referenced in Section 5.10.2.
	a. Primary Street
	b. Secondary Street
	c. Front Yard Street

	2. Buildings and additions constructed after December 26, 2009 on Lots zoned D1 or D2 in the Downtown Character Overlay Zoning Districts shall comply with the Building Front Setback standards in Table 5.17-7, as applicable.

	C. Building Design Requirements on Primary and Secondary Streets
	1. Materials.
	Buildings and additions constructed after October 25, 2017, on Lots zoned D1 or D2 that have primary or secondary Street Frontages shall comply with the following building design requirements:
	a. The following materials are permitted on facades visible from primary or secondary streets: glass, brick, cut stone, cast stone, or high quality, finished metal, such as architectural grade cast or machined steel.
	b. The following materials are prohibited on facades visible from primary and secondary streets: aluminum or vinyl siding, or an exterior insulation finishing system, except for minor design accents eight feet above the level of the adjacent Sidewalk.
	c. Other materials may be permitted if recommended by the Design Review Board and approved by the Planning Commission for inclusion in a site plan.

	2. Design.
	Buildings and additions constructed after October 25, 2017, on Lots zoned D1 that have primary or secondary Street Frontages shall comply with the following building design requirements:
	a. The height of the street-level Story, from its Floor to the next Floor above, shall be a minimum of 15 feet.
	b. A minimum of 60% of the street-level facade shall be transparent windows or glazing. Glass shall not be mirrored, reflective or darkened and shall be considered transparent if it has a transparency higher than 80% and external reflectance of less t...
	c. The bottom of all windows on the street-level Story shall not be more than 2.5 feet above the level of the Sidewalk adjacent to a primary or secondary street.

	3. Exemptions.
	Buildings and additions in historic districts are exempt from the requirements of this section, to the extent that the Historic District Commission has granted a Certificate of Appropriateness or Notice to Proceed for the work.



	5.18  Special Dimensional and Site Layout Standards
	5.18.1 Within Yards and Setback Areas
	A. General
	B. Exceptions
	1. The following types of Structures may be located anywhere on a Lot, including in any Setback Area:
	a. open and unroofed terraces, patios, stoops and steps, ramps for Building access
	b.  Awnings
	c. flagpoles
	d. trellises
	e. retaining walls
	f. fountains
	g. outdoor cooking equipment
	h. Sidewalks
	i. mailboxes
	j. light poles
	k. Fences in accordance with Section 5.26 .
	l. Parking Lots and drives if permitted by Sections 5.19 and 5.21

	2. In residential zoning districts, the following types of Structures may be located anywhere on a Lot except in the required Front Setback Area:
	a. Solid waste containers (unless approved under Section 2:4 of Chapter 26);
	b. Fire escapes; and
	c. Mechanical Equipment.

	3. Certain architectural features, such as cornices, eaves, gutters, bay windows, and chimneys may project up to two feet into any Setback Areas.

	C. Front Porch Setback Excetion

	5.18.2 Lots with Frontage on More than One Street
	5.18.3 Additional Area, Height, and Placement Standards
	A. No portion of a Lot used in connection with a Building, Structure or use and necessary for compliance with the area, height, and placement regulations of this chapter, shall, through sale or otherwise, be used again as a part of the Lot required fo...
	B. After an official site plan approval of attached Single-Family Dwellings, Two-Family Dwellings, or Townhouse Dwellings, or condominium Buildings in conformity with all area, height, and placement regulations, applicable to the primary Building(s) t...
	C. Nothing in this section is intended to allow a greater density of population, greater intensity of land use, or less required Open Space than that provided in the approved site plan or plat.

	5.18.4 Exceptions to Height Limits
	A. Certain Architectural and Mechanical Features
	B. Wireless Communications Antennas

	5.18.5 Averaging an Established Front Building Line
	5.18.6 Premiums
	A. Purpose
	1. To provide an incentive for residential development in and in close proximity to the City's downtown and to encourage affordable housing opportunities in situations where such opportunities might not otherwise be provided.
	2. To encourage Development which reinforces pedestrian activity along streets within the central Business core and to achieve a greater mixture of land uses and intensities than might occur in the absence of such premiums in order to strengthen the e...
	3. To provide an incentive for the Development of public spaces and pedestrian amenities and to encourage excellence in urban design through the provision of Open Space and landscaped approaches to Buildings at appropriate corners.
	4. To provide incentives for the Development of energy-efficient and environmentally sustainable Buildings.
	5. To encourage the inclusion of public parking in the Development of new private Parking Structures.
	6. To encourage the preservation of historic Buildings not currently located in an historic district.

	B. Premiums Not Intended for Historic Buildings
	C. Availability
	D. Floor Area Premium Options
	1. General Regulations
	a. Premium options may be applied only to Lots that are located entirely outside of an historic district, as designated by Chapter 103 and that contain no part of a 100-Year Floodplain, according to City's adopted floodplain map as designated by Chapt...
	b. Premium options apply only to any Structure located on the same Lot as the amenities or land uses, or both, which give rise to the premium.
	c. The use of multiple options to acquire premiums is permitted.
	d. All amenities or land uses used to acquire a Floor Area premium shall remain for the life of the Structure. The feature(s) shall only be diminished or discontinued if the additional Floor Area is permanently removed or if another premium option(s) ...
	e. Any property that received additional Floor Area through a premium option(s) which was lawfully established prior to, and lawfully continuing in existence on the effective date of this section, shall be deemed a conforming use and/or Structure. Whe...
	f. As a condition of receiving the additional Floor Area through a premium option, the Building must comply with the following energy efficiency standards for the construction of all new Floor Area:
	i) A minimum of two points must be achieved under the U.S. Green Building Council Leadership in Energy and Environmental Design (LEED) Energy & Atmosphere Credit No. 1. The most recent version in effect at the time of site plan approval shall be applied.
	ii) Compliance with this requirement shall be verified and documented by the property owner using an industry standard software energy modeling tool (EQUEST or equivalent) prior to the issuance of building permits.

	g. Provisions implementing the premium options, and ensuring future compliance with the premium options, where applicable, shall be included as a condition to the approval of a site plan, and in a Development Agreement, or both, as determined by the C...

	2. Residential Use Premium Option
	a. In D1 and D2 districts, 0.75 square foot of Floor Area in excess of the normal maximum Floor Area Ratio shall be allowed for each square foot of Floor Area, regardless of location within the Building, used for Multiple-Family Dwellings. Every sleep...
	b. If Dwelling Units constitute a portion of a mixed use Building, Dwelling Units must be completed and receive a certificate of occupancy in advance or at the same time as the certificate of occupancy for nonresidential use, or the property owner sha...

	3. Affordable Housing Premium Option
	4. Green Building Premium Option
	a. In D1 and D2 districts, Floor Area in excess of the normal maximum Floor Area Ratio shall be allowed in the following increments for Site and/or Buildings achieving the following levels of the U.S. Green Building Council Leadership in Energy and En...
	i) LEED Silver Certification, with a minimum of four points in Energy & Atmosphere Credits No. 1 and 2: 50% of Lot Area.
	ii) LEED Gold Certification, with a minimum of 6 points in Energy & Atmosphere Credits No. 1 and 2: 150% of Lot Area.
	iii) LEED Platinum Certification, with a minimum of 8 points in Energy & Atmosphere Credits No. 1 and 2: 250% of Lot Area.

	b. Prior to issuance of any building permits, the Applicant shall submit proof of LEED registration and a letter in a form satisfactory to the City Attorney stating his/her commitment to achieving the requested LEED Certification and to demonstrating ...
	c. Within six months of receiving the final certificate of occupancy, the Applicant shall submit to the Planning Manager documentation of the credits earned from the U.S. Green Building Council and achievement of the requested Certification This time ...
	d. Failure to submit documentation from the U.S. Green Building Council within the required time period demonstrating the Applicant's achievement of the requested LEED Certification premium shall be a violation of this ordinance. The penalty for such ...
	e. Failure to demonstrate full compliance with the Applicant's commitment to achieve the requested LEED Certification premium shall be a violation of this ordinance. The penalty for each violation is an amount determined by the following formula:
	f. Failure of the Applicant to comply with the Applicant's commitment to achieve the requested LEED Certification premium shall not affect the right to occupy any of the premium Floor Area if a penalty is paid to the City in the amount determined in t...
	g. If, within 90 days, or such longer period as the Planning Manager may allow for good cause, the application shall demonstrate, through a supplemental report from the U.S. Green Building Council that is has made sufficient alternations to improvemen...

	5. Historic Preservation Premium Option
	6. Pedestrian Amenity Premium Option
	a. General
	b. Inner Arcade
	i) General
	(a) Connect and be accessible from at least two public Streets, or a public Street and a public or non-public arcade fronting on another public Street, or a public Street and a public or non-public plaza fronting on another public street, or a public ...
	(b) Measure not less than 12 feet wide; and
	(c) Have an open and unobstructed headroom of at least 12 feet in height; and
	(d) Remain open for use by the general public during all business hours common in the area.

	ii) Art Work

	c. Plaza
	i) Have a minimum dimension of ten feet; and occupy not less than 500 square feet; and
	ii) Be at the same Grade as the adjacent public Sidewalk or not more than 24 inches above or below the Grade of adjoining public Sidewalk for no more than 50% of either length of the sides adjoining and measured at the Lot Line; and
	iii) Be readily identifiable from the public Sidewalk; and
	iv) A portion of a plaza may be used for the parking of bicycles, provided the square footage of the plaza is increased beyond the minimum requirement at the rate of 96 square feet for each two bicycles parked, and permanently-installed bicycle facili...
	v) When seating and/or tables are provided, they shall be available for use by the general public at all times the space is open.


	7. Public Parking Premium Option
	i) The Parking Spaces are made available to the general public;
	ii) The number, location, size, access, layout and design of the Parking Spaces meet standards for public parking, as determined by the Downtown Development Authority;
	iii) The property owner signs and records a Development Agreement or other document approved by the City Attorney outlining the operating conditions for this parking.




	5.19  Parking Standards
	5.19.1 Applicability
	A. No new Building shall be erected unless the parking for bicycles and motor vehicles required by this Section 5.19 is provided.
	B. No Building shall be altered so the Floor Area is increased unless the minimum required parking for the entire Building is provided.
	C. The minimum parking required by this chapter shall be provided for the entire Building if the use classification or number of Dwelling Units in the Building is changed and the Parking Space required for the new use exceeds that required for the pre...
	D. The area outside a Building occupied by Bicycle Parking Spaces shall be considered Open Space and be included in the calculation of Open Space of a Site. When Bicycle Parking Spaces are provided within a Building, the Floor Area used for Bicycle Pa...

	5.19.2 Required Parking
	5.19.3 Special Parking Districts
	A. No off-street motor vehicle parking is required in the special parking district for Sites that do not exceed the normal maximum permitted Floor Area Ratio or for Sites zoned PUD with Floor Area that does not exceed 300% of the Lot Area. Structures ...
	B. Each Parking Space reserved, signed and enforced for a car-sharing service may count as four required motor vehicle Parking Spaces. For the purpose of this section, a car sharing service is a type of car rental service where people rent cars for sh...
	C. Off-street bicycle parking is required for residential uses in the special parking district at a rate of one off-street Bicycle Parking Space for each 2,500 square feet of Floor Area shall be provided in compliance with the requirements of Sections...
	D. The required bicycle or motor vehicle parking shall be provided on-site, off-site as described in this chapter, or through the execution of a contract for parking permits within the City’s public parking system, or payment of a contribution in lieu...
	E. Approval of a contribution in lieu of required motor vehicle or bicycle parking, or a contract for parking permits within the City’s public parking system, shall be conditioned upon the execution of a Development Agreement. Payment of the contribut...
	F. The Applicant may request, as part of a site plan, to meet all or a portion of the bicycle parking requirements by installing Bicycle Parking Spaces in the Public Right-of-Way and/or a public Parking Structure. City Council may approve this request...
	G. Parking Structures that are available solely to residents or employees of the Building are not subject to the stall and aisle standards of Section 5.19.8.

	5.19.4 Access
	5.19.5 Deferred Parking Requirements
	5.19.6 Barrier Free Parking
	5.19.7 Use of Off-Street Parking Facilities
	A. Motor vehicles shall only be parked on a Driveway, in a Structure or within an approved Parking Space or Parking Lot.
	1. This subsection shall not be applicable on those days when University of Michigan football games or scrimmages are played in Michigan Stadium
	2. The City Council may, by resolution, designate special event dates on which this prohibition does not apply in order to allow temporary parking of motor vehicles in the Front Yard. The special event date(s) shall be included in the resolution, as w...

	B. Required off-street Parking Spaces or Bicycle Parking Spaces shall not be obstructed by storing objects, Structures or vehicles that are inoperative, unregistered or for sale.
	C. In residential zoning districts, trailers, boats, campers and similar vehicles must be stored in a Parking Structure, on a Driveway or in a location other than the Front Yard.
	D. In residential zoning districts, no more than two commercially-licensed vehicles shall be kept in the open on the vehicle owner's private property or within 500 feet of the property on a public street.
	E. In residential zoning districts, no vehicle over 22 feet long or a commercial vehicle licensed for an empty weight of more than 5,500 pounds shall be parked anywhere on a Lot.

	5.19.8 Design of Vehicle Parking Facilities
	A. Vehicular Parking Structures, Parking Lots and Parking Spaces shall not be located in the Front Yard. No Parking Space within a Parking Structure or Parking Lot may be closer to the street than the front face of a Building unless an exception is li...
	B.  Exceptions:
	1. Sites with existing vehicular Parking Structures, Parking Lots, and Parking Spaces approved or constructed prior to the Effective Date and located closer to a street than the front face of a Building.
	2. Sites where an addition is proposed to an existing Building.
	3. For Sites with more than one Front Lot Line; one Front Lot Line shall be exempt from the requirements of paragraph A in this section.. Vehicular Parking Structures, Parking Lots and Spaces shall be set back a minimum of 25 feet from the exempted Fr...
	4. Multiple-Family uses having more than 100 feet of Street Frontage, more than 20,000 square feet of land area, and more than 20 Dwelling Units may have vehicular Parking Lots and Parking Spaces located in the Front Yard but not in the Front Setback ...
	5. Religious assemblies, Child Care Centers and schools with more than 100 feet of Street Frontage and more than 20,000 square feet of land area may be permitted to have vehicular Parking Lots and spaces located in the Front Yard but not in the Front ...

	C. In Residential Districts, no Parking Lot shall be located closer than ten feet to any Building used for a Dwelling Unit on the first Floor.
	D. Parking Lots shall have adequate maneuvering area and access to permit use of all Parking Spaces without moving other vehicles and prevent backing into a public street. Parking Spaces shall be clearly marked and Parking Lots shall conform to the mi...
	E. Driveways and Parking Lots shall be surfaced with asphalt, concrete, porous pavement, pavers or brick in accordance with City Public Services Standard Specifications. However, Driveways and Parking Lots that serve Single- or Two-Family Dwellings wi...
	F. Parking Lots shall be equipped with curbs or other barriers to confine vehicles to the Parking Lot. Driveways, Parking Lots and Structures shall be constructed and maintained in a manner to prevent drainage nuisances and the formation of potholes a...

	5.19.9 Design of Bicycle Parking Facilities
	A. Facility Standards
	1. Class A  - Enclosed Bicycle Storage
	2. Class B  - Covered Bicycle Racks
	3.  Class C - Fixed Bicycle Racks

	B. Location Criteria

	5.19.10 Driveways
	A. The number of Driveways permitted shall correspond to the number of Openings permitted as provided in Section 5.21 .
	B. For a Driveway serving a Single or Two-Family Dwelling, the width shall be a minimum of ten and a maximum of 24 feet in width.
	C. For Driveways serving all uses other than Single or Two-Family Dwellings, the width of one-way Driveways shall be a minimum of ten feet and a maximum of 15 feet, and the width of two-way Driveways shall be a minimum of 18 and a maximum of 24 feet.
	D. All Driveways shall lead to a garage, carport, Parking Space or Parking Structure meeting the requirements of this chapter, or back onto a street by means of the original Opening or a second approved Opening.
	E. A Driveway leading to a garage or carport for a Single-Family and Two-Family Dwelling may be widened to the width of the garage or carport up to 30% of the width of the Front Lot Line.
	F. Driveways providing access to property in nonresidential zoning districts may not be located in residential zoning districts.
	G. Driveways located in the Front Yard that serve Drive-Through Facilities shall meet the following standards:
	1. The width of the Driveway shall not exceed 12 feet in width.
	2. A minimum five foot wide raised Sidewalk shall be provided across the Driveway connecting the Public Right-of-Way to the main entrance of the Building. The portion of the Sidewalk that crosses the Driveway shall be designed in a manner that clearly...
	3. At least four bollards shall be provided near each corner where the raised Sidewalk crosses the Driveway to alert drivers of this pedestrian crossing.
	4. Right-of-Way screening shall be provided between the Right-of-Way and Driveway in a manner that screens the Driveway from view from the Right-of-Way but does not obscure the view between the motorist and pedestrians approaching the cross walk.
	5. For at least one Front Lot Line, if more than one Driveway is proposed from the same street, the Driveways may not be connected in the Front Yard.



	5.20  Landscaping, Screening, and Buffering
	5.20.1 Purpose
	A. Improve the appearance of off-street Vehicular Use Areas, property abutting Public Rights-of-Way, private streets, and certain shared Driveways within easements, thereby reducing conditions which lead to urban blight.
	B. Require buffering between conflicting land uses and conflicting zoning districts.
	C. Promote the public health, safety and general welfare by reducing noise and air pollution, light glare, soil Erosion, and thermal heating of the environment.
	D. Reduce the negative impacts of storm water runoff by reducing Impervious Surface area and retaining greater amounts of storm water on site.
	E. Improve the quality and safety of pedestrian movement within paved areas and along Public Rights-of-Way.
	F. Protect and preserve the appearance, character and value of the surrounding neighborhoods and Parks.
	G. Promote preservation of existing significant vegetation, the use of non-invasive plant species, and the selection of plant species based on Site conditions including soil type, light exposure, presence of utilities, and salt tolerance.

	5.20.2 Applicability
	A. Whenever a site plan is required by this chapter; or
	B. Whenever the estimated expense of construction exceeds 50% of the appraised replacement cost of the entire Building or Structure, exclusive of foundation, prior to its improvement (as determined by the Building Official); or
	C. Whenever a shared Driveway is provided within an easement in accordance with this chapter.

	5.20.3 Vehicular Use Area Landscaping and Screening
	A. Right-of-Way Screening
	1. Minimum Width
	2. Plantings
	3. Continuous Screening

	B. Interior Landscape Islands
	1. Within the interior of the Vehicular Use Area, landscape islands shall be provided to meet or exceed the ratios shown in Table 5.20-1:
	2. To meet the requirements of this section, each interior landscape island shall have at least 165 square feet in area, a minimum dimension of eight feet in any direction, and shall include at least one deciduous shade tree. Combining landscape islan...
	3. Any landscaped area located outside the perimeter of the Vehicular Use Area will not count toward satisfying this requirement. Landscaped areas within the corners of the Vehicular Use Area may be counted, up to a maximum of 200 square feet for each...
	4. A maximum of 15 Parking Spaces are allowed in a parking row without a landscape island break. If landscape islands have been combined to form larger landscaped areas and are used for Bioretention then 20 continuous Parking Spaces will be permitted.
	5. The total number of trees required in the interior landscaped island shall be calculated and provided at a rate of one deciduous shade tree for each 250 square feet or fraction of 250 square feet of required interior landscaped island.
	6. Additional credit toward required interior trees may be obtained for existing trees that measure a minimum of eight inches in Diameter at Breast Height (DBH) that are preserved within the Vehicular Use Area or within 15 feet of and on the same parc...
	7. When the total area required in interior landscape islands for all of the Vehicular Use Areas on Site exceeds 750 square feet, at least 50% of the area in the required interior landscape area must be depressed Bioretention areas and utilized for st...
	8. Provision shall be made for snow pile storage locations such that they do not damage required plantings nor diminish required parking capacity.


	5.20.4 Conflicting Land Use Buffers
	A. Conflicting land use buffer shall be provided under the following conditions:
	1. A Vehicular Use Area adjacent to a public park or land principally used or zoned for residential purposes.
	2. A refuse/recycling container adjacent to a public park or land principally used or zoned for residential purposes.
	3. The portion of a parcel zoned O, RE, ORL, C, or M abutting a public park or parcel principally used or zoned for residential purposes.
	4. The portion of a parcel zoned R3 or R4 adjacent to a parcel principally used or zoned for residential purposes.

	B. The conflicting land use buffer shall consist of the following:
	1. Width
	2. Plantings
	3. Continuous Screening


	5.20.5 Private Streets and Shared Driveway Buffers
	A. Street Trees
	B. Buffer
	1. A landscaped buffer strip at least eight feet wide.
	2. A hedge, wall or solid Fence, or combination of those features, forming a continuous screen at least four feet in height.


	5.20.6 Refuse/Recycling Container Screening
	5.20.7 Material and Design Standards
	A. Artificial plants or trees shall not be used.
	B. Any plant listed on the City Invasive Species List may not be used to meet the requirement of this chapter.
	C. If more than 20 trees will be used, a mixture of three or more tree species must be used.
	D. If more than 40 shrubs will be used, a mixture of three or more shrub species must be used.
	E. When proposing or using a native or prairie planting, the selection of plant species must be diverse and similar to native plant communities present in the City. (The City’s Natural Area Preservation Program maintains a list of plants native to the...
	F. Plant material used for hedging or screening shall be evergreen and/or deciduous shrubs which shall be a minimum of 24 inches tall at time of planting and of a size, quantity and spacing to achieve 50% year-round opacity at the time of planting. Di...
	G. Fences and walls required for this chapter shall comply with the requirements of Section 5.26 . Both sides of the Fence or wall must be decoratively faced when used to meet the screening requirements of this section.
	H. Landscaped areas shall be covered with biodegradable mulch, ornamental grasses, forbs, native prairie plants, native Wetland plants, grass or other perennial herbaceous or shrub planting combinations. Stone or aggregate shall not be accepted to mee...
	I. Deciduous shade trees shall have a mature crown spread of greater than 15 feet. Permitted trees include those on the City’s Approved Street Tree List. Other types of trees can be used with approval of the PSA Administrator. Due to the overpopulatio...
	J. Plants required in this chapter shall be planted in soils suitable for the species specified, including a depth to compacted surfaces of at least 30 inches with drainage from that surface, if required.  Soils must be provided with suitable pH, coar...
	K. Evergreen trees shall be a minimum of seven feet in height with a minimum spread of three feet, and a burlap ball size of at least ten times the caliper size. Evergreen trees must meet current ANSI American Standards for Nursery Stock.
	L. Existing vegetation on the property may be used to meet the requirements of this chapter if it meets the size, species and opacity requirements. This determination shall be made by the PSA Administrator. Additional credit toward the interior landsc...
	M. Water outlets (hose bibbs) and/or rain barrels shall be provided within 150 feet of all plant material required by this chapter if a subsurface irrigation system is not provided. Plantings may be further than 150 feet from water outlets and/or rain...
	N. Landform berms shall have slopes no greater than one vertical foot for each three horizontal feet and shall have at least two feet of flat area on top and shall have adequate protection to prevent Erosion.
	O. Landscaped areas in and adjacent to Vehicular Use Areas shall be protected by concrete curbing, anchored bumper blocks, or other durable materials if approved by the PSA Administrator. Wood timbers that are not part of a structural retaining wall s...
	P. When landscape islands are used for Bioretention, the ponding area should be at least six inches deep, but not more than 18 inches deep and planted with native wildflowers/forbs and grasses.
	Q. Plant materials shall be selected and installed in accordance with standards established by the PSA Administrator.
	R. Plant material shall be placed to allow full access to fire hydrants and Public Utility systems.  A five-foot space clear of vegetation greater than six inches tall shall be maintained around the circumference of fire hydrants, and any access point...

	5.20.8 Sight Triangles and Intersections
	A.  All landscaping or other screening material within a sight triangle shall be no greater than 30 inches tall, and all trees within a sight triangle shall have all branches trimmed to provide clear vision for a vertical height of eight feet above th...
	B.  Vegetation adjacent to intersections shall be maintained to allow for adequate sight distance based on the criteria in the AASHTO (American Association of State Highway Transportation Officials) Policy on Geometric Design of Highways and Streets, ...

	5.20.9 Plant Substitutions
	A. The PSA Administrator may approve minor revisions to landscape plant materials due to seasonal planting problems and lack of plant availability. Minor revisions may be approved only when there is no reduction in the quality of plant material, no si...
	B. Following approval of plant substitutions by the PSA Administrator, an as-built landscape plan must be submitted to the CSA for attachment to the approved site plan.
	C. If the criteria in Subsection A are not fulfilled, the approved site plan must be revised according to the requirements of Section 5.29.6.

	5.20.10 Trees in the Public Right-of-Way
	A. The City Administrator shall have the sole authority over the planting, maintenance and removal of trees in the Street Right-of-Way and other City property. No Person without written permission of the City Administrator shall plant, remove, break, ...
	B. Street Trees Required With Site Plan Developments
	One street tree of the minimum size and species meeting City standards shall be provided for every 45 linear feet of public Street Right-of-Way abutting a site plan Site.  Existing trees meeting City standards may be used to satisfy all or part of thi...

	5.20.11 Hazards on Public Property
	5.20.12 Weeds and Grass on Public and Private Land

	5.21  Streets and Access
	5.21.1 Applicability
	A. Compliance Required
	B. Compliance with Chapter Required for Occupancy
	C. Building Projections into Streets

	5.21.2 Curb Cuts and Driveway Approaches
	A. General
	B. Number of Openings
	C. Curb Cut Design and Location Standards
	D. Traffic Hazards
	E. Traffic Control Order
	F. Non-functional Curb Cuts

	5.21.3 Private Street Standards
	A. Private streets may be provided to access Lots, as defined in Article VIII, subject to the following standards and requirements: A private street shall be located within a minimum 30-foot wide recorded access and utility easement. Additional width ...
	1. The street shall be designed and constructed in accordance with the City Public Services Standards and Specifications, as amended, except that curb and gutter shall not be required when the street serves eight Lots or less.
	2. Traveled lanes shall be a minimum of 11 feet in width.
	3. The width of a two-way private street shall be a minimum of 25 feet from the face of curb to the face of curb, or edges of pavement, or 14 feet for a one-way private street.
	4. Where a private Street serves more than eight Lots, a minimum of one Parking Space per Dwelling Unit shall be provided along the private street. These Parking Spaces shall be located within the street easement and meet either of the following stand...
	a. Two traveled lanes and parking on one side of the street shall be provided and shall have a minimum pavement width of 30 feet from face of curb to face of curb, or edges of pavement, or 20 feet for a one-way private street; or
	b. Parking Spaces may be provided in parking bays that meet parking standards.

	5. Minimum radius at street intersections shall be 20 feet, as measured along the back of curb.
	6. A turnaround shall be provided for cul-de-sacs. Minimum radius for a circular turnaround at pavement edge shall be 30 feet where no on-street parking is provided, or 44 feet where parking is provided.
	7. Private streets and parking areas within the street easement shall meet City Illumination standards for new parking areas and new public streets.
	8. All private streets shall be signed to City standards, with names approved by the CSA.
	9. All private streets shall meet City and/or State standards as appropriate for traffic-control devices.
	10. A Sidewalk system shall be provided which connects to the public walkway system when the private street serves more than eight Lots. All private sidewalks shall be at least four feet in width.
	11. Street trees shall be provided as required by Section 5.20 .


	5.21.4 Lot Accessibility
	A. Access to Public Street
	1. Abutting a Public Right-of-Way.
	2. Abutting a private street easement.
	3. For Lots zoned for nonresidential use: A permanent recorded unobstructed access and utility easement that is a minimum of 30 feet in width as shown on an approved site plan may serve as the sole means of access to a Public Right-of-Way or private s...
	4. For Lots zoned solely for Single-Family Dwelling use: A permanent recorded unobstructed access and utility easement that is a minimum of 30 feet in width may serve as the only means of access to a Public Right-of-Way or private street for a maximum...
	a. Driveways within the easement shall meet all applicable ordinances, including but not limited to Section 5.19 .
	b. The easement shall include provisions for the maintenance of the Driveway and any other improvements and utilities.
	c. For Lots where the easement is the only means of access, either the Lot Line most parallel with the Public Right-of-Way or private street, or most perpendicular with the Public Right-of-Way or private street, shall be designated by an Applicant as ...




	5.22  Storm Water Management and Soil Erosion
	5.22.1 Purpose
	A. The City Council recognizes and is concerned that excessive quantities of soil are eroding from certain areas that are undergoing Development for non-agricultural uses such as housing developments, industrial areas, recreational uses, and roads. Th...
	B. Water quality and quantity within the water resources of the City is a public concern. As the City is developed, natural vegetation is removed and replaced with Impervious Surfaces. As a result the hydrology of Watercourses, ponds and Wetlands is c...
	C. The purpose of this Section 5.22 is to control soil Erosion and the resulting Sediment; and to control the impact on water quality and quantity resulting from Development and Impervious Surfaces within the City by requiring proper provisions for wa...

	5.22.2 Single or Two-Family Residential Storm Water Management
	A. Retention/infiltration of the first flush storm events for the net increase in Impervious Surface, in compliance with the Rules of the WCWRC.
	B. Redirection of all downspouts to vegetated areas or other approved point, but not to Impervious Surfaces, as is required by the “Drainage Nuisances and Complaints” Section of Chapter 100 of City Code.
	C. On-site storm water control is not required for new homes in a site planned Development for which a development-wide system that complies with the storm water management requirements of this chapter has been installed and accepted.

	5.22.3 Storm Water Management Systems
	A. For Sites within the jurisdiction of the WCWRC; or Sites with Storm Water Management Systems under multiple ownership or for multiple parcels, including but not limited to site condominiums; or residential developments containing greater than four ...
	B. For Sites other than described in Section 5.22.3A that contain or are proposed to contain more than 5,000 square feet of Impervious Surface, on-site Storm Water Management Systems shall be required for any Site that is the subject of a site plan, f...
	1. For Sites that contain existing Impervious Surfaces, adding or removing and replacing Impervious Surfaces solely for the purpose of compliance with the Americans with Disabilities Act, or compliance with the State of Michigan Barrier Free Design Ru...
	2. Sites proposed to contain:
	a. Impervious Surfaces greater than 5,000 square feet and less than 10,000 square feet require retention/infiltration only of the first flush storm events.
	b. Impervious Surfaces equal to or greater than 10,000 square feet and less than 15,000 square feet require retention/infiltration only of the first flush and detention only of bankfull storm events.
	c. Impervious Surfaces equal to or greater than 15,000 square feet require retention/infiltration of the first flush, and detention of bankfull, and 100-year storm event. Detention facilities designed for the 100-year storm event shall include a Sedim...

	3. Public Sidewalks are not required to be included in the storm water management calculations.
	4. If the Site is located in an historic district designated by the City, then the Roof area of the historic Building(s) is not required to be included in the storm water management calculations. This exemption does not apply to noncontributing Struct...

	C. Within the D1 and D2 zoning districts, or Sites outside the D1 and D2 zoning districtsthat contain existing Impervious Surfaces, alternative methods of storm water detention may be allowed by the approving body if each of the following conditions a...
	1. Control of the first flush storm event has been provided.
	2. A determination is provided by an Architect or Professional Engineer that Storm Water Management Systems have been provided on-site to the maximum extent feasible and that it is not feasible to provide any additional detention volume due to Site co...
	3. The alternative method of storm water detention is consistent with the intent of this Section 5.22 and the goals of the Rules of the WCWRC, as determined by the City Planning Manager.
	4. The alternative method of storm water detention is specifically approved on a site plan, final preliminary plat, or PUD site plan in a separate motion by the approving body. Where staff is the approving body, the alternative method of storm water d...
	5. The alternative method of storm water detention provides an equal or greater amount of resources, in the form of money or land or both, to the City that are at least as beneficial as the required volume of storm water detention that is not being pr...
	6. The alternative method of storm water detention is provided through one or both of the following methods:
	a.  The Applicant donates money to the City for the express purpose of improving Storm Water Management Systems within the same watershed such as, but not limited to, regional detention, regional water quality improvements facilities, or increasing fl...
	b. The Applicant donates land to the City for the express purpose of improving Storm Water Management Systems within the same watershed. The donation of land is subject to acceptance by City Council. The donated land shall be suitable to be effectivel...


	D. On a Site that requires the installation of a Storm Water Management System the detention facility shall be installed and stabilized prior to the issuance of building permits. The PSA Administrator may deem it necessary to modify the timing of inst...
	E. Existing Wetlands shall not be modified for the purposes of Storm Water Management Systems unless it is determined that the existing Wetland is not regulated by Sections 5.23  and 5.29.4. Where modifications to Wetland areas are allowed, the existi...
	F. When residential Lots or units are proposed to be created, the runoff coefficients shall take into account the future Impervious Surfaces of these building Sites within the storm water management calculations.
	G. Storm Water Management System facilities shall be designed so that any discharge of storm water from the facility, which does not empty directly into a drain, shall be converted to sheet flow over the ground through the use of an energy dissipater,...
	H. Prior to the issuance of a Grading Permit, the developer of the Storm Water Management System shall provide the City with an agreement, satisfactory to the City Attorney, that if maintenance is not performed to the reasonable satisfaction of the Ci...

	5.22.4 Grading Operation Responsibility
	A. Installing Temporary Soil Erosion and Sedimentation Control Measures before any Earth Change activity, and maintaining the measures on a daily basis.
	B. Preventing damage to any public utilities or the interruption of utility services within the limits of Grading and along any routes of travel of the equipment.
	C. Preventing damage to adjacent property.  No Person shall Grade land so close to the Lot Line as to endanger any adjoining public , Sidewalk, Alley or any public or private property without supporting and protecting such property from settling, crac...
	D. Carrying out the proposed work in accordance with the approved plans, and sequence of construction, and in compliance with all the requirements of the permit and this Section 5.22 .
	E. Immediately removing all soil, miscellaneous Debris or other material applied, dumped, tracked, or otherwise deposited on streets, Highways, Sidewalks, Storm Water Management Systems, or public thoroughfares during transit to and from the construct...
	F. Designing, constructing, and completing Earth Changes in such a manner which shall limit the exposed area of any disturbed land for the shortest possible period of time, within the approved construction sequence.
	G. Designing, installing and maintaining soil Erosion and Sedimentation Control Measures to remove Sediment caused by Accelerated Soil Erosion from runoff water before it leaves the Site of the Earth Change.
	H. Designing and constructing temporary or permanent measures for the conveyance of water around, through or from the Earth Change area to limit the water flow to a Non-Erosive Velocity.
	I. Grading and stabilizing Earth Change areas with Permanent Soil Erosion and Sedimentation Control Measures, and removing Temporary Soil Erosion and Sedimentation Control Measures.
	J. Installing Permanent Soil Erosion and Sedimentation Control Measures for all slopes, channels, ditches or any disturbed land area within five calendar days after final Grading or the final Earth Change has been completed. All Temporary Soil Erosion...
	K. Making the approved plans and permit available for inspection at all times at the Site of the Earth Change.
	L. Conducting Earth Changes in such a manner that will effectively reduce Accelerated Soil Erosion and resulting sedimentation.

	5.22.5 Maintenance Standards
	5.22.6 Liability

	5.23  Natural Features
	5.23.1 Purpose and Intent
	5.23.2 Protected Natural Features
	A. A summary of key facets including a perspective on the importance of the Natural Feature to the people of the City.
	B. Means to identify, differentiate and evaluate the Natural Feature.
	C. The general Natural Feature protection priorities of the City, and some perspective on how to measure each Natural Feature's relative importance to others in the City or on the Site.
	D. Measures for protecting Natural Features during construction.
	E. Guidelines and requirements for mitigating important Natural Features which cannot be excluded from Development.

	5.23.3 Endangered Species Habitats
	A. Identification
	B. Protection Priorities
	C. Protection Measures.
	1. The City will work in coordination with state and federal regulating agencies to identify appropriate protection measures to sustain the species, based on the specific characteristics and needs of the habitat and species involved.
	2. During Grading and construction, barrier fencing shall be installed at the Limits of Soil Disturbance, including all Endangered Species Habitats.  Barrier fencing shall be a minimum of four feet in height and shall remain in place in good condition...

	D. Mitigation.

	5.23.4 Floodplains (100-Year)
	A. Identification
	B. Protection Priorities
	1. Highest Concern
	2. Midlevel Concern
	3. Lowlevel Concern

	C. Protection Measures
	1. Soil Erosion on any construction Site in any Floodplain should be minimized to the maximum extent practicable.  Special, effective soil Erosion and flood protection techniques should be devised and required in each instance, during construction and...
	2. Barrier fencing shall be installed at the Limits of Soil Disturbance including any Floodplain.  Barrier fencing shall be a minimum of four feet in height and shall remain in place in good condition until authorized to be removed.  No filling, excav...

	D. Mitigation
	E. Guidelines for Best Mitigation Practices
	1. Where the actual volume/land area of a Floodplain is affected by a proposed Development, the volume/land area of the Floodplain lost should be restored elsewhere on the Site or in the watershed.
	2. Where paved surfaces are proposed in a Floodplain, they should be minimized to the fullest extent possible.  The area of paved surface on a Site in a Floodplain should be mitigated by new Floodplain with native Floodplain species installed elsewher...
	3. Where forest fragments, fen and sedge meadows are removed or disturbed, they should be mitigated to replicate equally valuable Natural Features on the Site or in some other location in the watershed.
	4. Lesser quality plant communities should also be replaced, but the level of diversity of the mitigation may be less (using native associations is more desirable).
	5. To the fullest extent possible, regardless of existing conditions, landscape design for a project proposed in a Floodplain should avoid turf and use (preferably native) associations of plant materials that can become effective on the Site as health...
	6. Alternate mitigation (when these procedures are not possible) could include management of other Natural Features on the Site or restoration work on Floodplains elsewhere on the Site or within the watershed. They might include addition of storm wate...


	5.23.5 Woodlands
	A. Identification
	1. Native forest fragments
	2. Urban Woodlands
	3. Pioneer Woodlands

	B. Protection Priorities
	1. Highest concern:
	2. Midlevel concern:
	3. Lowlevel concern:

	C. Protection Measures
	1. Native forest fragments excluded from Development should be defended from all intrusions during Development by well-maintained barrier fencing.
	2. Where native forest fragments are to be built in, but not completely removed, then those areas to be excluded from Development should be clearly fenced during the process. Grading, roads, walkways, utility lines, and all other aspects of soil distu...
	3. Clearing for Buildings should be strictly minimized to the least area needed to work around Buildings.  Excavated spoils from basements and other needed Grading should not be spread on the Site in the native forest fragment area.  Very careful hand...
	4. Where management of retained native forest fragments is undertaken, these activities should be conducted according to the principles and techniques described in a well­developed management plan.  Advice from qualified natural area managers should b...
	5. The most effective way to save trees is by planning ahead for their protection.  Four steps will help accomplish this:
	a. Delineate areas with severe limitations and stay away from them (provide barriers).
	b. Design the Site to minimize Grading/soil disturbance in the vicinity of retained trees.
	c. Provide for adequate and effective storm water management.
	d. Design landscape installations to complement and honor retained trees.

	6. In addition to protective fencing at the Critical Root Zone, a number of other construction techniques can help save trees.  These include placing utilities under pavement instead of under trees; tunneling utilities under trees instead of trenching...
	7. Any protected Woodland that is determined by PSA Administrator to be dead, dying or severely damaged due to on-site construction activities within three years after issuance of a certificate of occupancy or final permit approval for development aut...

	D. Mitigation
	1. A replacement tree or a combination of trees of a species native to Michigan shall be provided to equal a minimum of 50% of the original DBH for each Woodland tree eight inches or larger that is removed. Replacement trees shall be non-sterile varie...
	2. A replacement tree or a combination of trees of a species native to Michigan shall be provided to equal a minimum of 200% of the original DBH for each Woodland tree eight inches or larger that is removed without the approval required by this chapter.
	3. Mitigation shall be provided on the same Site as the removed Woodland trees to the maximum extent feasible as space and long-term tree health allow.  Where mitigation cannot be accomplished on the Site, all or part of the mitigation may be provided...
	4. Disturbed areas to be reestablished shall be planted with species native to Michigan and characteristic of the plant communities of the area before disturbance.

	E. Guidelines for Best Mitigation Practices
	1. When native forest fragments must be taken in whole or in part, they should be mitigated by the installation of replacement trees or by the creation of an area planted with a comparable plant association (trees, understory trees, shrubs, herbaceous...
	2. Where a valuable native forest fragment must be partly destroyed by Development, the balance of the fragment should be actively managed as a natural area, to sustain it into the future.  This includes the important task of controlling invasive exot...
	3. Urban Woodlands may also have considerable value to City residents.  Development in them should be handled as sensitively as possible.  Tree replacements for trees taken from such a Woodland should be replaced on the Site in a manner that complemen...
	4. Care should be taken during the Development process to conserve topsoils which must be disturbed on site, and to install plant materials into optimum conditions.  Compacted soils placed by heavy machines are not suitable for successful establishmen...
	5. Alternative mitigation plans which could be negotiated could include management  or restoration of comparable Natural Features on the Site or on public lands elsewhere in the City, or donation of trees to the City to be planted on public land, dona...


	5.23.6 Landmark Trees
	A. Identification
	1. Trees which qualify as Natural Features are, generally speaking, any tree larger than 24 inches in Diameter at Breast Height and any tree of a size listed on the Landmark Tree List (See Table 5.23-1).
	2. Large trees in natural areas (native forest fragments or forested Wetlands or floodplain forest fragments) will often qualify as Landmark Trees.
	3. Landmark Tree List

	B. Protection Priorities
	1. Highest concern
	2. Midlevel concern
	3. Lowlevel concern

	C. Protection Measures
	1. All tree roots are vulnerable to disturbance, and some species are more so than others.  All construction activity (including the affects on soil moisture and drainage of Grading changes in the area) should be excluded from the Critical Root Zone o...
	2. Activities which help prevent and minimize damage or destruction to roots are encouraged, including the placement of utilities under pavement instead of under trees; tunneling utilities under trees instead of trenching; using granular material when...
	3. Barrier fencing shall be installed at the limits of the Critical Root Zone for Landmark Trees.  Barrier fencing shall be a minimum of four feet in height and shall remain in place in good condition until authorized to be removed.  No filling, excav...
	4. Any protected Landmark Trees that are determined by PSA Administrator to be dead, dying or severely damaged due to on-site construction activities within three years after issuance of a certificate of occupancy or final permit approval for developm...

	D. Mitigation.
	1. A replacement tree or a combination of trees of a species native to Michigan shall be provided to equal a minimum of 50% of the original DBH for each Landmark Tree that is removed. Replacement trees shall be non-sterile varieties. The minimum size ...
	2. A replacement tree or a combination of trees of a species native to Michigan shall be provided to equal a minimum of 200% of the original DBH for each Landmark Tree that is removed without the approval required by this chapter.
	3. Mitigation shall be provided on the same Site as the removed Landmark Trees to the maximum extent feasible as space and long-term tree health allow.  Where mitigation cannot be accomplished on the Site, all or part of the mitigation may be provided...
	4. Disturbed areas to be reestablished shall be planted with species native to Michigan and characteristics of the plant communities of the area before disturbance.

	E.  Guidelines for Best Mitigation Practices
	1. Required or desired replacement should include the most appropriate, non-invasive species as part of the project design.  Replacement requirements include using species native to Michigan, and a diversity of species in a range of sizes.  Where tree...
	2. Replacement trees need a chance to become as great as the trees they replace. Genuine concern for soils and cultural needs of new plants should be a part of the design process.  Many species of trees will never thrive in compacted, Fill soils or in...
	3. Where it is not possible to install the number of trees required, alternate mitigation plans may be developed - including active management or restoration of natural areas on the Site, planting of trees on public land elsewhere in the City, additio...


	5.23.7 Steep Slopes
	A. Identification
	1. Steep Slopes are naturally occurring landforms with a vertical change in elevation of ten feet or more, a slope of 20% or more, and a length of 50 feet or more, measured parallel to the contour lines.  They are identified on the "Map of Steep Slope...
	2. Also shown on the map are zones 3,000 feet each way from the centerline of the Huron River, and zones 500 feet each way from the centerlines of the tributary streams in the City.  These zones encompass the great majority of Steep Slopes in the City...

	B. Protection Priorities
	1. Highest concern:
	a. Extremely Steep Slopes of 40% or greater anywhere in the City are of highest concern.  These are predominantly adjacent to the River and typically also include one or more other Natural Features.
	b. Steep Slopes of 20% or greater that are within 3,000 feet of the Huron River or within 500 feet of its open or historic tributaries and that:  a) have native forest fragments or other high quality Natural Features in addition to the Steep Slope; or...
	c. These Natural Features need to be sustained and cared for as natural areas.  In the event the public benefits of a proposed Development in an area of highest concern are deemed to outweigh the benefits of maintaining it as a protected natural area,...

	2. Midlevel concern:
	a. Steep Slopes within 3,000 feet of the Huron River or within 500 feet of its open or historic tributaries that do not meet the criteria for highest concern are of mid­level concern.
	b. The landform and vegetation on these slopes must be disturbed to the least extent possible.  The visual integrity of the Site in relation to adjacent areas should be maintained.  The techniques for Erosion and water protection described for low-lev...

	3. Low-level concern:
	a. Steep Slopes not within 3,000 feet of the Huron River or within 500 feet of its open or historic tributaries are of low-level concern.
	b. Development on Steep Slopes requires special techniques to prevent soil Erosion and to protect water resources.  A study of ground and surface water flows of the Site may be required to understand possible on- and off-site impacts of a proposed Dev...
	c. The Site's design should incorporate the slopes so that the Development complements the character of the landforms, vegetation and topography.  Any Development must meet all the standards for any other Natural Features of the Site.


	C. Protection Measures
	1. Barrier fencing shall be installed at the Limits of Soil Disturbance adjacent to Steep Slopes.  Barrier fencing shall be a minimum of four feet in height and shall remain in place in good condition until it is authorized to be removed.  No filling,...
	2. Protection measures must be in place before landform or vegetation disturbance to prevent any off-site damage.   Any damage to waterways or off-site locations from Erosion must be promptly repaired to the fullest extent practical, using best manage...
	3. Great attention should be exercised in the approval and inspection process regarding the design of drainage systems, roads and paved surfaces, retaining walls, and the means by which the entire project will actually be constructed, to avoid collate...
	4. The primary goal in protecting Steep Slopes is to prevent Erosion and subsequent damage to Natural Features on and off the Site. Underground utilities should not be located in Steep Slopes, and should not run lengthwise along them.  Drainage should...
	5. Protection measures for other Natural Features placed at risk by intrusion onto a Steep Slope should be designed and implemented in such a way that risk of damage to the Natural Features involved is the minimum possible.  These provisions may need ...

	D. Mitigation
	E. Guidelines for Best Mitigation Practices
	1. If any portion of a high or mid-level concern Steep Slope must be disturbed as part of an approved project, then the balance of the Steep Slope area must be protected from disturbance during construction and it must be managed/restored as a natural...
	2. Change to any Natural Features on a Steep Slope Site must meet the mitigation standards for those Natural Features.  Replacement materials, techniques, and long-term maintenance routines required as mitigation should serve to restore the visual cha...
	3. Follow-up monitoring may be required in some instances for a period of time related to the duration of the restoration work or recovery from damage.


	5.23.8 Watercourses
	A. Identification
	B. Protection Priorities
	1. Highest concern:
	2. Midlevel concern:
	3. Low-level concern:

	C. Protection Measures
	1. A Natural Feature buffer area within a line measured 25 feet horizontally from the ordinary high water mark of a Watercourse shall be provided adjacent to a Watercourse and maintained in relation to the entire Watercourse as a “Natural Feature” unl...
	2. Prohibited and permitted activities for the Natural Feature buffer area shall be the same as the prohibited and permitted activities regulated or allowed in or on the Watercourse, unless prohibited activity is determined to be in the public interes...

	D. Mitigation.
	E.   Guidelines for Best Mitigation Practices.

	5.23.9 Wetlands
	A. Purpose
	1. Preservation and enhancement of Wetlands is essential to maintaining and improving the City's aesthetic character, its ecological stability, its economic well-being, its educational opportunities, and its quality of life.
	2. Wetlands are protected to help reduce damage to aquatic resources from Erosion, turbidity, siltation, and contamination. They are protected to minimize the loss of native plants and animals, to help preserve biological diversity and to minimize the...

	B. Identification
	1. The physical boundary and extent of Wetlands shall be identified by a professional having technical ability and experience sufficient to accurately identify Wetland boundaries.
	2. Wetland determination shall be made using the same criteria as provided for Part 303 of the Natural Resources and Environmental Protection Act, 1994 PA 451, and administrative rules as amended.
	3. To facilitate verification, the boundary of the Wetland shall be flagged in the field by the Applicant prior to the application for a Wetland Use Permit.

	C. Protection Priorities
	1. Highest Concern:
	2. Midlevel Concern:
	3. Low-level Concern:

	D. Protection Measures
	1. A Natural Feature buffer area within a line measured 25 feet horizontally from the boundary or edge of a Wetland identified as provided above shall be required unless, and of the extent, it is determined to be in the public interest not to maintain...
	2. Prohibited and permitted activities for the Natural Feature buffer area shall be the same as the prohibited and permitted activities regulated or allowed in or on the Wetland, unless prohibited activity is determined to be in the public interest an...
	3. Where Wetlands are to be used as a part of a storm water retention system, the Rules of the Washtenaw County Water Resources Commissioner should be followed to minimize negative impacts on the Wetland.

	E. Protection of Wetlands during and after construction
	1. Prior to any Development, Clearing, filling, or other activity for which a Wetland Use Permit is required, protective construction fencing intended to restrict access shall be erected between the protected area and the area subject to Development. ...
	2. All protected Wetland and Watercourse areas within or adjacent to the Wetland Use Permit activity area shall be protected with barrier fencing at least four feet in height, staked in place at ten-foot (minimum) intervals. No filling, excavating, or...
	3. Where vehicle and Driveway access is permitted, any existing hydrological connection shall not be disrupted.
	4. When the use of Fill is permitted, it shall be clean and free of garbage, refuse, toxic or contaminated material, or any material that through the action of leaching may cause degradation of surface or ground water quality.
	5. Soil Erosion control structures and measures shall be maintained, including but not limited to silt fences, straw bale berms, and Sediment traps. The owner shall provide for periodic inspections and maintenance of such installations throughout the ...
	6. A copy of the City Wetland Use Permit and state permits, if applicable, shall be prominently displayed or available at the Site. They shall be displayed continuously when authorized activities are conducted and for ten days following completion. Th...

	F.  Mitigation
	1. As authorized by Section 5:211(4)(b) of this chapter, the City may impose conditions on a Wetland Use Permit for a use or development if the conditions are designed to remove an impairment to the Wetland benefits, to mitigate the impact of a discha...
	2. The City shall consider a mitigation plan if submitted by the Applicant and may incorporate the mitigation actions as permit conditions for the improvement of the existing Wetland resources or the creation of a new Wetland resource to offset Wetlan...
	3. In developing conditions to mitigate impacts, the City shall consider mitigation to apply only to unavoidable impacts that are otherwise permissible, utilizing the criteria under Part 303 of the Natural Resources and Environmental Protection Act, 1...
	4. When considering mitigation proposals, the City shall make all of the following determinations:
	a. That all feasible and prudent efforts have been made to avoid the loss of Wetland resource values.
	b. That all practical means have been considered to minimize impacts.
	c. That it is practical to replace the Wetland resource values which will be unavoidably impacted.

	5. If the City determines that it is practical to replace the Wetland resource values which will be unavoidably impacted, the City shall consider all of the following criteria when reviewing an Applicant's mitigation proposal:
	a. Mitigation shall be provided on-site where practical and beneficial to the Wetland resources.
	b. When subdivision (a) of this subsection does not apply, mitigation shall be provided in the immediate vicinity of the permitted activity where practical to the Wetland resources, provided that mitigation shall be within the same sub-watershed of th...
	c. Only when it has been determined by the Public Services Area Administrator that subdivisions (a) and (b) of this subsection are inappropriate and impractical shall mitigation be considered elsewhere.
	d. Any proposal shall assure that, upon completion, there will be no net loss to the Wetland resources. Any mitigation plan approved under this chapter shall provide replacement of Wetlands disturbed at a ratio of no less than 1.5:1 and no more than 2...
	e. The proposal shall give consideration to replacement of the predominant functional values lost within the impacted Wetland.

	6. Any mitigation activity shall be completed before initiation of other permitted activities, unless a phased concurrent schedule is agreed upon between the City and the Applicant.
	7. Monitoring to establish documentation of the functional performance of the mitigation may be required as a permit condition, as well as necessary corrective actions required, to deliver the Wetland resource values identified.
	8. Disturbed areas to be reestablished shall be planted with species native to Michigan and characteristic of the plant communities of the area before disturbance.  The density and coverage of vegetation (except trees) shall be such that it will appro...



	5.24  Signs
	5.24.1 Intent
	A. Protect the public right to receive messages, especially noncommercial messages, such as religious, political, economic, social, philosophical, and other types of information protected by the First Amendment of the U.S. Constitution.  Nothing in th...
	B. Recognize that the principal intent of commercial Signs, to meet the purpose of these standards and serve the public interest, should be for identification of an Business on the same Premises as the Sign.
	C. Recognize that the proliferation of Signs is unduly distracting to motorists and nonmotorized travelers, reduces the effectiveness of Signs directing and warning the public, causes confusion, reduces desired uniform traffic flow, and creates potent...
	D. Recognize that different areas of the City require different Sign regulations due to factors such as their intended audience and their ability to help promote the character of an area.
	E. Prevent Signs that are potentially dangerous to the public due to structural deficiencies or disrepair.
	F. Enable the public to locate goods, services, Buildings, and/or locations on which activities occur without excessive difficulty and confusion by restricting the number and placement of Signs.
	G. Prevent placement of Signs that will conceal or obscure other Signs.
	H. Prevent Off-Premises Signs from conflicting with land uses.
	I. Preserve and improve the appearance of the City and road corridors through the City by encouraging Signs of consistent type and size that are compatible with and complementary with related Buildings and uses, and harmonious with their surroundings.
	J. Prohibit portable commercial Signs in recognition of their significant negative impact on traffic safety and aesthetics.

	5.24.2 Applicability
	5.24.3 Measurement of Sign Height and Distance
	A. Maximum Height
	B. Minimum Height
	C. Distance from a Building to a Sign

	5.24.4 On-Premises Exterior Signs
	A. Area and Placement
	1. Attached to Building
	2. Ground Signs
	3. Marquee/Awning Signs
	4. Minimum Height Above Public Right-of-Way

	B. Area and Message Unit Exceptions
	1. Gasoline Price Signs
	2. Theater Signs
	3. Business Center
	4.  Alley Signs

	C. Message Unit Exceptions
	1. Business without Ground Level Frontage
	2. Business with Frontage on More Than One Street
	3. Business Name


	5.24.5 Interior Business Signs
	A. Permanent
	B. Temporary

	5.24.6 Residence Signs
	A. Single-Family Dwellings, Two-Family Dwellings, and Townhouses
	B. Multi-Family Dwellings
	C. Residential Developments

	5.24.7 Real Estate Signs
	A. Single-Family and Two-Family Real Estate -- For Sale, For Rent and Contractor Signs
	1. Size
	Such Signs shall have a maximum height of 48 inches and a maximum width of 36 inches, including the support Structure and all riders, and with the bottom of the Sign face a minimum of six inches from the ground.
	2. Placement
	Such Signs shall be set back at least five feet from any Public Right-of-Way or affixed to a Building. If a legally existing obstruction on the property prevents such Signs from being seen from a Public Right-of Way, then the Sign may be affixed to or...
	3. Installation and Removal
	Such Signs may not be installed until the dwelling or vacant property is listed for sale or rent, or the contractor has been issued a permit for the work to be done, and such Sign must be removed within 48 hours after the dwelling or vacant property i...

	B. Other Real Estate -- For Sale and For Rent Signs
	C. Other Real Estate -- Contractor Signs
	1. There shall be a maximum of one Sign per each Street Frontage that has a vehicular entrance.
	2. The Sign shall have a maximum Sign Area of 50 square feet.
	3. The Sign shall have a maximum height of ten feet.
	4. The Sign shall be set back a minimum of five feet from the Public Right-of-Way, or affixed to a permanent Building, construction fence, or barricade.
	5. Only a contractor who is engaged in work that requires a building permit from the City may erect the Sign.
	6. The Sign shall not be installed until the building permit has been issued for the work.
	7. The Sign shall be removed at the completion of the work.


	5.24.8 Political Signs
	A. General
	1. The Sign shall have a maximum height of 48 inches and a maximum width of 36 inches, including the support Structure and all riders, and shall have the bottom of the Sign a minimum of six inches from the ground.
	2. The Sign shall be set back at least five feet from the Public Right-of-Way or affixed to a Building. If a legally existing obstruction on the property prevents the Sign from being seen from the Public Right-of-Way when the Sign is placed in accorda...
	3. A Sign that advocates or opposes a candidate for public office or a position on an issue to be determined at an election shall be removed not more than 18 hours after the election.
	4. Other Political Signs shall not be subject to any specified time limit but must be removed if they become dangerous or otherwise are prohibited by Section 5.24.10.

	B. On Election Days
	1. Shall be erected within 100 feet of any entrance to a Building in which a polling place is located.
	2. Shall be erected in the Public Right-of-Way, except that a Sign that complies with all other provisions of this Section 5.24.8B may be erected in the Lawn Extension that is contiguous with and on the same side of the street as the property on which...
	3. Shall be erected such that it hinders or obstructs the free and safe passage of pedestrians and vehicles in the Public Right-of-Way.
	4. Shall be erected more than 18 hours before the polls open.
	5. Shall remain on the property on which the polling place is located or in the Public Right-of-Way more than 18 hours after the polls close.


	5.24.9 Other Signs Exempt from Sign Permit Requirements
	A. Address numbers with a numeral height not greater than 12 inches for residences and 24 inches for Businesses.
	B. Names of Building occupants painted on or attached to the Building with a letter height not greater than two inches.
	C. Exterior Signs having a total Sign Area of not more than three square feet on goods displayed within six feet of the front of the Building.
	D. Portable real estate "open house" Signs with a Sign Area not greater than six square feet. One such Sign may be located on the Premises being sold. No more than two additional such Signs are permitted and may be placed in the Public Right-of-Way, n...
	E. Paper notice placed on bulletin boards or on kiosks that have an area of no more than ten square feet.
	F. Authorized Signs of the state or a political subdivision of the state.
	G. Signs of a Religious Assembly, school, Museum, recreational facility or Library indicating the name, current displays or activities and having a Sign Area not greater than 50 square feet.
	H. Memorial Signs or tablets, names of Buildings and date of erection, when cut into any masonry surface of a Building or when constructed of bronze or other incombustible material affixed to a Building.
	I. Flags bearing the official design of a nation, state, municipality, educational institution or noncommercial organization, provided that the flag pole is set back from all Lot Lines a minimum distance of one foot for every one foot of pole height.
	J. Special event Signs, banners or search lights approved by the City Council or the City Administrator.
	K. Permanent Signs on vending machines, gas pumps or ice containers indicating only the contents of such devices provided that such devices must be located within ten feet of the Building. The Sign Area of each such device may not exceed six square feet.
	L. Signs not exceeding six square feet each of which contain only noncommercial messages including designation of restrooms, telephone location, restrictions on smoking, door openings and private traffic control and parking Signs.
	M. One Sign per Parking Lot not exceeding three square feet per Sign face and six feet in height identifying the Business and providing driving and parking information.
	N. Interior Signs up to four square feet indicating property is for sale or for rent.
	O. Plaques or Signs not exceeding two square feet designating a Building as historic.
	P. Business Signs not exceeding two square feet per Sign face containing information on credit cards and Business affiliations.
	Q. Signs affixed to a freestanding station that provides rental or sharing of bicycles to the public when the station is part of a system that has received funds or equipment from the City, including such a station that has been authorized by the City...

	5.24.10 Prohibited Signs
	A. Signs that incorporate in any manner or are Illuminated by any flashing, intermittent, or moving lights. This Section 5.24.10 does not include barber poles that meet the other requirements of this section.
	B. Exterior banners, pennants, spinners and streamers, other than a banner or pennant used as a permitted Sign under Section 5.24.4 or a special event banner under 5:24.9.J.
	C. Exterior string lights used in connection with commercial Premises, other than holiday decorations.
	D. Any Sign which has any visible motion other than permitted flags or banners.
	E. Any Sign which is structurally or electrically unsafe.
	F. Any Sign erected on a tree or utility pole except Signs of any political subdivision of this state.
	G. Any Business Sign or Sign Structure that no longer advertises a bona fide Business conducted or a product sold.
	H. Except as provided in Section 5.24.9D and Chapter 47, Section 4:14, any freestanding Exterior Sign not permanently anchored or secured to either a Building or the ground.
	I. Any Sign on a motor vehicle or trailer that is parked in front of a Business for the purpose of advertising a Business or product or service of a Business located on the Premises where such vehicle is parked.
	J. Any Sign on a motor vehicle or trailer that projects more than 6 inches from the surface of that vehicle when it is parked at a location visible from a Public Right-of-Way street.
	K. Any Sign Structure or frame no longer containing a Sign.
	L. Any Sign erected on the Public Right-of-Way, except for Signs of a political subdivision of this state, portable "open house" Signs as permitted by Section 5.24.9D, Political Signs as permitted by Section 5.24.8B. The City may remove and destroy or...
	M. Billboards.

	5.24.11 Off-Premises Signs
	A. An Off-Premises Sign shall have a maximum Sign Area of 200 square feet.  For each Premises, the maximum permitted Sign Area for On-Premises Signs for all Businesses on the Premises shall be reduced one square foot for each square foot of Off-Premis...
	B. An Off-Premises Sign shall have a maximum height of 25 feet.
	C. An Off-Premises Sign shall be at least 300 feet from any other Off-Premises Sign.
	D. An Off-Premises Sign shall have a maximum height of one foot for each two feet it is set back from the nearest Public Right-of-Way line and shall be at least 50 feet from any On-Premises Sign and at least 500 feet from any Lot Line of any playgroun...

	5.24.12 Illumination
	A. Only Signs permitted by Sections 5.24.3C, 5.24.5, 5.24.6, 5.24.11, and subsections A, B, G, K, and L of Section 5.24.9 may be illuminated.
	B. All electric Signs and outline lighting shall be installed in accordance with the Electrical Code adopted by the City as referenced in Chapter 100 of this Code.  Every electric Sign of any type, fixed or portable, shall be listed and installed in c...
	C. In order to prevent glare, Illuminated Signs shall not emit more than 5,000 Nits in full daylight and 100 Nits between dusk and dawn.  All electronic Illuminated Signs shall have functioning ambient light monitors and automatic dimming equipment wh...
	D. Regardless of any other requirement, Illuminated Signs shall not project light that exceeds 0.10 of a foot candle above the ambient light at any Lot Line bordering any R1, R2, R3, R4 or R6 zoning district.

	5.24.13 Changeable Copy Signs
	A. The Changeable Copy portion of a Sign shall not exceed 50% of the Sign Area of the Sign and shall not exceed 30 square feet per Sign and 15 square feet per Sign face.
	B. Scrolling or traveling of a message on Changeable Copy is prohibited.
	C. Changeable Copy shall not change more than once every 15 minutes.
	D. Changeable Copy shall not appear to flash, undulate, pulse, blink, expand, contract, bounce, rotate, spin, twirl, or otherwise move.

	5.24.14 Substitution
	5.24.15 Liability Insurance

	5.25  Outdoor Lighting
	5.25.1 Applicability
	A. Whenever a site plan is required;
	B. Whenever the estimated expenses of construction exceeds 50% of the appraised replacement cost of the entire Building or structure, exclusive of foundation, prior to its improvement (as determined by the Building Official).
	C. Whenever a shared Driveway is provided within an easement.

	5.25.2 All Exterior Lighting
	5.25.3 Parking Lots
	A. General
	1. Shall be Illuminated from one-half hour after sunset to one-half hour before sunrise at the levels specified in Table 5.25-1 below.
	2. Shall be designed to provide Illumination levels at all unobstructed points of the Parking Lots in accordance with Table 5.25-1. Illumination levels shall be measured three feet above the Lot surface.
	3. Shall be designed and maintained so the Illumination is evenly distributed.
	4. Shall be designed and maintained so that it does not adversely affect the vision of motorists on public streets.

	B. Illumination Levels
	C. Exceptions to Illumination Levels
	1. Nonresidential lighting levels may be reduced to 0.4 footcandle with a maximum uniformity ratio of not more than 10:1 after 2:00 a.m., or after established hours of operation as filed with the PDSU. Established hours of operation are one-half hour ...
	2. Religious Assembly, school, private swimming club, and child care facility Parking Lots in residential neighborhoods may reduce lighting levels by up to 50% after midnight with the maximum uniformity ratio not to exceed 50:1. Lighting plans and spe...



	5.26  Fences
	5.26.1 Applicability
	A. All permanent Fences shall be subject to the requirement of this Section 5.26 .
	B. Temporary construction fences and fences required for protection around Excavations shall comply with Article 13 of the City Construction Code. Such fences shall not be maintained for a period greater than a year without special approval of the Zon...

	5.26.2 Standards
	A. Residential Zoning Districts.
	Fences located in residential zoning districts (See also figure below):
	1. Shall not exceed four feet in height and 50% Opacity in the Front Yard.
	2. Shall not exceed six feet in height and 80% Opacity in the Side Yard.
	3. Shall not exceed eight feet in height in the Rear Yard.

	B. Nonresidential Zoning Districts.
	Fences located in nonresidential zoning districts:
	1. Shall not exceed 12 feet in the Front Setback Area, or exceed the maximum height limit for the zoning district in which the Fence is located outside of the Front Setback Area.
	2. Shall have no restriction as to solid matter or closed construction.
	3. Shall not be charged or connected to an electrical current.
	4. Shall not contain spikes, nails, barbs (including barb wire), or other pointed instruments, or any cleaved selvages or any sharp points on wire Fences that have not been removed or bent to eliminate any sharp extrusions.

	C. All Fences located within 25 feet of the intersection of two or more street Lot Lines where the minimum Required Front Setback of the zoning district in which the Lot is located is greater than none shall not be higher than 30 inches above the side...
	D. In determining the maximum height of a Fence that separates two adjoining Lots and runs within two feet of the Lot Line, the maximum height at any point shall be determined from the highest Grade within two feet on either side of the Lot Line.

	5.26.3 Maintenance


	Article V: Administrative Bodies and Procedures
	5.27  Administrative Bodies and Officers
	5.27.1 Summary Procedures Table
	5.27.2 City Council
	5.27.3 Planning Commission
	A. Powers
	1. Those powers specifically authorized in Chapter 8 of Ann Arbor City Code.
	2. To make recommendations to City Council regarding the establishment of zoning districts, including the boundaries of those districts.
	3. To make recommendations to City Council regarding the text of this chapter, along with the incorporated maps to be adopted for each district or the City as a whole.
	4. To make recommendations to City Council regarding the manner of administering and enforcing this chapter.
	5. To make recommendations to City Council regarding the approval of site plans, and to approve certain site plans as specified by this chapter.


	5.27.4 Zoning Board of Appeals
	A. Powers
	1. Administrative review: To hear and decide questions that arise in the administration of the zoning ordinance, including the interpretation of the zoning map; to hear and decide matters specifically referred to the ZBA or upon which the ZBA is requi...
	2. Variances: To authorize variances pursuant to Section 5.29.135.29.12.
	3. Nonconforming Uses: To approve the substitution of one Nonconforming Use for another, as provided in Section 5.32.15.32.1A, and to approve the continuation or replacement of a Nonconforming Structure as provided in Section 5.32.2.

	B. Limitations on the Powers
	1. The concurring vote of five members of the ZBA shall be necessary:
	a. To reverse any order, requirement, decision or determination of any Administrative official or body.
	b. To decide in favor of the Applicant on any matter upon which the ZBA is required to pass under this chapter.
	c. To grant a variance of this chapter.

	2. Every decision of the ZBA shall be based upon finding of fact and every finding of fact shall be supported in the record of the proceedings of the ZBA.
	3. The ZBA does not have the power to change the terms of this chapter, effect changes in the zoning map, add to the uses permitted in any zoning district, consider appeals of Special Exception Uses, or grant use variances..

	C. Adoption of Rules of Procedure
	1. Rules and regulations, prescribing Zoning Board of Appeals procedure for the performance of its authorized powers, shall be adopted by the Zoning Board of Appeals and made available to the public.
	2. The procedures before the Zoning Board of Appeals shall be in accordance with the procedures established by Zoning Board of Appeals' rules and regulations, as specified in Section 1:198 of Chapter 8 of Title I of the Code, as well as with the provi...


	5.27.5 Design Review Board
	A. Membership
	B. Term
	C. Powers and Duties
	1. To review the design of certain downtown projects listed in Section5.28.5B.
	2. To provide comments to property owners, developers and Architects on the proposed project design in relation to the Downtown Design Guidelines.
	3. To report annually to City Council regarding the effectiveness of the design review process and make recommendations for any changes to the Downtown Design Guidelines.
	4. To have all other powers and duties granted by the City Council by resolution.


	5.27.6 Planning Manager
	A. General
	B. Duties and Limitations
	1. The Planning Manager shall have the power to grant zoning permits and the Building Official shall have the power to issue certificates of occupancy. Each shall make inspections of Buildings or Premises necessary to carry out his/her duties in the e...
	2. Every application for a zoning permit for excavation, construction, moving, Alteration, or change in type of use or type of occupancy shall be accompanied by a written statement and plans or plats, drawn to scale, showing the following in sufficien...
	a. The actual shape, location, and dimensions of the Lot; if the Lot is not a Lot of Record, sufficient survey data to locate the Lot on the ground.
	b. The shape, size, and location of all Buildings, or other Structures, to be erected, altered or moved, and of any other Buildings, or other Structures, already on the Lot.
	c. The existing and intended use of the Lot and of all Structures upon it.
	d. Any other information concerning the Lot, adjoining Lots, or other matters as may be essential for determining whether the provisions of this chapter are being observed.

	3. If the proposed excavation, construction, moving, Alteration, or use of land as set forth in the application are in conformity with the provisions of this chapter, the Planning Manager shall issue a zoning permit, however:
	a. The Planning Manager or the Building Official is not permitted to grant exceptions to the actual meaning of any clause, order, or regulations contained in this chapter to any Person making application to excavate, construct, move, alter, or use eit...
	b. The Planning Manager or the Building Official is not permitted to make changes in this chapter or to vary the terms of this chapter in carrying out his/her duties as Planning Manager or as Building Official.
	c. The Planning Manager or the Building Official shall issue a permit when an Applicant’s permit complies with the conditions of this chapter, regardless of the effect of such a permit on contracts, such as deed restrictions or private agreements.
	d. If any application for such permit is not approved, the Planning Manager or the Building Official shall state in writing the cause for such disapproval.
	e. The Planning Manager shall provide regular reports to the Planning Commission of site plans for administrative approval acted upon by the PDSU.




	5.28  General Procedures
	5.28.1 Application Filing Requirements
	A. Application forms and submittal requirements for all types of applications, permits, and approvals referenced in this Article V can be obtained from the PDSU. The required materials shall include but not be limited to those materials listed for spe...
	B. Required application materials may include additional studies or analyses not specified in this chapter or on application forms including but not limited to traffic studies, environmental assessments, utility analyses, community impact analyses, ma...
	C. No application under this chapter shall be considered complete, and no application under this chapter shall be circulated for review or approval, until all of the required materials have been submitted and all applicable fees have been paid. This i...
	D. Fees.
	The following fees are authorized by this chapter and shall be by resolution of the City Council upon the recommendation of the City Administrator.
	1. Administration Fees
	2. Zoning Map Amendment Fees
	Filing and review fees for amendments to the zoning map shall apply also to the owners of newly annexed property that require a City zoning classification.
	a. If the amendment would require more than one classification, the fee shall be computed separately for each classification based on the size of the classification applied for.
	b. Any amendment to a zoning application (excepting technical amendments to correct minor errors in description) shall be accompanied by a fee equal to one-half the fee required for the amending classification.

	3. Wetland Use Permit Fees
	4. Grading Fees
	a. Inspection fees are to be paid prior to the issuance of a certificate of occupancy and release of the cash bond associated with the Grading Permit. Should construction activities begin prior to the issuance of a Grading Permit, the permittee is sub...
	b. A monthly inspection fee shall be assessed for land not stabilized or subject to Accelerated Soil Erosion, except for the construction of or addition to one Single- or Two-Family Dwelling or accessory Structure on a parcel zoned solely for resident...
	c. An additional inspection fee shall be assessed for each inspection following the issuance of a correction notice for corrections to be performed in less than one month.
	d. Unpaid fees assessed in accordance with this chapter shall become a debt to the City from the land owner and may be collected as a single Lot assessment under Section 1:292 of this Code, or collected from the cash bond for the project, or in any ot...


	E. Reimbursements and Reductions
	1. Reimbursements of fees for withdrawn applications and permits partially processed shall be offered as established by resolution of the City Council upon recommendation of the City Administrator.
	2. Application fees may be reduced by resolution of the City Council by not more than 50% of the specified fees and must be based on a finding that the development would provide Affordable Housing for Lower Income Households.


	5.28.2 Public Notice
	A. Published Notice
	B. Mailed Notice
	1. Prior to the Planning Commission or City Council's public hearing, the City shall mail a notice letter to the Person being assessed for the property that is subject of any area plan, site plan, land division, preliminary plat, or as otherwise requi...
	a. The mailed notice shall do all of the following:
	i) Describe the nature of the request.
	ii) Indicate the property that is the subject of the request. The notice shall include a listing of all existing street addresses within the property. Street addresses do not need to be created and listed if no such addresses currently exist within th...
	iii) State when and where the request  will be considered.
	iv) Indicate when and where written comments will be received concerning the request.
	v) State the date, time, and place of the Planning Commission or City Council public hearing.

	b. The notice shall be mailed not less than 15 days before the Planning Commission or City Council’s public hearing.
	c. If the name of the occupant is not known, the term "occupant" may be used for the intended recipient of the mailed notice.
	d. For any group of adjacent properties numbering 11 or more that is proposed for rezoning, the requirements of this section that street addresses be listed do not apply to that group of adjacent properties.


	C. Posted Notice for Public Hearings
	D. Public Display of Plans
	E. Published Notice of Approval
	1. Either a summary of the regulatory effect of the amendment, including the geographic area affected, or the text of the amendment.
	2. The effective date of the amendment.
	3. The time and place where a copy of the amendment may be inspected or purchased.


	5.28.3 Public Hearings
	A. General Requirements
	1. Prior to Planning Commission recommendation and City Council final action of any area plan, site plan, PUD site plan, rezoning, land division, or tentative or final preliminary plat, each body shall hold a public hearing. Prior to its final action ...
	2. A public hearing will be continued to or re-opened on a later date and the continued or reopened hearing shall be conducted in the same manner if either:
	a. Final action by the Planning Commission or City Council is delayed more than six months after the initial public hearing.
	b. In the judgment of Planning Manager, the  proposal has been substantially revised.



	5.28.4 Citizen Participation Requirements
	A. Purpose
	1. Ensure that Applicants seeking approval of certain applications that require public hearings pursue early and effective citizen participation in conjunction with their proposed Developments, giving citizens an early opportunity to learn about, unde...
	2. Provide clear expectations and formal guidance for Applicants to gather citizen comments regarding their proposals so that they may respond and attempt to mitigate any real or perceived impacts their proposed Development may have on the community.
	3. Facilitate ongoing communications between Applicants and interested or potentially affected citizens throughout the application review process.

	B. Type 1 Applications
	1. For purposes of this Section 5.28.4, a Type 1 application includes:
	a. any application for a new or amended planned project site plan
	b. a new or amended planned unit development zoning district
	c.  an amendment to the zoning map
	d. a proposed project containing over 80 Dwelling Units
	e. a proposed project over 65 feet in height
	f. a proposed project containing over 50,000 square feet of Floor Area
	g. a Special Exception Use Permit23F
	h. any proposed project that may require additional citizen participation depending on the scope, nature or any unique or unusual characteristics as determined by the Planning Manager

	2. For Type 1 applications, the following requirements shall be completed by the Applicant:
	a. Preliminary Meeting
	b. Required Notification
	i) A statement explaining the citizen participation requirements, including identification of who is sending the notice, an explanation of why and to whom such information is being sent, the opportunities for participation, and how the information gat...
	ii) A statement that an application is being prepared for submittal along with a written description of the proposal and a conceptual sketch of the Development and site plan.
	iii) The Applicant’s schedule for citizen participation meetings, the anticipated application submittal date and the anticipated City review and approval schedule.
	iv) The date, time, and location of the meetings.
	v) How citizens will be provided an opportunity to discuss the application with the Applicant and express any concerns, issues, or problems they may have with the proposed project.

	c. Citizen Participation Meeting
	d. Final Citizen Participation Report
	i) Detailed description of the Applicant’s efforts used to involve citizens, including dates and locations of all meetings; and copies of all written materials prepared and provided to the public, including letters, meeting notices, emails, newsletter...
	ii) A written statement of the number of citizens sent notices by mail, email or other, the number of citizens attending meetings, and copies of attendance or sign-in sheets of meetings.
	iii) A written summary of comments, concerns, issues, and problems expressed by citizen participants; a statement of how the Applicant has addressed or intends to address these concerns, issues or problems, or why a concern, issue or problem cannot or...



	C. Type 2 Applications
	1. Required Notification
	a. A statement that an application has been submitted with a written description of the proposal and a conceptual sketch of the Development and site plan.
	b. How citizens who have been sent notices will be provided an opportunity to discuss the application with the Applicant and express any concerns, issues, or problems they may have with the proposed project.

	2.  Citizen Participation Report

	D. Waiver of Requirements
	1. The requested zoning designation is PL (Public Land).
	2. The application is to annex a parcel of less than two acres and zone the parcel for Single-Family residential use.


	5.28.5 Design Review
	A. Intent
	B. Applicability
	1. The project is on a Lot zoned D1 or D2; or is located within the Downtown Development Authority boundary on a Lot currently zoned or proposed to be zoned PUD.
	2. The project is on a Lot that is not located within a historic district; and
	3. The project proposes an increase in Floor Area.
	4. The project is a:
	a. Site Plan for City Council Approval.
	b. a Planned Unit Development Site Plan.
	c. a Site Plan for Planning Commission Approval.
	d. a Planned Project Site Plan.
	e. an Administrative Amendment to an Approved Site Plan that Significantly alters the appearance of the Building from the Public Right-of-Way, as determined by the Planning Manager.


	C. Submittal Requirements
	1. Optional Pre-Application Meeting
	2. Application
	a. Site plan.
	b. Floor plan(s).
	c. Elevations.
	d. Sections.


	D. Timing
	E. Number of Reviews
	F. Required Notice
	G. Design Review Board Meeting and Report

	5.28.6 Development Agreements
	5.28.7 Certificates of Occupancy
	A. No Building, Structure or zoning Lot for which a zoning permit has been issued shall be used or occupied until the Building Official has, after final inspection, issued a certificate of occupancy indicating compliance has been made with all the pro...
	B. A certificate of occupancy or final permit approval shall not be issued for a Building or site improvement identified in the approved site plan, plat or land division, unless all required site improvements in the applicable Phase, including those a...
	C. No certificate of occupancy shall be issued unless the provisions of  Section 5.20 have been met or a performance bond or other Security has been posted as required by Section 5.28.8.

	5.28.8 Security for Completion of Improvements
	A. For developments with a single structure, where it would be impractical to delay occupancy prior to the completion of certain site improvements due to cold weather or lack of availability of paving or plant materials, a temporary certificate of occ...
	B. For developments with more than one structure or more than one Phase where it would be impractical to delay occupancy for any Building prior to completion of all public and private improvements, a certificate of occupancy may be issued provided all...
	1. All proposed roads within the applicable Phase must be complete, including curb and gutter and associated sidewalks. Where it would be impractical to delay occupancy due to cold weather or lack of availability of paving materials, the road surface ...
	2. All other private site improvements within the applicable Phase, including but not limited to lead walks, pedestrian paths, Parking Spaces or Lots, storm water conveyance and management systems and landscaping directly adjacent to or for the direct...
	3. All public utilities that serve the applicable Phase, including sanitary, storm and water conveyance and connection systems, are constructed, have passed initial acceptance testing and are in a clean, operable condition.
	4. All easements for public facilities or improvements that serve or benefit the Phase must have been granted, accepted and recorded.
	5. Security has been posted to allow use of all public facilities prior to Final Acceptance. The purpose of this Security is to ensure that any repairs and/or maintenance required to restore public water mains, sanitary and storm systems within, servi...
	6. The owner of the property has Signed an agreement acceptable to the City Attorney to make all repairs to all public facilities within the Site regardless of source of damage.
	7. All applicable provisions or obligations of the owner in a Development Agreement have been completed and fulfilled.
	8. The requirements of Section 5.28.8 shall apply to the last Building within a multiple-Structure.

	C. Where Security is posted to secure any obligation of the owner in this chapter (other than the posting of a cash bond related to Grading in Section 5.29.3), the following requirements apply:
	1. The amount of Security required shall be the estimated costs to the City, as determined by the Planning Manager, to perform the activity to be secured plus 50% to cover contingencies, plus a nonrefundable Administrative fee for accepting, holding, ...
	2. The Security shall be accompanied by an agreement acceptable to the City Attorney from the property owner insuring that the secured activities will be completed or satisfactorily performed by the deadline established by the Planning Manager. It sha...
	3. It shall be the responsibility of the owner to notify in writing the appropriate City departments when secured work or improvements have been completed and to request a compliance inspection for the Phase or Site. The City shall conduct the complia...
	4. Interest on the Security shall be computed for each quarter where the lowest principal balance during the quarter exceeds $2,000.00. Interest shall be computed as simple interest at a rate 0.5% lower than the average earned by the City during the p...

	D. If improvements have not been completed by the stated date, the PDSU Manager may, after notice to the property owner, revoke the certificate of occupancy and/or transfer the Security to the City general fund. Thereafter the City shall be authorized...


	5.29  Specific Procedures
	5.29.1 Zoning Permit
	A. Buildings or Structures
	B. Land Uses
	C. Fences and Dumpsters
	D. Certification
	E. Advisory Opinions
	F. No Waiver
	G. Period of Validity
	H. Applications Requiring ZBA Action
	I. Criteria for Approval

	5.29.2 Sign Permit
	A. Signs Requiring a Permit
	B. Exceptions
	C. Application
	1. Name, address and telephone number of the Applicant.
	2. Location of Building, Structure or Lot to which the Sign is to be attached or erected.
	3. Position of the Sign in relation to nearby Buildings, Structures and Lot Lines.
	4. Drawings of the plans and specifications and method of construction and attachment to the Building or in the ground.
	5. Name and address of the Person, firm, corporation or association erecting the Structure.
	6. Insurance policy or bond as required by this chapter.
	7. Such other information as the City may require to show full compliance with this and all other applicable laws of the City and the State of Michigan.
	8. Permit applications for electronic Illuminated Signs shall include a copy of the manufacturer’s specifications for luminance.

	D. Building Permit Requirement
	E. Electrical Permit Requirement
	F. Display of Street Address
	G. Criteria for Approval

	5.29.3 Grading Permit
	A. Applicability
	1. Except as exempted by this chapter, no Person shall do any Clearing or land or trees that results in any disturbance of Natural Features or in a cumulative total loss of more than 10,000 square feet of Canopy per calendar year, or any Grading, Stri...
	a. Permits issued pursuant to this chapter do not relieve the owner of responsibility for securing required permits for work to be done that is regulated by any other applicable code, ordinance, or agency.
	b. Any permit issued shall become invalid if (i) the authorized work is not commenced within six months of the date issued, or (ii) the authorized work is suspended or abandoned for a period of six months after termination of substantial operations as...

	2. A Grading Permit shall not be issued prior to any required site plan, final preliminary plat, or PUD site plan approval.
	3. A Grading Permit shall be applied for and issued prior to a Building permit.
	4. All public and private Development shall comply with this chapter, except as exempted by the permit exceptions section of this chapter.
	5. A Grading Permit is required prior to any Earth Change except as provided elsewhere in Section 5.29.3.

	B. Exceptions
	1. An Earth Change of a minor nature, such as an emergency utility repair, that is stabilized within 24 hours of the initial earth disturbance, and that will not contribute Sediment to lakes, Watercourses, or Storm Water Management Systems.
	2. Earth Change activities that disturb less than 225 square feet in an isolated, self-contained area provided that the Planning Manager determines that by reason of such isolation and self-containment, the Earth Change will not contribute Sediment to...
	3. City public projects or installations that involve less than one acre of earth disturbance and are located more than 500 feet from the water's edge of a lake, Wetland or Watercourse, as determined by the Planning Manager.
	a. All construction plans for City public projects shall include the information required by this Section 5.29.3 regardless of the necessity for a Grading Permit.
	b. City public projects are subject to the standards, responsibilities, and enforcement listed in this chapter, regardless of the necessity for a Grading Permit.

	4. Any other activities exempted in MCL 324.9915, 324.9915a, and 323.1705.

	C. Grading Permit Application
	D. Application Data Required
	1. Name, address, and telephone number of the owner, developer, and Applicant.
	2. A vicinity sketch at the scale of not more than one inch = 200 feet, or as otherwise determined by the Planning Manager, indicating the Site location as well as the adjacent properties within 500 feet of the Site boundaries, and showing relationshi...
	3. A legal description or boundary line survey of the Site on which the work is to be performed.
	4. A soil investigation report, survey or profile that shall include but not be limited to data regarding the nature, soil type, distribution, credibility, and supporting ability of existing soils or rock on the Site in accordance with United States D...
	5. A plan of the Site at a maximum scale of one inch = 50 feet or as otherwise determined by the Planning Manager, showing:
	a. Existing and proposed topography at a maximum of two foot contour intervals, elevations or similar slope descriptions, extending at least 50 feet beyond the Site boundary lines.
	b. Location and description of any Structure or Natural Feature on the Site, and on the land adjacent to the site, extending at least 50 feet beyond the Site boundary lines.
	c. Location and description of any proposed Structures or Development on the Site, including the physical limits of each proposed Earth Change and all proposed temporary and Permanent Soil Erosion and Sedimentation Control Measures.

	6. Plans, cross-section and construction-quality details of all soil Erosion and Sedimentation Control Measures, existing and proposed on-site drainage and dewatering facilities, retaining walls, cribbing, planting, anti-Erosion devices or other prote...
	7. The estimated total cost of the required controls during construction, including dust emission control.
	8. The estimated total cost of protecting all exposed soil surfaces from Erosion should construction discontinue.
	9. An estimate of the quantity of Excavation and Fill involved.
	10. The amount of impervious area existing, proposed, and reconfigured to accommodate new improvements.
	11. If a Storm Water Management System is required pursuant to Section 5.22 , computations and design of the Storm Water Management Systems, including, but not limited to:
	a. Calculations used to derive the runoff coefficient(s).
	b. A map showing the drainage area and land tributary to the Site and estimated runoff of the area served by any drain.
	c. Required storage volume calculations, including first flush, Bankfull, and 100-year storm events.
	d. Calculations for the provided/proposed storage facility.
	e. Required and proposed release rate calculations.
	f. A plan for the continued maintenance of the permanent Storm Water Management System.
	g. Any other pertinent calculations, as determined necessary by the PSA Administrator.If utilizing an alternative method of storm water detention, provide a written description of the alternative method of storm water detention and a written explanati...

	12. A timing and construction sequence of each proposed Earth Change. The sequence of construction for the Site shall include installation of temporary and Permanent Soil Erosion and Sediment control measures, Stripping and Clearing, rough Grading, in...
	13. A program proposal for the continued maintenance of all Permanent Soil Erosion and Sedimentation Control Measures that remain after Project Completion, including the designation of the Person or party responsible for the maintenance. Maintenance r...
	14. Other information or data as may be required by the Planning Manager, such as a soil Erosion impact statement to include:
	a. Consideration of alternative actions with evaluation of each.
	b. A description of probable adverse environmental effects that cannot be avoided.
	c. Identification of any negative impact to Natural Features, including Woody Plants.
	d. An analysis of primary and secondary consequences of short-term uses of the environment in relation to the maintenance and enhancement of long-term productivity. Remedial, protective and mitigation measures are to be developed for any environmental...

	15. If deemed necessary by the Planning Manager, a hydrological study may be required where the Clearing, Grading, or addition of Impervious Surface is proposed within a floodplain not regulated by the Michigan Department of Environmental Quality or u...
	16. All Grading plans and specifications, including extensions of previously approved plans, shall include provisions for soil Erosion and Sedimentation control, and storm water management.

	E. Review Resources
	1. The Low Impact Development Manual for Michigan.
	2. Michigan Department of Environmental Quality “Guidebook of Best Management Practices for Michigan Watersheds”.
	3. The City Standards and Specifications Manual.
	4. The Standards and Specifications of the Natural Resources and Conservation Service.
	5. The Standard Specifications for Construction of the Michigan Department of Transportation.
	6. The Rules of the Washtenaw County Water Resources Commissioner.
	7. The Oakland County Soil Erosion Control Manual dated January 1, 1990.

	F. Criteria for Approval
	1. The proposed Grading will not cause Hazard to public safety and/or welfare.
	2. The proposed work will not damage adjacent public or private property, or alter any existing drainage in such a manner as to damage adjacent or off-site property, or result in deposition of Debris or Sediment off-site, or result in deposition into ...
	3. The area for which Grading is proposed is not subject to Erosion, settlement, slope instability or any other Hazard that cannot be protected against during the permitted Grading activities.
	4. The land area for which the Clearing and/or Grading is proposed does not lie within a designated 100-Year Floodplain or unmapped flood prone area of any lake, pond, or Watercourse, unless the proposed Clearing and/or Grading is consistent with the ...
	5. Disturbance to any Natural Feature is consistent with any approved site plan, final preliminary plat, or PUD site plan.
	6. A soil Erosion and Sedimentation control plan is provided that meets the provisions of this chapter.

	G. Inspection Review
	1. The requirements of this chapter shall be enforced by the Planning Manager.
	2. The Planning Manager shall inspect the work and shall require adequate inspection of compaction by a Professional Engineer or by a soil testing agency approved by the Planning Manager, unless the Planning Manager determines that such inspection req...
	3. If the Planning Manager finds any existing conditions not stated in any application, Grading Permit or approved plan, the Planning Manager may refuse to approve further work until approval of a revised Grading plan which will conform to the existin...

	H. Bond Requirement
	1. The cash bond shall be in the amount of the estimated total cost of (a) the work to protect all exposed soil surfaces from Erosion should Development discontinue and (b) implementing and maintaining all other soil Erosion and Sedimentation controls...
	2. The total cost shall be estimated by the Planning Manager. The refund of cash bonds shall be made to the permittee on the basis of work completed, as determined by the Planning Manager.
	3. Every cash bond shall be made on the conditions that the permittee shall comply with all of the provisions of this chapter, with all of the terms and conditions of the Grading Permit to the satisfaction of the Planning Manager, and shall complete a...

	I. Extension of Time
	J. Time for Review and Decision

	5.29.4 Wetlands Use Permit
	A. Applicability
	1. Except as otherwise provided in this Section 5.29.4 or by a Wetlands use permit approved by the City, no person shall:
	a. Deposit or permit the placing of Fill material in a Wetland.
	b. Dredge, remove, or permit the removal of soil or minerals from a Wetland.
	c. Construct, operate, or maintain any use or development in a Wetland, including draining or directing water from an upland activity into a Wetland.
	d. Drain surface water from a wetland.

	2. Non-Regulated Activities
	a. The activities that are allowed in a Wetland without a permit by Pat 303 of the Natural Resources and Environmental Protection Act, 1994 PA 451, as amended.
	b. Storm Water Retention/Detention Basins not intended nor acting as mitigation of any Wetlands disturbed by Development.
	c. Construction of or addition to a Single- or Two-Family dwelling on an approved subdivision or condominium that is less than three-quarters of one acre in size and zoned solely for residential purposes where the Wetland is wholly contained on the Lot.


	B. Application for Wetlands Use Permit
	1. A completed copy of the State-approved Application for Permit and Application for Local Wetland Permit, with each section thoroughly completed.
	2. Drawings that contain, at a minimum, the information provided for on the Application for Permit.
	3. A Signed letter from the Applicant that explains why the project meets the Wetland Use Permit standards and criteria contained in Section 5.23.9 and 5.29.4G.
	4. A mitigation plan shall be submitted, if mitigation is proposed. In order to adequately review a proposed mitigation plan, the following information shall be provided to the PDSU:
	a. A brief overview of the plan including the short-range and long-range objectives for vegetation, hydrology, Grading, and monitoring.
	b. A schedule of all mitigation activities, including coordination with other local and state agencies, if applicable.
	c. A planting plan and plant list for the area(s) to be established. The use of native plants characteristic of local conditions is encouraged. Species should be selected based on the need for wildlife, restoration, landscaping, and recovery. The PSA ...
	d. A Grading and soil erosion control plan including existing and proposed conditions.
	e. A description of all soils and materials to be used including their approximate volumes and origin.
	f. Hydro-geological information sufficient to determine the Site's suitability for the mitigation.
	g. Construction detail drawings for planting, soil erosion control, Stabilization, water conveyance, and all other items necessary to facilitate the review.

	5. A monitoring plan (text or drawings or both) shall be submitted, if mitigation is proposed. In order to adequately review a monitoring plan, the following information shall be provided to the PDSU:
	a. A schedule and list of activities to be contracted and conducted related to the Site's hydrology, including sub-surface and surface water for a period of at least five years. A report and recommendation on the hydrologic conditions of the Site shou...
	b. A schedule and list of activities to be contracted and conducted related to the Site's plant establishment and control of invasive exotic species for a period of at least five years. A report and recommendation on the plant establishment of the Sit...
	c. To assure that the objectives established in the mitigation plan are successful, the monitoring plan should indicate the mechanisms necessary to execute the recommendations from the annual reports and provide for additional monitoring after the fiv...


	C. Administrative Review Procedures
	1. Upon receipt of an application, the Applicant shall forward the application and supporting documentation and plans to the Michigan Department of Environmental Quality (MDEQ) for review and comment.
	2. The PSA Administrator shall review the Wetlands use permit application to verify that all required information has been provided. At the request of the Applicant or the City, an Administrative meeting may be held to review the proposed activity in ...
	3. Upon receipt of a complete application, the PSA Administrator may conduct or authorize the completion of a field investigation to review and verify the accuracy of information received. The receipt of a Wetlands use permit application shall compris...
	4. If an MDEQ permit is required, the PSA Administrator shall coordinate field investigations with state agency Personnel to the maximum feasible extent.
	5. Plans for Wetland mitigation shall be reviewed only after the requirements of Section 5.29.4G have been met.
	6. It shall be the responsibility of the PSA Administrator to select a qualified Wetlands consultant or retain qualified staff to conduct Wetland field investigations and complete assessments on behalf of the City, if the PSA administrator determines ...
	7. When a Wetlands use permit application is not related to a site plan or activity necessitating review and approval of a site plan or plat by the Planning Commission or City Council, the CSA Administrator shall be responsible for granting or denying...
	8. Prior to the decision of the CSA Administrator, notice of the Wetlands use permit application shall be sent by first-class mail to property owners within 300 feet of the boundary of the property upon which the activity is proposed at least ten days...

	D. Planning Commission Review
	1. In the case of a site plan, a site plan for administrative approval, or a preliminary plat, make a recommendation to the City Council with regard to whether the Wetlands use permit application shall be issued and in connection with a favorable reco...
	2. In the case of a site plan for Planning Commission approval, modify, approve (with or without conditions) or deny the Wetlands use permit application.

	E. City Council Review
	F. Wetlands Use Permit Conditions
	1. A Wetlands use permit shall allow Development of land consistent with the permit and the plans, regulations, laws, and ordinances in effect at the time the Wetlands use permit is approved.
	2. A Wetlands use permit issued under this Section 5.29.4 does not relieve the Applicant from the duty to obtain any required approvals from other local, state, and federal government agencies, nor shall issuance of permits issued by other agencies re...
	3. A Wetlands use permit shall become invalid if the authorized work is not commenced within six months of the date issued, or is suspended or abandoned for a period of six months after termination of substantial operations as determined by the CSA Ad...
	4. Whenever the City approves the issuance of a Wetlands use permit, it may:
	a. Issue permits on a City-wide basis for a category of activities if the City determines that the activities are similar in nature, will cause only minimal environmental effects when performed separately, and will have only minimal cumulative adverse...
	b. Impose conditions on a Wetlands use permit for a use or Development if the conditions are designed to remove an impairment to benefits gained from Wetlands, or if they are designed to mitigate the impact of a discharge of Fill material, or if they ...
	c. Establish a reasonable time when the construction, Development, or use is to be completed or terminated.


	G. Wetlands Use Permit Approval Criteria
	1. Failure to supply complete information with a permit application may be reason for denial of a permit.  The denial of a permit shall be accompanied with a written reason for denial.
	2. Except as provided in Section 5.29.4G.5, a permit for an activity listed in Section 5.29.4A and not exempted by Section5.29.4A.2 shall not be approved unless the City determines that the issuance of a Wetlands use permit is in the public interest, ...
	3. In determining whether the activity is in the public interest, the benefit that reasonably may be expected to accrue from the proposal shall be balanced against the reasonably foreseeable detriments of the activity. The decision shall reflect local...
	a. The relative extent of the public and private need for the proposed activity.
	b. The availability of feasible and prudent methods and alternative locations and methods to accomplish the expected benefits from the activity.
	c. The extent and permanence of the beneficial or detrimental effects that the proposed activity may have on the public and private uses to which the area is suited, including the benefits the protected Wetland provides.
	d. The probable impact of each proposal in relation to the cumulative effect created by other existing and anticipated activities in the watershed.
	e. The probable effect on recognized historic, cultural, scenic, ecological, or recreational values and on the public health or fish or wildlife.
	f. The size of the Wetland being considered.
	g. The amount of remaining Wetland in the general area.
	h. Proximity to any waterway.
	i. Economic value, both public and private, of the proposed land change to the general area.

	4. A Wetlands Use Permit shall not be issued unless the Applicant has shown that the project or activity covered by the permit will not result in an unacceptable disruption to the aquatic resources. In determining whether a disruption to the aquatic r...
	a. The proposed activity is primarily dependent upon being located in the Wetland.
	b. A feasible and prudent alternative does not exist.

	5. Upon application for a Wetland Use Permit in a Noncontiguous Wetland that is less than two acres in size, the City shall approve the permit unless the City determines that the Wetland is essential to the preservation of the natural resources of the...
	a. The Site supports state or federal endangered or threatened plants, fish or wildlife appearing on a list specified in Part 365 of the Natural Resources and Environmental Protection Act, 1994 PA 451.
	b. The Site represents what is identified as a locally rare or unique ecosystem.
	c. The Site supports plants or animals of an identified local importance.
	d. The Site provides groundwater recharge documented by a public agency.
	e. The Site provides flood and storm control by the hydrologic absorption and storage capacity of the Wetland.
	f. The Site provides wildlife habitat by providing breeding, nesting, or feeding grounds or cover for forms of wildlife, waterfowl, including migratory waterfowl, and rare, threatened, or endangered wildlife species.
	g. The Site provides protection of subsurface water resources and provision of valuable watersheds and recharging groundwater supplies.
	h. The Site provides pollution treatment by serving as a biological and chemical oxidation basin.
	i. The Site provides Erosion control by serving as a Sedimentation area and filtering basin, absorbing silt and organic matter.
	j. The Site provides sources of nutrients in water food cycles and nursery grounds, and sanctuaries for fish.


	H. Wetlands Mitigation Approval
	1. As authorized by this Section 5.29.4, the City may impose conditions on a Wetlands use permit for a use or Development if the conditions are designed to remove an impairment to the Wetland benefits, to mitigate the impact of a discharge of Fill mat...
	2. The City shall consider a mitigation plan if submitted by the Applicant and may incorporate the mitigation actions as permit conditions for the improvement of the existing Wetland resources or the creation of a new Wetland resource to offset Wetlan...
	3. In developing conditions to mitigate impacts, the City shall consider mitigation to apply only to unavoidable impacts that are otherwise permissible utilizing the criteria under Part 303 of the Natural Resources and Environmental Protection Act, 19...
	4. When considering mitigation proposals, the City shall make all of the following determinations:
	a. That all feasible and prudent efforts have been made to avoid the loss of Wetland resource values.
	b. That all practical means have been considered to minimize impacts.
	c. That it is practical to replace the Wetland resource values that will be unavoidably impacted.

	5. If the City determines that it is practical to replace the Wetland resource values that will be unavoidably impacted, the City will consider all of the following criteria when reviewing an Applicant's mitigation proposal:
	a. Mitigation shall be provided on-site where practical and beneficial to the Wetland resources.
	b. When subdivision a. of this subsection does not apply, mitigation shall be provided in the immediate vicinity of the permitted activity and within the same sub-watershed of the Huron River within which the proposed Wetland use is located (i.e., the...
	c. Only when it has been determined by the PSA Administrator that subdivisions a. and b. of this subsection are inappropriate and impractical shall mitigation be considered elsewhere.
	d. Any proposal shall assure that, upon completion, there will be no net loss to the Wetland resources. Any mitigation plan approved under this Section 5.29.4H shall provide replacement of Wetlands disturbed at a ratio of no less than 1.5:1 and no mor...
	e. The proposal shall give consideration to replacement of the predominant functional values lost within the impacted Wetland.

	6. Any mitigation activity shall be completed before initiation of other permitted activities, unless a Phased concurrent schedule is agreed upon between the City and the Applicant.
	7. Monitoring to establish documentation of the functional performance of the mitigation may be required as a permit condition, as well as necessary corrective actions required, to deliver the Wetland resource values identified.

	I. Approval for Public Projects
	1. For a project to be considered for exemption from any requirement of this Section 5.29.4, City Council must find, after full review and public hearing, that all of the following exist:
	a. The project is either being performed by or required by a public agency.
	b. There is a legitimate public need for the project that is greater than the need to protect a Wetland.
	c. The proposed use cannot reasonably be accomplished utilizing alternative designs on-site.
	d. A reduction in the size, scope, configuration, or density of the design that would avoid, or result in less, adverse impact on a regulated Wetland cannot be reasonably accomplished.
	e. Mitigation shall be provided to the maximum extent possible within the scope of the project.

	2. In determining whether the legitimate public need for the project exceeds the need to protect a Wetland, the City Council must find the benefit reasonably expected to accrue from the project shall be greater than the reasonably foreseeable detrimen...
	a. The relative extent of the public need for the proposed activity.
	b. The availability of feasible and prudent alternative locations and methods to accomplish the expected benefits from the activity.
	c. The extent and permanence of the beneficial or detrimental effects which the proposed activity may have on the public uses to which the area is suited, including the benefits the Wetland provides.
	d. The probable impact of the project in relation to the cumulative effect created by other existing and anticipated activities in the watershed.
	e. The probable impact on recognized historic, cultural, scenic, ecological, or recreational values and on the public health or fish or wildlife.
	f. The size of the Wetland being considered.
	g. The amount of remaining Wetland in the general area.
	h. Proximity to any waterway.
	i. Economic public value of the proposed land change to the general area.


	J. Assessment Revaluation
	1. If a Wetland Use Permit is denied by the City for a proposed use, the landowner may request a revaluation of the affected property for assessment purposes to determine its fair market value under the Wetlands use restrictions.
	2. A landowner who is aggrieved by a determination, action, or inaction under this Section 5.29.4 may protest and appeal that determination, action, or inaction pursuant to the General Property Tax Act (Act 206, Public Acts of 1893), as amended, (MCL ...


	5.29.5 Special Exception Use
	A. Application
	1. The Applicant's name, address and interest in the application as well as the name, address and interest of every Person having a legal or equitable interest in the land covered by the application.
	2. A description of the proposed Special Exception Use sought.
	3. A site plan that meets the requirements of Section 5.29.6 Site Plans, or if no Development is proposed, of 5.29.65H Site Plans for Special Exception Use.
	4. Supporting statements, evidence, data, information and exhibits that address those standards and requirements for assessing Special Exception Use permit applications outlined in Section 5.29.5D.

	B. Public Hearing
	C. Planning Commission Action
	D. Criteria for Approval
	1. The proposed use(s) shall be of such location, size and character as to be compatible with the appropriate and orderly Development of the zoning district and adjacent zoning districts in which the Site is situated. In applying this standard, the Pl...
	a. Will be consistent with the general objectives of the City Master Plan.
	b. Will be designed, constructed, operated and maintained in a manner that is compatible with the existing and planned character of the general vicinity.
	c. Will be consistent with the general character of the neighborhood considering population density, design, scale and bulk; and the intensity and character of activity.
	d. Will not be detrimental to the use, peaceful enjoyment, economic value or Development of neighboring property, or the neighborhood area in general.
	e. Will not have a detrimental effect on the natural environment.

	2. The location and size of the proposed use(s), the nature and intensity of the Principal Use and all Accessory Uses, the Site layout and its relation to streets giving access to it, shall be such that traffic to and from the use(s), the assembly of ...
	a. The location of and access to off-street parking and the safe provision for pedestrian traffic.
	b. The relationship of the proposed use to main traffic thoroughfares and to streets and road intersections.
	c. Vehicular turning movements in relationship to traffic flow routes.
	d. The intensity and character of traffic and parking conditions on the Site, and in the general area.
	e. The requirements for additional public services and facilities that will be created by the proposed use will not be detrimental to the social and economic welfare of the community.

	3. The standards of density and required Open Spaces for the proposed use shall be at least equal to those required by this chapter in the zoning district in which the proposed use is to be located, unless a variance is granted pursuant to Section 5.2...

	E. Conditions
	1. Reasonable conditions may be imposed upon approval of a Special Exception Use to reduce any detrimental effect to a minimum.
	2. The conditions may include conditions necessary to insure 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 p...
	3. Conditions imposed with respect to the approval of a land use or activity shall be recorded in the record of the approval action, shall become part of the site plan, and shall remain unchanged except upon mutual consent of the Planning Commission a...
	4. The Planning Commission shall maintain a record of the conditions that are changed.

	F. Activation and Continued Operation
	G. Lapsing
	1. The Applicant requests the extension within 24 months of the date on which the date on which the use ceased to function or was abandoned.
	2. The active use of the property is anticipated to re-start within 12 months of the request for extension.
	3. The anticipated active use of the property will comply with all of the criteria applicable to the initial approval of the Special Exception Use that has ceased to function or been abandoned.

	H. Site Plan for Special Exception Use
	If no Development is proposed, a Site Plan for Special Exception Use is required. Applications shall include the following information submitted in the format, and quantities, and manner as determined by the Planning Manager. The scale shall be no gre...
	1. Cover Sheet – The following general project information should be provided on the cover sheet of the plan set and all subsequent sheets as appropriate.
	a. Project name, address or location, and type of site plan.
	b. Applicant and agent information, including name, address and contact information. If the Applicant is not the owner of the land, a letter of authorization to proceed with the application must be provided by the land owner.
	c. Statement of interest in the land, including conditions for sale or purchases of parcels such as deed restrictions, reservation of land for other uses, or other conditions which may have bearing on the total land Development.
	d. Vicinity map identifying the location of Site within the City, including nearest major roads and significant features such as schools, shopping centers and parks.
	e. North indicator (pointing up or to the left) and drawing scale in bar graph form.
	f. Legal description of the Site, including total acreage of the parcel(s) and total acreage of public or private roads contained in the legal description.
	g. Sheet index and date of plan set.
	h. Required Statements - A brief written statement addressing the following concerns:
	i) Identification of special circumstances associated with the application that require additional procedures or specific approvals such as historic district designation or previously granted variances.  History of previous site plan approvals.
	ii) Proposed land use(s), improvements, Floor Area, access and circulation, off-street parking.
	iii) Community Analysis
	(a) Impact of proposed Special Exception Use on public schools.
	(b) Relationship of intended use to neighboring uses.
	(c) Impact of adjacent uses on proposed Special Exception Use.
	(d) Impact of the proposed use on historic Sites or structures which are located within an historic district or listed on the National Register of Historic Places.
	(e) Natural Features General Descriptions and Impacts:  A brief summary of the Natural Features (Woodlands, Wetlands, water courses, Landmark Trees, Steep Slopes and Endangered Species Habitat) found on the Site.  A detailed report of the quality, cha...

	iv) Traffic Statement:  The number of vehicle trips per unit per peak hour and supporting documentation from the ITE Manual.
	v) Public Sidewalk Maintenance Statement

	i. Comparison Chart of Requirements and Existing and Proposed Conditions
	i) Zoning Classification.
	ii) Lot Area.
	iii) Total area of all Floors (measured from exterior faces of the exterior walls or from the center line of walls separating two Buildings), Floor Area and Floor Area Ratio (FAR), or Density.
	iv) Open Space
	v) Required Setbacks and Yards (front, side and rear).
	vi) Height and stories.
	vii)   Off-street vehicle parking, including accessible and barrier free spaces.
	viii) Bicycle parking, including class.
	ix) Notation of variances granted or proposed


	2. Existing Conditions Plan– Drawings and written descriptions of the existing conditions of the Site must be included on the plans, including the following:
	a. ALTA Land Survey.
	i) Exception:  Where there are no existing public utilities on the Site, the Planning Manager may waive the requirement to provide an ALTA Land Survey for Site Plans for Special Exception Use. or when the combination of existing conditions and propose...

	b. Existing and proposed contours extending 50 feet beyond the Site at a minimum interval of two feet.

	3. Dimensional Layout Plan – Drawings and written descriptions must be provided on the plan, demonstrating compliance or non-compliance with all applicable Development standards such as building area, height and placement, off-street parking, streets ...
	a. Existing and proposed Lot lines.
	b. Minimum and maximum Required Setback Lines, including Established Front Building Line and required increases to the normal minium side and rear setbacks, if applicable; existing Front, Side and Rear Yards.
	c. Existing Buildings.
	d. Vehicle Parking Spaces, aisles and Driveways.  Identify any “no parking” areas or fire lanes and indicate any proposed signage.
	e. Bicycle parking, including detail of facilities.
	f. Curb Cuts, drive Approaches and curb radii dimensions, including all Curb Cuts on the opposite side of the street from the Site.  Dimension of all Fire Department access roads or lanes, if applicable, including width at hydrant, dead end lengths, t...
	g. Sidewalks and walkways.
	h. Solid waste enclosure, including dimensioned detail.
	i. Landscaping, fences, and retaining walls.



	5.29.6 Site Plan
	A. Applicability
	1. Construction of or addition to one Single-Family or Two-Family Dwelling or Accessory Structure on a parcel zoned solely for residential purposes.
	2. Removal or disturbance of any Natural Features on a Lot which contains one Single-Family or Two-Family Dwelling and is zoned solely for residential purposes.
	3. Construction solely on the interior of a Building that does not increase Floor Area.
	4. Construction, erection, or placement of the following:
	a. Signs.
	b. Retaining walls; Fences; buffer walls.
	c. Curb carts for solid waste; and dumpsters used for commercial recyclables and related screening that encloses up to 100 square feet.
	d. Fire escapes.
	e. Sidewalks.
	f. Wireless Communication Antennas and associated facilities located on Buildings or on other existing Structures or on previously approved and constructed Wireless Communications Towers; Dish Antennas and windmills located on Buildings.
	g. Lights; poles.
	h. Cooling, heating or mechanical equipment when located on a Building or occupying a ground area of less than 100 square feet.
	i. One Accessory Building up to 240 square feet and up to 14 feet in height, for storage or other nonhabitable use, subject to all dimensional standards of the zoning district in which it is located.
	j. Deck or patio, or a combination of both, up to a total of 240 square feet for a Dwelling Unit in an attached Single-Family residential development.
	k. Awning of any size, or Canopy or similar accessory Structure for shade up to 240 square feet, when over existing Impervious Surface.


	B. Approving Body
	1. City Council
	2.  Planning Commission
	a. Accessory Buildings and Structures exceeding the size of those allowed with administrative approval.  Common accessory buildings and structures include garages; carports; freestanding automatic teller machines; more than one Dish Antenna on a parce...
	b. Cooling, heating or mechanical equipment occupying a ground area exceeding the regulations of Section 5.29.6A.4.h.
	c. Outdoor storage areas, permanent outdoor sales areas.
	d. Paving an existing Parking Lot, increasing the area in square feet of a Vehicular Use Area,  or construction of a new access road or Driveway.
	e. Modifications to an approved Natural Features protection plan or Natural Features mitigation plan that are not covered under the Site Plan for administrative approval requirements.
	f. Any minor change listed in Section 5.29.6B.3 when there is no approved site plan on file.
	g. Special Exception Uses pursuant to 5.29.5.

	3. Administrative Approval
	a. Building additions of 10% of the existing Floor Area, up to 10,000 square feet.
	b. Extension of a valid site plan approval for periods up to two years if the approval is requested prior to expiration of the site plan and if the plan is in compliance with current laws and regulations.
	c. One Accessory Building for storage or other nonhabitable use greater than 240 square feet of Floor Area, but not to exceed 5,000 square feet of Floor Area, 5% of the Lot Area, and 14 feet in height.
	d. Change to or addition of Development phasing lines.
	e. Change in Building Height that does not create new Floor Area.
	f. Relocation of sidewalks.
	g. Change of location or type of landscape or screening materials. Where more landscaping area or materials are shown than required by 5.20 , these elements may be reduced by no more than 20% of the additional amount originally approved.
	h. Relocation of refuse collection stations.
	i. Rearrangement or reconfiguration of the parking stalls and aisles within the Vehicular Use Area of an approved site plan, subject to the off-street parking standard.
	j. Decrease in Building size.
	k. Moving a Building no more than ten feet or 5% of the distance to the closest Lot Line, whichever is smaller.
	l. Relocation or addition of no more than 50% of the approved storm water detention capacity.
	m. Change in species or placement of plant material included in an approved mitigation plan, as long as the change does not result in a reduction of plant material or area from the original plan and the change meets the intent of the approved mitigati...
	n. Substitution of areas to be preserved in an approved Natural Features protection plan, as long as there is no net loss of preserved area, the cumulative area to be changed does not exceed 250 square feet of the original area to be preserved in the ...
	o. Removal of a tree identified on the site plan as a Landmark Tree to be saved, but recognized as an Invasive Species at the time of application for approval of the Administrative amendment.
	p. Addition of carports over existing legal Parking Spaces.
	q. Replacement or enhancement of a Wireless Communications Tower to accommodate co-location, provided that the Tower is not relocated more than 15 feet from the Base of the original Tower, nor is increased in height more than 20 feet above the origina...
	r. Addition of Canopy Structures over Vehicular Use Areas.


	C. Approval Procedures
	1. Preliminary Procedure
	a. Before submitting a site plan for formal review, the Applicant shall meet with the Planning Manager to review the proposal and applicable City requirements. To initiate a formal review, all drawings and other materials required by Section 5.28.1 sh...
	b. Before submitting a petition, the Applicant shall contact the Planning Manager to schedule a pre-petition conference.  At the conference the Applicant shall present the proposed conceptual site plan and development program.  The staff may provide t...
	c. Before submitting a site plan application for formal review, the Applicant shall comply with the citizen participation requirements in Section 5.28.4.

	2. City Council Approval
	3. Planning Commission Approval
	4. Administrative Approval

	D. Criteria for Site Plan Approval
	1. The Planning Commission or City Council shall make its decision on the site plan based on the following criteria:
	a. The contemplated Development shall comply with all applicable local, state, and federal law, ordinances, standards and regulations.
	b. The Development shall limit the disturbance of Natural Features to the minimum necessary to allow a reasonable use of the land, applying criteria for reviewing a Natural Features Plan as provided in Section 5.1.15.29.6G.
	c. The Development shall not cause a public or private nuisance and shall not have a detrimental effect on the public health, safety or welfare.

	2. The Planning Manager may approve a site plan for administrative approval if the change will not significantly alter natural features shown to be preserved nor alter or conflict with the stated conditions of the site plan approval and if the site pl...
	The following restrictions shall also apply to Administrative Approval of a PUD site plan:
	a. Adjustment in approved phase lines shall not result in a change greater than 10% of the land area in any phase, or 10% of the number of approved Lots, or 10% of the approved maximum Floor Area.
	b.  Any decrease in Building size or changes in bedroom counts per Dwelling Unit shall not reduce the size or number of affordable housing units approved as part of the PUD site plan.


	E. Effect of Site Plan Approval
	1. For three years from the date of approval of a site plan, permits may be issued and the land developed consistent with that plan and the regulations, laws and ordinances in effect at the time of approval, unless new regulations, laws and ordinances...
	2. An approved site plan shall become part of the record of approval. Subsequent actions relating to the activity authorized shall be consistent with the approved site plan and any Development Agreement, including but not limited to the measures for p...
	3. To obtain permits for any Building or site improvement, the property owner shall agree to construct, install or place all required site improvements in compliance with an approved site plan. All public improvements must meet current City PSA Standa...
	4. The property owner shall have a continuing obligation to maintain required site improvements, Natural Features to be preserved, and Natural Features mitigation in a good condition.

	A. Site Plan for Development Required Information
	1. Cover Sheet – The following general project information should be provided on the cover sheet of the plan set and all subsequent sheets as appropriate.
	a. Project name, address or location, and type of site plan.
	a. Applicant and agent information, including name, address and contact information. If the Applicant is not the owner of the land, a letter of authorization to proceed with the application must be provided by the land owner.
	a. Statement of interest in the land, including conditions for sale or purchases of parcels such as deed restrictions, reservation of land for other uses, or other conditions which may have bearing on the total land Development.
	a. Vicinity map identifying the location of Site within the City, including nearest major roads and significant features such as schools, shopping centers and parks.
	a. North indicator (pointing up or to the left) and drawing scale in bar graph form.
	a. Legal description of the Site, including total acreage of the parcel(s) and total acreage of public or private roads contained in the legal description.
	a. Sheet index and date of plan set.
	a. Required Statements - A brief written statement addressing the following concerns:
	i) Identification of associated applications such as annexation petition, rezoning petition, PUD Zoning District petition, Special Exception Use petition, planned project modification request, landscape modification request, or variance application.  ...
	i) Proposed development program, including proposed land use, improvements, Floor Area or number of Dwelling Units and bedrooms, access and circulation, off-street parking, preliminary construction phasing and estimated construction costs.
	i) Community Analysis
	(a) Impact of proposed Development on public schools.
	(a) Relationship of intended use to neighboring uses.
	(a) Impact of adjacent uses on proposed development.
	(a) Impact of proposed Development on the air and water quality, and on existing Natural Features of the Site and neighboring Sites.
	(a) Impact of the proposed use on historic Sites or structures which are located within an historic district or listed on the National Register of Historic Places.
	(a) Natural Features General Descriptions and Impacts:  A brief summary of the Natural Features (Woodlands, Wetlands, water courses, Landmark Trees, Steep Slopes and Endangered Species Habitat) found on the Site.  A detailed report of the quality, cha...

	i) Traffic Statement:  The number of vehicle trips per unit per peak hour and supporting documentation from the ITE Manual.
	i) Public Sidewalk Maintenance Statement

	a. Comparison Chart of Requirements and Existing and Proposed Conditions
	i) Zoning Classification.
	i) Lot Area.
	i) Total area of all Floors (measured from exterior faces of the exterior walls or from the center line of walls separating two Buildings), Floor Area and Floor Area Ratio (FAR), or Density.
	i) Open Space and Active Open Space.
	i) Required Setbacks and Yards (front, side and rear).
	i) Height and stories.
	i)   Off-street vehicle parking, including accessible and barrier free spaces.
	i) Bicycle parking, including class.
	i) Notation of variances granted or proposed, planned project modifications approved or proposed.


	1. Existing Conditions Plan– Drawings and written descriptions of the existing conditions of the Site must be included on the plans, including the following:
	a. ALTA Land Survey.
	i) Exception:  Where there are no existing public utilities on the Site, the Planning Manager may waive the requirement to provide an ALTA Land Survey for Site Plans for Administrative Approval or when the combination of existing conditions and propos...

	a. Existing and proposed contours extending 50 feet beyond the Site at a minimum interval of two feet.
	a. If new City public sanitary sewer, water mains, Storm Water Management System, or streets are proposed in conjunction with a site  plan, the plans must be referenced to the Ann Arbor Geodetic Reference System.

	1. Dimensional Layout Plan – Drawings and written descriptions of the proposed Development must be provided on the plans, demonstrating compliance with all applicable Development standards such as building area, height and placement, off-street parkin...
	a. Existing and proposed Lot lines.
	a. Minimum and maximum Required Setback Lines, including Established Front Building Line and required increases to the normal minium side and rear setbacks, if applicable; existing and proposed Front, Side and Rear Yards.
	a. Existing and proposed Buildings.
	a. Vehicle Parking Spaces, aisles and Driveways.  Identify any “no parking” areas or fire lanes and indicate any proposed signage.
	a. Bicycle parking, including detail of facilities.
	a. Curb Cuts, drive Approaches and curb radii dimensions, including all Curb Cuts on the opposite side of the street from the Site.  Dimension of all Fire Department access roads or lanes, if applicable, including width at hydrant, dead end lengths, t...
	a. Open Space and Active Open Space.
	a. Natural features buffer.
	a. Conflicting land use buffer.
	a. Solid waste enclosure, including dimensioned detail.
	a. Perspective sketch of building showing Streetwall Height and Offset, if applicable.

	1. Natural Features Plan – Drawings and written descriptions identifying all Natural Features on the Site, proposed protection measures for avoiding disturbance to existing Natural Features, alternatives analysis, and proposed mitigation for any distu...
	a. Accurate location and description of all Natural Features within the Limits of Soil Disturbance and in an area extending 50 feet beyond the Limits of Soil Disturbance, including:
	i) Limits of Soil Disturbance.
	i) Boundary and description of any Endangered Species Habitat.
	i) Boundary and elevation of any 100-year floodplain.
	i) Location, species and Critical Root Zone and condition of Landmark Trees.
	i) Location of all Steep Slopes and a cross section through the Site showing the proposed activity in relationship to the topography.
	i) Existing and proposed Watercourses showing depths, normal water levels, shore gradients, type of bank retention and shore vegetation.
	i) Boundary and character of all Wetlands.

	a. Boundary and basal area of any Woodland, with location, species and DBH of all trees six inches DBH or greater within the Woodland area.
	a. Location and extent of required Natural Features buffer.  Identification of any temporary or permanent activity (i.e. impacts or disturbance) within the Natural Features buffer.
	a. When any activity within the Natural Features buffer is proposed, a written justification responding to each general criteria for determining a proposed activity in the Natural Features buffer is in the public interest.
	a. Protection measures for those existing Natural Features proposed to be protected as part of the Development, including protections from the construction of the Development.
	a. Identification of all Natural Features proposed to be impacted, disturbed, or removed by the Development, including the construction of the Development.
	a. Alternatives Analysis:  When any Natural Features are proposed to be removed or disturbed, drawings and descriptions of at least two alternative plans that were prepared and considered but are not proposed which demonstrate and justify that the pro...
	a. Proposed mitigation measures:  When any Natural Features are proposed to be removed or disturbed, proposed mitigation measures must be provided including:
	i) Written description of the mitigation program, identifying the type and appropriate quantity (i.e. basal area, square feet, caliper inches) of Natural Features removed or disturbed and the appropriate quantity of the mitigation proposed.
	i) Replacement calculations.
	i) Location of proposed mitigation plantings.
	i) Chart listing the proposed mitigation plantings, including botanical and common names, caliper sizes, root type and height.
	i) Timing schedule for implementation of mitigation measures.
	i) Notation and description of any proposed alternative mitigation measures.


	1. Natural Features Overlay Plan – A drawing including the dimensional layout and the existing Natural Features on Site.
	1. Landscape Plan – Drawings and written descriptions of proposed landscaping, screening and buffers demonstrating compliance with applicable Development standards such as interior landscaping of Vehicular Use Areas, Right-of-Way screening, conflictin...
	a. Location, size and species of existing trees and vegetation, and Natural Features.
	a. Location of light poles, refuse containers and enclosures, mechanical equipment and hydrants.
	a. Limits of Vehicular Use Area and notation of its size in square feet.
	a. Proposed locations of required landscaping, screening and buffers, street trees and plantings.
	a. Table identifying Vehicular Use Area, interior landscape islands, Right-of-Way screening, conflicting land use buffer, and street tree planting requirements and proposed plantings and areas to satisfy requirements.
	a. Proposed plant list, including caliper sizes, root type, height of material, botanical and common name, type and amount of mulch, ground cover and grasses.
	a. Notation of requested modifications if any.
	a. Planting and staking details in accordance with the standards established by the PSA Administrator.
	a. Specification for treatment of compacted soil on the entire Site.
	a. Specification for planting media in landscape areas.
	a. Irrigation plan or water outlets (hose bibs).
	a. Landscape maintenance program, including a statement that all diseased, damaged, or dead material shall be replaced in accordance with this Code by the end of the following planting season as a continuing obligation for the duration of the site pla...
	a. Identification of snow storage areas, including a statement that snow shall not be pushed onto interior landscape islands unless designed for snow storage.
	a. Berms, retaining walls, screen walls, Fences, tree wells to preserve existing trees, culverts to maintain natural drainage patterns, or any other construction details necessary to resolve specific Site conditions.

	1. Utility Plan – Drawings and written descriptions of the existing and proposed public utilities serving the Site must be provided on the plans, including the following:
	a. Location and size of existing and proposed public water, sanitary sewer and storm sewer mains and leads.  Note invert elevations of storm and sanitary mains.
	a. Location of existing and proposed fire hydrants. Indicate a 250-foot or 350-foot radius, as appropriate for the type of proposed Development,  around each hydrant.  Show and dimension hose lay to any external portion of a Structure via an approved ...
	a. Location of existing Public Utility easements, including liber and page number.
	a. Location and dimension of proposed Public Easements.  Notation that legal descriptions of proposed easements will be provided with construction drawings and engineering plan submittals as required.
	a. Sanitary sewer flow mitigation calculations.
	a. Location and notation of firewalls within existing or proposed Buildings, or notation that none are existing or proposed.

	1. Grading and Soil Erosion Control and Storm Water Management Plan  - Drawings and written descriptions demonstrating compliance with the applicable Development standards for Grading and soil Erosion controls must be provided on the plans, including ...
	a. Vicinity map showing location of Site and all adjacent properties within 500 feet of the Site boundaries showing relationship to any Watercourse.
	a. Soil investigation report, survey or profile of data regarding the nature, soil type, distribution, erodibility, and supporting ability of existing soils or rock on the Site in accordance with the United States Department of Agriculture soil survey...
	a. Existing and proposed topography at a maximum of two-foot contour intervals, elevations or similar slope descriptions, extending at least 50 feet beyond Site boundary.
	a. Location of any existing Structure or Natural Feature on the Site and on land extending at least 50 feet beyond the Site boundary lines.
	a. Location of proposed Structures or Development on the Site including physical limits of each proposed Earth Change and all proposed temporary and permanent soil Erosion and Sedimentation Control Measures.
	a. Plans, section and construction –quality details of all soil Erosion and Sedimentation Control Measures, existing and proposed on-site drainage and dewatering facilities, retaining walls, cribbing, planting, anti-Erosion devices or other protective...
	a. Estimated total cost of the required controls during construction, including dust emission control.
	a. Estimated total cost of protecting all exposed oil surfaces from Erosion should construction discontinue.
	a. Estimate of the quantity of excavation and Fill involved.
	a. Amount of impervious area existing and proposed, and square footage of impervious area reconfigured to accommodate new improvements.
	a. If a Storm Water Management System is required, computations and design of the Storm Water Management System, such as:
	i) Calculations used to derive the run-off coefficients.
	i) Map showing the drainage area and land tributary to the Site and estimated runoff of the area served by any drain.
	i) Required storage volume calculations, including first flush, bankfull, and 100-year storm events.
	i) Calculations for the provided/proposed storage facility.
	i) Required and proposed release rate calculations.
	i) A plan for the continued maintenance of the permanent Storm Water Management System.
	i) Any other pertinent calculations as determined necessary by the PSA Administrator.
	i) If an alternative method of storm water detention is proposed, a written description of the alternative method of storm water detention and a written explanation as to why the proposed alternative conforms to the Development standards of this Code.

	a. Timing and construction sequence of each proposed Earth Change, including:  installation of temporary and permanent soil Erosion and Sedimentation Control Measures, striping and Clearing, rough Grading, installation and Stabilization of Storm Water...
	a. A program proposal for the continued maintenance of all permanent soil Erosion and Sedimentation Control Measures that remain after Project Completion, including:  designation of the person or party responsible for the maintenance; maintenance resp...
	a. Other information or data as may be required to demonstrate compliance, such as a soil Erosion control statement including:
	i) Consideration of alternative actions with evaluation of each.
	i) Description of probable adverse environmental effects that cannot be avoided.
	i) Identification of any negative impact to Natural Features, including Woody Plants.
	i) Analysis of primary and secondary consequences of short-term uses of the environment in relation to the maintenance and enhancement of long-term productivity.  Remedial, protective and mitigation measures are to be developed for any environmentally...
	i) If determined necessary by the Planning Manager, a hydrological study may be required where the Clearing, Grading, or addition of Impervious Surface is proposed within a floodplain not regulated by the MDEQ or unmapped flood prone areas or any lake...


	1. Massing and Architectural Plans – Drawings and written descriptions of the massing, architectural design and details, and façade materials of proposed Buildings must be provided on the plans, including:
	a. Dimensioned floor plans of each building Floor identifying areas excluded from Floor Area and excluded from FAR calculations.
	a. Vertical sections through the Site showing existing and proposed elevations.
	a. Dimensioned architectural design and details with labeled materials.
	a. Perspective renderings of the proposed Development.

	1. Photometric Plan – Drawings and written descriptions of proposed lighting demonstrating compliance with the applicable Development standards, including:
	a. Location, type and details of proposed lighting fixtures.
	a. Photometric diagram showing predicted maintained lighting levels of the proposed lighting fixtures.

	1. Transportation Impact Analysis – For proposed Developments that will generate more than three trips per unit per peak hour or 50 trips per peak hour, a transportation impact analysis must be provided including the following.  The methodology to be ...
	a. Existing traffic volumes passing on all streets abutting the proposed Development during the peak hour.  Traffic from other new and proposed Developments in the area should be considered.
	a. Existing peak hour turning movements of vehicular and non-motorized traffic at all public street intersections within a minimum 200 feet of the proposed Development, or those intersections that may be impacted by the proposed Development.
	a. Projected peak hour generation rate and peak hours of generation for the proposed Development.
	a. Projected peak hour traffic movements as a result of the Development.
	a. A capacity analysis for impacted intersections.
	a. A statement of the total impact the projected generation will have on the existing level of service as determined and certified by a registered engineer.
	a. A sketch plan showing all existing Driveways to public streets within 200 feet of the proposed Development and all on-street parking or loading areas.
	a. Proposed Site access Driveways with a determination if a deceleration lane or taper is necessary based on current City warrant analysis standards, a determination if a left-turn by-pass lane is necessary based on a warrant analysis, and a sight dis...
	a. A pedestrian circulation plan showing all possible points of conflict between motorized traffic and pedestrian/bicycle traffic on public streets and sidewalks within 200 feet of the proposed Development, or those intersections that may be impacted ...
	a. A gap study for pedestrian or vehicular traffic may be required at non-signalized locations that may be impacted by the proposed Development.
	a. The analysis shall provide a determination of the service volume and capacity of adjacent streets including the traffic from the Development.


	A. Criteria for review of a Traffic Impact Analysis
	1. The traffic and/or parking impact analysis shall be reviewed by the Public Services Area for completeness and accuracy.
	1. Proposals that will contribute traffic to streets or intersections that are or will be as a result of this proposal at a level of Service D, E, or F as defined in the Highway Capacity Manual may be denied by Commission and Council until such time a...

	A. Criteria for review of Natural Features Plan
	1. The importance and overall value of a Natural Feature, both on the Site and on a city-wide basis. In general, the importance of a Natural Feature increases with its rarity, size, age and condition.
	1. The existence and overlapping Natural Features in one area. Overlapping Natural Features increase the importance and overall value for preservation of the area.
	1. The impact of the proposed disturbance on the integrity of ecological systems or the continuity between Natural Features. Whenever possible, ecological systems and continuity between Natural Features should be preserved.
	1. The amount of disturbance in relation to the scale of the proposed development and to that permitted by this chapter.
	1. The adequacy of the mitigation plan.


	5.29.7 Area Plans
	A. Applicability
	1. The approval of any plat or site plan if the Applicant owns or controls contiguous land not included in the proposed plat or site plan.
	2. An amendment to the zoning map, unless the amendment is to permit a one-Family or Two-Family Dwelling in a residential zone or to permit a planned unit development (PUD) zoning district.

	B. Waiver of Requirement
	C. Approval Procedures
	a. Preliminary Procedures.  Before submitting an area plan for formal review, the Applicant shall meet with the Planning Manager to review the proposal and applicable City requirements. To initiate a formal review, all drawings and other required mate...
	b. Planning Commission Recommendation.  The Planning Commission shall hold a public hearing and, within a reasonable time following the close of the public hearing, the Planning Commission shall make a recommendation to the City Council to approve or ...
	c. City Council Approval.  Upon receipt of the Planning Commission’s recommendation, the City Council shall approve or reject the area plan within a reasonable time following the close of the public hearing.
	d. Administrative Approval of Conditions.  If approval by the City Council is conditioned on changes to the area plan, the Applicant must submit revised drawings with the necessary changes to the Planning Manager within 30 days of approval by City Cou...

	D. Criteria for Area Plan Approval
	1. The contemplated Development complies with all applicable state, local or federal laws, ordinances, standards and regulations.
	2. The Development will limit the disturbance of Natural Features to the minimum necessary to allow a reasonable use of the land.
	3. The Development will not cause a public or private nuisance and will not have a detrimental effect on the public health, safety or welfare.
	4. If the area plan requires an amendment to the zoning map, the proposed uses or other uses permitted under the proposed zoning will be compatible with the City's adopted plans and policies.

	E. Effect of Area Plan Approval
	A. Area Plan Submittal Requirements
	Applications for area plans shall include the following information submitted in the scale, format and quantities, and manner as determined by the Planning Manager.  Area plan sets should be organized as closely as practical according to the informati...
	1. General Project Information – The following information should be provided on the cover sheet of the plan set.
	a. Project name, address or location.
	a. Applicant and agent information, including name, address and contact information. If the Applicant is not the owner of the land, a letter of authorization to prceed with the application must be provided by the land owner.
	a. Statement of interest in the land, including conditions for sale or purchases of parcels such as deed restrictions, reservation of land for other uses or other conditions which may have bearing on the total land Development.
	a. Vicinity map of all property within 250 feet of the Development, north indicator and drawing scale in bar graph form.
	a. Legal description of the Site, including total acreage of the parcel(s) and total acreage of public or private roads contained in the legal description.
	a. Sheet index and date of plan set.
	a. Identification of associated applications such as annexation petition, rezoning petition, or PUD Zoning petition.  Identification of special circumstances that may be associated with the contemplated Development such as Wetland Use Permit, brownfie...

	1. Required Statements - A brief written statement addressing the following concerns:
	a. Development Program.  A brief statement describing:
	i) The proposed land use and related improvements to the Site, including amount of new Floor Area, parking and proposed density.
	i) Preliminary phasing proposal and probable project construction cost.
	i) Community Analysis.  A brief statement of the following:
	(a) Impact of proposed Development on public schools
	(a) Relationship of intended use to neighboring uses.
	(a) Impact of adjacent uses on proposed development
	(a) Impact of proposed Development on the air and water quality, and on existing natural features of the Site and neighboring Sites.
	(a) Impact of the proposed use on historic Sites or Structures which are located within an historic district or listed on the National Register of Historic Places.



	1. Site Analysis - Drawings and written statements of the existing Site conditions, including the following:
	a. Existing land use and activity on the Site.
	a. An inventory of Site conditions including:  soil types; site vegetation; and existing topography at five foot or best available contour intervals.
	a. A general description of all Natural Features on the Site and within the area 50 feet beyond the property line, including:
	i) The nature and extent of Endangered Species Habitat.
	i) The location of any 100-year floodplain.
	i) The location, size and species of all Landmark Trees.
	i) The location of all Steep Slopes.
	i) The location of all existing Watercourses.
	i) The boundary and character of all Wetlands.
	i) The boundary and basal area estimate, based on field samples, of any Woodlands.

	a. Location and use of all existing Structures on the Site.
	a. Existing and proposed vehicular, pedestrian and bicycle ways and access points.
	a. Utility availability and proposed connections together with all existing Public Rights-of-Way and public and private easements.
	a. Existing and proposed general drainage pattern of the Site and adjoining area.
	a. A summary in the form of an overlay showing how the proposed land use or activity relates to the graphic description of the existing Site conditions including Natural Features.

	1. Schematic Design – Drawings and written descriptions of the proposed Development, including the following:
	a. Existing and proposed topography at five foot or best available contour intervals and Limits of Soil Disturbance.
	a. Orientation and general location of all proposed improvements.
	a. Vertical sections through the Site showing existing and proposed improvements will result in a significant change in a Steep Slope.
	a. Proposed pedestrian, vehicle, and service circulation patterns on the Site.
	a. Proposed Lot lines and Required Setback Lines.
	a. Areas of Natural Features which are proposed to be removed or distributed and a general description of mitigation plans.
	a. Natural Features General Descriptions:  Woodlands, Wetlands, Landmark Trees, Watercourses, Steep Slopes, floodplains, Endangered Species Habitat.
	a. Traffic Statement:  The number of vehicle trips per unit per peak hour and supporting documentation from the ITE Manual.
	a. Public Sidewalk Maintenance Statement.
	a. Comparison Chart of Requirements and Existing and Proposed Conditions
	i) Zoning Classification
	i) Lot Area.
	i) Total area of all Floors (measured from exterior faces of the exterior walls or from the center line of walls separating two Buildings), Floor Area and Floor Area Ratio (FAR), or Density.
	i) Open Space and Active Open Space.
	i) Setbacks (front, side and rear).
	i) Height and stories.
	i) Off-street vehicle parking, including accessible and barrier free spaces.
	i) Bicycle parking, including class.
	i) Bicycle parking, including class.
	i) Bicycle parking, including class.




	5.29.8 Required Plan Information
	5.29.8 Required Plan Information
	5.29.8 Required Plan Information
	A. Cover Sheet – The following general project information should be provided on the cover sheet of the plan set and all subsequent sheets as appropriate.
	A. Cover Sheet – The following general project information should be provided on the cover sheet of the plan set and all subsequent sheets as appropriate.
	A. Cover Sheet – The following general project information should be provided on the cover sheet of the plan set and all subsequent sheets as appropriate.
	1. Project name, address or location, and type of sit or area plan.
	1. Project name, address or location, and type of sit or area plan.
	1. Project name, address or location, and type of sit or area plan.
	2. Applicant and agent information, including name, address and contact information. If the Applicant is not the owner of the land, a letter of authorization to proceed with the application must be provided by the land owner.
	3. Statement of interest in the land, including conditions for sale or purchases of parcels such as deed restrictions, reservation of land for other uses, or other conditions which may have bearing on the total land Development.
	4.  Area Plan: Vicinity map of all property within 250 feet of the Development.
	5. Site Plan: Vicinity map identifying the location of Site within the City, including nearest major roads and significant features such as schools, shopping centers and parks.
	5. Site Plan: Vicinity map identifying the location of Site within the City, including nearest major roads and significant features such as schools, shopping centers and parks.
	5. Site Plan: Vicinity map identifying the location of Site within the City, including nearest major roads and significant features such as schools, shopping centers and parks.
	6. North indicator (pointing up or to the left) and drawing scale in bar graph form.
	6. North indicator (pointing up or to the left) and drawing scale in bar graph form.
	6. North indicator (pointing up or to the left) and drawing scale in bar graph form.
	7. Legal description of the Site, including total acreage of the parcel(s) and total acreage of public or private roads contained in the legal description.
	8. Sheet index and date of plan set.
	9. Required Statements - A brief written statement addressing the following concerns:
	a.  Identification of associated applications such as annexation petition, rezoning petition, PUD Zoning District petition, Special Exception Use petition, planned project modification request, landscape modification request, or variance application. ...
	a.  Identification of associated applications such as annexation petition, rezoning petition, PUD Zoning District petition, Special Exception Use petition, planned project modification request, landscape modification request, or variance application. ...
	a.  Identification of associated applications such as annexation petition, rezoning petition, PUD Zoning District petition, Special Exception Use petition, planned project modification request, landscape modification request, or variance application. ...
	b.  Proposed development program, including proposed land use, site improvements, Floor Area or number of Dwelling Units and bedrooms, access and circulation, off-street parking, and if construction is proposed, preliminary construction phasing and pr...
	b.  Proposed development program, including proposed land use, site improvements, Floor Area or number of Dwelling Units and bedrooms, access and circulation, off-street parking, and if construction is proposed, preliminary construction phasing and pr...
	b.  Proposed development program, including proposed land use, site improvements, Floor Area or number of Dwelling Units and bedrooms, access and circulation, off-street parking, and if construction is proposed, preliminary construction phasing and pr...
	c.  Community Analysis
	c.  Community Analysis
	c.  Community Analysis
	d.  Impact of proposed Development on public schools.
	d.  Impact of proposed Development on public schools.
	d.  Impact of proposed Development on public schools.
	i) Relationship of intended use to neighboring uses.
	ii) Impact of adjacent uses on proposed development or Special Exception Use
	iii) Impact of proposed Development on the air and water quality, and on existing Natural Features of the Site and neighboring Sites.
	iv) Impact of the proposed use on historic Sites or structures which are located within a historic district or listed on the National Register of Historic Places.
	v) Natural Features General Descriptions and Impacts :  A brief summary of the Natural Features (Woodlands, Wetlands, water courses, Landmark Trees, Steep Slopes and Endangered Species Habitat) found on the Site.  A detailed report of the quality, cha...
	vi) Traffic Statement:  The number of vehicle trips per unit per peak hour and supporting documentation from the ITE Manual.
	vii) Public Sidewalk Maintenance Statement

	e. Comparison Chart of Requirements and Existing and Proposed Conditions
	i) Zoning Classification.
	ii) Lot Area.
	iii) Total area of all Floors (measured from exterior faces of the exterior walls or from the center line of walls separating two Buildings), Floor Area and Floor Area Ratio (FAR), or Density.
	iv) Open Space and Active Open Space.
	v) Required Setbacks and Yards (front, side and rear).
	vi) Height and stories.
	vii)   Off-street vehicle parking, including accessible and barrier free spaces.
	viii) Bicycle parking, including class.
	ix) Notation  of variances granted or proposed, planned project modifications approved or proposed.



	B. Existing Conditions Plan– Drawings and written descriptions of the existing conditions of the Site must be included on the plans, including the following:
	B. Existing Conditions Plan– Drawings and written descriptions of the existing conditions of the Site must be included on the plans, including the following:
	B. Existing Conditions Plan– Drawings and written descriptions of the existing conditions of the Site must be included on the plans, including the following:
	1. ALTA Land Survey.
	Exception:  Where there are no existing public utilities on the Site, the Planning Manager may waive the requirement to provide an ALTA Land Survey for an Area Plan, Site Plan for Administrative Amendment, or Site Plan for Special Exception Use ,or wh...
	Exception:  Where there are no existing public utilities on the Site, the Planning Manager may waive the requirement to provide an ALTA Land Survey for an Area Plan, Site Plan for Administrative Amendment, or Site Plan for Special Exception Use ,or wh...
	Exception:  Where there are no existing public utilities on the Site, the Planning Manager may waive the requirement to provide an ALTA Land Survey for an Area Plan, Site Plan for Administrative Amendment, or Site Plan for Special Exception Use ,or wh...
	a.   Existing land use and activity on the Site.
	a.   Existing land use and activity on the Site.
	a.   Existing land use and activity on the Site.
	b.  An inventory of site conditions including: soil types; site vegetation; and existing topography at five foot or best available contour intervals.
	b.  An inventory of site conditions including: soil types; site vegetation; and existing topography at five foot or best available contour intervals.
	b.  An inventory of site conditions including: soil types; site vegetation; and existing topography at five foot or best available contour intervals.
	c.    A general description of all Natural Features on the Site and within the area 50 feet beyond the property line, including:
	c.    A general description of all Natural Features on the Site and within the area 50 feet beyond the property line, including:
	c.    A general description of all Natural Features on the Site and within the area 50 feet beyond the property line, including:
	i) The nature and extent of Engangered Species Habitat
	ii) The location of any 100-year floodplain.
	iii) The location, size and species of all Landmark Trees.
	iv) The location of all Steep Slopes.
	v) The location of all existing Watercourses.
	vi) The boundary and character of all Wetlands.
	vii) The boundary and basal area estimate, based on field samples, of any Woodlands.

	d.   Location and use of all existing Structures on the Site.
	e.   Existing and proposed vehicular, pedestrian and bicycle ways and access points.
	e.   Existing and proposed vehicular, pedestrian and bicycle ways and access points.
	e.   Existing and proposed vehicular, pedestrian and bicycle ways and access points.
	f.   Utility availability and proposed connections together with all existing Public Rights-of-Way and public and private easements.
	f.   Utility availability and proposed connections together with all existing Public Rights-of-Way and public and private easements.
	f.   Utility availability and proposed connections together with all existing Public Rights-of-Way and public and private easements.
	g.   Existing and proposed general drainage pattern of the Site and adjoining area.
	g.   Existing and proposed general drainage pattern of the Site and adjoining area.
	g.   Existing and proposed general drainage pattern of the Site and adjoining area.
	h.   A summary in the form of an overlay showing how the proposed land use or activity relates to the graphic description of the existing Site conditions including Natural Features.
	h.   A summary in the form of an overlay showing how the proposed land use or activity relates to the graphic description of the existing Site conditions including Natural Features.
	h.   A summary in the form of an overlay showing how the proposed land use or activity relates to the graphic description of the existing Site conditions including Natural Features.
	i. Existing and proposed contours extending 50 feet beyond the Site at a minimum interval of two feet.
	j. If new City public sanitary sewer, water mains, Storm Water Management System, or streets are proposed in conjunction with a site  plan, the plans must be referenced to the Ann Arbor Geodetic Reference System.


	C. Conceptual  Dimensional Layout Plan – Drawings and written description of the proposed Development, including the following:
	C. Conceptual  Dimensional Layout Plan – Drawings and written description of the proposed Development, including the following:
	C. Conceptual  Dimensional Layout Plan – Drawings and written description of the proposed Development, including the following:
	1. Existing and proposed topography at five foot or best available contour intervals and Limits of Soil Disturbance.
	1. Existing and proposed topography at five foot or best available contour intervals and Limits of Soil Disturbance.
	1. Existing and proposed topography at five foot or best available contour intervals and Limits of Soil Disturbance.
	2. Orientation and general location of all proposed improvements.
	3. Vertical sections through the Site showing existing and proposed improvements will result in a significant change in a Steep Slope.
	4. Proposed pedestrian, vehicle, and service circulation patterns on the Site
	5. Proposed Lot lines and Required Setback Lines.
	6. Areas of natural features which are proposed to be removed or distributed and a general description of mitigation plans.
	7. Natural Features General Descriptions: Woodlands, Wetlands, Landmark Trees, Watercourses, Steep Slopes, floodplains, Endangered Species Habitat.

	D. Dimensional Layout Plan – Drawings and written descriptions of the proposed Development must be provided on the plans, demonstrating compliance with all applicable Development standards such as building area, height and placement, off-street parkin...
	D. Dimensional Layout Plan – Drawings and written descriptions of the proposed Development must be provided on the plans, demonstrating compliance with all applicable Development standards such as building area, height and placement, off-street parkin...
	D. Dimensional Layout Plan – Drawings and written descriptions of the proposed Development must be provided on the plans, demonstrating compliance with all applicable Development standards such as building area, height and placement, off-street parkin...
	1. Existing and proposed Lot lines.
	1. Existing and proposed Lot lines.
	1. Existing and proposed Lot lines.
	2. Minimum and maximum Required Setback Lines, including Established Front Building Line and required increases to the normal minium side and rear setbacks, if applicable; existing and proposed Front, Side and Rear Yards.
	3. Existing and proposed Buildings.
	4. Vehicle Parking Spaces, aisles and Driveways.  Identify any “no parking” areas or fire lanes and indicate any proposed signage.
	5. Bicycle parking, including detail of facilities.
	6. Curb Cuts, drive Approaches and curb radii dimensions, including all Curb Cuts on the opposite side of the street from the Site.  Dimension of all Fire Department access roads or lanes, if applicable, including width at hydrant, dead end lengths, t...
	7. Solid waste enclosure, including dimensioned detail.
	8. Area Plan: Landscaping, fences and retaining walls.
	9. Site Plan: Open Space and Active Open Space.
	10. Site Plan: Natural features buffer.
	11. Site Plan:  Conflicting land use buffer.
	12. Site Plan: Perspective sketch of building showing Streetwall Height and Offset, if applicable.

	E. Transportation Impact Analysis – For proposed Special Exception Uses or Developments that will generate more than three trips per unit per peak hour or 50 trips per peak hour, a transportation impact analysis must be provided including the followin...
	E. Transportation Impact Analysis – For proposed Special Exception Uses or Developments that will generate more than three trips per unit per peak hour or 50 trips per peak hour, a transportation impact analysis must be provided including the followin...
	E. Transportation Impact Analysis – For proposed Special Exception Uses or Developments that will generate more than three trips per unit per peak hour or 50 trips per peak hour, a transportation impact analysis must be provided including the followin...
	1. Existing traffic volumes passing on all streets abutting the proposed SEU or Development during the peak hour.  Traffic from other new and proposed SEUs and Developments in the area should be considered.
	1. Existing traffic volumes passing on all streets abutting the proposed SEU or Development during the peak hour.  Traffic from other new and proposed SEUs and Developments in the area should be considered.
	1. Existing traffic volumes passing on all streets abutting the proposed SEU or Development during the peak hour.  Traffic from other new and proposed SEUs and Developments in the area should be considered.
	2. Existing peak hour turning movements of vehicular and non-motorized traffic at all public street intersections within a minimum 200 feet of the proposed SEU or Development, or those intersections that may be impacted by the proposed SEU or Developm...
	3. Projected peak hour generation rate and peak hours of generation for the proposed SEU or Development.
	4. Projected peak hour traffic movements as a result of the SEU or Development.
	5. A capacity analysis for impacted intersections.
	6. A statement of the total impact the projected generation will have on the existing level of service as determined and certified by a registered engineer.
	7. A sketch plan showing all existing Driveways to public streets within 200 feet of the proposed SEU or Development and all on-street parking or loading areas.
	8. Proposed Site access Driveways with a determination if a deceleration lane or taper is necessary based on current City warrant analysis standards, a determination if a left-turn by-pass lane is necessary based on a warrant analysis, and a sight dis...
	9. A pedestrian circulation plan showing all possible points of conflict between motorized traffic and pedestrian/bicycle traffic on public streets and sidewalks within 200 feet of the proposed SEU or Development, or those intersections that may be im...
	10. A gap study for pedestrian or vehicular traffic may be required at non-signalized locations that may be impacted by the proposed SEU or Development.
	11. The analysis shall provide a determination of the service volume and capacity of adjacent streets including the traffic from the SEU or Development.

	F. Natural Features Plan – Drawings and written descriptions identifying all Natural Features on the Site, proposed protection measures for avoiding disturbance to existing Natural Features, alternatives analysis, and proposed mitigation for any distu...
	F. Natural Features Plan – Drawings and written descriptions identifying all Natural Features on the Site, proposed protection measures for avoiding disturbance to existing Natural Features, alternatives analysis, and proposed mitigation for any distu...
	F. Natural Features Plan – Drawings and written descriptions identifying all Natural Features on the Site, proposed protection measures for avoiding disturbance to existing Natural Features, alternatives analysis, and proposed mitigation for any distu...
	1. Accurate location and description of all Natural Features within the Limits of Soil Disturbance and in an area extending 50 feet beyond the Limits of Soil Disturbance, including:
	1. Accurate location and description of all Natural Features within the Limits of Soil Disturbance and in an area extending 50 feet beyond the Limits of Soil Disturbance, including:
	1. Accurate location and description of all Natural Features within the Limits of Soil Disturbance and in an area extending 50 feet beyond the Limits of Soil Disturbance, including:
	a. Limits of Soil Disturbance.
	b. Boundary and description of any Endangered Species Habitat.
	c. Boundary and elevation of any 100-year floodplain.
	d. Location, species and Critical Root Zone and condition of Landmark Trees.
	e. Location of all Steep Slopes and a cross section through the Site showing the proposed activity in relationship to the topography.
	f. Existing and proposed Watercourses showing depths, normal water levels, shore gradients, type of bank retention and shore vegetation.
	g. Boundary and character of all Wetlands.
	h. Boundary and basal area of any Woodland, with location, species and DBH of all trees six inches DBH or greater within the Woodland area.
	i. Location and extent of required Natural Features buffer.  Identification of any temporary or permanent activity (i.e. impacts or disturbance) within the Natural Features buffer.
	j. When any activity within the Natural Features buffer is proposed, a written justification responding to each general criteria for determining a proposed activity in the Natural Features buffer is in the public interest.
	k. Protection measures for those existing Natural Features proposed to be protected as part of the Development, including protections from the construction of the Development.
	l. Identification of all Natural Features proposed to be impacted, disturbed, or removed by the Development, including the construction of the Development.
	m. Alternatives Analysis:  When any Natural Features are proposed to be removed or disturbed, drawings and descriptions of at least two alternative plans that were prepared and considered but are not proposed which demonstrate and justify that the pro...
	n. Proposed mitigation measures:  When any Natural Features are proposed to be removed or disturbed, proposed mitigation measures must be provided including:
	i) Written description of the mitigation program, identifying the type and appropriate quantity (i.e. basal area, square feet, caliper inches) of Natural Features removed or disturbed and the appropriate quantity of the mitigation proposed.
	ii) Replacement calculations.
	iii) Location of proposed mitigation plantings.
	iv) Chart listing the proposed mitigation plantings, including botanical and common names, caliper sizes, root type and height.
	v) Timing schedule for implementation of mitigation measures.
	vi) Notation and description of any proposed alternative mitigation measures.



	G. Natural Features Overlay Plan – A drawing including the dimensional layout and the existing Natural Features on Site.
	G. Natural Features Overlay Plan – A drawing including the dimensional layout and the existing Natural Features on Site.
	G. Natural Features Overlay Plan – A drawing including the dimensional layout and the existing Natural Features on Site.
	H. Landscape Plan – Drawings and written descriptions of proposed landscaping, screening and buffers demonstrating compliance with applicable Development standards such as interior landscaping of Vehicular Use Areas, Right-of-Way screening, conflictin...
	1. Location, size and species of existing trees and vegetation, and Natural Features.
	1. Location, size and species of existing trees and vegetation, and Natural Features.
	1. Location, size and species of existing trees and vegetation, and Natural Features.
	1. Location, size and species of existing trees and vegetation, and Natural Features.
	1. Location, size and species of existing trees and vegetation, and Natural Features.
	1. Location, size and species of existing trees and vegetation, and Natural Features.
	1. Location, size and species of existing trees and vegetation, and Natural Features.
	2. Location of light poles, refuse containers and enclosures, mechanical equipment and hydrants.
	3. Limits of Vehicular Use Area and notation of its size in square feet.
	4. Proposed locations of required landscaping, screening and buffers, street trees and plantings.
	5. Table identifying Vehicular Use Area, interior landscape islands, Right-of-Way screening, conflicting land use buffer, and street tree planting requirements and proposed plantings and areas to satisfy requirements.
	6. Proposed plant list, including caliper sizes, root type, height of material, botanical and common name, type and amount of mulch, ground cover and grasses.
	7. Notation of requested modifications if any.
	8. Planting and staking details in accordance with the standards established by the PSA Administrator.
	9. Specification for treatment of compacted soil on the entire Site.
	10. Specification for planting media in landscape areas.
	11. Irrigation plan or water outlets (hose bibs).
	11. Irrigation plan or water outlets (hose bibs).
	12. Landscape maintenance program, including a statement that all diseased, damaged, or dead material shall be replaced in accordance with this Code by tthe end of the following planting season as a continuing obligation for the duration of the site p...
	12. Landscape maintenance program, including a statement that all diseased, damaged, or dead material shall be replaced in accordance with this Code by tthe end of the following planting season as a continuing obligation for the duration of the site p...

	I. Utility Plan – Drawings and written descriptions of the existing and proposed public utilities serving the Site must be provided on the plans, including the following:
	I. Utility Plan – Drawings and written descriptions of the existing and proposed public utilities serving the Site must be provided on the plans, including the following:
	I. Utility Plan – Drawings and written descriptions of the existing and proposed public utilities serving the Site must be provided on the plans, including the following:
	I. Utility Plan – Drawings and written descriptions of the existing and proposed public utilities serving the Site must be provided on the plans, including the following:
	1. Location and size of existing and proposed public water, sanitary sewer and storm sewer mains and leads.  Note invert elevations of storm and sanitary mains.
	1. Location and size of existing and proposed public water, sanitary sewer and storm sewer mains and leads.  Note invert elevations of storm and sanitary mains.
	13. Identification of snow storage areas, including a statement that snow shall not be pushed onto interior landscape islands unless designed for snow storage.
	14. Berms, retaining walls, screen walls, Fences, tree wells to preserve existing trees, culverts to maintain natural drainage patterns, or any other construction details necessary to resolve specific Site conditions.

	I. Utility Plan – Drawings and written descriptions of the existing and proposed public utilities serving the Site must be provided on the plans, including the following:
	I. Utility Plan – Drawings and written descriptions of the existing and proposed public utilities serving the Site must be provided on the plans, including the following:
	I. Utility Plan – Drawings and written descriptions of the existing and proposed public utilities serving the Site must be provided on the plans, including the following:
	1. Location and size of existing and proposed public water, sanitary sewer and storm sewer mains and leads.  Note invert elevations of storm and sanitary mains.
	1. Location and size of existing and proposed public water, sanitary sewer and storm sewer mains and leads.  Note invert elevations of storm and sanitary mains.
	1. Location and size of existing and proposed public water, sanitary sewer and storm sewer mains and leads.  Note invert elevations of storm and sanitary mains.
	2. Location of existing and proposed fire hydrants. Indicate a 250-foot or 350-foot radius, as appropriate for the type of proposed Development,  around each hydrant.  Show and dimension hose lay to any external portion of a Structure via an approved ...
	3. Location of existing Public Utility easements, including liber and page number.
	4. Location and dimension of proposed Public Easements.  Notation that legal descriptions of proposed easements will be provided with construction drawings and engineering plan submittals as required.
	5. Sanitary sewer flow mitigation calculations.
	6. Location and notation of firewalls within existing or proposed Buildings, or notation that none are existing or proposed.

	J. Grading and Soil Erosion Control and Storm Water Management Plan  - Drawings and written descriptions demonstrating compliance with the applicable Development standards for Grading and soil Erosion controls must be provided on the plans, including ...
	J. Grading and Soil Erosion Control and Storm Water Management Plan  - Drawings and written descriptions demonstrating compliance with the applicable Development standards for Grading and soil Erosion controls must be provided on the plans, including ...
	J. Grading and Soil Erosion Control and Storm Water Management Plan  - Drawings and written descriptions demonstrating compliance with the applicable Development standards for Grading and soil Erosion controls must be provided on the plans, including ...
	J. Grading and Soil Erosion Control and Storm Water Management Plan  - Drawings and written descriptions demonstrating compliance with the applicable Development standards for Grading and soil Erosion controls must be provided on the plans, including ...
	J. Grading and Soil Erosion Control and Storm Water Management Plan  - Drawings and written descriptions demonstrating compliance with the applicable Development standards for Grading and soil Erosion controls must be provided on the plans, including ...
	1. Vicinity map showing location of Site and all adjacent properties within 500 feet of the Site boundaries showing relationship to any Watercourse.
	1. Vicinity map showing location of Site and all adjacent properties within 500 feet of the Site boundaries showing relationship to any Watercourse.
	1. Vicinity map showing location of Site and all adjacent properties within 500 feet of the Site boundaries showing relationship to any Watercourse.
	1. Vicinity map showing location of Site and all adjacent properties within 500 feet of the Site boundaries showing relationship to any Watercourse.
	1. Vicinity map showing location of Site and all adjacent properties within 500 feet of the Site boundaries showing relationship to any Watercourse.
	1. Vicinity map showing location of Site and all adjacent properties within 500 feet of the Site boundaries showing relationship to any Watercourse.
	1. Vicinity map showing location of Site and all adjacent properties within 500 feet of the Site boundaries showing relationship to any Watercourse.
	2. Soil investigation report, survey or profile of data regarding the nature, soil type, distribution, erodibility, and supporting ability of existing soils or rock on the Site in accordance with the United States Department of Agriculture soil survey...
	3. Existing and proposed topography at a maximum of two-foot contour intervals, elevations or similar slope descriptions, extending at least 50 feet beyond Site boundary.
	4. Location of any existing Structure or Natural Feature on the Site and on land extending at least 50 feet beyond the Site boundary lines.
	5. Location of proposed Structures or Development on the Site including physical limits of each proposed Earth Change and all proposed temporary and permanent soil Erosion and Sedimentation Control Measures.
	6. Plans, section and construction –quality details of all soil Erosion and Sedimentation Control Measures, existing and proposed on-site drainage and dewatering facilities, retaining walls, cribbing, planting, anti-Erosion devices or other protective...
	7. Estimated total cost of the required controls during construction, including dust emission control.
	8. Estimated total cost of protecting all exposed oil surfaces from Erosion should construction discontinue.
	9. Estimate of the quantity of excavation and Fill involved.
	10. Amount of impervious area existing and proposed, and square footage of impervious area reconfigured to accommodate new improvements.
	11. If a Storm Water Management System is required, computations and design of the Storm Water Management System, such as:
	a. Calculations used to derive the run-off coefficients.
	b. Map showing the drainage area and land tributary to the Site and estimated runoff of the area served by any drain.
	c. Required storage volume calculations, including first flush, bankfull, and 100-year storm events.
	d. Calculations for the provided/proposed storage facility.
	e. Required and proposed release rate calculations.
	f. A plan for the continued maintenance of the permanent Storm Water Management System.
	g. Any other pertinent calculations as determined necessary by the PSA Administrator.
	h. If an alternative method of storm water detention is proposed, a written description of the alternative method of storm water detention and a written explanation as to why the proposed alternative conforms to the Development standards of this Code.

	12. Timing and construction sequence of each proposed Earth Change, including:  installation of temporary and permanent soil Erosion and Sedimentation Control Measures, striping and Clearing, rough Grading, installation and Stabilization of Storm Wate...
	13. A program proposal for the continued maintenance of all permanent soil Erosion and Sedimentation Control Measures that remain after Project Completion, including:  designation of the person or party responsible for the maintenance; maintenance res...
	14. Other information or data as may be required to demonstrate compliance, such as a soil Erosion control statement including:
	a. Consideration of alternative actions with evaluation of each.
	b. Description of probable adverse environmental effects that cannot be avoided.
	c. Identification of any negative impact to Natural Features, including Woody Plants.
	d. Analysis of primary and secondary consequences of short-term uses of the environment in relation to the maintenance and enhancement of long-term productivity.  Remedial, protective and mitigation measures are to be developed for any environmentally...
	e. If determined necessary by the Planning Manager, a hydrological study may be required where the Clearing, Grading, or addition of Impervious Surface is proposed within a floodplain not regulated by the MDEQ or unmapped flood prone areas or any lake...


	K. Massing and Architectural Plans – Drawings and written descriptions of the massing, architectural design and details, and façade materials of proposed Buildings must be provided on the plans, including:
	K. Massing and Architectural Plans – Drawings and written descriptions of the massing, architectural design and details, and façade materials of proposed Buildings must be provided on the plans, including:
	K. Massing and Architectural Plans – Drawings and written descriptions of the massing, architectural design and details, and façade materials of proposed Buildings must be provided on the plans, including:
	1. Dimensioned floor plans of each building Floor identifying areas excluded from Floor Area and excluded from FAR calculations.
	1. Dimensioned floor plans of each building Floor identifying areas excluded from Floor Area and excluded from FAR calculations.
	1. Dimensioned floor plans of each building Floor identifying areas excluded from Floor Area and excluded from FAR calculations.
	2. Vertical sections through the Site showing existing and proposed elevations.
	3. Dimensioned architectural design and details with labeled materials.
	4. Perspective renderings of the proposed Development.

	L. Photometric Plan – Drawings and written descriptions of proposed lighting demonstrating compliance with the applicable Development standards, including:
	L. Photometric Plan – Drawings and written descriptions of proposed lighting demonstrating compliance with the applicable Development standards, including:
	L. Photometric Plan – Drawings and written descriptions of proposed lighting demonstrating compliance with the applicable Development standards, including:
	1. Location, type and details of proposed lighting fixtures.
	1. Location, type and details of proposed lighting fixtures.
	1. Location, type and details of proposed lighting fixtures.
	2. Photometric diagram showing predicted maintained lighting levels of the proposed lighting fixtures.

	M. Traffic Impact Analysis - For proposed Developments that will generate more than three trips per unit per peak hour or 50 trips per peak hour, a transportation impact analysis must be provided as required in Section 5.29.6F. Criteria for review of ...
	1. The traffic and/or parking impact analysis shall be reviewed by the Public Services Area for completeness and accuracy.
	2. Proposals that will contribute traffic to streets or intersections that are or will be as a result of this proposal at a level of Service D, E, or F as defined in the Highway Capacity Manual may be denied by Commission and Council until such time a...

	N. Criteria for review of Natural Features Plan
	1. The importance and overall value of a Natural Feature, both on the Site and on a city-wide basis. In general, the importance of a Natural Feature increases with its rarity, size, age and condition.
	2. The existence and overlapping Natural Features in one area. Overlapping Natural Features increase the importance and overall value for preservation of the area.
	3. The impact of the proposed disturbance on the integrity of ecological systems or the continuity between Natural Features. Whenever possible, ecological systems and continuity between Natural Features should be preserved.
	4. The amount of disturbance in relation to the scale of the proposed development and to that permitted by this chapter.
	1. The adequacy of the mitigation plan.
	5.
	5.
	5.


	5.29.9 Subdivisions
	A. Plats
	1. Natural Features Necessity
	2. Plat Procedures
	a. Preliminary Procedures.  Drawings and other required materials shall be filed with the Planning Manager. The Planning Manager shall review the materials filed and, after conferring with the Applicant and appropriate City departments, shall submit a...
	b. Recommendation and Approval Procedures.  The Planning Commission shall make a recommendation to the City Council on the tentative approval of a preliminary plat. The Planning Commission shall also make a report and recommendation to the City Counci...

	3. Standards for Plat Approval

	B. Land Divisions
	1. Necessity
	a. A parcel proposed for subdivision through a recorded plat pursuant to Section 5.29.9A5.29.8A and the State Land Division Act.
	b. A division that results in parcels of 20 acres or more if each is not accessible and the parcel was in existence on March 31, 1997.
	c. An exempt split as defined by the State Land Division Act.

	2.  Procedure
	a. A land division application shall be submitted to the Planning Manager.
	b. The land division application shall be reviewed by PDSU, the Assessor Services Unit, Fire Services Unit, and PSA, and comments from each reviewing unit shall be forwarded to the Planning Manager.
	c. Within 45 days of the complete filing of a land division application, the PDSU Manager will provide written notice to the Applicant as to whether the land division is approved, approved with reasonable conditions, or denied and, if denied, the reas...
	d. Notice of the land division application shall be sent by first-class mail to property owners and residents within 300 feet of the boundary of the property upon which the division is proposed at least 14 days before the decision of the Planning Mana...
	e. The City Assessor shall maintain official records of all approved land divisions.

	3. Application
	a. A written request, signed by the property owner(s) of the affected Lot(s), describing the request and identifing the addresses and tax identification numbers of the Lot(s), the history and specifications of any previous divisions of land to establi...
	b. Complete and accurate legal description(s) of the existing Lot(s).
	c. Complete and accurate legal description(s) of the proposed Lots.
	d. A survey drawing of the proposed Lots drawn to a scale of approximately one inch = 50 feet or larger.  The drawing shall include, at minimum, the following information:
	i) Date, north arrow, scale, and name of the individual or firm responsible for completing the drawing.
	ii) Existing and proposed Lot Lines and their dimensions.
	iii) Existing Structures on the Lot(s) and Required Setback Lines, setback dimensions of all Structures to proposed property lines and any other Structure, public or private street, and driveways within 50 feet of all proposed property lines unless de...
	iv) Location and nature of proposed ingress and egress locations to any existing public or private streets.
	v) Location of any public or private street, driveway, or utility easements to be located within any proposed Lot.
	vi) Zoning designation of all proposed Lots.
	vii) General location and description of any Natural Features located on the site and the general location and size of existing public utilities serving the Lots.

	e. Copies of the instruments describing and granting such easements for ingress and egress, driveways or utilities.

	4. Criteria for Approval
	a. Each resulting parcel has an adequate and accurate legal description and is included in a tentative parcel map showing area, parcel lines, Public Utility easements, accessibility, and the other requirements of this section.
	b. Each resulting parcel has a width not less than the width required by this chapter.
	c. Each resulting parcel has a depth of not more than four times the width.
	d. Each resulting parcel has an area not less than the area required by this chapter.
	e. Each resulting parcel is accessible by meeting at least one of the following requirements:
	i) Each resulting parcel is served by a Driveway that provides vehicular access to an existing road or street and meets all City standards and those of the authority having jurisdiction over the road or street to which access is planned.
	ii) Each resulting parcel is served by an existing or proposed easement that provides vehicular access to an existing road or street and meets all City standards and those of the authority having jurisdiction over the road or street to which access is...

	f. Each resulting parcel has adequate easements for public utilities from the parcel to existing Public Utility facilities.

	5. Further Division of Platted Lots
	6. Administrative Land Transfers

	C. Required Approvals and Compliance
	1. Approval of a land division is not a determination that the resulting parcels comply with other ordinances or regulations, and is not a determination that a Lot is buildable.
	2. To obtain permits for any Building or Site improvement, the property owner shall agree to construct, install or place all required Site improvements in compliance with an approved plat or land division. All public improvements must meet current Cit...
	3. The property owner shall have a continuing obligation to maintain required Site improvements, Natural Features to be preserved, and Natural Features mitigation in a good condition.


	5.29.10 Rezoning
	A. Purpose
	B. Zoning and Rezoning Initiation
	1. City Council by resolution.
	2. The Planning Commission.
	3. Application by property owner.

	C. Action of the Planning Commission
	1. The Planning Commission shall hold a public hearing pursuant to Section 5.28.3 on any proposed amendment to the zoning map. Notice of the public hearing shall be given in the same manner as provided in Section 5.28.2.  The Planning Commission shall...
	2. The Planning Commission shall cause a complete study of the application to be made by the Planning Manager and shall recommend to City Council such action as the Commission deems proper.

	D. Public Hearing by City Council
	E. Protesting a Proposed Rezoning
	1. Procedure
	2. Effect

	F. Procedure for Rezoning Applications
	1. Filing of Applications
	2. Contents of Application
	a. The Applicant's name, address, signature, and interest of every Person having a legal or an equitable interest in the land covered by the application.
	b. The nature and effect of the proposed amendment.
	c. An area plan as provided in Section 5.29.7, or a site plan as provided in Section 5.29.6, except if the amendment is for a Single-Family or Two-Family Dwelling in a residential zone for which a fully-dimensioned map is required that includes the fo...
	i) The land that would be affected by the proposed amendment.
	ii) A legal description of the land.
	iii) The present zoning classification of the land.
	iv) The zoning classification of all abutting zoning districts.

	d. All public and private rights-of-way and easements bounding and intersecting the land under consideration.The names and addresses of the owners of all land within the area to be changed by the proposed amendment.
	e. The alleged error in the zoning map, if any, that would be corrected by the proposed amendment together with a detailed explanation of the alleged error in the zoning map, and detailed reasons as to how the proposed amendment will correct that error.
	f. The changed or changing conditions, if any, in the area or in the municipality generally, that make the proposed amendment reasonably necessary.
	g. All other circumstances, factors and reasons which Applicant offers in support of the proposed amendment.



	5.29.11 Planned Unit Development (PUD) Zoning District
	A. Applicability
	B. Alternative Standards Permitted
	1. Use regulations, and area, height and placement regulations otherwise applicable to the property pursuant to this chapter, except that a modification allowing greater residential density may be approved only if the PUD zoning district proposed prov...
	2. Off-street parking requirements in Section 5.19 .
	3. Landscaping, screening, and buffering requirements in Section 5.20 .

	C. The PUD Process
	1. Citizen Participation
	2. Pre-Application Conference with Staff
	3. Pre-Application Conference with Planning Commission
	4. PUD Zoning District Review
	5. PUD Site Plan Review

	D. PUD Zoning District Review Submittal Requirements
	1. The entire parcel or parcels for which application is made shall be under one ownership, or the application shall be made with the written authorization of all property owners who have a legal or equitable ownership interest in the property or prop...
	2. A Conceptual PUD Plan containing the information required by Section 5.29.7 for area plans. The plan shall include but not be limited to area, height, and placement standards, the location and relationships of permitted land uses, parking and circu...
	3. A boundary survey and legal description of the parcel(s) to be zoned PUD.
	4. A PUD Development Program describing the objectives, purposes, and beneficial effect for the City proposed to be achieved by the PUD zoning district, why this beneficial effect cannot be achieved under any other zoning designation, and its conformi...
	5. Proposed Supplemental Regulations for the PUD zoning district shall include, but not be limited to, permitted land uses; Accessory Uses; minimum and maximum standards of Lot Area and Lot Area per Dwelling Unit, if applicable; minimum Open Space as ...
	a. A comprehensive analysis of the surrounding neighborhood, providing such details as scale of Structures, minimum and maximum height and number of stories, minimum and maximum setbacks, historic or architectural styles or features, building material...
	b. A comprehensive analysis of the unique features of the Site, including such components as topography, site orientation, circulation, or special condition and a detailed analysis of how the PUD site plan and design contribute to the preservation, pr...

	6. Any additional visual materials, such as a three-dimensional study model, a virtual model, graphics, photographs, or written materials requested by the Planning Manager, Planning Commission or City Council to assist the City in visualizing and unde...
	7. Materials supporting a request for additional residential density in accordance with Section 5.29.11F.55.29.10F.5 if applicable.

	E. Procedure for PUD Zoning District Review
	1. All required materials shall be filed with the Planning Manager. Copies of the materials will be distributed by the Planning Manager to the appropriate City service units and other reviewing agencies for review to determine the following:
	a. If the Development can be accommodated by the existing Public Utility, street, and general City service facilities, or if any additions to, or extension of facilities are necessary for the project.
	b. If the proposal meets the standards for PUD zoning district approval listed below.
	c. If the Development will comply with all applicable local, state, or federal laws, ordinances, standards, and regulations or provides sufficient compelling justification for modifications of those local ordinances, standards or regulations as permit...
	d. If the proposal conforms to the adopted master plan and policies, or provides sufficient compelling justification for departure from the adopted plan and policies.

	2. The Planning Manager will notify the Applicant of any questions raised by the City service units and other reviewing agencies and shall submit a report to the Planning Commission for its consideration including an evaluation of the planning aspects...
	3. The Planning Commission shall hold a public hearing with notification as required by Sections 5.28.2 and 5.28.3.
	4. The Planning Commission shall recommend to City Council action as it deems proper and shall transmit its recommendation together with any recommended conditions of approval and all related reports and minutes to City Council.
	5. Before taking final action on the application, the City Council shall hold a public hearing with notification as required by Sections 5.28.2 and 5.28.3.
	6. A protest of a proposed PUD zoning district may be presented as provided in Section 5.29.10E5.29.9E.
	7. The Planning Manager shall keep a record of all approved PUD zoning districts and Supplemental Regulations. Notice of approvals shall be published as required by Section 5.29.105.29.9.

	F. Standards for PUD Zoning District Review
	1. The use(s), physical characteristics, design features, or amenities proposed shall have a beneficial effect for the City, in terms of public health, safety, welfare, aesthetics, or convenience, or any combination of those impacts, on present and po...
	a. Innovation in land use and variety in design, layout and type of Structures that furthers the stated design goals and physical character of adopted land use plans and policies.
	b. Economy and efficiency of land use, natural resources, energy, and provision of public services and utilities.
	c. Provision of Open Space.
	d. Preservation and protection of Natural Features that exceeds the requirements of this chapter, especially for those features prioritized in this chapter as being of highest concern, or that preserves existing conditions instead of merely providing ...
	e. Employment and shopping opportunities particularly suited to the needs of the residents of the City.
	f. Expansion of the supply of Affordable Housing for Lower Income Households.
	g. The use and reuse of existing Sites and Buildings that contributes to the desired character and form of an established neighborhood.

	2. This beneficial effect for the City shall be one that could not be achieved under any other zoning classification and shall be one that is not required to be provided under any existing standard, regulation or ordinance of any local, state or feder...
	3. The use or uses proposed shall not have a detrimental effect on public utilities or surrounding properties.
	4. The use or uses proposed shall be consistent with the master plan and policies adopted by the City or the Applicant shall provide adequate justification for departures from the approved plans and policies.
	5. If the proposed district allows residential uses, the residential density proposed shall be consistent with the residential density recommendation of the master plan, or the underlying zoning when the master plan does not contain a residential dens...
	a. Proposed PUD projects exceeding the residential density recommendation of the master plan, or the underlying zoning when the master plan does not contain a residential density recommendation, by up to 25% shall provide 10% of the total Dwelling Uni...
	b. Affordable Housing for Lower Income Households shall be provided by the Development of units on-site, or payment of an affordable housing contribution in lieu of units consistent with the formula adopted by annual resolution of City Council, or by ...
	c. When the affordable housing requirement results in a fractional unit, the fractional unit shall be converted to an affordable housing contribution in lieu of units, using the following formula: the fraction shall be multiplied by the per-unit PUD a...
	d. The Planning Commission shall recommend approval, approval with conditions, or denial, and City Council, in its sole discretion, may approve or deny payment of an affordable housing contribution in lieu of units.
	e. Provisions to implement the affordable housing proposal shall be included in the PUD Supplemental Regulations or the Development Agreement, or both, as determined by the City.

	6. The Supplemental Regulations shall include analysis and justification sufficient to determine what the purported benefit is, how the special benefit will be provided, and performance standards by which the special benefit will be evaluated.
	7. Safe, convenient, uncongested, and well-defined vehicular and pedestrian circulation within and to the district shall be provided and, where feasible, the proposal shall encourage and support the use of alternative methods of transportation.
	8. Disturbance of existing Natural Features, historical features and historically Significant Architectural features of the district shall be limited to the minimum necessary to allow a reasonable use of the land and the benefit to the community shall...

	G. Effect of PUD Zoning District Approval
	1. Approval of the PUD zoning district by City Council shall rezone the property to a "PUD" zoning classification for the land uses, the area, height, and placement standards, and the objectives, purposes, beneficial effects, and special conditions pr...
	2. The approval shall confer upon the owner(s) or subsequent owner(s) the right to seek PUD site plan approval for the proposal or for any of its approved Phases in accordance with Section 5.29.11H5.29.10H, the approved PUD zoning district and Supplem...
	3. A PUD zoning district and its Supplemental Regulations shall remain in effect as approved until a change to the PUD zoning district has been approved.

	H. Planned Unit Development (PUD) Site Plan
	1. Requirement
	2. Procedure for PUD Site Plan Review
	a. The Applicant for PUD site plan approval shall file with the Planning Manager all drawings and other materials required for site plans in Section 5.29.6; all drawings and other materials required in this chapter for PUD zoning district approval; an...
	b. The Applicant for a PUD site plan approval shall file a Development Agreement as described in Section 5.28.6.
	c. Before submitting a site plan application for formal review, the Applicant shall comply with the requirements for citizen participation in Section 5.28.4.
	d. Before submitting a petition, the Applicant shall contact the Planning Manager to schedule a pre-petition conference.  At the conference the Applicant shall present the proposed PUD site plan and PUD Development Program.  The staff may provide the ...
	e. If requested by the Planning Commission or City Council, additional graphics, models, three-dimensional or electronic, or written materials shall be submitted to assist the City in visualizing and understanding the proposal. Additional detailed inf...
	f. The Planning Manager will distribute these materials to the appropriate City departments and other reviewing agencies for review and comment regarding compliance with the PUD zoning district Supplemental Regulations and Conceptual PUD Plan, and com...
	g. The Planning Commission, after holding a public hearing on the PUD site plan with notification as required by Sections 5.28.2 and 5.28.3, shall transmit its recommendation based on the standards below, together with any recommended conditions of ap...

	3. Standards for PUD Site Plan Review
	a. The Development would comply with the PUD zoning established pursuant to the requirements of this chapter, and with all applicable local, state, or federal laws, ordinances, standards and regulations.
	b. The Development would limit the disturbance of Natural Features to the minimum necessary to allow a reasonable use of the land, applying criteria for reviewing a Natural Features Plan as provided in Section 5.1.15.29.6H.
	c. The Development would not cause a public or private nuisance and would not have a detrimental effect on the public health, safety or welfare.

	4. Effect of PUD Site Plan Approval


	5.29.12 Appeals to the ZBA
	A. General Appeals Procedure
	1. Appeals shall be commenced by a Person aggrieved by a decision filing a notice of appeal with the body or official from whom the appeal is taken and with the ZBA on a form supplied by the Planning Manager. The notice of appeal shall specify the par...
	2. Appeals shall be filed within 60 days of the date of the decision in question.
	3. The body or official from whom the appeal is taken shall immediately transmit to the ZBA all of the papers constituting the record upon which the action appealed from was taken for their next regularly scheduled meeting.
	4. An appeal to the ZBA stays all proceedings in furtherance of the action appealed. However, if the body or officer from whom the appeal is taken certifies to the ZBA after the notice of appeal is filed that, by reason of facts stated in the certific...
	5. The ZBA shall hold a public hearing pursuant to Section 5.28.2 on all applications before taking action on the application. Notice of the public hearing shall be made as set forth in Section 5.28.2B.  However, if the request does not involve a spec...
	6. Any Person shall be accorded the right to appear in Person or be represented by a duly authorized agent or attorney.
	7. The ZBA shall prepare an official record for each appeal and shall base its decision on this record. The official record shall include:
	a. The relevant Administrative records and the Administrative orders issued on those records relating to the appeal.
	b. The notice of appeal.
	c. Those documents, exhibits, photographs, or written records as may be submitted to the Board for its consideration.
	d. Minutes of meetings.

	8. The ZBA may reverse or affirm in whole or in part, or modify the order, requirement, decision or determination and may direct the issuance of a permit.
	9. The concurring vote of a majority of the members of the ZBA is necessary to reverse an order, requirement, decision, or determination of an administrative official or body.
	10. The ZBA shall state the grounds of any determination made by the board.
	11. The requisite written findings of fact, the conditions attached and the decisions and orders by the ZBA in disposing of the appeal shall be entered into the official record after they have been signed by the Chair of the ZBA and after written noti...

	B. Land Division Appeal Procedure
	1. The appeal shall be decided by the Planning Commission following a public hearing.
	2. The appeal must be filed within 30 days after the decision of the Planning Manager or the appeal shall not be accepted by the City.
	3. A written notice shall be sent to the Applicant and to the property owners and residents within 300 feet of the boundary of the property not less than ten days before the Planning Commission hearing indicating the time, date and location of the hea...
	4. A notice of the hearing shall be provided in accordance with Section 5.28.2A.
	5. The Planning Commission shall hold its hearing at its first regular meeting for which these notice requirements may be met.
	6. The decision of the Planning Commission shall not create parcels that would not be permitted under the provisions of the zoning district in which the parcel is located and shall not create parcels that would not be permitted under the State Land Di...


	5.29.13 Variance
	A. Application
	1. An application for a variance from the standards of this chapter shall be filed with the Zoning Board of Appeals (ZBA) on a form provided by the Planning Manager. The application shall specify the requirements from which a variance is sought and th...
	2. The ZBA shall have the authority to grant nonuse variances relating to the construction, structural changes, or Alteration of Buildings or Structures related to dimensional requirement of the zoning ordinance or to any other nonuse-related standard...
	3. The ZBA does not have the authority to grant use variances.

	B. Public Hearing and Decision
	1. Any Person shall be accorded the right to appear in Person or be represented by a duly authorized agent or attorney.
	2. The ZBA shall approve (with or without conditions) or deny the application after applying all of the criteria in Sections 5.29.13C5.29.12C and 5.29.13D5.29.12D as applicable.
	3. The concurring vote of a majority of the members of the ZBA is necessary to grant a variance in the zoning ordinance.
	4. The requisite written findings of fact, the conditions attached and the decisions and orders by the ZBA in granting or denying the variance shall be entered into the official record after they have been Signed by the Chair of the ZBA and after writ...

	C. General Criteria
	1. That the alleged practical difficulties are exceptional and peculiar to the property of the Person requesting the variance, and result from conditions that do not exist generally throughout the City.
	2. That the alleged practical difficulties that will result from a failure to grant the variance, include substantially more than mere inconvenience, inability to attain a higher financial return, or both.
	3. That allowing the variance will result in substantial justice being done, considering the public benefits intended to be secured by this chapter, the practical difficulties that will be suffered by a failure of the Board to grant a variance, and th...
	4. That the conditions and circumstances on which the variance request is based are not a self-imposed practical difficulty.
	5. The variance to be approved is the minimum variance that will make possible a reasonable use of the land or Structure.

	D. Alternative Criteria for Specific Types of Variances
	1. Dish Antennas
	2. Storm Water Management
	3. Wireless Communications Antennas
	4. Wetlands
	a. The general variance criteria in Section 5.29.13C5.29.12C have been met.
	b. The public benefit intended to be served by the standards in Section 5.23.9 will be retained, despite more disruption of the Wetland than permitted by those standards.
	c. The topographical features or special characteristics of the Site create conditions such that strict application of the standards in Section 5.23.9 will result in less protection of the Wetland.
	d. The application of the standards in Section 5.23.9 would deny all reasonable use of the property.

	5. Signs
	6. Parking Standards
	7. Landscaping, Screening and Buffering

	E. Rehearing
	F. Lapsing
	1. Construction authorized by the variance has not been commenced within one year after the date of approval; or has not been pursued diligently to completion.
	2. Occupancy of land or Buildings authorized by the variance has not commenced within one year after approval.



	5.30  Amendments and Modifications
	5.30.1 Planned Project Site Plan Modification
	A. Purpose
	B. Submittal Requirements
	1. An application identifying the specific sections of this chapter to be modified, as well as explaining how the modifications will help achieve the objectives of the development program and the standards described below.
	2. When a planned project modification seeks to permanently preserve Open Space by utilizing reduced Lot size, the Applicant shall provide an alternative concept site plan of the property, drawn to scale. The alternative concept site plan shall illust...

	C. Standards for Approval
	1. Based upon compliance with the following standards, the Planning Commission may recommend approval, and City Council may approve modifications of the area, height, and placement, and design regulations of the zoning chapter in the form of a planned...
	a. The Lot or Lots included in the planned project meets the minimum Lot size requirement of the zoning district in which they are located. In residential zoning districts, the minimum Lot size shall be the combined total of the minimum Lot sizes for ...
	i) For purposes of this section, zero Lot Line duplex or townhouse development shall mean a development containing attached Single-Family Dwelling Units on individual Lots. If a planned project for a zero Lot Line duplex or Townhouse development provi...
	ii) In any residential zoning district allowing three or fewer Dwelling Units per acre, when 20% or more of the total area of a Development is set aside for Permanent Open Space preservation, the gross Lot size may be reduced below the minimum Lot Are...

	b. The proposed modifications of dimensional standards provides one or more of the following:
	i) Open Space in excess of the minimum requirement for the zoning district. Where no minimum Open Space standard is required by the zoning district, a minimum Open Space standard shall be established by the approval of the planned project.
	ii) Required Setback Lines or parking setback(s) in excess of the minimum requirement for the zoning district. Where no minimum Required Setback Lines or parking setback is required by the zoning district, a minimum setback standard shall be establish...
	iii) Preservation of Natural Features that exceeds the requirements of this chapter, especially for those existing features prioritized in this chapter as being of highest and mid-level concern.
	iv) Preservation of historical or Architectural features.
	v) Solar orientation or energy conserving design.
	vi) An arrangement of Buildings that provides a public benefit, such as transit access, pedestrian orientation, or a reduced need for infrastructure or Impervious Surface.
	vii)   Affordable Housing for Lower Income Households.
	viii) A recorded conservation easement or similar binding instrument providing for Permanent Open Space of 20% or more of the planned project, in any residential zoning district allowing three or fewer Dwelling Units per acre.
	ix) In the D1 and D2 zoning districts, Building placement, architectural design or use of building materials that maximizes the extent that a Building satisfies the Downtown Design Guidelines that could not be achieved in strict conformity with the de...

	c. The planned project is designed in such a manner that traffic to and from the Site will not be Hazardous to adjacent properties.
	d. The proposed modifications are consistent with the proper Development and use of adjacent land and Buildings.
	e. Required off-street parking and landscaping shall be provided in accordance with the provisions of Sections 5.19  and 5.20 .
	f. The standards of density, maximum permitted Floor Area Ratio and required Open Space for the zoning district(s) in which the project is located shall be met.
	g. There shall be no uses within the proposed project which are not permitted uses in the zoning district(s) in which the proposed project is to be located.
	h. In any residential zoning district allowing three or fewer Dwelling Units per acre and where 20% or more of the Site is proposed for Permanent Open Space, projects shall meet the following standards:
	i) The minimum Lot size of the parcel proposed for the planned project shall be two acres. The size and shape of the portions of the planned project designated for Permanent Open Space preservation shall be reviewed and approved in conjunction with a ...
	ii) The area of each residential building lot or limited common area of a condominium development shall be 10,000 square feet or greater, exclusive of the Permanent Open Space. Minimum Lot Width and Required Setback shall meet or exceed standards of t...
	iii) Permanent Open Space area shall be in, and shall continue to be in, an undeveloped, natural state preserving and conserving natural resources, Natural Features, scenic or wooded condition, or naturally occurring water surfaces. It may also provid...
	iv) Land in Permanent Open Space may be, but is not required to be, dedicated to the use of the public.
	v) Prior to the issuance of any permit, the Permanent Open Space shall be protected by a recorded conservation easement or similar binding instrument containing provisions for ownership and ongoing maintenance of the Permanent Open Space by a responsi...
	vi) The option of utilizing a conservation easement or plat dedication for Open Space preservation for not less than 20% of the total area may be exercised only one time on a parcel of land.
	vii) The site plan meets the criteria for approval of site plans in Section5.29.6D



	D. Approval Procedure
	1. Preliminary Procedures.
	a. Before submitting a planned project application for formal review, the Applicant shall comply with citizen participation requirements provided in Section 5.28.4.
	b. Before submitting a petition, the Applicant shall contact the Planning Manager to schedule a pre-petition conference.  At the conference the Applicant shall present the proposed site plan and development program.  The staff may provide the Applican...
	c. The planned project application, site plan and other required materials shall be filed with the Planning Manager. The Planning Manager shall review the materials filed and, after conferring with the Applicant and appropriate City service areas, sha...

	2. Planning Commission Recommendation.  The Planning Commission shall hold a public hearing and, within a reasonable time following the close of the public hearing, the Planning Commission shall make a recommendation to the City Council to approve or ...
	3. City Council Approval.
	a. Upon receipt of the Planning Commission’s recommendation, the City Council shall approve or deny the planned project within a reasonable time following the close of the public hearing. City Council may add conditions to the approval to achieve conf...
	b. Approval of a planned project by City Council shall state the modifications of the zoning ordinance and any specific conditions. Such modifications become part of the approved planned project and site plan and allow the location of improvements on ...

	4. Effect of Planned Project Approval.
	a. The approval of the application by the City Council shall allow the PDSU Manager to issue a zoning permit in conformity with the application as approved. This permit shall specify the exact modifications to the provisions of this chapter that have ...
	b. For three years from the date of approval of the planned project, permits may be issued and the land developed consistent with the planned project plan and the regulations, laws and ordinances in effect at the time of approval, unless new regulatio...



	5.30.2 Landscape Modifications
	A. Standards for Approval.
	1. The modifications are consistent with the purposes stated in Section 5.20.1
	2. The modifications are associated with one or more of the following Site conditions:
	a. The Site is located in a special parking district as designated in Section 5.19.3
	b. Strict application of this chapter will result in a loss of existing Parking Spaces required by Sections 5.19.2 or 5.19.3 and the Site does not abut residential uses.
	c. The topographic features of the Site create conditions so that the strict application of the provisions of this chapter will result in less effective screening and landscaping than alternative landscape designs.
	d. Existing vegetation and landscaping are located or spaced in such a manner that the addition of required landscaping would be detrimental to the plant material or create undesirable conditions.
	e. The use of Bioretention areas, Native or Prairie Plantings, structural amenities or Xeriscaping would prevent strict application of this chapter.
	f. In the case of planned projects or planned unit developments, a rearrangement of the landscaping elements will achieve the spirit and intent of this chapter.
	g. Landscape elements which are a part of a previously approved site plan may be maintained and continued as nonconforming provided no Alterations of the existing landscape elements are proposed.

	3. The Applicant provides a statement of justification identifying which Site conditions warrant the requested modification and how the modification meets the intent of the ordinance as provided in this section.

	B. Approval Procedures.  The modifications shall be specifically approved by a motion by the Planning Commission or City Council, depending on which is the approvding body.

	5.30.3 Natural Features Mitigation
	A. Alternative Natural Features Mitigation.  Alternative mitigation measures for not more than 50% of the required mitigation may be allowed by the approving body if each of the following conditions are met.  The alternative mitigation shall be specif...
	1. The alternative mitigation is consistent with Section 5.23
	2. The alternative mitigation provides an overall ecological value to the Site or the City that is at least as beneficial as the required mitigation.
	3. The alternative mitigation meets one of the following standards:
	a. It is a restoration or management of an important Natural Feature on the Site or public land in the vicinity.
	b. It provides funds for the management and restoration of important Natural Features or public lands in the vicinity.
	c. It dedicates important natural areas to the City park system.
	d. It provides funds to the City street tree planting program.


	B. Relief from Natural Features Mitigation.  Where providing Natural Features mitigation required in Section 5.23 will cause undue hardship, and the conditions for approval of alternative Natural Features mitigation provided in Section 5.30.3A cannot ...
	1. The hardship is exceptional and peculiar to the site and results from conditions which do not exist generally throughout the City.
	2. The condition upon which the requested relief is based in not a self-imposed hardship.
	3. The relief proposed is the minimum amount necessary to make a reasonable use of the land.


	5.30.4 Amendments to Development Approvals
	A. Approved PUD Site Plans
	1. Adjustment in approved Phase lines shall not result in a change greater than 10% of the total gross land area in any Phase, or 10% of the number of approved Lots, or 10% of the approved maximum Building square footage.
	2. Any decrease in Building size or changes in bedroom counts per Dwelling Unit shall not reduce the size or number of affordable housing units approved as part of the PUD site plan.

	B. Approved Planned Project
	1. A planned project may be amended as provided in this Section 5.30.4B  as long as those design elements that were identified in the development program as justification for approval of the planned projectare not reduced or eliminated.
	2. Minor changes to a previously approved planned project may be approved as provided for site plans for administrative approval (Section 5.29.6B.3), except that:
	a. The proposed changes shall not alter the basic design or any specific conditions or expressly prohibited amendments of the plan as approved by City Council.
	b. The recorded conservation easement or binding legal instrument providing for Permanent Open Space preservation shall not be extinguished. The Planning Manager shall record all such amendments on the original planned project site plan.
	c. Relocation of landscaping or changes in species of landscape materials shall not reduce minimum landscape requirements or violate prohibited activities under a recorded conservation easement or binding legal instrument for Permanent Open Space pres...
	d. Any recreation or maintenance facilities shall not violate the activities prohibited under a recorded conservation easement or binding legal instrument for Permanent Open Space preservation.

	3. Planning Commission review and City Council approval is required to divide a planned project parcel that is not already regulated by the Subdivision Control Act of 1967, as amended. The City Council shall approve the division only if it determines ...
	a. The same or a substantially similar request shall not have been presented to the City Council previously and expressly denied and rejected after public hearing.
	b. The option of utilizing a conservation easement, plat dedication or other binding instrument for Permanent Open Space preservation of 20% or greater of the total area shall be exercised no more than one time on a parcel of land.


	C. Approved Special Exceptions
	1. A Site may be modified per the requirements of this chapter for site plan for Planning Commission approval or administrative  approval.
	2. For those uses that have previously received Special Exception Use approval, an amended Special Exception Use application and a revised site plan shall be required. The amended application and revised site plan shall be reviewed in conjunction with...
	a. Approve the new Special Exception Use or amend the previously-approved Special Exception Use.
	b. Amend the previously-approved Special Exception Use and impose additional conditions to assure continued compatibility.
	c. Deny the new Special Exception Use and site plan or the previously-approved Special Exception Use and revised site plan. Denial of the request does not change the status of the previously approved Special Exception Use or site plan.

	3. If the nature of a requested modification to a Special Exception Use requires a site plan for City Council approval, per the requirements of this chapter, the Planning Commission shall require a Special Exception Use application and a site plan for...

	D. Approved Grading Plans

	5.30.5 Changes to a PUD Zoning District
	5.30.6 Chapter Text Amendment
	A. Comprehensive Review of Chapter
	B. Procedure
	1. The text of this chapter may be amended by the same procedure used for a rezoning of land, as described in Section 5.29.105.29.9, except that only notice pursuant to Section 5.28.2A shall be required. Notices pursuant to Sections 5.28.2B and 5.28.2...
	2. Applications for amendments to this chapter shall be on forms provided by the PDSU, shall be filed with the PDSU, and shall contain at least the following:
	a. Applicant’s name, address, signature, and interest in the amendment.
	b. The section or sections proposed to be amended and the proposed text.
	c. The nature and effect of the proposed amendment.
	d. The reason for the proposed amendment, including a detailed explanation if there is an alleged error, the changed or changing conditions that make the proposed amendment reasonably necessary, and any other circumstances, factors and reasons to supp...


	C. Criteria for Approval
	1. Would promote the health, safety, and general welfare of the citizens of the City.
	2. Is consistent with the adopted plans of the City.
	3.  Is consistent with all applicable state and federal law.




	Article VI: Nonconformities
	5.31   Purpose Statement
	5.32  General Standards
	5.32.1 Nonconforming Use
	A. Changed to another non-conforming use, except, after approval of the Zoning Board of Appeals. When granting such approval, the Zoning Board of Appeals shall determine that such change in use will have a less detrimental effect on neighboring proper...
	B. Structurally altered so as to prolong the life of the Building.
	C. Expanded or increased in intensity of use (for example, such as by the addition of one or more Dwelling Units, by providing additional Manufacturing or selling area, or the addition of facilities that would allow the establishment of another use or...
	D. Re-established after discontinuance for a period of at least one year.
	E. Re-established in cases of residential usage in any "R" dwelling district after damage or destruction of the Building or Structure devoted to such non-conforming use if the estimated expense of reconstruction exceeds 70% of the appraised replacemen...
	F. Re-established in any zoning district other than an "R" dwelling district except under the same provisions as in Subsection A.5 above, providing that the limitation on the expense of reconstruction shall be 70% rather than 50% of the appraised repl...

	5.32.2 Nonconforming Structure
	A. The Alteration is approved by the Zoning Board of Appeals upon a finding that it complies as nearly as practicable with the requirements of this chapter and that it will not have a detrimental effect on neighboring property.
	B. The Alteration is approved by the Planning Manager upon a finding that it conforms to all the requirements of this chapter and is made to a Building which will be a Single-Family Dwelling on completion of the Alteration and is located in an R1, R2,...
	C. For purposes of this Section 5.32.2, Alteration shall mean any change in a Building that results in additional Floor Area being fit for occupancy, a greater number of dwelling or rooming units or an increase in the exterior dimensions of the Building.
	D. A Nonconforming Structure shall not be replaced after damage or destruction of the Nonconforming Structure if the estimated expense of reconstruction exceeds 75% of the appraised value, as determined by the Building Official, of the entire Building...

	5.32.3 Nonconforming Lot
	A. Permitted Use.
	1. A Nonconforming Lot in a Single-Family or Two-Family Residential District may be used for Single-Family use.
	2. A Nonconforming Lot in a Multiple-Family Residential District may be used for Single -Family use.
	3. A Nonconforming Lot in a mixed use district may be used for any permitted principal use in the O Office district.
	4. A Nonconforming Lot a nonresidential/special purpose district may be used for any permitted principal use in the RE or ORL district.

	B. Area, Height and Placement Standards.  Structures on Nonconforming Lots shall conform to the area, height, and placement standards of its zoning designation with the following exceptions:
	1. The ZBA grants a variance in accordance with the procedures in Section 5.29.135.29.12.
	2. In the R4C district, the setback, placement and height standards of the R1C district may be used for Single-Family Dwellings.
	3. In the R2A district, the setback, placement and height standards of the R1D district may be used for Single-Family Dwellings.

	C. Corner Lots.  When the Required Front Setbacks on a corner Lot reduces the width suitable for a Building to less than 25 feet, the minimum Required Front Setback may be decreased so that a Building 25 feet wide may be Developed.
	D. Where two abutting Lots are under the same ownership, and where one or both of those Lots are nonconforming, the Lots shall be considered as a single Nonconforming Lot subject to all of the provisions of this Section.
	E. Where three or more abutting Lots of record are under the same ownership, and where one or more of those Lots are nonconforming, the requirements of this chapter regarding Lot Area and Lot Width shall not be avoided by the sale or conveyance of any...


	5.33  Special Standards
	5.33.1 Nonconforming Off-Street Parking
	A. Nonconforming Parking Lots and Driveways lawfully constructed prior to January 1, 1986, may be maintained and continued as Nonconforming Uses. All Parking Lots or additions to existing Parking Lots legally constructed after January 1, 1986, must me...
	B. Nonconforming Bicycle Parking Spaces lawfully installed prior to November 26, 1995, may be maintained and continued as Nonconforming Uses. All new bicycle parking areas or additions to existing bicycle parking areas legally constructed after Novemb...

	5.33.2 Nonconforming Signs
	A. Unless otherwise provided in this chapter or other applicable law, Nonconforming Signs may be used, maintained, or repaired in the same form and type as they existed at the time they became nonconforming, subject to the provisions in Subsections B ...
	B. No Nonconforming Sign:
	1. Shall be changed to another Nonconforming Sign.
	2. Shall have any change made in the Structure, shape, size, type, design, or mechanical or electrical equipment of the Sign unless the change brings the Sign into compliance with this chapter; however the Building Official may order repair of a Nonco...
	3. Shall be re-established or maintained after the activity, Business or usage to which it relates has been discontinued for 90 days or longer.
	4. Shall be repaired or erected after being damaged if the repair or erection of the Sign would cost more than 50% of the cost of an identical new Sign.
	5. Shall have any change made that would result in different type of or greater Illumination of an Illuminated Sign or change a non-Illuminated Sign to an Illuminated Sign.
	6. Shall have any change made to add mechanical or electronic features, except ambient light monitors to regulate brightness in accordance with this Code.

	C. If the owner of a Sign or the Premises on which a Sign is located changes the location of a Building, Lot Line or Sign or changes the use of a Building so that any Sign on the Premises is rendered a Nonconforming Sign, such Nonconforming Sign must ...
	D. Notwithstanding the foregoing, Signs that violate Sections 5.24.10E, 5.24.10F, 5.24.10G, 5.24.10H, 5.24.10I, or 5.24.10Jthat were in existence before September 1, 1975, and were not removed by that date are illegal Signs, rather than Nonconforming ...
	E. Billboards lawfully existing as of April 10, 2013, may be maintained or repaired in the same form and type so as to continue the use of the Billboard in the same manner as its use as of April 10, 2013, however such Billboards may not be expanded, e...

	5.33.3 Nonconforming Activities on Wetlands
	A. The use or activity shall not be expanded or enlarged in any way unless it is permanently changed to a conforming use.
	B. If a Nonconforming Use or activity is discontinued for 12 consecutive months, any resumption of the activity shall conform to this chapter.
	C. If Nonconforming Use or activity is destroyed, it shall not be resumed except in conformity with the provisions of this chapter.

	5.33.4 Nonconforming Curb Cuts
	5.33.5 Nonconforming Easements


	Article VII: Enforcement, Violations, and Penalties
	5.34  Enforcement and Violations
	5.34.1 Enforcement
	A. It shall be the duty of the PDSU to enforce the provisions of this chapter, except when a different City department or City official is granted specific enforcement provisions under Chapter 1, Section1:17(1) of the City Code.
	B. To enforce this chapter, the PDSU, or other department or Person granted specific enforcement powers under this Code, shall have the authority to conduct an on-site inspection of the land where such violation is alleged to have occurred. If needed,...

	5.34.2 Violations
	A. General Provisions
	1. Each violation of this chapter shall be deemed a nuisance per se.
	2. Each violation of this chapter shall be a civil infraction. Each day on which a violation exists shall constitute a separate violation and a separate offense. The imposition of a fine or penalty under this chapter shall not be construed to excuse o...

	B. Types of Violations
	1. Development without permit or approval.  To engage in any Development, use, construction, remodeling, Alteration, placement of signs or other activity of any nature upon land that is subject to this chapter without all of the approvals required by ...
	2. Development, use or sign inconsistent with permit, approval or variance.  To engage in any Development, use, construction, remodeling, Alteration, placement of signs or other activity of any nature in any way inconsistent with the terms and conditi...
	3. Development, use or Sign inconsistent with this chapter.  To engage in any Development, use, construction, remodeling, Alteration, placement of signs or any other activity of any nature in any way except as permitted or required by this chapter.
	4. Increasing intensity or density of use.  To increase the intensity or density of use of any land, Building or Structure, except in accordance with the procedural requirements and substantive standards of this chapter.
	5. Violating certificate of occupancy requirements. Failure to obtain a certificate of occupancy when required or failure to meet requirements for obtaining a certificate of occupancy.
	6. Violating dimensional requirements.  To reduce or diminish any Lot area so that the Lot size, setbacks or Open Spaces shall be smaller than prescribed by this chapter or to increase the height or bulk of any Building or Structure in violation of th...
	7. Removing or defacing required notice.  To remove, deface, obscure or otherwise interfere with any notice required by this chapter.
	8. Obtaining permit or approval in a fraudulent manner.  To obtain any permit, approval, certificate or other form of authorization required by this chapter in a fraudulent manner.
	9. Deviation from approved PUD.  To deviate from an approved PUD zoning district or PUD site plan, except as authorized in this chapter.
	10. All other violations.  To establish or operate other activities, Structures or land uses in violation of any specific provisions, or the general purpose and intent of this chapter.



	5.35  Powers and Procedures
	5.35.1 General Enforcement Powers
	A. The City may use any lawful remedy or enforcement power against the owner or occupant of property for any violation of this chapter, including, but not limited to, one or more of the following.
	1. Withhold, deny or condition permit.  The City may withhold or deny any and all permits, approvals, certificates of occupancy or other forms of authorization:
	a. From an Applicant on any land or Structure or improvements when there is an uncorrected violation of a provision of this chapter or of a condition or qualification of a permit, approval, certificate of occupancy or other authorization previously gr...
	b. On any land or Structure or improvements owned or being developed by a Person who owns, developed or otherwise caused an uncorrected violation of a provision of this chapter or of a condition or qualification of a permit, approval, certificate of o...
	c. In addition to withholding or denying a permit or other authorization as described in Subsections a and b, the City may grant such permit or other authorization subject to the condition that the violation be corrected.
	d. The provisions of Subsections a, b, and c above shall apply regardless of whether the current owner or Applicant is responsible for the violation in question.

	2. Revoke permits.  Any Development permit, certificate of occupancy or other form of authorization required under this chapter may be revoked if the City determines that (1) there is departure from the plans, specifications or conditions as required ...
	3. Complete work. For violations that the City determines have a significant adverse impact on the public health, safety or welfare of residents or the appearance of the City, or may increase traffic risks or driver confusion, the City may commence wo...
	4. Stop work. With or without revoking permits or other forms of authorization, the City may stop work on any Building or Structure located on any Lot or parcel of land on which there is a violation of a provision of this chapter or of a permit or oth...
	5. Notice of violation.  Prior to issuing a civil infraction citation, the City may send a letter notifying the owner or occupant of the violation and requiring that it be remedied within a particular amount of time.
	6. Municipal civil infraction.  Except as otherwise provided in Section 5.36.2 of this chapter or by another section of this Code, a violation of this chapter shall constitute a municipal civil infraction, which upon an admission or finding of respons...
	7. Injunctive relief.  The City may seek an injunction or other equitable relief in court to stop any violation of this chapter or of a permit, approval, certificate or other form of authorization granted by this chapter.
	8. Declaration of nuisance.  A violation of this chapter is a nuisance per se and the City may institute appropriate actions or court proceedings to correct, or abate any violation of the provisions of this chapter. If the owner or occupant fails to a...
	9. Other remedies.  The City shall have all enforcement powers granted from time to time under all applicable federal, state, and local laws, rules and regulations.

	B. The remedies and enforcement powers established in this chapter shall be cumulative, and the City may exercise them in any order.

	5.35.2 Specific Enforcement Powers
	A. Storm Water Management and Soil Erosion
	B. Sign Inspection

	5.35.3 Enforcement Procedures
	A. For any violation of this chapter, the City may provide, by certified mail, notice of the violation to the property owner or occupant as indicated by the records of the City Assessor. The notice should specify the amount of time within which to cor...
	B. For any violation of this chapter, the City may issue a municipal civil infraction citation to the owner or occupant, whether or not the City has provided initial notice of a violation. The citation shall be formatted in compliance with state law. ...
	C. Alternatively, or in addition, the City may choose to enforce this chapter with a nuisance lawsuit.


	5.36  Penalties
	5.36.1 General Provisions
	A. If the City chooses to enforce a violation of this chapter through issuance of a civil infraction the following penalties shall apply to each day that the violation remains uncorrected, with a maximum fine of up to $30,000.
	1. The first offense shall be punishable by a fine of not more than $500.
	2. The second offense shall be punishable by a fine of not less than $1,000.
	3. The third offense shall be punishable by a fine of not less than $2,500.

	B. The owner or occupant may also be responsible for all costs, direct or indirect, which the City has incurred in connection with the violation.
	C. A penalty may be collected as a special assessment against the property as provided in Section 1:292 of this Code, or in any other manner in which indebtedness due the City may be collected.

	5.36.2 Specific Provisions
	A. Storm Water Management and Soil Erosion Control
	1. Except as set forth in Subsections 2 and 3 below, a violation of Section 5.22 5.22 . is a municipal civil infraction subject to a civil fine of no more than $2,500.00, plus costs, plus equitable relief as may be ordered by the court, including but ...
	1. Except as set forth in Subsections 2 and 3 below, a violation of Section 5.22 5.22 . is a municipal civil infraction subject to a civil fine of no more than $2,500.00, plus costs, plus equitable relief as may be ordered by the court, including but ...
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