DEXTER | OWNSHIP

MASTER PLAN REVIEW COMMITTEE
6880 DEXTER-PINCKNEY ROAD
DEXTER, Ml 48130

TELEPHONE: 734-426-3767
‘A Commum‘f] For All Seasons” WWW.DEXTERTOWNSHIPMI.GOV

AGENDA
June 17, 2026
6:00 PM

1) Call to Order
2) Roll Call
3) Approval of Agenda
4) Approval of Meeting Minutes — April 08, 2026.
5) Call for Public Comment on Agenda Items
a. Please state your name and address. Limit comments to 3 minutes. Please note that
the public comment period is not a question-and-answer period, any questions from
the public will be answered at a later date. If you would like a respond, please
include your contact information on the sign in sheet.
6) Discussion Items:
a. Discussion of Staff and MPRC Member Comments / Proposed Amendments to
Current Master Plan Cornerstones, Future Land Use Map, & Zoning / Action
Plan.
7) Other Issues, Comments and Concerns from the Committee Members

8) Adjournment
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MASTER PLAN REVIEW COMMITTEE

Wednesday, April 8, 2026

Present: Chairperson Chandra Hurd; Secretary Alicia Abbott; Joseph Spiegel, Dan Barry, and
Linda Selbert. Absent: None.

Also present: Director of Planning and Zoning Fletcher Reyher and Recording Secretary Janis
Miller.

1. Call to Order: Chairperson Hurd called the meeting to order at 6:01 PM.
Secretary Abbot took roll call, no conflicts of interest.

2. Approval of Agenda:
Motion by Selbert, supported by Abbott, to approve the agenda as presented. Unanimous
voice vote approval.

3. Approval of Meeting Minutes:
Motion by Selbert, supported by Abbott, to approve the minutes of March 18, 2026, as
amended. Unanimous voice vote approval.

4. Public Comment on Agenda Items: Opened 6:08 PM.
Paul Kissinger, 9841 Huron River Drive
He has been a Landscape Architect for 40 years and offered his services as a resource when
reviewing the Master Plan goals and objectives.

5. Discussion Items:
DPZ Reyher gave an update of the previous meeting: The bedrock of the Master Plan is 1)
Cornerstones, 2) Future Land Use, and 3) Action Plans. The Master Plan should include
language for specific land uses. Although the Committee is addressing sustainable housing,
the language cannot say something is not allowed. The Zoning Ordinance is grounded in the
Master Plan so changes by the MPRC and PC should not be capricious or arbitrary and
instead are based on current parcel stock and future plans.

a. Master Plan Review Committee Discussion Issues
i. Short-Tem Rentals
Possibly keep ADU’s for a particular population. Identify which Cornerstone
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acknowledges the township values our neighborhoods. One of the building blocks
is creating sustainable long-term housing.

ii. Bed & Breakfasts
The Committee decided to hold off on this discussion as the Planning Commission is
addressing the topic at their April 28" meeting.

iii. Agritourism
State Law protects Agriculture Districts. The Committee could either maintain the
current Master Plan language or update the language to more explicitly address
community impact & compatibility, and the role of the Planning Commission review
in ensuring agritourism supports the Township’s agriculture goals. Bed and
Breakfasts on farms is a commercial use that supports rural agriculture. Agritourism
could be one of the Building Blocks in the Creating a Sustainable Community
Cornerstone.

iv. Renewable Energy
The Planning Commission has addressed this issue. The Zoning Plan is to amend
Article 16; General Provisions to include a section on personal scale renewable
energy, such as solar, residential wind, and geothermal facilities.

v. Data Centers
The Dexter Township Board has established a 180-day moratorium on permits for
Data Centers to further discuss the issue. Dexter Township has no Industrial Zoning.
The Master Plan needs to support the Zoning Ordinance therefore the Planning
Commission will review a sample ordinance at their April meeting. Any Ordinance
needs to also address decommissioning of the facility. To protect agriculture and
natural resources the Special Land Use regulations need to address digital
infrastructure. Concerns are the amount of land Data Centers need, electrical usage,
water usage, and possible contaminated discharge. Dexter Township is a rural
agricultural community and Data Centers do not align with the Strategic Plan. The
Planning Commission needs to give the MPRC more guidance and direction.

vi. Housing
This will be discussed at the next MPRC meeting, especially diverse options like
multi-family dwellings.

vii. Other Items Warranting Discussion
Email DPZ Reyher if there are other issues to be discussed.

6. Other Issues, Comments and Concerns from the Committee Members:
Abbott noted that there was a successful Coffee Chat March 21 regarding the roundabout
construction in Dexter and the next Coffee Chat April 18" will be on Fire Safety. The events
are held at the Township Hall on the third Saturdays of the month.

7. Adjournment:
Motion by Spiegel, supported by Barry, to adjourn at 8:18 PM. Unanimous voice vote
approval.

Documents regarding the agenda items can be obtained at the Township Hall during normal business hours or
the Townships website: www.dextertownshipmi.gov.
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Respectfully submitted,
Alicia Abbott, Secretary Janis Miller, Recording
Secretary

Next meeting of the Master Plan Review Committee is June 17, 2026

Documents regarding the agenda items can be obtained at the Township Hall during normal business hours or
the Townships website: www.dextertownshipmi.gov.




DEexTER TOWNSHIP

PLANNING & ZONING
6880 DEXTER-PINCKNEY ROAD
DEXTER, Ml 48130

TELEPHONE: 734-426-3767
WWW.DEXTERTOWNSHIPMI.GOV

"A Cammunify For All Seasons”

TO: Master Plan Review Committee
FROM: Fletcher Reyher, AICP, Director of Planning and Zoning
DATE: June 17, 2026

SUBJECT: Summary of MPRC Member Submissions

This memorandum summarizes the written submissions received from Master Plan Review
Committee members in advance of the June 17, 2026, meeting. The purpose of this meeting is to
review and discuss potential revisions to the Cornerstones, Building Blocks, Future Land Use Plan,
and Zoning Plan of the Dexter Township Master Plan, with particular attention to emerging and
evolving land uses not adequately addressed at the time of adoption.

Four submissions were received:

« Chandra Hurd (submitted May 18, 2026)
« Daniel Barry (submitted May 30, 2026)

« Linda Selbert (submitted June 01, 2026)
« Joseph H. Spiegel (dated June 03, 2026)

Submissions are summarized below, organized by Cornerstone and topic. Staff has not edited or
assessed the recommendations; this memo is intended solely as a neutral record of what was
submitted to facilitate discussion.

I. PRESERVATION OF AGRICULTURAL HERITAGE

Building Block Status Review

Hurd requests a general status update on all Building Blocks under this Cornerstone; specifically,
which items have been accomplished, and which warrant review for continued feasibility and
relevance. Specific notes by item:

e Open Space Overlay District: Should the district be periodically reviewed to ensure it continues to
meet Master Plan goals?


http://www.dextertownshipmi.gov/

Transfer of Development Rights (TDR): Does the Township still pursue this goal? Hurd suggests
changing "Incorporate" to "Explore the feasibility of adding it to the Ordinance."

Detailed Soils Map: The USDA NRCS Web Soil Survey may already address this. Hurd
recommends rephrasing to "soils that may not support conventional on-site wastewater systems."
Purchase of Development Rights (PDR): Hurd notes this was achieved by Ordinance No. 37, and
the Building Block should be updated to reflect completion.

Agritourism: Currently the only Building Block using the word "consider." Hurd recommends
changing to "Incorporate" and expanding the Cornerstone to more fully describe the potential
benefits of agritourism.

Recommended Additions: Hurd

Seek formal feedback from the Farmland and Open Space Preservation Board on its current goals
and objectives. Hurd raises the question of whether Joseph Spiegel, as a Board member, could take
this on.

Explore Agrivoltaics: the integration of agricultural production into solar arrays. MSU completed
a four-part webinar series on the topic.

Add explicit linkage between agricultural preservation and the Sustainability Cornerstone through
the concept of Value-Added Agriculture (farm soaps, honey, eggs, roadside stands, farm markets).

Recommended Additions: Barry

Correction: The "Core Preservation Areas" map is Map 13, not Map 10. The Stable Zone reference
to "Huron-Clinton Metropark" should read "Hudson Mills Metropark."

Prioritize the soils mapping Building Block by elevating it to an Action Plan item and
recommending expedited implementation to the Board of Trustees. Barry notes this is directly
relevant to industrial uses with high water use and disposal.

Strengthen incentives for landowner participation in the Farmland and Open Space Preservation
Program (PA 116) and request a progress update for the Committee.

Recommended Additions: Selbert

Educate and encourage property owners to pursue Michigan Centennial Farm Designation status.
Encourage use of Michigan Historic Preservation Tax Credits for barn and farm housing
renovations.

Consider a Township-specific agricultural designation recognizing farm longevity and community
importance, with recognition through signage, Board of Trustees acknowledgment, and newsletter
coverage.

II. PROTECTION OF NATURAL RESOURCES

Building Block Status Review: Hurd

Hurd requests a status update on all Building Blocks under this Cornerstone and offers the
following specific observations:

Groundwater protection / EGLE collaboration: No comment on status; listed as ongoing.
Inland lake water quality program: No comment on status.



Natural Areas Preservation: Hurd recommends acknowledging the role of the Farm and Open Space
Preservation Board in protecting lands with important natural features, not only farmland.
Heritage Trees in ROW: Asks whether an inventory should be created first, and whether legal
authority exists to protect heritage trees on private property.

Township website / educational materials: Hurd notes the Township website currently provides
limited natural features information and suggests creating a dedicated resource page with links to
HRWC, EGLE, MSU Extension, and similar sources.

Recommended Additions: Hurd

Create a Heritage/Landmark Tree inventory.
Formally acknowledge the role of the Farm and Open Space Preservation Board in the Natural
Resources Cornerstone.

Recommended Additions: Barry

Expedite the EGLE groundwater protection coordination, moving the target year from 2027 to
2026, as a defensive measure against high-resource-demand industrial uses.

Add a Building Block establishing ordinance standards to limit the volume of groundwater that
may be withdrawn over a given period. Barry references Michigan law (Part 327, NREPA)
requiring assessment for withdrawals exceeding 100,000 gallons per day, and Part 22 governing
groundwater discharge permits for industrial wastewater.

Add a Building Block promoting coordination with the Washtenaw County Conservation District
and the Natural Areas Preservation Program (NAPP), which has protected over 9,165 acres since
2000.

Reach out to Southeast Michigan Land Conservancy for additional farmland and natural resource
preservation opportunities.

Add a Building Block promoting replacement of aging and failing septic systems, referencing the
Michigan Saves Septic Replacement Loan Program (SRLP) and encouraging the Township to
develop a map of properties by waste disposal type and system age in coordination with Washtenaw
County and Multi Lakes Water and Sewer.

Recommended Additions: Selbert

Coordinate with Michigan Natural Features Inventory or applicable agencies to identify significant
natural features and habitats and develop a protection action plan.

Consider a No Wake Boat Ordinance as part of shoreline protection efforts.

Community education program on rain gardens.

Promote equality for all as a prominent statement in the Master Plan (Selbert notes this as a general
addition, not specific to any single Cornerstone).

III. MANAGEMENT OF TRAFFIC

Building Block Status Review: Hurd

Hurd notes significant accomplishments under this Cornerstone and requests a status update.
Additional observations:



e The current Building Block language addresses congestion and non-motorized connectivity but
gives insufficient attention to road safety. Hurd recommends adding a dedicated paragraph on road
safety, specifically intersections that may not meet minimum sight distance standards, and asks
whether the Township has worked with WCRC to identify these locations.

o  Asks what role the reconstituted Local Roads Committee will play in advancing Master Plan goals
and objectives under this Cornerstone.

e Questions whether more regional collaboration is warranted.

IV. THOUGHTFUL PLANNING FOR FUTURE DEVELOPMENT

Housing: Hurd

Hurd identifies housing as underrepresented in this Cornerstone, which currently focuses primarily
on commercial uses. Recommendations include:

e Address the full range of future development in this section, including: housing types and density,
potential industrial uses, and the limiting effect of the absence of public water and sewer.

e Add language on housing for residents who wish to age in place.

e Address a broader range of housing types.

e Consider whether ADU standards in the Zoning Ordinance warrant amendment.

e Add language on High Resource Demand Facilities (HRDFs), including data centers, with
reference to appropriate and inappropriate locations (commercial areas vs. natural features,
residential areas).

Hurd offers the following draft example language for multifamily housing:

"Dexter Township supports a limited, context-sensitive approach to multifamily housing to expand
housing options while preserving rural character. Development should remain small-scale and
low impact (i.e., cottage clusters, duplexes, townhomes, 4-unit apartment buildings), with strong
design standards that reflect rural character, preserve open space, and protect natural features.
All proposals must demonstrate adequate infrastructure capacity, including traffic and
wastewater, and be directed to appropriate locations, including the Moderately Developed Zone,
areas with sewer access, and near the Dexter-Pinckney / North Territorial node."

Industrial Uses and High Resource Demand Facilities: Barry

Barry recommends the Township proactively address potential industrial development in the
Master Plan, including on the Future Land Use Map. Specific recommendations:

e Consider an adjustment to the FLUM to designate land south and west of the Dexter-Pinckney /
North Territorial intersection as suitable for possible future industrial development, given its sparse
development, location within Framework Zone 3 (Low-Density Suburban Living), and access to
major roads.

e Adopt regulations for industrial uses addressing stormwater, drainage, and impervious surfaces,
including engineered detention with native plantings.

e Adopt regulations controlling artificial light, noise, and visual disruption from industrial uses,
including lighting limits, directional fixtures, berms, and landscaping.



e Require new industrial facilities to generate a specified percentage of electrical power from non-
fossil fuel sources, either on-site or off-site.
e Require replacement of trees removed during industrial construction.

High Resource Demand Facilities: Spiegel
Spiegel's submission focuses broadly on the conflict between data centers, cyber mining, battery

manufacturing, and similar uses on the one hand, and the Township's five Cornerstones on the
other. Key points:

e The five Cornerstones already overlap significantly on natural resource protection, rural character,
open space, and agricultural preservation. The Township is fundamentally a farm community with
limited water, gas, sewer, and related infrastructure.

e Additional Master Plan language addressing HRDFs should be carefully drafted so as not to imply
these uses would be permitted without strict oversight, regulation, and consideration of
environmental, financial, and community impacts.

e Spiegel disputes the characterization, attributed to the chairman and CEO of Walbridge, that only
30 to 40 residents in townships like Dexter oppose data centers.

e A new community survey on data centers and similar uses should be conducted to validate Master
Plan policy direction.

Spiegel also requests that staff provide each committee member with the full, unedited text of all
other members' submissions without summarization, in order to inform his review of the
committee's collective positions.

V. CREATING A SUSTAINABLE COMMUNITY

Building Block Organization: Hurd

Hurd notes that this Cornerstone has the largest number of Building Blocks and suggests
organizing them by sub-category (housing; accessibility; natural resources; agriculture; regional
collaboration; energy efficiency; water quality; alternative transportation) rather than requiring
them to fit on a single page.

Recommended Additions: Hurd

e The Zoning Ordinance now addresses solar and wind, but the Master Plan does not articulate where
these uses are appropriate and why. Language should be added.

e HRDFs should be addressed in this Cornerstone as they relate to infrastructure and sustainability.

e Emerging technologies and land uses as they relate to sustainability should be addressed
proactively.

e Evolving agricultural uses should be addressed here.

Hurd offers the following draft example language:

"Dexter Township supports renewable energy and data infrastructure as part of a sustainable
future; however, large-scale renewable energy facilities (including commercial solar arrays, wind
energy systems, and battery storage facilities) and High Demand Resource Facilities (including
data centers and other large-scale, nonresidential buildings characterized by continuous
operation and massive mechanical, electrical, or cooling needs) must be carefully regulated to



ensure they do not compromise the Township's rural character, agricultural viability, natural
resources, or quality of life.”

VI. AGRITOURISM

Selbert's submission addresses agritourism in depth and stated that agritourism must be evaluated
through the lens of infrastructure capacity; specifically, water demand, sanitation demand, and
traffic demand and not economic value alone. Key recommendations:

Tiered Framework

Selbert proposes a three-tier framework for agritourism uses based on infrastructure demand:

Tier 1: By Right: Uses with low, dispersed demand on water, sanitation, and traffic. Examples:
farm stands, u-pick (under 75/day), farm tours, petting farms, hayrides, corn mazes/pumpkin
patches, Christmas tree farms, CSA pick-up.

Tier 2: Administrative Review: Uses that stress one or more infrastructure systems and require
documented adequacy. Examples: small tasting rooms (under 50 guests), equestrian activities,
small farm dinners (under 50 guests), farm stays (1-3 units).

Tier 3: Special Use Permit / Likely Not Appropriate: High-demand uses that exceed typical farm
infrastructure capacity. Examples: wedding/event venues, large festivals (200+ persons), on-farm
restaurants. Selbert states these are likely not appropriate in Dexter Township given the absence of
public water and sewer.

Master Plan Policy Direction: Selbert

Selbert recommends the Master Plan include policy language that:

Acknowledges the infrastructure constraint honestly. The absence of public water and sewer should
define the scale of agritourism appropriate in the Township.

Establishes the tiered structure based on infrastructure demand, not use type alone.

Sets water supply standards requiring well yield documentation for Tier 2 and 3 uses with county
health department review for food service operations.

Sets sanitation standards with minimum portable toilet ratios by attendance level and septic
adequacy documentation for recurring operations.

Requires road commission review for uses exceeding defined traffic thresholds.

Distinguishes farm-primary from commercial-primary uses — agritourism must remain accessory
to an active farming operation.

Protects neighboring properties through buffers, noise limits, and neighbor notification for higher
intensity uses.

Directs that food service at agritourism events require current county health department licensing.
Addresses cumulative and incremental impacts: annual event caps by tier, cumulative water and
septic assessment, road impact monitoring, and annual reporting requirements for special use
permit holders.

Environmental Concerns Near Water Resources: Selbert

Selbert identifies agritourism-specific environmental risks near lakes, rivers, wetlands, and
streams:



Increased impervious surface from parking areas, pavilions, and permanent structures.

Portable toilet overflow risk near waterbodies.

Trash and litter from large events — Master Plan policies should require documented waste
management plans.

Vehicle fluid runoff from event parking areas — drainage management requirements near
waterbodies should be established.

VIil. FOOD TRUCKS

Selbert's submission includes an extended treatment of food trucks as a distinct land use category
warranting Master Plan policy. Key recommendations:

Definition and Classification

The Zoning Ordinance should define food trucks as a distinct use category, separate from brick-
and-mortar restaurants, farm stands, caterers, and temporary uses.

Recommended definition: "A mobile food establishment — a self-propelled vehicle, trailer, or
pushcart — equipped to prepare, cook, and serve food or beverages to the general public at variable
or fixed locations, licensed by the county health department as a mobile food unit under the
Michigan Food Law."

Context-Based Location Framework

Selbert proposes five location contexts:

Context A: Agritourism / Farm Settings: Food trucks should be permitted by right as accessory to
any licensed agritourism operation above Tier 1 scale. A licensed food truck brings its own water
and waste infrastructure, reducing burden on the farm's well and septic system.

Context B: Farmers Markets and Community Events: Permit as accessory to any approved farmers
market or community event; the event organizer's permit should govern participation.

Context C: Commercial Areas: Permit to activate underutilized spaces; buffer requirements from
competing restaurants are less relevant in a rural context without significant restaurant competition.
Context D: Private Property: Allow on commercial/mixed-use zoned property with owner consent
and an administrative permit; establish time limits (commonly 60-90 days/year) to distinguish
temporary from permanent commercial use; prohibit occupation of required parking spaces; require
documented off-site waste disposal.

Context E: Public Right-of-Way: Limit to designated areas with adequate pull-off space and sight
distance; require county road commission approval; address rural road safety.

Key Standards: Selbert

Health department licensing required in all contexts.

Documented waste disposal (grease, gray water, garbage) to approved facility; no on-site disposal
in agricultural or residential areas.

Hours of operation: no earlier than 7:00 a.m., no later than 10:00 p.m.; stricter limits near residential
areas.

Generator noise: decibel limits at property lines consistent with agritourism noise standards.



e Signage: on-truck signage generally exempt; additional temporary signage subject to existing
standards.

VIII. FUTURE LAND USE MAP AND ZONING PLAN

Data Centers and Industrial Siting

The March 18, 2026, Discussion Issues document notes that outright prohibition of data centers is
not legally defensible and that the Township's approach must focus on meaningful regulation and
siting criteria. Barry's submission recommends the Committee consider adjusting the FLUM to
designate a limited industrial area near the Dexter-Pinckney / North Territorial intersection.
Spiegel urges that any FLUM or Cornerstone language be drafted carefully to avoid signaling that
HRDFs are welcome uses without rigorous oversight.

State Legislation Pending Impacts

The March 18" Discussion Issues document identified several pending state bills with potential
Master Plan implications. The Committee should note the following for discussion purposes:

e PA 58 0f 2025 (Land Division Act): Raises the maximum non-subdivision lot splits for the first 10
acres from 4 to 10 parcels, effective March 24, 2026 / March 24, 2027. The Committee should
consider whether Master Plan language should acknowledge this shift and address potential rural
land impacts.

e HB 5529/ HB 5530: Propose 1,500 sq ft minimum parcel size for lots served by public water and
sewer. No immediate impact in Dexter Township given the absence of public water/sewer, but
some neighborhoods may resist hookups to avoid application.

e HB 5531: Limits additional studies in site plan review and imposes a 60-day approval deadline.

e HB 5532: Modifies protest petition thresholds for rezonings that increase dwelling units in
cities/villages.

e Pending ADU legislation: Would permit ADUs by right where single-family dwellings are
established, potentially in conflict with the Township's direction to restrict ADUs from use as STRs.

IX. NEXT STEPS

Staff recommends the Committee use the June 17" meeting to accomplish the following:

e  Confirm which Cornerstones and Building Blocks the Committee agrees warrant revision, addition,
or deletion.
e Discuss whether the FLUM should be amended to reflect any new land use categories or siting
guidance for HRDFs or industrial uses.
o Identify any items for referral to CWA for draft language development.
The following MPRC Meeting on September 16, 2026, will include new Master Plan language

based on tonight’s conversation. The MPRC will have two meetings to review this language prior
to making a formal recommendation to the Planning Commission.



Fletcher Reyher, AICP

Fleteten Reytrer

Director of Planning and Zoning
Dexter Township Planning Department
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TO: Master Plan Subcommittee

FROM: Megan Masson-Minock, AICP Principal, and Brady Heath, Community Planner
DATE: June 8, 2026

RE: Suggested edits to Master Plan

The Director of Planning and Zoning have asked us for suggested edits for the Cornerstones and
Zoning / Action Plan for your upcoming Master Plan Committee meeting. Below is a list of
suggested edits based on main areas of discussion:

Affordable Housing:
The Master Plan mentions smaller lot sizes and allowing accessory dwelling units.

The Michigan Land Division Act (MCL 560.101 et seq.) as been amended to allow more splits on
a parent parcel if the Township would like to opt in. This would allow a ten (10) acre parcel to be
split ten (10) times. The Township could also allow more splits within their Zoning Ordinance.

Suggested additions/edits:
e Consider allowing more lot splits in Rural Residential and Conservation Subdivision.
e Consider smaller lot sizes in areas where the infrastructure can support more density.
e Consider allowing Accessory Dwelling Units throughout the Township.
e Allowing attached single-family dwelling units in areas where the infrastructure can
support it.

Agritourism:

Agritourism is mentioned in the Cornerstone “Preservation of our Agricultural Heritage” in the
Master Plan, but the uses are not described.

Suggested additions/edits:

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



Suggested edits to Master Plan
June 8, 2026

e Expand the agritourism building block to allow farm markets, U-pick operations,
educational farm tours, seasonal events, farm-to-table experiences, limited event venues,
etc.

e Add agritourism into the proposed uses in Table 16: Future Land Use and Existing Zoning.

Short-Term Rentals:

Short term rentals are mentioned twice in the Master Plan: on page 69, item #6 states that short-
term rental of accessory dwelling units (ADUs) should be prohibited; and on page 70, in Table 17
Action Plan to amend ADU provisions to prevent their use as short term rentals. Given the
ongoing discussions on short-term rentals, we offer the following suggestions.

Suggested additions/edits:
e Consider allowing short-term rentals in commercial areas.
e Consider allowing short-term rentals in agricultural preservation areas to boost
agritourism.
e Keep the language the same.

Bed and Breakfast:

Bed and Breakfast is mentioned once on page 30/31 to make farmland more profitable in the
Township.

Suggested additions/edits:
e Consider allowing bed and breakfasts in agricultural preservation areas to boost
agritourism.
e Consider adding bed and breakfasts in rural residential as well.
e Add language in the Preservation of Agricultural Heritage allowing bed and breakfasts for
agritourism.

Renewable Energy:
Renewable energy is not mentioned in the Master Plan.

Suggested additions/edits:

e Consider adding a building block to the Creating a Sustainable Community Cornerstone
that encourages rooftop and accessory-scale solar installations, and support distributed
renewable energy systems serving farms and residences.

e Create an area where large solar/wind installations can be allowed. Potentially the
southwest corner of the Township.

e Consider adding a building block to the Creating a Sustainable Community Cornerstone
encouraging renewable energy facilities based on compatibility with agricultural
preservation, environmental resources, and community character.
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Suggested edits to Master Plan
June 8, 2026

Add language discouraging renewable energy in Institutional/Preservation in the
Protection of our Natural Resources Cornerstone.

Data Centers:

Data Centers are not mentioned in the Zoning Ordinance. There are no parcels zoned industrial,
limiting where this type of high resource demand facility could go.

Suggested additions/edits:

Other:

Find a location that could be appropriate for these high demand resources.

Consider an overlay area for high resource demand facilities.

Consider adding a building block to the Preservation of our Agricultural Heritage and
Protection of Natural Resources Cornerstones that states high resource demand facilities
are discouraged in Agricultural Preservation and Institutional/Preservation areas.
Consider adding a building block to the Creating a Sustainable Community Cornerstone
stating that high resource demand facilities are encouraged to use renewable energy on
site and on buildings.

These are additional edits that the Planning Commission should consider:

While the Master Plan talks about housing types and affordability, it should also talk about
strategies for aging in place.

Plan for emerging land uses other than data centers and renewable energy, such as
battery storage, cryptocurrency operations, agrivoltaics, etc.

Add more ways to preserve farmland in addition to the millage including incentives and
partnerships.

Expand on ways to preserve rural character including scenic roads, viewshed
preservation, historic landscapes, open space corridors, building scale, and rural
architecture.

Add a matrix to the Implementation Chapter that takes the building blocks and adds the
responsible party, timeline and priority rating for each block.

Recommendations:

Please compare member suggestions to the suggested additions above for a discussion at your
June 17, 2026, Master Plan Review Committee meeting.



Suggested edits to Master Plan
June 8, 2026

Please let us know if you have any questions.

Respectfully,

%fﬁ”‘ﬂﬂ '%/’?* et Brauhy Hreath

CARHSLE/WORTMAN ASSOC., INC. CARLISLE/WORTMAN ASSOC., INC.
Megan Masson-Minock, AICP Brady Heath
Principal Community Planner



REVIEW OF DEXTER TOWNSHIP’S MASTER PLAN
CORNERSTONES AND BUILDING BLOCKS

PRESERVATION OF OUR AGRICULTURAL HERITAGE

BUILDING BLOCKS - The committee could use a status update on the building blocks below,
specifically what has been accomplished and what needs to be reviewed for feasibility and
relevance.

e Continued use of Open Space Overlay District. Should the overall district be periodically
reviewed to ensure it’s continuing to meet the goals of the master plan?

e Incorporate TDR into Ord #43. Does the Township still desire this goal? Should the word
“Incorporate” be changed to “Explore the feasibility of adding it to the Ord.”?

e Develop a detailed soils map “that cannot support septic systems”. Doesn’t the Web Soil
Survey (WSS), operated by the USDA Natural Resources Conservation Service (NRCS),
already do this? Consider rephrasing the statement “cannot support septic systems” to
“soils that may not support conventional on-site wastewater systems, such as a septic
system.”

e Enact, with voter approval, a PRD Program. Achieved by Ord. 37.

e Consider adding Agritourism uses in Ord 43. This is the only building block that uses the
word “consider”, which implies it may or may not be something the township should
pursue. I’'m suggesting the word be changed to “Incorporate”, and the Cornerstone
should state much more information about the possible benefits of Agritourism.

Consider additional building blocks. This committee should seek feedback from the Farmland
and Open Space Preservation Board based on their current goals and objectives. Can we ask
them for formal feedback? Does Joe Spigel want to take this on, since he is a member of this

Board?

Explore Agrivoltaics, which is an emerging and rapid evolving area of energy development that
integrates agricultural production into solar arrays to keep land in farming. MSU did a 4-part
webinar series on Agrivoltaics.

| would like to see a connection between preserving agricultural heritage and our cornerstone
for sustainability? There is the concept of Value Added Agriculture, while broadly defined, is
exemplified by the Township’s small hobby farms that are making soaps, honey, and selling their
eggs and vegetables via roadside stands or farmers markets. Value Added Agriculture is all
about agricultural sustainability.




PRESERVATION OF NATURAL RESOURCES

BUILDING BLOCKS - The committee could use a status update on the building blocks below,
specifically what has been accomplished and what needs to be reviewed for feasibility and
relevance.

e Collaborate with EGLE on a groundwater protection program and ordinance amendment.

e Develop an inland lake water quality stewardship program.

e Collaborate with County to acquire the “identified high quality critical natural areas”
through the Natural Areas Preservation program. Acknowledge the role of the Farm and
Open Space Preservation Board in protecting open space lands with important natural
features (not just farmland).

e Coordinate with WCRC to protect heritage trees in the ROW. Do we need to first create
an inventory? What about the preservation of these trees on private property? Could we
legally do this?

e Provide educational materials about natural resources through Township website
including Michigan Natural Features Guide to Invasive Species. The Township does not
provide much information on Natural Features on its website. Perhaps we create a page
of just resource links and educational materials related to all resources mentioned in the
master plan (HRWC, EGLE, MSU Extension Office. Etc.).

e Create an inventory of Heritage/Landmark Trees?

e Acknowledge the role of the Farm and Open Space Preservation Board in protecting
open space lands with important natural features (not just farmland).

MANAGEMENT OF OUR TRAFFIC

BUILDING BLOCKS - There have been significant accomplishments in this area. The committee
could use a status update on the building blocks, specifically what has been accomplished and
what needs to be reviewed for feasibility and relevance.

The cornerstone focuses on congestion, the impact of development, and non-motorized uses
relating to bike trail connectivity. The last building block seeks to “identify and correct
dangerous road design and traffic patterns”. I'm personally interested in public road
intersections that do not meet the required minimum sight distance. Has the Township worked
with the WCRC to identify these? There should be more language about road safety. Perhaps
dedicate a paragraph to it.

What role will the resurrected Local Roads Committee have with identifying issues and
accomplishing the goals and objectives of the master plan?

Should we be doing more collaboration on a regional level?




THOUGHFUL PLANNING FOR FUTURE DEVELOPMENT

BUILDING BLOCKS - The committee could use a status update on the building blocks, specifically
what has been accomplished and what needs to be reviewed for feasibility and relevance.

e Need to encourage housing that allows residents to “age in place”.

e Need to address a broader range of housing types.

e Do we want to consider any changes with Accessory Dwelling Unit’s in the Z.0.?

e This cornerstone focuses primarily on commercial uses with a small paragraph on
housing. | think we need to talk about all possible future development in this section and
where this development is suitable and not suitable and why. Denser housing options,
potential industrial, lack of sufficient water/sewer, etc.

e Data centers and other High Resource Demand Facilities (HRDF’s) need to be addressed
here, including potential development locations or zoning districts that may be suitable
(commercial areas) and land that may not be suitable (important natural features,
residential, etc.)

Additional thoughts on Multifamily Development — Example language: Dexter Township
supports a limited, context-sensitive approach to multifamily housing to expand housing
options while preserving rural character. Development should remain small-scale and low
impact (i.e. cottage clusters, duplexes, townhomes, 4-unit apartment buildings), with strong
design standards that reflect rural character, preserve open space, and protect natural features.
All proposals must demonstrate adequate infrastructure capacity, including traffic and
wastewater and directed to appropriate locations, including the Moderately Developed Zone,
areas with sewer access, and near the Dexter-Pinckney / North Territorial node.

CREATING A SUSTAINABLE COMMUNITY

BUILDING BLOCKS - The committee could use a status update on the building blocks; there’s
quite a bit, specifically what has been accomplished and what needs to be reviewed for
feasibility and relevance.

This Cornerstone has many Building Blocks. Would it be easier to organize them by type? Such
as, housing, accessibility, natural resources, agriculture, regional collaboration, energy
efficiency, water quality, alternative transportation. I’'m not concerned that each Cornerstone
and its Building Blocks need to fit neatly on one page.

e Need to encourage housing that allows residents to “age in place”.
e Need to address a broader range of housing types.
e The Zoning Ordinance now addresses solar energy systems and wind energy facilities,

but the plan really doesn’t address where they are appropriate and why. Something
should be added.

e HRDF’s can be included here as they relate to infrastructure and sustainability.




e Any potential emerging technology and lands uses, as they relate to sustainability,
should be addressed here.

e Fvolving uses related to agriculture could be addressed here.
e We should be exploring relevant sustainability uses as they emerge.

Additional thoughts on Sustainability — Example language: Dexter Township supports renewable
energy and data infrastructure as part of a sustainable future; however, large-scale renewable
energy facilities (including commercial solar arrays, wind energy systems, and battery storage
facilities) and High Demand Resource Facilities (including data centers and other large-scale,
nonresidential buildings characterized by continuous operation and massive mechanical,
electrical, or cooling needs) must be carefully regulated to ensure they do not compromise the
Township’s rural character, agricultural viability, natural resources, or quality of life.

/ch
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Master Plan — High Resource Demand Facilities

Report by Master Plan Review Committee member Daniel Barry
Submitted May 30, 2026

At the meeting of the Dexter Township Master Plan Review Committee it was decided that each
member of the committee report back with proposed revisions to the Plan with special focus on
High Resource Demand Facilities. In particular the five cornerstones reflecting the overarching
themes of the 2024 Master Plan. Also, each member is assigned to consider adding to the
action plan items on page 70 of the Plan.

Preface

High Resource Demand Facilities were not envisioned as a potential use in the 2024 Master
Plan. They are not mentioned in the Plan nor the Zoning Ordinance. The Data Center industry is
rapidly expanding and seeking sites for very large facilities. Dexter Township’s natural resources,
rural character, and natural beauty may be at risk of severe damage should a data center facility
successfully be developed within its borders. Therefore, the following revisions are advisable:

Cornerstone: Preservation of our Agricultural Heritage
Note two errors to be corrected in the third paragraph of this Cornerstone:

A. The map entitled “Core Preservation Areas” is not Map 10, but Map 13.

B. The Stable Zone is comprised of State of Michigan, Huron Mills Metropark, and
University of Michigan properties. The paragraph incorrectly says Huron-Clinton
Metropark.

Recommended changes to this Cornerstone:

1. The Building Blocks section recommends working in coordination with the Washtenaw
County Health Department to develop a detailed map of soils that cannot support septic
systems, have seasonal high-water tables and high groundwater tables, and significantly
limit the use of engineered on-site disposal systems on these properties. This item is not
currently listed among the Action Plan items. Industrial uses prone to high levels of
water use and disposal would pose a potential threat to these locations. The Master Plan
should be revised to prioritize this building block by moving it into the list of action items
and encourage implementation as soon as possible. Also, a recommendation to the
Board of Trustees for expedited implementation of this item should be considered by the
Planning Commission.

2. Devise additional incentives for agricultural property owners to continue or begin
participation in the Farmland & Open Space Preservation Program (PA 116). We are



informed that this Action Plan item is ongoing. Perhaps additional detailed information
regarding its progress could be provided to this committee for clarification.

Cornerstone: Protection of our Natural Resources

We note that the Cornerstone statement already identifies protection of groundwater from
contamination as an imperative.

Recommended changes to this Cornerstone and associated actions:

Send a recommendation to the BOT to expedite the already established initiative to coordinate
with Michigan EGLE to evaluate groundwater recharge areas and develop protective ordinances.
The target year is currently 2027. | suggest moving it up to 2026 as a way to defend against High
Resource Demand Facilities.

To protect the groundwater resource from being overdrawn, we recommend an additional
Building Block which establishes ordinances to limit the amount of water which can be drawn
over a given time. Perhaps working with EGLE and Washtenaw County Water Resources
Commissioner would be an efficient path forward on this issue.

Incidentally, Michigan law allows groundwater use only if it does not unreasonably
interfere with neighbors’ water usage or quality (See MSU Extension report). Also,
according to Michigan law, groundwater withdrawals exceeding 100,000 gallons per day
are regulated by part 327 of the Natural Resources and Environmental Protection Act
which requires assessment of potential impacts on, for instance nearby streams and
ecosystems.

Regulated under Part 22 of the Natural Resources and Environmental Protection Act
(NREPA), Groundwater Discharge Permits control industrial wastewater disposal into the
ground. This fact should be referenced in our regulation of industrial uses.

To protect natural areas, prairies, wetlands and forests, we suggest adding a Building Block
promoting coordination with the Washtenaw County Conservation District. Utilize the Natural
Areas Preservation Program (NAPP) which has protected over 9165 acres since 2000 through
land acquisition and conservation easements. Also, Township staff could reach out to Southeast
Michigan Land Conservancy to seek out additional ways to preserve natural resources and
farmland, if this has not been done already.



Not necessarily for the High Resource Demand Facility issue: Add a Building Block to the Master
Plan under the Cornerstone: Protection of our Natural Resources promoting replacement of
aging, failing septic systems. Add an Action Plan item to promote the Septic Replacement Loan
Program (SRLP) - developed and maintained by Michigan Saves. Find other ways to incentivize
homeowners to maintain and replace septic systems.

Work with data from Washtenaw County and Multi Lakes Water and Sewer to develop a
township map illustrating each property’s system of sanitary waste disposal, whether Septic
tank & leach field or municipal sewer along with its date of construction/connection.

Cornerstone: Thoughtful Planning for Future Development

Consider areas which might be suitable for industrial development within the Township.
Showing a forethought and effort to include potential industrial uses would benefit the
township if legal challenges from aggressive industrial development were to arise. We suggest
considering an adjustment to the Future Land Use Map on Page 67 of the Master Plan. Land
such as the properties south and west of the intersection of Dexter Pinkney Road and North
Territorial Road might be a candidate for possible future industrial development since it is
relatively sparsely developed and is within the #3 Framework zone of Low-Density Suburban
Living. Also, it has access to main roads.

Adopt regulations for industrial uses which mitigate problems resulting from new stormwater
systems, drainage, and impervious surfaces. Engineered detention ponds with significant native
landscape plantings could be required, for example.

Adopt regulations for industrial uses which control and mitigate pollution resulting from
artificial light, noise and visual disruption of natural scenery and views. Lighting and noise level
limits, directional light fixtures, berms, plantings and landscaping could be included.

Cornerstone: Creating a Sustainable Community

Adopt regulations requiring new industrial facilities to generate a specified percentage of their
electrical power with non-fossil fuel. Include these requirements in the zoning ordinance. This
power might be generated on-site or elsewhere, but new, sustainable power generation and /
or power storage would be mandatory.

Adopt regulations requiring new industrial facilities to replace existing trees damaged or
removed during construction.



1. Promote equality for all as a prominent statement in the Master Plan.

2. Coordinate with Michigan Natural Features Inventory or other applicable agencies to identify natural features and
habitats areas of significance and develop an action plan to facilitate protection of these resources.

3. Consider a No Wake Boat Ordinance as part of shoreline protection effort.

4. Community education effort related to rain gardens.
PRESERVATION OF OUR AGRICULTURAL HERITAGE

Educate and encourage property owners to seek Centennial Farm Designation status.
https://www.hsmichigan.org/awards/michigan-centennial-farmr-program

For those who wish/need to improve existing farm properties, educate and encourage residents pursue Michigan Historic
Preservation Tax Credits for barn and farm housing renovations.

Consider and implement a Township-specific agricultural/farming designation (similar to Michigan Centennial Farm
Designation) recognizing a farm/farmer’s longevity and importance to the community and our agricultural heritage. Special
signage, recognition at a BOT meeting, articles in the Township Newsletter, etc.

AGRITOURISM
Define Agritourism. Decide which types/uses are appropriate for the Township and where they can/should be located.

Match Use to Infrastructure: The fundamental question for every agritourism activity in an infrastructure-constrained
community is: what does this use require, and can the farm and road system support it safely? The answer to that question
determines whether a use is appropriate — not the economic value it might generate. A useful organizing lens is the
infrastructure demand triangle: water demand, sanitation demand, and traffic demand. Activities that make low simultaneous
demands on all three are appropriate by right. Activities that stress one or more require mitigation. Activities that exceed what
the site can safely support are not appropriate regardless of economic appeal.

Communities that most successfully navigate agritourism are those that support Tier 1 and well-managed Tier 2 uses —
which represent the true spirit of connecting people to working farms — while being honest that some Tier 3 uses require
infrastructure that simply does not exist in the community, and that protecting the agricultural character that makes
agritourism attractive in the first place means not approving uses that the land and roads cannot safely support.

The central master plan message for agritourism in infrastructure-constrained communities: the absence of public water,
sewer, and improved roads is not just an inconvenience — it is a genuine constraint that defines what scale of agritourism
is appropriate for a given property. Master plans that acknowledge this reality protect both the community and the farm
operators who would otherwise be exposed to health, safety, and liability consequences they never anticipated when they
decided to open their farm to visitors.

Environmental Concerns Near Lakes, Rivers, Wetlands & Streams

In a community with water resources to protect, agritourism events can create concentrated environmental impacts that
farming alone does not:

o Increased impervious surface — parking areas, event pavilions, and permanent structures increase runoff to lakes
and streams

o Portable toilet overflow risk — improperly maintained or overflowing portable toilets near water bodies create direct
fecal contamination pathways

o Trash and litter — large events generate waste; master plan policies should require documented waste management
plans including recycling, litter control, and end-of-event cleanup


https://www.hsmichigan.org/awards/michigan-centennial-farmr-program

o Vehicle fluids — event parking areas accumulate oil, antifreeze, and brake fluid that runoff carries to water bodies;

master plan policies should require that parking areas near water bodies include drainage management.

become commercial
depending on use

ACTIVITY WATER NEEDS TRAFFIC SANITATION TIER
Farm/roadside stand | Very low Low/dispersed Minimal to none 1 - By right
U-Pick (under Low Moderate/dispersed/seasonal | Portable 1-Byright
75/day)
Farm tours Low Low to moderate Portable 1-Byright
Scheduled
Petting farm Low Moderate/dispersed Hand wash 1-byright
Portable
Hayrides Low Moderate/seasonal Portable 1-Byright
Corn Maze/Pumpkin Low Moderate/seasonal Portable 1-Byright OR
Patch Potential impact to 2 - Adm review
Neighboring properties varies based on offerings
especially with amplified
entertainment, food trucks,
etc.
Christmas Tree Farm | Very Low Minimal, seasonal Minimal, portable 1 - By right
On Farm Market w/ Moderate Moderate Permanent or 1-Byright
Food prep, samples Portable OR 2 -Adm review
? Licensing for food
prep, samples if
offered
Small tasting room Moderate Moderate Documented 2 - Adm review
(under 50) Can Septic, well

Equestrian Activities:
Trail rides, boarding,
horse shows, misc
events

Farm Managed

Moderate/higher with events,
heavy axle loads impact
roads, some large repeating
events would require
permanent sanitation/water

Portable may be
adequate,
permanent with high
use facilities

2 - Adm review

High impact to
neighbors, changes
to commercial from
farm primary

capabilities
Small Farm dinners Moderate to high Moderate/scheduled Portable plus 2/3- Adm Review
(under 50) farmhouse Licensing for food
Possibly permanent service
depending on Tier depends on
frequency/numbers planned frequency
Farm Stays (1-3 Permanent Per unit Low/scheduled Permanent per unit 2 - Adm review
units)
Wedding/event High High/Concentrated Permanent 2 - Adm review
venue Licensing for food
High impact to service
neighbors, changes Likely not
to commercial from appropriate
farm primary
Large Festival 200+ High High Many perm units 3 -likely not
(High impact to appropriate
neighbors)
On farm restaurant Commercial Grade High Commercial Grade 3 -likely not

appropriate

CSA - Pick up of farm
products/flowers

Low

Low/dispersed/seasonal

Minimal to none

1-Byright

The master plan should include clear policy language that:




1. Acknowledges the infrastructure constraint honestly — stating that the absence of public water and sewer defines the
scale of agritourism that can be safely supported in the community

2. Creates the tiered structure — establishing by-right, administrative approval, and special use categories based on
infrastructure demand, not just use type

3. Sets the water supply standard — requiring well yield documentation for any Tier 2 or Tier 3 use, with county health
department review for food service operations

4. Sets the sanitation standard — establishing minimum portable toilet ratios by attendance level and requiring septic
adequacy documentation for permanent or recurring operations

5. Connects to road commission review — requiring road commission sign-off on access points and road adequacy for
any use above defined traffic thresholds

6. Distinguishes farm-primary from commercial-primary — the plan should state clearly that agritourism must remain
accessory to an active farming operation; once the tourism revenue exceeds the farm revenue and the farm character
is subordinate to the entertainment character, the use has crossed into commercial recreation requiring a different
regulatory framework

7. Protects neighboring properties/farm operations — requiring buffers, noise limits, and neighbor notification for higher-
intensity uses, acknowledging that agritourism operations occur in a working agricultural landscape where neighbors
have equal rights to farm/live without unreasonable interference

8. Master plan policies should direct that any agritourism permit requiring food service demonstrate current county
health department licensing and compliance with applicable food safety standards. This protects both event guests
and the farm operator from liability.

9. While liability insurance is not a zoning matter, the master plan can direct that agritourism permits above defined
scales require proof of adequate commercial general liability coverage as a condition of permit approval. Michigan’s
agritourism liability law provides some protection for farm operators, but:

o Coverage requirements should be proportionate to event scale.

o Road commission approval often requires liability coverage for events using county roads. Additional
concerns for private roads — probably not appropriate in this case.

o Neighboring property owners have legitimate interests in knowing that agritourism operators have coverage
for incidents affecting them.

10. Cumulative & Incremental Impacts

Perhaps the most important master plan concept for agritourism in infrastructure-constrained communities is
cumulative impact management. A single farm hosting one small annual harvest festival is fundamentally
different from the same farm hosting weddings every weekend from May through October. Yet most zoning codes
treat these as the same use.

The master plan should establish:

o Annual event caps by tier — small events (under 75 people) may be unlimited by-right; medium events (75-
200 people) may be limited to a specified number per year; large events (200+) require case-by-case special
use review, or just not appropriate at all.

o Cumulative water and septic assessment — annual events cumulatively stress well and septic systems;
documentation of cumulative loads should be required for operations above a defined annual event
frequency



o Roadimpact monitoring — roads that handle event traffic 20 weekends per year degrade differently than
roads serving one annual event; the master plan should establish monitoring and maintenance requirements
proportionate to event frequency. Private road locations may mean they are not appropriate at all.

o Annualreporting — require operators holding agritourism special use permits to submit annual event logs
documenting dates, attendance, and any incidents, so the community has data to evaluate whether
conditions are being met.

TIER 3 — Special Use Permit Required: High Infrastructure Demand — (perhaps not appropriate in Dexter Township)

These activities generate water, sanitation, and traffic demands that cannot be assumed to be met by typical farm
infrastructure. They require case-by-case special use review with documented infrastructure adequacy before any permitis

granted. Many are simply not appropriate for farms without public water and sewer at the scale typically proposed. Examples
include:

Wedding & Event Venues

This is the most frequently requested and most infrastructure-intensive agritourism category in Michigan’s agricultural
communities.

A 150-person wedding on a farm without public water or sewer requires:

o Wellyield to support catering operations, bar service, restroom facilities, and cleanup for 150 people — typically
2,000-5,000 gallons for a single event

o Permanent restroom facilities or a large number of portable units (minimum 4-6 units for 150 guests at a 6-hour
event, with ADA-accessible unit required)

o Emergency access for ambulances and fire apparatus via a gravel road — minimum 16-foot width required
o Parking for 80+ vehicles on farm property — 3+ acres of managed gravel or grass parking

o Trafficimpact on gravel roads from 80+ vehicles arriving and departing in concentrated windows

o Amplified music — noise impact on neighboring farms and residences

Wedding venues can be appropriate on farms with adequate infrastructure, but the master plan should be direct that the
minimum requirements — documented well yield, permanent restrooms or approved temporary sanitation, adequate parking,
road commission approval of access, and noise management plan — must all be met before any permitis issued. A farm that
cannot meet these standards is not an appropriate wedding venue regardless of how attractive it might be as a setting.

Large Fall Festivals & Ticketed Events (200+ Persons)

Events above 200 concurrent attendees on a farm without public water or sewer require:
o Documented well yield or supplemental water supply (water hauling)
o Substantial portable sanitation — 8+ units for 200 guests at an 8-hour event
o Traffic management plan — 200 guests represent 120+ vehicles arriving and departing
o Emergency access and first aid plan reviewed by fire authority
o Neighbor notification and noise management plan

A farm hosting one such event per year may be able to manage these requirements. A farm hosting these events 15 weekends

per year is operating a commercial entertainment facility, not an agritourism operation, and the master plan should distinguish
between them.

On-Farm Restaurants




A permanent restaurant serving the public — not farm dinners, not occasional events, but regular meal service:
o Requires permanent, commercial-grade water supply — typically not feasible on a private well
o Requires commercial food service licensing and health department inspection
o Generates daily concentrated traffic to and from the farm
o Requires permanent restroom facilities adequate for regular public use
o Michigan Farm Market GAAMPs do not protect on-farm restaurants from local regulation — they are a commercial use

On-farm restaurants are generally not appropriate in communities without public water and sewer unless the operator can
document a private water system adequate for commercial food service. Most cannot.

FOOD TRUCKS

Food trucks have moved from an urban novelty to a meaningful economic and land use question for rural Michigan
communities. Navigating zoning laws and parking restrictions is one of the most complex aspects of running a food truck, with
cities designating specific areas where food trucks can operate — and these locations changing based on community events,
construction, or local ordinances. In communities where the zoning ordinance is silent on food trucks, operators and planning
commissions are left guessing, creating inconsistent decisions and missed economic opportunities.

For agricultural lake communities specifically, food trucks intersect with three major planning themes already addressed in
the master plan: agritourism, community economic development, and infrastructure constraints from the absence of public
water and sewer.

The Jurisdictional Foundation

In Michigan, food trucks are inspected by local health departments and require licensing. Local units of government also may
require permitting or licensing for food trucks and trailers.

This means local zoning controls location and land use — but health department licensing controls food safety, water supply,
and waste disposal. The master plan should direct these two regulatory systems to work in coordination. A food truck cannot
be zoned into operation if its commissary and waste disposal arrangements do not meet county health department
requirements, and vice versa.

Define Food Trucks as a Distinct Use Category

Most Michigan zoning ordinances do not have a food truck category — operators end up classified as restaurants, retail
establishments, or temporary uses depending on who is reviewing the permit. The master plan should direct the zoning
ordinance to define food trucks clearly and separately from:

o Brick-and-mortar restaurants — food trucks are mobile, temporary, and do not require permanent structures

o Farm stands — farm stands sell farm-produced goods; food trucks prepare and serve food not necessarily connected
to the farm

o Caterers — catering serves a private event; food trucks serve the general public
o Temporary uses — food trucks may operate regularly in one location and should not always be treated as temporary

A workable Michigan definition: “A mobile food establishment — a self-propelled vehicle, trailer, or pushcart — equipped to
prepare, cook, and serve food or beverages to the general public at variable or fixed locations, licensed by the county health
department as a mobile food unit under the Michigan Food Law.”

Establish a Context-Based Location Framework

The most important master plan contribution to food truck regulation is establishing where food trucks are appropriate — not
a blanket permission or prohibition, but a context-sensitive framework. A food truck is considered a mini-restaurant, and



should generally be permitted in the same zoning districts as restaurants, with additional standards for specific contexts
including private property, public right-of-way, and event settings.

For a Michigan agricultural lake community, the relevant contexts are:

Context A: Agritourism & Farm Settings

This is the most distinctive and most important context for agricultural communities. Food trucks at agritourism operations —
farm markets, fall festivals, corn mazes, u-pick events — serve a clear and appropriate function:

o They provide food service without requiring the farm to install a commercial kitchen
o They bringin qualified, licensed food service operators rather than the farm operator taking on food safety liability

o Theyreduce the farm’s water and sanitation burden — a licensed food truck is self-contained with its own water
supply and waste holding tanks, not drawing on the farm’s well or septic system.

o They support farm economic viability without requiring permanent commercial infrastructure

Food trucks operating as accessory to a licensed agritourism operation on agricultural land should be permitted by right as
part of any agritourism use above Tier 1 scale, with health department licensing as the operative standard rather than zoning
review. This is one of the clearest cases where food trucks reduce planning complexity rather than adding it.

Context B: Farmers Markets & Community/Neighborhood Events

Farmers markets across Michigan regularly incorporate food trucks as part of their programming — providing prepared food
options that complement produce and craft vendors, extend visitor dwell time, and activate community gathering spaces.

o Permitfood trucks as accessory to any approved farmers market or community event without separate zoning review

o Direct that the event organizer’s permit governs food truck participation at events — adding zoning review on top of
event permitting creates redundant bureaucracy

o Support food truck participation at public gatherings as a community economic development strategy

Context C: Commercial & Downtown Areas

For communities with small villages or hamlet commercial areas, food trucks can:
o Activate underutilized parking areas and public spaces
o Provide food service where brick-and-mortar restaurants have closed or never existed
o Support evening and weekend activity that extends the vitality of small commercial areas

Detroit’s 200-foot buffer from competing businesses and Grand Rapids’ permit-by-location system illustrate how
communities approach this differently — some protecting brick-and-mortar businesses from direct competition, others
simply designating zones where food trucks can operate.

For a small rural community without significant restaurant competition, buffer requirements from restaurants are less relevant
— the master plan should focus on location standards (adequate parking, waste disposal, no obstruction of traffic) rather than
competitive protection rules.

Context D: Private Property — Invitation-Based

Food trucks on private property intended to serve the general public are regulated through the zoning ordinance and require
property owner permission and a site plan showing placement, parking impact, and compliance with setbacks.

Master plan policies should:



o Allow food trucks on commercial and mixed-use zoned private property with property owner consent and a simple
administrative permit

o Establish time limits for continuous operation at a single private property location — commonly 60-90 days per
calendar year — to distinguish temporary from permanent commercial use

o Require that food trucks not occupy required parking spaces

o Address waste disposal — grease, wastewater, and gray water must be documented as going to an approved facility,
not disposed of on-site

Context E: Public Right-of-Way

Street-side food truck operation is common in urban areas but raises specific safety and traffic management concerns on
rural Michigan roads. Master plan policies should:

o Limitright-of-way food truck operation to designated areas with adequate pull-off space and sight distance
o Require county road commission approval for any food truck operating on a county road right-of-way

o Address rural road safety — a food truck parked on a gravel county road without adequate shoulder creates a genuine
traffic hazard

The Infrastructure Advantage of Food Trucks in Rural Communities

This is the most important and underappreciated planning insight for agricultural communities without public water and
sewer: a properly equipped food truck solves the infrastructure problem that makes food service at agritourism events so
complicated.

Food trucks must comply with regulations about temperature control for food as well as for running water — they are required
to carry their own fresh water supply and waste holding tanks as conditions of county health department licensing.

This means:
o Alicensed food truck does not draw on the farm’s private well for food preparation
o Alicensed food truck does not discharge food service wastewater into the farm’s septic system

o Alicensed food truck carries its own gray water and wastewater to an approved dump station — typically at a
commissary

o The water and sanitation concerns that make permanent food service at farm events so problematic are largely
resolved by requiring licensed food truck operators rather than farm-based food preparation

The master plan should make this connection explicit — stating that food trucks operated by licensed mobile food vendors are
the preferred model for food service at agritourism events in the community, precisely because they bring their own
infrastructure and reduce the burden on farm systems.

Food Truck Courts & Permanent Locations

A food truck court — a dedicated site where multiple food trucks operate on a regular or permanent basis — is an increasingly
popular economic development tool in rural communities.

Some communities have chosen to prohibit permanent food truck courts to preserve rural character, while others have
embraced them as economic development tools — the key planning question is whether a permanent concentration of food
trucks constitutes a commercial development that should be regulated as such.

For an agricultural lake community, the master plan should address:



o Whetherfood truck courts are appropriate, and if so, where — commercial areas are the most appropriate location;
agricultural zones are not

o Standards for permanent food truck locations — utilities, sanitation, parking, lighting, and waste disposal

o Thedistinction between a food truck court (commercial use) and food trucks accessory to a farmers market or
agritourism operation (accessory use)

Local Food System Connection

For agricultural communities, food trucks are most valuable when they connect directly to local food systems — sourcing
ingredients from local farms, featuring local products, and extending the farm-to-consumer connection that agritourism
already promotes.

The master plan should include policies that:

o Encourage food truck operators at farm events and farmers markets to source locally — not as a requirement but as a
community economic development goal

o Support food truck participation in community events that celebrate local agriculture — harvest festivals, farm tours,
and community dinners

o Connect food truck licensing and permitting to local food system planning goals

Key Standards the Master Plan Should Direct

The master plan should direct that the zoning ordinance establish these operational standards:

Health Department Licensing: All food trucks must hold a current county health department mobile food establishment
license. This is non-negotiable regardless of context and is the single most important food safety protection. Master plan
policy should make clear that health department licensing is the primary regulatory mechanism for food safety — local zoning
does not substitute for it.

Waste Disposal: All food trucks must document waste disposal arrangements — grease, gray water, and garbage — and
disposal must not occur on-site in agricultural or residential areas. This is the critical infrastructure protection for
communities with lakes, streams, and private wells.

Hours of Operation: Consistent with agritourism and neighbor compatibility standards, the master plan should establish
maximum operating hours for food trucks in residential-adjacent and agricultural contexts — typically no earlierthan 7 a.m.
and no later than 10 p.m., with stricter limits near residential areas.

Noise & Generator Standards: Food trucks typically use generators for power. In rural communities, generator noise is more
noticeable than in urban areas. Decibel standards at property lines should be established — consistent with the noise
standards for agritourism events generally.

Signage: Temporary signage associated with food trucks should be addressed — signs on the truck itself are generally exempt
from sign ordinances; additional temporary signage on the property should comply with the community’s temporary sign
standards.

Duration Limits:
Agritourism/farm events: duration of the event only
Private property: up to 60-90 days per calendar year per location without additional review
Public right-of-way: per-day or per-event permit required

What the Master Plan Should Not Do:



Over-regulate by-right agritourism contexts. Food trucks at farm events and farmers markets should not require separate
zoning permits — the agritourism permit or event permit should govern. Adding zoning review on top of health department
licensing and event permitting creates redundant bureaucracy that discourages exactly the kind of economic activity the
master plan should support.

Import urban restrictions without context. Common restrictions across Michigan municipalities include buffer zones from
brick-and-mortar restaurants, prohibitions on residential streets, time limits on how long a truck can stay in one spot, and
bans on operating near schools or stadiums. Many of these make sense in dense urban contexts. A 200-foot buffer from
competing restaurants is irrelevant in a rural township where there may be no brick-and-mortar restaurant within five miles.
The master plan should calibrate regulations to the actual context.

Treat all food trucks the same. A food truck at a one-day fall festival is categorically different from a food truck permanently
parked on a commercial lot open seven days a week. The master plan’s tiered framework should reflect this distinction.



To: Fletcher Reyher, Director of Planning and Zoning
From: Joseph H. Spiegel, Member of the Master Plan Review Committee

Request for my view of what should be addressed in the current Master Plan

Dated June 3, 2026

There are five Cornerstones in the current Master Plan. There is an overlap between all five with
regard to natural resources, preservation of the rural community setting, protection of the
environment, preservation of open space. There is very little commercial zoning and virtually no
industrial zoning or permitted uses. The Township is fundamentally a farm community with limited
water, gas, sewer and related infra-structure.

My main concern relates to issues arising from data centers, cyber mining, battery manufacturing and
similar types of activities and businesses. Each of these activities conflict with the five Cornerstones in
one way or another. However, additional language encapsulating the regulation of such facilities in
the building block sections would be helpful by way of summarizing how those facilities conflict with
the wants, desires and needs of the community, especially given its rural and agricultural base. Thus,
detailed and comprehensive regulation in the form of ordinances, zoning, and other legislation is
required. It is in fact mandated by the current Master Plan. This would be and should be validated
with a new survey regarding data centers etc.

Contrary to the statement of one of the largest promoters of data centers, Rakolta chairman and CEO
of Walbridge there are far more than 30 to 40 residents in many townships like Dexter Township who
are worried and/or opposed to data centers, cyber mining centers, battery manufacturing centers
etcetera.

The additional language in either a particular Cornerstone or a particular Building Block section must
be carefully crafted so as not to give the impression that those facilities were permitted uses without
strict oversight, regulation, and consideration of the environmental impact, the financial impact, and
the impact upon the community as a whole, including but not limited to whether they are in the best
interest of Dexter Township.

In order for me to get a better understanding of the positions of all the members of the committee a full
review of each submission is needed without any summary. Please provide to me same at your earliest
convenience.

Very truly yours

Joseph H. Spiegel
Cc All Member of the Committee
Steve Burch



Cornerstone
Preservation of our Agricultural Heritage

Dexter Township has a variety of open spaces. These include 4,368 acres of agricultural land and
5,313 acres of MDNR, Metropark, and University of Michigan properties. Combined, these properties
make up fifty (50%) percent of the total Township acreage. Together, these properties create the
framework for a rural setting; a setting attractive to those seeking a lifestyle away from a city. It is
unlikely that the 5,313 acres will be developed since it remains in public and university ownership and
the properties are used for outdoor recreation and research. However, the 4,368 acres of agricultural
land could be at risk.

Both the 2007 and 2022 community surveys indicated a strong preference by residents to protect
agricultural activities within the Township. However, without ownership of the development rights
little can be done to prevent the sale of agricultural property for residential development. Ordinance
#43, the Dexter Township Zoning Ordinance (2020), Section 5.02 allows for single family residential
on a minimum lot size of 5 acres or 1 acre with certain conditions. Since the last master plan in 2011,
former agricultural properties have been converted into large lot single family parcels.

The map entitled, “Core Preservation Areas” (Map 10) defines three core zones in the Township. The
Stable Zone is composed of State of Michigan, Huron-Clinton Metropark, and University of Michigan
properties. These exist along the eastern and northern edges of the Township. The Moderately
Developed Zone accommodates a significant portion of the Township’s subdivisions which are
developed along Dexter-Pinckney Road, Island Lake Road near the City of Dexter, and along North
Territorial Road. The remaining zone, called the AG-Core is located in the south-central portion of the
Township and comprises much of the remaining agricultural properties and farms. This is the zone
that needs to be preserved in order for Dexter Township to maintain its agricultural heritage and rural
character.

BUILDING BLOCKS

» Continued use of Ordinance #43, Article 15 the Open Space Community Overlay District (OSC) to
preserve open space and encourage the clustering of residential development.

Incorporate into Ordinance #43 the zoning tool referred to as the Transfer of Development Rights
(TDR). Using the Core Preservation Areas utilize the AG-Core as the “sending” zone and the
Moderately Developed Zone as the “receiving” zone. This program allows the private exchange
of development rights using the minimum lot requirements between sending and receiving zones.

In coordination with the Washtenaw County Health Department develop a detailed map of soils
that cannot support septic systems, have seasonal high-water tables, and high groundwater
tables, and significantly limit the use of engineered on-site disposal systems on these properties.

Enact, with voter approval, a Purchase of Development Rights (PDR) program placing a priority on
agriculturally productive land.

Encourage renewal of Farmland and Open Space Preservation Program (PA 116) certificates.

Develop a farm-link program matching retiring farmers with current farmers or new farmers to
keep land in agricultural production (https:/landforgood.org/resources/farm-link-programs/).

Consider adding agri-tourism uses in Ordinance #43; Agri-tourism uses help supplement and add
additional income to the agricultural operation.
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Cornerstone
Protection of our Natural Resources

When asked about Township priorities, 76% of 2022 survey respondents selected preservation

of natural resources. This makes sense. When asked why they selected Dexter Township as their
residence, respondents indicated its rural character, conservation values, natural features, and
recreation opportunities. Using the 157 open sourced responses a word cloud generator was
created and rendered this graphic below. Rural, quiet, community, natural, close, schools, lake, and
proximity, were some of the redundant words and phrases used to describe their decision to live in
the Township.

The natural character of the Township is
reinforced by the acreage owned and operated
by public institutions. In addition to public land
ownership, 18% of the Township has some
form of wetland complex, as well as expansive
tree canopies and grasslands in the eastern and
northern portions of the Township. An often-
overlooked natural resource is groundwater
and 83% of survey respondents selected this
as a high priority. Since groundwater is the sole
source of water for properties in the Township its
protection from contamination is imperative.

The Township has both soils that are not suitable

for septic systems and high groundwater tables.

The subsurface interface of these conditions can :
eventually lead to groundwater contamination. et~ NALEIFA L e
Further, old or failing septic system leachfields home move
can migrate into adjacent tributaries impacting -
water quality.

BUILDING BLOCKS

» Collaborate with Michigan EGLE on the preparation of a groundwater protection program and
ordinance amendment.

Develop an inland lake water quality stewardship program and request water quality samples
from those entities sampling water in Dexter Township. This information would be used to
benchmark and measure over time critical water quality data.

The Huron River Watershed Council has identified high priority critical natural areas through their
Natural Area Assessment and Protection project. Collaborate with Washtenaw County to utilize
their Natural Areas Preservation Program to acquire these properties.

Amend Section 23.06; Wetlands, to increase riparian buffer from 10 feet to 25 feet with a
stipulation that native vegetation remain in order to act as a filtering agent for groundwater
discharge.

Coordinate with the Washtenaw County Road Commission to develop a policy regarding
protection and management of heritage trees within the right-of-way.

Provide educational materials about natural resources via the Township website including the
Michigan Natural Features Guide to Invasive Species.
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Cornerstone
Management of Our Traffic

The comparison between the 2007 and 2022 surveys noted an increase in priorities focused on
improving the quality of roads within the Township, traffic management, and non-motorized trails.
Average annual daily traffic (AADT) counts available from the Washtenaw County Road Commission
(WCRC) and the Southeast Michigan Council of Governments (SEMCOG) indicate a low annual
increase in traffic counts on primary county roads within the Township. The map entitled, “National
Functional Classification,” (Map 16) shows the available AADT counts and estimated percentage of
growth.

The WCRC data suggests that the selected road segments have an annual growth rate between

1% and 2%. However, between 2007 and 2022 residents perceive the traffic as a larger issue and
open-source comments refer to traffic congestion and the lack of road capacity to manage the added
residential growth. Each new residential dwelling typically generates 5 daily trips and 1 per peak hour.

Traffic congestion is a local perception and usually defined by the wait time to get through an
intersection. A review of the data suggests there are three points where peak hour traffic gets
congested. The first point is traffic entering the Township through downtown Dexter. The signals at
Main Street and Baker, and Main Street and Broad Street cause significant delays especially in the
PM Peak. Second, although there is no signal, the narrow rail underpass further slows traffic. Lastly,
the intersection at Dexter-Pinckney and Island Lake Road causes delays. All these traffic points add
to the low level of service (LOS) experienced entering the south portion of the Township. The 2019
Washtenaw Area Transportation Study (WATS) 2045 congestion forecast map still classifies the Island
Lake Road segment between Dexter-Chelsea Road and Dexter-Pinckney as congested.

Non-motorized use has gained in popularity and WATS has been a regional advocate for trail
development. The WATS 2018 Non-Motorized Trail Plan calls for the continuation of the B2B Trail
through the County. A portion of the B2B traverses through the Hudson Mills Metropark on the
east side of Dexter-Pinckney Road. The proposed Northwest Connector envisions a trail connecting
Hudson Mills Metropark to the Mike Levine Lakelands Trail State Park. Survey respondents (78%)
either strongly encouraged or encouraged the utilization of biking, hiking and walking trails in the
Township.

BUILDING BLOCKS

» Develop a baseline model, such as Synchro, that determines the Level of Service (LOS) at
intersections and primary arterials throughout the Township. This model would then be used to
evaluate the added traffic impact associated with new development and provide the Township
with the necessary data to manage development outcomes.

Require developers to submit a traffic impact assessment that models the Level of Service (LOS) at
key intersections to ensure that the LOS doesn’t drop below level D.

Collaborate with WCRC and Webster Township on a study for the Island Lake Road and Dexter-
Pinckney Road intersection to determine directional traffic flow, AM/PM Peak Hour counts and
Level of Service (LOS) with a focus on potential intersection redesign.

Prepare a Township non-motorized plan that incorporates regional trail plan segments and
determines potential shared roadways and design considerations for paved shoulders.

Work with WCRC, the City of Dexter, and MDOT to identify and correct dangerous road design
and traffic patterns.
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Cornerstone
Thoughtful Planning for Future Development

Sentiments toward commercial development

have changed since the 2007 Survey. Those

selecting that they “do not want commercial

development” or “commercial development |

should be discouraged” fell compared to the 2022 [

Survey. Conversely, those selecting “commercial

should be allowed with land use regulations” and

“appropriate land use regulations” increased.

When asked to identify what type of commercial

development would be appropriate, grocery store

and restaurant were selected. In the open-ended

responses respondents suggested a farmers’ market g
and outdoor gathering spaces. Overall, responses — <A ' ) ey o
in favor of commercial development focus on ' : - ;
convenience and not destination businesses.

Dexter Township is uniquely positioned to access

three commercial districts: Dexter, Chelsea and Pinckney. A 5,10, and 15-minute drive time analysis from
the intersection of Dexter-Pinckney Road and North Territorial Road was created. The adjacent map
denotes the coverages within the Township in relation to the respective business districts and verifies the
degree of access to these centers is within a reasonable drive. As a result, the Township is in a position
where planning for a commercial district may not be necessary. However, a very concentrated business
cluster may be appropriate to satisfy errand-oriented trips, such as a convenience store, farmers’ market,
and/or coffee shop-bakery. The median household income in Dexter Township is forecasted to increase
from approximately $112,000 in 2022 to $125,000 in 2027. Current expenditures for food purchased
away from home is estimated at $14 million and food purchased for the home is estimated at $20 million
and these expenditures are slated to increase. Obviously, the majority of these consumer expenditures flow
(leak) outside of the Township to the surrounding business districts.

Other development-related initiatives that should be pursued involve the deployment of high-speed internet
throughout the Township. Post-COVID work arrangements have shifted to remote, in-home offices, and
hybrid work environments both of which require dependable, high-speed internet. Embodied in this shift
from office-to-home work environment means a probable reduction in traffic which is a win-win for the
Township. Further, survey respondents prefer large lot single family residences and open space subdivisions.
Another way to preserve open space is to cluster smaller homes together within a larger tract of land.

BUILDING BLOCKS

» Recognize the business districts in Dexter, Chelsea, Pinckney and Ann Arbor as Dexter Township’s
downtown. However, consider a small commercial hub at the Dexter-Pinckney / North Territorial
intersection focused on errand-orientated businesses.

Continue collaboration with the Washtenaw County Broadband Committee to provide and increase
high speed internet services to the Township.

Consider creating a zoning district that encourages affordable, smaller residential lots within a walkable
neighborhood that could be used in conjunction with the Open Space Community Overlay District.

Encourage, or require, through zoning to utilize Multi Lakes Sewer Authority’s and/or Portage - Base
Lakes Authority sanitary sewer services and minimize unused capacity.
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Cornerstone
Creating a Sustainable Community

Sustainability is the ability to exist and develop without depleting natural resources for the future.
The United Nations defined sustainable development in the 1987 report entitled, “Our Common
Future” (also known as the Brundtland Report) as development that meets the needs of the present
without compromising the ability of future generations to meet their own needs. The concept of
sustainability is composed of three pillars: economic, environmental and social. To some degree
sustainability is linked to population growth. Although Michigan’s population doesn’t increase at the
same rate as east and west seaboard communities, recent trends have indicated Michigan will see
modest growth and this growth will likely see a migration to urban areas in the State. The greater
Ann Arbor urban area will continue to grow due to its excellence in the education, healthcare

and technology sectors, and this growth will place added development pressures on surrounding
communities like Dexter Township. At the local level sustainability is the balance between economic
development and environmental outcomes and their impact on society.

Local sustainability strategies focus on those measures that can be advanced and implemented by
the local unit of government. Often these sustainable community strategies are rarely legislative in
nature but take the form of incremental projects and initiatives.

BUILDING BLOCKS

» Provide opportunities for affordable housing through the use of Accessory Dwelling Units (ADU’s),
smaller lot sizes, and encouraging cluster housing development.
Participate or encourage residents to use regional public transit options.

Provide universal access to safe, inclusive and accessible, green and public spaces, in particular for
women and children, older persons and persons with disabilities.

Protect productive and prime agricultural lands to ensure future food production.

Collaborate with adjacent communities to address regional planning and transportation issues as
a way to direct growth and preserve sensitive natural resources and farmland.

Encourage, or require through zoning, the installation of EV charging stations in commercial
developments.

Incorporate EV charging stations in Township facilities, local and regional parks.

Promote energy efficiency in homes by permitting residential rooftop solar energy by right,
providing materials and resources on weatherization, and encouraging the use of sustainable
building materials.

Monitor and advocate for the replacement of tree canopy along County roads and within private
developments that require local approval.

Continuation of Township-wide recycling and evaluate the concept of leaf composting in lieu of
burning.

Promote the expansion of non-motorized shared pathways.

Reduce storm water runoff through green storm water infrastructure enhancements such as
porous pavement, rain barrels, and bioswales.

Assess the Township’s vulnerability to risk including but not limited to toxic substances,
transportation failings, and climate change.

Consider an overlay zone around Township lakes to control chemical usage.
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FUTURE LAND USE

The Future Land Use Map (FLUM) for Dexter
Township has its foundation in the land suitability
analysis. As outlined in the Land Use chapter, the
land suitability analysis was developed to determine
what properties were suitable for agricultural
preservation and those properties suitable for non-
agricultural purposes in the future. The result of
that analysis concluded that a defined agricultural
core existed in the south-central portion of the
township and properties outside this core area
would likely be developed for lower density, rural
residential development. As a result, the FLUM has

Table 15: Future Land Use Framework

five distinct land use patterns as noted in Table 15
titled “Future Land Use Framework”.

Collectively these five framework typologies paint
a picture of a low-density, rural community with
access to significant open spaces and outdoor
recreation amenities. Except for several small local
businesses there are no large commercial districts
within the Township, which is consistent with the
Cornerstones, where the Township recognizes

and supports the adjacent downtowns of Dexter,
Chelsea, and Pinckney rather than encouraging
commercial development within the Township. The
map on the following page shows generally where
these land use patterns are located in the township
(the numbered black outlines on the map).

1 Working Agricultural Located in t_he south-central portion of
the Township.
Located in the southern portion of the
2 Low Density Rural Living| Township emanating from Agricultural
Preservation area.
Includes many of the platted and site
3 Low Density Suburban |condominium subdivisions that are
Living adjacent to HCMA, UM, and State
properties.
4 Natural and Sensitive |Properties along the eastern edge and
Areas north portion of the Township.
5 Waterfront Residential jcmld.commeroal adjacent to
the Township’s inland lakes.
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Map 21: Future Land Use Framework
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Map 22: Future Land Use Map
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Table 16: Future Land Use & Existing Zoning

Proposed FLUM Intent Proposed Uses | Zoning District(s) | Acreage
. . Farms, orchards,
Agricultural Preserve working agricultural vineyards, and large
9 . properties and high value yards, and larg AG 6,123
Preservation . lot residential single
agricultural land. .
family.
Provide for large lot rural Farms, orchards,
Rural Residential stylg living and maintain the vmeyalrds, apd !arge RC. RR, PR 4,349
agricultural and rural nature of |lot residential single
the Township core. family.
Provide for subdivision style
development in a way that
preserves the natural and Low to medium
Conservation rural character of the land by density single family
o . . . s RR 2,687
Subdivision encouraging the clustering residential in planned
of smaller lots within the developments.
subdivision and the preservation
of land around the clusters.
Permit small lot and residential
cottage style development
Lake Residential aroundlthe !akes using Watgrfrorjt smgle IR 1662
regulations intended to family residential.
accommodate small lots and
protect water quality.
. Provide for limited commercial small, 5'.”9'e S't.e retail
Neighborhood S ; " and service businesses
. and light industrial uses within C 292
Commercial . that serve local
the Township. .
residents.
o . . Large open spaces
. Maintain public and quasi- . e
Institutional / public properties, parks, and with some limited CU, PA, PR 5,824

Preservation

conservation lands.

passive recreation
amenities.
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ZONING PLAN

Based on the relationship of Future Land Use Map
(FLUM) to the Township zoning ordinance (#43)
there are no new or modified zoning districts
needed to accomplish the implementation of the
future land use map. There are, however, several
recommended revisions that should be considered
to implement the Cornerstones and these include:

1. Transfer of Development Rights. Incorporate
into Article 14; Planned Unit Development,
a provision that encourages the Transfer of
Development Rights (TDR’s) from the core
agricultural zone to the moderately developed
zone based on the land suitability analysis. A
TDR program seeks to preserve landowners’
asset value by moving the right to build a
house(s) from a location where agricultural
preservation is encouraged to a location where
development is encouraged. The TDR process
is usually associated with a planned unit
development and the development rights are
transferred from the sending zone (agricultural
core) to the receiving zone (moderately
developed zone). The approved planned unit
development is eventually recorded at the
County Register of Deeds which memorializes
the transfer of development rights from the
sending parcel to prevent future development
on the same parcel.

2. Agri-Tourism. Allow within the Agricultural
District (AG) agri-tourism opportunities, Section
5.03. These activities, conducted on the
agricultural property, help provide an additional
revenue stream to the property owner.

Agri-Tourism

Accessory Dwelling Units

According to the National Agricultural Law
Center, agri-tourism is a form of commercial
enterprise that links agricultural production
and/or processing with tourism to attract
visitors onto a farm, or other agricultural
business for the purposes of entertaining

or educating the visitors while generating
income for the farm, ranch, or business owner.
Common agri-tourism venues include barn
weddings, on-farm markets, corn mazes, wine
tasting, demonstration farms, and pumpkin
patches to name a few.

. Wetlands. Amend Section 23.06 C. to increase

the setback from a wetland from 10 feet to 25
feet to provide extra protection from fertilizer
and pesticide infiltration.

. Renewable Energy. Amend Article 16;

General Provisions to include a section on
personal scale renewable energy, such as, solar,
residential wind, and geothermal facilities.

. Electric Vehicles (EV’s). Amend Article 16;

General Provisions to include use of electrical
vehicle (EV) charging stations in public facilities,
parks, and commercial businesses.

. Accessory Dwelling Units. Accessory

dwelling units (ADU’s) provide added housing
opportunities in housing markets with high
demand and low supply, like the greater Ann
Arbor market. However, accessory dwelling
units are being converted into short term
rentals (STR’s) which negates their value as an
additional long-term housing unit. Consider
amending the Accessory Dwelling Standards,
Section 17.02(D), in the zoning ordinance to
prohibit the use of ADU’s for STRs.
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