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PLANNING COMMISSION MEETING AGENDA 
June 23, 2026 

6:00 PM 

1. Call to Order

2. Pledge of Allegiance

3. Roll Call

4. Approval of Agenda

5. Conflict of Interest Review (Possible conflicts with agenda items)

6. Public Comment (Comment on items that are not on the agenda. The Board will entertain
public comments on agenda items as they come up for discussion.)

7. Public Hearings
A. None.

8. Action Items (unfinished business then new business and public comment as appropriate)
A. Discussion & Recommendation to the Township Board on proposed Zoning

Ordinance amendments to modify the Bed and Breakfast definition and to add a
Short-Term Rental definition; to amend Sections 17.04(K)(1), 17.04(K)(3), and
17.04(K)(8) and to add Sections 17.04(K)(11), 17.04(K)(12), and 17.04(K)(13) to
clarify and modernize Bed and Breakfast standards; and to amend Table 18.1 to
modify Bed and Breakfast parking requirements.

9. Discussion Items and Public Comment as Appropriate
A. Review and Discussion of Draft Article 4 and Section 16.36 Ordinance Language.
B. Review and Discussion of Draft Data Center Ordinance Language

10. Approval of Planning Commission Minutes:
A. May 26, 2026

11. Correspondence

12. Township Board of Trustees Update
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Dexter Township Planning Commission Agenda 
June 23, 2026 

13. Concerns of Planning Commission Members, Director of Planning & Zoning,
Township Supervisor, & Recording Secretary

14. Public Comment

15. Future Agenda Items
A. Review and Discussion of Special Transitory Food Units / Food Trucks

16. Adjournment
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Benjamin R. Carlisle, President   Douglas J. Lewan, Executive Vice President   John L. Enos, Vice President 
David Scurto, Principal   Sally M. Elmiger, Principal   R. Donald Wortman, Principal 

Paul Montagno, Principal, Megan Masson-Minock, Principal, Laura Kreps, Senior Associate 
Richard K. Carlisle, Past President/Senior Principal 

TO: Dexter Township Planning Commission  

FROM: Megan Masson-Minock AICP, Principal and Brady Heath, Community Planner 

DATE: June 16, 2026 

RE: Bed and Breakfast Zoning Ordinance Amendment 

Please find attached a redlined and clean version of the Bed and Breakfast Zoning Ordinance Amendment 
based on feedback from the May 26, 2026, meeting.  

The following edits were made: 

SECTION 2.02 

• Changed the Bed and Breakfast definition from “with a rental period of less than 30 consecutive
days” to “with a rental period of up to 30 consecutive days.”

• Changed the Short-Term Rental definition from “with a rental period of less than 30 consecutive
days” to “with a rental period of up to 30 consecutive days.”

SECTION 17.09(K)(9) 

• Changed “guest” to “renter”

• Changed “for more than 30 consecutive days” to “for a period up to 30 consecutive days”

SECTION 17.09(K)(12) 

• Added “An inspection shall be conducted prior to appearing before the Planning Commission and
shall occur every 3 years.”

SECTION 17.09(K)(13) 

• Changed “flow” to “demand” in Section 17.04(K)(13).
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Bed and Breakfast Zoning Ordinance Amendment 
June 16, 2026 

2 

Sincerely, 

Attachments: Redlined and clean versions of the Bed and Breakfast Zoning Ordinance Amendment. 
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DRAFT: June 9, 2026 
Bed and Breakfast Zoning Ordinance Amendments 

1 
Text to be added is in red font: example 
Text to be deleted is in strikeout font: example 

Resolution. _____ 

A resolution to amend the definition of Bed and Breakfast; define Short-Term Rentals in Article 2; 
amend Section 17.04(T) to clarify and modernize rules for Bed and Breakfasts.   

IT IS HEREBY ORDAINED BY THE PEOPLE OF THE TOWNSHIP OF DEXTER: 

SECTION 1. MODIFY SECTION 2.02 TO DEFINE SHORT-TERM RENTALS.  

Bed and Breakfast: A residential facility that is owner-occupied in which overnight 
accommodations are provided or offered for compensation, including the provision of bathing 
and lavatory facilities and a breakfast meal. 

Bed and Breakfast:   A single family residential facility with a rental period of up to 30 
consecutive days which is the owner(s) principal place of residence and occupied by said 
owner(s) during the rental period. 

Short-Term Rental – A residential facility with a rental period of up to 30 consecutive days. The 
lawful rental of the following shall not be considered Short-Term Rentals: bed and breakfast 
establishments, motels, campgrounds, group homes such as nursing homes and adult-foster-
care homes, substance-abuse rehabilitation clinics, and other similar healthcare related facilities. 

SECTION 2. MODIFY REGULATIONS IN SECTION 17.04(K) 

(K) Bed and Breakfasts: Bed and breakfasts shall meet the additional standards outlined below.

1) Parking: Parking shall be arranged so as not to pose negative impacts on adjacent
properties. The parking lot shall be screened in accordance with Section 20.04. There
shall be 1 space per guest room; plus 1 space per non-resident employee in addition to 
the required parking for single family dwelling. Parking layout and design standards shall 
meet the requirements in Section 18.04.  

2) Appearance: The exterior appearance of the structure and lot shall not be altered from its
single- family character, except for a permitted sign, as outlined in Article 19 Signs.

3) Owner-Occupied: The bed and breakfast facility shall be a single-family dwelling which is
operated and occupied by the owner of the dwelling. The property owners must be on-
site when guests are present overnight from 10 pm to 7am but can be off-site for a period 
of less than four (4) hours during the day when guests are present.  

4) Meals: Meals may be served to overnight guests only. Meals shall not be served to the
public at large.

5) Retail: Retail sales are not permitted beyond those activities serving overnight patrons.
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DRAFT: June 9, 2026 
Bed and Breakfast Zoning Ordinance Amendments 

2 
Text to be added is in red font: example 
Text to be deleted is in strikeout font: example 

6) Events: Receptions, private parties, or events shall be limited to guests of the bed and
breakfast. The number of events may be limited based on the size of the lot and the
potential impact on the adjacent properties. 

7) Trash Facilities: Exterior solid waste facilities beyond what might normally be expected for
a single-family dwelling, such as dumpsters, shall be prohibited.

8) Guest Rooms: Sleeping rooms for all bed and breakfast facilities shall be a part of the
principal residential structure and shall meet the minimum bedroom size under the
Residential Building Code, subject to review by the Chelsea Area Construction Agency 
and the Dexter Area Fire Department.  

9) Occupancy: A guest renter shall not stay at a Bed and Breakfast for more than for a period
up to 30 consecutive days in a calendar year.

10) Kitchen Facilities: Separate or additional kitchen facilities shall not be provided for guests.

11) Application: Bed and Breakfasts shall be treated as a special land use following the
application standards of Section 28.04. A final site plan shall be approved in accordance
with Section 27.06, Preliminary and Final Site Plan Review, herein, before a special use
permit shall be issued. The application shall include: a signed and completed application
form; an application fee, as outlined in the fee schedule; a site plan that includes parking,
landscaping, and floor plans of the residential dwelling unit illustrating that the proposed
operation meeting the requirements of this Section; and any additional information
determined necessary by the Director of Planning and Zoning in order to determine
compliance with this Ordinance and other applicable laws.

12) Inspection: All bed and breakfasts are required to have an inspection from the Chelsea
Area Construction Agency and the Dexter Area Fire Department, and shall comply with
applicable Township, County, and State construction and health codes. An inspection
shall be conducted prior to appearing before the Planning Commission and shall occur
every 3 years.

13) Sanitary Sewer and Septic System: All bed and breakfast shall have access to sanitary
sewer or a septic tank. Documentation that the sanitary sewer or a septic system can
handle the increased demand shall be submitted with the application for a special land
use permit.

SECTION 3. ADD BED AND BREAKFAST PARKING REQUIREMENT TO TABLE 18.1 

(G) Schedule of Off- street Parking and Queuing Spaces: The following table outlines the
minimum number of off-street parking spaces and queuing spaces per use.

USE MINIMUM NUMBER OF SPACES 

Residential 
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DRAFT: June 9, 2026 
Bed and Breakfast Zoning Ordinance Amendments 

3 
Text to be added is in red font: example 
Text to be deleted is in strikeout font: example 

USE MINIMUM NUMBER OF SPACES 

Single-family dwelling not in a Lake Residential 
District 2 spaces per dwelling unit 

Single-family dwelling in a Lake Residential District 1 space per bedroom, with a minimum of 2 spaces per dwelling unit 

Two-family dwelling 2 spaces per dwelling unit 

Multiple-unit dwelling 2.5 spaces per dwelling unit 

Mobile home park 2 spaces per dwelling unit; plus 1 space per employee 

Accessory dwelling 1 space per bedroom 

Foster care facility or group home 1 space per room or per 3 beds, whichever is greater 

Group day care home 1 space per 4 children; plus 1 space per nonresident employee 

AGRICULTURE, FISHING AND HUNTING 

Commercial Stables 1 space per 4 stalls; plus 1 space per employee 

Farm labor seasonal housing 1 space per 4 residents 

Roadside stand 1 space per 250 square feet of retail space, with a minimum of 3 spaces; 
plus 1 space per employee 

Shooting Range 1 space per station; plus 1 space per employee 

Winery 1 space per 250 square feet of retail space; plus 1 space per employee 

BUSINESS COMMERCIAL, AND RETAIL 

Barber shop or beauty salon 2 spaces per chair/station; plus 1 space per employee 

Bed and breakfast 1 space per guest room; plus 1 space per non-resident employee in addition to 
required parking for single-family dwelling 

Car wash, self-service 3 queuing spaces per bay; plus 1 space per vacuum station; plus 1 space 

Car wash, automatic queuing spaces; plus 1 space per vacuum station; plus 1 space per employee 

Convenience store 1 space per 250 square feet of retail space; plus 1 space per employee 

Funeral Home 1 space per 50 square feet of parlor; plus 1 space per hearse; plus 1 space per 
employee 

General Retail 1 space per 200 square feet of retail area; plus 1 space per employee 

Kennel 1 space per 10 kennels; plus 1 space per employee 

Laundromat 1 space per 3 washing or drying machines; plus 1 space per employee 

Motel 1 space per guest room; plus 1 space per employee 

Motor Vehicle Sales 1 space per 400 square feet of interior retail space; plus 1 space per employee 

Motor Vehicle Service Center 2 spaces per bay; plus 1 space per tow truck; plus 1 space per employee 

Recreational Vehicle Sales 1 space per 500 square feet of interior retail space; plus 1 space per employee 

Self-storage 1 space per 20 units, with a minimum of 3 spaces; plus 1 space per employee 

Service station 1 space per pump; plus 1 queuing space per pump; plus 1 space per employee 

Shopping Center 1 space per 300 square feet 

ARTS, ENTERTAINMENT, AND RECREATION 

Bowling alley 4 spaces per lane; plus 1 space per employee 

Driving range 1 space per tee; plus 1 space per employee 
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DRAFT: June 9, 2026 
Bed and Breakfast Zoning Ordinance Amendments 

4 
Text to be added is in red font: example 
Text to be deleted is in strikeout font: example 

USE MINIMUM NUMBER OF SPACES 

Golf course 4 spaces per hole; plus 1 space per employee 

Marina 1 space per 3 boat slips; plus 1 space per employee 

Special event facility 1 space for every 2 seats of capacity; plus 1 space per employee 

OFFICES 

Banks 1 space per 300 square feet; plus 3.5 queuing spaces per drive-through window or 
atm; plus 1 space per employee 

General 1 space per 300 square feet 

Medical 2 spaces per patient room or 1 space per 300 square feet, whichever is greater; plus 
1 space per employee 

Real estate 1 space per 250 square feet; plus 1 space per employee 

Veterinarian 2 spaces per room or veterinarian, whichever is greater; plus 1 space per employee 

FOOD SERVICES 

Banquet center 1 space per 3 seats; plus 1 space per employee 

Restaurant, carry-out 5 spaces per station; plus 1 space per employee 

Restaurant, drive-through 8 queuing spaces per service window; plus 1 space per employee 

Restaurant, sit-down 1 space per 2 seats; plus 1 space per employee 

HEALTHCARE / MEDICAL 

Assisted Living Facility 1 space per 4 beds; plus 1 space per employee 

Health or fitness center 1 space per 300 square feet; plus 1 space per employee 

INSTITUTIONAL 

Auditorium 1 space per 3 seats; plus 1 space per employee 

Campground 1.5 spaces per campsite or cabin; plus 1 space per employee 

Day care center 1 space per 6 children or adult requiring care; plus 1 space per employee 

Elementary or middle school 2 spaces per classroom; plus 1 bus queuing space per 40 students; plus 1 queuing 
space per 10 students; plus 1 space per employee 

High school 1 space per 2.5 students; plus 1 bus queuing space per 45 students; plus 1 queuing 
space per 20 students; plus 1 space per employee 

Library or museum 1 space per 400 square feet; plus 1 space per employee 

Public utility 1 space per employee 

Religious institution 1 space per 3 seats; plus 1 space per employee 

OTHER 

Extraction operation 1 space per employee 

SECTION 4. SEVERABILITY: The provisions of this Ordinance are hereby declared to be 
severable and if any provision, section or part of this Ordinance is declared 
invalid or unconstitutional by a court of competent jurisdiction, such decision shall 
only affect the particular provisions, section or part involved in such decision and 
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DRAFT: June 9, 2026 
Bed and Breakfast Zoning Ordinance Amendments 

5 
Text to be added is in red font: example 
Text to be deleted is in strikeout font: example 

shall not affect or invalidate the remainder of such Ordinance, which shall 
continue in full force and effect. 

SECTION 5. PUBLICATION: This ordinance shall be published in a newspaper of general 
circulation as required by law.  

SECTION 6.   EFFECTIVE DATE: This Ordinance shall become effective seven (7) days after 
its publication following final adoption or as required by law. 

SECTION 7.  REPEAL: All Ordinances or parts of Ordinances in conflict herewith are hereby 
repealed. 

I, <insert>, Clerk of the Dexter Township, County of Washtenaw, State of Michigan hereby certify 
adoption of Ordinance No. 2026-___ by the Dexter Township Board of Trustees assembled at 
a Regular Meeting held on ____________.  

The motion to approve was made by member _______ and seconded by ______  
YES:  ____________________________________________________________ 
ABSENT:  ________________________________________________________ 
NO: None.  _______________________________________________________ 
ABSTAIN:  _______________________________________________________ 

___________________________________ 
       Clerk Dexter Township 

Published:  __________________________ 
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DRAFT: May 4, 2026 
Bed and Breakfast Zoning Ordinance Amendments 

1 

Resolution. _____ 

A resolution to amend the definition of Bed and Breakfast; define Short-Term Rentals in Article 2; 
amend Section 17.04(T) to clarify and modernize rules for Bed and Breakfasts.   

IT IS HEREBY ORDAINED BY THE PEOPLE OF THE TOWNSHIP OF DEXTER: 

SECTION 1. MODIFY SECTION 2.02 TO DEFINE SHORT-TERM RENTALS.  

Bed and Breakfast:   A single family residential facility with a rental period of up to 30 
consecutive days which is the owner(s) principal place of residence and occupied by said 
owner(s) during the rental period. 

Short-Term Rental – A residential facility with a rental period of up to 30 consecutive days. The 
lawful rental of the following shall not be considered Short-Term Rentals: bed and breakfast 
establishments, motels, campgrounds, group homes such as nursing homes and adult-foster-
care homes, substance-abuse rehabilitation clinics, and other similar healthcare related facilities. 

SECTION 2. MODIFY REGULATIONS IN SECTION 17.04(K) 

(K) Bed and Breakfasts: Bed and breakfasts shall meet the additional standards outlined below.

1) Parking: Parking shall be arranged so as not to pose negative impacts on adjacent
properties. The parking lot shall be screened in accordance with Section 20.04. There
shall be 1 space per guest room; plus 1 space per non-resident employee in addition to 
the required parking for single family dwelling. Parking layout and design standards shall 
meet the requirements in Section 18.04.  

2) Appearance: The exterior appearance of the structure and lot shall not be altered from its
single- family character, except for a permitted sign, as outlined in Article 19 Signs.

3) Owner-Occupied: The bed and breakfast facility shall be a single-family dwelling which is
operated and occupied by the owner of the dwelling. The property owners must be on-
site when guests are present overnight from 10 pm to 7am but can be off-site for a period 
of less than four (4) hours during the day when guests are present.  

4) Meals: Meals may be served to overnight guests only. Meals shall not be served to the
public at large.

5) Retail: Retail sales are not permitted beyond those activities serving overnight patrons.

6) Events: Receptions, private parties, or events shall be limited to guests of the bed and
breakfast. The number of events may be limited based on the size of the lot and the
potential impact on the adjacent properties. 

7) Trash Facilities: Exterior solid waste facilities beyond what might normally be expected for
a single-family dwelling, such as dumpsters, shall be prohibited.
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DRAFT: May 4, 2026 
Bed and Breakfast Zoning Ordinance Amendments 

2 

8) Guest Rooms: Sleeping rooms for all bed and breakfast facilities shall be a part of the
principal residential structure and shall meet the minimum bedroom size under the
Residential Building Code, subject to review by the Chelsea Area Construction Agency 
and the Dexter Area Fire Department.  

9) Occupancy: A renter shall not stay at a Bed and Breakfast for a period up to 30 consecutive
days.

10) Kitchen Facilities: Separate or additional kitchen facilities shall not be provided for guests.

11) Application: Bed and Breakfasts shall be treated as a special land use following the
application standards of Section 28.04. A final site plan shall be approved in accordance
with Section 27.06, Preliminary and Final Site Plan Review, herein, before a special use
permit shall be issued. The application shall include: a signed and completed application
form; an application fee, as outlined in the fee schedule; a site plan that includes parking,
landscaping, and floor plans of the residential dwelling unit illustrating that the proposed
operation meeting the requirements of this Section; and any additional information
determined necessary by the Director of Planning and Zoning in order to determine
compliance with this Ordinance and other applicable laws.

12) Inspection: All bed and breakfasts are required to have an inspection from the Chelsea
Area Construction Agency and the Dexter Area Fire Department, and shall comply with
applicable Township, County, and State construction and health codes. An inspection
shall be conducted prior to appearing before the Planning Commission and shall occur
every 3 years.

13) Sanitary Sewer and Septic System: All bed and breakfast shall have access to sanitary
sewer or a septic tank. Documentation that the sanitary sewer or a septic system can
handle the increased demand shall be submitted with the application for a special land
use permit.

SECTION 3. ADD BED AND BREAKFAST PARKING REQUIREMENT TO TABLE 18.1 

(G) Schedule of Off- street Parking and Queuing Spaces: The following table outlines the
minimum number of off-street parking spaces and queuing spaces per use.

USE MINIMUM NUMBER OF SPACES 

Residential 

Single-family dwelling not in a Lake Residential 
District 2 spaces per dwelling unit 

Single-family dwelling in a Lake Residential District 1 space per bedroom, with a minimum of 2 spaces per dwelling unit 

Two-family dwelling 2 spaces per dwelling unit 

Multiple-unit dwelling 2.5 spaces per dwelling unit 

Mobile home park 2 spaces per dwelling unit; plus 1 space per employee 

Accessory dwelling 1 space per bedroom 
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DRAFT: May 4, 2026 
Bed and Breakfast Zoning Ordinance Amendments 

3 

USE MINIMUM NUMBER OF SPACES 

Foster care facility or group home 1 space per room or per 3 beds, whichever is greater 

Group day care home 1 space per 4 children; plus 1 space per nonresident employee 

AGRICULTURE, FISHING AND HUNTING 

Commercial Stables 1 space per 4 stalls; plus 1 space per employee 

Farm labor seasonal housing 1 space per 4 residents 

Roadside stand 1 space per 250 square feet of retail space, with a minimum of 3 spaces; 
plus 1 space per employee 

Shooting Range 1 space per station; plus 1 space per employee 

Winery 1 space per 250 square feet of retail space; plus 1 space per employee 

BUSINESS COMMERCIAL, AND RETAIL 

Barber shop or beauty salon 2 spaces per chair/station; plus 1 space per employee 

Bed and breakfast 1 space per guest room; plus 1 space per non-resident employee in addition to 
required parking for single-family dwelling 

Car wash, self-service 3 queuing spaces per bay; plus 1 space per vacuum station; plus 1 space 

Car wash, automatic queuing spaces; plus 1 space per vacuum station; plus 1 space per employee 

Convenience store 1 space per 250 square feet of retail space; plus 1 space per employee 

Funeral Home 1 space per 50 square feet of parlor; plus 1 space per hearse; plus 1 space per 
employee 

General Retail 1 space per 200 square feet of retail area; plus 1 space per employee 

Kennel 1 space per 10 kennels; plus 1 space per employee 

Laundromat 1 space per 3 washing or drying machines; plus 1 space per employee 

Motel 1 space per guest room; plus 1 space per employee 

Motor Vehicle Sales 1 space per 400 square feet of interior retail space; plus 1 space per employee 

Motor Vehicle Service Center 2 spaces per bay; plus 1 space per tow truck; plus 1 space per employee 

Recreational Vehicle Sales 1 space per 500 square feet of interior retail space; plus 1 space per employee 

Self-storage 1 space per 20 units, with a minimum of 3 spaces; plus 1 space per employee 

Service station 1 space per pump; plus 1 queuing space per pump; plus 1 space per employee 

Shopping Center 1 space per 300 square feet 

ARTS, ENTERTAINMENT, AND RECREATION 

Bowling alley 4 spaces per lane; plus 1 space per employee 

Driving range 1 space per tee; plus 1 space per employee 

Golf course 4 spaces per hole; plus 1 space per employee 

Marina 1 space per 3 boat slips; plus 1 space per employee 

Special event facility 1 space for every 2 seats of capacity; plus 1 space per employee 

OFFICES 

Banks 1 space per 300 square feet; plus 3.5 queuing spaces per drive-through window or 
atm; plus 1 space per employee 

General 1 space per 300 square feet 
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DRAFT: May 4, 2026 
Bed and Breakfast Zoning Ordinance Amendments 

4 

USE MINIMUM NUMBER OF SPACES 

Medical 2 spaces per patient room or 1 space per 300 square feet, whichever is greater; plus 
1 space per employee 

Real estate 1 space per 250 square feet; plus 1 space per employee 

Veterinarian 2 spaces per room or veterinarian, whichever is greater; plus 1 space per employee 

FOOD SERVICES 

Banquet center 1 space per 3 seats; plus 1 space per employee 

Restaurant, carry-out 5 spaces per station; plus 1 space per employee 

Restaurant, drive-through 8 queuing spaces per service window; plus 1 space per employee 

Restaurant, sit-down 1 space per 2 seats; plus 1 space per employee 

HEALTHCARE / MEDICAL 

Assisted Living Facility 1 space per 4 beds; plus 1 space per employee 

Health or fitness center 1 space per 300 square feet; plus 1 space per employee 

INSTITUTIONAL 

Auditorium 1 space per 3 seats; plus 1 space per employee 

Campground 1.5 spaces per campsite or cabin; plus 1 space per employee 

Day care center 1 space per 6 children or adult requiring care; plus 1 space per employee 

Elementary or middle school 2 spaces per classroom; plus 1 bus queuing space per 40 students; plus 1 queuing 
space per 10 students; plus 1 space per employee 

High school 1 space per 2.5 students; plus 1 bus queuing space per 45 students; plus 1 queuing 
space per 20 students; plus 1 space per employee 

Library or museum 1 space per 400 square feet; plus 1 space per employee 

Public utility 1 space per employee 

Religious institution 1 space per 3 seats; plus 1 space per employee 

OTHER 

Extraction operation 1 space per employee 

SECTION 4. SEVERABILITY: The provisions of this Ordinance are hereby declared to be 
severable and if any provision, section or part of this Ordinance is declared 
invalid or unconstitutional by a court of competent jurisdiction, such decision shall 
only affect the particular provisions, section or part involved in such decision and 
shall not affect or invalidate the remainder of such Ordinance, which shall 
continue in full force and effect. 

SECTION 4. PUBLICATION: This ordinance shall be published in a newspaper of general 
circulation as required by law.  

SECTION 5.   EFFECTIVE DATE: This Ordinance shall become effective seven (7) days after 
its publication following final adoption or as required by law. 

SECTION 6.  REPEAL: All Ordinances or parts of Ordinances in conflict herewith are hereby 
repealed. 
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DRAFT: May 4, 2026 
Bed and Breakfast Zoning Ordinance Amendments 

5 

I, <insert>, Clerk of the Dexter Township, County of Washtenaw, State of Michigan hereby certify 
adoption of Ordinance No. 2026-___ by the Dexter Township Board of Trustees assembled at 
a Regular Meeting held on ____________.  

The motion to approve was made by member _______ and seconded by ______  
YES:  ____________________________________________________________ 
ABSENT:  ________________________________________________________ 
NO: None.  _______________________________________________________ 
ABSTAIN:  _______________________________________________________ 

___________________________________ 
       Clerk Dexter Township 

Published:  __________________________ 
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Dexter Township
Planning & Zoning
6880 Dexter-Pinckney Road 

Dexter, MI  48130 
Telephone: 734-426-3767 

www.dextertownshipmi.gov 

    “ A   C o m m u n i t y    F o r    A l l    S e a s o n s ” 

TO:       Dexter Township Planning Commission 

FROM:   Fletcher Reyher, AICP, Director of Planning and Zoning 

DATE:    June 23, 2026 

RE:        Alternative Framework for Uses Not Listed in the Schedule of Uses 
(Article 4) / Sec. 16.36 Uses not Specifically Listed  

1. Purpose and Background

This memorandum presents a supplemental approach for the Planning Commission’s 
consideration alongside the proposed amendment to Article 4 & Section 16.36 of Dexter 
Township’s Zoning Ordinance, as prepared by staff (May 05, 2026). 

The current ordinance and latest draft amendment to Section 16.36 addresses land uses not listed 
through an administrative process: the Director of Planning and Zoning makes an initial 
determination of use similarity, with applicant appeal ability to the Zoning Board of Appeals. The 
companion amendment to Article 4 adds a cross-reference directing readers to Section 16.36 for 
unlisted uses. 

This memorandum describes an alternative process modeled on the City of Dexter’s Zoning 
Ordinance, Section 3.05, which vests the similar use determination in the Planning Commission 
rather than in administrative staff or the ZBA. Staff presents both frameworks here for the 
Commission’s discussion and direction. 

2. Summary of the Current Proposal (Section 16.36 / Article 4 Amendment)

Under the previous amendment package recommended by staff, the process for unlisted uses 
would operate as follows: 

1. An applicant seeking to establish a use not specifically listed in Article 4 Schedule of Uses
submits a request to the Director of Planning and Zoning.

2. The Director evaluates whether the proposed use is similar in character and impact to a
listed use, applying the criteria set forth in Section 16.36(A): parking, traffic, utility impact,
stormwater, and noise/odor/glare.
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3. If found similar, the use is subject to the development standards of the analogous use. If
not found similar, the use is not permitted.

4. A determination by the Director may be appealed to the ZBA.
5. Article 4 is amended to include a cross-reference notifying readers that unlisted uses are

subject to Section 16.36.
This approach is efficient and provides an administrative pathway, but it concentrates decision-
making authority on staff, with ZBA review available only on appeal. 

3. The Alternative: Planning Commission Determination

The City of Dexter's Zoning Ordinance, Section 3.05, provides a Planning Commission-centered 
model. Under this framework, a use not listed as a permitted use in a zoning district may be 
permitted upon a determination by the Planning Commission that the use is clearly similar in nature 
and compatible with the listed or existing uses in that district. The Commission's determination 
encompasses: 

a. Compatibility Analysis. The Commission compares specific characteristics of the
proposed use, including traffic generation, types of service or goods, methods of
operation, and building characteristics against those of uses expressly permitted in the
district.

b. Authorization Category. If the Commission finds the use compatible, it determines
whether the use should be permitted by right, as a special land use, or as a permitted
accessory use.

c. Conditions. The Commission may establish additional standards and conditions under
which a use may be permitted.

d. District Limitation. No use may be permitted under this section if it is specifically
listed as a permitted, special land use, or conditional use in any other zoning district.

Applied to Dexter Township's Zoning Ordinance, this alternative would add a new subsection to 
Section 16.36 (or replace the current administrative determination process) and would also require 
a cross-reference in Article 4, consistent with staff’s previous recommendation. 
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4. Comparison of the Two Approaches

The table below summarizes the key differences between the two frameworks:

Factor Current Proposal (Sec. 16.36 / 
Admin) 

Alternative (Planning 
Commission) 

Decision-maker Director of Planning and Zoning Planning Commission 

Appeal / Review ZBA (on appeal) No separate appeal; Commission is 
initial and final authority (subject to 
Circuit Court review) 

Public 
participation 

None at administrative stage Planning Commission meeting 
provides public notice and comment 
opportunity 

Flexibility Director applies enumerated 
criteria 

Commission may establish 
additional conditions and standards 

Efficiency Faster; no public meeting is 
required if land use can be 
reviewed administratively. 
Requires scheduling on a Planning 
Commission agenda if land use 
requires site plan review.  

Requires scheduling on a 
Commission agenda for every type 
of land use.  

Consistency with 
Master Plan 

Not expressly required, but 
recommended during May 26, 
2026, PC Meeting.  

Commission review aligns use 
determination with land use / master 
plan policy goals 

Precedent / 
analogous model 

ZBA interpretation models 
(common in Michigan) 

City of Dexter, Sec. 3.05; other 
Michigan municipalities 

5. Key Considerations

In evaluating which approach better serves Dexter Township, the Planning Commission may wish 
to consider the following: 

• Transparency / accountability. Because the Planning Commission is an appointed body
deliberating in a public forum, vesting similar use determinations there may be perceived
as more transparent and accountable than administrative determinations.

• Volume of requests. If requests for unlisted use determinations are expected to be
infrequent, the efficiency advantage of the administrative model is less significant. If
volume is expected to be higher, the Commission model may create scheduling burdens.

• Condition-setting authority. The City of Dexter model expressly grants the Commission
authority to impose conditions. The current proposal does not include an express condition-
setting mechanism, though conditions can often be attached through the land use's
applicable development standards.
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• Relationship to special land use. The Planning Commission model allows the
Commission to classify an unlisted but compatible use as a special land use, thereby
triggering the full SLU review process. This provides an additional layer of scrutiny for
uses presenting higher complexity or impact.

• Compatibility with adopted ordinance structure. Either approach is consistent with the
Article 4 amendment language proposed by Staff & Carlisle Wortman Associates. The
choice of decision-maker does not require changes to Article 4 cross-reference language.

6. Staff Recommendation

Staff supports adoption of either framework as both satisfy the Township’s planning objectives 
and provide a defensible process for evaluating unlisted uses. However, staff notes that the 
Planning Commission model offers the following practical advantages for Dexter Township: 

1. It keeps consequential land use policy decisions within a deliberative body rather than in
administrative staff review.

2. The express authority to categorize unlisted uses as a special land use provides a
meaningful tool for managing complex or high-impact proposals.

Staff welcomes the Commission's direction on which approach to advance, or whether to present 
both options at a public hearing for community input. 

Respectfully submitted, 

Fletcher Reyher, AICP 
Director of Planning and Zoning  
Dexter Township Planning Department 
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Article 4. 
Schedule of Uses 
 Uses not listed in the Schedule of Uses are subject to the requirements in Section 16.36 

P  Permitted Use S  Special Land Use 
AP  Accessory Permitted Use AS  Accessory Special Land Use 

COMMERCIAL LAND USE AG RR LR MHR CU RC PI PR C 

Adult entertainment S 

Banquet hall S 

Bar or club S 

Bed and breakfast S S S S 

Car wash S 

Carry-out, drive-through, take-out, pick-up, or other form of 
restaurant or other food service establishment that serves 
food or drink for off-site consumption 

S 

Commercial agriculture, excluding slaughterhouses P P P 

Commercial kennel S S 

Commercial stable P S P P 

Commercial watercraft access ramp S S S S S 

Day care center S S S P 

Driving range P S P 

Entrepreneurial kitchen AS AS AP AP AP 

Farm equipment sales and service of equipment S P 

Food cart S P P P 

Funeral home P 

Golf course or country club S S S 

Health, fitness, or rehabilitation center P 

Junkyard S 

Landscape nursery and greenhouse, including sales of plant 
materials and supplies P P 

Marina or yacht club S S S S 

Medical office P 
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COMMERCIAL LAND USE AG RR LR MHR CU RC PI PR C 

Microbrewery or distillery S 

Motel or hotel P 

Motor vehicle sales S 

Motor vehicle service station or maintenance and repair S 

Outdoor dining area S 

Open Air Market AP AP AP AP AP AP AP 

Open air sales S 

Personal service establishment that performs services on site 
within a completely enclosed building P 

Professional office that performs services on site within a 
completely enclosed building P 

Recycling collection or transfer station P P S 

Retail businesses that supply commodities on the premises 
within a completely enclosed building, such as food, drugs, 
alcohol, furniture, clothing, dry goods, books, flowers, jewelry, 
or hardware 

P 

Roadside stand P P P 

Sales of new industrial and construction equipment or the 
service and repair of such items S 

Self-storage facility S 

Sit down restaurant or other establishment that serves food 
and drink for onsite consumption, including an outdoor dining 
area 

S S 

Sit-down restaurant or other establishment that serves food 
or drink for on-site consumption P 

Sod farm S S 

Special event facility S S S 

Veterinary Clinic P S P 

Watercraft sales, repair, or storage S S P 

Winery S S S P 

INDUSTRIAL LAND USE AG RR LR MHR CU RC PI PR C 

Biofuel production, large S S S S 

Biofuel production, small P P P P 

Extractive operation S 

P  Permitted Use S  Special Land Use 
AP  Accessory Permitted Use AS  Accessory Special Land Use 
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OTHER LAND USE AG RR LR MHR CU RC PI PR C 

Accessory uses customarily incidental and subordinate to the 
permitted principal use AP AP AP AP AP AP   AP 

MET tower P P     P P P 

Private club or meeting hall S S    S   P 

Private landing strip or heliport S S        

Private stable AP AP AS   AP    

Renewable energy facility S         

Signs AP AP AP AP AP AP AP AP AP 

Solar energy system, accessory  AP AP AP AP AP AP AP AP AP 

Utility substation S S     S   

WECS, micro   AP       

WECS, micro and small AP AP  AP AP AP AP AP AP 

WECS, small   AS       

Wireless communication facility, major colocation AS AS AS AS  AS  AS S 

Wireless communication facility, minor colocation AP AP AP AP  AP AP AP AP 

Wireless communication facility, new S S     S S S 

 

PUBLIC AND QUASI- PUBLIC LAND USE AG RR LR MHR CU RC PI PR C 

Cemetery P      P P  

Common use access lot  S S  P S    

Community sewage system S S S S  S S S S 

Community well S S S S  S S S S 

Conservation area P     P    

Conservation area and game refuge  P      P  

Government office       P P P 

Library       P P P 

Observatory       P P  

Police or fire station       P P  

Polling place P P P P P P P P P 

Public administration building or assembly hall       P P P 

Religious institution, including housing for affiliated personnel S S S       

School  S S   S P P  

Sewage or water treatment plant       P   

 

P  Permitted Use S  Special Land Use 
AP  Accessory Permitted Use AS  Accessory Special Land Use 
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RECREATIONAL USE AG RR LR MHR CU RC PI PR C 

Campground S S P P 

Hunting preserve S 

Indoor recreation, such as indoor theaters, bowling alleys, 
skating rinks, shooting ranges P 

Outdoor athletic facility or similar recreation facility of an 
open-space and low-intensity nature P P S P P P P P 

Outdoor shooting range S S S S 

Public park or playground P S P P P P 

Recreation site dedicated for a platted subdivision or site 
condominium P P P P P P 

RESIDENTIAL USE AG RR LR MHR CU RC PI PR C 

Accessory dwellings AP AP AP AP 

Assisted living facility S 

Day care or foster care facility, family home P P P P 

Day care or foster care facility, group home S S S S 

Farm labor seasonal housing AS 

Home occupations AP AP AP AP 

Mobile home park P 

Single-family dwellings P P P P 

Two-family dwellings P P 

Upper-level residential P 

P  Permitted Use S  Special Land Use 
AP  Accessory Permitted Use AS  Accessory Special Land Use 
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SECTION 16.36

Uses Not Specifically Listed 
(A) Use Interpretation: For specific uses that are not listed in the Schedule of Uses in Article 4, the Director of

Planning and Zoning shall determine if that use is similar in character and impact to any of the uses listed in
this Article, considering the following:
1) Parking: Parking requirements shall not be greater than the similar use permitted by the ordinance;
2) Traffic impact: Traffic volumes, patterns, and peak hours shall not be greater than the similar use

permitted by the ordinance;
3) Water, sewer, and utility impact: Utility systems shall not be impacted in a manner greater than the

similar use permitted by the ordinance;
4) Stormwater, drainage, and impervious surfaces: The impact to stormwater volumes, patterns, and

flows shall not be greater than the similar use permitted by the ordinance;
5) Noise, odor, and glare: The impacts of noise, odor, glare, or other use-related effects shall not be

greater than the similar use permitted by the ordinance.
6) Master Plan: The proposed uses shall be compatible with the goals, objectives, and the future land use

map of the Master Plan.

If a use is not listed but is determined to be similar, the use shall be subject to the development standards of 
the similar use. If a use is not listed and is determined to not be similar, it shall not be permitted. A 
determination by the Director of Planning and Zoning can be appealed to the Zoning Board of Appeals. 
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(A) Use Interpretation: For specific uses that are not listed, the Director of Planning and Zoning shall
determine if that use is similar in character and impact to any of the uses listed in this Article, considering
the following:
1) Parking: Parking requirements shall not be greater than the similar use permitted by the ordinance;
2) Traffic impact: Traffic volumes, patterns, and peak hours shall not be greater than the similar use

permitted by the ordinance;
3) Water, sewer, and utility impact: Utility systems shall not be impacted in a manner greater than the

similar use permitted by the ordinance;
4) Stormwater, drainage, and impervious surfaces: The impact to stormwater volumes, patterns, and

flows shall not be greater than the similar use permitted by the ordinance;
5) Noise, odor, and glare: The impacts of noise, odor, glare, or other use-related effects shall not be

greater than the similar use permitted by the ordinance.

If a use is not listed but is determined to be similar, the use shall be subject to the development standards of 
the similar use. If a use is not listed and is determined to not be similar, it shall not be permitted. A 
determination by the Director of Planning and Zoning can be appealed to the Zoning Board of Appeals. 

(A) General Requirements

A land use which is not cited by name as a permitted use in a zoning district in the Schedule of Uses
contained in Article 4 of this Ordinance may be permitted upon determination by the Planning
Commission that such use is clearly similar in nature and compatible with the listed or existing uses in
that district. In making such a determination, the Planning Commission shall consider the following:

1. Determination of Compatibility

In making the determination of compatibility, the Planning Commission shall consider specific
characteristics of the use in question and compare such characteristics with those of the uses
which are expressly permitted in the district. Such characteristics shall include, but are not limited
to, traffic generation, types of service offered, types of goods produced, methods of operation, and
building characteristics.

2. Conditions by which Use May be Permitted

If the Planning Commission determines that the proposed use is compatible with permitted and
existing uses in the district, the Commission shall then decide whether the proposed use shall be
permitted by right, as a special land use, or as a permitted accessory use. The proposed use shall
be subject to the review and approval requirements for the district in which it is located. The
Planning Commission shall have the authority to establish additional standards and conditions
under which a use may be permitted in a district.

No use shall be permitted in a district under the terms of this Section if the use is specifically listed
as a use permitted by right or as a special or conditional use in any other district.

Text to be added is in red font: example 
Text to be deleted is in strikeout font: example 

SECTION 16.36 

Uses Not Specifically Listed 
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Text to be added is in red font: example 
Text to be deleted is in strikeout font: example 

(A) Use Interpretation: For specific uses that are not listed, the Director of Planning and Zoning shall
determine if that use is similar in character and impact to any of the uses listed in this Article, considering
the following:
1) Parking: Parking requirements shall not be greater than the similar use permitted by the ordinance;
2) Traffic impact: Traffic volumes, patterns, and peak hours shall not be greater than the similar use

permitted by the ordinance;
3) Water, sewer, and utility impact: Utility systems shall not be impacted in a manner greater than the

similar use permitted by the ordinance;
4) Stormwater, drainage, and impervious surfaces: The impact to stormwater volumes, patterns, and

flows shall not be greater than the similar use permitted by the ordinance;
5) Noise, odor, and glare: The impacts of noise, odor, glare, or other use-related effects shall not be

greater than the similar use permitted by the ordinance.

If a use is not listed but is determined to be similar, the use shall be subject to the development standards of 
the similar use. If a use is not listed and is determined to not be similar, it shall not be permitted. A 
determination by the Director of Planning and Zoning can be appealed to the Zoning Board of Appeals. 

(A) General Requirements

A land use which is not cited by name as a permitted use in a zoning district in the Schedule of Uses
contained in Article 4 of this Ordinance may be permitted upon determination by the Planning
Commission that such use is clearly similar in nature and compatible with the listed or existing uses in
that district. In making such a determination, the Planning Commission shall consider the following:

1. Determination of Compatibility

a. In making the determination of compatibility, the Planning Commission shall consider
specific characteristics of the use in question and compare such characteristics with those
of the uses which are expressly permitted in the district.

i. Parking: Parking requirements shall not be greater than the similar use permitted
by the ordinance;

ii. Traffic Impact: Traffic volumes, patterns, and peak hours shall not be greater than
the similar use permitted by the ordinance;

iii. Water, sewer, and utility impact: Utility systems shall not be impacted in a manner
greater than the similar use permitted by the ordinance;

iv. Noise, odor, and glare: The impacts of noise, odor, glare, or other use-related
effects shall not be greater than the similar use permitted by the ordinance.

v. Master Plan: The proposed use shall be compatible with the goals, objectives, and
the future land use map of the Master Plan.

2. Conditions by which Use May be Permitted

If the Planning Commission determines that the proposed use is compatible with permitted and
existing uses in the district, the Commission shall then decide whether the proposed use shall be
permitted by right, as a special land use, or as a permitted accessory use. The proposed use shall
be subject to the review and approval requirements for the district in which it is located. The
Planning Commission shall have the authority to establish additional standards and conditions
under which a use may be permitted in a district.

No use shall be permitted in a district under the terms of this Section if the use is specifically listed
as a use permitted by right or as a special or conditional use in any other district.

SECTION 16.36 

Uses Not Specifically Listed 
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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 

TO: Dexter Township Planning Commission  

FROM: Megan Masson-Minock, AICP Principal, and Brady Heath, Community Planner 

DATE: June 15, 2026 

RE: Data Center Maps  

During the Data Center Workshop on May 12, 2026, there was concern that there would be no 
space for data center with a 500-foot distance required from residential used property; 
property zoned Rural Residential, Lake Residential, or Open Space Community; 
primary/secondary school; medical clinic; park; day-care center and preschool.  

Attached are two maps showing different scenarios: 

Map 1: shows a 500-foot distance from parcels zoned as Rural Residential, Lakes Residential, 
and Open Space Community.  

Map 2: shows a 500-foot distance from parcels zoned as Agriculture, Rural Residential, Lakes 
Residential, and Open Space Community. 

These maps show that the strip of commercial zoned parcels at the corner of Dexter-Pinckney 
Road and North Territorial can hold a data center with the 500-foot distance from parcels 
zoned as Agriculture, Rural Residential, Lakes Residential, and Open Space Community.  

Recommendation: 

We recommend that the Planning Commission move forward with an overlay district to allow 
data centers on the strip of commercial zoned properties at the corner of Dexter-Pinckney and 
North Territorial.  

We look forward to discussing this further at the next Planning Commission meeting. Please let 
us know if you have any questions. 

Sincerely, 
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Data Center Maps 
June 15, 2026 
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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 

To:       Dexter Township Planning Commission  

From:   Megan Masson-Minock AICP, Principal and Brady Heath, Community Planner 

Date: June 15, 2026 

Re: Data Center Ordinance Draft  

Attached is a revised Data Center Ordinance Draft based on the Planning Commission’s feedback at their 
May 12, 2026, work session. Question for the Planning Commission to consider:  

1. What should be considered as a High Resource Demand Facility?

Based on the feedback provided, we have made the following changes by section: 

A. Purpose and Intent

• Expanded Standard 5 to include preservation of agricultural heritage, protection of
natural resources, traffic management, future development planning, and sustainability.

B. Applicability – No changes

C. Definitions

• Added a graphic illustrating the criteria for a High Resource Demand Facility (HRDF).

• Clarified that an HRDF must meet both operational characteristics and
resource/infrastructure threshold criteria.

• Revised the emergency generation threshold language from 2 MW to 2,000 kW.

D. Districts Permitted and Process

• Revised the approval language to state that the Township Board may approve, approve
with conditions, or deny a site plan and special land use request.

E. Required Engagement Steps – No changes

F. Dimensional Standards
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Data Center Ordinance Draft 
June 15, 2026 

2 

• Reduced maximum building lot coverage from 60% to 40%.

• Added a maximum impervious surface coverage standard of 80%.

• Replaced the previous 50-foot greenbelt requirement with an exemption from Article 20
landscape requirements.

• Added detailed evergreen and native vegetation buffer standards.

• Added planting installation, bonding, maintenance, and replacement requirements for
landscape buffers.

G. Site and Design Standards

• Renamed "Architecture & Façade Articulation" to "Architecture & Visual Impacts."
• Renamed "Massing and Scale" to "Building Design and Massing."
• Rewrote building design standards to focus on reducing visual impacts, architectural

articulation, campus cohesion, and identifiable entrances.
• Added a new "Visual Mitigation and Screening" subsection.
• Removed the architectural design and building materials subsection.
• Removed detailed material standards and transitional feature requirements.
• Updated rooftop equipment screening standards to require materials matching the

building.
• Replaced lighting performance standards with a requirement for dark-sky-friendly

lighting solutions.
• Revised landscaping standards to reference the new greenbelt requirements rather than

Article 20.
• Changed tree preservation language to prioritize preservation rather than mandatory

replacement.
• Revised tree replacement standards to reference Section 20.06(F).
• Revised parking lot landscaping standards to reference Section 20.04 requirements.
• Modified natural feature protection standards to require compliance with or exceed

applicable ordinance standards.
• Added a requirement that stormwater designs comply with Section 23.09 requirements.

H. Performance Standards

H.3 Energy and Sustainability

• Replaced the requirement for 90% renewable energy generation with a requirement to
demonstrate reasonable efforts toward renewable energy and carbon reduction strategies.

• Retained examples of eligible renewable energy technologies while removing mandatory
generation thresholds.

H.3.f Security and Emergency Access
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Data Center Ordinance Draft 
June 15, 2026 

3 

• Increased minimum perimeter security barrier height from six feet to eight feet.

• Added authority for the Planning Commission to require barriers up to twelve feet in height.

• Added a requirement for emergency response plan updates at least every three years.

H.4 Battery Energy Storage Systems

• Revised BESS compliance standards to require compliance with Section 17.06(O), NFPA 855,
applicable codes, and manufacturer specifications.

• Added a requirement for a Battery Energy Storage System Emergency Response Plan and
manufacturer data sheets.

H.5 On-Site Substation/Switchyard

• Rewrote standards to emphasize minimizing visual, noise, and operational impacts.

• Added screening options including landscaping, berming, architectural screening, and fencing.

• Expanded transformer containment requirements to reference applicable state and federal
regulations.

I. Use of Consultants and Cost Recovery – No changes

J. Monitoring and Reporting

• Added annual reporting requirements for waste and heat recovery feasibility analysis.
• Added annual reporting requirements regarding hazardous material disposal.
• Added annual reporting requirements regarding fire protection and emergency

response maintenance.
• Revised the violation reference for failure to report to Section XX.N.

K. Decommissioning

• Replaced the performance guarantee requirement with a financial guarantee
requirement tied to building permit issuance.

• Added provisions allowing letters of credit, bonds, or escrow accounts as acceptable
financial guarantees.

• Added Township rights to access funds, enter the site, seek injunctive relief, recover
excess costs, and file liens if decommissioning is not completed.

• Added a requirement that financial guarantees remain binding on future owners and
successors.

• Increased the required financial assurance amount to 150% of estimated
decommissioning costs.

• Removed the requirement to update decommissioning estimates every five years.

Page 32 of 59



Data Center Ordinance Draft 
June 15, 2026 

4 

• Rewrote removal standards to focus on removal of above-ground structures and
restoration of the site.

• Added a requirement to remove below-ground infrastructure to a minimum depth of 36
inches.

• Removed detailed renewable energy facility decommissioning standards that were not
applicable to data centers.

L. Risk Mitigation

This section was rewritten due to concerns raised by attorneys regarding the wording of the
"Public Benefit" plan. To address those concerns, the section was revised and reframed as a
"Risk Mitigation" plan. Standards previously contained in Section L.7. were removed, as
municipalities cannot require developers to make off-site improvements unless the developer
has voluntarily proposed such improvements.

M. Standards

• Added a cross-reference requiring compliance with the Special Land Use standards in
Section 28.03.

N. Violations and Penalties; Suspension and Revocation of Permit

• Added a new section establishing procedures for violation notices, hearings, permit
suspension, permit revocation, and emergency suspension actions.

In addition, answers to questions posed at the work session are below: 

1. Large scale data centers (Co-location data centers with a large footprint and hyperscale data
centers) are often defined as 10 megawatts for greater.

a. The Planning Commission has the ability to change this standard. However, since this is
a relatively new land use, there is no case law on what can be required by data center
developers.

2. Can outputs be used for qualifying as a high resource demand facility?

a. Yes, this would require more discussion on what the Planning Commission would want
to qualify as an HRDF.

3. Do they have ways to offset them within their own capacity? Where did the break come from?

a. Yes, the Planning Commission should discuss what they would want to qualify as an
HRDF. These standards can be edited, but an attorney may have issues with the
standards being more restrictive.

4. Can the public hearing requirements be for 30 days and 500 feet from the subject site?
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a. It’s best to stay within the requirements that are in the Zoning Ordinance, unless there 
is a good reason behind the additional days and residents who receive a notice.  
 

5. Is there a site within the Township that would support the 500 foot distance from residential 
used property; property zoned Rural Residential, Lake Residential, or Open Space Community; 
primary/secondary school; medical clinic; park; day-care center and preschool. 
 

a. Please refer to the data center maps and cover memo.  
 

6. Can landmarked trees be replaced at a larger ratio while the Zoning Ordinance requires a 1:1 
replacement?  
 

a. It is best to stay with what is already required in the Zoning Ordinance. If the Planning 
Commission would like to impose a larger ratio, then there needs to be good reasoning 
behind it.  
 

7. Should the standards in the High Resource Demand Facilities Ordinance be cross referenced or 
written out.  
 

a. Cross reference when the Zoning Ordinance already has standards written out in 
another section. If there are additional standards then what the Zoning Ordinance 
requires, then it should be written out.  
 

8. Why are there no standards written out in the standards section?  
 

a. The standards section was added onto to cross reference the Special Land Use standards 
in Section 28.03.  

 
Please review the edits made to the draft and the answers to your questions and additional questions 
above. We look forward to discussing this with you at your next Planning Commission meeting.   
 
Sincerely,  
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SECTION XX: High Resource Demand Facilities 
 

A. Purpose and Intent 
The purpose of this ordinance is to establish a regulatory framework for siting, design, operation, 
and decommissioning of High Resource Demand Facilities, which include data centers and data 
processing centers, to balance local economic benefits with protection of public health, safety, 
welfare, natural resources, and neighborhood character. Standards are intended to: 

1. Direct High Resource Demand Facilities to locations with existing and adequate 
infrastructure, redevelopment and infill of existing sites, and minimal land-use conflicts;  

2. Avoid and mitigate nuisance impacts including noise, vibration, light/glare, and air 
emissions for neighboring businesses and residences;  

3. Ensure efficient use of electricity and water, prioritizing renewable energy and 
conservation;  

4. Promote context-appropriate architecture and robust screening to be compatible with 
the Township’s rural character and natural resources;  

5. Ensure compatibility with adjacent land uses and the Township’s Master Plan including 
preservation of agricultural heritage, protection of natural resources, management of 
traffic, thoughtful planning for future development, and creating a sustainable 
community; and 

6. Ensure responsible decommissioning and site restoration. 
 

B. Applicability 
1. This section applies to High Resources Demand Facilities, Data Center and Data 

Processing Center uses, including Large-Scale, Small-Scale, and Accessory as defined 
herein. 

2. Approval is contingent upon the applicant demonstrating conformance to the 
requirements of this ordinance and other standards of the Zoning Ordinance. 

3. Where conflicts exist between this section and other provisions, this section governs. 
Where silent, other applicable provisions apply (e.g., lighting, landscaping, stormwater, 
and performance standards). 

 
C. Definitions 

1. High Resource Demand Facility (HRDF): A principal nonresidential facility, campus, or 
group of buildings under common ownership or control that is characterized by (i) 
continuous or near-continuous operation, and (ii) significant mechanical, electrical, or 
cooling infrastructure, and that meets the applicability criteria in subsections (A) and (B) 
below. 
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A facility shall be considered an HRDF only when sub-section A and sub-section B below 
are met: 

A. Operational Characteristics. The facility includes one or more of the following 
operational characteristics that are integral to the primary use: 

1. Central plant or large-scale mechanical cooling and/or ventilation 
systems serving process loads or Information Technology (IT)/electronic 
equipment; 

2. On-site emergency generation with an aggregate nameplate capacity 
exceeding 2,000 kilowatt (kW), and/or on-site fuel storage exceeding 
10,000 gallons; 

3. Dedicated electrical transformation/switchgear yard, substation, or 
similarly intensive electrical infrastructure primarily serving the facility; 
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4. 24-hour operations and/or operational necessity requiring uninterrupted
environmental control (temperature/humidity) or high-reliability power
systems.

B. Resource/Infrastructure Thresholds. The facility exceeds one or more of the
following thresholds, as demonstrated by applicant-prepared estimates and
utility/service provider documentation, including any phased expansion
approved or constructed within five (5) years:

1. Water demand: average daily water demand > 100 gallons per minute
(gpm);

2. Sanitary sewer: average daily sanitary discharge > 50,000 gallons/day;
3. Electric demand: maximum contracted demand or designed peak

demand > 10 MW (or equivalent documented kW);
4. Hazardous materials / regulated wastes: storage, use, or generation

requiring reporting under [EPCRA Tier II and/or applicable state
hazardous materials reporting] and/or generation of hazardous waste at
a level regulated under [state/federal hazardous waste generator
requirements], as documented on a materials inventory submitted with
the application.

Exclusions. HRDF does not include general warehousing/distribution, general 
manufacturing, or office uses unless the Zoning Administrator determines, based on 
operational characteristics and supporting documentation, that the facility is 
substantially similar in operational profile to HRDF-type facilities (e.g., high-reliability 
power demand and continuous environmental control serving electronic/process loads) 
and meets subsections (A) and (B). 

Aggregation. Multiple buildings, modules, or phases located on the same site or on 
contiguous parcels under common ownership or control shall be aggregated for 
purposes of determining HRDF status and whether thresholds are exceeded. 

Relationship to Data Centers. A Data Center or Data Processing Center that meets the 
HRDF definition shall be considered an HRDF and shall comply with all applicable HRDF 
supplemental standards. 

2. Data Center:  A facility used for the centralized storage, management, processing, and
transmission of digital information, typically containing computer servers, data storage
systems, telecommunications equipment, power distribution systems, cooling and
ventilation systems, uninterruptible power supplies, backup generators, and associated
support infrastructure. The term includes colocation centers, cloud-computing facilities,
hyperscale computing facilities, and similar high-intensity information technology
operations. The term does not include small server rooms, IT closets, or similar
equipment rooms that are clearly accessory and subordinate to another lawful principal
use.
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3. Data Processing Center: A building or portion of a building used primarily for the
manipulation, analysis, computation, or transformation of digital information through
computer hardware or specialized equipment. A Data Processing Center may include
servers or digital processing equipment, but is typically of smaller scale or lower
intensity than a Data Center and may involve office or administrative functions
associated with data manipulation. The term does not include general business offices
or accessory server rooms subordinate to a principal use.

4. Large-Scale Data Center and Data Processing Center:  A center equal or greater than
25,000 sq ft gross floor area or located on a site greater than 10 acres.

5. Small-Scale Data Center and Data Processing Center: A center less than 25,000 sq ft,
often serving local or regional networks.

6. Accessory Data Center and Data Processing Center: A center that is clearly incidental
and subordinate to a principal use (e.g., hospital, university, large employer) and less
than 10,000 sq ft.

7. Battery Energy Storage System (BESS). One or more electrochemical energy storage
containers, inverters, switchgear, and associated equipment, which may be co-located
with a High Resource Demand Facility to provide resiliency or load management.

8. On-site Substation/Switchyard. Electric utility facilities (e.g., transformers, breakers)
necessary to serve a data center.

D. Districts Permitted and Process
1. Districts

a) High Resource Demand Facility: Special Land Use in C –General Commercial
District only. Prohibited elsewhere.

b) Large-Scale Data Centers and Data Processing Centers: Special Land Use in C –
General Commercial District only. Prohibited elsewhere.

c) Small-Scale Data Centers and Data Processing Centers: Special Land Use in C –
General Commercial District. Prohibited elsewhere.

d) Accessory Data Centers and Data Processing Centers: Special Land Use accessory
to an approved principal use in the C – General Commercial, and PI – Public
Institutional Districts.

2. Process
a) The Planning Commission shall hold a public hearing as set forth in 31.08 and

make a recommendation to the Township Board.
b) The Township Board, upon a recommendation from the Planning Commission,

may approve, approve with conditions, or deny the site plan and special land
use.

E. Required Engagement Steps (minimum standards)

1. Pre-application conference (mandatory)
a) Applicants shall meet with planning staff prior to submitting an application.
b) Staff shall identify expected engagement topics, impacted stakeholders, and the

required contents of the Community Engagement Plan.
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2. Community Engagement Plan (CEP) (required with application) 

a) A CEP shall be submitted as part of the application package and must include: 
o Project overview (site, size, phasing, anticipated construction 

timeline); 
o Draft public information materials (fact sheet, FAQs); 
o Engagement schedule and methods; 
o Proposed meeting formats and locations (including virtual option); 
o List/map of stakeholders and the Engagement Area; 
o Languages and accessibility accommodations; 
o Communication channels (project website, email list, hotline); 
o Process for documenting comments and responses; and 
o Proposed Community Benefits 

b) The Zoning Administrator shall determine whether the CEP is complete prior 
to scheduling public hearings. 

 
3. Community meeting(s) (mandatory, prior to first public hearing) 

a) The applicant shall hold at least one community meeting no fewer than 21 days and 
no more than 60 days prior to the first public hearing. 

b) Notice shall be given to all property owners and addresses (if different) within 300 
feet of the proposed project site. If a property is within 300 feet and is part of a 
subdivision, homeowners, or business owners association, all members of the 
association shall be notified.  

c) Additional community meetings may be required if: 
o There are significant amendments, based upon determination of the Zoning 

Administrator, to the plan between Planning Commission or Township Board 
reviews; or  

o The Planning Commission or Township Board directs additional engagement 
due to public interest. 

d) Meeting requirements: 
o Held at a location within Dexter Township, ADA-accessible, and available 

after 5:00 p.m. on a weekday or on a weekend; 
o Virtual participation option must be provided; 
o The applicant must provide interpreters upon request with at least 7 days 

notice; and 
o Meeting must include a Q&A segment and accept written comments. 
 

4. Report 
a) After each community meeting, the applicant shall submit a report to the 

Township providing the following meeting details:  
1. Meeting details (location, time, etc) 
2. Meeting sign in sheet 
3. Meeting minutes  
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F. Dimensional Standards 
 

1. Minimum Lot Area:  
a) High Resource Demand Facility: 10 acres 
b) Large-Scale: 10 acres 
c) Small-Scale and Accessory: 2 acres. 

2. Maximum Building Height: 30 feet / 2 stories 
3. Maximum Lot Coverage: 40 percent for buildings and 80 percent for all impervious 

surfaces. 
4. Minimum Setbacks: 

a) High Resource Demand Facility: 400 feet from any residentially used or zoned 
property, primary/secondary school, medical clinic, park, day-care center and 
preschool, hospital or medical center.  200 feet from all other property lines. 

b) Large-Scale: 400 feet from any residentially used or zoned property, 
primary/secondary school, medical clinic, park, day-care center and preschool, 
hospital or medical center.  200 feet from all property lines. 

c) Small-Scale and Accessory: 100 feet from any residentially used or zoned 
property, primary/secondary school, medical clinic, park, day-care center and 
preschool, hospital or medical center.  75 feet from all property lines. 

5. Greenbelt: The perimeter of any HRDF shall be screened and buffered by installed 
evergreen or native vegetative plantings whenever existing natural vegetation does not 
otherwise reasonably obscure the renewable energy facilities from any public street 
and/or adjacent residential structures, subject to the following requirements: 

a) High Resource Demand Facilities shall be exempt from the landscape 
requirements of Article 20, Section 20.03.  

b) The evergreen or native vegetative buffer shall be composed of native or 
evergreen trees that at planting shall be minimum of four (4) feet in height and 
shrubs two (2) feet in height. The evergreen trees shall be spaced no more than 
fifteen (15) feet apart on center (from the central trunk of one plant to the 
central trunk of the next plant), native trees shall be placed no more than thirty 
(30) feet apart on center and shrubs shall be spaced no more than seven (7) feet 
apart on center. All unhealthy (individual tree is fifty (50) percent dead or 
greater) and dead material shall be replaced by the applicant within one (1) year, 
or the next appropriate planting period, whichever occurs first. Prior to the 
issuance of the permit, the applicant shall furnish to the Township a landscape 
bond to ensure the survival of plantings for three (3) years from the date of the 
issuance of the permit.  

c) All plant materials shall be installed between March 15 and November 15. If the 
applicant requests a final certificate of occupancy from the Township and the 
applicant is unable to plant during the installation period, the applicant will 
provide the Township with a letter of credit, surety or corporate guarantee for 
an amount equal to one and one-half (1.5) times the cost of any planting 
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deficiencies that the Township shall hold until the next planting season. After all 
plantings have occurred, the Township shall return the financial guarantee.   

d) Failure to install or continuously maintain the required vegetative buffer shall 
constitute a violation of this Ordinance and any permit may be subject to 
revocation. 

6. Siting:  
a) A High Resource Demand Facility, including but not limited to a Large-Scale Data 

Center, shall not be located on any parcel that is within 500 feet of any 
residential used property; property zoned Rural Residential, Lake Residential, or 
Open Space Community; primary/secondary school; medical clinic; park; day-
care center and preschool.   
 

G. Site and Design Standards 
 

1. Architecture & Visual Impacts  
a) Building design and massing 

1. The building shall be designed to reduce the perceived size and visual 
prominence of structures as viewed from adjacent properties and public 
rights-of-way. 

2. Building facades visible from public streets or adjoining properties shall 
incorporate architectural articulation, changes in plane, variations in 
materials, changes in color or texture, screening elements, landscaping, or 
other design techniques that reduce the appearance of large uninterrupted 
wall surfaces. 

3. Buildings shall be designed to provide visual interest and a human-scaled 
appearance along public street frontages and at primary points of visibility. 

4. Multiple buildings within the same development shall incorporate 
complementary design elements, materials, colors, and forms to create a 
coordinated campus appearance. 

5. Building entrances visible to visitors, employees, or the public shall be clearly 
identifiable through architectural features, canopies, recesses, changes in 
materials, landscaping, lighting, or similar design elements. 

b) Visual mitigation and screening 
1. Site and building design shall incorporate measures to minimize visual 

impacts on adjacent properties and public rights-of-way. Such measures may 
include building placement, setbacks, landscaping, berming, screening walls, 
architectural treatments, changes in building massing, or a combination 
thereof. 

2. Mechanical equipment, generators, cooling equipment, loading areas, and 
similar operational features shall be screened from public rights-of-way and 
adjacent properties through architectural integration, screening structures, 
landscaping, or other effective methods. 

3. The extent of visual mitigation required shall be proportional to the visibility 
of the facility and the sensitivity of surrounding land uses. 
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a. Where a facility abuts or is visible from residential districts or other 
lower-intensity land uses, building and site design shall incorporate 
transitional elements intended to reduce visual impacts and 
provide compatibility. 

b. Transitional elements may include increased setbacks, enhanced 
landscaping, berms, screening, building step-backs, reductions in 
apparent building mass, architectural articulation, or other 
equivalent design techniques. 

c. No specific transitional method shall be required provided the 
applicant demonstrates that the proposed design effectively 
mitigates visual impacts on adjacent properties. 

d. The Planning Commission may consider the effectiveness of the 
overall site and building design in reducing visual impacts rather 
than requiring any particular architectural feature or stylistic 
treatment. 

2. Mechanical, Loading, and Rooftop Equipment 
a) Mechanical equipment shall be fully enclosed unless where mechanically 

unfeasible based on manufacturers’ specifications.  
b) If located outside of a building, all mechanical equipment (HVAC, generators, 

cooling towers, transformers) shall be fully screened by architecturally 
compatible walls/panels. 

c) Rooftop equipment shall be screened by a parapet wall, equipment penthouse, 
or visually solid screen on all four sides that is of the same material or quality of 
the building itself. Rooftop equipment that is visible above the parapet wall shall 
be set back from the exterior or parapet wall at a distance no less than the 
height of said equipment.            

d) Loading spaces are not allowed within the front yard and shall be screened from 
residential properties and streets as required in Section 18.05. 

3. Lighting 
a) Security and area lighting shall comply with the general lighting standards in 

Article 21.  
b) The High Resource Demand Facility will implement dark-sky friendly lighting 

solutions.  
4. Landscaping, Buffers, and Natural Features Protection  

a) Provide the required greenbelts in sub-section F.5 of this section.  
b) Existing trees on the site shall be preserved to the greatest extent possible.  
c) When trees are proposed for removal, they must be replaced per Section 

20.06(F).  
d) Parking lots shall meet i requirements in Section 20.04 with shade trees to 

mitigate heat-island effects. 
e) There shall be minimal impacts to natural features, if they are present on site 

including mature woodlands, steep slopes, wetlands, floodplains, stream 
corridors, and protected plant and animal habitats in compliance, if not 
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exceeding, the requirements in Section 23.05, Section 23.06, Section 23.07, 
Section 23.08 and Section 23.09.  

5. Stormwater and Wastewater 
a) Stormwater.  

1. On-site detention and water-quality treatment are required per the 
Section 23.09 and Washtenaw County Water Resources Commissioner 
(WCWRC). Designs shall address potential thermal impacts from large 
roof/pavement areas and condenser discharge, and meet the 
requirements of Section 23.09.  

b) Withdrawals/Discharge.  
1.  Any large quantity water withdrawal or discharge shall comply with 

applicable state and county permits. Approval by the Township shall be 
contingent upon written confirmation from the applicable utility and 
regulatory agencies that the proposed withdrawal or discharge will not 
adversely impact existing users, system capacity, groundwater resources, 
or downstream infrastructure.   

a. Township approval shall be conditioned upon a finding that the 
proposed withdrawal or discharge: 

1. Will not exceed available system or aquifer capacity at full 
build-out; 

2. Will not displace or impair existing or reasonably 
foreseeable users; 

3. Will not require public investment or system expansion to 
serve the facility; and 

4. Will not result in stranded or oversized infrastructure in 
the event of facility closure or decommissioning. 

6. Traffic and Construction Management 
a) A Construction Logistics and Traffic Management Plan is required identifying 

haul routes, delivery windows, worker parking, and dust/mud control. 
b) Construction hours shall be limited to 7:00 a.m.–8:00 p.m. Monday–Saturday 

unless otherwise approved. 
 

H. Performance Standards 
 

1. Noise and Vibration 
a) Noise Limit. Routine operations (including cooling equipment) shall follow the 

requirements of Section 23.02 (A).  
b) Generator Testing. Routine testing shall occur between 8:00 a.m.–6:00 p.m. 

weekdays. Testing shall comply with the noise limits.  
c) Measurement Protocol. Compliance shall be demonstrated via pre- and 

post-occupancy sound studies by a qualified acoustical engineer; apply penalties 
for prominent discrete tones (+5 dB) and impulsive noise per ANSI S12 
standards.  
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d) Vibration. Operations shall not cause perceptible vibration at or beyond the 
property line per ANSI/ISO criteria. 

2. Air Quality and Emissions 
a) All stationary engines, cooling towers, and emission sources shall comply with 

the federal Clean Air Act and EGLE rules. Required Air Use Permits to Install (PTI) 
must be obtained and kept current.  

b) Generators. New generators shall meet EPA Tier 4 Final standards. Dispersion 
modeling may be required where generators are within 500 feet of residential, 
schools, parks, or hospitals.  

c) Cooling Towers. Cooling towers shall include drift eliminators and be managed to 
prevent particulate emissions or microbial contamination. 

d) Thermal Emissions.  The facility shall be designed and operated so that thermal 
emissions do not cause a sustained increase in ambient air temperature at any 
property line beyond the limits below, measured at 5 feet above grade: 

1. Residential or mixed-use property line: not more than +2°F above 
ambient background, averaged over any 15-minute period. 

2. Nonresidential property line: not more than +4°F above ambient 
background, averaged over any 15-minute period. 

3. No thermal emission shall create unsafe conditions on sidewalks, trails, 
roadways, or public spaces due to icing, fogging, or thermal plume 
interaction with winter conditions. 

3. Energy and Sustainability 
a) Efficiency Target. Design for Power Usage Effectiveness (PUE) of 1.2 or lower or 

demonstrate the highest efficiency reasonably achievable given site constraints; 
provide documentation at Site Plan and post-occupancy.  

b) Renewable Energy. Due to the significant energy demands associated with data center 
operations, the Township encourages applicants to consider energy efficiency measures 
and sustainable energy strategies that support long-term environmental and 
infrastructure sustainability. The applicant shall demonstrate that reasonable 
efforts have been made to incorporate renewable energy resources, utility green 
power programs, or other carbon-reduction strategies into the facility's energy 
supply. Renewable energy can include the following:  

1. Wind energy conversion systems shall comply with Section 
17.06.B and have a nameplate capacity below the threshold 
for a wind energy facility.  

2. Accessory solar energy systems shall comply with Section 
17.06.C and have a nameplate capacity below the threshold 
for a solar energy facility.  

3. Renewable “Green” Hydrogen Fuel Cells systems are 
permitted for backup power generation. Decarbonized “Blue” 
Hydrogen and Traditional “Gray” Hydrogen are not permitted. 

4. Geothermal energy systems shall be closed loop systems. 
Open-loop systems are prohibited. All above-ground 
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equipment shall be a minimum of 50 feet from a side and rear 
lot line. All components of a closed-loop geothermal energy 
system, including associated equipment, shall be located 
outside of easements, unless allowable per the easement 
restriction, and shall be outside of all public rights-of-way. A 
site plan shall be provided to the Director of Planning and 
Zoning to show setback compliance and type of system being 
proposed. 

5. Energy storage systems shall be limited to Long-Duration 
Energy Storage (LDES). Battery Energy Storage Systems (BESS) 
may not be counted towards this requirement.   

c) Heat Reuse. Provide a feasibility analysis for waste-heat recovery or 
district-energy interconnection.  

d) Reporting. See Section J for annual reporting requirements. 
e) Water Conservation. 

1. Cooling shall be designed as a closed-loop / closed-cycle system with no 
routine discharge of noncontact cooling water to the sanitary 
sewer/Publicly Owned Treatment Works (POTW) or to surface waters, in 
order to comply with applicable local sewer use ordinances (including 
prohibitions/limitations on noncontact cooling water and heat to the 
POTW) and EGLE discharge/withdrawal permitting requirements 
(including NPDES authorization and Michigan Water Quality Standards, 
and large-quantity withdrawal registration/review where applicable 

f) Security and Emergency Access 
1. Perimeter Security.  

a. Sites shall be fully enclosed with a perimeter security system, 
which may include fencing, walls, or equivalent barriers not less 
than six (6) feet in height. 

1. The Planning Commission may require taller fencing, walls, 
or equivalent barriers that will not exceed twelve (12) feet 
in height.  

b. Security barriers shall be designed to balance safety with 
community character; opaque fencing must be screened with 
landscaping where visible from public roads or residential areas. 

2. Emergency Access.  
a. A minimum of two (2) points of emergency vehicle access shall be 

provided, with clear signage and unobstructed pathways around 
the building. 

b. Access drives shall be constructed to fire department standards, 
with sufficient load-bearing capacity for emergency apparatus. 

c. Fire lanes shall be maintained free of obstructions at all times. 
3. Cameras.  
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a. Installation and maintenance of a perimeter camera surveillance 
system capable of monitoring all vehicular and pedestrian access 
points, building entrances, and outdoor mechanical/equipment 
areas. 

b. Cameras shall be positioned to minimize intrusion into adjoining 
residential properties and public rights-of-way, while still 
providing full coverage of the site. 

c. Camera systems shall be continuously operational (24 hours per 
day, 7 days per week) and recordings shall be retained for a 
minimum of 30 days. 

d. A security plan, including camera layout, monitoring procedures, 
and data retention policies, shall be submitted as part of site plan 
review. 

4. Fire Protection.  
a. Sites shall be equipped with an automatic fire detection and 

suppression system designed to protect both building occupants 
and sensitive equipment. 

b. Suppression systems shall comply with National Fire Protection 
Association (NFPA) standards and be approved by the Fire 
Marshal. 

5. Hazardous Materials.  
a. Any use of hazardous materials (including fuels for backup 

generators, batteries, and chemicals for cooling systems) shall 
comply with federal, state, and local storage, reporting, and 
disposal requirements. 

b. Applicants shall provide a Hazardous Materials Management Plan 
identifying on-site materials, storage methods, spill prevention 
measures, and emergency response procedures. 

c. The applicant shall provide a fire protection plan.  
6. Emergency Response Plan. Applicants shall submit an Emergency 

Response Plan to the Township at the time of Site Plan review, which 
must include: 

a. Site layout for emergency responders. 
b. Fire suppression and alarm systems description. 
c. Backup generator location and fuel storage details. 
d. Contact information for on-site security and facility management. 
e. A commitment to review and update the Emergency Response 

Plan with the Dexter Area Fire Department, any other fire 
department with jurisdiction over participating properties, first 
responders, and county emergency managers at least once every 
three (3) years. 

 
Operators shall provide annual training opportunities or site orientations 
to local fire, police, and emergency medical services. 
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4. Battery Energy Storage Systems (if provided) 

a) Battery Energy Storage Systems (BESS) shall be an accessory component to the 
principal use of the property.   

b) BESS shall comply with shall comply with all applicable provisions of Section 
17.06(O), NFPA 855, applicable Michigan Building and Fire Codes, and 
manufacturer specifications. 

c) Setbacks. Outdoor BESS containers shall be set back a minimum of 100 feet from 
property lines and 300 feet from residential districts/uses, unless a greater 
distance is required by NFPA 855 based on technology and aggregate capacity. 

d) Protection. Provide vehicle impact protection, fire-rated separation where 
required, gas detection, ventilation, and emergency shut-offs. Include a 
BESS-specific emergency response plan and data sheet package. 

e) As part of the Special Land Use application, the applicant shall provide a Battery 
Energy Storage System Emergency Response Plan and manufacturer data sheets 
to the Township and the applicable fire department. 

5. On-Site Substation/Switchyard (if provided) 
a) On-site substations and switchyards shall be designed and located to minimize 

visual, noise, and operational impacts on adjacent properties and public rights-
of-way. 

b) Evergreen landscaping, berming, architectural screening, fencing, or a 
combination thereof shall be provided where necessary to mitigate visual 
impacts while maintaining utility safety and operational requirements. 

c) Transformers shall include integral secondary containment systems sized in 
accordance with applicable state and federal regulations. 
 

I. Use of Consultants and Cost Recovery 
 

1. The Township may retain qualified consultants to review energy efficiency, water use, 
air quality, BESS safety, renewable energy, stormwater, and related matters.  

2. All reasonable costs shall be escrowed by the applicant. 
 

J. Monitoring and Reporting 
 

1. Commissioning Documentation: Prior to Certificate of Occupancy, submit 
commissioning results for mechanical/electrical systems and acoustical compliance. 

2. Annual Report (by March 31): 
a) Actual annual energy consumption (MWh) and calculated PUE; 
b) Renewable energy procurement and percentage of total load; 
c) Water usage (gallons) and cooling method; 
d) Waste and heat recovery feasibility analysis;  
e) Disposal of hazardous materials and what they were;   
f) Generator testing/operating hours and emissions compliance statement with 

current EGLE permits; 
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g) Sound level monitoring summary; and 
h) Summary of efficiency/cooling/security upgrades implemented; 
i) Maintaining fire protection and emergency response.  

3. Failure to monitor and report may be grounds to revoke any township approvals in 
Section XX.n.  
 

K. Decommissioning 
 

1. Plan Required. As a condition of Special Land Use and Site Plan approval, the applicant 
shall submit a Decommissioning and Site Restoration Plan that address: 

a) Triggers for decommissioning. 
b) Methods for removal of structures, equipment, utilities, and impervious 

surfaces. 
c) Recycling and disposal of equipment and hazardous materials. 
d) Final grading, soil stabilization, and revegetation. 
e) Restoration of the site to a condition compatible with surrounding uses. 

2. Triggers for Decommissioning 
a) A center shall be considered abandoned if it ceases operations for a period of 12 

consecutive months, unless the owner provides evidence of intent to resume 
operations. 

b) Decommissioning must begin within 6 months of abandonment and be 
completed within 12 months. 

3. Performance Guarantee / Financial Assurance 
a) Prior to the issuance of the permit, the applicant shall furnish to the Township a 

performance guarantee in an amount equal to or greater than the estimated 
cost of decommissioning. An estimate certified by a third party with expertise 
must be submitted with the decommissioning plan. The performance guarantee 
must meet the following requirements:  

1. The guarantee shall be in the form of a surety bond, irrevocable letter of 
credit, or cash deposit into an escrow account with an escrow agent 
acceptable to the Township. 

2. The related escrow agreement shall be subject to Township approval, and 
shall include terms that ensure that the Township shall have access to the 
escrow account funds for the expressed purpose of completing 
decommissioning if decommissioning is not completed by the applicant 
within three hundred sixty-five (365) days of the end of project life or 
facility abandonment. 

3. The Township is granted the right of entry onto the site, to effect or 
complete decommissioning, upon the expiration of the 365th day after 
abandonment. 

4. The Township is granted the right to seek injunctive relief to effect or 
complete decommissioning, as well as the Township's right to seek 
reimbursement from applicant or applicant successor for 
decommissioning costs in excess of the amount deposited in escrow and 
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to file a lien against any real estate owned by applicant or applicant's 
successor, or in which they have an interest, for the amount of the 
excess, and to take all steps allowed by law to enforce said lien. Financial 
provisions shall not exceed reasonable anticipated decommissioning 
costs. 

4. Removal Standards 
a) Following the operational life of the project, the applicant shall perform 

decommissioning, in accordance with the decommissioning plan, and removal of 
the renewable energy facilities and all its components in compliance with the 
standards outlined below.  

1. The ground must be restored to its original topography within three 
hundred sixty-five (365) days of abandonment. All structures, including 
but not limited to concrete, piping, facilities, and other project related 
materials above grade and up to four (4) feet below-grade shall be 
removed offsite for disposal. 

2. All access roads or driveways shall be removed, cleared, and graded by 
the electric provider or IPP, unless the property owner(s) requests, in 
writing, a desire to maintain any access road or driveways, subject to a 
road maintenance agreement that is approved by the Township in 
accordance with its ordinances. The Township or County will not be 
assumed to take ownership of any access road or driveways. 

3. As part of the decommissioning plan, the property owner(s) and the 
electric provider or IPP may propose a mutually agreed topographical 
restoration plan to protect drain tile, utilize installed access roads and/or 
driveways, or other measure to facilitate restoration of agricultural use 
on the site, subject to applicable Township ordinances. 

b) Materials shall be recycled to the maximum extent practicable. 
5. Site Restoration 

a) The site shall be restored with topsoil, seeded or planted with native vegetation, 
and stabilized to prevent erosion. 

b) The Township may approve alternate restoration plans if the site is proposed for 
redevelopment consistent with the Master Plan and zoning ordinance. 

6. Failure to Decommission 
a) If the owner fails to complete decommissioning in accordance with the approved 

plan, the Township may draw upon the financial guarantee to complete the 
work. 

b) Any costs exceeding the financial guarantee shall remain the responsibility of the 
property owner. 
 

L. Risk Mitigation  
 

1. Purpose and intent 
a) High Resource Demand Facility (HRDF) and Data Centers can generate 

community impacts and service demands related to energy consumption, water 
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use, stormwater, noise, traffic/road wear, visual impacts and aesthetics, public 
safety coordination, and long-term site management. 

b) The purpose of this Section is to require a Risk Mitigation Plan for High Resource
Demand Facility (HRDF) and Data Centers that:

1. Mitigates impacts that are attributable to the facility;
2. Provides transparent, measurable commitments that support Township

goals; and
3. Establishes clear enforcement and reporting mechanisms.

2. Applicability
A Risk Mitigation Plan is required for any new High Resource Demand Facility (HRDF) or
Data Center, HDRF or data center expansion, or expansion of a facility that causes it to
meet the definition of a HRDF that meets one or more of the following thresholds:

a) Gross floor area of 10,000 square feet or more;
b) Facility load of 10 MW or more (nameplate/critical facility load); or

3. Plan Submittal Timing
a) The applicant shall submit the Risk Mitigation Plan concurrently with the Site

Plan and Special Use application.
b) The Planning Commission may deem an application incomplete until the Plan is

provided in a form sufficient to evaluate compliance with this Section.

4. Required contents of the Risk Mitigation Plan

The Risk Mitigation Plan shall include, at minimum:

a) Project overview. Site plan summary; construction phasing; expected operational
date; anticipated employment (construction and permanent); and a description of
on-site infrastructure (including electrical and water systems as applicable).

b) Impact analysis. A concise, plain-language description of expected impacts on:
1. public utilities and infrastructure (electric, water, sewer as applicable);
2. stormwater and groundwater protection;
3. traffic and roadway wear (construction and operations);
4. noise, lighting, and hours/character of operations;
5. public safety coordination (fire, EMS, police); and
6. long-term site management and decommissioning (if applicable).

5. Community benefits and commitments. The applicant shall provide commitments
meeting all baseline requirements in subsection 6. Each commitment must include:

a) a measurable deliverable (e.g., dollar amount, number of trainees, percentage,
kWh, gallons, acres, etc.);

b) a timeline/milestones;
c) the responsible party
d) reporting method; and
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e) proposed remedies if the commitment is not met.

6. Requirements

As a condition of approval, the applicant shall commit to the following requirements, in
a form acceptable to the Township:

a) Local workforce and procurement.
1. Good-faith local hiring and contracting plan, including outreach to

Washtenaw-area unions/trades, community colleges, and workforce
programs; and

2. Annual reporting of construction hours and permanent jobs by residency
(to the extent permitted by law) and contracting spend by geography.

b) Public safety coordination and preparedness.
1. Pre-occupancy coordination meeting(s) with Township fire/EMS and code

officials;
2. Facility emergency response information provided to Township (site

contact list, shutoffs, hazard inventory, access plan).
c) Environmental performance.

1. A water stewardship plan (efficiency, leak detection, and, if applicable,
reuse/recycling strategies);

2. A noise and lighting management plan demonstrating ongoing
compliance and complaint response procedures; and

3. A sustainability/energy plan describing how the facility will minimize
emissions and peak-load impacts (e.g., efficiency measures, demand
response participation, renewable procurement strategy), to the extent
within the applicant’s control.

d) Community access and transparency. Public-facing reporting dashboard;
community advisory meetings during construction; neighborhood hotline with
response times; third-party audits of key metrics (energy, water) where feasible.

e) Infrastructure improvements. Roadway, non-motorized, transit, or signal
improvements proportionate to traffic and construction impacts; utility upgrades
directly serving or mitigating impacts;

f) Environmental enhancements. On-site habitat restoration, tree canopy targets,
native landscaping, green infrastructure, carbon reduction commitments, or
renewable energy support.

7. Review standards and findings
a) The Township Board shall approve, approve with conditions, or deny the application

based on whether the Risk Mitigation Plan:
1. Contains all required elements in subsections 4 through 6;
2. Provides clear, measurable commitments;
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3. Demonstrates that commitments are related to anticipated impacts and
Township objectives; and

4. Includes enforceable mechanisms for implementation and reporting.
b) Approval may include conditions to ensure commitments are proportional and

administratively feasible, consistent with the standards specified in the zoning
ordinance.

8. Development agreement; security; enforcement
a) Incorporation into approval. All commitments in the approved Risk Mitigation Plan

shall be conditions of approval and shall be incorporated into a Development
Agreement and/or recorded document, as determined by the Township.

b) Annual reporting. The operator shall submit an annual report to the Township
documenting compliance with each commitment for the prior calendar year.
Reports shall be made publicly available except for proprietary or security-sensitive
information.

c) Noncompliance. If the Township determines a material commitment is not being
met, the Township may:
1. Require a corrective action plan with a defined cure period;
2. Draw upon performance security where applicable;
3. Pursue civil remedies authorized by the zoning ordinance; and/or
4. Initiate permit/approval enforcement consistent with the ordinance.

9. Modification
A material modification to an approved Risk Mitigation Plan (e.g., reduction in
deliverables, extended timelines, or removal of a commitment) shall require Township
approval in the same manner as the original Plan, unless the approving body determines
the modification is minor.

M. Standards

1. In addition to the Special Land Use Decision Criteria in Section , the Planning Commission shall
determine and shall provide evidence of its determinations in its report to the Township Board
that the standards within this Section have been met. Failure to meet any standard may be
grounds for recommendation of denial.

a) The Special Land Use standards set forth in Section 28.03.

N. Violations and Penalties; Suspension and Revocation of Permit

1. Should the Director of Planning and Zoning, or a person designated for inspection and
enforcement by the Township Board (“Official”), discover any noncompliance with the
terms and conditions of this Article and/or the permit issued under this Article, and/or
with any other applicable law, ordinance or regulation, the Official shall prepare a
notice of this fact detailing the violations, and shall send copies of same to the Permit
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Holder and to the Township Board. Within 15 days following such notice, the Permit 
Holder shall advise the Township, in writing, whether or not it concurs that a violation 
exists; and, if it is agreed that a violation does exist, the Permit Holder shall 
immediately commence steps to remedy the violation and continue such action 
without delay. If the Permit Holder does not agree, it shall, within the same period of 
time, state the reasons for such lack of agreement.  

2. The Permit Holder shall correct any and all violations on an immediate basis (to the 
extent feasible considering the nature of the violation).  Corrections shall be made as 
soon as possible, and in all events corrections shall be made within a period not to 
exceed 60 days from the date of the violation notice unless, due to circumstances 
beyond Permit Holder's control, completion of the corrective measures are not 
possible within such period, in which event the Permit Holder may, upon approval of 
the Township Board, sought within the 60-day period, be given reasonable additional 
time by the Board within which to make the correction.  

3. In the event of a dispute with respect to the existence of a violation, the Township 
Board shall set a reasonable time for a hearing, either before the Township Board or 
before a hearing officer designated by the Township Board, and shall notify the Permit 
Holder of the time, date and place of the hearing. After a review of the reasons stated 
by the Permit Holder for its position that no violation exists, the township may, in its 
discretion, include in the notice of hearing, responsive allegations with respect to the 
claimed violation.  

4. In the event the Permit Holder has concurred that a violation exists, but has not 
remedied the same in a timely manner as provided for in this Section, a notice of 
violation shall be sent and a hearing thereon established utilizing the same form and 
procedure as set forth in subsections above of this section with respect to the notice 
and hearing on a violation.  

5. At the hearing, the disputed violation, or the failure to timely cure a violation, shall be 
considered, which consideration may be adjourned from time to time. Such 
consideration shall include a hearing conducted at the meeting or meetings, and shall 
further include the opportunity of the Permit Holder to appear in person, or by a duly 
authorized representative to present argument, witnesses and other evidence on 
behalf and in the defense of the Permit Holder, or, in addition to or in lieu thereof, to 
file a written presentation prior to the initiation of the meeting. The Permit Holder shall 
also be afforded the opportunity to examine individuals who have made statements or 
submitted other evidence supporting the existence of a violation or the failure to 
timely cure a violation; provided, such examination shall be limited in scope to matters 
relating directly to the statements made and evidence submitted. The Township Board, 
or the hearing officer appointed by the Board, shall likewise have the opportunity to 
examine witnesses who present evidence favorable to the Permit Holder. The hearing 
shall also include an attempt to ascertain whether the Permit Holder made a 
reasonable effort to prevent the occurrence of the violation, or to cure the same in a 
timely manner. 
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6. If a Hearing Officer conducts the hearing, a detailed report shall be submitted to the 
Township Board, along with a record of the hearing officer proceedings. The report 
may include a recommendation. 

7. Suspension and Revocation. In the event the Township Board shall determine that a 
violation of this Ordinance exists, or that the Permit Holder has failed to cure a 
violation in a timely manner, the Township Board is authorized to take the following 
action, considering whether the Permit Holder made a reasonable effort to prevent the 
occurrence of a violation and/or cure the same in a timely manner:  

a) If the violation constitutes the first uncured violation, and/or the first failure to 
cure a violation in a timely manner, and the same has not resulted in damage to 
person or property, the Board is authorized to suspend the permit for a period of 
up to one month;  

b) If the Permit Holder has previously had one uncured violation and/or one failure 
to cure a violation in a timely manner, and there is an additional uncured 
violation and/or failure to cure a violation in a timely manner, and/or if any 
violation or failure to cure a violation results in property damages, the Board is 
authorized to suspend the permit for a period of up to three months; or  

c) If the Permit Holder is found to be in violation of this Ordinance on a third 
occasion, and/or if the Permit Holder is found to have failed to cure a violation in 
a timely manner for the third time, or any combination of these, and/or if there 
are violations and/or failure to cure in excess of three, and/or if a violation has 
resulted in personal injury of one or more individuals, the Township Board may, 
after a further hearing proceeded by a notice of grounds to the Permit Holder, 
suspend the permit for a period of up to one year, or revoke the permit 
permanently.  

8. Emergency Circumstances. In the event the Township Board shall determine, in its 
discretion, that serious and irreparable harm and damage is likely to occur to person or 
property, or that an impairment or pollution of the environment is likely to occur, the 
Township Board may order an emergency summary suspension of the permit, which 
shall become effective upon service of same upon the Permit Holder. The Township 
Board shall thereafter, as soon as is practical, conduct a hearing with the same notice 
and procedural standards set forth in the above subsections of this section pertaining 
to for violation hearings, to determine whether:  

a) To revoke the suspension order; or  

b) To continue the suspension order for a fixed period of time. Or 

c) To revoke the permit permanently. The Board shall state reasons for its 
determination. If the Permit Holder wishes to expedite the hearing procedure, 
the Permit Holder may waive the advanced notice requirement and proceed 
immediately to a hearing. Following the entry of a determination by the 
Township Board to suspend the permit under this subsection, the institution of a 
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lawsuit in the circuit court, or other court, shall not, without the order of the 
court, constitute a stay of the suspension. The procedures and remedial action 
authorized under this section shall be in addition to, and not in lieu of, additional 
actions the Township may seek, including the institution of district court or 
circuit court proceedings. 
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Commissioners  
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Dan Barry 

 Recording Secretary 
Janis Miller

REGULAR MEETING OF THE PLANNING COMMISSION 
Tuesday, May 26, 2026 

Present: Chairperson, Steve Burch; Vice-Chair, Chandra Hurd; Secretary, Christina Maier; 
Representative to ZBA Shaun Smith; Marty Straub, and Dan Barry.  
Absent:  Board of Trustee Representative Abbott, with notice. 

Also present:  Fletcher Reyher, Director of Planning and Zoning; Janis Miller, Recording 
Secretary, and Brady Heath, Carlisle Wortman.  

1. Call to Order:  Chairperson Burch called the meeting to order at 6 PM.

2. Pledge of Allegiance:  Recited by all.

3. Roll Call: Board of Trustee Representative Abbott, absent with notice.

4. Approval of Agenda:
At the request of the Recording Secretary, move agenda item 8 B to item 10 D.
Moved by Hurd, seconded by Maier, to approve the agenda as amended.   Motion carried.

5. Conflict of Interest: None.

6. Public Comment: (non-agenda items) Opened 6:04 PM
Joseph Spiegel, 7905 Sauer Drive
Speaking as a citizen, not representing any board or committee of the township, he stated that
there is no purpose for ordinances if they are not enforced. We need an anonymous tip line.
Regarding the Fertilizer Ordinance, will you [the township] be providing notice to the
providers?  Is there scientific support regarding the 100-foot setback from waterbodies.  Is
there legislative history to support this ordinance?

7. Public Hearings:
A. Public hearing to amend Section 2.02 to modify the Bed and Breakfast definition and to

add a Short-Term Rental definition; to amend Sections 17.04(K)(1), 17.04(K)(3), and
17.04(K)(8) and to add Sections 17.04(K)(11), 17.04(K)(12), and 17.04(K)(13) to clarify
and modernize Bed and Breakfast standards; and to amend Table 18.1 to modify Bed and
Breakfast parking requirements.

Review and further discussion of the Zoning Ordinance amendments that the
Commissioners discussed at their April 28th meeting.  Further edits discussed tonight will
be added by staff and brought to the Commissioners at their June 23rd meeting.
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Planning Commission Review: 

8. Action Items:
A. Recommendation to the Township Board on proposed Zoning Ordinance amendments to

Bed and Breakfast regulations and Short-Term Rental definition.

No recommendation to the Board of Trustees. Commissioners cited changes that need to
be incorporated and brought back to the Planning Commission meeting on June 23rd.

Public Comments:
Linda Selbert, 9586 Winston
She commented on the absence of occupancy limits; whether a meter is needed for
discharges to the sewer; and any limitations on events.

Joseph Spiegel
He commented on the definition of “owner”.

B. Discussion and Direction regarding meeting minute preparation process.
Moved to Item 10 D.

9. Discussion Items and Public Comment as Appropriate:
A. Review and Discussion of Draft Article 4 and Section 16.36 Ordinance Language

Discussion of Short-Term Rentals as not allowed in Township and how best to make
residents aware.  Discussion of what uses are included, or not, under Section 16.36 and
the process for appeal to the ZBA.  Staff will bring changes to the Commissioners at their
June 23rd meeting.

10. Approval of Planning Commission Minutes:
A. March 24, 2026

At the April 28th Planning Commission meeting the Commissioners were unsure as to
how the minutes for March 24th were processed through AI ClerkMinutesTM.  These
minutes were tabled for further discussion. Tonight, Recording Secretary Miller provided
multi-step documents showing the process from ClerkMinutesTM to to the final draft
minutes.  Supervisor Scott spoke and said that it was his understanding that the
ClerkMinutesTM were sent to the Recording Secretary without anyone editing them.

Moved by Straub, seconded by Maier, to approve the meeting minutes of March 24,
2026, as presented.  Motion carried.

B. April 28, 2026
Chairperson Burch at the April 28th meeting read a statement that said “Not only is it not
necessary to summarize matters discussed at a meeting, in the minutes of that meeting, it
is improper to do so.  Minutes are a record of what was done at the meeting, not a record
of what was said.”  Therefore, the Recording Secretary provided the Planning
Commission Secretary with two versions of the minutes: a) traditional minutes with
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highlights of discussion and comments from public speakers, and b) a lean version with 
only motions. The lean version was presented to the Planning Commission for approval. 

Amendments: Item 5 typo, and rewording of Item 16 to show gavel down time after the 
motion. 

Moved by Maier, seconded by Straub, to approve the [lean version] meeting minutes of 
April 28, 2026, as amended.  Motion carried. 

C. May 12, 2026 (Work Session)
Amendments: the recess should reflect “at the discretion of the Chair” and the return to
open meeting should state “Reconvene meeting”.  Also, an edit in the public speaker
comments and rewording of the Adjournment to show gavel down time after the motion.

Moved by Burch, supported by Straub, that the 8:01 recess comment be amended to
“8:01 Recess at the discretion of Chair”. All ayes.  Motion carried.

Moved by Straub, seconded by Maier, to approve the meeting minutes of May 12, 2026,
as amended.  Motion carried.

Moved from 8 B.
D. Discussion and Direction regarding meeting minute preparation process.  See below #15.

11. Correspondence:  Correspondence concerning Data Centers at the end of the packet.

12. Township Board of Trustees Update:
No update as Board of Trustee Representative Abbott is absent.

13. Concerns of Commission Members, Director of Planning and Zoning, Supervisor, and
Recording Secretary:
Straub – Request as a future Agenda Item a review in Article 4 of the use of Food
Carts/Food Trucks,
Barry – He is concerned that everyone doesn’t have the same [updated] version of the
Zoning Ordinance.
Hurd – The next Master Plan Review Committee meeting is June 17th at 6 PM.

14. Public Comment: Opened 8:50 PM.
Joseph Spiegel, 7905 Sauer Drive
He sent a memo on Data Centers and would like to emphasize taking a hiatus of 40 – 60
days in order to have some focus groups and community engagement.

Linda Selbert, 9568 Winston
She thanked the Planning Commission for the amount of time put into preparing for these
meetings.

15. Future Agenda Items:
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A) Review and Discussion of Draft Data Center Ordinance Language

10 D. Omitted earlier. 
Moved by Maier, supported by Straub, the minutes should be what was done  
historically, definitely include public comments, reflect the decisions we make, and  
have enough discussion that people, a reader, two years from now can understand the 
major points of what went into our decisions.  All ayes.  Motion carried. 

16. Adjournment:
Motion by Straub, supported by Maier, to adjourn.  All ayes.  Motion carried.
Meeting adjourned at 9:00 PM.

Respectfully submitted,  

Christina Maier, Secretary Janis Miller, Recording Secretary 
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	 Added language on the Master Plan stating “Master Plan: The proposed uses shall be compatible with the goals, objectives, and the future land use map of the Master Plan.”
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	Article 4.  Schedule of Uses

	Section 16.36 - Redlined.pdf
	SECTION 16.36 Uses Not Specifically Listed
	(A) Use Interpretation: For specific uses that are not listed in the Schedule of Uses in Article 4, the Director of Planning and Zoning shall determine if that use is similar in character and impact to any of the uses listed in this Article, consideri...
	1) Parking: Parking requirements shall not be greater than the similar use permitted by the ordinance;
	2) Traffic impact: Traffic volumes, patterns, and peak hours shall not be greater than the similar use permitted by the ordinance;
	3) Water, sewer, and utility impact: Utility systems shall not be impacted in a manner greater than the similar use permitted by the ordinance;
	4) Stormwater, drainage, and impervious surfaces: The impact to stormwater volumes, patterns, and flows shall not be greater than the similar use permitted by the ordinance;
	5) Noise, odor, and glare: The impacts of noise, odor, glare, or other use-related effects shall not be greater than the similar use permitted by the ordinance.
	6) Master Plan: The proposed uses shall be compatible with the goals, objectives, and the future land use map of the Master Plan.

	If a use is not listed but is determined to be similar, the use shall be subject to the development standards of the similar use. If a use is not listed and is determined to not be similar, it shall not be permitted. A determination by the Director of...
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	B. Applicability
	C. Definitions
	D. Districts Permitted and Process
	E.  Required Engagement Steps (minimum standards)
	1. Pre-application conference (mandatory)
	2. Community Engagement Plan (CEP) (required with application)
	3. Community meeting(s) (mandatory, prior to first public hearing)
	4. Report
	a) After each community meeting, the applicant shall submit a report to the Township providing the following meeting details:
	1. Meeting details (location, time, etc)
	2. Meeting sign in sheet
	3. Meeting minutes


	F. Dimensional Standards
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	1.
	1.
	1.
	1.
	1.
	1.
	1.
	1.
	1.
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	2. Mechanical, Loading, and Rooftop Equipment
	a) Mechanical equipment shall be fully enclosed unless where mechanically unfeasible based on manufacturers’ specifications.
	b) If located outside of a building, all mechanical equipment (HVAC, generators, cooling towers, transformers) shall be fully screened by architecturally compatible walls/panels.
	c) Rooftop equipment shall be screened by a parapet wall, equipment penthouse, or visually solid screen on all four sides that is of the same material or quality of the building itself. Rooftop equipment that is visible above the parapet wall shall be...
	d) Loading spaces are not allowed within the front yard and shall be screened from residential properties and streets as required in Section 18.05.
	3. Lighting
	a) Security and area lighting shall comply with the general lighting standards in Article 21.
	b) The High Resource Demand Facility will implement dark-sky friendly lighting solutions.
	4. Landscaping, Buffers, and Natural Features Protection
	a) Provide the required greenbelts in sub-section F.5 of this section.
	b) Existing trees on the site shall be preserved to the greatest extent possible.
	c) When trees are proposed for removal, they must be replaced per Section 20.06(F).
	d) Parking lots shall meet i requirements in Section 20.04 with shade trees to mitigate heat-island effects.
	e) There shall be minimal impacts to natural features, if they are present on site including mature woodlands, steep slopes, wetlands, floodplains, stream corridors, and protected plant and animal habitats in compliance, if not exceeding, the requirem...
	5. Stormwater and Wastewater
	a) Stormwater.
	1. On-site detention and water-quality treatment are required per the Section 23.09 and Washtenaw County Water Resources Commissioner (WCWRC). Designs shall address potential thermal impacts from large roof/pavement areas and condenser discharge, and ...
	b) Withdrawals/Discharge.
	1.  Any large quantity water withdrawal or discharge shall comply with applicable state and county permits. Approval by the Township shall be contingent upon written confirmation from the applicable utility and regulatory agencies that the proposed wi...
	a. Township approval shall be conditioned upon a finding that the proposed withdrawal or discharge:
	1. Will not exceed available system or aquifer capacity at full build-out;
	2. Will not displace or impair existing or reasonably foreseeable users;
	3. Will not require public investment or system expansion to serve the facility; and
	4. Will not result in stranded or oversized infrastructure in the event of facility closure or decommissioning.
	6. Traffic and Construction Management
	a) A Construction Logistics and Traffic Management Plan is required identifying haul routes, delivery windows, worker parking, and dust/mud control.
	b) Construction hours shall be limited to 7:00 a.m.–8:00 p.m. Monday–Saturday unless otherwise approved.

	H. Performance Standards
	1. Noise and Vibration
	a) Noise Limit. Routine operations (including cooling equipment) shall follow the requirements of Section 23.02 (A).
	b) Generator Testing. Routine testing shall occur between 8:00 a.m.–6:00 p.m. weekdays. Testing shall comply with the noise limits.
	c) Measurement Protocol. Compliance shall be demonstrated via pre- and post-occupancy sound studies by a qualified acoustical engineer; apply penalties for prominent discrete tones (+5 dB) and impulsive noise per ANSI S12 standards.
	d) Vibration. Operations shall not cause perceptible vibration at or beyond the property line per ANSI/ISO criteria.
	2. Air Quality and Emissions
	a) All stationary engines, cooling towers, and emission sources shall comply with the federal Clean Air Act and EGLE rules. Required Air Use Permits to Install (PTI) must be obtained and kept current.
	b) Generators. New generators shall meet EPA Tier 4 Final standards. Dispersion modeling may be required where generators are within 500 feet of residential, schools, parks, or hospitals.
	c) Cooling Towers. Cooling towers shall include drift eliminators and be managed to prevent particulate emissions or microbial contamination.
	d) Thermal Emissions.  The facility shall be designed and operated so that thermal emissions do not cause a sustained increase in ambient air temperature at any property line beyond the limits below, measured at 5 feet above grade:
	1. Residential or mixed-use property line: not more than +2 F above ambient background, averaged over any 15-minute period.
	2. Nonresidential property line: not more than +4 F above ambient background, averaged over any 15-minute period.
	3. No thermal emission shall create unsafe conditions on sidewalks, trails, roadways, or public spaces due to icing, fogging, or thermal plume interaction with winter conditions.
	3. Energy and Sustainability
	a) Efficiency Target. Design for Power Usage Effectiveness (PUE) of 1.2 or lower or demonstrate the highest efficiency reasonably achievable given site constraints; provide documentation at Site Plan and post-occupancy.
	b) Renewable Energy. Due to the significant energy demands associated with data center operations, the Township encourages applicants to consider energy efficiency measures and sustainable energy strategies that support long-term environmental and inf...
	c) Heat Reuse. Provide a feasibility analysis for waste-heat recovery or district-energy interconnection.
	d) Reporting. See Section J for annual reporting requirements.
	e) Water Conservation.
	1. Cooling shall be designed as a closed-loop / closed-cycle system with no routine discharge of noncontact cooling water to the sanitary sewer/Publicly Owned Treatment Works (POTW) or to surface waters, in order to comply with applicable local sewer ...
	f) Security and Emergency Access
	1. Perimeter Security.
	a. Sites shall be fully enclosed with a perimeter security system, which may include fencing, walls, or equivalent barriers not less than six (6) feet in height.
	1. The Planning Commission may require taller fencing, walls, or equivalent barriers that will not exceed twelve (12) feet in height.
	b. Security barriers shall be designed to balance safety with community character; opaque fencing must be screened with landscaping where visible from public roads or residential areas.
	1.
	1.
	1.
	2. Emergency Access.
	a. A minimum of two (2) points of emergency vehicle access shall be provided, with clear signage and unobstructed pathways around the building.
	b. Access drives shall be constructed to fire department standards, with sufficient load-bearing capacity for emergency apparatus.
	c. Fire lanes shall be maintained free of obstructions at all times.
	3. Cameras.
	a. Installation and maintenance of a perimeter camera surveillance system capable of monitoring all vehicular and pedestrian access points, building entrances, and outdoor mechanical/equipment areas.
	b. Cameras shall be positioned to minimize intrusion into adjoining residential properties and public rights-of-way, while still providing full coverage of the site.
	c. Camera systems shall be continuously operational (24 hours per day, 7 days per week) and recordings shall be retained for a minimum of 30 days.
	d. A security plan, including camera layout, monitoring procedures, and data retention policies, shall be submitted as part of site plan review.
	4. Fire Protection.
	a. Sites shall be equipped with an automatic fire detection and suppression system designed to protect both building occupants and sensitive equipment.
	b. Suppression systems shall comply with National Fire Protection Association (NFPA) standards and be approved by the Fire Marshal.
	5. Hazardous Materials.
	a. Any use of hazardous materials (including fuels for backup generators, batteries, and chemicals for cooling systems) shall comply with federal, state, and local storage, reporting, and disposal requirements.
	b. Applicants shall provide a Hazardous Materials Management Plan identifying on-site materials, storage methods, spill prevention measures, and emergency response procedures.
	c. The applicant shall provide a fire protection plan.
	6. Emergency Response Plan. Applicants shall submit an Emergency Response Plan to the Township at the time of Site Plan review, which must include:
	a. Site layout for emergency responders.
	b. Fire suppression and alarm systems description.
	c. Backup generator location and fuel storage details.
	d. Contact information for on-site security and facility management.
	e. A commitment to review and update the Emergency Response Plan with the Dexter Area Fire Department, any other fire department with jurisdiction over participating properties, first responders, and county emergency managers at least once every three...
	Operators shall provide annual training opportunities or site orientations to local fire, police, and emergency medical services.
	4. Battery Energy Storage Systems (if provided)
	a) Battery Energy Storage Systems (BESS) shall be an accessory component to the principal use of the property.
	b) BESS shall comply with shall comply with all applicable provisions of Section 17.06(O), NFPA 855, applicable Michigan Building and Fire Codes, and manufacturer specifications.
	c) Setbacks. Outdoor BESS containers shall be set back a minimum of 100 feet from property lines and 300 feet from residential districts/uses, unless a greater distance is required by NFPA 855 based on technology and aggregate capacity.
	d) Protection. Provide vehicle impact protection, fire-rated separation where required, gas detection, ventilation, and emergency shut-offs. Include a BESS-specific emergency response plan and data sheet package.
	e) As part of the Special Land Use application, the applicant shall provide a Battery Energy Storage System Emergency Response Plan and manufacturer data sheets to the Township and the applicable fire department.
	5. On-Site Substation/Switchyard (if provided)
	a) On-site substations and switchyards shall be designed and located to minimize visual, noise, and operational impacts on adjacent properties and public rights-of-way.
	a) Evergreen landscaping, berming, architectural screening, fencing, or a combination thereof shall be provided where necessary to mitigate visual impacts while maintaining utility safety and operational requirements.
	b)
	c) Transformers shall include integral secondary containment systems sized in accordance with applicable state and federal regulations.
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	2. Applicability
	A Risk Mitigation Plan is required for any new High Resource Demand Facility (HRDF) or Data Center, HDRF or data center expansion, or expansion of a facility that causes it to meet the definition of a HRDF that meets one or more of the following thres...
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	3. Plan Submittal Timing
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	4. Required contents of the Risk Mitigation Plan
	6. Requirements
	1.
	1.
	1.
	1.
	1.
	1.
	1.
	1.
	1.
	7. Review standards and findings
	8. Development agreement; security; enforcement
	9. Modification


	ADP8BB6.tmp
	REGULAR MEETING OF THE PLANNING COMMISSION




