CITY OF DEWITT

DEWITT CITY HALL - 414 EAST MAIN STREET - DEWITT. MICHIGAN 48820

CITY OF DEWITT
PLANNING COMMISSION - AGENDA
DeWitt City Hall 414 East Main Street
Thursday, February 26, 2026 @ 6:00 PM

CALL TO ORDER

PLEDGE OF ALLEGIANCE

ROLL CALL

APPROVAL OF AGENDA

APPROVAL OF MINUTES: January 22, 2026 Minutes
PUBLIC COMMENTS

NEW BUSINESS:

1. Review PUD Concept Plan

Recommended Action: Discussion

ADJOURNMENT

Official minutes of meetings are available for public inspection at the Clerk's Office, 414 East Main Street,

DeWitt, MI (517) 669-2441. The City of DeWitt will provide to individuals with disabilities, reasonable
auxiliary aids and services which are needed to fully participate in any meeting providing a 72-hour notice is
received by phone or in writing.

Contact the City Clerk at the above address or phone # to request the necessary assistance. Posted: 2/20/2026



CITY OF DEWITT
Planning Commission Meeting
January 22, 2026

CALL TO ORDER:
Chairman Ware called the meeting to order at 6:15p.m and Commissioner Patterson led
the pledge of allegiance.

ROLL CALL
Members Present: Ware, VanDyke, Gackstetter, Patterson, Wheeler, Lee

Members Excused: Clement

STAFF:
City Administrator Daniel Coss, Clerk-Treasurer Sarah Stoltzfus

AUDIENCE:
None

APPROVAL OF AGENDA:

Motion by Commissioner Patterson, seconded by Commissioner Lee and carried by
unanimous vote of the Planning Commission that the Planning Commission’s agenda
for January 22, 2026 be approved as presented. MOTION CARRIED.

APPROVAL OF MINUTES:

Motion by Commissioner Wheeler, seconded by Commissioner Gackstetter and carried
by unanimous vote of the Planning Commission that the minutes of the November 20,
2025, Planning Commission Meeting be approved as presented. MOTION
CARRIED.

PUBLIC COMMENTS:
None

NEW BUSINESS:

. Appointment of Officers for 2026

The Planning Commissioners reviewed the current officers and nominated Commissioner
Ware to be Chairperson, Commissioner Clement to be Vice-Chair, and Commissioner
Patterson to be secretary.

Motion by Lee, seconded by Gackstetter and carried by unanimous vote of the Planning
Commission to approve opening the nominations and voting officers for Chair, Vice-
Chair and Secretary for 2026. MOTION CARRIED.

. Review of 2025 Annual Report

Motion by Patterson, seconded by Gackstetter and carried by unanimous vote of the
Planning Commission to accept and forward to City Council the 2025 DeWitt
Planning Commission Annual Report. MOTION CARRIED.
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CITY OF DEWITT
Planning Commission Meeting
January 22, 2026

. Review Six-Year Capital Improvement Plan 2026-2031

Commissioners reviewed the synopsis of the departments and their projects.

Motion by Patterson, seconded by Lee and carried by unanimous vote of the Planning
Commission to approve the Six-Year Capital Improvement Plan and forward the
approval of the plan to the City of DeWitt Mayor and City Council. MOTION
CARRIED.

PLANNING COMMISSION MEMBER COMMENTS:

ADJOURNMENT:

Motion by Commissioner VanDyke seconded by Commissioner Lee and carried by
unanimous vote of the Planning Commission that the meeting be adjourned at 7:07 pm.
MOTION CARRIED.

Respectfully submitted,

Sarah Stoltzfus,
Clerk-Treasurer
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Staff Report
Planning Commission

Agenda Item: NB #1
Meeting Date: February 26, 2026

TO: Planning Commission Members

FROM: Dan Coss, City Administrator

DATE: February 20, 2026

RE: Concept Plan — DeWitt & Herbison 43 Acres

FACTS: Attached is a concept plan that the developer has presented for discussion only

purposes at the Planning Commission. The concept plan does not constitute a formal submittal
under the City Zoning Planned Unit Development Ordinance.

The concept plan for the parcel, currently zoned R-1, would be developed utilizing the Planned
Unit Development (PUD) ordinance.

A couple key points to keep in mind as the Planning Commission starts discussion of the parcel
and concept plan; 1.) the current zoning of the parcel is R-1 Residential Suburban (lowest density
of single-family housing in the zoning ordinance), 2.) the Comprehensive Plan and Land Use
Master Plan has designated this area as Planning Area 6. This planning area has been identified
as an area that should have characteristics, per the Master Plan, of medium density residential
(Figure 1).

Medium Density This land use category combines two “moderate density” R-2, R-3
Residential residential zones to permit slightly greater density and a mix of
Planning Areas: 1, 2, 6, | missing middle housing types (i.e. townhome, duplex, triplex).
It has the largest proposed expansion with the intent to
increase the housing supply that can accommodate a variety
of household types while still being compatible with the city’s
suburban character.

Figure 1. Planning Area 6 Future Land Use identified in the Master Plan

In addition, the Master Plan recognizes Planning Area 6 is adjacent to the DeWitt Public Schools
and DeWitt District Library property and states “Given the proximity to school campuses, any
development there should be compatible with a learning environment and neighborhood
development”.

The discussion can be broken down in to two categories; 1.) What is a PUD and 2.) Does this
concept (mixed residential, office space, commercial) fit Planning Area 6.



What is a PUD?

The PUD ordinance is designed for parcels greater than 40 acres with a desire to have a mix of
land use types within the development that would not necessarily fit with a single zoning
designation, i.e., single-family residential and light office land uses. There are seven (7) criteria
that shall be met for a parcel to qualify for a PUD approval style development from the Zoning

Sec. 78-212. Eligibility criteria.

In u:uh:ier to gualify for PUD approval, the minimum project area included within the boundaries of the PUD
shall be not less than forty (40) acres of contiguous lands. The planning commission may permit a PUD on lesser
area if the proposed PUD substantially furthers the intent and purposes described in this section for PUDs.

To be eligible for PUD approval, the applicant must demonstrate that all seven (7) of the following criteria
will be met:

1 Demaonstroted benefit. The PUD shall provide one (1) or more of the following benefits not possible
under the requirements of another zoning district, as determined by the planning commission:

(&) Preservation of significant natural or historic features.

(b} A complementary mixture of uses or a variety of housing types.

{c) Common open space for passive or active recreational use.

{d}  Anyadverse impacts on the community and/or surrcunding properties are minimized.

(e)] Redevelopment of 2 non-conforming site where creative design can address unigue site
constraints.

Figure 2. Development Eligibility Criteria Section 78-212

The attached graphic, Understanding PUDs, gives an outline of the benefits, requirements, and
approval process. While the graphic may depict the appearance that the development of a PUD is
straightforward, there are significant number of specific details that go in to a “final plan” prior to
being presented for consideration.

On top of the Eligibility Criteria, as identified in Figure 2, and site design requirements, public
infrastructure (water, sewer, etc...) has to be evaluated for capacity, traffic impacts, non-motorized
facilities/connections, details on proposed recreational uses and identification of regulated
wetlands, if applicable. While this in not an exhaustive list, this captures many of the main
components of consideration for a concept that proposes increased housing density utilizing the
PUD ordinance.

In addition, attached is Planned Unit Development (PUDs) Summary, A Plain Language Guide,
that highlights the main components of the ordinance purpose and requirements. The summary
does not take the place of or replace any of the formal PUD requirements in the DeWitt Zoning
Ordinance. The inclusion of the summary is only intended to condense a 12-page ordinance for
the Planning Commission facilitating a discussion of the concept plan.

Planning Area 6 — Land Use

This area of the city has been identified in the Master Plan as Planning Area 6. The entire planning
area incorporates the 43 acres of the “concept plan”, five acres owned by the DeWitt District



Library and 10+ acres owned by the DeWitt Public Schools, approximately 60 acres in total. The
Master Plan identifies Opportunities and Constraints (Figure 3) for Planning Area 6.

Opportunities Constraints

Proximity to I-69 Preservation of natural features

Adjacency to thoroughfares may require additional

Build on a grid to maximize space butfering

Proximity to school campus — opportunity to build

nonmotorized paths for children to safely walk to school Enhance crossings on Herbison and DeWitt Roads

Figure 3. Planning Area 6 Opportunities & Constraints

With the adjacent land use on the east side of DeWitt Road being single-family lots ranging in size
from 2-10 acres, Wildflower Meadows to the north across Herbison Road zoned R-2 and The Oaks
slightly further north on DeWitt Road zoned R-3, the Master Plan does highlight the site could
support greater residential density.

Within the concept are two (2) buildings identified as Office/Retail, approximately 32,200 square
feet each, and one (1) building identified as Gas Station, approximately 4,700 square foot.

The PUD Ordinance does permit office uses as a permitted use, but limits more traditional retail
uses as a Special Land Use.

The current concept, as presented, does not include permitted density calculations and does appear
to exceed residential densities in the Multi-Family (MF) and Multi-Family Neighborhood (MF-N)
districts.

Items of Discussion

e Is the concept plan compatible with the Master Plan

e Does the concept plan correlate with the goals/objectives of Planning Area 6, i.e., medium
density residential

e Does the site fit in with the PUD Ordinance

e Does the concept of mixed housing types, i.e., single-family duplex, multi-family fit with
the site, PUD ordinance, and Master Plan

e Discussion of infrastructure capacity; water, sewer, public safety, etc...



Planned Unit Developments (PUDs) - Summary
A Plain Language Guide for Residents

What Is a Planned Unit Development (PUD)?

A Planned Unit Development (PUD) is a special type of development that allows more
flexibility than traditional zoning rules — but only if the project provides clear benefits to the
community. In exchange for flexibility, the development must be better designed, protect
natural features, and provide amenities that standard zoning would not require.

Why Does the City Use PUDs?

PUDs are intended to encourage thoughtful, high—-quality development. They help preserve
open space and natural features, reduce traffic and infrastructure costs, and create
neighborhoods with parks, trails, and recreational opportunities while ensuring compatibility
with surrounding areas.

When Is a Project Eligible for a PUD?

Most PUDs are at least 40 acres in size, although smaller projects may qualify if they strongly
meet the goals of a PUD. The developer must demonstrate clear community benefits,
adequate public services, consistency with the City’s long-term plans, and compatibility with
nearby properties. The land must also be under unified ownership or control.

What Can Be Built in a PUD?

A PUD may include single-family homes, a limited number of duplexes (20% max) and
apartments (15%), private recreational facilities, and small-scale limited commercial uses that
support the neighborhood. Commercial uses, as a permitted by right or special land use in
the Limited Commercial District, are limited and must fit the residential character of the
development. Limited Commercial shall not exceed 20-percent of the gross developable area.

Open Space Requirements

At least 25% of the total land area must be set aside as permanent common open space. This
may include parks, trails, natural areas, or recreational facilities. The open space must be
maintained by a homeowner’s association and protected forever through a legal conservation
agreement or similar instrument.

Can a PUD Have More Homes Than Normal Zoning Allows?

In some cases, the city may allow up to a 10% increase in the number of homes. This is only
permitted when the developer provides additional benefits such as extra open space,
recreational amenities, or preservation of significant natural features.



How Does the Approval Process Work?

The process includes an initial meeting with City staff, submission of a preliminary plan, a
public hearing before the Planning Commission, and final approval by City Council.
Construction must begin within required timeframes or approvals may expire.

How Are Residents Protected?

Before approval, the City ensures that access, parking, privacy, landscaping, traffic flow, and
natural feature protection meet City standards. A legally binding development agreement
ensures the project is built as approved.

The Bottom Line

A PUD is not automatic approval. It requires public input and multiple levels of review. The
goal is smart, well-planned growth that balances development with quality of life for residents.
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Understanding

PLANNED UNIT DEVELOPMENTS (PUDs)
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