
 

CITY OF DUNDAS PLANNING COMMISSION   
PUBLIC HEARING AND REGULAR MEETING AGENDA 

THURSDAY, JANUARY 19, 2023 
7:00 P.M.  -  DUNDAS CITY HALL 

 
 
 
1.   CALL TO ORDER 
      a.   Roll Call  

 
2. PUBLIC FORUM/PRESENTATIONS (non-agenda items) 
 
3. ORGANIZATIONAL MEETING 

a. Election of Chair  
  Motion by______, second by______ 

b. Election of Vice Chair 
Motion by______, second by______ 

 
4. APPROVAL OF AGENDA 
      Motion by _____, second by_____ to approve agenda 
 
5. APPROVAL OF MINUTES  

a. Public Hearing and Regular Minutes of November 17, 2022* 
Motion by _____, second by_____ to approve minutes     

 
6. PUBLIC HEARING 

a. Conditional Use Permit Amendment Application submitted by GM2 Properties LLC* 
i.     Open Public Hearing at ______p.m. 

            ii.    Staff Presentation* 
            iii.   Applicant Presentation 
            iv.   Public Comment 
            v.    Closed Public Hearing ___ p.m.  
 
7. OLD BUSINESS  
 
8. NEW BUSINESS 

a. Recommendation to the City Council on Conditional Use Permit Application 
            Motion by ______, second by ______ to recommend to Council 

 
b. Zoning Code Updates 

 
9. ADJOURN  
       Motion by_______, second by______ to adjourn at _____p.m. 
 
 
 

 
 



CITY OF DUNDAS PLANNING COMMISSION 
PUBLIC HEARING AND REGULAR MEETING MINUTES 

THURSDAY, NOVEMBER 17, 2022 
7:00 PM – DUNDAS CITY HALL 

 
UNOFFICIAL MINUTES 
Present:  Chair Grant Modory, Commissioners Larry Alderks, Francis Boehning, Bruce Morlan, Luke 

LaCroix, Luke Swartwood, Glenn Switzer 
Staff:       City Planner Nate Sparks, City Administrator Jenelle Teppen 
 
CALL TO ORDER 
Chair Modory called the Dundas Planning Commission Public Hearing and Meeting to order at 7:00 
p.m.  A quorum was present.  
 
APPROVAL OF AGENDA 
Motion by Morlan, second by Alderks, to approve the Public Hearing and Meeting agenda. 
Motion Carried Unanimously (MCU) 
 
APPROVAL OF MINUTES 
Motion by Morlan, second by LaCroix, to approve the special meeting minutes of May 31, 2022. 
(MCU) 
 
PUBLIC HEARING  
Variance request from Bridgewater Township for an Addition to Existing Building resulting in an 
encroachment into front yard setback at 500 Railway St S. 
Open Public Hearing:  Chair Modory opened the public hearing 7:03 p.m. for a Variance request 
submitted by Bridgewater Township. 
 

Staff Presentation: City Planner Sparks stated that Bridgewater Township has made an application for 
a variance to allow an 8 by 36-foot addition to be placed on the north side of the Town Hall at 500 
Railway Street South. He stated City Code requires a minimum of a 35-foot setback to all rights-of-way. 
and the setback is increased to 100-feet when residentially zoned property is across the street. He 
indicated the proposed addition will be about 30 feet from the DeMann Court right-of-way (required to 
be 35 feet) and about 88 feet from the Railway Street right of way (required to be 100 feet) with the 
existing building about 37 feet from the DeMann Court right-of-way and 88 feet from the Railway Street 
right-of-way. He further stated City Code requires a yard facing a residentially zoned district must 
contain a berm with trees and shrubs to provide a buffer between the industrial and residential use. He 
reported no landscaping plan was provided meeting this requirement. 
 

Applicant Presentation: Kathleen Kopseng, Bridgewater Township Chair was present and indicated the 
building addition will provide more meeting space and improve energy efficiency. 
 

Public Comment: John Zander, 108 DeMann Ct owner of property directly west of the Town Hall, 
encouraged the Planning Commission to approve the Variance request without requiring landscaping. 
 

Closed Public Hearing:  Chair Modory closed the public hearing at 7:12 p.m.  
 
NEW BUSINESS 
Recommendation to City Council for a Variance to Allow an Addition onto the Existing Bridgewater 
Town Hall Building Resulting in an Encroachment into the Front Yard Setback by about Three (3) 
Feet at 500 Railway St S. PID 17.15.2.01.009  
Motion by Boehning, second by Switzer, to recommend approval of the variance request to the 
City Council with conditions as detailed by Planning and Engineering Staff.  MCU  
 
ADJOURN  
Motion by Boehning, second by Swartwood, to adjourn the meeting at 8:00 p.m. MCU 
 
 
_______________________ 
Chair Grant Modory 
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PLANNING MEMO 
  
TO:   Dundas Planning Commission 
   Jenelle Teppen, City Administrator  
  
FROM:  Nate Sparks 
  
REPORT DATE: January 13, 2023 
  
RE: Conditional Use Permit – Outdoor Storage – Johnson-Reiland Homes 
 616 Highway 3 
   
Background 
Johnson-Reiland Homes has made a conditional use permit request to allow for outdoor storage of 
materials at their office located at 616 Highway 3. 
 
Zoning 
The property is located within the B-2 Highway Commercial District.  Within the district 
“commercial and professional offices” are a permitted use.  Johnson-Reiland Homes is a home 
builder and this site is the location of their office.  The business started recently storing building 
materials on the site.  They were informed that outdoor storage is not permitted within the B-2 
District unless they are in receipt of a conditional use permit. 
 
Ordinance Standards 
The B-2 District is intended to “provide a district allowing for the development of highway oriented 
businesses and “big box” retail uses which require concentrations of auto traffic closely related to 
existing urban areas and/or major transportation routes. The district is also intended to accommodate 
those commercial uses which may be incompatible with predominantly retail uses permitted in the 
downtown business district and whose service is not confined to any one neighborhood or 
community.” 
 
A sales office use is permitted within the B-2 District.  The applicant is proposing an exterior storage 
area accessory to the office use to store materials used in the construction business.  The B-2 District 
has a clause in it that states: “outside storage of materials, equipment, unused vehicles, truck trailers 
or products is not permitted unless authorized by conditional use permit.” 
 
A “contractor’s office” is a use where a building contractor, plumber, electrician and other similar 
uses have their headquarters.  This use is permitted within the LI, Limited Industrial District with a 
conditional use permit when not inclusive of outdoor storage.  A contractor’s office with outdoor 
storage would require a conditional use permit within the GI, General Industrial District. 
 

http://www.nacplanning.com/


 
 

Typically, the exterior storage related to a B-2 type business would be materials being sold to 
customers like the lumber yard at Menard’s.  This appears to be general storage related to home 
building. 
 
Setbacks 
Exterior storage areas are not permitted in the front yard where permitted.  There were two site plans 
submitted.  On the survey, the storage area is smaller (100’ x 50’) and located even with the principal 
building.  On the landscaping plan, the storage area is somewhat irregularly shaped but is 400 feet 
wide at its widest and 220 feet deep at its greatest depth.  It is located about 20 feet from the north 
property line.  The entrance includes a cul-de-sac turnaround for trucks and trailers. 
 
The B-2 District states that “accessory uses” cannot exceed 30% of the gross floor area of the 
principal structure.  This exterior storage area appears to be larger than the principal structure. 
 
The plan also shows a “relocated portable shed” that is 33’ x 12’ in size.  Relocation of this structure 
would require a permit.  It not clear what is meant by “portable shed” but if it is a temporary 
structure, it would only be permitted to be on site for 180 days. 
 
Landscaping 
Exterior storage areas are required to be screened from view.  The applicant is proposing a white 
vinyl fence.  Specifications on the fence type are required.  They are proposing a landscaping plan 
that includes adding six maple trees and five evergreen trees between County Road 1 and the storage 
area.    
 
No information was given on the surfacing of the exterior storage area.  In districts where permitted, 
exterior storage areas are required to have surfacing that controls dust. 
 
Planning Commission Discussion 
In making its determination on a proposed conditional use, the City may consider the nature of the 
adjoining land or buildings, whether or not a similar use is already in existence and located on the 
same premises or on other lands in close proximity, the effect upon traffic into and from the premises, 
and any other factor(s) the City deems necessary in its consideration for determining the effect of the 
use on the general welfare, public health and safety. 
 
If the Planning Commission finds that the clause in the ordinance stating that  “outside storage of 
materials, equipment, unused vehicles, truck trailers or products is not permitted unless authorized by 
conditional use permit” means that any business may have outdoor storage related to their business 
then it could make findings in favor of the request. 
 
The size of the storage area, surfacing, and landscaping are all concerns.  The Commission should 
discuss these matters as well. 
 
Recommended Action 
The Planning Commission should hold a public hearing and formulate a recommendation to the City 
Council regarding the request. 
 



 
 

Staff would note that a large storage area of this nature is typically only permitted within the General 
Industrial District.  This is intended to be a commercial district.  Outdoor storage is not permitted 
even in the Limited Industrial District.  Exterior storage of goods for sale accessory to a commercial 
use would fir the intent of the code better. 
 
The size of the area for storage is far greater than the size of the building.  The code states that 
accessory uses should not exceed 30% of the footprint of the principal structure.  If this is viewed as 
an accessory use, it would need to be resized.  Accessory building or use is defined as: “a subordinate 
building or use which is located on the same lot on which the main building or use is situated and is 
reasonably necessary and incidental to the conduct of the primary or principle use of the building or 
main use.” 
 
Landscaping to County Road 1 would need to be more robust to provide screening. 
 
Any recommendation of approval should include the following conditions: 
 

1. A landscaping plan and planting schedule meeting code requirements and providing full 
screening to adjacent rights-of-way is required. 

2. Surfacing of the storage area shall be identified and be of a “dustless” nature. 
3. A grading plan shall be provided for review and approval by the City Engineer. 
4. Fencing specifications shall be provided. 
5. The storage area shall be reduced in size to be no larger than approximately 30% of the area of 

the principal structure. 
6. All conditions required by the City Engineer, City Attorney, and Planning Commission shall 

be addressed. 
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PLANNING MEMO 
  
TO:   Dundas Planning Commission 
   Jenelle Teppen, City Administrator  
  
FROM:  Nate Sparks 
  
REPORT DATE: January 13, 2023 
  
RE: Zoning Updates – Comprehensive Plan 
   
Background 
The City recently updated the comprehensive plan and the zoning map will need to be updated to 
match the plan. 
 
Land Use Changes 
In the new Comprehensive Plan, the City identified areas for development of different types and 
densities.  Some of the concepts reflected in the plan do not correspond with the Zoning Ordinance. 
 
The zoning structure currently has R-1 as single family.  This is proposed to be split by the 
Comprehensive Plan into two categories.  One category is for the old plat of the City, the Traditional 
Residential.  The other is for the more contemporary suburban development style with larger lots.  
Therefore, it would make sense to have R-1, Low Density Residential and R-2, Traditional Single 
Family Residential.  R-2 would have smaller lots allowed but both would be single family residential 
districts. 
 
The current R-2 District currently allows single family, duplexes, and townhomes.  This would be 
more targeted towards the medium density development going forward with allowing townhomes and 
duplexes.  Some small lot single family could be discussed (detached townhomes). 
 
The current R-3 District would need to be revised to fit a more apartment style of development. 
 
The Downtown Commercial district needs to be split into two subdistricts.  One that requires 
commercial uses on the ground floor and one that could entertain ground level residential. 
 
The City has, in the past, only zoned properties for the Hester Street District upon redevelopment.  
This approach will need to be re-evaluated.  This could be accommodated by allowing non-
conforming single family uses to expand.  Building materials standards will be necessary. 
 
The Highway Commercial district apparently allows more industrial type uses than the industrial 
districts, this is inconsistent with the Comprehensive Plan.  The use types in this district will need to 
be re-evaluated.   

http://www.nacplanning.com/


 
 

 
The industrial areas on the zoning map don’t match the industrial areas on the land use plan.  
 
Planning Commission Discussion 
Staff will walk through some proposed conceptual changes to the Zoning Ordinance and then prepare 
draft text for review and a public hearing at an upcoming meeting.   
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