City of Plymouth Planning Commission

Regular Meeting Agenda
Wednesday, March 11, 2020 - 7:00p.m.
City Hall Commission Chambers

City of Plymouth www.plymouthmi.gov
201 8. Main Phone 734-453-1234
Plymouth, Michigan 48170 Fax 734-455-1892

1. CALLTO ORDER
a. Pledge of Aliegiance
b. Roll Call

2. CITIZENS COMMENTS

3. APPROVAL OF THE MINUTES
a. Approval of the February 12, 2020 Regular Meeting Minutes

4. APPROVAL OF THE AGENDA
5. COMMISSION COMMENTS

6. OLD BUSINESS
a. PUD 19-01: 587 W Ann Arbor Trail, 686 & 674 Maple Final PUD Review — Discussion Only

7. NEW BUSINESS
a. PUD 15-01: 550 N. Holbrook, Starkweather School, (PUD Amendment Review)

8. REPORTS AND CORRESPONDENCE

RS

ADIOURNMENT

Citizen Comments - This section of the agendo aflows up to 3 minutes to present information or raise (s3Ues Fegarding items not on the
agenda. Upon arising to address the Commission, speakers should first identify themselves by clearly stating their name and oddress.
Comments must be limited to the subject of the item.

Persons with disabilities needing assistance with this should contact the City Clerk’s office at 734-453-1234 Monday through Friday
from 8:06 a.m. -4:3C p.m., at least 24 hours prior to the meeting. An attempt will be made to make reasonable accommodations.



City of Plymouth Strategic Plan 2017-2022

GOAL | - QUALITY OF LIFE

BANE A ol o

OBIECTIVES

Support the neighborhoods with high-quality customer service

Engage in collaboration with private entities and surrounding municipalitles to Implement the Joint Recreation Master Flan
Improve communication with the public across multiple nlatforms

Maintain a high fevel of cleanliness throughout the City

Support and host a diverse varlety of events that foster community and placemaking

ONE YEAR TASKS 2020-21

Liguor/marijuana license review

Rooftop seating review

Adopt Downtown Development Authority (DDA} Master Plan and identify funding sources for implementation
Begin implementation of Kellogg Park Master Plan with fountain replacement

Establish format & requirements for public parks sponsorship

Resident education programs on zoning basics, ordinance change and update, services, and recycling

City webpage - create city-wide F.A.Q. “Index” page and push out link

Increese social medla presence — 1k new followers/subscribers/ete.

Review and evzluate City truck routes

Complete update to Spectal Events Policy

GOAL Il - FINANCIAL STABILITY

ankwee

OBIECTIVES

Approve balanced budgets that maintain fiscal responsibility

Advocate for Increased revenue sharing with the State of Michigan

Encourage and engage In partnerships, both public and private, to share costs of services and eguipment
Address the issue of legacy costs

Seek ocut and Implement efficient and effective Inter-departmental collaboration

Market our successes to attract new economic and investment opportunities

ONE YEAR TASKS 2020-21

Actively promote and participate in the 2020 census

Explore Internal and external supplemental funding of legacy costs

Target revenue enhancements for large-scale capital projects, including grants and millage

Assist the Michigan Municipal League (MML) In facilitating and Increasing sugport for state revenue sharing initiatives
Redesign Capital Improvement Plan and evaluzte future funding process for Equipment Fund

Create a rate card for payment in lieu of paid parking

Develop financial plan for public safety mode|

Identify cost estimates, timaframe and potential funding sources for central parking deck

Complete road bond sale — phase one

GOAL Il - ECONOMIC VITALITY

OBJECTIVES

L.

2
3.
4

Continue to support and improve active, vibrant downtown branding
Support.community and economic development projects and Initiatives
Support a mix of industrial, commercial and residential development
Reference the Master Plan in economic decision-making

ONE YEAR TASKS 2020-21

Continued administration of development projects and proposzls including Wilcox Mill, Saxton’s, Pulte, Starkweather School, Lumber Mart, and various residential
builds

Branding ~ consistency across all communications (email, letterhead, agenda)

Provide annual process and risk-management training to all boards and commissions

Continue implementing Redevelopment Ready Community {RRC) plan to achiave certification

Develop list of transitional properties and utilize Michigan Economic Development Corparation {MEDC), Wayne County, others to market

Explore marketing partnerships (schocls, Chamber, hotels, available publications etc.)

GOAL IV - SERVICE AND INFRASTRUCTURE

OBIECTIVES : .

1. Supportadministration and staff by providing professional developrient opportunities, supplying resources, and maintalning a commitment to recruitment,
retention and succession planning )

2. Support and deliver safe and responsive emergency services

3. Maintain a sophisticated and responsive technology to communicate and manage data

4. Continually record, maintain, update, and improve City infrastructure

ONE YEAR TASKS 2020-21

Administration to make parking recommendation to City Commission by end of first quarter

Implement updatas to parking system according to direction given by City Commission

Actively engage employees for further career development fer succession planning with special focus on the dapth of Cultural Center staffing
Continue Asset Management Plan

Review Insurance Services Office {ISO} Report and Internaticnal City/County Management Assoclation (ICMA) Study & begin meeting to discuss viable options for
the future delivery of emergency services

Approve third version of agreement on sanitary sewer with Western Township Utilitles Authority {WTUA) hased on delay by Wayne County
Develop multi-modal transportation policy to City Commission

Implement 2020 street repairs

Restore Commercial Motor Vehicle (CMV) enforcement

Continue geographic Informatien system (GIS) mapping of the City

Define process/educate citizenry/pursue adoption/Implement form-based codes




2019 Planning Commission Goals
Adopted May 8, 2019

Develop a Master Plan Overview Presentation and present to all City Boards and Commissions to
gain alignment and commitment towards utilization during and prior to their respective decision
making. This goal will be led by Comm. Saraswat and assisted by Comm. Hawthorne, Comm.
Kehoe, and Chair Sisolak.

To create the new zoning districts that are necessary in order to bring the zoning magp in line with
the master plan and to update the permitted uses matrix. This goal will be led by Comm. Kehoe
and assisted by Comm. Joy and Comm. Offerman.

Collaborate with the City Commission and other City boards to create a comprehensive non-
motorized plan and implement tactical steps as opportunities are identified. This goal will be led
by Comm. Myslinski.

Research the use of form-based codes and overlay districts in the appropriate areas identifying
appropriate incremental changes for a pilot implementation of form-based coding principles. This
goal will be led by Comm. Silvers along with Comm. Adams and Chair Sisolak.



City of Plymouth
Planning Commission Meeting Minutes

Wednesday, February 12, 2020 — 6:30 P.M.
City Hall Commission Chambers

City of Plymouth www. plymouthmi.gov
201 8. Main Phone 734-453-1234
Plymouth, Michigan 48170 Fax 734-455-1892

1. ROLL CALL
Chair Sisolak called the meeting to order at 6:31 P.M.
The Board said the Pledge of Allegiance.

PRESENT: Chuck Myslinski (arrived at 6:34), Scott Silvers, Joe Haw
Kehoe, Shannon Adams, Adam Offerman, Hollie Saraswat, and Ka
ABSENT: None -
Also present was Greta Bolhuis, Asst. Community Developnien
Nick Moroz, City Commission Liaison.

2. CITIZEN COMMENTS
None.

3. APPROVAL OF MINUTES
a) Comm. Joy, supported by Comm. Cfferman
January 8, 2020,

MOTION APPROVED 7-0

4. APPROVAL OF AGENDA
Comm. Offerman, supported b
MOTION APPROV g

5 COMMISSIG},\ ’ '
Comm. Myslinskiatt _ [ eting where the Chair thanked the Board for applying the
Standards uniform i . ' mmission could use that Board’s work as an example.

Sally Elmiger, Planning Consult nted her review. She explained the deviations the applicant is
requesting which includes density Tadditional unit), side yard setback, 1,800 square feet of open space, and the
clear vision area {corner clearance). She identified issues with the ramp design and the City Engineer’s
questions to be answered. She discussed the expanded front porches, lighting information, and screen wall.
She recommends seven conditions to be placed on the PUD.

Mark Abanatha, architect, explained the third-floor terrace which was changed from a dormer. He explained
the enlarged porches with hip, shed, and gable roofs.

Mike Polmear, engineer, explained the access ramp. He explained the enlarged turn around to the north and
east and the creation of the safety zone. He explained the grading of the ramp and that 12% is the maximum
grade for safe operation. He explained the ramp gate would be operated by remote control and would be
three to four feet short to allow pedestrian access along the side. He explained that a metal, non-slip grated
staircase is proposed in the back corner up to Deer Street to provide pedestrian access. Mr. Polmear explained
the screen wall with eight eight-foot arborvitae. Ms. Elmiger clarified that the ordinance asks for a full screen of
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the property and there’s a break in the proposed screening. Mr. Polmear replied that they could add more
arborvitae to ensure the full screen wall. He explained routing storm water onto Maple Street. He explained
that the current home on the corner (686 Maple) comes to the same location as proposed with the townhomes
related to corner clearance (clear vision zone).

Citizen Comments
Bill Lincoln, 606 Maple, spoke in favor of the project and appreciated the catch on the screen wall.
Rose Rogse, 619 Maple, spoke in favor of the development.

Board Discussion
Comm. Joy felt that self-management was the ideal approach to the ramp and vehicular access, rather than
maore pavement.

Comm. Hawthorne had no issues with the plan as presented.
Comm. Kehoe echoed Comm. Myslinski’s comments in Commissi
possible conditions as performance guarantees, requiring a C@\ :
for the townhomes, being able to sell the property to fund:#
easement agreement, structural engineering report, an
lot (sheet C- 5) £

omments. She discussed issues and
ell Blaisch before a CofO can be issued

Comm Kehoe struggled to see the de5|gn e X
and pedestrians and wanted homeowners to

not a spectator. She expressed

impact on the neighbor’s one-and-
one-half story home. She wa
Mike Ferantino, applicant, e
then using a bobcat to staget 7
Comm. Kehoe ldentlﬂed that thep
Comm. Silvers express

Comm. Kehoe ¢k

isch Hall over the swale.
than 22-feet wide, which is not a 2-car garage.

ning. He wanted the ramp’s turning radius met with a 19’ car. He
faffic from 10 townhomes. He also wanted to see the easement

issues with the landscapi
recognized that there w
agreement with the City.
Comm, Joy asked about planti
Comm. Myslinski explained this site'was a transition between single family and downtown and the height was
less of an issue than what that height feels like. He expressed concern with the third story height and design
excellence because it felt exactly like what Pulte was building on S. Mill. He was concerned with how the height
would affect the area. He explained that the ramp and below ground garages were a design choice that caused
many issues. He would prefer detached garages or attached garages if they were built at-grade.

Comm. Saraswat agreed that design excellence was not met. She wanted bigger, usable porches to be
provided. She was concerned about the reduced side yard setback and height, and how that would make the
neighbor’s property fesl.

Comm. Adams asked if the ramp was conceptual or if the developer had built this before.

Comm. Silvers expressed concern over the location of the HVAC condenser under the rear stairs.

Chair Sisolak considered the project’s “City gives” which included the easements, tree removal, and historic
home demolition. She explained the Board’s job was to protect the health, safety, and welfare. She expressed
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“reduced by 1 foot,

concerns over the overall height which included the 10 ceiling on the second floor, the design choice to push
the garages below grade, overall massing, pitch of the roof, trash and snow removal, and swale guestions.
Comm. Kehoe supported the project in concept but wanted it to fit the site.

Comm. Hawthorne clarified that there were three primary issues that needed to be addressed which was the
height, the ramp, and the porches.

Comm, Kehce stated a detached garage would alleviate the massing issue.

Cemm. Myslinski explained the property could accommodate attached or detached garages without the need
far an easement.

Chair Sisolak explained that there was an additional 50’ of concrete across the entire site, which could be used
alternatively. .

City Comm. Moroz clarified that the easement agreement was part of the purchase agreement that was
approved by the City Commission.

Comm. Silvers requested a 9-foot wide front porch, a 3-foot pede
provided in Ms. Elmiger’s review.
Comm. Kehoe wanted the structural engineer’s report stating#
planned.

Chair Sisolak wanted to see additional open space and

alk up the ramp, and the 7 conditions

isch building could be restored as

ace for people to

and for the ficor height 1o be

aple, and 674 Maple). The conditions of
ew, 9-foot wide porches, a 3-fcot

pedestrian walk up the ramp, and the structur
restored as proposed.
MOTION APPROVED 9-0

7. NEW BUSINESS
None.

sented his
‘cupant.

Greg Hofman, applicant;
Foundation is the prima

e. He explained the history of the project and explained that the Art

Chair Sisolak Opened Public He
Citizen Comments

Ellen Elliott, 404 Irvin, spoke in favor of the project stating it was obviously PUD eligible because it removed
blight and preserved a historic structure.

Peter Karr, 1034 York, spoke in favor of the project.

Beatrice Palmer, 291 Hardenberg, spoke in favor of the project and looked forward to a safer site.

Melanie Elliott, 404 irvin, spoke in favor of the project because it adds character the City, restores a historic
buitding, and has tremendous public benefit.

Public Hearing Closed at 8:49PM

44PM




Board Discussion

Comm. Myslinski expressed concerns with the project including parking, the use of the site and building, the
proposed addition, how the deed restrictions get enforced, how the sculpture garden would be maintained,
and what was defined as “art”.

Comm. Adams explained that the Board is comfortable with the project.

A mation was made by Comm. Joy, secoended by Comm. Adams, to approve 230 Wilcox for preliminary PUD
review. The finding of fact is that the project meets the criteria in the ordinance.
MOTION APPROVED 9-0

Comm. Kehoe rejoined the Board.

9. GOALS

a) 2020 Planning Commission Goals
Comm. Silvers suggested updating the Master Plan as a 2021 ¢
The Board discussed rezoning and education, the mixed-us
wording next month,

district, and agreed to finalize the

10. REPORTS AND CORRESPONDENCE
a) 2019 Annual Report

b) Sharing lessons learned memo
The Board did not have any comments on the

Comm. Kehoe explained tha 2red to take the Board through the
Starkweather School project
11. ADJOURNMENT

Hearing no furth ilvers, supported by Comm. Myslinski to adjourn




Discussion Only Discussion Only Discussion Only

CITY OF PLYMOUTH
201S.MAIN

 PLYMOUTH, MI 48170

‘www.ci.plymouth.mi.us

ADMINISTRATIVE INFORMATION-
NO ACTION REQUIRED

To:  Planning Commission

From: John Buzuvis, Community Development Director

cC SACommunity DevelopmentiPLANNING COMMISSIONI2020
Date:  3/6/2020 '

Re: Jewell Maple Development

BACKGROUND:

As part of the continued review of the PUD for the Jewell Maple the developer has requested
a working session/discussion only meeting with the Planning Commission to discuss the final
outstanding details in advance of seeking Final PUD approval again. This working session will
allow the Planning Commission, City Planner, developer, and administration to discuss the
project and the remaining details in a less formal manner to work through any outstanding
issues.

The working session/discussion will take place as part of the regular meeting on March 11,
2020 and will be open to the public. The goal of this meeting is to discuss the few remaining
issues as noted in the most recent meeting minutes {enclosed) and for all parties to leave with
an understanding of the next steps and expectations.

The applicant has provided some additional background materials for your reference. The City
Planner has not done a formal review on these materials but will be onhand to answer
questions or provide feedback/facilitation as necessary. In addition, the City Engineer will be
in attendance to answer questions and provide feedback as necessary.

There will be no formal action on this item at the meeting. A copy of the most recent site-
plan/plan set will be available for reference during the discussion.

Please feel free fo contact me directly in advance of the meeting if you have any questions or
need clarification.



March 5, 2020
Dear Planning Commission Members:

On February 12, 2020, the Jewell Maple Development (JMD) team appeared before you to seek
final approval of its preliminary PUD site plan. The decision on final site plan approval was tabled.
JMD has asked for the March 11, 2020 study session to work through open issues that the Planning
Commission raised. JMD has now received the approvals that it needed from the Historic District
Commission to begin work on the Jewell Blaich building. The work cannot be started without
obtaining final site plan approval on the PUD. We believe that we have addressed the issues raised
and look forward to discussing them at the study session.

Background

The Planning Commission found on October 9, 2019 that JMD was eligible for Planned Unit
Development treatment. As you know, the PUD allows flexibility in zoning regulations “based on
site planning criteria to achieve integration of the proposed land development project with the
characteristics of the project area.” Michigan Zoning Enabling Act, MCL 125.3101, et seq
("MZEA") (MCL 125.3503.) In other words, the purpose of PUD zoning is to conform
development regulations to the characteristics of a site rather than force the site to conform to
predetermined regulations. This is allowed under state law as long as the regulations otherwise are
consistent with protecting public health, safety and welfare. Restricting a PUD to “one size fits
all” regulation such as RM-1 or RM-2 ordinance requirements defeats the intent of PUD zoning.

The Planning Commission has been applying RM-1 and RM-2 regulations to the project and has
considered allowing deviations from those regulations under Zoning Ordinance, Sec. 78-312
Residential Design Standards. Section 78-312 seems to apply to a purely Residential PUD which
is being developed on property already zoned for residential purposes. The concern is not to allow
greater density than already allowed by the underlying zoning category unless the design of the
development meets the “design excellence” standard. This standard likely means providing
amenities that the City otherwise could not or did not require under the underlying residential
zoning classifications.

JMD’s project site contains only one parcel zoned for residential use. Most of the new residential
development will be on property zoned for O-1 uses. The PUD also includes property zoned B-2
(Jewell Blaich site) .This is a mixed-use PUD. The central purpose is the reuse and rehabilitation
of an important historic building. It seems that the more appropriate standard to allow deviations
from the ordinance is found under Sec. 78-313 (b) General Design Standards.

Subsection (b) allows deviations from the zoning district regulations:

Notwithstanding subsection (a) of this section, deviations with respect to
such regulation may be granted as part of the overall approval of the
planned unit development, provided there are features or elements
demonsirated by the applicant and deemed adequate by the city
miﬁy@smn upon the recommendation of the planning commission
-\ Vdesigned into the project plan for the purpose of achieving the objectives

. of this section. (Emphasis added)

' Jewel Maple Development
JF PLYMOUTE PUD 19-01 587 W. AA Trail
G o GEVELOPMENT ! DISCUSSION ONLY
i PC Mtg 3/11/20



One of the objectives of the PUD ordinance is to preserve historic property. The very small
ordinance deviations that JMD needs will serve the objective of preserving historic property.
Another objective of the PUD ordinance is to realize a recognizable and material benefit to the
ultimate users of the project and the community when the benefit could not be realized without the
application of PUD regulation. The JIMD project also allows the development of a land use at the
precise density and height called for in the Master Plan for this particular site. It is providing a
type and design of desired housing in the targeted location. There is no existing ordinance that
would allow the proposed development consistent with the Master Plan vision. The deviations
from the existing zoning ordinances that JIMD needs are really not deviations in the sense that they
allow development entirely consistent with the future land use plan for the site.

FINAL SITE PLAN APPROVAL ISSUES

The Planning Commission conditioned preliminary plan approval on comments in the Carlisle
Wortman October 2, 2019 review letter and comments/issues raised by the Planning Commission.
The Planning Commission’s concerns and CW comments that JMD will address in this letter
include:

(1) Access to the Townhomes through the City parking lot.
(2) Useable open space. (1,800 s.f. vs. 4,500 s.£)

(3) Density (10 units proposed, vs. 9 units permitted in RM-2) — unless allowed via density bonus
based on “design excellence.”

(4) 2.5-foot side (east) setback deviation.
(5) Building height.

The Developer will address the other open issues at the March 11, 2020 meeting.

When reviewing the final site plan, it is essential to consider the characteristics of the IMD project
site. As stated, the purpose of a PUD is to allow flexibility in zoning regulations “based on site
planning criteria to achieve integration of the proposed land development project with the
characteristics of the project area.” The City’s plans for use of the public parking lot requires
splitting off approximately 23” x 173’ (3,979 sq. ft.) from the rear portions of the Maple Street lots
that will contain most of the townhouse units, It is important to note that the 3,979 square feet also
includes an area of approximately 1,196 square feet that JMD is transferring to the City. The
transferred land will allow the City to have access to the parking lot property off of Deer Street
over property that it will own, which it currently does have.

In order to maximize the footprint for the existing and future use of the City’s property, the
developer needs to minimize the footprint of the townhouses. JMD has no problem with the City’s
goals but the loss of the 3,979 square feet has created design constraints that require the regulatory
flexibility of a PUD to effectuate the goals of this project, Most of the site issues that CW and the
Commission have raised are based upon deviation from the rigid RM-1 or RM-2 zoning
requirements. The need for the deviations exists because of the need to minimize the townhouse
footprint while maximizing the area of the City’s parking lot. The need for the deviations is not
self-created. The need exists based upon the nature of the project and the benefits that it will
provide to the City, residents, neighbors and users of the project.



OPEN SPACE

In order to achieve the integration of the project elements it is necessary to relax the requirement
for active open space. The townhouse site does not contain sufficient area to increase the open
space. Moreover, JIMD does not believe that increasing the active open space, which cannot be
accomplished without losing a unit, would serve the ideals, goals or aesthetics of this project. The
question i3 whether the City wants more open space or more land for its own use.

ACCESS EASEMENT

The need for an access easement is not because of the “scope of the townhomes” as it has been
characterized but because the City’s vision for its retained property requires splitting off the rear
3,979 square feet of the affected parcels and adding it to city owned property. It should also be
emphasized that JMD is providing land to the City within the access easement area that gives the
City access to the parking lot from Deer Street over land that the City will now own and control.

DENSITY

The division of the rear 3,979 square feet from the Maple parcels also affects the ability to meet
the RM-2 density requirement. Those requirements would be met with the square footage that is
being added to the City” property. The point again is that the Developer has not self-created the
issue of meeting the RM-2 density requirement. The density also should not be an issue because
the Master Plan envisions even greater density than JMD proposes for its site. Finally, CW has
advised the Planning Commission that it could approve one more unit based upon the “design
excellence” standard. They have suggested that enlarging the front porch meets the standard for
granting additional density. The Developer has enlarged the porch as requested. The fact that IMD
is providing the City with access to the parking lot which will benefit any future use of the lot
should also be counted towards design excellence.

BUILDING HEIGHT

The JMD site and the immediate area adjacent to the site is surrounded by property zoned and
planned for heights that equal or exceed 30 feet in height. The City has already decided based upon
the existing zoning and future land use designations of the JMD site and adjacent properties that
2.5 stories or 30 feet tall buildings are appropriate at this location as a logical transitional height
between the downtown and single-family neighborhood. Most of the townhouse property is zoned
O-1. The height limit in the O-1 zone is 30 feet. The corner parcel on the south side of Maple and
Deer is also zoned O-1 and therefore can be developed with a building that is 30 feet tall. The latter
property is next to single family homes. The Future Land Use map designates IMD’s Maple street
lots and the entire block of Deer Street between Maple and Wing as medium density multifamily
residential. The Plan therefore proposes buildings that contain 2.5 stories for the entire block which
is adjacent to single family zoned parcels on Maple and Kellogg, Moreover, the west side of Deer
street between vacated Maple and Wing Street is in the 3 story 40 feet height overlay district. The
Saxton parking lot is in the 50 foot/ 4 story overlay zone. Based on these land use realities, (here
is no logical reason to impose a lower height on the townhouses when the property across the street
is allowed a height of 30 feet by right, the underlying zoning of most of the JMD site also allows
2 30 feet tall height by right and the Master Plan proposes 2.5 story buildings for the JMD site and
along the entire block of Deer Street between Maple and Wing.

SIDE SETBACK



CW has cited a 2.5 feet side setback deficiency but has also found that it is not problematical from
a public safety, health or welfare standpoint. Moreover, the east property line is tapered on an
angle which creates a variable side setback width when averaged is very close to meeting the side
setback requirement that the Planning Commission is imposing. JMD is also providing excellent
screening that obviates any perceived issue with the setback width.

CONCLUSION

The JMD project in many respects began with the City’s plans for its property and the rehabilitation
of the Jewell-Blaich building. The IMD developer has presented a plan that meets those goals and
addresses the concerns that the immediate neighbors had with earlier iterations of the City’s
redevelopment vision. If allowed to proceed as planned the IMD project will be a win-win Iand
use solution for all interested parties. The Developer has produced an excellent design for the site
that has great aesthetic appeal as well as maximizing the City’s utilization of its own property. The
townhomes represent a logical transitional use and building design between the single-family
neighborhood and the downtown. This is a transitional use that the City desires as evidenced by
its future land use map and Master Plan. The Developer has done the best that it could within the
site constraints and is proud of its design and ptan. The Developer hopes that you are too and grant
final approval of the PUD and site plan. .

Sincerely

Jewell Maple Development



‘ V E D Starkweather School
R E C E PUD 15-01 550 N. Holbrook
o ] 7 'Z[J?U CITY OF PLYMOUTH PUD Amendment Review
FEB : APPLICATION FOR SITE PLAN REVIEW PC Mtg 3/11/20
CITY OF PLYMOUTH

communiry DEVEHEPFEELOWING INFORMATION IS TO BE COMPLETED BY THE BUILDING
AND ENGINEERING DEPARTMENT AT THE TIME OF APPLICATION
SUBMITTAL.:

SITE PLAN NUMBER:

B. THE FOLLOWING IS TO BE COMPLETED BY APPLICANT PRIOR TO
SUBMITTAL OF SITE PLAN (PLEASE PRINT OR TYPE).

ADDRESS OF PROPOSED

DEVELOPMENT 550 . H@ /‘Qm&:/ Sta dvyadher P
" Developers Name Covns—PlrmooT LLC.

Address Q30 Piecce ; %\(M\(\&\\Q‘M} W YRooq

Phone/Fax Number _ QY%= 3235-0300 (o)

Email Address

(ALL. CORRESPONDENCE FROM THE CITY WILL BE MAILED TO THIS

ADDRESS)
> Legal Property Owner Cuens~dyweor LLE

Address 990 P ierce B el {\&\\O\W\\f Wl 4R009

Phone/Fax Number AR 33D ~0300

Email Address na k@ co (')h&bu‘\l &nej - Cam_
: Site Plan Designers Name ~ Ryad Bevcbel

Firm Name Nowak +Rays

Address Y6 Wendiad, fve. Pt A\ 4342

Phone/Fax Number QYR - 333 -F93]

Registration No 5403

Email Address h&sﬁcke_\,@ j\'?eyen\al C.CowA

Applicant MUST receive invoice from Comm. Dev. Dept. before payment



Description of Proposed Development. New _Asdition

So\n‘bo\ PUD Yo skl i‘hm\l\\n\af

o8& Sg&ggg‘gbﬁ ank '\%\\mm,

O pen Somce.

Address and General Location of Property.

SNe kL Roldxock w%ﬂ “ﬁ\t{m’@)\sﬂn Q\E&-

Legal Description of Property.

See Madnely \-—Q&O&\ XQQSC/\\\[\Z}Y’\}QV\

Provide the following data:

a.

d.

For churches, temples, stadium and sports arenas or indoor or similar outdoor place
of assembly.

Secating capacity or length of proposed pews or benches.
Scats
Feet
For hospitals, sanitariums, homes for the aged, convalescent homes.
Number of beds.
Beds
For fraternities or sororities.
Number of permitted active members

Members _
For private clubs, lodges, theaters, auditoriums, multi-purpose rooms, pool halls,

establishments for sale and consumption on premiscs of beverages, food or
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refreshment, dance halls, and assembly halls without fixed seats.

Number of persons allowed within the maxinmum occupancy load as established by
the fire marshal.

People
e. For auto washes.
Number of employees and the number and length of wash lines.
Employees
Feet of lines
f. For beauty parlors, barbershops, bowling alleys, laundromats and coin operated dry
cleaners, motels or hotels, motor vehicle sales and service establishments and
banks.
Number of chairs
Number of lanes
Number of washing (or dry-cleaning) and drying machines

Number of auto service stalls in the service rcom

Number of teller cages/windows

g. For gasoline/service stations.
Number of lubrication stalls, racks or pits and number of gasoline pump stands.
Lubrication stalls
Pump stands
h. For professional offices of doctors, dentists or similar professions.

Number of examining rooms, dental chairs or similar use areas.



Chairs

1. For industrial, furniture and appliance, household equipment, repair shops,
showroom of a plumber, decorator, electrician or similar trade, shoe repair and
other similar uses.

Maximum number of shift employees per shift.
Employees

Prior to submittal of a site plan, the applicant shall review the following elements for inclusion,
where applicable, on the proposed plan. All such required information shall be clearly noted on
the site plan. and not on any attachment to the site plan, and shall be in sufficient detail to meet
the intent and purpose of the review process.

The applicant shall make a check mark in the left hand column marked “Applicant” only and
shall mark all applicable elements. If a particular item is not applicable to the site plan, the
letters “n/a” should be written in the space. A check mark by the applicant for each of the
applicable elements shall indicate that the applicant has checked that element against the site
plan and that the information called for in that particular element is properly noted on the site
plan.

If the applicant is satisfied that all such information required herein is properly noted on the site
plan, the applicant shall sign and date the check list in the place provided and submit the signed
application with the site plan to the Building and Engineering Department.

Element to be included on Checked by
Site Plan Applicant
1;
Name of Development 5’\23,‘-\{\\,\) e o‘e\he,(\ S&\ob\ D \i
2. Name, address & phone number of: \
a. Developer CLS O M ettt LLC \
b. Legal owner » s N\
c. Designer/firm N ool + Frange N\
d. Designer’s

registration number \
and seal (*) SHUI

(*) If the designer is a registered professional, the site plan shall include the designer’s seal.
For projects of less than $15,000 and single family residential buildings of less than 3,500 square

6



feet, the designer need not be a registered professional, but should have sufficient experience and
knowledge of site plan design to satisfactorily prepare a plan in accordance with the guidelines
set forth herein. A seal of a registered professional is required on all Multiple Residential and all
Non-Residential projects greater than $15,000.

o Scale of Drawing/Paper Size
a. Scale - Engineers scale on plan ~ view appropriate to size of site
to adequately detail the layout but in no case less than 1"=100".
Building elevations (exterior wall facade) drawings and floor plans

may use architects scale of 1/8"=1" or a suitable scale of similar size.

b. Paper size — not to exceed 24" x 36

4, Date ) l\’l\\q



Element to be included on Checked by

Site Plan Applicant
5. North Point LRQ:?E.‘-*-\“E A oSy nq_'b
N
6. Complete legal description of the entire site (i.e. Metes and Bounds) description if

acreage parcel, lot number(s), and subdivision name. All legal descriptions shall include:
a.  Gross number of acres
b. Net usable acres
c.  Section Number

Vicinity sketch or site location map which does not have to be drawn to scale.

The location of all existing and proposed in ground and above ground on site utility
easements including their connection capability to off-site utility easements. The
applicant shall provide a statement verifying that he has researched the availability of all
public utilities involved in the site development and is satisfied that same is available and
of adequate capacity to meet development needs (*).

(*) The applicant may want to retain the services of a professional engineer to conduct a utility
feasibility survey for the site. When such studies are made, a copy shall be submitted as a part of
this check list. The site plan should also include a dimensional survey

9.

The provision of a water supply adequate to serve the development for both potable water
and for fire emergency use shall be satisfactorily shown to exist or to be provided for.

The location of all existing fire hydrants within 300 feet of the development shall be
shown on the site plan.



Element to be included on
Site Plan

Checked by
Applicant

10.

11

13.

14.

15.

16.

L/

Grading plan and floor -elevations.
Drainage of the site shall be shown to
adequately assure storm water run-off
will not adversely effect off-site
properties

Water retention or detention ponds are
designed to provide a natural appearing
pond with side slopes of no greater than
6 on 1 appropriately landscaped and
without fencing

. Location of woodlands, wetlands and

waterways shall be shown on the site
plan and on property immediately
abutting the site under consideration at
the adjacent property line

Existing zoning classification

Existing zoning classification of adjacent
parcels

Existing land use on adjacent parcels

The location of all existing buildings and
structures within 100’ of the parcel

The location of all buildings and
structures on site including photos of
such structures if they are to remain (*).

\

\
AN

||

(*) Photographs are optional - they will be useful in the review process if provided.



Element to be included on
Site Plan

Checked by
Applicant

18.

19.

20.

21,

22.

23,

24,

All building structure heights.
(Existing & Proposed)

Location of all off-street parking
spaces, including required
handicapped spaces, vehicle
maneuvering lanes, and service
drives.

Location of all loading/unloading
facilities.

Location of all driveways, drives and
turning lanes.

Location of all drives, driveways and
intersections across abutting streets
from parcel.

Names, locations, existing and
projected right-of-way widths as
shown on City, County thoroughfare
ROW  plans, centerline, and
pavement widths of all bordering
roads, streets, and easements.

Location of all sidewalks, footpaths
and bikeways.

10

N/

\
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Element to be included on Checked by
Site Plan Applicant

25.

26.

27

28.

Critical site dimensions:

a. Along property lines. \‘
Between buildings.
C. Between parking and \
buildings.
d. Between parking and parcel \l
lines. \,
€ Between  principal  and
accessory buildings. \)
f. Parking space width and
length (typical). \}
g. Vehicle maneuvering
lane/service drive widths.
h. Curb radius (entrances).
L Between buildings and parcel
lines. \
il Between  buildings  and
retention/detention ponds. \/
Building layouts (typical floor plan) N /%
including:
a. Principal  entrances  and
service entrances.
b. The relationship between M,LQ
units within a building. —
C. Exterior building wall facade
drawings of all exposed
walls. E— N/ A

The type and color of exterior
building wall facade materials to be
used.

The location and extent of any
outdoor storage areas noted on site
plan.  If no outdoor storage is
proposed it shall be so noted on the
site plan.

N/

11



Element to be included on Checked by
Site Plan Applicant

29, The type, height and extent of
screening for outdoor storage areas. {\) I A

30.  The type and height of screening for
trash receptacles including the types
of materials to be used in the screen
and the color of the material, and the N )—A
location of the receptacle and screen
on the site.

31.  The location, type and extent of any
required screening devices. When
architectural masonry walls are used
a section drawing of the wall shall be N } A
provided detailing footings, the type
of wall materials to be used, color
and height. When landscaped earth
berms are used, they shall be shown
on the site plan.

32. A complete landscape planting plan \
identifying all landscape plantings by @
location, type and height. Where
earth berms are used, their height
and width shall be noted and a cross
section of the berm included. Plant
material sizes shall be noted on the
site plan.

33. The location and type of all outdoor
lighting by symbol denoting location
or by a typical detail drawing of the
lighting standard proposed, its
lumination power, its height and
color of standard, including a

photometric layout of the site
S; Chhogh g ri-be ogdble)

12



Element to be included on

Site Plan

Checked by
Applicant

34.  If asite is to be developed in phases
each phase shall be clearly identified
on the site plan.

35. This section is for Multiple Dwelling
and Cluster Housing Developments.

d.

b.

The maximum lot coverage
of all buildings shown
Formula for distances
between buildings shown

Site  density computations
including total number of
dwelling units and number of
bedrooms per unit. When
development is in phases, the
requirements for b. and c.
above shall be shown for
each phase. Each phase shall
meet density requirements or
an  appropriate  guarantee
acceptable to the City shall
be provided assuring that
suitable open space shall be
reserved and improved to
meet density requirements for
the phase under development.

36. The size, and location of any and all
signs to be used on the site are
clearly noted on the site plan.

Element to be included on

Site Plan

MIA

A
4
WM

N

Checked by
Applicant

7. FOR NON-RESIDENTIAL USES

Proposed use

Gross and net usable square
footage of floor arca

Seating capacity or maximum

occupancy permitted

Number of medical
examining rooms, dental
chairs, and square footage of
waiting rooms or beds
Number of employees in



largest working shift

NJA

A

)4
N

WA
NN
A

I certify hereon that I have read and understand the above check list items and that those items
that apply are included on the site plan submitted.

\“Q N& Vialas

Signature of Applicant Date

14



SUMMARY OF FACTS
STARKWEATHER SCHOOL PUD AMENDMENT REQUEST

The Starkweather School PUD has been approved for the re-purposing of the existing 1927 school house
into a 22-unit apartment building with the excess land to be developed into 23 single family homes.

The Planning Commission approved the plan, which was subsequently approved by the City Council.
The PUD includes excess property that was not originally part of the Starkweather School. An additional
1.2+/- acres was originally added to and included in the plan and as part of the approved PUD. This extra
parcel (*Vacant Parcel”) was purchased from the owners of 409 Plymouth Rd (“Parkview Properties™).
Before the purchase/sale of the Vacant Parcel, a site plan was prepared for the Parkview Properties parcel
to be sure that it retained enough area to meet the required minimum parking under the ordinance. In this
case, that number is 59 parking spaces.

Parkview Properties was originally built in the 1950s, with a further addition in 1978, for a total building
size of approximately 22,500 square feet. Christine Williams has owned the building since 2004.

As a longtime “resident” of the City of Plymouth, Parkview Properties is enjoying much success with the
building’s occupancy. The problem with its success is that it is finding the parking lot to be deficient for
the tenants, despite meeting the ordinance minimum. Parkview Properties is desirous to add parking to its
lot to accommodate its tenants’ needs. For what it’s worth, Curtis-Plymouth entered into a purchase
agreement with Parkview Properties, to purchase its excess property for the inclusion into the PUD in
July of 2014. The need for more parking arose as a result of their more recent success in occupancy,
which we did not anticipate over 4 years ago.

Ms. Williams has asked Curtis-Plymouth LLC, as owners of the property and a party to the PUD, if
Parkview Properties can expand their parking into this area to accommodate more parking. Curtis-
Plymouth is willing to oblige and allow parking in this area. However, since the area requested for
additional parking is now part of the PUD, we, through the Planning Department, have determined it
necessary to request this Amendment to the PUD to allow this modification.

Given the fact that a PUD must provide a public benefit, we feel the same standard will or ought to apply
for this request for an amendment.

The overall area is over the storm water retention and there is not much use for this land but as open space
as well as proposed access to Hines Park, the latter being reserved for a time when Wayne County wishes
to connect from its right of way.

The proposed area of encroachment for additional parking would cover 2,306.63 square feet of the current
open area. To compensate for this, we, both Curtis-Plymouth and Parkview Properties, propose the
following plan, which will enhance the current PUD and provide additional public benefit in the form of
more open space:

1. Add 2,250 square feet of more open space area to the park by reducing the lot depth for lots 17,
18 & 19
a. These lots would be reduced by 15’ in depth and still provide for large/oversized total lot
area
b.  Asrevised, these lots will still conform with the PUD site plan and provide large/oversize
total area for each (Lot 17 - 7,829.62 s.f,, Lot 18 - 7,778.99 s.f. and Lot 19 - 7,728.36 s.f.)

RECEIVED
Starkweather School

FEB. 172020 PUD 15-01 550 N. Holbrook
y . PUD Amendment Review
COMRNT L T ' e



¢. The area to be taken out of the lots and used as open space is adjacent to the current park
area and will increase the open space, accordingly
2. To further compensate for the additional parking area requested (again, 2,306.63 square feet),
Parkview will provide 3,362 additional square feet of its own property as open space for the
benefit of the City.
a. This proposed area is almost 1.5 times the amount requested for additional parking
3. Lastly, Parlkview will plant trees and shrubs in and around the park area as deplcted on the
attached plan. The plantings will include:
¢ 108 HT Black Hills Spruce
¢ 1 Honey Locust — 2.5” caliper
e 0" HT (19 total) Arborvitae

The City of Plymouth has desired to have more trees planted within the City and this area can provide
some small benefit for hopefully an equal burden for parking. If the City so desires, the trees can be of a
species determined by the Planning Commission or any body it sees qualified. The location of the
plantings may be changed by the City as well, even offsite, if the City so desires. We proposed planting
of arbor vitae along the frontage adjacent to and in front of the proposed eight (8) parking spaces along
the north end, will also serve to shield the vehicles and their lights from the proposed neighboring home.
However, a fence would work if the City prefers.

We are open to further comment and suggestions to the Commission as it deems appropriate in an effort
to accomplish this request.



TRANSMITTAL SHEET
Anthony S. Nestor, P.E.
1071 Thorn Ridge Drive

Howell, Mi 48843
Phone: 810-217-9156

Date: 12-4-19 Number of pages (w/ cover ) 1

To: Gus Haengel — Haengel & Associates LLC, Mi. From: Anthony Nestor, P.E.

Regarding: Soil testing — Density and materials for backfill over
existing CMP UDS Existing system.

Starkweather Site in Plymouth, Mi. 409 Plymouth Drive-
Plymouth, Mi.

Gus:

As discussed, I have a customer - Curtis Builders — (Good guys — They pay their bills- &
I have worked with them for years)) that has a recently installed UDS system (7-2019)
originally planned as a greenbelt area.

They want to verify if this can be transformed into a parking area.

This engineering scope of work is soils and geotechnical related only as civil engineering
will be completed by others.

As you know, engineered granular soils can act as both backfill support for a CMP pipe
and support a parking lot. The proposed location over the “Dog-Leg” portion of the
system (west of outlet manhole No. 2.)

Area of hatching on page 2 shows the approximate location of the proposed parking lot.

The basis of this engineering study is to conclude that suitbable granular soils exists
around the UDS system and compaction was (or can) be obtained (Or in those areas
“May be obtained by typical means™).

This is for our friends at Wayne County Permit Office, so you will have to seal the final
report.

Data included;

A layout and CMP UDS that was installed in July of 2019 — See page 2 of 4 for address
of site. This design was approved and permitted by Wayne County Permit office. The
UDS system consists of 12 gauge Aluminized Type Il coated 114 inch diameter CMP as
shown on page 3 as page 4 shows typical backfill materials of this attachment.

RECEIVED

FEB-1 7 2020 Star
- A%é_l 'g‘zi"/gwm_&,z”m;u/;%mxx WP o pegaircd engenensing dosipn ~FRDE 7D PUD 15.|[(]‘r|vea5t5hoe ;‘Sﬂ;ﬁ)gl!ook
CITY OF PLYMOUTH : 4
COMMUNITY DEVELOPMENT PUD Amendment Review

PC Mtg 3/11/20



Design Inputs - The amount of soil cover over the system was designed to vary between
1.5 feet (NW end) to 2.0 feet of soil cover (Outlet manhole).

Minimum covet over 114 inch CMP UDS should be around 24 inches for HS-20 loading
assuming no rutting.

Included arc 2 pages from the shop drawings showing backfill specification which
generally consisted using 6-A-stone to spring-line, placing non-woven fabric and
placement of MDOT Clags 1T sand compacted to subgrade elevation.

EYT ~ Wade Trim’s inspector was o site duting backfill operations so they may have
some data.

Engineering Scope of work;

Site visit — Verify 2 risers of west end of dog leg from ericlosed drawings (We can send
more drawings if you need them).

Verify the location of the pipe runs — Hand drill to top of pipe — verify and classify soil
types. ‘

Excavate to the top of the CMP pipe fo verify location —Offset risers will do the same
thing,

Take x number of in place soil density readings LE. such as Dynamic Cone
Penetrometers ([3CP} values along the pipe length (LE. 1 per 50 foot) — DO NOT
PENETRATE ROD INTO CMP PIPE. VERIFY LOCTION AND DEPTII FIRST!

Docutient, & locate the DCP with soil deseription esults and conclude an “in-place”
density of the soils from the DCP results.

Document soil types, stréngths ini soil density and requirements (If required) to provide
att adequate parking lot:subgrade envelope.

Final report to be used for submission and use by the Civil Engineer & Wayne County.
Send me your scope of work for my teview and then you dan wotk directly with the

custoruer as I can assists. Thanks again & please contact me at (§10) 217-9156 if you
have additional questions regarding this subject.

Sincerely, A7 e < FA
Anthony Nestor, P.E.

Enclosures — Pages 1 — 4 -Location plan — Portion C-4 “Dog Leg” UDS location, UDS
Dirawing C-1 & Soil Backfill drawing C-2.
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MEMORANDUM

TO: City of Plymouth Planning Commission

FROM: Sally M. Elmiger, AICP, LEED AP

DATE: March 5, 2020

RE: Starkweather School PUD — Proposed Amendment

The applicant is requesting to extend the existing parking lot from the adjoining office property into the
small park that is part of the Starkweather School PUD. The reason for the parking expansion is that the
current use of the adjoining site -- while it meets ordinance requirements -- cannot accommodate the
current number of vehicles for their tenants.

A similar amendment was requested in December 2018. The 2018 plans located the parking lot one-foot
from the residential property line. At the Planning Commission meeting, the applicant made verbal
changes to the plan, including adding 2,300 s.f. to the park from the rear of Lots #17, #18 and #19. The
“Planning Commission discussed the proposal, but a motion to approve the change failed. At this meeting,
it was suggested that expanding the adjacent parking into this site could be acceptable if Lot #19 were
eliminated and made into a park.

This set of plans shows locating eight (8) parking spaces in the PUD park. A concrete sidewalk directs
pedestrians from the sidewalk along the street, past the new parking spaces, and into the remaining green
space. The plans also shorten Lots #17, #18, and #19 by 15-feet, and add this area to the park at the rear
of the lots. The plans also add 3,362 square feet of steep slopes (16%) east of the parking lot to the PUD
park.

PUD Eligibility
The small park {and public access to Hines Drive) at the southeast corner of the site was offered by the
applicant as two of three public benefits to justify the Planned Unit Development treatment. The
narrative provided by the applicant in response to the PUD criteria (received by the City on May 1, 2015)
states the following:

Criteria 1: Grant of the planned unit development will result in one (1) of the following:
a. Arecognizable and material benefit to the ultimate users of the project and to the community,
where such benefit would otherwise be unfeasible or unlikely to be achieved without
application of the planned unit development regulations;

Richard K. Carlisle, President Douglas J. Lewan, Executive Vice President John L. Enos, Principal
David Scurto, Principal Benjamin R. Carliste, Principal Saily M. Elmiger, Principal Craig Streng, Principei R. Donald Wortman, Principa!
lL.aura K. Kreps, Associate Paul Montagno, Associate
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APPLICANT’S RESPONSE: Our proposal includes 3 benefits: 1) preservation of the Starkweather
School and to repurpose it as a muiti-family bullding; 2} a pledge to provide a public access, either on
or off site, to connect to Hines Drive; and 3) improve a small park on the east side of the proposed
development.

The Planning Commission approved this as part of the “PUD Eligibility.”

Final Site Plan Approval .

At the August 12, 2015 Planning Commission meeting, the Planning Commission granted Final Site Plan
Approval, conditioned upon the applicant supplying a number of informational items on the site plan that
would be reviewed administratively by the City’s staff and consultants.

One item related to the small park was described as follows:

The easement for the sidewalk/bike path connection to Hines Park added to the underground
detention area.

The detention area is shown in the small park, and has been installed. The 20-foot wide easement is not
shown on plans. However, a 20-foot dimension is provided. We assume that this is illustrating that there
is 20-feet of space allocated for pedestrian movements (comprised of a 7-foot wide concrete sidewalk
segment, and 13-feet of open space adjacent to the new parking spaces).

PUD Agreement

Once the PUD received Final Site Plan approval, the project was sent to the City Commission, who
approved the project along with a PUD Agreement. The agreement identifies “underground storm
retention, which will Include open space” as an element of the project.

PUD Ordinance

Per Section 78-318 of the Zoning Ordinance, a change in land use which is different than land uses
previously approved in the PUD shall be re-submitted to the Planning Commission, and a new public
hearing shall be required.

The proposed land use change is reducing the park and eliminating the access easement, and replacing
them with a parking lot.

Carlisle/Wortman Comments
We have the following comments regarding this request:

1. The PUD is to develop multi-family and single-family residential units on this site. A parking lot
extension to serve the adjoining office use is not consistent with the overall plan concept or intent.

2. The park constitutes one of the three public benefits that the Planning Commission used to determine
PUD Eligibility. This proposal reduces/eliminates two of them.
- Itreduces the “usable” part of the park.
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- The space from the rear of the lots is not visible from the street, and in cur opinion, isn’t as safe
for children’s use.

- The space on the east side of the existing parking lot has slopes of 16% and isn’t usable.

We consider the park as approved is integral to the PUD plan, and an important component to justify
the deviations from the ordinance that this project was granted.

We consider an approptiate “land swap” would be to eliminate Lot #19 and use this property as the
“park” approved as part of the PUD.

4. A second public benefit that will be eliminated by this proposal, which is a 20-foot easement across
the park to establish a connection with Hines Park. While a sidewalk is shown next to the proposed
parking spaces, it ends when the parking lot ends. The easement needs to extend to the edge of the
property, if retained.

5. Regarding the proposed parking lot:

a. The proposed parking lot is located on top of the stormwater structure. The applicant states in
their narrative that they will plant trees along the adjacent property line {Lot #19) to screen the
parking lot from Lot #19. This isnt possible, as trees can’t be planted on top of this underground
stormwater structure.

b. In addition, the parking spaces are only 18-feet long (vs. the required 20-feet). The lot needs to
be shifted two-feet to the north to meet the minimum 20-foot length. This action will then reduce
the access easement by two-feet.

c. The ordinance requires an obscuring wall when a parking lot abuts a residential district. No wall
is shown. Also, it appears that the stormwater structure is right up against the property line {with
Lot #19}, making not space to install footings for a wall.

d. This new section of parking would most likely require additional lighting. This would impact the
residential neighbor.

6. The application includes a request for proposal from an engineer to determine if the soils over the
underground stormwater structure is sufficient to support a parking lot. No information or opinion
about whether this can be accomplished has been provided. Also, Wayne County will need to approve
any parking lot construction over the underground structures.

7. Has the adjacent property owner investigated what it will take to construct the parking spaces to the
east of their existing parking lot? While slopes exist over approximately 650 square feet, there is
plenty of space to install more parking spaces.

In summary, constructing a parking lot to serve the adjoining property is not consistent with the overall
concept or intent of this residential PUD. The Planning Commission approved deviations from the
ordinance in exchange for public benefits. With this proposal, two of the three benefits offered by this
project will be reduced and/or eliminated.

We consider the park an integral and important element of the PUD, both for eligibility purposes and to
provide common open space to the residential homes that will occupy the site. The park as currently
configured has usable space that is easily accessible and visible from the street. It is the only green space
offered by the PUD, and it is the location of the access easement to Hines Park. It also provides a buffer
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between a residential use and a very large parking lot. Also, the park was to be “improved” as indicated
in the applicant’s narrative.

In our apinion, constructing a parking lot here would:

1.

Be wholly inconsistent with the residential PUD concept and intent.

Essentially eliminate two of the three public benefits of the PUD eligibility {that were offered in
exchange for ordinance deviations}. The space to the east would not be safely accessible by children,
and is not usable at a 16% slope.

Eliminate the buffer between this development and the large parking lot to the south, placing the
edge of a large parking lot, along with needed lighting, close to the adjacent home.

The proposed parking lot is not in compliance with the zoning ordinance. It doesn’t provide a
sufficient buffer, sufficient space length, the ability to install a screen wall, and will negatively impact
the neighboring home with lighting, and possibly noise.

Whether Wayne County will approve a parking lot over the underground stormwater structure is
unknown. Also, the applicant has not provided any definitive engineering analysis to confirm that this
can actually be accomplished.

For these reasons, we do not recommend amending the PUD to accommodate a parking lot on this site.

If the applicant were to eliminate Lot #19 and make this space into a park in exchange for expanded
parking into the current park area, we would consider this to be a more balanced exchange. Lot #19 is
usable as a park, visible from the street, and would offer this residential neighborhood a viable
open/gathering space.

dbtte, D lney,

CARLISL[’?/WDRTMAN ASé}OC INC.
Sally M. Elmiger, AICP, LEED AP
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