Plymouth Planning Commission
Regular Meeting Minutes
Wednesday, May 10, 2023 - 7:00 p.m.
Plymouth City Hall 201 S. Main

City of Plymouth www.plymouthmi.gov
201 S. Main Phone 734-453-1234
Plymouth, Michigan 48170-1637 Fax 734-455-1892

1. CALLTO ORDER
Chair Karen Sisolak called the meeting to order at 7:00 p.m.
Present: Chair Sisolak, Vice Chair Silvers, Commissioners Shannon Adams, Joe Hawthorne, Tim Joy, Kyle Medaugh,
Hollie Saraswat, Eric Stalter

Also present: Planning and Community Development Director Greta Bolhuis, Planning Consultant Sally EImiger

2. CITIZENS COMMENTS
Joe Philips, 915 Wing, asked the Planning Commission to review the garage size ordinance to give consideration to
single car garages, and to define garage, carport, and porte cochere in the ordinance.
Ellen Elliott, 404 Irvin, asked for clarification and legality of the monument sign at the northeast corner of Sheldon
and Ann Arbor Rd.

3. APPROVAL OF MEETING MINUTES
Sisolak offered a motion, seconded by Silvers, to approve the minutes for the April 12, 2023, meeting.
There was a voice vote.
MOTION PASSED

4. APPROVAL OF THE AGENDA
Sisolak offered a motion, seconded by Joy, to approve the agenda for May 10, 2023. Joy then asked to move item 8
above item 7. Sisolak agreed to the amendment.
There was a voice vote.MOTION PASSED

5. COMMISSION COMMENTS
Silvers said the monument sign at Ann Arbor Rd. and Sheldon was on the submitted plan and was also referenced in
the Carlisle Wortman report for the project.
Saraswat said she was surprised the sign was overlooked in the approval process.
Sisolak noted that we don’t have design standards for signs, and that the sign in question meets the setback and
sight line requirements. Elmiger agreed and said a sign permit should have been submitted. Bolhuis said there is a
permit on file, and it was reviewed by the administration.

6. PUBLIC HEARINGS
There were no public hearings.

8. NEW BUSINESS
a. SP23-04: 885 Starkweather, Site Plan Review — Concept
Architect Robert Miller led a presentation on the plan, noting that they had already received a variance from the
Zoning Board of Appeals for the setback. He explained that they planned to remove old additions to the building and



build a new addition to the original building to increase the size of the event space. They would also like to build a
porte cochere, reduce the number of parking spaces, and add landscaping. He added that they were considering
access from Davis St. as well as Starkweather.

Owner Don Soenen said the site was nostalgic, which is why they want to keep the original building and not tear it
down. He said the plan was to have fine dining with live entertainment.

Elmiger reviewed the Carlisle Wortman report and said the plan would need to be evaluated for special land use and
the master plan criteria. She noted that even with the reduced number of parking spaces, they were still 30 spaces
over the requirement but deficient in parking lot landscaping.

Commission members asked for renderings showing the street view and mentioned their opinion that the
contemporary style of the front addition doesn’t complement the style of Old Village or look engaging. Lighting and
landscaping were also discussed, as was the hardship for Davis St. residents should there be a driveway there.

Soenen said time was of the essence, and asked if a special meeting could be scheduled if they were ready with revised
plans prior to the next scheduled meeting.

7. OLD BUSINESS
a. Zoning Audit Discussion
1. Draft Implementation Report feedback

Commission members gave feedback on the draft implementation report provided by Megan Masson-Minock of
Carlisle Wortman. It was suggested that the group start with the items that are easiest to complete first, then move on
to more difficult tasks.

After the discussion, it was agreed that Masson-Minock would prepare a recommendation with suggested time frames,
grouping of work and rationale.

There was a break from 9:01-9:07 p.m.
2. Old Village FBC options discussion

Masson-Minock reviewed a Form Based Code document, explaining that the Planning Commission would need to
decide a boundary, street types, and building types for the test case area. Members provided their opinions, and
Masson-Minock will use them to draft a recommendation.

b. Master Plan Discussion
It was agreed that Hawthorne, Sisolak, Silvers and Stalter would formulate questions for an upcoming survey.

9. REPORTS AND CORRESPONDENCE

Bolhuis was asked questions about the Panera site, which she said was being considered by a bakery, and whether the
Slider Bar had installed pedestrian navigation to the Pulte development. She said there was no update on the potential
sidewalk.

10. ADJOURNMENT
Joy offered a motion, seconded by Silvers, to adjourn the meeting at 9:51 p.m.

There was a voice vote.
MOTION PASSED
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Sec, 78-43. - Single family dwellings unit standards.

No residential structure, garage (attached or detached), mobile home, manufactu red home, modular home or
prefabricated home shall be built unless the dwelling unit has been reviewed by the building official subject to the
following conditions:

(1) Dwelling units shall conform to all applicable city codes and ordinances and state and federal
requirements with respect to the construction of the dwelling.

(2) Dwelling unit shall be permanently attached to a perimeter foundation. In instances where the
applicant elects to set the dwelling on piers or other acceptable foundations which are not at the

perimeter of the dwelling, then a perimeter wall shall also be constructed. Any such perimeter wall
shall be constructed of durable materials and shall also meet all local requirements with respect to
materials, construction and necessary foundations below the frost line. Any such wall shall also
provide an appearance which is compatible with the dwelling and other dwellings in the area.

(3) Dwelling unit shall be provided with exterior finish materials similar to the dwelling unit on adjacent
properties or in the surrounding residential neighborhood.

(4) Dwelling unit shall be provided with roof designs and roofing materials similar to the dwelling unit
0N, on adjacent properties or in the surrounding residential neighborhood.

(5) Dwelling unit shall be provided with an exterior building wall configuration which represents an
average width to depth or depth to width ratio which does not exceed three to one, oris in
reasonable conformity with the configuration of dwelling unit on adjacent properties or in the
surrounding residential neighborhood.

(6) The dwelling shall contain storage capability in a basement located under the dwelling, in an attic
area, in closet areas, or in a separate structure of standard construction similar to or of better
quality than the principal dwelling, which storage area shall be equal to ten percent of the square
footage of the dwelling or 100 square feet, whichever is less.

(7) The building official may request a review by the planning commission of any dwelling unit with

respect to subsections (3), (4), and (5) of this section. The building official or planning commission
shall not seek to discourage architectural variation, but shall seek to promote the reasonable

U\

i compatibility of the character of dwelling unit, thereby protecting the economic welfare and property
\l i value of surrounding residential uses and the city at large. In reviewing any such proposed dwelling
\!‘ unit, the building official may require the applicant to furnish such plans, elevations and similar

When comparing the proposed dwelling unit to similar types of dwelling areas, consideration shall
be given to comparable types of dwellings within 300 feet. If the area within 300 feet does not

contain any such dweltmgs then the nearest 25 similar type dwellings shall be considered.
2o “ \A )f (' r\\r,f

(8) Attached ‘garaﬁes that fac“eﬁthe street are ailowed on Iots that are 60 feet w1de or greater.
L — BOotege
(9) The total width of a garage attached toa smgle family dwelling shall:

a. Not exceed 50 percent of the width of the entire front facade of the residential dwelling; and

documentation as is deemed necessary to permit a complete review and evaluation of the proposal.
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(10) Attached garages shall be located at least four feet behind the fr_gnt facade of the front exterior wa
of the residential dwelling, but in no case shall be closer than {_{Qz,fee;)from the front property line.

(1

b.

Front porch exception for new single family dwellings: New single family dwellings are encouraged f
positively contribute toward neighborhood enhancement and the walkability of the city. Walkability
is the extent to which walking is readily available as a safe, connected, accessible and pleasant mode
of transport. One way to accomplish walkability is to locate garages at the rear of a lot. Garages at
the rear of a lot (whether attached to the dwelling or as a free-standing detached garage) help to
support walkabllity by:

. To encourage locating garages at the rear of a lot, new single family residential projects that

Plymouth, Ml Code of Ordinances
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Is a minimum of 22 feet wide, measured from the exterior of the garage walls.

W L ST G

Minimizing the width of the driveway at the front of the dwelling, allowing more space in the
front yard for trees and vegetation, and more space along the street for street trees;

Minimizing the potential of parked cars left in front of the garage door to block the sidewalk;

Allowing space on the dwelling's front fagade for windows and other human-scaled architectura
elements; and

Allowing space on the dwelling's front fagade for a porch, where residents can interact with
neighbors on the sidewalk and observe activities on the street.

locate the garage in the rear, or retain an existing garage at the rear, may also locate a covered
front porch in the front yard setback by up to four feet. In addition, the area that the covered
front porch occupies in the front yard setback shall not be considered in calculating lot coverag
To be eligible for this exception, the proposed construction must meet all of the following
standards:

1. The project includes construction of a new single family dwelling on the lot; and

2. The project includes construction of a new garage which is located either in the rear of the
new dwelling (attached) or in the rear third of the lot (detached), or retains an existing
detached garage for continued use as a garage which is located in the rear third of the lot;
and

3. The front porch that is located in the front yard setback must be:

i. Single-story in height, no higher than 15 feet, and as measured per the procedures
described in section 78-21 of the zoning ordinance for building height; and

ii. No more than eight and one-quarter inches from the elevation of the finished first floor

(i.e., at-grade decks and patios are not eligible for the front yard porch exception); and

iii. A minimum of six feet in depth (distance between the front exterior wall of the residenc
and the edge of the porch deck); and

iv. Covered with a roof; and

v. Unenclosed by walls, windows or other enclosure at the time it is constructed or at any
time in the future. This standard does not include open railings and balustrades; and

0
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4, The front setback line used to determine where the front perch can be located on the lot shiall e

required by sections 28-190 and_78-191,

5. On carner lots, porches may be constructed on either or bfﬁéth front facades, or built as one
wraparound porch as long as the porch(s) meets the requirf;aments In "1" through "4" above

6, The final Certificate of Occupancy for the rasidential dweiling shall not be issued untll
construction of the qualifying garage Is complete.

(12) Front porch exception for existing single family dwellings. To suppdrt walkability throughout the city
as described In (11) above, existing single family dwellings which construct a new garage in the rear,

or have an existing garage In the rear, may also locate a covered front porch in the front yard
setback by up to six feat. In addition, the area that the covered fror;it porch occupies in the front ya
satback shall not he considered in calculating lot coverage, To be eligible for this exception, the

existing dwelling must be occuplied as of January 1, 2016. Also, the proposed construction must mest

all of the following standards:

a. The project includes constructlon of a new garage which s located elther in the rear of the
existing resldential dwelling (attached) or In the rear third of the lot (detached), or retains an

existing detached garage for continued use as a garage which is located In the rear third of the
lot; and

b, The front porch that is located In the front yard setback shall be:

1. Single-story in height, no higher than fifteen (15) feet, and as measured per the procedures
described In_section 78-21 of the zoning ordinance for bullding helght; and

2. Nomore than eight and one-quarter Inches from the eleva@ion of the finished first floor (e,

at-grade decks and patios are not eliglble for the front yardj porch exception); and

3. Arminimum of six feet In depth {distance beiween the frantj exterlor wall of the residence arid

the edge of the porch deck); and

4, Covered with & roof and

5. Unenclosed by walls, windows or other enclosure at the time it is constructed or ot ahy time

in the future. This standard does not include open rallings and balustrades; and

¢. The front setback line used to determine where the front pnrch can be located on the lot shall be

established using all of the following standards:
1. The front sethack line shall equal the setback required by séct[uns,z_&;l_s,g and_78-191; and
2. Front yard setback averaging, as described in_section 78-1 QE‘! (0) shall not apply: and

3. For existing dwellings whose front exterlor wall closest to the street Is greater than the
minimuin front yard setback required inSection 78-180, thén the distance between the fron
setback line and the extaerior wall shall be subtracted from {;he width of porch allowed in the
front setback, For example, if a residential dwelling is setba;ck 27-feet (or two-faet more tha

d

—
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(13) Porte-cocheres on single family dwellings. On“\e porte cochere, as defined by this chapter, may be

Plymouth, M| Code of Ordinances
the 25-foot minimum front yard setback), then two feet shall be subtracted from the porch

width allowed within the front yard setback. This results in 8 maximum width porch in the
front yard setback of four feet.

d. On corner lots, porches may be constructed on either or both front facades, or built as one
wraparound porch as long as the porch(s) meets the requirements in "a" through "c" above,
e. The qualifying existing garage or new garage must be constructed before constructing the front

porch.

f. Existing residential dwellings with an existing attached garage that faces the street are not
eligible for this front porch exception,

attached to a single family dwelling over a driveway to provide shelter for passengers entering and
existing vehicles parked in the driveway. A porte cochere may only be attached to a residential
dwelling if the residential dwelling is set back a minimum of 13 feet from the side property line. A

porte cochere shall be included in the lot coverage calculation and shall be constructed to meet all pf

the following standards:

a. Only one porte cochere is allowed per lot.

b. The porte cochere shall not be greater than 250 square feet in area.
c. The porte cochere shall meet the front yard setback requirement.

d. The porte cochere may be located within a side yard setback if the following requirements are
met:

i. The existing lot width is 60 feet wide or less;
il. The porte cochere is placed over a driveway that has a minimum width of nine (9) feet;

iii. The minimum distance between the dwelling wall and the opposite porte-cochere columns
shall be 9.5 feet;

iv. No element of the porte cochere is located closer than two feet from the side property line,
including overhangs and similar elements, but excluding gutters; and

v. Columns located in the side yard setback shall not be greater than 18 inches square in size.

e. The clearance between the ground and the ceiling of the porte cochere shall be a minimum of
eight feet,

f. The maximum height to the top of the roof shall be no taller than the finished floor elevation of
the second floor. The roof structure shall not exceed a 3/12 pitch.

g. The porte cochere shall be entirely open and shall be supported only by the residential dwelling

-]

on one side and modest columns on the other. It shall be unenclosed by walls, windows or othe

-

enclosure at the time it is constructed or at any time in the future.

h. The roof of the porte cochere shall not be enclosed with railings, shall not be accessible from an
opening in the residential dwelling, and shall not be used as a porch, balcony, or similar use,

i. The porte cochere shall be constructed of materials consistent with the main structure,
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NOTE: BASIS OF BEARING IS THE SOUTH LINE OF
PARCEL 2 AS DESCRIBED IN LEGAL DESCRIPTION.
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s z LEGAL DESCRIPTION RIDER
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S Situated in the City of Plymouth, County of Wayne, State of Michigan FOR REVIEW2 16 23
- -
Parcel 1
Lot 13 and Part of Lot 12, of Amelia Starkweather Addition to Plymouth Village being a part of the Northwest 1/4
of Section 26, Town 1 South, Range 8 East, City of Plymouth, Wayne County, Michigan, as recorded in Liber 39 of Plats, CLIENT: DON SOENEN
Page 65, Wayne County Records and part of Lot 60 of Assessor’s Plymouth Plat No. 4 as recorded in Liber 63 of Plats, 885 STARKWEATHER
Page 90, Wayne County Records, being more particularly described as beginning at the Northwest corner of said Lot 13,
thence North 89 degrees 17 minutes 42 seconds East 83.01 feet along the North line of said Lot 13; thence South 12.93 PLYMOUTH, MI. 48170
feet to the Northwest corner of said Lot 60; thence North 89 degrees 58 minutes 59 seconds East 80.00 feet along the
North line of said Lot 60; thence South 95.95 feet; thence South 89 degrees 15 minutes 21 seconds West 163.02 feet to
the East right of way of Davis Street (50 feet wide); and thence North 110.00 feet along said East Right of way to the point UTILITY WARNING
of beginning. SITE AREA = 1.44 £ ACRES
gomsrouo i oz 4 stow ARCHITECTURAL SURVEY
Parcel 2 ON THE PLAN, WERE OBTAINED FROM UTILITY
Part of Lot 56, all of Lot 57 and 59, Assessor's Plymouth Plat No. 4, as recorded in Liber 63 of Plats, page 90, Wayne OWNER AND NOT FIELD LOCATED. LEGEND
County Records, and part of the Northwest 1/4 of Section 26, Town 1 South, Range 8 East, described as: Beginning at 0.00 = EXISTING ELEVATION PART OF THE NORTHWEST 1/4 OF SECTION 26
the Northwest corner of Lot 14 of Amelia Starkweather Addition to Plymouth Village Subdivision, as recorded in Liber 39, . TOWN 1 SOUTH, RANGE 8 EAST,
Page 65, Wayne County Records; thence along the Northerly line of said subdivision North 86 degrees 51 minutes 10 Know what's below —a= = DRAINAGE CITY OF PLYMOUTH, WAYNE COUNTY, ML
seconds East 260.01 feet to the Northwest corner of Lot 59 of Assessor’s Plymouth Plat No. 4 as recorded in Liber 63, " ’ !
page 90, Wayne County Records; thence along the Westerly line of said Lot South 02 degrees 18 minutes 50 seconds Call before you dig. E/Asp = Edge of Asphalt
East 12.93 feet; thence along the South line of Lots 59 and 57, North 87 degrees 39 minutes 20 seconds East 215.00 feet E/Conc = Edge of Concrete DATE: DRAWN BY:
to the Easterly line of Lot 56; thence along said line extended North 02 degrees 18 minutes 50 seconds West 112.00 feet; E/Conc = Edge of Concrete 2—-16—-23 691 WING STREET GW
thence North 89 degrees 36 minutes 00 seconds West 123.14 feet; thence along a curve to the left which is 20.00 feet T/ =T ¢ Curb Plymouth, Mi. 48170
Southerly of the centerline of existing C & O Railroad track to Toledo and Detroit, radius 744.49 feet, central angle 27 THE CONTRACTOR SHALL BE RESPONSIBLE /C = Top of Curl JOB NO.: CHECK:
degrees 53 minutes 33 seconds, chord bears South 76 degrees 27 minutes 14 seconds West 358.86 feet, an arc distance FOR THE PROTECTION OF AND/OR T/Wall = Top of Wall 23—01-029 O m p?{ 2321%15%25%:15 PPP
of 362.43 feet; thence South 02 degrees 18 minutes 50 seconds East 38.90 feet to the point of beginning. E“%IE%%QESNWI%E %%Ng%ﬂg%%NmAT MAY B/Wall = Bottom of Wall SOALE. sz gl ST,
. ”_ ]
1"=20 land surveyors, inc. www.ambitsurveyors.com 1 OF
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