City of Plymouth Planning Commaission

Regular Meeting Agenda
Wednesday, March 12, 2025 - 7:00 p.m.
City Hall & Online Zoom Webinar

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

https://us02web.zoom.us/j/83579354882
Passcode:161102
Webinar ID: 835 7935 4882

1. CALLTO ORDER
a. Roll Call

2. CITIZENS COMMENTS

3. APPROVAL OF THE MINUTES
a. Approval of the February 12, 2025 meeting minutes

4. APPROVAL OF THE AGENDA
5. COMMISSION COMMENTS
6. PUBLIC HEARINGS

7. OLD BUSINESS
a. PUD24-01: 230 Wilcox, Final PUD
b. PUD24-02: 900 Starkweather, Preliminary PUD

8. NEW BUSINESS
9. REPORTS AND CORRESPONDENCE

10. ADJOURNMENT

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

Meetings of the City of Plymouth are open to all without regard to race, sex, color, age, national origin, religion, height, weight,
marital status, disability, or any other trait protected under applicable law. Any individual planning to attend the meeting who has
need of special assistance under the Americans with Disabilities Act (ADA) should submit a request to the ADA Coordinator at 734-
453-1234 ext. 234 at least two working days in advance of the meeting. The request may also be submitted via mail at 201 S. Main St.
Plymouth, MI 48170, or email to clerk@plymouthmi.gov.



https://us02web.zoom.us/j/83579354882
mailto:clerk@plymouthmi.gov

City of Plymouth Strategic Plan 2022-2026

GOAL AREA ONE - SUSTAINABLE INFRASTRUCTURE

OBJECTIVES

1. Identify and establish sustainable financial model(s) for major capital projects, Old Village business district,
35 District Court, recreation department, and public safety

2. Incorporate eco-friendly, sustainable practices into city assets, services, and policies; including more
environmentally friendly surfaces, reduced impervious surfaces, expanded recycling and composting
services, prioritizing native and pollinator-friendly plants, encouraging rain gardens, and growing a mature
tree canopy

3. Partner with or become members of additional environmentally aware organizations
4. Increase technology infrastructure into city assets, services, and policies
5. Continue sustainable infrastructure improvement for utilities, facilities, and fleet
6. Address changing vehicular habits, including paid parking system /parking deck replacement plan, electric
vehicle (EV) charging stations, and one-way street options
GOAL AREA TWO — STAFF DEVELOPMENT, TRAINING, AND SUCCESSION
OBIJECTIVES
1. Create a 5-year staffing projection
2. Review current recruitment strategies and identify additional resources
3. Identify/establish flex scheduling positions and procedures
4. Develop a plan for an internship program
5. Review potential department collaborations
6. Hire an additional recreation professional
7. Review current diversity, equity, and inclusion training opportunities
8. Seek out training opportunities for serving diverse communities
GOAL AREA THREE - COMMUNITY CONNECTIVITY
OBIJECTIVES

1. Engage in partnerships with public, private and non-profit entities

2. Increase residential/business education programs for active citizen engagement

3. Robust diversity, equity, and inclusion programs

4. Actively participate with multi-governmental lobbies (Michigan Municipal League, Conference of Western
Wayne, etc.)

GOAL AREA FOUR - ATTRACTIVE, LIVABLE COMMUNITY

OBIJECTIVES

1. Create vibrant commercial districts by seeking appropriate mixed-use development, marketing transitional
properties, and implementing Redevelopment Ready Communities (RRC) practices

2. Improve existing and pursue additional recreational and public green space opportunities and facilities for
all ages

3. Develop multi-modal transportation plan which prioritizes pedestrian and biker safety

4. Improve link between Hines Park, Old Village, Downtown Plymouth, Plymouth Township, and other
regional destinations

5. Maintain safe, well-lit neighborhoods with diverse housing stock that maximizes resident livability and
satisfaction

6. Modernize and update zoning ordinance to reflect community vision

7. Implement Kellogg Park master plan

“The government in this community is small and accessible to all concerned.”
-Plymouth Mayor Joe Bida November 1977



Plymouth Planning Commission

Regular Meeting Minutes

Wednesday, February 12, 2025 - 7:00 p.m.
Plymouth City Hall 201 S. Main

City of Plymouth www.plymouthmi.gov
Plymouth, Michigan 48170-1637 734-453-1234
CALL TO ORDER

Chair Hollie Saraswat called the meeting to order at 7:00 p.m.

Chair Saraswat, Vice Chair Kyle Medaugh, Commissioners Sidney Filippis, Zachary Funk, Joe
Hawthorne, Trish Horstman, Marni Schroeder, Dave Scott, Eric Stalter

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

CITIZENS COMMENTS
There were no citizen comments,

APPROVAL OF MEETING MINUTES
Stalter offered a motion, seconded by Horstman, to approve the minutes of the January 8, 2024
meeting.

There was a voice vote.
MOTION PASSED UNANIMOUSLY

APPROVAL OF THE AGENDA
Stalter offered a motion, seconded by Medaugh, to approve the agenda for February 12, 2025.

There was a voice vote.
MOTION PASSED UNANIMOUSLY

COMMISSION COMMENTS
There were no commission comments.

PUBLIC HEARINGS
a. PUD 25-01 Starkweather Subdivision PUD Amendment

The public hearing opened at 7:08 p.m.
Ellen Elliott, 404 Irvin, said the FAR should be enforced.

Scott Silvers, 833 Sutherland, said the project should be designed to meet the FAR.
Heather Baker, 323 Spring, commented about the previous developer.



The public hearing closed at 7:12 p.m.

Applicant Cosmo Lombardo reviewed the history of the PUD, noting that it was initially granted
prior to the enactment of the Floor Area Ratio (FAR) ordinance. He said the lots that were graded as
walkouts could not accommodate a detached garage, and that attached garages counted when
calculating the FAR.

Elmiger explained items in her report about garage and home width and how the FAR and other
ordinances would impact the amendment request.

Commission members discussed the request and there was a suggestion to decrease the size of the
garage to allow for a larger home within the FAR parameters. The location of the project was also

discussed, and it was pointed out that its proximity to Old Village lent itself to smaller homes.

Filippis offered a motion to approve the PUD Amendment 25-01 with the following changes:
e Garages may be 20 feet wide.
e The overall massing must be not greater than 50% garage
e The FAR of .40 must be adhered to.

Horstman seconded the motion.

Elmiger said the motion should recommend that the City Commission approve the PUD
amendment.

Filippis and Horstman accepted the amendment.
There was a roll call vote.
YES: Filippis, Funk, Hawthorne, Horstman, Medaugh, Schroeder, Scott, Stalter, Saraswat

MOTION PASSED UNANIMOUSLY

b. PUD 23-01: 1100 W. Ann Arbor Trail — Revised preliminary PUD
Saraswat opened the public hearing at 8:00 p.m. Jeffrey Cuthbertson, an attorney representing
some residents, asked that the public hearing be paused until after the applicant’s presentation.

Saraswat agreed to pause the hearing.

A Champion Development representative provided a presentation outlining changes since their last
submission, including closing traffic to Sheridan, revising the public benefit, and increasing parking.

Saraswat reopened the public hearing at 8:23 p.m.

Bolhuis said ten emails supporting the project and 20 emails opposing the project were received
past the publication deadline.

The following members of the public spoke in opposition to the project: Scott Silvers, 833
Sutherland; Ron Picard, 1373 Sheridan; Mike Mountain, 1211 Sheridan; Denise Varner, 1428



Sheridan; Jeffrey Long, 690 Forest; Sam Barresi, 533 Herald; Michelle Dillon, 1328 W. Ann Arbor
Trail; Meghan Covino, 1347 W. Ann Arbor Trail; Nick Pagan, 1156 W. Ann Arbor Trail; Kristen Wolf,
1455 W. Ann Arbor Trail; Elizabeth Volaric, 216 N. Holbrook; Karen Patrosso, 1456 W. Ann Arbor
Trail; Karen Sisolak, 939 Penniman; Kathryn Humphrey, 1424 W. Ann Arbor Trail; Dan, 959
Penniman; Kathryn Szary, 1107 W. Ann Arbor Trail; David Szary, 1107 W. Ann Arbor Trail; Jeffrey
Cuthbertson, attorney for residents; Karen Jallos, 505 McKinley; Elaine Attridge, 1192 W. Ann Arbor
Trail; Jane Libbing, 979 Penniman; Charlie Gabbeart, 305 Hartsough; Amy Angell, 1011 Penniman;
David Mangus, 1147 W. Ann Arbor Trail; Julie Nelson, 1464 W. Ann Arbor Trail; Scott Lorenz, 1310
Maple; Alan Ardonowski, 1120 Maple; Courtney Mangus, 1147 W. Ann Arbor Trail

The following members of the public spoke in support of the project: Toni Nayback, 9225 EImhurst;
Eric Nemeth, 140 S. Union; Katie Rossie, 985 Harding; Matt Skubik, real estate agent; Leslie Evans,
First Church of Christ, Scientist member; Ken Kelsey, First Church of Christ, Scientist member; Susan
Anderson, First Church of Christ, Scientist member

There was a break at 9:33 p.m.
The meeting resumed at 9:40 p.m.

The public hearing was closed at 9:58 p.m.

Elmiger reviewed items in her report, then provided a list of PUD criteria for commissioners.
Commission members addressed each item on the list with the assistance of Elmiger. There was a
lengthy discussion on whether the project met the criteria, and there was consensus that several
items be changed in the plan. Increasing the setbacks, providing green space at the creek, installing
landscape screening along the north side of the property and to consider stacked ranch units were

among the suggestions.

Hawthorne offered a motion, seconded by Schroeder, to postpone a recommendation for PUD 23-
01 to a future meeting.

There was a voice vote.
MOTION PASSED UNANIMOUSLY

Saraswat announced that the remainder of the agenda items would be placed on the March agenda,
due to the lateness of the hour.

Horstman offered a motion, seconded by Filippis, to adjourn the meeting at 12:09 a.m.

MOTION PASSED UNANIMOUSLY
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ASSOCIATES, INC.

117 NORTH FIRST STREET SUITE 70 ANN ARBOR, M| 48104  734.662.2200 734.662.1935 Fax

Date: February 8, 2025

Final Planned Unit Development
For
City of Plymouth, Michigan

GENERAL INFORMATION

Applicant: Donofrio Wil Cox, LLC
1156 Beech St.
Plymouth, MI 48170

Project Name: Wilcox Mill Restoration PUD
Plan Date: Engineering Plans: January 8, 2024
Latest Revision: Engineering Plans: January 16, 2025

Landscape Plan: January 21, 2025

Location: 230 Wilcox Road, Plymouth, M
Zoning: R-1, Single-Family Residential District
Action Requested: Preliminary PUD Approval

PROJECT DESCRIPTION

The applicant has submitted a Planned Unit Development (PUD) application for land that was formally
owned by Wayne County. The property is located adjacent to Edward Hines Drive and the recreational
facilities provided by Wayne County Parks. The project proposes restoring the existing 2-story, historic
structure (approx. 4,800 s.f.) into a commercial building. An existing, 16-space parking lot at the rear of
the property will also be renovated, and a new 38-space parking lot will be constructed, with barrier-free
access from this lot to the first floor of the building.

An aerial of the proposed project site is shown on the next page.



Wilcox Mill Restoration — Final PUD Review
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Source: Google Maps (Capture August, 2019) — Looking West from Hines Drive.

The Planning Commission conducted a Public Hearing on August 14, 2024, regarding this project, based
upon the applicant’s description of the proposed uses as a coffee shop and lower-level commercial use
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associated with recreation or fitness. After the Public Hearing and discussion, the Planning Commission
approved the following motion:

A motion to approve PUD 24-06, 230 Wilcox, for Preliminary PUD review, with the finding of facts:

e The project meets the goals and objectives of the Plymouth Master Plan.

e The public good of maintaining a historic structure and its integrity is part of the PUD proposal.

e The PUD will accommodate items listed in the Carlisle Wortman report as well as incorporate the
comments of the applicant for the Wilcox Mill Restoration PUD narrative.

e The use of the facility will be primarily of a B-1 zoning nature and the lower-level use will be less
intense than the use for the upstairs.

e The applicant will list the hours of operation and update the site plan for the site improvements
discussed.

The Planning Commission identified the following plan revisions in their comments:
1) Permeable pavers/pavement to permit stormwater infiltration in the parking lot.
2) Bike parking.

This review lists the questions/additional information requested in our previous review and describes
the applicant’s response to each.

PUD PROCESS AND PLAN REQUIREMENTS

According to Section 78-314 of the Zoning Ordinance and the prescribed PUD procedures for review, the
applicant attended a pre-application conference with City staff in January 2021. A formal application has
been submitted and includes the transmittal of Final PUD plans/site plans.

Our previous review of the Preliminary PUD plans listed the following information required by the
ordinance. The applicant has supplied a document titled “Wilcox Mill Restoration; Final PUD Submission
Package.” We have commented on the applicant’s response to each. We also list outstanding
informational requirements for a Final PUD Plan

Outstanding Preliminary PUD Informational Items

1. A written explanation of how the project meets the PUD eligibility criteria (Sec. 78-311(c)). CWA
Comment: The narrative does not list, and respond to, the specific PUD criteria in Sec. 78-311. The
narrative describes various aspects of the project and expands on the requested uses of the site.

Specific information on how the project meets the criteria in Sec. 78-311(c) is required. The narrative
should:

a. List each criterion in Sec. 78-311(c), and

b. Provide a response after each criterion of how the project meets the criterion.

2. Zoning of applicant’s property and all abutting properties and of properties across any public or
private street from the PUD site added to the plans. CWA Comment: This information has been
added to the Sheet labeled “Topographical Survey By Others.”

3. Has Wayne County restricted the building renovations or use as part of the purchase agreement?
The applicant needs to provide a copy of the purchase agreement to the City to document any
conditions/restrictions. Also, written information about how the County will be involved, if at all,

3
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in assessing whether the purchase agreement has been accurately implemented or not also needs

to be provided. CWA Comment: As requested, the applicant has provided the Purchase Agreement

document, that includes the following concepts:

1) Inthe “Mutual Understandings” section of the Agreement, it states: “County and City of Plymouth
desire to put the building to productive use while preserving its historic character and
complementing the surrounding park setting.”

2) The applicant presented a development proposal to the County when negotiating the purchase
of this land, as referenced in the “Mutual Understandings” section. The development proposal
offered to the County has not been provided to the City as part of this PUD application; therefore,
it’s unclear what the applicant presented to the County as a future use of the site.

3) Page 9 of 12 under Sec. 19, USE OF PROPERTY, states” the Purchaser may develop the Property
as it determines in its sole discretion is in its best interest in compliance with the restrictions of
this Agreement and all applicable laws, rules, and regulations.”

We have the following questions/comments:

1) Did the development proposal offered to the County include any proposals for land use? If yes, what
were the uses in the development proposal?

2) The sale of this land was based upon the understanding that the reuse of the building and site would
complement the surrounding park setting. The Agreement does not list land uses that would
accomplish this goal; therefore, it’s up to the Planning Commission and City Commission to determine
the land uses that would complement the surrounding park setting and surrounding residential
neighborhood.

Outstanding Final PUD Plan Informational Items

Sec. 78-314(c), Final Plan, requires the following with the Final PUD submission:

1) Aseparately delineated specification of all deviations from this chapter (i.e., Zoning Ordinance) which
would otherwise be applicable to the uses and development proposed in the absence of this article.

Items to be Addressed: 1) Provide written explanation of how the project meets the PUD eligibility criteria
in Sec. 78-311(c) in a narrative that lists each criterion and then describes how the project meets each
criterion. 2) Did the development proposal that is referenced in the Purchase Agreement include any
proposals for land use of the site? If so, what land uses were included in the development proposal? 3)
Planning Commission/City Commission to determine the land uses that would accomplish the goal to
“complement the surrounding park setting,” as well as the City’s vision for this site. 4) Provide list of all
deviations from Zoning requirements that are proposed by this project.

PUD ELIGIBILITY

Section 78-311(c) of the City of Plymouth Zoning Ordinance establishes PUD criteria which determine the
overall eligibility for a Planned Unit Development. These criteria are provided below.

(1) Grant of the planned unit development will result in one (1) of the following:

a. A recognizable 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;

CWA Comment: This site has an unusual shape, and its location on a corner increases the non-
buildable area of the property. The location of existing utilities, tail race, and topography also
4
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make this site challenging to develop. However, if it were developed as zoned (single-family
residential use), we estimate that the site could possibly accommodate approximately 12-15
clustered dwelling units west of the tail race. However, preservation of the historic building
required by the County would reduce this number.

The submission is proposing to renovate the existing historic structure on site, renovate an
existing parking lot, and build a new parking lot and barrier-free access to the first floor of the
building. While we consider renovation of a historic structure a “material benefit,” the use of the
renovated structure also needs to be specified. We discuss the proposed immediate and future
uses early in this review because “land use” is a material consideration to all the PUD Eligibility
Criteria.

Land Use
Typically, land uses in a PUD are limited to uses that are allowed in the underlying zoning district.
However, Sec. 78-311(b) of the Zoning Ordinance states the following:

“(b) Any land use authorized in this article may be included in a planned unit development,
subject to adequate public health, safety, and welfare protection mechanisms being
designed into the development to ensure the compatibility of varied land uses both within
and outside the development.”

The underlying zoning of this site is residential and would not permit any commercial uses. In a
PUD, the ordinance allows the City to consider land uses other than those permitted in the
underlying zoning as long as there are adequate protections for the neighbors.

Immediate Planned Uses

During Preliminary PUD discussions, the applicant described their plans for use of the renovated

historic structure:

- Upper Level: Sit-down destination coffee shop that could accommodate up to 100 people,
with no planned drive thru.

- Lower Level: Retail store engaged in sales/rentals of outdoor leisure equipment,
health/fitness store, or supporting business for the coffee shop.

- The hours of operation are expected to be 7am-9pm, including outdoor patio activity. There
also may be low-level “elevator” music on the patio for ambience.

Possible Future Uses

The Planning Commission/City Commission must determine what other types of uses would be
acceptable in the future. The Final PUD submission reflects the Planning Commission’s motion
approving the Preliminary PUD Plan that: “The use of the facility will be primarily of a B-1 zoning
nature and the lower-level use will be less intense than the use for the upstairs.” The applicant’s
Final PUD narrative states that their request is to permit all uses allowed in the B-1 Local Business
District, as well as a number of additional uses that are outside of the B-1 Local Business District.
We have prepared a listing of all of the uses the applicant is requesting in an Appendix at the end
of this review.

The additional requested uses brings up a number of issues:

1) The “immediate” uses and the “B-1" uses were discussed during the Public Hearing. The most
recent submission requests additional uses that were not discussed at the Public Hearing and
are clearly outside of a “local business” character. If these new uses are considered
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acceptable by the Planning Commission, we would recommend a second public hearing to
present this significant change to residents and get their input.

2) The Planning Commission needs to decide which uses are acceptable at this site, and list them
in their recommendation (if approval is granted) to the City Commission. Without this list,
will be too difficult for future City staff to discern allowed uses from a “general or conceptual”
description. The Planning Commission will need to create a list of uses it deems appropriate
for this site.

3) The surroundings should guide the permitted uses in this building. The subject site is an
integral part of the Wayne County Park system and uses in the building should complement
and support parks, and the surrounding residential neighborhoods. As shown in the Appendix
Table of Proposed uses, we have provided an opinion on which uses in B-1, and the uses
recently requested by the applicant, are compatible with the existing park use, as well as non-
disturbing to the adjacent neighborhoods.

b. Long-term protection and preservation of natural resources and natural features of a significant
quantity and/or quality, where such benefit would otherwise be unfeasible or unlikely to be
achieved without application of the planned unit development regulations;

CWA Comment. The proposed development will preserve the existing tail race and will not
impact the existing wetland on the southern boundary of the property. We asked if an easement
exists on the tailrace, or if there were plans for an easement. The applicant replied that there is
no easement, and no easement is planned. The tail race serves the entire Rouge River, which is
under the jurisdiction of the State.

The project will remove vegetation along Wilcox Street to construct the barrier-free walkway to
the parking lot. Retaining walls will help to limit the clearing and grading needed to implement
this change. The existing tree survey shows one significant tree (#84, 25” Hickory) in the vicinity
of the walkway. The Final PUD “Site Development Plan” shows the limit of disturbance is outside
of the dripline of this tree and construction will not damage the tree or its rootzone. This
approach helps to meet this criterion.

The Site Development Plan shows the location of the floodplain boundaries on the site. A portion
of the new parking lot, and the barrier-free walkway will be located within the floodplain. This
sheet also notes the following: “Currently the floodplain location and elevation are being
evaluated to remove the area of development (building, parking lots and rain gardens) from the
floodplain. Once FEMA has determined the new floodplain, these plans will be updated to show
new floodplain information.” The project is not locating any new buildings within the floodplain.
The applicant’s most recent narrative explains the long timeframe needed to modify the
boundaries of a floodplain. An initial review has been completed and there is a chance to do a
new study and provide exact elevations of the damn and building to FEMA and petition for a
floodplain map amendment. The narrative also offers an alternative to modify the building to
remove it from the floodplain. In any event, the applicant states they will keep working with the
Michigan Department of Environment, Great Lakes, and Energy (EGLE) on this issue. Any Final
PUD approval should be conditioned on the applicant successfully removing the building from the
floodplain in some fashion acceptable to EGLE.

In our previous review, we recommended that the plans show a “conservation easement” over
the areas they intend to preserve. The Final PUD Site Development Plan shows a “conservation
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easement” over the natural waterway created after the tail race. This will help ensure that the
site will maintain its “park-like” character into the future.

c. Long-term protection of historic structures or significant architecture worthy of historic
preservation; or

CWA Comment. As part of this project, the applicant is proposing to restore the existing building
on site, which was originally designed by the famous architect Albert Kahn for Henry Ford. The
applicant states that part of this restoration will be saving and restoring the original steel sash
window frames and the Mill Road-facing fagade (assuming they mean “Wilcox Road”), bringing
back the original look. We consider this work to meet this criterion. However, the future uses,
and scope of those uses, needs to be determined.

d. Anonconforming use shall, to a material extent, be rendered more conforming, or less offensive,
to the zoning district in which it is situated.

CWA Comment: This site was used as part of the Wayne County park system, which is a permitted
use in the R-1 zoning district. The proposal is suggesting uses that are not currently permitted in
the R-1 zoning district. Therefore, the proposal will not make this site less non-conforming.
However, renovating the building and site will make it more aesthetically pleasing to the
neighborhood.

(2) The proposed type and density of use shall not result in an unreasonable increase in the need for or
burden upon public services, facilities, roads and utilities.

CWA Comment: The applicant has discussed utilities with the City’s Department of Public Works. The
Final PUD Site Development Plan shows existing water, gas, and electrical service to the building. It
also shows proposed utility structures for a sanitary sewer, and stormwater management system.
We don’t expect this building, given its small size, to result in an unreasonable increase in the need
for or burden upon public services and utilities.

Regarding traffic, we researched trip generation tables for the immediate proposed uses of a “coffee
shop” and “sporting goods superstore.” Note that the trip generation tables don’t have a category
for a small-scale sporting goods store. However, traffic accessing the sporting goods superstore
category is calculated per 1,000 s.f., which can be applied to this proposal. It’s also likely that people
would be accessing this use on their bicycle, given that Hines Drive is often used by cyclists. This would
reduce the number of vehicle trips to/from this site,.

Table 1. Estimate Traffic Generation — Peak Hours

Estimated
Use Calculation* # of Vehicle Trips
(Peak Hour)
96.43 trips/1,000 s.f. Weekday Peak: 212 trips
Coffee Shop (AM Peak Hour - Weekday) (96.43 x (2,200 s../1,000))
(NO drive-thru) 56.50 trips/1,000 s.f. Weekend Peak: 124 trips
(Peak Hour — Weekend) (56.5 x (2,200 s.f./1,000))
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Estimated
Use Calculation* # of Vehicle Trips
(Peak Hour)
2.58 trips/1,000 s.f. Weekday Peak: 6 trips
(PM Peak Hour - Weekday) (2.58 x (2,200 s.f. / 1,000))
Sporting Goods Store
3.99 trips / 1,000 s.f. Weekend Peak: 9 trips
(Peak Hour - Weekend) (3.99 x (2,200 s.f./1,000))
Weekday Peak: 218 trips
TOTAL Weekend Peak: 133 trips

*Note that the trip generation tables use “gross” square feet.

The table above includes the times when the proposed uses generate the most traffic. “Peak
hour” indicates the hour with the highest volume of vehicle trips entering and existing a site. This
means that the number of trips represents 50% entering the site and 50% existing the site, which
illustrates the impact this traffic would have on the adjacent street.

The Annual Average Daily Traffic count (per SEMCOG’s Traffic Volume Map) indicates that Wilcox
Road experiences approximately 5,200 vehicle trips per day, and Edward Hines Drive experiences
approximately 4,700 vehicle trips per day. Even though Wilcox is only two lanes, this road is
identified as a “Major Collector” in the Plymouth Master Plan, indicating that this road funnels
traffic from residential areas to arterial roads. Given the existing traffic on the adjacent streets,
we don’t think the traffic generated at the peak hours by the immediate proposed uses will create
traffic problems. However, traffic should be a determining factor in the list of “future” potential
uses created by the Planning Commission. See the Appendix of Proposed Uses at the end of this
review for our comments on appropriate/inappropriate uses due to the amount of potential
traffic.

(3) The proposed planned unit development shall be consistent with the public health, safety and
welfare of the City.

CWA Comment: The previous proposal (for art instruction and residential above) showed a
“monitoring well” near the back of the building (north side of trail race). This well isn’t shown on the
current survey. The current narrative explains that two underground storage tanks were previously
removed from this site between 1989-1992. Four monitoring wells were installed to ensure that the
remediation of the tanks and surrounding soil was successful. The narrative notes that the MDNR
recommended closure of the remediation project; the monitoring wells are no longer in use and not
currently locatable.

We also asked about any needed remediation of contaminants on site. The applicant’s previous
narrative states that the only environmental issue on site was the underground storage tanks, and
completed remediation of the surrounding soils. They know of no other contamination.
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(4)

(5

(6)

(7)

The proposed planned unit development shall not result in an unreasonable negative
environmental impact or loss of a historic structure on the subject site or surrounding land.

CWA Comment: Regarding unreasonable negative environmental impact, it doesn’t appear with the
information provided that the site’s natural features will be negatively impacted.

Regarding loss of a historic structure, the applicant is proposing to renovate and re-use the existing
historic structure.

The proposed planned unit development shall not result in an unreasonable negative economic
impact upon surrounding properties.

CWA Comment: Renovation of this building and site will, in our opinion, benefit the economics of the
surrounding area as long as the uses are appropriate, and the level of activity on this site is consistent
with the character of the area.

The proposed planned unit development shall be under single ownership and/or control such that
there is a single person, corporation, or partnership having responsibility for completing the project
in conformity with this article.

CWA Comment: Per the application form, the project is under ownership of Donofrio Wil Cox, LLC,
who will be responsible for managing the project in conformity with the PUD Agreement.

The proposed planned unit development shall be consistent with the goals and policies of the City
Master Plan.

CWA Comment: The City’s 2018 Master Plan designates the future land use of the property as “Parks
and Open Space.” This designation is described as follows:

“The Parks and Open Space land use category includes existing parkland and
open/green spaces, as well as proposed parks that are identified in the City’s
Recreation Master Plan. In addition to City-owned parks, this category also includes
the County-owned River Rouge Parkway. This land use category is intended to protect
parklands and open space from future development that does not consider the public
benefit of retaining such land. In areas where open green space cannot be retained,
Single-Family Residential: Low Density development is preferred.”

The proposal intends to renovate and reuse the existing historical building and improve/expand the
parking on the property. The remainder will be used for stormwater management, maintenance of
the tail race, and preserved open space. In our opinion, uses that support the park along Hines Drive
would be consistent with the Master Plan, as long as their operation did not disrupt the adjacent
residential uses.

We recommend that if the Planning Commission supports the proposal, that a condition be added to
the PUD Agreement to deed-restrict future development of the site, prohibit expanded
retail/commercial buildings/development of the property, and preserve the open space as identified
on the plans in an effort to preserve the recreational character of Hines Drive and the River Rouge
Parkway park.
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(8) The proposed use or uses shall be of such location, size, and character as to be in harmony with the

zoning district in which it is situated, and shall not be detrimental to the adjoining zoning districts.

CWA Comment: Because the existing building is being retained, we consider the historic building to
be in harmony with, and not detrimental to, adjoining residential zoning districts. As under Criterion
(2)(a), the Planning Commission needs to specifically delineate the uses that would be allowed on this
site, taking into consideration preservation of the park’s character, minimizing disturbance to
adjacent neighborhoods, and traffic. Also, as mentioned above, the PUD Agreement should
specifically list the uses that can occupy the building over time so that future uses complement the
area.

(9) A demonstration that the PUD is not proposed in an attempt by the applicant to circumvent the

strict application of zoning standards.

CWA Comment: The proposal is not possible under the current zoning. Therefore, either the site
needs to be rezoned to a specific district, or the applicant needs to request a Planned Unit
Development that would allow flexibility from the uses permitted, and ordinance standards.

Historically-accurate renovations to a building can be quite expensive. Also, the location of the
existing building doesn’t lend itself to being a single-family home. Also, if the property were
developed as zoned, it’s possible that renovation of the historic building wouldn’t happen, or the
building would be demolished. We don’t consider the proposal an attempt to circumvent the
ordinance requirements, as the restoration of this building will benefit the community. The allowed
uses will need to be clearly defined to ensure they don’t negatively impact the residential neighbors.

In summary, project meets a number of the PUD Eligibility Criteria, but this determination is based on the
future uses allowed at this site to be consistent with the “park” character of the area, and non-disturbing
to residential neighbors.

Items to be Addressed:

1)

2)

The Planning Commission/City Commission determine specific future uses that would be consistent
with the “park” character of the area and non-disturbing to neighbors. In addition to these topics, the
amount of expected traffic generated by uses should be considered in determining which future uses
would be appropriate.

If non-B-1 uses proposed by the applicant are considered acceptable by the Planning Commission, a
second public hearing should be conducted to present this significant change to residents and get their
input.

We also recommend that, if the Planning Commission supports the project, that the PUD Agreement
include the following conditions:

1)

2)

3).

The applicant successfully removes the building from the floodplain, in some fashion acceptable to
EGLE.

A specific description of future permitted building/site uses (i.e., uses that support recreational
activities in the River Rouge Parkway park, including...).

Deed restrictions on future development of the site, prohibitions on expanded retail/commercial
buildings/development of the property, and preservation of the open space as identified on the
plans.
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SCHEDULE OF REGULATIONS

Section 78-313 states that the schedule of regulations for each respective land use must be met, unless
the Planning Commission and City Commission approve deviations that advance the objectives of the
Zoning Ordinance.

This proposal for the immediate uses includes retail uses in one building, which is similar to a shopping
center that has various units for different retail uses. Also, because the building is located on highly

traveled streets, we have applied the General Business District provisions in the schedule of regulations.

Table 2. General Business Schedule of Regulations Requirements

GB Required (Exis:::: :Z?:iing)

Minimum Lot Size -- 4.275 acres (186,230 s.f.)
Minimum Lot Width - 58372233;(:!!?2)%)
Height of building 2 stories / 30 feet 2 stories / 16.5 feet

Front (Wilcox) -- 20 feet
Minimum Front (Hines Drive) -- 117 feet
yard setback | giges Least one 10 least 105 feet (west)

Rear 10 feet 383 feet (South
Maximum Lot Coverage - 1.1%
Maximum Floor Area Ratio -- 0.023

Items to be Addressed: None.

PARKING, LOADING

The table below shows the required parking, as well as the parking proposed on the site plan:

Table 3. Parking Requirements

Parking Required -

Base Uses Parking Provided

Mixed-Use Building:

1 space per 200 s.f. usable floor
Lower Level Retail area
(1,975 s.f. / 200 = 10 spaces)

54 spaces

1 space per 75 s.f. of usable floor (See Below)

area
(1,975 s.f. / 75 = 27 spaces)

Upper Level Coffee Shop
(Considered a “restaurant” in ZO)

TOTAL 37 spaces
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Number of Parking Spaces

The number of parking spaces proposed will accommodate two restaurants (or one restaurant occupying
the entire building). Restaurants are not considered “retail” uses under the Zoning Ordinance. They are
more intense than a general retail use, or a “snack shop,” and are treated differently in the ordinance.

The proposed number of parking spaces will accommodate a sit-down restaurant(s) or bar. We also don’t
think a sit-down restaurant or bar to be consistent with the intent of the “park” designation in the Master
Plan. A coffee shop, ice cream store, or other “snack shop” would serve the recreational users of the
Rouge River Parkway, but attracting users from a wider vicinity (such as a destination “restaurant”)
arriving by car would not, in our opinion, be consistent with preserving the “park” atmosphere of this site.
This use would also be disturbing to the residential neighbors, as a restaurant/bar would be open later
into the evenings, and any outdoor dining/patio use would create noise that would disturb the
neighborhood. The Planning Commission should determine if a sit-down restaurant or bar at this location
supports the “park” character of the area, is likely non-disturbing to residential neighbors, and is
consistent with the Master Plan.

Screening of Parking Lots
Section 78-203 requires a 10-foot wide landscape strip to screen all parking lots that are visible from a
public right-of-way. Below is a street view of the existing rear parking lot from Edward Hines Drive:

Source: Google street view (Image Capture October 2024)

The proposed landscape plan shows “meadow lawn” along Hines Drive, which would not provide the
required screen. The applicant explains that they don’t want trees blocking the view of the building from
the street. A line of shrubs along the edge of the parking lot will accomplish both goals, screening the
parking lot from the street while providing drivers with a view of the building. Several shrub species, such
as Viburnum, Chokeberry, or Dogwood, listed on the Storm Sewer Profile and Detail Sheet under the
heading “Bioswale Recommended Planting List” could be used to accomplish the required screen.

Parking Lot/Space Dimensions

The dimensions of the proposed parking have been amended to meet ordinance requirements. The length

of a space must be at least 20-feet long.

e Ifaseven (7)-foot wide sidewalk abuts a parking space, then 2-feet of the walk may be counted toward
the parking space length. The walk adjacent to both parking lots has been widened to 7-feet wide,
allowing the parking spaces that abut these walks to have a length of 18-feet. The third bank of
parking spaces have been lengthened 20-feet.
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Loading Space

The plans show a 10’ x 40’ loading/unloading space in the easterly lot next to the building. The ordinance
requires a 10’ x 50’ loading space for a building of this size. As requested, the anticipated delivery trucks
will be small Box Trucks or Delivery Vans. With this size delivery vehicle, we would consider the proposed
loading/unloading zone sufficient. The turning movements of the proposed delivery trucks is now shown
on the plans, clarifying that a delivery truck can successfully use the loading/unloading zone as proposed.
This information has also been provided for a trash hauler accessing the dumpster screen in the westerly
parking lot.

Items to be Addressed: 1) The number of parking spaces will accommodate sit-down restaurants or a bar;
The Planning Commission should determine if a sit-down restaurant or bar at this location supports the
“park” character of the area, is likely non-disturbing to residential neighbors, and is consistent with the
Master Plan. 2) Use shrub species such as Viburnum, Chokeberry, or Dogwood, listed on the Storm Sewer
Profile and Detail Sheet under the heading “Bioswale Recommended Planting List” to accomplish the
required parking lot screen.

CIRCULATION

This site has two existing access points on the lower level; one to the existing parking lot along Hines Drive,
and the other to a graveled area south of the first. We have no comments on the functionality of the
existing driveways off of Hines Drive.

Also, the upper level has a paved shoulder in the right-of-way in front of the existing building along Wilcox
Road. The plans show a proposed knee wall along the road to separate it from a new patio in front of the
building. The applicant’s previous narrative states that there is no planned drop-off/pick-up area along
Wilcox in front of the building.

Items to be Addressed: None.

SIDEWALKS

The existing conditions along Wilcox and Hines Drive include a paved shoulder (see photo of Wilcox right-
of-way below, with subject site in the background). No independent pedestrian facilities (such as a
sidewalk or safety path) are provided along either frontage of the subject site, or the adjacent properties.
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The Master Plan does not call for any pedestrian facilities along Wilcox Rd.

A ramped sidewalk is proposed between the upper level and the new parking lot in lower level of the site.
This walkway will provide a barrier-free access from the upper level of the building to the lower level of
the building and parking lot. Whether the sloped sidewalk meets the requirements of the American with
Disabilities Act will need to be assessed. Outdoor stairs are also provided between the upper and lower
levels of the site for those not needing the sloped sidewalk.

In our previous review, we asked if the building contain an elevator. The applicant responded that it will
not. The existing stairs inside the building will only be accessible by building tenants, and not customers.

Items to be Addressed: 1) Compatibility of sloped sidewalk between lower-level parking and upper level
with ADA requirements needs to be assessed.

LANDSCAPING

A Landscape Plan has been provided.

Perimeter Parking Lot Landscaping

As described above, when a parking lot is visible from a public right-of-way, a 10-foot-wide landscaped
greenbelt shall be located between the parking lot and the street, and include one tree per 30 lineal feet
of frontage along the parking lot, and five shrubs per 30 lineal feet. The easterly parking lot is 162 lineal
feet, requiring 5 trees and 25 shrubs. While not planted between the parking lot and the street, the plans
show five large trees next to the entranceway. We would consider this alternative acceptable; however,
the shrubs should be planted along the edge of the parking lot. As suggested above, the shrub species
that are recommended for the bioswale could also be used to screen this lot from the street.

Interior Parking Lot Landscaping

Both parking lots are greater than 5,000 s.f. This means that one s.f. of landscape area is required for
each 15 s.f. of pavement. The greenbelt along Hines Drive cannot be counted toward this requirement.
The landscaped areas shall be arranged in a manner that breaks up the expanse of paving throughout the
parking lot (i.e. landscape islands). One tree is required for each 300 s.f. of landscaped area.

The easterly parking lot requires 432 s.f. of interior landscaping (or 6,480 s.f. pavement / 15 = 432 s.f.
landscaping), and 2 trees. The westerly parking lot requires 760 s.f. of interior landscaping (or 11,040 /
15 =760 s.f. landscaping), and 3 trees.

Neither parking lot has any interior landscape islands. One tree is provided at the perimeter of the easterly
parking lot. The required parking lot islands and trees need to be added to the plans.

Plant Material

The proposed plant material meets the minimum size requirements in the ordinance. Most of the species
are native to Michigan, or cultivars of native species. However, Frans Fontain Hornbeam is a European
species. Michigan has its own native Hornbeam (Carpinus virginiana) and would be a better selection
given the naturally wooded environment of the site.
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Because this is a Preliminary Site Plan/PUD Plan review, we haven’t evaluated the proposed landscaping.
A lighting plan, meeting the requirements of Sec. 78-204, Exterior Lighting, will also need to be submitted
at Final review. We will evaluate both at the Final Site Plan/PUD Plan stage.

Items to be Addressed: 1) Planning Commission consider alternative location of required screening trees
within parking lot greenbelt. 2) Add a minimum of 30 shrubs to screen easterly parking lot from Hines Dr.;
suggest species recommended for Bioswales. 3) Add landscaped parking lot islands (minimum of 432 s.f.),
and one tree in island to easterly parking lot; add minimum of 760 s.f. of parking lot islands and three
trees in islands to westerly parking lot. 4) Suggest using native Michigan Hornbeam tree vs. European
species, given the naturally wooded environment of the site.

LIGHTING

A Lighting Plan has been submitted.

The ordinance limits lighting levels along property lines shared with residential uses to 0.1 footcandles,
and 0.3 along property lines shared with non-residential uses. The property lines shared with residential
uses are not shown on the plans, but the large open space, and intervening slopes and vegetation,
between the parking lot lights and the nearest neighbor should ensure that the light levels meet the
requirement. The minimum lighting levels in the parking lots are also met.

No information about the proposed site fixtures has been provided. Manufacturer cut sheets of the
proposed fixtures should be provided to confirm that the fixtures are downward-facing and can accept a
house-side shield if needed. Also, the maximum height of the pole-mounted fixtures needs to be shown
on the plans, including the base in the height dimension. Pole-mounted fixtures cannot exceed 25-feet
or the height of the building, whichever is shorter.

The building rendering shows building-mounted fixtures. These fixtures should be included in the lighting
levels on the photometric plan. Also, the manufacturer information needs to be provided to ensure that
the fixtures are downward facing and shielded.

Items to be Addressed: 1) Provide manufacturer cut sheets of proposed pole-mounted light fixtures, to
confirm they are downward-facing and can accept a house-side shield if needed. 2) Show height of pole-
mounted fixtures on plans (include base in height dimension). 3) Include building-mounted light fixtures
in lighting levels on the photometric plans. 4) Provide manufacturer information of building-mounted
fixtures to confirm they are downward facing and shielded.

PUD AGREEMENT / PHASING

A PUD Agreement will need to be developed prior to final approval. The agreement will specify
performance guarantees and phasing. It will also most likely include the conditions/restrictions placed
upon the property by Wayne County and the City.

Items to be Addressed: Develop PUD Agreement with performance guarantees for public benefits.
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ARCHITECTURAL ELEVATIONS AND FLOOR PLANS

The applicant has provided an architectural rendering of the proposed renovated building. The submitted
narrative with the Preliminary PUD Plans states that the renovations will include restoration of the existing
the original steel sash window frames, which is an important component of the historic integrity of this
building. If the Planning Commission supports this project, and because the main “public benefit” is
restoration of the historic building, we recommend the following conditions be included in the PUD
Agreement:

e The historic restoration will be accomplished in compliance with the Secretary of Interior Standards
for Rehabilitation of Historic Structures, and that an architectural historian that meets the minimum
qualifications published in the Code of Federal Regulations (36 CFR Part 61) will oversee the work.

e The historic restoration will include restoration of the original steel sash window frames, and that the
window frames will not be replaced with modern window frames. (Note: Replacement of the glass
with modern glass is acceptable.)

e The historic restoration will be done in compliance with any agreement with Wayne County.

Conceptual floor plans have been provided of the coffee shop layout, but these plans don’t include any
information about the service counter, sinks, refrigerator, etc. Has the applicant secured any tenants for
the building?

Items to be Addressed:
1. Recommend following conditions if Planning Commission supports the project:

a. The historic restoration will be accomplished in compliance with the Secretary of Interior
Standards for Rehabilitation of Historic Structures, and the work is overseen by an architectural
historian that meets the minimum qualifications published in the Code of Federal Regulations (36
CFR Part 61).

b. The historic restoration will include restoration of the original steel sash window frames, and that
the window frames will not be replaced with modern window frames. (Note: Replacement of the
glass with modern glass is acceptable.)

c. The historic restoration will be done in compliance with any agreement with Wayne County.

2. Has the applicant secured any tenants for the building?

RECOMMENDATIONS

We support restoration of the historic building on this site, and the general layout of the other site
amenities. The main issue with the PUD Eligibility is that the acceptable future uses of this building have
not been specifically delineated and need to be. We've provided the Commissioners with an Appendix at
the end of this review to assist them with this task. (Note that if significant changes are made to the uses
discussed at the first Public Hearing, a second Public Hearing should be conducted before the project
move forward.)

This review also identifies some site plan issues that can be discussed with the applicant. If the revisions
are not possible/acceptable, they will be considered deviations from the ordinance requirements.

A. PUD Plan Requirements:
1) Provide written explanation of how the project meets the PUD eligibility criteria in Sec. 78-311(c)
in a narrative that lists each criterion and then describes how the project meets each criterion.
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2) Did the development proposal that is referenced in the Purchase Agreement include any proposals
for land use of the site? If so, what land uses were included in the development proposal?

3) Planning Commission/City Commission to determine the land uses that would accomplish the goal
to “complement the surrounding park setting,” as well as the City’s vision for this site.

4) Provide list of all deviations from Zoning requirements that are proposed by this project.

B. PUD Eligibility.

1) The Planning Commission/City Commission determine specific future uses that would be consistent
with the “park” character of the area and non-disturbing to neighbors. In addition to these topics,
the amount of expected traffic generated by uses should be considered in determining which
future uses would be appropriate.

2) If non-B-1 uses proposed by the applicant are considered acceptable by the Planning Commission,
a second public hearing should be conducted to present this significant change to residents and
get their input.

3) If Planning Commission supports the project, recommend conditioning PUD Agreement to include

the following:
a. The applicant successfully removes the building from the floodplain, in some fashion
acceptable to EGLE.

b. A specific description of future permitted building/site uses (i.e., uses that support recreational
activities in the River Rouge Parkway park, including...).

c. Deed restrictions on future development of the site, prohibitions on expanded
retail/commercial buildings/development of the property, and preservation of the open space
as identified on the plans.

C. Parking/Loading.

1) The number of parking spaces will accommodate sit-down restaurants or a bar; The Planning
Commission should determine if a sit-down restaurant or bar at this location supports the “park”
character of the area, is likely non-disturbing to residential neighbors, and is consistent with the
Master Plan.

2) Use shrub species such as Viburnum, Chokeberry, or Dogwood, listed on the Storm Sewer Profile
and Detail Sheet under the heading “Bioswale Recommended Planting List” to accomplish the
required parking lot screen.

D. Sidewalks.
1) Compatibility of sloped sidewalk between lower level parking and upper level with ADA
requirements needs to be assessed.

E. Landscaping.

1) Planning Commission consider alternative location of required screening trees within parking lot
greenbelt.

2) Add a minimum of 30 shrubs to screen easterly parking lot from Hines Dr.; suggest species
recommended for Bioswales.

3) Add landscaped parking lot islands (minimum of 432 s.f.), and one tree in island to easterly parking
lot; add minimum of 760 s.f. of parking lot islands and three trees in islands to westerly parking
lot.

4) Suggest using native Michigan Hornbeam tree vs. European species, given the naturally wooded
environment of the site.
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F. Lighting.
1) Provide manufacturer cut sheets of proposed pole-mounted light fixtures, to confirm they are
downward-facing and can accept a house-side shield if needed.
2) Show height of pole-mounted fixtures on plans (include base in height dimension).
3) Include building-mounted light fixtures in lighting levels on the photometric plans.
4) Provide manufacturer information of building-mounted fixtures to confirm they are downward
facing and shielded.

G. PUD Agreement.
1) Develop PUD Agreement with performance guarantees for public benefits.
2) Recommend following conditions in PUD Agreement if Planning Commission supports the project:

a.

A specific description of permitted building/site uses (i.e., uses that support recreational
activities in the River Rouge Parkway park, including...).

Deed restrictions on future development of the site, prohibitions on expanded
retail/commercial buildings/development of the property, and preservation of the open
space as identified on the plans.

The historic restoration will be accomplished in compliance with the Secretary of Interior
Standards for Rehabilitation of Historic Structures, and the work is overseen by an
architectural historian that meets the minimum qualifications published in the Code of
Federal Regulations (36 CFR Part 61).

The historic restoration will include restoration of the original steel sash window frames, and
that the window frames will not be replaced with modern window frames. (Note:
Replacement of the glass with modern glass is acceptable.)

The historic restoration will be done in compliance with any agreement with Wayne County,
if historic restoration of the building is included in the purchase agreement for the property

H. Architectural Elevations. 1) Has applicant secured tenants for the building?

/%ARLI(ﬁE/WORTMAN Aaoc., INC.

Sally M. Elmiger, AICP, LEED AP

Principal

#152-1901

cc: John Buzuvis
Marleta Barr
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APPENDIX
List of Uses in B-1 Local Business District and
Requested by Applicant

Compatible
with Park and
Neighboring
Residential
Uses?
B-1 — Local Business District — Principal Uses Permitted (See CWA Comments Below)
1. Office buildings for any of the following occupations: governmental, executive, administrative,
professional, accounting, writing, clerical, stenographic, drafting, sales, post offices and public utility Y
offices.
2. Medical office and dental office, including clinics. N
3. Banks, credit unions, savings and loan associations, and other financial institutions including drive- N
through facilities, drive-through branches, and/or 24-hour automatic tellers.
4, Private clubs and lodge halls. Y
5. Off-street parking lots. N
6. Meeting halls and related services. Y
7. Any generally recognized retail business which supplies commodities on the premises, for persons
residing in adjacent residential areas such as: convenience grocery stores, groceries, meats, dairy Y
products, baked goods or other foods, drugs, dry goods and notions or hardware.
8. | Any personal service establishment which performs services on the premises for persons residing in
adjacent residential areas, such as: shoe repair, dry cleaning shops, tailor shops, beauty parlors,
barbershops. Any service establishment of an office-showroom or workshop nature of an electrician,
decorator, dressmaker, tailor, shoemaker, baker, commercial printing/copying, upholsterer, or an N
establishment doing radio, television or home appliance repair, photographic reproduction, and similar
establishments that require a retail adjunct and of no more objectionable character than the
aforementioned subject to the following provision: No more than five (5) persons shall be employed at
any time in the fabrication, repair and other processing of goods.
9. | Restaurants not serving alcoholic beverages, sit-down restaurants, carry-out restaurants or other
places serving food except those having the character of a drive-in, or having a drive-through Y
component.
10. | Video rental establishments. N.A.
11. | Veterinary clinic. N
12. | Neighborhood retail plaza containing multi-tenant spaces totaling less than 50,000 square feet. Y
13. | Professional offices of physicians, lawyers, dentists, chiropractors, architects, engineers, and similar or Y&N
allied professions. (See above)
14. | Other uses similar to the above and subject to the following restrictions:
a. All business establishments shall be retail or service establishments dealing directly with
consumers. All goods produced on the premises shall be sold at retail on the premises where v
produced.
b. All business, servicing, or processing, except off-street parking or loading, shall be conducted
within completely enclosed buildings.
15. | Accessory structures, uses and signs customarily incident to the above permitted uses and subject to v
all requirements of this chapter.
16. | Residential uses shall be permitted provided such living units are located on the second floor or above. Y

The table lists uses we consider appropriate for the site in red font.
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Compatible with

Park and
Neighboring
Residential Uses?
B-1 — Local Business District — Special Uses (See CWA Comments Below)
1. | Publicly-owned buildings, public utility buildings, telephone exchange buildings, electric transformer v
stations and substations, and gas regulator stations (excluding outdoor storage yards).
2. | Accessory buildings and uses customarily incident to any of the above uses. Y
3. | One-family detached dwellings, two-family dwellings, multi-family dwellings. N
4. Bars and lounges or restaurants serving alcohol subject to the following:
a. The bar, lounge, or restaurant serving alcohol shall be restricted to a specific size and square footage.
Any increase in square footage or expansion of restaurant operations which serve alcoholic beverages
shall be subject to a new or amended special use permit. N
b. The community development director shall request a report from the city's director of public safety
regarding the possible impacts of the establishment serving alcoholic beverages. The planning
commission shall consider this report in their evaluation of the request for special land use approval.
Additional Uses Requested by the Applicant (See CWA Comments Below)
1. | Medical office, dental office, physical therapy and chiropractic office; including clinics. N (Listed in B-3)
2 Professional offices of lawyers, architects, engineers, and similar or allied professions. ;_(ilgeBd_é?
3. | Offices and showrooms of plumbers, electricians, decorator or similar trades, in connection with which
not more than 25 percent of the floor area of the building or part of the building occupied by the N
establishment is used for making, assembling, remodeling, repairing, altering, finishing, or refinishing its (Listed in
products or merchandise; and provided that the ground floor premises facing upon, and visible from any B-2 & B-3)
abutting street shall be used only for entrances, offices, or display. All storage of material on any
land shall be within the confines of the building or part thereof occupied by the establishment.
4. | Pool or billiard parlor or club. Y (Listed in B-3)
5. | Storage of materials or goods to be sold at retail provided such storage is within a building or is enclosed N
as not to be visible to the public from any abutting non-industrial district or public street. (Listed in B-3)
6. | Any of the following uses shall be permitted when the manufacturing, compounding or processing is
conducted wholly within a completely enclosed building. That portion of land used for open storage
facilities for materials or equipment, shall be screened from view of public roadways and any adjoining
residential uses.
a. The manufacture, compounding, processing, packaging or treatment of such products as, but not
limited to: bakery goods, candy, cosmetics, pharmaceutical, toiletries, food products, hardware and N
cutlery, tool, die, wood, glass, metal, gauge and machine shops, breweries, wineries and distilleries. (Listed in I-1)
b. Warehousing and wholesale establishments.
¢. The manufacture, compounding, assembling, reassembly, packaging or treatment of articles or
merchandise from previously prepared materials.
d. The manufacture of textiles, ceramics, glass, clay or stone product.
e. Manufacture of instruments, plastics or plastic molded products.
7. | Any of the following uses charged with the principal function of basic research, design pilot or
experimental product development, and medical facilities when conducted within a completely enclosed
building:
a. Life science technology and medical laboratories, including but not limited to medical support
facilities, biomedical engineering, biotechnology, genomics, proteomics, molecular and chemical
ecology. N
b. Material science products, including but not limited to plastics, polymers, laser technology and (Listed in I-1)
robotics.
c. Information technology, including but not limited to electronics, data processing and computer
hardware and software.
d. Automotive. e. Alternative energy.
f. Food products and beverages.
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B-1 Uses

The uses that we consider appropriate for this site that are listed in the B-1, Local Business District, are

those uses that are of a recreation nature (to complement the “park” setting), or that are unlikely to

have negative affects on the surrounding residential neighborhoods. Uses we consider inappropriate for

this site include:

1) Uses that generate traffic, such as doctor’s offices and banks.

2) Uses that are not supportive of the surrounding “park” character, including parking lots.

3) Uses that generally require regular truck deliveries and outdoor storage, including contractor
businesses, and personal services.

4) Uses that generate noise, such as vet clinics with outdoor kennels.

Special Land Uses

If the Planning Commission were to state that all uses listed in B-1 are allowed, then any Special Land
Use in B-1 would also be allowed and not require further review (i.e., no Public Hearing or Planning
Commission evaluation in the future to establish a new Special Land Use at this site). While the Planning
Commission could include a provision in the PUD Agreement that any Special Land Use would have to go
through the evaluation process in the ordinance, this would require City Staff to be aware of this
requirement in the PUD Agreement and add another layer of detail to using this building and site. We
don’t recommend a provision in the PUD Agreement but do support the Planning Commission to be
deliberate about listing the specific uses that would be allowed on this site.

Additional Uses Requested by the Applicant

The additional uses requested by the applicant are from Zoning districts other than B-1, Local Business

District. The other districts include the following:

1) B-3, General Business District. This district has a more expansive list of commercial uses than B-1,
and is intended to serve the motoring public and regional market, rather nearby residents.

2) I-1, Light Industrial, is intended to accommodate light industrial and research uses, and which could
exert detrimental effects (odors, truck traffic, noise) to the surroundings.

The uses in the applicant’s list we consider to be supportive of a park environment and not be
detrimental to neighboring residential areas include professional offices (which are also listed in B-1),
and a pool or billiard hall, which is a recreation-type use. Due to the likelihood of detrimental impacts of
the I-1, manufacturing or research uses, we don’t consider them to be supportive of the park or
surrounding neighborhoods.

The applicant’s narrative also suggests that “The Special Land Uses sections of each of the Code of
Ordinance Articles reference above will still require review and approval of the Planning Commission.”
This is not correct, unless the PUD Agreement specifically states such. This also seems to suggest that
ALL the uses in B-3 and I-1 (not just the ones listed by the applicant’s narrative) could be considered an
allowable use for this site, which is not appropriate in our opinion.
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WADE
TRIM

Memorandum

To: Greta Bolhuis, Planning & Community Development Director
Adam Gerlach, Assistant Director of Municipal Services

From: Shawn Keough, PE, Wade Trim

Date: February 5, 2025

Subiject: Utility/Engineering Review for Final PUD Donofrio Wilcox, LLC

230 Wilcox Road, City of Plymouth

We have reviewed the plans provided to Wade Trim on January 28, 2025, by the City of
Plymouth. The submittal consists of 65 pages titled “Wilcox Mill Restoration — Final PUD
Submission Package, date January 25, 2025”. Our previous review of the preliminary PUD for
this project was submitted to the City on June 6, 2024.

We offer the following comments for the Planning Commission consideration:

Public Sanitary Sewer

1.

2.

3.

The plans show a proposed 6-inch sanitary sewer lead with a connection to an existing
36-inch sanitary sewer located along Edward Hines Drive.

We believe that the 36-inch sanitary sewer is under the jurisdiction of Wayne County,
however this needs to be confirmed.

The plans should be revised to show a 10-inch public sanitary sewer (for future
ownership by the city) from the connection to the downstream Wayne County sewer to
the first proposed manhole on the subject property.

The 6-inch sanitary lead that is proposed from the building to the sanitary manhole
should be shown in a profile view. Cleanouts should be provided in accordance with the
building code. We recommend one cleanout between the building and the proposed
manhole.

A Part 41 permit from the State of Michigan Department of Environment, Great Lakes &
Energy (EGLE) for new 10-inch sanitary sewer construction will be required.

Public Water Supply

1.

2.

The plans do not currently show how the proposed project will be serviced by public
water.

The City of Plymouth has existing 6-inch water main available at the intersection of

Holbrook and Hardenberg. Future PUD plans should include an 8-inch water main
extension along Wilcox from this intersection to the front of the proposed project.



The proposed location of the future water service into the renovated building should be
shown on the plans.

We recommend at least one fire hydrant be installed at the end of the new 8-inch water
main for fire protection. We also recommend that the City Fire Department provide input
on the best location for the fire hydrant.

A permit from EGLE for new water system construction will be required for the new
water main.

Storm Water Management Comments

1.

The plans propose a storm water management system to manage the storm water runoff
from the property. The plans provide significant design detail related to the two
proposed bio swales. We have not reviewed the calculations that have been provided in
full detail. We can complete that step as part of the final engineering review.

It is unclear how proposed bio swale #1 is intended to work as it appears that the bio
swale is upstream of the parking lot that will generate the most run off from this sub
area. We recommend that the storm water runoff from the parking area be directed into
the bio swale prior to being discharged from the property. Or that the bio swale be
located downstream of the current storm water infrastructure.

Proposed bio swale #2 appears to take sheet drainage from the south westerly parking
area. We recommend that the storm water runoff is first collected in a catch basin with a
sump so that excess debris can be filtered before entering the bio swale.

The two bio swales are proposed to outlet to an area on the property that is labeled on
the landscape plan as “Middle River Rouge”.

Future submittals should provide additional detail regarding how the applicant plans to
clean up the area described as “Middle River Rouge”, which we believe used to be the
outlet of an old, abandoned race way when the historic mill was first in use.

The applicant is advised that they will be required to obtain a permit from the Wayne
County Department of Public Services.

The applicant will be required to enter into the appropriate maintenance agreements with
the City of Plymouth and Wayne County as part of their final approval of the project.

General Comments

1.

The plans are signed by a professional engineer and a professional surveyor; however
the plans also indicate in several places that the topographical survey was completed
“by others”. If possible, it would be preferable to note the date of the survey and the
entity that completed the survey.

The applicant has indicated that a Soil Erosion and Sedimentation Permit will be
required. We agree.

At this time, we cannot recommend approval of these plans without a plan for providing public
water supply to the property. Please revise the plans to show how the property will be served
by public water. We trust that these comments are helpful to the city and the Planning
Commission as you review this development. Please feel free to contact us at any time with
guestions. We appreciate the opportunity to assist the City of Plymouth on this plan review.

Cc:

John Buzuvis, Economic Development Manager
Chris Porman, Director of Municipal Services



WILCOX MILL RESTORATION

FINAL PUD SUBMISSION PACKAGE

JANUARY 2025
DONOFRIO WIL COX, LLC

P.O. Box 935
Northville, M| 48167



Wilcox Mill Restoration — PuD Narrative
1/22/2024

The Wilcox Mill restoration project will focus on the restoration and adaptive reuse of the
historic Wilcox Mill building. The Wilcox Mill was built in 1923, one year after the completed
construction of the Phoenix Mill, just up the road on Hines Drive. The Mill building was
constructed by the Ford Motor Company and was part of Henry Ford’s Village Industry Mill
buildings. The building was instrumental in making durable tooling, bolt thread taps, for Model
T’s and Model A’s, shipping the tools down to the mighty Rouge River factory. This small factory
helped “put the world on wheels” and was part of our country’s “Arsenal of Democracy,”
making parts for World War Il, and is an important part of our local history.

The Wilcox Mill was previously owned by Wayne County from the late 1940’s until late 2023.
The building stored vehicles for Wayne County and then holiday decorations for the annual
Hines Drive light parade. The building has been boarded up for decades. Water penetration and
lack of maintenance/upkeep has caused significant damage to the building. Water, gas, and
electric were all cut off from the building many years ago. Without restoration, the building will
continue to deteriorate, eventually becoming unsalvageable.

The aim of the project is to seal, secure, and restore the Mill building, putting it back into
productive use for the community. The primary focus will be on ensuring the proper restoration
of the building, including saving and restoring the original steel sash window frames and
restoring the Wilcox Road facing fagade, bringing back the original look.

In order to maximize the local community benefit and take advantage of the Mill’s location
adjacent to Hines Park, the targeted use of the building will be a Coffee Shop, with a potential
retail front on the lower level aimed at enhancing the Park experience. The back side, with an
opened-up spillway, will seamlessly integrate the Wilcox parcel land to the surrounding park
space, providing park benches and cleaned-up green spaces to explore. Given the location
adjacent to the Hines Park space, a PUD is imperative to allow maximum use and community
benefit.

The Building

The building will undergo an extensive exterior cleaning and inspection. There are many areas
where the concrete has deteriorated and metal rebar has become exposed. This will lead to the
rebar rusting, growing in size, and further damaging the concrete. Without repair, these issues
could become structural damage. This can be seen in the small exterior steps on the west side
of the building. The concrete deteriorated and the exposed rebar rusted away. Those steps
have become unsalvageable and will be rebuilt. The steps will be built in the same manner as
the original steps. Those steps lead to an historic metal door. This door has severe rusting and
will need extensive repair, but will be preserved.



The original window frames will be completely restored. Cleaned down to bare metal, the
windows will receive donor material in areas that are too rusted to use. The window frames will
all receive new window sill metal as the original bottom metal pieces have completely rusted
away, which caused most of the concrete window sills to pop out and fall to the ground. Once
new window sill metal is welded in place, new window sills will be poured. The window frames
will then be primed and painted with a special rust inhibiting paint. All new individual pane
glass will be installed. This will be argon filled low-e double paned insulated glass, consist this
the glass used in the Phoenix Mill and Northville Mill restorations. The building exterior
concrete will be painted the same color as the original building paint (a light tan color). The
Wilcox Road facing side will have its non-original garage doors removed. The original concrete
knee walls will be returned with large panes of glass. The main entrance will be off of this side,
as was originally designed. A paver patio will be created on the apron for outdoor seating and
will be protected by a steel guardrail encased in brick.

Exterior Building Materials: The exterior will be repaired and restored and will be maintained
as painted concrete.

There will be no changes to the existing height of the building. See Figure 1 & 2 for front and
back elevations.
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Figure 2: Wilcox Back Elevation

The HVAC equipment is planned to be ground mounted and screened with vegetation on the
west side of the building. Power will come to the building underground instead of the previous
overhead installation.



The interior will be cleaned and painted the original Ford colors (off white and green). None of
the original walls or columns will be disrupted. The floors will remain concrete and will be
ground and polished. Minimal buildout will occur in the upper level. A couple metal stud walls
for bathrooms and a closet and a coffee bar will be built. The rest will remain open. The lower
level will maintain the same configuration, with updated bathrooms to code. All light fixtures
will be custom built based on the original design.

The Grounds

The original spillway that carried water out the back side of the building exists and will need
concrete repair. The spillway and hill sides will be completely cleaned up and opened up. This
will be a very unique feature and will contribute to the overall “park” experience. The small
parking lot on the SE side, serving the lower level, will get maintained with surface repairs. The
open lot on the SW side will get a parking lot that will serve the upstairs area through a subtle
sloped winding sidewalk. There will be two biofiltration areas to absorb the rain water runoff
from the hard surfaces. There will be a brick monument sign, similar to the one at the Phoenix
Mill. This will help tie the Plymouth mills together. There will be bicycle parking and a bicycle
repair station, similar to Phoenix Mill. There currently are two entrances off of Hines Dr. One
that leads to the SE parking lot and one that leads to the SW open area. These entrances will be
maintained. No large healthy trees will be disrupted and new trees are planned to be planted.
Overall, the intent of the exterior work is to seamlessly integrate this area into the surrounding
Hines Park for the public’s enjoyment.

Flood Plain

Initial analysis shows the building to be in a 100-year flood plain. Although not in a more
challenging Flood Way, consultation will still be provided by Alpine Land Surveying, one of the
foremost experts in flood plain work in the State of Michigan. The process to get a site out of a
flood plain could take up to two years. Initial review has been completed and there is a chance
to do a new study and provide exact elevations of then damn and building to FEMA and petition
for a flood plain map amendment. Alternatively, a small topping coat on the upper level floor
could be adequate to remove the building from the flood plain without more extensive analysis.
The flood plain status will not prevent working with Michigan EGLE to complete the site plan as
submitted with proper cut-fill calculations and EGLE communication.



PUD Eligibility — Uses

The main purpose of the restoration and adaptive reuse of the Wilcox Mill is to preserve the
building for future generations. On-going maintenance and preservation of historic structures is
costlier and more challenging than newer construction. To ensure these structures are properly
maintained, having successful tenants is a must. Maximum zoning flexibility is crucial for the
long-term success of the Wilcox Mill. Any tenant, however, will not fit with the desired vision of
the project. The vision for the restoration/repurposing is to create a building and space that
benefits the surrounding community. There are several uses, as well as yet-to-be-invented uses,
in several zoning districts which could meet the goal of providing a community benefit. A PUD is
a planning tool used when a building/property does not fit neatly into a defined zoning district.
This is the case for the Wilcox Mill. In order to protect the flexible uses of the building, the PUD
would encompass permitted uses in the B-1 Local Business District. Additional potential uses
could include uses in other districts, and could include:

Medical office, dental office, physical therapy and chiropractic office; including clinics.
Professional offices of lawyers, architects, engineers, and similar or allied professions.

Offices and showrooms of plumbers, electricians, decorator or similar trades, in
connection with which not more than 25 percent of the floor area of the building or part
of the building occupied by the establishment is used for making, assembling,
remodeling, repairing, altering, finishing, or refinishing its products or merchandise; and
provided that the ground floor premises facing upon, and visible from any abutting
street shall be used only for entrances, offices, or display. All storage of material on any
land shall be within the confines of the building or part thereof occupied by the
establishment.

Pool or billiard parlor or club.

Storage of materials or goods to be sold at retail provided such storage is within a
building or is enclosed as not to be visible to the public from any abutting non-industrial
district or public street.

Any of the following uses shall be permitted when the manufacturing, compounding or
processing is conducted wholly within a completely enclosed building. That portion of
land used for open storage facilities for materials or equipment, shall be screened from
view of public roadways and any adjoining residential uses.

a. The manufacture, compounding, processing, packaging or treatment of such
products as, but not limited to: bakery goods, candy, cosmetics, pharmaceutical,
toiletries, food products, hardware and cutlery, tool, die, wood, glass, metal, gauge and
machine shops, breweries, wineries and distilleries.

b. Warehousing and wholesale establishments.

c. The manufacture, compounding, assembling, reassembly, packaging or treatment
of articles or merchandise from previously prepared materials.

d. The manufacture of textiles, ceramics, glass, clay or stone product.

e. Manufacture of instruments, plastics or plastic molded products.



e Any of the following uses charged with the principal function of basic research, design
pilot or experimental product development, and medical facilities when conducted
within a completely enclosed building:

a. Life science technology and medical laboratories, including but not limited to
medical support facilities, biomedical engineering, biotechnology, genomics,
proteomics, molecular and chemical ecology.

b. Material science products, including but not limited to plastics, polymers, laser
technology and robotics.

c. Information technology, including but not limited to electronics, data
processing and computer hardware and software.

d. Automotive.

e. Alternative energy.

f. Food products and beverages.

The Special Land Uses sections of each of the Code of Ordinance Articles referenced above will
still require review and approval of the Planning Commission.

The current Wilcox Mill Parcel is zoned as R-1 Single Family Residential and is bounded by the R-
1 and RM-2 (Multi-Family Residential) zoning groups (see Figure 3). A significant wooded buffer
will remain between the other zoned areas and the new Wilcox PUD, ensuring the Wilcox Mill
remains an open community asset, without creating a nuisance to others.

Legend

j_i R-1 Single-Family Residential
E RT-1 Two-Family Residential
=] RM-1 Multiple-Family Residential
[ RM-2 Multiple-Family Residential
a=r MU Mixed Use

=551 0-1 Office

Figure 3: Plymouth Clty Zoning Surrounding Wilcox Mill

To further ensure the repurposed Wilcox Mill serves the public benefit, the business hours will
be limited to 6am — 10pm. This will ensure the current planned uses (Coffee shop, ancillary
coffee production, and other retail) fit within the area.



Interested Parties:

Gregory Donfrio — Owner

i) A

Richard Cox - Owner
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Lighting Plan



*Separate Attachment*



MONUMENT SIGN

*SIGN WILL BE INDENTICAL TO THE PHOENIX MILL SIGN (SHOWN), EXCEPT WITH ‘WILCOX MILL’
THIS WILL KEEP CONSISTENCY BETWEEN THE RESTORED FORD MILL BUILDINGS IN OUR
PLYMOUTH COMMUNITY.
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RESTORATION TIMELINE



Building Restoration Timeline

Est. Start Est. Time to
Date Complete
Side Stair/Platform Rebuild 4/1/25 3 weeks
UL Window Restoration 7/1/24 8 weeks
LL Window Restoration 2/1/25 7 weeks
Exterior Concrete Restoration 4/1/25 4 weeks
Interior Concrete Restoration 5/1/25 4 weeks
Front (Upper- Wilcox Rd Facing) Window/Door Restoration 4/15/25 7 weeks
Lower Level NE Window/Door Installation 6/1/25 7 weeks
UL Buildout 7/1/25 6 weeks
LL Buildout 8/1/25 5 weeks
UL Occupancy 9/15/25 1 week
LL Occupancy 10/15/25 1 week




ENVIRONMENTAL



Phase | Environmental Site Assessment was completed by PM Environmental on February 23,
2022. The report references 2 underground storage tanks (USTs) that were previously removed
by Wayne County. The removal and monitoring was performed between 1989-1992. After
initial removal, soil removal (210 cubic yards) and soil sampling, the excavations were backfilled
by Wayne County. After correspondence with the Michigan Department of Natural Resources
(MDNR), it was determined that the sampling was insufficient and another 3" party
environmental company (Enkon Environmental Services, Inc.) was engaged. As part of their
assessment, they installed 4 monitoring wells. Results were noted below the MDNR Type B soil
limits and the result was a recommendation of a Type B closure for the property. The
monitoring wells previously noted were part of this analysis and are no longer in use and
currently not locatable.

Historical UST Information
i Date Date
Size Contents Location naballad | R i Source
1,50C-gallons \’ Unknown Building Department
. Gasoline ‘ msrf:r:tht:i:gie 1989 | racords and
6,000-gallons | ng 197311974 | Reguistory Sles

*Some sources also document this UST as being 10,000-gallons

Figure 1: Historical UST table from Phase 1 report by PM Environmental
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Historic & Current









FLOOR PLANS



*Separate Attachment*
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PROPQOSED SITE IMPROVEMENT PLANS

DONOFRIO WIL COX, LLC o

N. Holbrook St.
Edward Hines Dr.

CITY OF PLYMOUTH, WAYNE COUNTY, MICHIGAN. ven s

GENERAL NOTES: CONSTRUCTION NOTES SHEET INDEX: PG. #
. CONTRACTOR IS RESPONSIBLE FOR LOCATING AND VERIFYING ALL 1. ORGANIC SOILS AND UNSUITABLE MATERIALS SHALL BE STRIPPED STORM WATER MANAGEMENT SYSTEM LONG TERM MAINTENANCE SCHEDULE

EXISTING UNDERGROUND UTILITIES PRIOR TO CONSTRUCTION, AND IS FROM AREAS OF PROPOSED PAVEMENT CONSTRUCTION. BACKFILL WITH - Cover Sheet 1

RESPONSIBLE FOR ANY DAMAGE TO THEM DURING CONSTRUCTION. (SanACNULéAH %H gTHER APPROVED MATERIALS TO MEET AGENCY WILCOX ROAD 66 FT. R /W E’gﬁ%ﬂé{'mvﬂ‘g‘k "

PECIFICATIONS. ! ;
Contact : Greg Donofrio 248-470-4836

. LOCATIONS OF EXISTING UNDERGROUND UTILITIES, WATER MAIN, GAS i

MAIN, ELECTRIC AND TELEPHONE LINES WERE OBTAINED FROM EXISTING 2. ANY RIGHT-OF-WAY OR EASEMENTS NEEDED TO INSTALL THE PROPOSED / Topogrdphlcql Survey (by OTherS) 2

TOPOGRAPHICAL SURVEY (BY OTHERS), NO GUARANTEE CAN BE MADE TO IMPROVEMENTS MUST BE OBTAINED PRIOR TO CONSTRUCTION. o A. PHYSICAL LIMITS OF THE STORM WATER MANAGEMENT SYSTEM

THE COMPLETENESS OR EXACTNESS OF THE LOCATIONS. UNDERGROUND I —— o The storm water management system (SWMS) subject to this long term maintenance plan (Plan) is depicted on Exhibit “A” to the permit and Site Plan 3

UTILITIES NOT SHOWN HEREIN MAY EXIST. 3. PRIOR TO INSTALLATION OF THE ASPHALT LEVELING COURSE OR SECOND BUILDING 2500 58. FT. @ 9 includes without limitation the storm sewers, swales, manholes, catch basins, storm water inlets and closed conduits that convey the flow from the

LIFT OF ASPHALT BASE, CURB BACKFILL MUST BE INSTALLED AND 9 w detention system into the existing storm sewer.
. ALL DIMENSIONS ARE TO THE BACK OF CURB UNLESS OTHERWISE NOTED. COMPACTED TO THE TOP OF CURB. E oF: . _ _ o o , .
£ % For the purposes of this plan, this storm water management system and all of its components as shown on Exhibit “A” is referred to as Donofrio Wil Storm Sewer Profiles and Details 4

._CURRENT ZONING: R~1 4. APERMIT MUST BE OBTAINED FROM THE WAYNE CO. PERMIT DIVISION S Cos, LLC.SWME

(PROPERTY WILL REQUIRE RE~ZONING) CONSULT WITH CITY OF PRIOR TO ANY WORK BEING DONE ALONG EXISTING COUNTY ROADS. < B. TIME FRAME FOR LONG TERM MAINTENANCE RESPONSIBILITY \ \ \ .

PLYMOUTH FOR REZONING APPLICATION AND REQUIREMENTS. 2 Donofrio Wil Cox, LLC is responsible for maintaining the Donofric Wil Cox, LLC SWMS, including complying with applicable requirements of the SOII ErOS|On & SedlmenTGhOn COﬂTfOl PIGn - 5

5. AN EASEMENT FOR ALL PUBLIC STRUCTURES SHALL BE PROVIDED TO § local or Wayne County soil erosion and sedimentation control program. Long term maintenance responsibility for the Donofrio Wil Cox, LLC

PARKING CALCULATIONS: CITY OF PLYMOUTH FOR THE PURPOSE OF PROVIDING PUBLIC UTILITIES, ko] SWMS commences immediately upon construction approval. Long term maintenance continues in perpetuity.

EXISTING BUILDING 3,950 SQ. FT. INCLUDING WATER, SEWERAGE AND STORM WATER RUNOFF. 2 Landscape Plan (by others) 6&7

ONE FOR EACH 75 SQUARE FEET OF USABLE FLOOR AREA g C. MANNER OF ENSURING MAINTENANCE RESPONSIBILITY

= 3950/75 = 53 6. ALL TRENCHES WITHIN A 1 OR 1 SLOPE FROM THE TOP OF CURB SHALL BE & Donofrio Wil Cox, LLC has the responsibility to maintain the system and City of Plymouth retains the right to enter the property and perform the

BACKFILLED WITH GRANULAR MATERIAL AND COMPACTED TO 95% OF necessary maintenance of the Donofrio Wil Gox, LLC SWMS if the Donofrio Wil Cox, LLC falls to perform the required maintenance activities. S-l-on d Grd DeTO"S 8 ~ '| 4
53 PARKING SPACES REQUIRED MAXIMUM UNIT WEIGHT. MD1.SE1. ST1.ST2. SW1.SS1. SS2

54 PARKING SPACES PROVIDED D. LONG TERM MAINTENANCE PLAN AND SCHEDULE

Table 1 identifies the maintenance activities to be performed, organized by category (monitoring/inspection, preventative maintenance and remedial

Storm Sewer

7. ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH CURRENT CITY

Storm Sewer
Storm Sewer )

Proposed Asphalt Pavement

$52D 25M 165 W 310.61 FT, TH S 010 33M 25S E 364.04 FT, TO S LINE OF
SAID LOT 508, TH N 88D 25M 055 E 64.50 FT, ALONG SAID LINE; TH N 88D

Ensure means of access for maintenance remain X Annually

4
o
6. GENERAL CONTRACTOR TO PROVIDE AND INSTALL HANDICAP PARKING REQUIREMENTS. E actions) Table 1 also identifies site specific work need to ensure that the storm water management system functions properly. T ;
SIGNS, SIGNS PROVIDED BY CONTRACTOR TO MEET LOCAL 4 e cemies st spestiow - " gemensy onepropery Building Elevations (by others) 15
REQUIREMENTS. =
, § TABLE 1 SYSTEM COMPONENT
- PARKING SPACE STRIPING TO BE PAINTED YELLOW (TYPICAL) @ MAINTENANCE ACTIVITIES 5 é - g
8. SITE LIGHTS, CONTROLS AND POWER BY GENERAL CONTRACTOR. g % 5 g % E g 8
. 2 BE 2
ASSEMBLY NO. BE-201-DLS-X, FIXTURE TYPE: P16A-SH10 & ‘g . é ﬁ % ‘g E § PROPERTY DESCRIPTION
9. THE PARKING LOT LIGHTS WILL BE ON A TIMER TO BE COMPLIANT WITH B Monitoring/Inspection 2| 2|8 2|83 8 | Frequency THE LAND SITUATED IN THE CITY OF PLYMOUTH, COUNTY OF WAYNE, STATE OF
HOURS OF OPERATION. % Inspect for sediment accumulation/clogging of stoneflter | x | x | x [ x | x | x x | 2times peryear MICHIGAN, IS DESCRIBED AS FOLLOWS:
Inspect for floatables, dead vegetation and debris X | x| x| x| x| X Annually and after major events ALL OF LOT 508 AND PART OF LOTS 506 AND 507 ASSESSORS PLYMOUTH
10. A WAYNE COUNTY SOIL EROSION PERMIT WILL BE REQUIRED. o Inspect for erosion and integrity of banks and berms X | x | X X Annually and affer major events PLAT NO 16 AS RECORDED IN L66 P82 OF PLATS WCRCOM AT THE NE COR OF
k. 'c";fne:;r:"fgz?P:S;gflsa:;‘fing wet weather and X | XX XXX arvaal LOT 506 TH FOLILOWING TWO COURSES ALONG THE N LINE OF SAID LOT 506 1)
o a .
% NlonTtor plantinas/vegatation T x THies per yaar S BOD 42M 355 W 256. 71 FT 2) § 55D 26M 168 W 56.10 FT TO POB: TH CON
T
b

Edward Hines Dr.

clearfopen

32M 25S E 240.41 FT: TH S 18D 20M ODS E 28.71 FT: TH S 49D 42M 02S E

CONSTRUCTION SEQUENCE TABLE
127.33 FT: THN 77D 14M 51S E 50.26 FT: TH 421.09 FT ALONG THE ARC OF

EROSION CONTROL MEASURES JULY 2025 - OCTOBER 2025 . \
PRIOR TO CONSTRUCTION DAYS TO COMPLETE VICINTY MAP Sgaxgenmfwe Mainfenance o To Ziimaslyaat. seect e ony AN NON.TANGENT CURVE TO THE LEFT, SAID CURVE HAVING A RADIUS OF
1 DAY ‘
m?i S_Régzgl}gsg% N ENTRANGE o e e B nocdbd 6197.57 FT, A CENTRAL ANGLIE OF 03D 53M 355 AND A LONG CHORD BEARING
INSTALL SILT FENCE & SILT SACKS 1 DAY LEGEND: Remove floatables, dead vegetation and debris As needed N 14D 48M 455 W 421.01 FT. TH N 19D 47M 115 W 103.60 FT. TH 96.62 FT
- . Repk]ce subsurface Componenfs Eve[y 3 years or os needed ALONG THE ARC OF A NON TANGENT CURVE TO THE LEF[, SAID CU RVE HAV-l NG
SERGLITION L a'gn‘;:m"e”*h Remove invasive plant species Annualy A RADIUS OF 456.91 FT, A CENTRAL ANGLIE OF 12D 06M 595 AND A LONG
STRIP VEGETATION AND TOPSOIL 1 DAY Responsibility Reapply / Replace mulch layer Re apply every 6 months, replace every 2 yr., CHORD BEARING N 27D 04M 145 W 96.44 FT TH N 34D 42M 56S W 65,15 FT
MAINTAIN CONTROL MEAURES Sweep paved areas As needed TO A POINT ON THE S LINE OF SAID WILCOX ROAD AND THE POBTIS R8E L66
—-—— Storm Sewers R : : P82 WCR
emedial Actions
gg:§$gggpgg|fg:|rj(\)lglﬁfm 1/2 DAY Repalr/stabllize areas of eroslon As needed
Replaced dead plantings. bushes, frees X As needed
INSTALL SILT FENCE AROUND STOCKPILE 1/2 DAY PROPERTY DESCRIPTION Reseed bare areas As needed CONTACT INFORMATION:
SEED AND MULCH STOCKPILE 1/2 DAY THE LAND SITUATED IN THE CITY OF PLYMOUTH, COUNTY OF WAYNE, STATE OF Structural repairs X As needed Applicant/Owner
MAINTAIN CONTROL MEASURES MICHIGAN, IS DESCRIBED AS FOLLOWS: Make adjustments/repairs to ensure proper functioning X As needed Donofrio Wil Cox. LLC
CONSTRUCT SWALES 1 DAY ALIL OF LOT 508 AND PART OF LOTS 506 AND 507 ASSESSORS PLYMOUTH PLAT NO 16 AS RECORDED IN *
L66 P82 OF PLATS WCRCOM AT THE NE COR OF LOT 506 TH FOLILOWING TWO COURSES ALONG THE N MAINTENANCE Gregory Donofrio
FINAL GRADING LINE OF SAID LOT 506 1) S BOD 42M 35S W 256. 71 FT 2) S 55D 25M 158 W 56.10 FT TO POB: TH CON Chemicals shall not be applied to forbay, detention pond, 25 ft. buffer strips and vegetated swales. PO Box 935
CONSTRUCT PAVING & WALKS 3 WEEKS S 52D 25M 158 W 310.61 FT, TH S 010 33M 25S E 364.04 FT, TO S LINE OF SAID LOT 508, TH N 88D 25M Inlg?s anii outlets ?htpuld be .inspeched pgriofctiically for blczgkggg: sigr}st rc])fts_oill erosciign, zfilnd St;]uct::ﬁl damage.dSvlv:-:I(i; shoﬁlkti be igspect(retd for Northville, Ml 48167
- - - sediment accumuiation semiannually and arier rain events. imen dl IS Impeding Tiow shou e removed. Inlets, outiets, and appurienances i 5 .
SEED/SOD/MULGH AS NEEDED cibtre 2:3 Eﬁ'ggg’ fZI}OI:\IaGF?Aﬁ II'\III\;E;DT:I 4:12% 3EZ¥I022€;SI__EP2 ::':;fgé?r i:gﬁéoTMH g RIECI:E gﬁ'ﬂ FlETH & (e.g., grates) should be inspected annually for structural integrity. Outlets should be checked regularly for clogging and should be cleaned when Phone: 248-201-8415
MAINTAIN CONTROL MEASURES AN NON-TANGENT .CURV.E 70 THE LEFT. SAID CU-RVE H AVING A RADIUS OF 619757 FT. A CENTRAL necessary, especially after large storm events. At a minimum when sediments accumulate to a depth of 6"-12" or if sediment resuspension is observed.
SITE RESTORATION AND LANDSCAPING ANGLIE OF 03D 53M 355 AND A LONG CHORD BEARING N 14D 48M 455 W 421.01 FT, TH N 19D 47M 118 Landscape Architect _
INSTALL TOP SOIL AND SOD 1 DAY W 103.60 FT, TH 96.62 FT ALONG THE ARC OF A NON TANGENT CURVE TO THE LEFT, SAID CURVE Grissim Metz Andriese Associates
INSTALL LANDSCAPING 2 WEEKS HAVING A RADIUS OF 456,91 FT, A CENTRAL ANGLIE OF 12D 06M 595 AND A LONG Paul Andriese, PLA, ASLA
FINALIZE BUILDOUT 8 WEEKS CHORD BEARING N 27D 04M 14S W 96.44 FT TH N 34D 42M 565 W 65.15 FT TO A POINT ON THE S LINE 15000 Edward Hines Dr.
MAINTAIN CONTROL MEASURES OF SAID WILCOX ROAD AND THE POBTIS RS8E L66 P82 WCR Plymouth, MI 48170
npn Phone: 248-347-7010
POST CONSTRUCTION AFTER EXHIBIT "A" ~ PHYSICAL LIMITS OF STORM WATER MANAGEMENT SYSTEM EXHIBIT 'B" ~ LONG TERM MAINTENANCE PLAN
CiBTHRBRD AERG HVE ATl AER: ALL OF LOT 508 AND PART OF LOTS 506 AND 507, 'ASSESSORS PLYMOUTH PLAT NO 16, CITY OF PLYMOUTH, WAYNE CO., M ALL OF LOT 508 AND PART OF LOTS 506 AND 507, *ASSESSORS PLYMOUTH PLAT NO 16, CITY OF PLYMOUTH, WAYNE CO., MI. 722:1“;:&&' n P
:Emg&g ISI’\IIII:E.F IEII}I_?FERS ON CATCH BASING ::g gﬁ¥ CLIENT: _ Surveying -Engineering - Consultation A CLIENT: Surveying -Engineering - Consultation A 1450 Jones Drive
Donofrio Wil Cox, LLC Donofr<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>