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AGENDA

PLANNING COMMISSION PUBLIC HEARING/REGULAR MEETING

CITY OF FARMINGTON HILLS
MAY 16,2024 @ 7:30 P.M.

FARMINGTON HILLS CITY HALL - CITY COUNCIL CHAMBER
31555 W. ELEVEN MILE ROAD, FARMINGTON HILLS, MICHIGAN 48336
Cable TV: Spectrum — Channel 203; AT&T — Channel 99
YouTube Channel: https://www.youtube.com/user/FHChannel8

Call Meeting to Order
Roll Call
Approval of Agenda

Public Hearing

www.fhgov.com (248) 871-2540

A. REZONING REQUEST ZR 3-3-2024

LOCATION:
PARCEL IL.D.:
PROPOSAL:

ACTION REQUESTED:
APPLICANT:
OWNER:

West side of Middlebelt Road, just north of Astor Avenue
22-23-26-480-046

Rezone one (1) parcel from P-1, Vehicular Parking to RA-4, One
Family Residential zoning district

Recommendation to City Council

Rane Jappaya

22595 Middlebelt, LLC

B. REZONING REQUEST ZR 4-3-2024

LOCATION:

PARCEL L.D.:
PROPOSAL:

ACTION REQUESTED:
APPLICANT:
OWNER:

27815 Middlebelt Road; two (2) parcels on west side of
Middlebelt Road, between Orion Court and Twelve Mile Road
22-23-11-477- 014, and 109

Rezone two (2) parcels from RC-2, Multiple Family Residential
to B-1, Local Business zoning district

Recommendation to City Council

SkilkenGold Real Estate Development

HRA Farmington Hills, LLC

C. AMEND PUD 1, 2021, INCLUDING REVISED SITE PLAN 54-2-2021

LOCATION:
PARCEL I.D.:
PROPOSAL:

ACTION REQUESTED:
APPLICANT:
OWNER:

31525 Twelve Mile Road

22-23-15-201-270

Conversion of hotel building into independent living facility in
ES, Expressway Service zoning district

Recommendation to City Council

Farmington Hills Real Estate, LLC

Farmington Hills Real Estate, LLC


https://www.youtube.com/user/FHChannel8
http://www.fhgov.com/

5. Regular Meeting

A. LOT SPLIT 2, 2024 (FINAL)

LOCATION: 21308 Waldron Street

PARCEL I.D.: 22-23-36-329-030

PROPOSAL: Spilt one (1) parcel into two (2) parcels in RA-4, One Family
Residential zoning district

ACTION REQUESTED: Lot Split approval (final)

APPLICANT: Mansoor Habib

OWNER: Mansoor Habib

6. Approval of Minutes April 18, 2024, Special Meeting, and April 18, 2024,

Regular Meeting

7. Public Comment
8. Commissioner/Staff Comments

9. Adjournment

Respectfully Submitted,

Kristen Aspinall, Planning Commission Secretary

Staff Contact:

Erik Perdonik, AICP

City Planner

Planning and Community Development Department
(248) 871-2540

eperdonik@fhgov.com

NOTE: Anyone planning to attend the meeting who has need of special assistance under the Americans with
Disabilities Act (ADA) is asked to contact the City Clerk’s Office at (248) 871-2410 at least two (2) business days
prior to the meeting, wherein arrangements/accommodations will be made. Thank you.


mailto:eperdonik@fhgov.com

ZR 3-3-2024, W. side of Middlebelt Rd., just N. of Astor Ave.

26-480-046
Rezone from P-1 to RA-4

B St—

C-St

Astor St

Tulane Ave

FARMINGTON
HILLS

. oo

Tax parcel Zoning Districts M P-1 Vehicular Parking District
— Minor roads Zoning Districts RA-4 One Family Residential District

B-1 Local Business District
M B-3 General Business District

SOURCE: City of Farmington Hills, 2022
Oakland County GIS, 2022

DISCLAIMER: Although the information provided by this map is
believed to be reliable, its accuracy is not warranted in any way.
The City of Farmington Hills assumes no liability for any claims
arising from the use of this map.




ZR 3-3-2024, W. side of Middlebelt Rd., just N. pf Astor Ave.
26-480-046
Rezone from P-1 to RA-4

B
i
M 13
i
II.
)
£
k
[
b
4

=8

ddlebelt,

—Mi

==l |
;A\Sf.cl)r‘Sf' Copyrighineanmap, 15

Planning DiViSiOl'l . wﬁg
* y gomn

SOURCE: City of Farmington Hills, 2022
Oakland County GIS, 2022

DISCLAIMER: Although the information provided by this map is
believed to be reliable, its accuracy is not warranted in any way.
The City of Farmington Hills assumes no liability for any claims

- M i nor roadS arising from the use of this map.

Tax parcel




giffelsez
webster

April 10, 2024

Planning Commission

City of Farmington Hills
31555 W 11 Mile Rd
Farmington Hills, M1 48336

Case: ZR 3-3-2024

Site: Middlebelt and Astor (23-26-480-046)

Applicant: Rane Jappaya

Plan Date: Received March 18, 2024

Request: Rezone from P-1 to RA-4 for Residential use (duplex)

We have completed a review of the request for rezoning referenced above and a summary of our
findings is below.
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SUMMARY OF FINDINGS

Existing Conditions

[ZR 3-3-2024, Middlebelt and Astor]
Page 2 of 6

1. Zoning. The subject property is 0.29 acres and currently split-zoned, with the vast majority of the
site zoned P-1 Vehicular Parking District, and a small 20’ x 110’ area along the northern boundary
zoned RA-4. It is located on the west side of Middlebelt Road, at the corner of Astor St.

2. Existing Development. The site is presently vacant. There is a sidewalk along the Middlebelt

frontage.

3. Adjacent Properties. Zoning and use of adjacent properties is as follows:

North RA-4 Residential Single Family Residential

East (across Middlebelt) | RA-4 Mobile Home Park Multiple Family Residential
South (across Astor) B-1 Convenience Store Shopping Center Type Business
West RA-4 Residential Single Family Residential

www.giffelswebster.com
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[ZR 3-3-2024, Middlebelt and Astor]
Page 3 of 6

4. Master Plan. This land is primarily designated Shopping Center Type Business on the Future Land
Use Map, with the 20’x110’ portion on the northern end of the site designated as Single-Family
Residential. The 2009 Master Plan describes uses permitted in Shopping Center Type Business as
those that are compatible with each other in the shopping center environment and that have the
least impact beyond the buildings. The Zoning Plan aligns this district with areas zoned B-1, B-2, and
B-4.

5. Residential Densities Map. The residential densities map designates this area as medium density
residential, which is compared with RA-3 and RA-4 residential zoning districts.

6. Special Planning Areas. The parcel is not a part of any of the Special Planning Areas in the Master
Plan

Proposed Zoning Versus Current Zoning

The subject property is split zoned, but Primarily P-1 Vehicular Parking District, with only a small 20’ x
110’ area zoned RA-4 along the Northern boundary. The applicant is requesting to rezone the entire lot
to RA-4 to permit a residential/duplex use. Duplexes are not listed as permitted uses in the P-1 Vehicular
Parking District. A duplex may be constructed in the RA-4 District under the major road frontage option
outlined in Section 34-3.18.

Standard P-1 District RA-4 District Existing
Front Setback 25 ft
Rear Setback Since the P-1 District only 35ft
Street Side Setback permits vehicular parking, | 25 ft No present structure on
Side Setback (west) no dimensional 5 ft site.
Max Height requirements are provided | 25 ft
Lot Coverage for structures (except for 35%
Min. Lot Size attendants’ shelters). 8,500 SF 12,496.15
Min. Lot Width 60 Ft. 83 ft.

Items to Consider for Zoning Map Amendment

1.

3.

Is the proposed zoning consistent with the Master Plan?

The Master Plan primarily designates this site as Shopping Center Type Business, which is
inconsistent with the proposed rezoning. The parcels abutting the site to the south are also
Shopping Center Type Business. The abutting parcels to the north and west are designated as
single-family, shown on the residential densities map as “medium density.” These neighboring
parcels are consistent with RA-4 Zoning.

What other impact would the requested zoning have on public services, utilities, and natural
features?

Portions of the site where only vehicular parking uses were permitted will accommodate single-
family and two-family residential uses, consistent with the RA-4 Zoning Designation. This will not
have a significant impact on public services or utilities. The EGLE wetlands map designates this
area as having “hydric soils.” No emergent wetlands are present in the area.

Has the Applicant provided evidence that the property cannot be developed or used as zoned?

www.giffelswebster.com



10.

[ZR 3-3-2024, Middlebelt and Astor]
Page 4 of 6

There has not been evidence provided that would inhibit this site from being developed with a P-1
use, though demand for such a use in this location should also be considered.

Is the proposed zoning district (and potential land uses) compatible with surrounding uses?

The site is compatible with the neighboring RA-4 uses. In addition, if zoned RA-4, this site would
be compatible with the neighboring B-1 parcel to the south, as the ordinance states that the intent
of the B-1 District is to meet the day-to-day convenience shopping and service needs of persons
residing in nearby residential areas.

Will the proposed zoning place a burden on nearby thoroughfares? If so, how would this burden
compare with the existing zoning district?

As an undeveloped corner lot, a new curb cut may result in minor traffic conflicts. However, if
developed as a P-1 use (parking lot), a curb cut would also be needed.

Is there other land currently available for this use?

With several listings on Zillow, there are other opportunities to construct single-family homes on
vacant land in Farmington Hills. There is, however, limited land where the major thoroughfare
option would be available.

Will development of the site under proposed zoning be able to meet zoning district requirements?
It appears that the site could be developed in accordance with the standards of the RA-4 district.

Is rezoning the best way to address the request or could the existing zoning district be amended
to add the proposed use as a permitted or special land use?

A change to allow residential in the P-1 District would be inconsistent with the stated intent of the
district, which is to accommodate off-street parking for those nonresidential uses which are not
able to provide adequate space within their own district boundaries. The RA-4 district is one of two
(with RA-3) where the major thoroughfare option is available.

Has there been a change in circumstances and conditions since adoption of the Master Plan that
would support the proposed change?

Development in the immediate area has not changed in a substantial way since the adoption of
the last master plan.

Would granting the request result in the creation of an unplanned spot zone? Spot zoning is the
process of singling out a small parcel of land for a use classification totally different from that of
the surrounding area, for the benefit of a single property owner and to the detriment of others
(Rogers v. Village of Tarrytown, 96 N.E. 2d 731). Typically, to determine if a rezoning would
constitute spot zoning a municipality would look to answer three questions.

e Is the rezoning request consistent with the Master Plan for the area?

The Master Plan for the area designates this land as Shopping Center Type Business, which
is not consistent with the rezoning request. However, the Planning Commission may
consider the parcel’s proximity to adjacent lots proposed for Single-Family (Medium
Density) residential.

e Is the proposed zoning district a logical extension of an existing zoning district in the area?
This rezoning is consistent with most surrounding zoning.

e Would approving the request grant a special benefit to a property owner or developer?

www.giffelswebster.com
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[ZR 3-3-2024, Middlebelt and Astor]
Page 5 of 6

The rezoning would permit the use of the full property for residential use, consistent with the
majority of residential properties in the area.

For reference, we have included the lists of permitted and special land uses in both districts at the end of
this letter.

We look forward to discussing our review at the next Planning Commission meeting.

Sincerely,

= ,y/,/ QMQ/-\;
Joe Tangari, AICP Julia Upfal, AICP
Principal Planner Senior Planner
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[ZR 3-3-2024, Middlebelt and Astor]
Page 6 of 6

Permitted Uses:

The following uses are permitted subject to the required conditions in Section 34-3.11

Site-built, one-family detached dwelling units

Farms § 34-4.1

Neighborhood parks

Manufactured one-family detached dwelling units § 34-4.6

The following uses are permitted subject to the special conditions in Section 34-3.6
a.

i
ii.
iii.
iv.
V.

m+o oo T

Public, parochial or private elementary intermediate or secondary schools offering
courses in general education § 34-4.2

Golf courses, not including driving ranges or miniature golf courses § 34-4.3

Churches § 34-4.4

Nursery schools, day nurseries, and day care centers § 34-4.5

Municipal buildings and uses not including any outdoor storage

Publicly owned and operated libraries, community wide parks and recreational facilities
Accessory buildings and uses customarily incidental to any principal permitted use.

Special Land Uses:

The following uses are permitted subject to the required conditions in Section 34-3.11

Public utility buildings, telephone exchange buildings, electric transformer stations and
substations, and gas regulator stations § 34-4.8

Private noncommercial recreational areas, institutional or community recreation centers, a
nonprofit swimming pool club § 34-4.9

Colleges, universities and other such institutions of higher learning, public and private § 34-

4.10

Accessory Uses:

i Electrical vehicle infrastructure § 34-4.55
Private swimming pools § 34-4.11
Private stables 34-4.12

Retail sale of farm goods § 34-4.13
Commercial vehicles § 34-4.14

Home occupations § 34-4.15
State-licensed day care homes § 34-4.16

i
ii.
iii.
iv.
V.
Vi.
vii.

www.giffelswebster.com



Hydric Soils

Middlebelt Rd

Subject
Site

Surface Water and Wetlands:NWI, Version 2. Special Flood Hazard'Area: FEMA. Hydric Soils: NWI. Parcels, Roads,
Municipalities, and'Imagery:{Oakland County.! Map  Exported./April 05, 2024.,©2024 Giffels| Webster.
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SURVEYING ENGINEERING
3253 LYNHURST CT.
OAKLAND, MI 48306
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PROPERTY DESCRIPTION

PARCEL A:

LOTS 601 THROUGH 606 INCLUSIVE, INCLUDING THE § VACATED ADJACENT ALLEY, EXCEPT THE EAST 27 FEET THEREOF TAKEN
FOR ROAD "WADDELL-WLCOX-RYMEAL-COMPANY'S KEMBERTON PARK SUBDIMSION, OF E. § OF SE { OF SEC. 26, T.IN, RO,
FARMINGTON TWP. (NOW CITY OF FARMINGTON HILLS), OAKLAND COUNTY, MICHIGAN, AS RECORDED IN LIBER 36 OF PLATS, PAGE

37 OF OAKLAND COUNTY RECORDS.
PARCEL NO.: 23-26-480-038

PARCEL B:

LOT GOO INCLUDING THE § OF THE VACATED ADJACENT ALLEY "WADDELL-WILCOX-RYMEAL-COMPANY'S
KIMBERTON PARK SUBIIVISION™, OF E. § OF SE § OF SEC. 26, 1.1, ROE., FARMNGTON TWP. (Now cITY OF
FARMINGTON HILLS), OAKLAND COUNTY, MICHIGAN, AS RECORDED IN LIBER 36 OF PLATS, PAGE 37 OF OAKLAND
COUNTY RECORDS.

PARCEL NO.: 23-26-480-037

SURVEY TECH

SURVEYING ENGINEERING
3253 LYNHURST CT.
JOB # 23145 OAKLAND, MI 48306

DATE: 12-22-2023 | TEL. (248) 670—6556
PAGE 2 OF 4
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TAKEN FOR RD, ALSO 1/2 OF VAC ALLEY ADJ TO SAME7-9-91 CORR 1/2024 COMBINED WITH -037 INTO -046



ZR 4-3-2024, 27815 and 28025 Middlebelt Rd.;

three (3) parcels on west side of Middlebelt Rd.

between Orion Ct., and Twelve Mile Rd., 11-477-013, 014 & 109
Rezone the three parcels from RC-2 to B-1

T sencr \ |
= (00000

RA1 SWVCH"I‘Ln-
RA1A
—Qrion Ct
0
(7)) oz
Berrywood'ln — =
T ()
Q 0
Q [0)
RC2 g 10
3
c 7] =
5 Q2
0o o)
Q =
2
& (7p)
2 B1
W=12-Mile-Rd
B1
B2 0S1
RA2
| —1
[ | Tax parcel 0S-1 Office Service District
— Minor roads RA-1 One Family Residential District
. . . e . FARMINGTON
Zoning Districts " RA-1A One Family Residential District © : HILLS
Zoning Districts RA-2 One Family Residential District FEET SOURCE: City of Farmington Hills, 2022
. L I RC-2 Multiple Family Residential Oakland County GIS, 2022
B-1 Local Business District P ’ aces o e omnroest oy
D B_2 Community Business District 'al'::irz%g;i:rgm&:gtgi:ii:i‘a:ps‘umes no liability for any claims




ZR 4-3-2024, 27815 and 28025 Middlebelt Rd.;
three (3) parcels on west side of Middlebelt Rd.
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Planning Commission

City of Farmington Hills
31555 W 11 Mile Rd
Farmington Hills, M1 48336

Case: ZR 4-3-2024

Site: 27815 Middlebelt Road (23-11-477-109, -014, -013)
Applicant: SkilkenGold Real Estate Development

Plan Date: Received March 18, 2024

Request: Rezone from RC-2 to B-3

We have completed a review of the request for rezoning referenced above and a summary of our
findings is below.
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Existing Conditions

[ZR 4-3-2024, 27815 Middlebelt Rd -

15 Review]
Page 2 of 9

1. Zoning. The subject property includes three parcels zoned RC-2 Multiple-Family Residential. The
parcels have had this zoning designation since 2019. Prior to that, the zoning was a mix of B-2 at the
corner, P-1 in the west-central portion of the property, and RA1 on the northern half:

L g//// c>sq"lm2

| Bd ‘ !

i

Zoning in early 2019

2. Existing Development. Parcel -109 is 2.39 acres and includes a vacant 10,134 SF commercial building
and parking area. Parcel -014 is 0.82 acres and is vacant. Parcel -013 is .82 acres and includes a
single-family house and accessory structures. A senior housing project was twice approved for this
property in 2019 and 2021, but was never built.

3. Adjacent Properties. Zoning and use of adjacent properties is as follows:

Direction Zoning Land Use Future Land Use Category
North RA-1 Single-Family Residential Single-Family Residential
(Cluster)
East RA-1A Single-Family Residential Single-Family Residential
East 0s-1 Office Small Office

East B-1 Gas Station Shopping Center Type Business

South B-1 Gas Station Non-Center Type Business

West RC-2 Multiple-Family Residential Multiple-Family Residential

www.giffelswebster.com



[ZR 4-3-2024, 27815 Middlebelt Rd — 1** Review]

Page 3 of 9

4. Master Plan. Parcel -109 is designated as Shopping-Center Type business. The 2009 Master Plan
describes uses permitted in Shopping Center Type Business as those that are compatible with each
other in the shopping center environment and that have the least impact beyond the buildings. The
Zoning Plan aligns this district with areas zoned B-1, B-2, and B-4. Parcels -014 and -013 are both
designated as Multiple-Family Residential.

5. Residential Densities Map. The residential densities map designates Parcels -014 and -013 area as
high density residential, which is comparable with multiple-family residential zoning districts.

6. Special Planning Areas. The parcel is not a part of any of the Special Planning Areas in the Master

Plan.

Proposed Zoning Versus Current Zoning

The applicant is requesting to rezone the entire lot to B-3 to permit a fueling station with convenience
store and restaurant; when a site plan is presented at a future date, a front street must be identified.

Front Setback 50 ft 25 ft >50 ft
Rear Setback 1
(Street side) S0t 25 ft >50 ft

www.giffelswebster.com




[ZR 4-3-2024, 27815 Middlebelt Rd — 1** Review]

Page 4 of 9
East Sldg Setback 50 fil 25 ft S50 ft
(Street side)
West Side Setback 20 ft 31.2 ft? >31.2ft3
Max Height 30 ft 50 ft/ 3 stories Information not provided;

all buildings less than 50 ft

Lot Coverage 35% (per unit) NA <35%
Min. Lot Size 8,000 SF NA >8,000 SF
Min. Lot Width 80 ft NA >80 ft

1Street side setbacks are a minimum of 50 feet, but this may vary depending on building height based

on the formula described in 34-3.5.2.G

2 Side yard setback addresses the provision in 34-3.5.2.L, which states that the setback from any
residential district shall be not less than 10% of the depth of the lot, not to exceed 50 feet.
3The garage on parcel -013 is located within the required setback area,. This is an existing

nonconforming structure, but does not comply with the present RC-2 zoning.

Items to Consider for Zoning Map Amendment

1. Isthe proposed zoning consistent with the Master Plan?

The proposed zoning is not consistent with the Master Plan. The Master Plan designates this site

as either Shopping Center Type Business (parcel -109) or Multiple Family Residential (parcel -013,
014). Neither FLU designation aligns with areas currently zoned as B-3.

What other impact would the requested zoning have on public services, utilities, and natural
features?

There are not any significant impacts to public services, utilities, and natural features as a part of
this proposed rezoning.

Has the Applicant provided evidence that the property cannot be developed or used as zoned?

There has not been evidence provided that would inhibit this site from being developed as an RC-
2 use.

Is the proposed zoning district (and potential land uses) compatible with surrounding uses?

e The B-3 land use permits a long list of commercial uses that are less conducive to
pedestrian traffic than in other zoning districts. With proximity to residential along the
northern, eastern, and western boundaries, the Planning Commission may wish to
consider whether a more transitional zoning classification may be appropriate and better
aligned with the Future Land Use map.

o The B-1 Zoning district also permits carryout restaurants and convenience stores
as principal uses, and gasoline service stations as a special land use and is
consistent with zoning to the east and south of the site. Furthermore, the B-1
classification is consistent with the Shopping Center Type Business Future Land
Use designation, assigned to Parcel -109.

5. Will the proposed zoning place a burden on nearby thoroughfares? If so, how would this burden

compare with the existing zoning district?

www.giffelswebster.com
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The proposed development will result in increased traffic. A traffic study is recommended as a part
of the site plan review process. A multiple-family residential development, as permitted under the
current RC-2 Zoning, would also contribute to increased traffic.

6. Isthere other land currently available for this use?
There is other land zoned B-3, some of which is vacant (primarily in the Grand River and
Northwestern Highway corridors).

7. Will development of the site under proposed zoning be able to meet zoning district requirements?

It appears that the site could be developed in accordance with the standards of the B-3 district.
However, the site presently includes a structure that is used as a single-family house. If this use is
continued, the proposed rezoning will result in the creation of a nonconforming use. The Planning
Commission may wish to deny or postpone this request until the applicant demonstrates intent to
abandon continuation of the single-family use.

8. Is rezoning the best way to address the request or could the existing zoning district be amended
to add the proposed use as a permitted or special land use?

Gasoline service stations, restaurants, and convenience stores are not permitted or appropriate
uses for a multiple-family residential zoning district.

9. Has there been a change in circumstances and conditions since adoption of the Master Plan that
would support the proposed change?

Development in the immediate area has not changed in a substantial way since the adoption of
the last master plan.

10. Would granting the request result in the creation of an unplanned spot zone? Spot zoning is the
process of singling out a small parcel of land for a use classification totally different from that of
the surrounding area, for the benefit of a single property owner and to the detriment of others
(Rogers v. Village of Tarrytown, 96 N.E. 2d 731). Typically, to determine if a rezoning would
constitute spot zoning a municipality would look to answer three questions.

e Is the rezoning request consistent with the Master Plan for the area?

The Master Plan for the area designates this land as Shopping Center Type Business and
Multiple Family Residential, which is not consistent with the rezoning request.

e |s the proposed zoning district a logical extension of an existing zoning district in the area?
This rezoning is inconsistent with surrounding zoning.
e  Would approving the request grant a special benefit to a property owner or developer?

The rezoning would permit the use of the full property for commercial use, consistent with the
other corners of this intersection. However, a B-3 Zoning Designation would allow for more
intensive development than the surrounding B-1 Districts.

For reference, we have included the lists of permitted and special land uses in both districts at the end of
this letter.

We look forward to discussing our review at the next Planning Commission meeting.

www.giffelswebster.com
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Sincerely,
o T s —
Joe Tangari, AICP Julia Upfal, AICP
Principal Planner Senior Planner
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Permitted Uses:
The following uses are permitted subject to the required conditions in Section 34-3.11

i
ii.
iii.
iv.
V.

vi.

Multiple-family dwellings
Two-family dwellings
Rental or management offices and clubrooms accessory to a multiple-dwelling project
Convalescent homes or orphanages § 34-4.17
Accessory buildings and uses customarily incidental to any of the above uses, including the
following:
a. Home occupations § 34-4.15
The following uses are permitted subject to the standards and requirements of the RA district
having the greatest common linear boundary with the RC district. The area and bulk
requirement of the RC district shall apply to all uses other than one-family.
a. Site-built, one-family detached dwelling units
Farms § 34-4.1
Neighborhood parks
Manufactured one-family detached dwelling units § 34-4.6
The following uses are permitted subject to the special conditions in Section 34-3.6
i. Public, parochial or private elementary, intermediate or secondary schools
offering courses in general education § 34-4.2
ii. Golf course, not including driving ranges or miniature golf courses § 34-4.3
iii. Churches § 34-4.4
iv. Nursery schools, day nurseries, and
v. day care centers § 34-4.5
vi. Municipal buildings and uses not including any outdoor storage
vii. Publicly owned and operated libraries, community wide parks and recreational
facilities
f.  Accessory buildings and usesl customarily incidental to any of the above uses

®aoo o

Special Land Uses:
The following uses are permitted subject to the required conditions in Section 34-3.11

Public utility buildings, telephone exchange buildings, electric transformer stations and
substations, and gas regulator stations § 34-4.8

Private noncommercial recreational areas, institutional or community recreation centers, a
nonprofit swimming pool club § 34-4.9

Colleges, universities and other such institutions of higher learning, public and private § 34-
4.10

Accessory Uses:

Electrical vehicle infrastructure § 34-4.55

www.giffelswebster.com
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Permitted Uses:

vi.

vii.

viii.

Xi.
Xii.

xiii.

Xiv.
XV.
XVi.
XVii.
Xviii.
XiX.
XX.
XXi.
XXii.
xxiii.

The following uses are permitted subject to the required conditions in Section 34-3.11
Retail businesses § 34-4.29
Personal service establishments which perform services on the premises
Laundry, drycleaning establishments, or pickup stations, dealing directly with the consumer §
34-4.25
Office buildings for any of the following occupations: executive, administrative, professional,
accounting, writing, clerical, stenographic, drafting, sales
Medical office including clinics
Banks, credit unions, savings and loan associations and similar uses with drive-in facilities as an
accessory use only
Post office and similar governmental office buildings, serving persons living in the adjacent
residential area
Nursery schools, day nurseries, and day care centers
Mortuary establishments
Dance hall or catering hall when conducted within a completely enclosed building
Tire, battery and accessory sales
New or used car salesroom, showroom or office when the main use is carried on within a
building with open air display of vehicles as accessory
Retail sales of plant materials, lawn furniture, playground equipment and other house or garden
supplies
Lawn mower sales or service
Private clubs or lodge halls
Data processing, computer centers
Restaurants including fast food or carryout restaurants
Other uses similar to the above uses
Accessory structures and uses customarily incident to any of the above uses
Theaters, assembly halls, concert halls or similar places of assembly § 34-4.44
Churches
Business schools and colleges or private schools operated for profit
The following uses are subject to review and approval of the site plan by the planning
commission:
a. Motel
b. Drive-in restaurants § 34-4.35
Outdoor space for sale or rental of new or used motor vehicles, trailers, mobile homes,
boats, recreational vehicles and other similar products §34-4.36
Business in the character of a drive-in or open front store § 34-4.37
Gasoline service stations § 34-4.28
Veterinary hospitals or commercial kennels §34-4.26
Bus passenger stations § 34-4.38
Commercially used outdoor recreational space for children's amusement parks,
carnivals, miniature golf courses, tennis courts § 34-4.39
i.  Automobile repair
j. Vehicle Wash § 34-4.40
k. Indoor Recreation Facilities § 34-4.19

S oo

www.giffelswebster.com



[ZR 4-3-2024, 27815 Middlebelt Rd — 1°* Review]
Page 9 of 9

I.  Public buildings, public utility buildings, telephone exchange buildings, electric
transformer stations and substations without storage yards; gas regulator stations with
service yards, but without storage yards; water and sewage pumping stations

m. Outdoor space for seating areas accessory to a restaurant

Cellular tower and Cellular Antennae

0. Indoor health and fitness studio and instructional dance studios

>

Special Land Uses:
The following uses are permitted subject to the required conditions in Section 34-3.11
i Coin-operated amusement device arcades, billiard parlors or other similar indoor recreation
uses§ 34-4.19.4
ii. Establishments with coin-operated amusement devices § 34-4.33

Accessory Uses:

i Electrical vehicle infrastructure § 34-4.55
ii. Fabrication, repair, and processing of goods § 34-4.29

www.giffelswebster.com



Amend PUD 1, 2021 Including revised SP 54-2-2021
31525 Twelve Mile Rd., 15-201-270 ES

Conversion of hotel building into independent living facility
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Farmington Hills Planning Commission
31555 W 11 Mile Rd
Farmington Hills, M1 48336

PUD Amendment Qualification

Case: Amendment to PUD 1, 2021

Site: 31525 12 Mile Rd (Parcel ID 22-23-15-201-270)
Applicant: Comfort Care

Application Date: 3/22/2024

Zoning: ES Expressway Service w/ PUD

We have completed a review of the application for PUD qualification referenced above and a summary
of our findings is below. Items in bold require specific action by the Applicant. Items in italics can be

addressed administratively
" |

4
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Date: May 9, 2024
Project: Amend PUD 1, 2021
Page: 2

Existing Conditions

1. Zoning. The site is currently zoned ES Expressway Service and is part of PUD 1, 2021.

2. Existing site. The site is 4.96 acres and is developed with a three-story hotel with access to 12 Mile
Road via a single driveway.

3. Adjacent Properties.

Direction Zoning Land Use
North B-4 Commercial
East ES Restaurants, gas station
South 1-696 Highway interchange
West RC-2 Multi-family development

4. Site configuration and access. The site is accessible from 12 Mile Road via one driveway, with an
approved, under-construction connection to Orchard Lake Road.

PUD Amendment:

The applicant proposes to amend the PUD to make all 131 units independent living, whereas the
approved PUD contains a mix of 21 studio memory care units, 51 assisted living units, and 56
independent living units (11 studios, 41 one-bedroom units, and 4 two-bedroom units).

Per Section 34-3.20.5.G, “Proposed amendments or changes to an approved PUD plan shall be
submitted to the planning commission. The planning commission shall determine whether the proposed
modification is of such minor nature as not to violate the area and density requirements or to affect the
overall character of the plan, and in such event may approve or deny the proposed amendment. If the
planning commission determines the proposed amendment is material in nature, the amendment shall
be reviewed by the planning commission and city council in accordance with the provisions and
procedures of this section as they relate to final approval of the Planned Unit Development.”

In addition to the unit mix, the degree of relief from parking requirements has changed with it (with the
previous unit mix, the required number of spaces was 83, and 95 were provided). Site plans included
with this submission, dated 3/22/24, provide the following unit mix, all independent living: 47 studios,
84 one-bedroom units. The revised plan states that 81 spaces are required, though it is not clear how
this number was reached. If none of the 131 units have kitchen facilities, 0.75 spaces per unit are
required, which produces a total requirement of 98 spaces. The applicant now proposes 85 spaces; the
applicant is requesting relief from the parking requirement to provide 13 fewer spaces than required.

This is a major amendment, and therefore subject to a public hearing and final City Council approval.

We are available to answer questions.



Date: May 9, 2024
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Respectfully,
Giffels Webster

NNz

Joe Tangari, AICP
Principal Planner
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INTEROFFICE CORRESPONDENCE

DATE: April 8, 2024
TO: Planning Commission
FROM: James Cubera, City Engineer

SUBJECT: Comfort Care Senior Livi
Revised PUD 1, 2021
PJ #: 15-21-51 SP#: 54-2- ~

31525 12 Mile Road
22-23-15-201-270

This office has performed a preliminary review of the above referenced plan submitted to
the Planning Department on March 25,2024. We have met with the Planning Department
and note that there are no proposed site changes from the approved plan. Therefore, we
have no additional comments at this time.
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DATE:

TO:

FROM:

SUBJECT:

INTEROFFICE CORRESPONDENCE

April 4, 2024
Planning Commission
Jason Baloga, Fire Marshal

PUD Qualification 1-2021 (31525 Twelve Mile)
Comfort Care Senior Living

The Fire Department has no objection to the qualification of this proposed project; however, the
Planning Department should consider the impact of senior living facilities as they relate to Fire
Department operations. A recent study of senior care facilities in Farmington Hills has found an
average of one (1) medical incident per year, per bed; therefore, by using this average, this project
will increase the Fire Department’s run volume by the number of beds proposed in this facility.

1.

2.

Sites shall be designed to accommodate fire apparatus with a 50’ turning radius.

The current plans do not clearly show existing hydrant coverage to be verified.
The Fire Department prefers adding a hydrant on the north side of the new access
drive off Orchard Lake Road near the lot line between the Mobile and restaurant.

Ensure that Item #3 Item I and J referencing elevators and generators are adhered
to in the PUD agreement. Proponent has not discussed this with the Fire
department.

1. “An onsite generator or other form of fire department approved long-term
emergency power shall be provided to the building.”

J-  “At least one accessible elevator large enough to accommodate a cot in the

supine position and sufficient emergency personnel and equipment to ensure
proper care can be provided to critical patients when transporting patients
from the building.”

A written description of services provided to residents shall be provided to the
Fire Department to help determine State/Local jurisdiction requirements. This
has not been satisfied since originally requested in 2021.

EV Chargers shall be installed according to all applicable codes and NFPA
Standards. EV Chargers shall have disconnected signage approved by the Fire
Department and electrical inspector.

Any interior modifications shall be subject to applicable permits through the
City’s Building Department.

31455 West Eleven Mile Road ¢ Farmington Hills MI 48336

Administration ¢ 248.871.2800 248.871.2801 Fax Fire Prevention ¢ 248.871.2820



10.

11.

12.

13.

14.

15.

An entire re-review will be required of the sprinkler system, fire alarm system,
and proposed Kitchen Suppression Systems in their entirety, based on the change
of use and interior alterations made which may affect the systems.

Re-acceptance tests shall be required for kitchen, fire alarm and suppression
systems.

An Emergency Responder Radio Coverage system shall be required if it is
determined that signal strength is not adequate.

The minimum clearance between the finished roadway surface and any overhead
obstruction shall be 13” 6.

The Fire Department Connection (FDC) shall be a 5” Storz with a 30° downturn.
The location of the FDC shall be approved by the Fire Department.

If a fire pump is required, a diesel pump or on-site generator shall be provided;
DTE is not considered a reliable power source.

In multiple story building, provide floor control valves with water flow and
tamper switches for each floor.

No parking fire lane signs shall be posted and strictly enforced.

The building shall be properly maintained and in accordance with Fire
Prevention Code requirements.

/A——ZZ-\

Jason Baloga, Fire Marshal
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COMFORT CARE SENIOR LIVING P.UD.

UTILITY CONTACT LIST

THE EXiSTIHG UTLITES USTED BELOW AND SHOR Ot THESE PLANS REPRESENT THE BEST
(NFORMATION AYALABLE AS CBTANED FROU THEIR OWHERS. THiS DFORNATION DOES KOT
REUENE THE CCHTRAGTOR OF THE RESPONSBAITY TG BE SARSEED AS TO TS ACCURACY AND
THE LOCATION ©F EXISTING UTILITES.

AGENCY uTiLETY

SAHITARY
WATER MAIN
STORM

1. DAKLAND COUNTY DRAIN COMMISSIOH
ONE PUBLIC WORKS OR

WASERFORD, M) 48328

CONTACT: CHRIS GIANAKOS
TELEPHONE: (248}-858-1116
E-MAIL: GIAKAKOSBOAKGOV.COM

. OAKLAND COUNTY ROAD COMMISSION ROADS
1200 N TELEGRAPH WESY 4¢
PONTIAC, Wi 4834]

CONEACT: AHMAD JAWAD
TELEPHONE: (74B)-B58-7250
E-MAIL: AJAWADERCOC.0RG

N

(3

. MICHIGAN DEPARTIENT OF TRANSPORTATION ROADS
800 VANGUARD DRIVE
PONTIAC, NI 48341
CONTACT: LORE SWANSOH
TELEPHONE: {248)-451-0001
E-HAIL SWAUSONL BHICHICAN.GOV

CONSUMERS ENERGY COMPANY GAS
530 W WLLOW ST

LARSING, M 48306

CONTACT: KURT GOLDING

TELEPHONE: {517)-374-2002

E-MAIL MISSDIGOESIGNTICKE TSBCMSENERGY.COM

>

ELECTRIC

o

DIE EHERGY CONPANY

QUE ENERGY PLAZA, 518 58

DETROIT, Ml 46276

CONTACT:

TELEPHONE: 313—-235-5632

E-MAL: DESIGN_WISSBIGA0TEENERGY.COM

B AT&T TELETHONE

54 N NILL ST, 4TH FLOGR
PONTAC, I 48342

CONTACT: LINDA DENHISUK
TELEPHONC: (248)-455-B255
E-MAL: LD2I54BATT.COM

COMCAST TELEPHONE
25626 TFLEGRAPH RD CABLE
SOUTHFIELD, Ml 48034

CONTACT: CRAIG PUDAS

PHONE: {248)-803-2715

E-MAIL: CRAIG_PUDASECABLE.COMCAST.COM

TURNKEY HETWORK SOLUTIONS {US-SIGNAL) FiBER
CONTACT: ERICA BENNEYT
PHONE: {616} 455-9840
E-MAL: LOCATEMAPSOTKNS.NET

™~

o

NATERIALS AND WORKMANSHI® FOR SIOEWALK CONSTRUCTION SHALL BE IN ACCORDANCE WiTH CITY OF
FARMINGTON HILS STANDARD CONSTRUCTION SPECIFICATIONS AND DETAILS, MOST CURRENT EOITION.

MATERIALS AND WORKMANSHIP FOR WATER MAIN AND STORM SEWER COWSTRUCTION SHALL BE IN
ACGORDANCE WITH OAKLAND COUNTY WATER RESOURCES COMMISSIONER'S STAHDARD CONSTRUCTION
SPEGIFICATIONS AMD DETAILS, MOST CURRENT EDITIOH.

HATERIALS AND WORKMANSHIP FOR ROAD CONSTRUCTION SHALL BE IN ACCORDANCE WTH OAKLAND COUNTY
ROAD COMMISSION STANDARD CONSTRUCTION SPECIFICATIONS AHG DETAILS, MOST CURRENT EDITION.

| —

CONSTRUCTION PLANS FOR

TAN. - ROE. SECTION 15
CITY OF FARMINGTON HILLS
OAKLAND COUNTY, MICHIGAN

13 ¥AE RD

Lt
i

CITY OF
EARMINGTON

LOCATION MAP
NOT T SCALE

SITE DEVELOPER INFORMATION

MANOR SERICR LUMNG LLC
4180 TITTADAWASEE ROAD
SAGINAW, NI 4BED4
DOUGLAS BOEHM
248-930-7875

PROJECT
2 LOCATION

¢ PROSECT
LOCATION

PROJECT DESCRIPTION

REDEVELOPHENY OF THE EXSTNG HOTEL LOCATED AT THE SOUTHWEST CORNER OF WEST 12 MILE
ROAD AND ORCHARD LAKE HOAD, THE REDEVELOPMENT INCLUDES PAVEMENT REMOVAL, A MEW
ACCESS DRIVE, A NEW CANOPY, SIDEWALKS, LANDSCAPING, AND MNOR DRAINAGE IMPROVEMENTS
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STRUCTURE SYMBOLS
EXISTING CATCH BASIN 1N CURB LINE

PROPOSED CATCH BASIN IN CURB LINE
EXISTING CATCH BASIN IN GREEN SPACE
PROPOSED CATCH BASIN IN GREEN SPACE
EXISTING STORM MANHOLE

PROPOSED STORM MANHOLE

PROPOSED CULVERT END SECTION
EXISTING HEADWALL

PROPOSED HEADWALL

EXISTING GATE YALVE AND 80X
EXISTING WATER SHUT OFF (CURB BOX)
PROPOSED GATE VALVE AND BOX
EXISTING GATE VALVE AND WELL
PROPOSED GATE YALVE AND WELL
EXISTING SPRINKLER HEAD

EXISTING WATER WELL

EXISTING FIRE HYDRANT

PROPOSED FIRE HYDRANT

PROPOSED WATER MAIN FITTINGS
EXISTING CLEAN QUT

EXISHNG SANITARY SEWER MANHOLE
PROPOSED SANITARY SEWER MANHOLE

EXISTNG MONITORING ¥ELL

EXISTING TOPQGRAPHICAL SYMBOLS

SIGN

STREET SIGN

ENE OF PIPE
SWAMP OR WETLAND
DECIDUCUS TREE
CONIFERCUS TREE
TREE STUMP
MAIL BOX

SOIL. BORING
ROCK

METAL POST

BUMPER BLOCK

&

B

&

BB 0DO®

*eCAUTIONss ||
FLAMMABLE MATERIAL .

UTILITY SYMBOLS
UTILITY POLE

GUY ANCHOR CABLE

LIGHT POLE / ORNAMENTAL LIGHT
POWER LIGHT POLE

TELEPHONE MANHOLE
UNDERGROUND GAS LINE MARKER
GAS RISER

GAS VENT

GAS YALVE

RAILROAD SIGNAL

METAL LIGHT POLE

QUTLET

CIRCUIT BREAKER PANEL
ELECTRICAL TRANSFORMER PAD
ELECTRICAL TRANSFORMER RISER
ELECTRIC METER

TELEPHONE PEDESTAL / RISER
TRAFFIC SIGNAL ON POLE

PHONE BOOTH / PAY PHONE

SURVEY SYMBOLS
MONUMENT

BENCHMARK
TRAVERSE POINT
SECTION CORNER

FOUND SURVEY MONUMENTATION

MISCELL ANEOUS SYMBOLS

EXISTING STORM SEWER STRUCTURE NUMBER
EXISTING SANITARY SEWER STRUCTURE NUMBER
PROPOSED STORM SEWER STRUCTURE NUMBER
PROPOSED SANITARY SEWER STRUCTURE NUMBER
FLOW DIRECTION

EXISTING RIP-RAP

PROPOSED RIP-RAP

CAUTION SYMBOLS

USED ¥TH UNDERGROUND GAS & ELECTRICAL LINES

«sCAUTIONe»
USED WITH FIBER QPTICS LINES

PLAN VIEW LINE TYPES

T — s |7 S

R P—

—_——— U/G BEQ e e ——— e

B SR G ———— e

——— TR —

e UG AT e

e ———— /G FEER PTC ——e e

1409

TAACALACACALA AN A A A

EX:STING STORM SEWER

EXISTING CULVERT

PROPOSED STORM SEWER
LESS THAN 24"

PROPOSED STORM SEWER
24" AND GREATER

EXISTING SANITARY SEWER
PROPOSED SANITARY SEWER
EXISTING WATER MAIN
PROPOSED WATER MAIN
SECTION LINE

EXISTING RIGHT OF WAY
PROPGSED RIGHT OF WAY
PROPOSED EASEMENT

EXISTING CENTER UNE DITCH
PROPOSED DITCH CENTERLINE
EXISTING CENTER LNE RCGADWAY
PARCEL LNE / LOT UNE
EXiSTING OVERHEAD UTHITIES
UNGERGROUND ELECTRICAL LINE
GAS LINE OR PETROLEUM PIPELINE
UNDERGROUND TELEPHONE UINE
UNDERGROUND CABLE TV UNE
UNGERGROUND FIBER OPTIC
PROJECT CONTROL LINE

TREE LINE

BRUSH LINE

EXSTING FENCE

PROPOSED FENCE

EXISTING GUARD RAIL
PROPOSFD) SLOPE STAKE LINE

PROPOSED SILT FENCE

TOPOGRAPHY.

‘__1‘\559\&_;

i N

EXISTING CONTOURS MAJOR
EXISTING COMTOURS MINOR
PROPOSED CONTOUR MAJOR

PROPOSED CONTOURS MINCR

PARCEL INFORMATION

PARCEL /TAX IDENTIFICATION NUMBER

5% ADDRESS/BUSINESS NAME

PAVEMENT |DENTIFICATION

iy et tih 4 O

pleetelelelelel
R

IoPe CALLOUTS

ADJ-

i

R i 17, ]

SAVE

il

Know whot's below.
Call before you dig.

HATCHING LEGEND

PROPOSED CALLOUTS
PLAN_VIEW
) ADUST STRUGTURE
ADWST STRUCTURE W/ NEW COVER
ADJUST STRUCTURE BY GTHERS
RECONSTRUCT STRUCTURE
G RELOCATE
@ 4/  RELOCATE BY OTHERS
® REMOVE
@B REMOVE AND REPLACE
GALY SALVAGE
® SAVE
® ABANDON
© CLEARING
BULKHEAD
SIDEWALK RAMP TYPE
SO-2]  SOIL EROSION CONTROL MEASURE

EXISTING CURB AND GUTTER

PROPOSED CURB AND GUTTER

PROPOSED HMA PAVING

PROPOSED CONCRETE

REMOVE PAVEMENT

REMOVE CURB AND GUTTER
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GENERAL CONSTRUCTION NOTES

EMERGENCY CONTACTS

BEFORE BEGNNNG WORK O THE PROECY, THE CONTRACTOR SHALL PROVOE THE ORER WIH THE NAUES
) mm{wa HUMBERS OF ENERGENCY COMTACTS. AT LEAST CHE PERSIR REPRESENTING

CONTAACTOR SHALL BE AYAUABLE YO SESPOHTH TG EMERGENOES THROUGHOUT THE LFE (F e PROKCT,
24 HOURS A DAY, 7 DAYS A WEEK.

UNDERGROUND UTILITY IDENTIFCATION AND LGCATION

THE COHTRAGIOR SHALL CALL MISS D4G {1~800-487-7L71 O Bi1) A MNIRM OF THREE WORK DAYS Y
AOVANGE OF BEGNNNG EXCAVATION. TriE ONTRACTOR IS RESPORSELE TO IDENTEY AND KOTFY UTLITY
AGENOES WTIEY THE PROECT AREA WHCH DO MOT PARTIOPATE B THE NiSS D6 KOTIFCATICH PROGRAN,

PUBLIC UTILRES

EXSTNG UTLITES ARE SHOWI DASED UPON RECORDS AND LOCATIOHS PROVDED BY UTRITY AGERCES.
THE HFORVATICH SHOWH IS CONSDERED APPRONUATE AND SHAIL BE VERAIED BY THE CONTRACIOR
UNFSS THE PLANS SPECFICALLY SHOW THAT EXISTIHG UTRITIES ARE TG BE MOVED, THE CONTRACTOR IS
RESPONSBLE TO PROTECT AND WAHTAN ENSTIHG UTWIRES.

VERIFICATION OF UNCERGROUND UTILITIES

THE COHTRACTOR SHALL EXCAYATE AND LOGATE ALL EXSTING UTLIRES IH THE PROCT AREA I ADVANCE
OF CONSTRUGTION TO VERFY THER ACTUAL LOCATION. FOTENTIAL CONFLICTS SHALL BE REPORTED 10 THE
OMIR. THE CONTRACTOR SHALL MAKE SUCH CHANCES TO GRADE AND ALIGRUENT (F PROPOSED WK
AS DIRECTED BY THE UWNER TO AYOID COBFLICTS, AT HO IMCREASE IN COST TO THE UMER.

UTILTY SERVICE
USLESS SPEGRCALLY PROVDED OTHERWSE BI THE CONTRACT DOCUNENTS, ALL EXSTING UTLRES ARE TO
REMAH R SERWCE DURING THE PROECT.

PRIVATE IRRIGATION SYSTEMS
THE CONTRAGTCR SHALL SAVE AHD PROTECT THE EXISTNG IRRIGATOH SYSTEM DURNG CONSTRUCTIGH. ANY
DAUAGES WEL BE REPLACED AT THE CONTRACTOR'S DXPENSE

MAINTAINING TRAFFIC
LOCK. A4 ENTREENCY TRAFFIC SHALL BE WANTANED AT ML TWES WITHN THE PROECT MREA

WHEN EXCAVATION, FRESH COWCRETE, OR OTHER OCHSTRUCTION WORK WILL RESULT B{ THE CLOSURE (F A
STREET CR DRVEWAY FOR A PERIOD GF TIWE, THE CONTRACTOR IS RESPONSELE TO NOTFY ALL AFFECTED
RESOEHTS AND BUSHESSES 72 HOURS B ADYARCE.

THE CONTRAGTCR SHALL KOTWY IMERGENCY RESPONST. AGENCES 72 HOURS BN ADVANCE OF ROAD
CLOSURES OR THE ESTABUSHMENT OF DETOURS.

TRAFFIC SIGNS

TRAFFKC SHGHS WHECH SITERFERE MM QONSTRUCTION SHALL BE REMOVED AND REPLACED BY THE AGENCY
HAVHG JURSDICTION GVER THE STREETS OR ROADS I THE PROXCT AREA. BHE COHTRACIOR IS
RESPOHSBLE TO CONTACT THE AGEHCY TO ARRANGE FOR REMQUVAL OF THE SIGH AND IS RESPCHSBLE 10
PAY ANY FEES ASSOCIATED WITH THE REMOVAL AND REFLACEWENT OF THE SIGHS.

SCHEDULE
THE COMYRACTOR SHALL COMPLETE ALL WORK I AN EXPEDITIOUS MARNER AHD SHALL KO STOP WORY ON
THE PROVECT OHCE BECUN,

ALIGNMENTY & GRADING

MIGHUTHT AND GRADES FOR CURB AND GUETER (INCLUDNG THROUGH RAUPS AND DRVEWAY OPERNGS)
SHORN G THE PLANS ARE FOR THE TCP, BACK OF CURS, UNLESS SPECICALLY SHORN CTHERWSE O
THE PLANS-

T4 HORTZONTAL AUGKVENT SHORY OH THE DRAYENGS FOR DRANAGE STRUCTURES LOCATED BY THE CURE
UKE IS 70 THE CENTER (F THE CASTHG,

THE HORZOHTAL AHSHVENT SHOWH O THE CRAWNGS TOR DRAMACE STRUCTURES WHICH ARE NOT B THE
CURB LKE AB FOR WANHOLES 13 TQ THE CENTER OF THE STRUCTURE.

WHERE RN ELEVATOHS ARE PROVDED ON THE PLANS FUR MANHOLE CASTINGS, THE EIEVATOH PROVIED
15 FOR THE TCP OF THE CASTRNG

WHIRE RV ELEVATIONS ARE PROVDED FOR IMIET TYPE CASTIHGS, THE ELEVARCHS ARE PROVIDED AS
FOLEOAS:

. CURB INLETS — THE ELEVATGH OF THE TOE OF

" ML OTHER MIETS ~ THEE.EV.\M(}”IHEFLO*U‘E

WHERE RM FLEVATIONS ARE PROVIDED (N THE PLANS FOR INLETS OR MAKHOLE CASTINGS, THE FLEVATIONS
PROVDID ARE CONSOERED PRILMNARY. THE COMTRACTOR SHALL MAKE THE FINAL ADSISTUENT
FOLLGHNG THE ESTABUSHWENT OF ACTUAL GRADIMG AND PAVEMENT ELEVATHHS.

CONSTRUCTION STAKING
WHEN CONSTRUCTION STAKRG 1S 10 BE PROVOED BY THE GWNER, THE CONTRAGTOR SHALL REQUEST
STAKNG AT LEAST THREE SORKNG DAYS 1N ADVANCE.

WHEN CONSTRUCTICN STAKNG IS TO BE PROVIDED DY THE ONER, STAKING WLL BE PROVOED QKT TIHE.
THE CONTRACTOR SHALL PROTECT AND PRESERYE SURVEY CONTROL AND STAKNG. RE-STAKNG WIL BE
AT THE COHTRACTIR'S EXPENTE.

SURVEY CORNERS, BENCHMARKS, AND CONTROL PGINTS
THE CONTRACTOR SHALL PRESERVE ALL GOVERNUENT CORKERS, PROPERTY CORKERS, BENCHUARKS,
SURVEY CONTROL PONTS AND OTHER SURVEY PONTS WITHN THE PROECE AREA, WHIRE CORNERS,
BENCHVARKS, OR SURVEY PONTS ARE ENCOGHTERED WECH WAL BE DISTURBED BY THE CONTRACTOR'S
ACTMTES; A LICFKSED SURVEYOR SHALL WITRESS THE PONT BEFORE DiSTURBANCE AND SHALL RE-SET
THE PONE FOLLOWNG THE COMPLETION OF CONSTRUCTION ACTMTIES. THE CONTRACTOR SHAL PAY THE
TO WTNESS AND 10 RE-SET THE PONTS.

PROTECTiON OF TREES, SHRUBS, AND LANDSCAPING

ML TREES, SHRUBS, AND LAKDSCAPHG WTHN THE CONSTRUCTION ARCA YHICH ARE HOT SPEOTICAILY
DESIGNATED FOR TEOuAL UL D PROIECIED FRGH ONIACE BY THE GONTRACTOR.  DAVAGED TREES,
SRUBS, AND LANDSCAPNG SHALL BE REPLAGED AT THE CONTRACTIR'S IPENSE.

CONSTRUCTION SIGNING AND BARRICADING
THE COHTRAGTOR SHALL PROTECT HAZARDOUS AREAS WITH BARRICADES. BARRICADES LEFT M PLACE
MTER SUNSEE SHALL BE UGHTED,

THE CONTRACTOR SHALL PROVDE SUTTABLE SANDBASS OR OTHER SIRTABLE UEASURES FOR ANCHORNG OF
TENPCRARY SIGHS AND BARRCADES, TO PREVENT THEIR TWRNG OR OiSPLACENERT AY WAD OR AR FLOW
FROM YEHIQUES

THE CONSRAGTCR SHALL PROVIDE SIGRNG, DARRICADES, TRAFFKC REGULATORS, CONES, AND OTHER TRAFRC
CONIROL DEVCES 3 ACCORDANCE WTH THE REQUREVENTS OF THE AGERCY HAVKG JRISXCTION OWR
STREETS OR ROADS [ THE PROECT AREA, THE QURRENT WECHGAN WASUAL OF UNFORM TRAFIIC CONIRQL
DEVCES, AND THE PLANS AMD SPEGRICATIGHS.

THE CONTRACTCR SHALL COVER OR REWOYE TEMPURARY SIGHS DURNG PERIOOS WHEN THEY ARE KOT
APPROPRIATE.

TURF ESTABLISHMENT
ML DISTURBED AREAS WHCH ARE KOT TO B SURFACED W PAVEMENT, ASGREGATE (R QTHER APPROVED
SURFACES SHALL BE ESTABIISHED WTH TURF.

TURF AREAS SHALL BE GRADED TO PROVIDE POSHIVE DRAHAGE.
DISTURBED ARFAS SHALL BE SURFACED WAiH THREE $iCHES OF SCREERED J0PSOL

THE OGHTRACTOR 15 RESPOHSIBLE TO ESTADLISH TURT WHACH I3 SUBSTAHTIALLY FREE OF BARE SPOTS ANO
FREE OF WEEDS, THE (ROUKD SURFACE IX TURF AREAS SHALL BE SMOOTH AND FROWIDE A HATURAL
TRARGTROH TO ADJACENT, UNINSTURBED: AREAS,

THE COHTRACTOR IS RESPOHSELE 10 PROVIDE WATERNG, ‘lEED"{G. RESEE[!HG, AND REWORKRG AS
KECESSARY T0 ESTABLISH TURF AREAS TO THE REGURED STANOARD.

ADA COMPELIANCE

AL PROPOSED COWSTRUCTION SHALL OONPLY WTH THE PROMSIONS OF THE AMERCANS WTH DISABURES

ACT (ADA), AND APPUCABLE GUIDDUINES OR STANDARDS. WHERE DXiSTING CONDETIONS AND/OR TRE

REQUREWENTS OF THE PLANS WILL RESULY I EUGSHED CORDITIONS THAT D4 KOT WEET THE KDA
REQUIREWENTS, GFDELIES, OR STANDARDS; THE CONETRACTOR SHALE KOTEY THE OWNER BOORE

PROCEEDNG WTH CONSTRUCTION, THE CCHIRACTOR IS RESPONSBIE O REMOVE ARD REPLACE WORK

DETERUHED TO BE KOT B¥ ACCORDANCE WTH APPLICABLE REQURENENTS, GUDEINES, OR STANDARDS.

EARTHHORK
THE CONTRACTOR SHALL NAKE HIS O DETERMNATION OF THE EARTHWORK QUANTITIES, AND BASE HS 8D
O 105 DETERMHATION OF THE QUANTITES CF WORK REQURED.

F ADDITONAL FHL UATEREAL MUST BE PROVDED TO ATTAML THE FUSSH GRADES SHOM O THE PLANS,
THE COHTRACTOR SHAIL PROYIDE THE REQUIRED FRL WATERTAL, UKIESS A SPEQPIC BORROW AREA IS
DEHTIAED O THE PLANS.

EXCESS SOLS RESULTING FROM EXCAVATION AND EARTHWORK SHALL BECONE THE CUNTRACTOR'S PROPERTY
AD DNSPOSED OF PROPERLY, UNLESS AN AREA{S) HAS BEEN DESGHATED FOR STOOMPLING (R BLENDNG
" THE EXCESS WATERIAL WTHIN THE PROXCT UMTS,

BACKFILL AND EMBANKHENT

BACKIUL OF AN EXCAYATHNH UNDER (R WTHM THE OHE O4 ONE INFLUEKCE OF AN ENSTHG (R PROPOSED

ROAD, SOEWALK, DRVEWAY, PAVERENT, OR AGGREGATE SURFACE, SHALL BE SAND, WEETHC THE
REQUAENEHTS OF GRANULAR UATERIAL CLASS [§ AS DESCRSED IN THE CURRENT WICHIGAN DEPHTIVENT OF

TRANSPORTATION STAKDARD SPECFICATIONS FOR OONSTRUCTON, THE SARD BAGKFRL SHALL BE

COUPAGTED TO AT LEAST 95% OF ITS WAXMUM UNIT WEIGHT,

HACKFIL OF AN EXCAVATION 1S01CH 35 NOT UNDER OR WTHH THE OhE ON CONE SNFLUENCE OF AN DISTING

EXCAVATED MATERIAL R OTHER SOL, WHCH (S FREE 5, TS,
BROMEN CONORETE, FROTEN MATESSAL, OR DEDRIS. THE BACKFAL SHALL BE COMPACTED TO AV 1EAST 30X
OF TS HAMRM UNT WEIGHT,

THE CONTRACIOR SHALL INDICATE THE SCURCE OF SAND USED FOR BACKFILL TO THE ONNER, AND PROVIDE
THE OWHER WITH THE REGATS OF A GRADATION TEST PERFORVED OH A SANPLE OF THE SAMD. THE
COMIRACTOR SHALL HOTHY THE OMNER 72 HOURS IN ADVANCE OF USNG SAND FROM OFHER SOURCES.

EMBAHKNENT USED TO BULD THE SUBGRADE TO REQUERED ELEVATION SHALL BE SHTABLE SO EXCAVATED
FROU THE PROEGT SITE, OR FURNSHED 8Y THE CONTRACTOR FROM OTHER SOURCES. SIRTABLE SOL IS
FREE FROW ORGANG WATTER, ROCKS AND STONES, FROZEN WATERTAL, SROKEN CONCRETE, AND DEBRIS

ENBANKWENT OONSIRUCTED OF CRANULAR SOLS SHALL BE COMPACTED Bt LIFTS KROT EXCEEDNG 10 RNCHES
TO AT LEAST 95% OF ITS MAXMUN UNIT WEIGHT.

ENBANKNENT CONSTRUCTED GF COHESVE SOLS SHAIL BE COWPACTED N UFTS KOT EXCEEDNG 19 RCHES
T3 AT LEAST 95% OF ITS WMAXKUM (BT WEIGHL.

DENSITY TESTNG

THE MAXUUM UNIT WEGHT OF SAND ANT OTHER GRANULAR SOA5 WLL BE DETIRUNED BY THE CHE PUNT
CONE TEST, AS DESORBED [ THE MICHGAN DEPARTNENT OF TRANSPORTATION'S DENSTY TESTING AND
INSPECTHEY WAKUAL, EXCEPT WHEN AMOTHER TEST METHOO IS SPEGED:

THE MAXAAUN VT WEIGHT OF OOBESHVE S0RS WLL BE DETERMKNED BY THE GRE PONT PROCTOR TEST, AS
DESCRBED B THE #:0HGAY DEPARTNENT OF TRANSPORTATIONS DENSTY TESTING AKD INSPECTION MANUML,
FXCEPT YHEN ANOTHER TEST NETH0D IS SPEOFHD.

WORK HOURS

UNLESS PROVOED OFERWSE B THE COMTRACT DOOUMENTS (R LWATER BY LOCAL CRDNANCE, THE
CONTRACTOR SHALL WORK WTHN OF THE TOLLORNG TIWES, UNLESS OTHERWSE APPROVED BY THE OWER:
WOHDAY THROUGH FROAY 7 AM. T 7 PAL

SATURDAY TAY. 07 PU

THE COHTRACTOR SHALL HOT WORK OH SUNDAYS OR HOUDAYS, (RRESS OTHERWSE APPROVED BY THE

DRAINAGE

TRE COMERACTOR SMALL UANTAM DRAMACE OF THE PROECT AREA AND ADMOENT ARFAS. WHERE
ENSTHC DRANACE FACUTES ARE INSTURBED (R EBLOCKED BY CONSTRUCTION, THE COHTRACTOR SHALL
PROVIDE AND WAMNTAN TENPORARY PROVSIONS FOR DRANAGE

WHERE CONSTRUCTION HAS DISTURBED EXISTING DITCHES, SWALES, (R OTHER DRANAGE FACLITES, THE
CCHTRACTOR SHALL RESTORE THDM TO THR GRADES AND DIMENSIONS WHECH EMSSTED PROR TO THE
BEGNNMNG OF CONSTRUCTION, UNLESS DRECTED CTHERWSE.

ORAMAGE SHALL NGT BE REROUTED OH10 ADJACEHT PROPIRTES MOR MLOBED TO DRAM CHTO AZJACENT
PROPERTIES AT AH INORFASED RATE, AS A RESULT OF THE CONTRACTORS WOREC

SITE PROJECTS

ADJISTING STRUCTURES

WHERE CASTINGS FOR WANHOLES, CATCH BASHS, BRETS, VALVE BOJES, AND WONUVENT BOYES ARE 10 B
ADMSTED TO SEET A KEW PAVENENT SURFACE ELEVATIN, THE FINAL AOMSTUENT SHALL NOT BE
COMPLETED UNTE. ALL PAVENEHT COURSES HAYE BEEN PLACED EXCEPT THE FMAL COURSE. THE FINAL
ABAISTUENT SHALL BE COMPLETED ST PROR YO PLACEMENT OF THE FNAL COURSE OF PAVENENT.

THE WATERIALS AND PROCEDURES FOR ADMSHHG STRUCTURES SHALL WEET THE REQUREMENTS OF THE
QTY OF FARNKGIOH iS5

SUBGRADE PREPARATION
TOPSOL, PEAT, AND CRGAEC MATERIAL SHALL BE EXCAVATED A'D RENOWD.

SOFT AKD YiELDNG SOLS SHALL BE RENOVED OR DRED T THE RESULT OF ENCESSIVE MOISTURE CONTENT.

PROR TO COHSTRUCTHG FILLS, SUBBAST, OR PAYEMENT CN A SUBGRADE; THE SUBGRADE SHALL BE
PROOXF-ROLLED TO DETERMENE THE SUITABTITY OF THE SUBGRADE. TIE DONTRACTCR SHALL DRIVE &
HEAYY PECE GF WHEFLED COHSTRUCTKN EQUIPHENT OVER THE SUBGRADE WHLE THE OMNER (5
QBSERVHNG, THE CONSTRUCTION OF FILLS, SUBBASE, OR PAVENENTS SHALL ROY PROCEED UNTH. THE
SUBGRADE HAS BEEN DEMONSTRATED 50 BE FREE OF SOFT AREAS.

THE CONTRACTOR IS RESPONSBLE TO WAHEAN THE HOSTURE CONTENT OF SUBGRADE SO0LS WTHMN A
SATABLE RANCE TO ALLOW FOR COMPACIION Y0 THE REQUIRED DENSITY. WHEN THE SOL IS T0O DRY,
THE CONTRACTOR SHALL ADD WATER, WHEN THE SOL IS TOO YET, THE COHTRACTOR SHALL PROVIDE

DRAMAGE OR AERATE THE SC4.

THE SURFACE OF THE SUBGRADE SHALL BE CONFACTED TG AT LEAST 95X OF ETS MAYMUM UNTE WEIGHT,
PRICR TQ CONSTRUCTIVG FULLS, SUBDASE, Ot PAVEMENTS.

CURB AND GUTTERS

THE COHTRACTOR SHALL DETERMNE THE LOCATION AKD DEVENSRONS OF CURD OPENNGS FOR DRIVEWAYS,
HANPS, AND DRANAGE STRUCTURES,

HOT MiX ASPHALT (HMA) PAVING

TS WHICH ARE 70 BE OVERLAID WTH A KEW PAVEMENT OQURSE SHAH. BE SWEPT TO REMOVE AL
D?RT ARD DEBRIS.

A BITAWKUS BORD COAT SHALL BE APPUED 10 PAVEMENTS WIGH ARE TO BE OVERLAY WITH A KEW
PAYENENT COURSE AMD ALLOWED TO CURE PRIOR TO CONSTRUCTING THE KEW PAVENENT COURSE.

HUA PAVENEHT SHALL HOT BE PLACED WHEN THE SURFACE BENG OYERLAD IS WET, OR WHEN RAIN IS
FORECAST R THREATERHG,

DRIVEWAY CONSTRUCTION

DRIVEWAY SLOPES SHALL NOT EXCEED (0%, EXCIPT BWHERE SPEOACALLY HNCATED OTHERMSE ON THE
PLANS (R DRECTED BY THE OWHER,

THE COMTRACTOR SHALL PROMODE PROPERTY OWNERS WTH 72-HOUR HATICE BEFORE REMOWHG AND
REPLAGHG AN EXSTING DRIVEWAY.

SOEWALKS SHALL BE COMSTRUCTED T PROVIDE POSITVE DRANAGE OF THE SOEWALK AND ADJACENT
SURFACES,

EXCEPT WHERE KECESSARY TO PROVIOE POSINYE DRAMAGE Of NEET DASTING SURFACES, SOEWALK SHALL
BE CONSTRUCTED WTH A CROSS SLOPE SLOPED TOWARD THE STREET.

SDEWALK CROSS SLOPES SHALL ROT EXGEID 2X

IH TURF AREAS, THE SURFACE OF THE SOLWALK SHALL BC ABOUT 1/4 RICH HGHER THAN THE ADJACENT
CROUND SURFACES, EXCEPT WHERE KRECESSARY TG PROVIOE POSITIYE DRANAGE QR WEET ENSTHG
SOEWALKS, CURBS, OR PAVEMENTS,

%};’#}( SHALL BE CONSTRUCTED OH A SAND BASE, QQWPACTED TO AT LEAST 95X OF ITS WASAIM LT
THE CONTRACTOR SHALL HOTFY THE OWNER WHEN SOEWALK FORMS HAVE BEEM SCT AHD THE SAMD BASE
PREPARED. CONCRETE SHALL ROT BE PLACED UNDL THE QRNER HAS OBSERVED THE FORNS. CONCRETE
DELNERY SHAL BE SCHEDULED TO ALLOW SUFRIGENT TWE FOR ADJNSTNENT OF THE FORNS, IN THE FVENT
THAT ADASTWENT £5 KECESSARY.

THE CONTRACZOR SHALL PROTECT FRESH COHCRETE FROM DANAGE BY THE WEATHER, IRAFRIC, (R
VANDALISH, DAVAGED CONCRETE SHALL B REPLACED BY THE COHTRACTOR'S EXPENSE.

WATER MAIN CONSTRUCTION NOTES

SEE DETAL, SHEETS G1.6-GH10 FOR QAXLAND QOUNTY WATER RESOURCE COWNESHONER WATER WANW
DETALS AND WGTES.

STORM SEWER CONSTRUCTION NOTES

%Egﬂkt SHEET C1.11 FOR OAKLAND COURTY WATIR RESOURCE CONMISSIOHER STORM BETARS AND

Kngw whot's betow.
Call telore you dig.
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&' AGGREGATE BASE NEETHG THE GRADATION OF MDOT Z1AA
LIMESTONE COUPACTED T0 98% OF IT'S HAXNUN DENSITY,

7-0"
SLOPE 1° PR FT. . . 172 WU, 1A
(rote) \ L R /2" HUA, 130
FINISHED SURFACE (F5) FLOW UNE {Ri} 108 OF CURA {16) TR T GIFTER . P-6" + CURE & GUITER
PROPOSED N / g ;
PAVEMENT % s : S e & g
¥ oo smmax—\ z 1 : B : 2% Q 1% e
2K WAX GROSS SUOPE_ AN //\‘\/,;\}f‘\ ARG ’4 By = =
EXSING SUBGRADE COMPACTED T M. 12° HOOF OLASS i ;
3'+ /- BELOW PROPOSED 70 95X MAYAIUM DENSTTY A SEaE AENFORCEMENT AS ™ )] %
OF CURS. DEPTH NAY BE NAUN DENSITY. AIJACENT CURB & GUTTER < -~ g
: ADNSTE BY THE OVHER 8 b g "
\ XRIG | gg«&rguﬂcgogﬁsa&z SECTION A-A § i a ;i
W 4 HOOT 0SS B CRAMULAR SUBEASE TAP 2110 DRANAGE HMA APPLICATION CHART = fE & g
COUPACTED 70 95% MAXMUN DENRTY STRUCILRES OR CGTLET fo o TTEM/AdA RATE OF | PERFORMANCE COMMENTS 83 E
. ; [ PAVBENT APPLICATION GRADE &2
HORES: CLASS 1 SAHD 13A-T|  HuA 13 157 58-28 TOP COURSE (AMI=220 MIMMUM) N . AONUE e T g
1. W.nggj Dﬁ‘fg‘\ﬁ.ﬁﬁé@ 8" NON-RENFORCED OHCRETY SOLWALK THROUGH CR ADJAGENT TR gé% Ensgrg.lm 13A-L 1RIA, 13A 15 w628 LEVELING COURSE ~ G ,[_- ! _“E E §_
HAND PATCHENG FOR ROADWAY =i s O )
2 SEAL AL EXPANSION XINTS, BULDKG T0 SOEWALK JONFS, SDEWALK TO SRICK JONTS, AND CURD TG i P HUA, 138 YARIES 58-28 FREPLACEMENT. MATCH EX ROADWAY [ R
BRICK TS WTH SEZF LEVELING POCYURETHAKE JONT SEALANT (GRAY) OR EQUAL THICKHESS (MAX LIFT 2 NCHES) - m:.:am PLANE OF WERIGHESS JONT 4 v g @ é
. —  |HUA BOND COAT [ 0.05-0,15 GAL - FOR IFORMATION ONLY T z N
N DET W _QPEMNG fi Sl
SOCKED UNDERDRAMN DIAVETER AS O
CALLED FOR M THE PLAHS ] o
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PROTECT ALL TREES AND SHRUES HOT SCHEDULED FOR REMOVAL. 0O NOT (PERATE EQUPWENT,

SRE, STOCRPLE, O PARK WITHN ORFP LINE OF PLANTS.

THE COMIRACTOR WLL BE HELD RESPONSHEE FOR DANAGE TO ITENS KOT SCHETARED FOR

REMOQVAL. REPAARS SHALL BE WADE AT THE COHTRACTOR'S 0 EXPENSE.

PROTECT ML STORM SEWER HOT DESGHATED FCR REMOVAL. CONTRACTOR Wil BE RESPONSBLE

FOR ANY DAMAGE TO UTIUTIES AND REPAR ALl DAUAGE AT KO COST YO OWNER,

Ali. DISTURBED AREAS SHALL BE RESTORED WTH TURF PER WHS STANDARDS.

CONTRACTOR TO REFTR O ARCHITECTURAL PACKAGES FOR MIDITOHAL SITE PLANS

COMTRACTOR TO COORDINATE STAGRG AREAS WTH OWNER. STAGKG AREAS TO BE RESTORED TO

DISTHG QUALITY G BETTER AT THE CONTRACTOR'S EXPENSE.

THE CONTRAGTOR SHALL WARTAN DRANAGE OF THE PROMECT AREA AND ADJACENT AREAS.

WHERE THE $XISTING FACRITIES ARE DISTURBED Oft BLOCKED BY COHSTRUCTION, THE

CONTRACTOR SHALL PROVIDE AKD MANTARM TEMPORARY PROMSIONS FOR DRANAGE,

9. COMTRACTOR SHAL BE RESPOHSBLE FOR PROTECTING ALL EXSTHG SDEWALKS, PAVENENTS AKD
CURE & GUTTER. ANY DAVAGE TO THESE LTENS SHALL BE REPLACED AT KO 0OST TG THE

PROPOSED SENIOR
LIVING FACILITY

e FLOCR B48.9) (EVTRY LENEL}
e RACOSC HOTEL)
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(GHED ot Bt
31525 TRELYE WLE FORD
ADD BEREATH
BOSTHG SGH

27280 Haggerty Road, Suite C-2
Farmington Hills, Ml 48331
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Mo s oo
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7311 EOHD VALEY E
CSAERED FORCH
RACRT LNDAS
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{TOraD: £5)
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LDEFED PO
WL LABNG
TG STARS

30, EXSTHG CASTNGS FOR MARHOLES, CATCH BASHS, MLETS, YALVE BOXES, MOKUNENT BOYES, E1C
W THE UMITS OF CGHSTRUCTION ARE TO BE ADMSIED Y0 WEET THE PROPOSED SURFACE

RCOC NOTES:

CHL NSPECTOR OR PERMIT SUPERWSOR BEFORE BECHHNNG AMY WORK N RLOW.

FULL DEPTH SAWCUT AKD/OR WAL A BUTT JOHT, WTH A LOCATION/WDTH AS DRECTED BY
RCOC HSPECTOR.

§° DEEP STRENGTH HWA SHALL QONSIST OF 2° WDOT 56, OMER 3 WBOT 4E, OVER 4" MDOT X,
OHER A SUTABLE BASE 1A SHALL BE PLACED 3 LFTS.

HATGH AN0 TIE PROPOSED CURB TO EXSTING CURA £POXY COATED J4 BAR RECURED,

SN, DEPTH UNDER ROADBED IS FOUR FEET,

WTHH THE MNFLUENCE OF THE ROADDED & SDEWALK WDOT QLASS I, SAND, COMPACTID TO 95%
YAX. LRGF DENSITY 1S REQURED),

RAVPS & SDEWALKS WUST MEET ADA SPECFICATIONS.

KEEP ROARS CLEAN OF DRT AND DEBRES.

HAND D36 AROUND AL UTIUTIES,
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MANOR SENIOR LIVING LLC
COMFORT CARE SENIOR LIVING PUD.

SITE PLAN SHEET

T \ProRCEE 20F D71 Py \Canetickion Drawinge:

BN P N

L0432 YMIEY CORDCH LA
2754 ECHO VALY E

. .
- 7 aNE Ho
v WAY e PARIONG]
A
g @y LRE
& PAMEL WALE {50 FEET), SO B S G" 64
d PAMELS TO BE "RUSTIC R1-t8 R&-2R 187%24" 12°x8"

/ HOTES: PLAN SUBMITTALS AND CHANGES
/ 1. SIGHS SHALL BE CONSTRUCTED AKD ERECTED PER CURRENY EDNTKH OF MIAITCD. 1 REV:

THE CITY OF FARMINGTON HILLS, MICHIGAN

2 ML SGHS SHALL PE MOUNTED YO ORE 12 LONG, 3 GALY STEEL SiGN POST AT
UMESS HOTED DTHERWSE. -\/ ?j:éjn

UATERALS SHAL BE PROVIDED BY THE CONTRACTOR. Know whot's below, ' | SHT; CS 0
Call before you g

F3i)

:
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SHOPPING CENTER

72 23-10- 475045

273 (RO 1K 7D
(2o 24)

COMERICA BANK
22-23-10-416- 04
353 WA DAL JAE S0

LEGEND

oo~ FLOW DIRECHON

i2 MULE

ROAD

I ;

ECHO VALLEY
GONDOMINIUM
ASSOCIATION

£2-25-15-201-023
WTER W ECHD YALEY
(2oneD: £C-3)
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LIVING FAGILITY
st FLOGR 60T (ENTRY LEVELY
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WATER NAN LOZATAON 15 BASID [ 5
N NP FRQWED AY T OTY H Zl- [&]
OF FATUNGICA HLLS. KOT oz E
pLligeanis SENCHMARK DATA TABLF SECTION CORNER DATA TABLE - o) 2
RhER NESTHG EASRiG AT eSO AR R EASTNG oo 1 z
Rl #5733 1153475 85243 R0 G HYIRANT KORTH STE OF 12 MEE ROAD, S0 20 Wres 7 1153517500 SR 3
4 T Gk BHILEG 1353534219 1/4 GOFNIR
A B2 35683 1334508 4L 5 FERAN 04 WITRANT G4 STE 0R 228 frstmpard faasE2 423 174 LRV i
b GO 2 3UTLEASD s 1? CoRR o g
R 2 5631400 1IHESE 14 CODIR a
! TRAVERSE POINT DATA TABLE Vi Som o A ')
- / / NASER hORTENG EASTEG TESCPPTOF
P / / / 2 WY DXASMOCHO ST MAS NAL 5§ ASHALY, LOCAND 0% WESTIFLY SIE OF SULDNG, 3169 SOUTH OF SIUASE OB {3004 PLAN SUBMITTALS AND CHANGES
= / . B3 METABI0  1NITHENISS0  SET MAQ NAL N ASHAT LOCATED AT THE SOUTHREST CORMER (F BJLDAG, $35.33 SOUMMEASIERLY OF SOWNFE (8 §2005 MO 1S WORTH OF PG COEORMANCE, PLANS REV: 2
- ',' / 4 & s ™3 W FND DIEGLTEN SET ¥AG NAL T CUFS BNE LOCATED SO0TH OF THE BUIDANS, 27151 SOUTHEASTERLY OF ROUND (3 J2017 * =
N LN R B3 BEMTET  IIWESNEIN  SET FIHMR IV PASKMT BLOCK 10CATED AT 1oE SOUTHEAST CORNER GF THE EVIDAS, . NORTHEAST OF ROVND 03§10 ¢ DATE [ DESCRYTION &
FECORD. UNARLE w7 MHE05970 1333455 M SET CAFFED HON P ASLAND LOCATED ALGHS T EAST SEE OF THE PROPIRTY AT THE ENTRANCE OFF OF CRGHASD LAGE ROAD, 1B SOUT-EASTERLY {F ROUND (3 Jizin "\ N/ |ISSUED FOR BRS —
10 FiLA LOCATE. x] 5455 8750 1094305500 E[ CAFRED BON I {SAND LOCATED MORTH OF TrE BJLENG AND VEST OF B-E ENTIAWE (FF OF 17 WiE ROID, 345 SOUTHEASTERLY OF SOURRE B PERIT \ ; -16-22 H59.ED TOR CIMSTRATRCH _
Ve AN 133245405 ET CAFFED W M {94 LOCATED AT THE KORTH PROFEATY LISE AN WEST OF ENTRANGE TO 12 MiE ROAD, £75° BEST OF SMATARY NANHAE §20% N
™I 3STEH 3510 133265341332 ST CAFPED WA [ 4SLAND AT THE NORTHOAST CORMR OF BUAICHS A 674 SOUTH OF NOATH FROGERTY 10, 31384 SIUTHEASTTFLY OF STASE B J2000 Know shat's below. | SH T# N =
% 5145815 IR AHIR LD SET CAFFED [ROH M QURALNE AT SOUTHEFLY PROPERTY LINE, 7Y SOUTHEASTERLY OF ROSND Firds z ‘E
Call befors you dig. JOB No: 20F0071 S
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MATCH LINE — SEE SHEET C3.
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CURB NOTE

THE GRADE FOR THE TOP OF BITUMNOUS PAVENENE IS DETERMNID BY
SBIRACTING THE FOLLOWNG HDGHT FROM THE TOP OF CONCRETE CURB

Qg TIRE HEHHT
28 EFLOW) 039 FT
Fi (P} 060 FT

) CONYERT TOP (F RANP OPENKG (RO) SLEYATION TO FIAL HEIGHT CURB ADD
THE FOLLOHKG HOGHT TO THE GRADES:

Q8 NPE HEGL
Fi {FLOW) 046 FT

30 COMVERT TOP OF DUS DON {DD} CURS ELEVATION TO FURL HEGHT CURD
ADO. THE FOLLOWAHG HEGHT TO THE GRADES:

Ft {FLOW) 039 Fr

RADIS POINTS GRADING TABLE
PONT DESCRPTIOH RORTHHNG | EASTING PONT | ELEVANCH | DESCRRPTION | KORTHNG | EASTING
A |8 e RS 26546550 | 133484025 10 | Temnsnn | ML | 1sHSHAL
100 |2 pe paos M7 | 130es005s M 82185 | 1IWSILES
1007 |20 BS RAINUS FHOTES | BRSDN W2 | T=RM% | ¢ w0 ML | 13RS
05 | 1¢ 06 ows 47750 | 1358511418 05 | WEN25 [RG FEL %5871 | (SHEN
0ok | 20 B RAS 3ssutes | maii 04 | wmbod | PG L 8017 | 13%e09853
WS | o RS LT |1 1 | wessst bro w52 | 13N
s |19 be ous U0 105 | K219 |G 5508 | 13055005.04
107 | 17 BE RIOUS AT | IBINAS tor | orowsis §TaE & AR | Mssmey | somismane
1008 | 10 BC RADWSS 26550165 | 1IAMING B ReMOM 1@ faaicelll Risicaold
100 () | 59 & 122 66 ows | 3sswsasz | sasssoawy L il B HHUI | 1HSH0RTS
provre—y . B, fo | wesnaso {po esiaen | imsmass
il { toasazs {me 549287 | 11007a S8
2 | w-sam | B2 | 105505002
ns | o-am {ur oo sy | namson
e | sy smanr | 135510478
uy | vesmn Jre BTN | 1Ms00602
s | ressne [ro wuaray | 1ssnaes
17| Tesasa |pe eseres | 1asiiezs
us | w-smez Wi | tmsimn
ny | wezaia [pe w3z | wesmy
120 | e-piras |we Msasase | 13919
| sz [re w510 | e
12 | messs [Re WHESE | 150002
123 | weznm e | Fagsooin
12t | mamizs [ 540583 | 534
125 | ww-nes [Ro WA | 1SN
128 | Tm24258 [Po yotsm | nwane
121 | eapizez |po BT | I
18 | Toeadzs7 [Pe asuast | 1ascoan
129 | To-anes Mases | 1M1
5 10 | so-au4 [T ¥ BTN | 130512850
% | Foemans | T BX 553583 | 139513020
132 | Toedsie esue7 | 1551000
H] . 13 ] s 365836 | 1sszazT
13 | swesinze yomiss | 1nasnra
ft\ 105 ] sw=piast 658l | 138513250
| //‘@ 1% | fesioer 20585827 | 1smmsnazig
rl/ - 137 | ssiax 55612 | 12
13 { sw=siars 63548 | 15300
} - 139 ] sws4067 woast | 1035340
A P CREXTCA T | 13081200
1 W | swezan ine 5858 | (3mSR
- 142§ TCaBiad | SPEL wssaus | nassteem
145§ Kaddths [ PG AL WA | AI6TE
144§ wesizat frc S55T2 | 30075
155 § TS [ PG 3sshLes | Ry
146§ (O=343585 | TG MK, 1 TAER | 38535001 | (33808370
197 | nsirz v M56aTeh | 1NN
E 19 | wer [PC 36885752 | 133501388
(o] 19 | ooadited [pe 6554887 | 1338510450
® 150 [ Wabia2s [RG PAL M | 105
% 181 | meswea [sert e85l | 1asioss
152 | Te-2TH 855501 | y0sstorad
=] 155 | ro-ssam [ 35061 | VNS
g st | roesnad [ MSB15.30 | I0SSST
[+ 155 [ rotdur [ 3655230 | 1SN
% 1 | BT | R XHIER | UM
157 | soudsas [ 35Q837 § IOBIA
155 | wp-aam 36561847 | LA%309314
159 | P=AMSS B2 | 1330045
W | w-psais B0 | 1305007
151 | weadvos 3655103 | Bnsian
62 | weame2 33852 | 133611108
w3 | Peasom oueae | 1wt
164 | WeaR40 sess2ily | 1nssiay
LEGEND ®5 | w=s350 WSMAIT | Hawsizaed
W~ YOP OF SIDEWALK 165 | e300 M5z | 1wesiens
TG~ Te F ourB
TP - T0P GF PAVENENT
B¢ - BACK OF €
WE ~ WATCH DISTING
C8 ~ CATCH BASN
PG ~ PONT OF QURVATURE
RO — RAVP OPENNG
0D - DUg DO
UL - SPIULL OURB -
e — FLOW BRECHCH
Know what's below,
O -0 R Calf before you dig.

ST AFLOW CURE
-5 cuRg
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— CUR3 TO FLOW CURE
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GRADING TABLE
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CURB NOTE LEGEND. &) %
1. THE GRADE FOR THE TP OF BETUMINOUS PAVEMENT IS SW — T0P OF SDEWAK ﬁ ] O
DETIRMNED BY SUBIREGING THE FOLLOWNG HEIGHT FROM TC ~ TOP OF CURR. 7z =
THE Y0P OF CONCRETE CURB GRADES: TP - TOP GF PAVEMENT S =
B - BACK oF CURE (O o
QUiB_TIPE. HRGHT WE — WATCH EXSANG Z = 9 m
B el Pt PONT OF QURVATRE =T
£ L asFT RO — RAMP CPERING MEM T w
2. TO COHYERT TP OF DUB DOWM {00) CURE TO FLAL HEGHT 00 — X/ GO S~ =z .
CURE ADD. THE FOLLOWNG HEIGHT TO THE GRADES: - L ol N =S
o — FLO DRECTON axE 2= %
Fhm omn @ -oxe W tOHR OB
4 S 0.60 FT s ool ouE Q E —2- o
— _PuL oURB 75 g E,:: % E
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PROPOSED SENIOR == _TRANSTICH FROM SPAL =L O R g
LIVING FACILITY === "girg 10 FLOW CUR8 % - OO
S 3
<ogi- [E
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s
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Kaox whal’s betow, @] =
Call before you dig, (8
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CURB NOTE

1. THE GRADE FGR THE T0P OF BETULHOUS PAVENENT 1S DETERNNED BY
SUBIRACTING THE FOLLGWRG HEGHT FROM THE TGP OF CONERETE CURB
GRADES:

CURD_ TIPE HERHT

F4 {FLOW) 639 FT

2 YO CORVERT 0P OF DUB DOWN {00) CUR3 TO FULL HEKHT CURD ADD THE
FOLLOWNG HEKHT T0 THE GRADES:

F4 {fioW) 03 FT

LEGEND

SW -~ T0P OF SDEWALK
TG — 10 OF CURD
TP — T0P OF PAVERENT
BC ~ BACK OF OURg

8 — CATGH BASH
ME -~ MATCH EXSTNG
00 - QUB DO

PG - PORT OF CURVATURE
- CURE TAPIR
Ao~ = FLOW DIRECTIOH

Know what's below.
Cal before you dig
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GRADING TABLE
POINT | ELEYATION | DESCRIPTION | NORTHING] EASTHG
oy | wamsais PG Jsiea8 | dITER
i | P-siae 5228 | s
wz | weatisl PG E 36522088 { 114248
3 | m-rizse 38521108 | 1303458125
RADIUS PORITS

PONT | DESCRPTIH | NORTHING | EASTING

woo |25 w wows | sy [1masme

PROPOSED SENIOR
LIVING FACILITY

PROPOSED S8ENIOR
LIVING FACILITY

CURB NOTE

THE GRADE FOR THE TOP OF BIJUMNQUS PAVEMENT 5 DEFERWNED BY
FHIRACDNG THE FOLLOWNG HEGHT FROM THE TOP OF DOHCRETE CURE
GRADES:

QURE TYPE. HEKHY
Fi (FLOW} 039 FT

70 COMVERT TOP OF DUE COWY {00) CUR CR RANP (PENING (RO) ELEVATION
70 FULL HEGHT CURE ADO, THE FOLLOWNG HEIGHT 10 THE CRADES:

URE TYPE. BEMHT
Fé (FLOW} G4 FT o

GRADING TABLE
POINT | ELEVATHON | DESORIPTION | RORIHING | EASTING
wo | wesizw [Fo woe1s | enaieins
5 | Wenizas | e ¥z | samsnisr
507 | TOmBAZAS waeald | IIAT
503 § omepi2os [pe wsyawr | 1oswnn
46§ DOBILIl | T PC %5I77.00 § IS
RADIUS POINTS
PONT | DESCRIPTION | KORTHING | EASTHG

SO | 52 0 RADALS | 5554548 | HAONHSEA

S | 57 BG RADLS | JHH2R62 | 133I45H.AY

LEGEND

SW ~ TOP {OF S0EWALK

¢~ TP OF CURB

TP - TOP OF PAVEMENT
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LAHDSCAPE ORDINANCE.

| TREE PER 2,800 SFT 68,904.21 SFT/2,800 =24.6 TREES (25)

*PER INFORMATION FROM SECTION 34-5.14 OF THE FARMINGTON HILLS ZONNG ORDNANCE

BROVIDED.

29 TREES

LANDSCAPE DIVENSIONS:

MINMUM SHADE TREE CALIPER (CAL) — 3° MET
MIKMUM EVERGREEN TREE HEIGHT — 8' MET
MINMUM ORNAMENTAL TREE CALIPER (CAL) — 2 WET
MINMUM SHRUB HEIGHT - 2' NET

TREE SURVEY INFORMATION:
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LANDSCAPE NOTES

ALL REQUIRED LANDSCAPE MATERIAL INDICATED ON APPROVED PLANS WILL BE REQUIRED THROUGH THE LIFE

OF THE PROJECT AND MUST BE REPLACED IF REMOVED OR DEAD.

A TREE PERMIT MUST BE OBTAINED FROM THE PLANNING OFFICE PRIOR TO ALL TREE REMOVAL ACTIVITY
INVOLVMNG TREES SIX INCKES (6") OR MORE DBH IN ACCORDANCE WTH THE CITY OF FARMINGTON HILLS
ZONING CHAPTER 34-5.18.

TREES MUST BE PLANTED NO CLOSER THAN SIX FEET (8) TO PUBLIC UTILITIES.

4 FOOT (4') HIGH WOOD SNOW FENCING OR OTHER RIGID MATERIAL IS TO BE ERECTED AROUND THE DRIP

UNE OF ALL TREES TO BE SAVED IN ACCORDANCE WTH THE CITY OF FARMINGTON HILL ZONING ORDINANCE
CHAPTER 34-5.18,

REQUIRED LANDSCAPE MATERIAL SHALL SATISFY AMERICAN SOCIETY OF NURSERYMAN STANDARDS AND BE:

NURSERY GROWTH
STATE DEPARTMENT OF AGRICULTURE INSPECTED

NO. 1 GRADE WITH STRAIGHT UNSCARRED TRUNK AND WELL DEVELOPED UNIFORM CROWN (PARK GRADE

TREES WILL NOT BE ACCEPTED,

)-
PLANTED PER CITY OF FARMINGTON HILLS DETAILS AND SPECIFICATIONS AND IN ACCCRDANCE WITH CITY

OF FARMINGTON HILLS CHAPTER 34-5.14
GUARANTEED FOR ONE YEAR.

REPLACEMENT TREES SHALL HAVE SHADE POTENTIAL AND OTHER CHARACTERISTICS COMPARABLE TO THE

TREES PROPOSED FOR REMOVAL
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Lot Split 2, 2024, 36-329-030
21308 Waldron St., RA-4
Spilt one parcel into two parcels
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RA-4 One Family Residential District
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DISCLAIMER: Although the information provided by this map is
believed to be reliable, its accuracy is not warranted in any way.
The City of Farmington Hills assumes no liability for any claims
arising from the use of this map.




Lot Split 2, 2024, 36-329-030
21308 Waldron St., RA-4
Split one parcel into two parcels
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Farmington Hills Planning and Community Development Department
31555 W 11 Mile Rd
Farmington Hills, M1 48336

Case: Lot Split 2, 2024

Site: 21308 Waldron St (Parcel ID 22-23-36-329-030)
Applicant: Mansoor Habib

Plan Date: March 8, 2024

Zoning: RA-4

We have completed a review of the application for a lot split referenced above and a summary of our
findings is below. Items in bold require specific action by the Applicant. Items in italics can be addressed

administratively.

» 7 S Y :
kland County Municipalities S 1aie ol
i77e/5] WebsTer. I M =

28 W. Adams, Suite 1200 | Detroit, Michigan 48226 | (313) 962-4442
www.GiffelsWebster.com
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Existing Conditions

1. Zoning. The total site is 0.38 acres and zoned RA-4 One Family Residential (8,500 square feet).

2. Existing site. The property is occupied by a house and accessory building, which the lot split plans
propose to demolish. Note: the correct parcel ID for this site is 23-26-329-030; it is incorrectly
provided with the suffix -034 in the property description.

3. Adjacent Properties.

Direction Zoning Land Use
North RA-4 Single-Family
East RA-4 Single-Family/Olde Town Park
South RA-4 Single-Family
West RA-4 Single-Family

Site Plan & Use:

1. Summary of proposed split. The split will result in two parcels:

Parcel Frontage Size
Parcel A 75 ft on Waldron St. 8,362.5 sq ft (0.19 acres)
Parcel B 75 ft on Waldron St. 8,362.5 sq ft (0.19 acres)

2. Site configuration and access. The site has frontage on West Nine Mile Road

3. Dimensional standards.

Standard Required Proposed

Min Lot Size 8,500 sq ft 8,362.5 sq ft (0.19 acres)
Min Lot Width 60 ft 75 ft

Depth-to-width ratio 4-to-1 1.48:1

4. Subdivision of Land Ordinance §27-110(2)(e), Compatibility with Existing Parcels. To assure that
the public health, safety, and welfare will be served by the permission of any partition or division of
land the planning commission’s review shall be in accordance with the following standards:

a. If any parcel does not meet zoning ordinance requirements, the request shall be denied by the
planning commission. The proposed parcels meet the standards of the ordinance.

b. Any partition or division shall be of such location, size and character that, in general, it will be
compatible with the existing development in the area in which it is situated. The parcels will
both have frontage on Waldron St. Parcels on this particular block have a standard size of 50 ft
by 111 ft, which makes the existing lot a triple lot. The proposed split would result in two lots
that are larger than most of the rest of the lots on the block (about one-and-half lots), though
not as large as the current lot. Lots on surrounding blocks vary in size more, including many with
widths similar to the proposed lots. The proposed lots have rear-to-rear and side-to-side
relationships with adjacent lots, which is typical for the area.

c. The planning commission shall give consideration to the following:
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1. The conformity of the resultant parcels with zoning ordinance standards and the creation
of parcels compatible with surrounding lands as to area, width, and width-to-depth ratio.
In general, the two proposed lots are compliant with the standards of the RA-4 district and
similar in configuration to lots in the area.

2. The orientation of the yards of proposed parcels in relationship to the yards of
surrounding parcels in order to avoid incompatible relationships, such as but not limited
to, front yards to rear yards. It does not appear that the proposed division will result in
an incompatible relationship with surrounding parcels.

3. The impact of any existing flood plains, wetlands, topography, or other natural features
and physical conditions on the resulting parcels so that such parcels are compatible with
other surrounding lands in terms of buildable area. The site is not affected by wetlands.

4. The relationship of the front, side, and rear yards to the yards and orientation of
buildings on other existing and potential parcels. This shall include the probable
orientation of buildings on the parcels resulting from the proposed division or partition.
The split would create two lots on which buildings would be oriented toward Waldron St,
as is the case with other lots on the west side of this block.

We are available to answer questions.

Respectfully,

AT Ol ——

Joe Tangari, AICP Julia Upfal, AICP
Principal Planner Senior Planner
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DEPARTMENT OF PUBLIC SERVICES

H Il I s JACOB RUSHLOW, P.E., DIRECTOR
(Z74%

INTEROFFICE CORRESPONDENCE

DATE: April 24,2024

TO: Planning Commission

FROM: James Cubera, Engineering%/

SUBJECT: Lot Split 2,2024
21308 Waldron Ave
22-23-36-329-030

This office has performed a preliminary review of the above referenced lot split
plan submitted to the Planning Department on April 3,2024 and forwarded to the
Engineering Dept on April 17, 2024. The plan must meet the requirements of the
Section 27 of the City Code (Section C-11-99) which became effective on
January 3, 2000. Note that under section 27-130-2c-1, a signed approval of the
Engineering Division indicating compliance of section 27-110, Paragraph 2 (H) is
necessary. Our preliminary comments are as follows:

1. The plan must include a detailed topographic survey of the property with
actual dimensions, easements of record, all utilities and identification of
information that would be typical of a usual topographic survey. The survey
must extend a minimum of 50 feet offsite.

2. A 10-inch public sanitary sewer exists along the west side of Waldron
Avenue across the frontage of the parent parcel. It is unclear if existing
sewer leads extend to both resultant parcels. This must be verified. If they
do not exist or are not usable new ones will be required by the developer in
advance of the City Engineering Division signing off on the split. These are
typically required to be bored.

3. A 10" water main most likely HDPE pipe exists along the east side of
Waldron and is available for service.

4. All resultant parcels have access to Waldron Avenue. Therefore, no private
road requirements will be in effect.

31555 West Eleven Mile Road e Farmington Hills Ml 48336
Administration e 248.871.2530 Phone Engineering e 248.871.2560 Phone 248.871.2561 Fax

Public Works e 27245 Halsted Road e Farmington Hills Ml 48331 ¢ 248.871.2850 Phone o 248.871.2851 Fax



5. Waldron Avenue is a residential public road, and no sidewalk requirements
are in effect.

6. Itis suggested that a master grading plan be submitted in advance of the

proposed split being approved to address any possible constructability
issues.

31555 West Eleven Mile Road ¢ Farmington Hilis Ml 48336
Administration « 248.871.2530 Phone Engineering ¢ 248.871.2560 Phone 248.871.2561 Fax

Public Works » 27245 Halsted Road « Farmington Hills Ml 48331  248.871.2850 Phone » 248.871.2851 Fax



INTEROFFICE CORRESPONDENCE

TO: Planning Commission

FROM: Jason Baloga, Fire Marshal

DATE: April 22,2024

RE: Lot Split 2-2024, 21308 Waldron Street

The Fire Department has no objection to approval of this lot split.

Jason Baloga, Fire Marshal

31455 West Eleven Mile Road ¢ Farmington Hills M1 48336
Administration ¢ 248.871.2800 Phone 248.871.2801 Fax Fire Prevention ¢ 248.871.2820 Phone
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LOT SPLIT

ADDRESS: 21508 WALDRON
FARMINGTON HILLS, Ml 483550

PARCEL 1D # 22—-25-3506—529-0350

DESCRIPTIONS:

PARENT PARCEL# 18—-04—-526—-034

r N
=

>

ZONING:
ZONED: RA—4 (ONE FAMILY RESIDENTIAL)

TIN R9E, SEC 36 STOLZ SUB LOTS 2,3&4 10/16/85 FR 011, 012 & 013 LOT SI7E-

MIN. LOT AREA : 8,500 SQ.FT.

PARCEL A

MIN. LOT WIDTH: 60 FT

SETBACKS:
MIN. FRONT SETBACK= 25 FT MIN.

TIN ROE, SEC 36 STOLZ SUB LOT 2 AND SOUTH HALF OF LOT 3

10/16/85 FR 011, 012 & 013

MIN. REAR YARD SETBACK = 35 FT
MIN. SIDE YARD SETBACK = 5 FT MIN ONE SIDE,
15 FT TOTAL TWO SIDES

PARCEL B

BUILDING HEIGHT:
MAX. BUILDING HEIGHT : 25 FT

TIN ROE, SEC 36 STOLZ SUB LOT 4 AND

10/16/85 FR 011, 012 & 013

LOT COVERAGE:

NORTH HALF OF LOT 3 MAX. LOT COVERAGE PER UNIT = 35%

FLOOR AREA:

TOTAL FLOOR AREA MIN. PER UNIT : 700 SQ.FT.
GROUND FLOOR AREA MIN. PER UNIT: 3500 SQ.FT.

> OWNER:

I |
I I
LotT 5 I I LOT 24
ID# 23-36-329-010 | | ID# 23-36—329-023
| I I
S | - | -
MIN. SIDE_SETBACK 3 I I
25.00 I | |
51.50° I I
- lgogt |
S I I
S LOT 25
I I ID# 23-36-329-024
<t 1 )
X 5.00 I I
S | = S | |
~ < o @
o m p t_. I I
O ~ (=]
|——I—] IS & e v I I
~ PROP. PARCEL B x
= S I I
= Ly
e = gl |
’_ [y = 3] ]
<L 2 = | g o
= %I |
[ = | I
= = ol 4|
MIN. SIDE SETBACK | o [ﬁm‘
Z S I
— ’ S g & I I
(D w 1150 —= = ,v | LoT 26
- et ID# 23-36-329-025
S o 1 I
[ ]i O 7o) =l a I |
LO } MIN. SIDE SETBACK = | |
b m:
() - - 51.50 - o I I
0 = I I
—
L | |
<L B - | |
X , | | N
=z 25.00
= o x N
X PROP. PARCEL A = I I
I ¢ B I I
o o -
- 5 - $5.00 | |
S n 3 = I I
2 & ] S LoT 27
2 & | | ID# 23-36-329-026
x J [9N] Z
& Z — ol I
= o .
s = S |
Z =
s 2l |
MIN. SIDE SETBACK ol |
©
8 111.50 | |
S -
= I I
b ? —l I‘ o
N89°30'W 111.5 | |
| | LOT 28
LoT 1 | | ID# 23-36-329-027
ID# 23-36-329-014 I I
I I

N

SPLITTED LOT

SCALE 17=20’

)

7L .

ém
CJP

ENGINEERING & DESIGN, LLC

30411 W 12 MILE RD.
FARMINGTON HILLS, MI 48334

Office (248)747—4562
Fax (248)297-6121
Cell (248)376—5006

harishakim@yahoo.com
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PROJECT:

SINGLE FAMILY RESIDENCE
#18—04—326-034
2388 RECREATION DR
WEST BLOOMFIELD M|
48324
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> SUBMITTAL: <
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BIDDING

MUNICIPAL
CONSTRUCTION
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DATE: 03/08 /2024

0000

REVISIONS:

2 n

DESIGNED BY:

DRAWN BY: H.H.

REVIEWED BY: | HARIS HAKIM, P.E.

\_ SEAL

J
NOTES: N\

ALL CONSTRUCTION METHODS AND
MATERIALS SHALL COMPLY WITH THE
CURRENT CODES, ORDINANCES AND
REQUIREMENTS AS ADOPTED BY THE
LOCAL GOVERNING BODY WHERE THE
BUILDING IS TO BE LOCATED.

DO NOT SCALE DRAWINGS; USE PRINTED
DIMENSIONS ONLY. IF ANY DISCREPANCY
OCCURS, NOTIFY THE DESIGNER
IMMEDIATELY FOR DIRECTION.
CONTRACTOR TO VERIFY AND
COORDINATE ALL DIMENSIONS PRIOR TO
CONSTRUCTION.

DIMENSIONS SHOWN ARE FINISHED
SURFACES TO FINISHED SURFACES UNLESS
NOTED OTHERWISE.

ALL POURED CONCRETE FOOTINGS SHALL
EXTEND TO A MINIMUM DEPTH OF 42"
BELOW PROPOSED FINISHED GRADE, AND
SHALL BEAR ON VIRGIN, UNDISTURBED
SOIL. ADDITIONAL DEPTH MAY BE
REQUIRED AS DICTATED BY SOIL
CONDITIONS. ALLOWABLE SOIL BEARING
PRESSURE OF 2500 P.S.F. IS ASSUMED IF NOT
SPECIFIED FOR FOOTING SIZES SHOWN ON
DRAWING. VERIFICATION OF ALLOWABLE
SOIL BEARING CAPACITY OF 2500 P.S.F. AT
EACH JOB SITE IS RESPONSIBILITY OF
CONTRACTOR. ALL SOIL CONDITIONS ARE

TO BE INVESTIGATED BY A QUALIFIED
%OILS ENGINEER. %
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DRAFT

MINUTES
CITY OF FARMINGTON HILLS
PLANNING COMMISSION SPECIAL MEETING
MASTER PLAN STUDY
31555 W ELEVEN MILE ROAD
FARMINGTON HILLS, MICHIGAN
APRIL 18,2024 5:30 P.M.

CALL MEETING TO ORDER

The Planning Commission Special Meeting was called to order by Chair Trafelet at 5:30pm.

ROLL CALL

Commissioners present: Brickner, Mantey, Trafelet, Stimson, Varga, Ware (arrived 6:18pm)
Commissioners Absent: Aspinall, Countegan, Grant

Others Present: Director of Planning and Community Development Kettler-Schmult,

City Planner Perdonik, Staff Planner Canty, City Attorney Schultz, City
Council Member Knol, Planning Consultants Bahm, Tangari, and Upfal

APPROVAL OF THE AGENDA

MOTION by Stimson, support by Varga, to approve the agenda as published.
Motion passed unanimously by voice vote.

MASTER PLAN STUDY

A. Continued Review Draft Master Plan

Planning Consultant Tangari led the Commission through a final discussion of the 03/14/24 draft 2024
Master Plan, The Next 50. The Master Plan text reflects Planning Commission discussions as well as
public input, and the final draft will also incorporate tonight’s Planning Commission comments.

All Master Plan Building Blocks and Objectives as listed in Section 03 reflects the Vision Statement:

Farmington Hills will be an innovative, attractive, livable, safe, and financially stable
community that embraces the diversity of its people and provides housing and
economic opportunity for all residents.

Discussion focused on Sections 05 — 12.

Section 05, Future Land Use, including the Future Land Use Map, descriptions of Future Land Use
categories, and Residential Density Map, provides the “meat” of the Master Plan. One of the major
differences of this Future Land Use Map versus the last one is that everything that was treated as an
overlay last time is applied directly to the main map this time. This Master Plan talks more in terms of
districts that might arise from the Future Land Use Map. Past overlays have not been as effective as
desired in implementing the vision of the City.
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A district outlook will provide unified zoning districts rather than a patchwork of zoning districts with an
overlay laid on top. Unified district development falls in line with broader developmental strategies
discussed over the last two years, including moving the City toward a form-based way of regulating land
use and the built environment, and creating a sense of place in those areas where, over time, a unified
development scheme results.

About 55% of the City is zoned single-family residential; this will not change. Those residential areas that
are not zoned strictly single-family residential might utilize other housing than entirely detached units. A
large area in the northwest portion of the City and another south of M-5 have a variety of housing types,
but are identified as single-family residential on the map.

If the Master Plan is fully implemented, there will be several direct mixed-use districts in the City;
currently there are none. The categories shown on the Future Land Use Map and discussed in Section 05
all work together to carry forward the fundamental character of the community while also providing for
new opportunities. Parking standards and design standards, particularly in commercial districts, receive
new emphasis and direction.

Regarding planned unit developments (PUDs), more specificity and importance is directed toward
community benefits received in exchange for ordinance relief requested by developers who use the PUD
tool.

Commissioners noted that cleaning up blight is not/should not be a public benefit under a PUD.
Removing blight/keeping a property free of blight is a minimum standard of property ownership, whether
that property is developed or undeveloped.

Section 06, Special Planning Areas, includes into two broad categories:
1. Mixed use and non-residential special planning areas
2. Residential special planning areas.

In both cases, the Master Plan provides greater flexibility than previously allowed/

Regarding mixed use and non-residential special planning areas, each area has its own characteristics, but
all can benefit by an application of design standards, thinking outside of the box (e.g., office-to-residential

conversions), providing safe non-motorized travel paths, establishing a specific identity through public
art, and thematic architectural development and use. Social districts that include multiple restaurants can
result in more liquor licenses. The Master Plan encourages the development of unique places to go, and
supports entrepreneurship.

The Master Plan communicates to developers what the City would like to see. Where this vision is
different than what exists, the Master Plan brings developers into that vision.

The Commission reviewed each of the Special Planning Areas as outlined in the draft Master Plan. Each
Special Planning Area presents unique challenges and possibilities; all can benefit by the change to
districts rather than overlays, with diversified uses, infill developments, and creating a sense of place.
Change will occur gradually over time; the Master Plan sets the table for transformation.

Planning Commission suggestions included:
e A mistake of the past was to divide communities via the construction of massive freeways. Replacing
the M-5 freeway with a large boulevard with a wide median will have the same unfortunate divisive
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effect. Long-term, consider a roundabout at Grand River and Orchard Lake Road, possibly having the
freeway end at that location. This would open up the entire area east of Orchard Lake Road.
Construct walking trails by the river south of Folsom Road.

e Some commercial areas with very narrow lots due to residential uses to the rear might, over the next
50 years, see the commercial lots expand and deepen as homeowners desire to sell, creating a win-
win opportunity for all. The zoning needs to reflect this possibility. Perhaps this Master Plan would
not show this type of change directly, but could mention in the narrative the direction such
development might take.

Regarding residential special planning areas, Planning Consultant Tangari confirmed with the
Commission that they wanted to see flex residential use (not flex residential office) on both sides of
Orchard Lake Road south of the OCC Campus, and north of 11 Mile Road.

Section 07 — Transportation Plan.

e The Master Plan sets out some of the conceptual basis for Complete Streets and increased non-
motorized transportation, targeting some areas that can make specific improvements and/or make
better connections between two areas. Future pathways should allow pedestrians and bicyclists to
avoid high-crash areas across the City.

e The Master Plan should address desired bus service and accompanying amenities. No one will take
the bus if taking the bus is arduous. There were no bus shelters in the City except the one that was
required as part of the Botsford (now Corewell) PUD. A bus shelter is a mini-placemaking
opportunity, and can provide space for public art.

e SMART had agreed to leave the bus stop on Orchard Lake Road south of 14 Mile Road.

e SMART is offering a limited version of its FLEX program within Farmington Hills (not offering city-
to-city).

Section 08 — Housing Plan

The City is seeking to improve attainability, and offering potential accommodations to multi-generation
households who are living together, including accessory dwelling units. Options should be available for
aging in place as well as aging in community. Implementing residential design standards can address
these issues.

Section 09 — Arts & Placemaking

Building on the art in City Hall, the Master Plan encourages finding ways to focus on art and creative
energy throughout the various neighborhoods and districts. Arts and placemaking contribute to the overall
health of residents, and contribute to economic development as well. Arts and placemaking can provide
opportunities for community benefits under PUD agreements. As mentioned in previous meetings,
“percentage for arts” development fees should be explored. The goal is to establish a sustainable and
efficient public arts administration system.

Section 10 — Sustainability & Resiliency

This section lays out sustainability strategies and approaches. This is a very wide category, including such
divergent topics as environmental sustainability, as well as addressing vulnerable populations (including
linguistic vulnerability), and the need for young people to stay in the City. Such things as power grid and
infrastructure sustainability and resiliency fall under this section. Interrelatedness must be acknowledged.
For instance, the need for tree canopy must be balanced against consistent power delivery.

Section 11 — Economic Development Plan
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The importance of the City’s Economic Development Plan to Master Plan implementation started with the
market survey that was launched in 2022. The study attempted to identify marketable opportunities for
various uses within the Farmington Hills area, and the office space (including home office space) needed
to take advantage of those opportunities. The Economic Development Strategy was developed in concert
with Economic Development Director Brockway.

Section 12 - Implementation

The Zoning Plan included in this chapter equates the Future Land Use categories with either existing
zoning districts or notes that there isn't a zoning equivalent. The Zoning Plan points the way to amending
the Zoning Ordinance and the Zoning Map to more closely correlate with the Future Land Use Map.

Commission discussion:

e In general, the draft Master Plan moves the City toward form-based zoning, within the confines of the
Euclidean zoning districts that have been used since the City’s first zoning ordinance was
implemented. The result is a hybrid code that utilizes both systems, with form-based elements
drawing the City toward a certain character of development, draped over the original Euclidean
framework.

e New terms such as flex-residential and flex-residential-office do not appear in the current Zoning
Ordinance. New ordinances will have to be written to define these terms and develop districts that can
use the flex concept.

e The work of the Planning Commission is just beginning in terms of revising the Zoning Ordinance,
the biggest implementation tool of the Master Plan vision.

MOTION by Varga, support by Brickner, to request that City Council authorize staff to distribute
the draft Master Plan as required by the Michigan Planning and Enabling Act.

Motion passed unanimously by voice vote.
Planning Consultant Bahm explained that City Council’s approval for distribution will start the 63-day
time period, after which the Master Plan will come back to the Planning Commission for public hearing,

and final approval and adoption. The Master Plan will be on Council’s agenda on May 13.

PUBLIC COMMENT
Five residents were in attendance.

Paul and Ann Conarty, Metroview, discussed the Metroview special area with the Commission. This area
is shown as single family, cluster on the Future Land Use Map.

COMMISSIONER COMMENTS

Benefits associates with PUDs should include sustainability elements such as energy efficiency, and low
impact development (LID) relative to stormwater management, etc.

ADJOURNMENT

Motion by Brickner, support by Stimson, to adjourn the Special Meeting at 7:05Spm.

Motion carried unanimously by voice vote.
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Respectfully Submitted,
Kristen Aspinall
Planning Commission Secretary

/cem



DRAFT

MINUTES
CITY OF FARMINGTON HILLS
PLANNING COMMISSION MEETING
31555 W ELEVEN MILE ROAD
FARMINGTON HILLS, MICHIGAN
APRIL 18, 2024, 7:30 P.M.

CALL MEETING TO ORDER

The Planning Commission Regular Meeting was called to order by Chair Trafelet at 7:30 p.m.

ROLL CALL

Commissioners present: Aspinall, Brickner, Mantey, Trafelet, Stimson, Varga, Ware
Commissioners Absent: Countegan, Grant

Others Present: City Planner Perdonik, Staff Planner Canty, Staff Engineer Alexander,

City Attorney Schultz, Planning Consultants Tangari and Upfal

APPROVAL OF THE AGENDA

MOTION by Brickner, support by Aspinall, to approve the agenda as submitted.

Motion passed unanimously by voice vote.

PUBLIC HEARING
A. SPECIAL APPROVAL 52-3-2024
LOCATION: 32680 Northwestern Highway
PARCEL L.D.: 22-23-02-126-130
PROPOSAL: Temporary concrete batch plant in B-2, Community Business and B-3,

General Business zoning districts
ACTION REQUESTED:  Special Land Use and Site Plan approval
APPLICANT: Florence Cement Company - Steve Gregor
OWNER: NWH Holdings, LLC

Applicant presentation
Steve Gregor, Florence Cement Company, was present on behalf of this request for a Special Land
Use and Site Plan approval for a temporary concrete batch plant at 32680 Northwestern Highway.

Referencing his March 20, 2024 letter, Mr. Gregor said the temporary concrete batch plant would
service the Heritage Hills and Westwood Commons Subdivision Phase IV project in the City. The
project will take most of the summer, although they anticipated that the batch plant will be in
operation for 17 days of paving during that time, or less than 9% of the total work days on the
project. The batch plant is permitted through EGLE (Michigan Department of Environment, Great
Lakes and Energy) for air quality standards and soil erosion permits. The operation will be self-
contained; there will be a water truck on site for dust control. Hours of operation will be Monday —
Saturday, 7am to 7pm.

Planners Review




City of Farmington Hills DRAFT
Planning Commission Meeting

April 18, 2024

Page 2

Referencing the April 10, 2024 Giffels Webster memorandum, Planning Consultant Tangari gave the
background and review for this request for Special Land Use and Site Plan Approval.

The applicant is proposing a temporary concrete batch plant with up to 11 employees. The application
specifies that the time frame for the batch plant will be 186 days or through October 18, 2024,
whichever is sooner. The plant is being erected to support two subdivision projects, and there will be
an estimated total of 17 paving days per subdivision during its term of operation. Turf restoration will
occur by June 13, 2025 (though the cover letter notes that much of the work will occur by mid-
November, 2024). Requested hours of operation are 7am to 7pm, Monday through Saturday, with no
work on holidays.

This applicant operated a plant at 23400 Drake in 2020 and 2021, and on this site in 2022.

The only outstanding issue was that setbacks to the equipment and enclosure were not provided, but
these did appear to be met; minimum district setbacks are shown on the plan and the area used for the
plant is within the buildable portion of the lot. The applicant should, however, provide setback
distances.

In the B-2 and B-3 districts, cement batch plants are not permitted by right. They are, however,

permitted as a special land use under Section 4.20.4.C, subject to the following:

C. Temporary construction uses not accessory to existing uses. Temporary construction uses and
structures not directly accessory to any existing use of the zoning lot, but necessary for the use or
improvement of some other property or properties within the City for a permitted purpose.

i. The planning commission shall examine the proposed use and determine that the petitioner
has adequately explored alternative locations and that the location proposed is the most
reasonable.

ii. The planning commission shall examine the location of structures on the site and determine
that they are the most appropriate, may require reasonable temporary screening of the activity
proposed, may suggest the location of vehicular access to the site and make other
recommendations which will assist in the protection of nearby uses during the time the
construction use is in operation.

iii. All setbacks, land coverage, off-street parking, lighting and other requirements for protecting
the public health, safety, peace, morals, comfort, convenience and general welfare of the
inhabitants of the city shall be determined by the planning commission as being appropriate
to the site and surrounding area.

iv. The act of granting approval of a use not otherwise permitted in a district shall in no way be
construed as a change in the basic uses permitted in the district nor on the property wherein
the use is permitted.

v. The granting of permission for the use shall be made in writing stipulating all conditions as to
length of time, nature of developed permitted and arrangements for removing the use at the
termination of the period of time granted. The minutes will suffice to meet this requirement.

In response to questions, Mr. Gregor provided the following further information:

e The batch plant will operate only on the 17 days that concrete will be produced. There will be
activity on the site specifically to do aggregate testing a day or two before each paving day.

o The site will be stripped and gravel spread. On windy days they will be prepared with water to
make sure dust does not spread. Florence Cement Company works hard to be good stewards, and
they will immediately address any concerns brought to them from the Engineering Department.

e All the concrete will be used in Farmington Hills, specifically for the Heritage Hills project.
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e The batch plant is a concrete plant, and does not make cement. Cement is an ingredient brought to
this location, but not manufactured here. Everything is contained in a closed system.
e Their intent is to have the batch plant removed and the site restored by November 15, 2024.

In response to questions, Planning Consultant Tangari explained that an apartment building has been
approved for this site. However, the developer has a certain amount of time (3 years) to construct that
project, which allows time for this temporary batch plant to operate at this location in 2024.

Commissioner Ware pointed out that the City needed housing, and the proposed apartment building
would help fill that need. The City needed assurances and needed to be able to manage approvals so
that once a project was approved, it would be built in a timely way.

Chair Trafelet acknowledged written comments received via email on April 5, 2024 from Andrew Fu.
Chair Trafelet opened the public hearing.

As no public indicated they wished to speak on this matter, Chair Trafelet closed the public hearing
and brought the matter back to the Commission.

Commissioner Mantey pointed out that this area has a lower density than the area at Drake and Grand
River, which is also often used for temporary batch plants. Temporary batch plants have to be
accommodated in order for City roads to be repaired and maintained, and he supported this request.

MOTION by Varga, support by Brickner, that Special Approval Plan 52-3-2024, dated March
20th, 2024, submitted by Florence Cement Company, Steve Gregor, BE APPROVED, subject
to all applicable provisions of the zoning chapter for the following reasons:

The use would not be injurious to the district and environs.

The effects of the use would not be contrary to the spirit and intent of the Zoning Chapter.
The use would be compatible with existing uses in the area.

The use will not interfere with the orderly development of the area.

The use will not be detrimental to the safety or convenience of vehicular or pedestrian
traffic.

M e

Motion passed unanimously by voice vote.

B. ZONING TEXT AMENDMENT 1, 2024
CHAPTER OF CODE: 34, Zoning Ordinance
PROPOSED AMENDMENT: Amend Zoning Ordinance to include new subsection addressing
electronic messaging center area
ACTION REQUESTED: Recommendation to City Council
SECTION: 34-5.5.3.A.ix

City Planner Perdonik explained that his April 5, 2024 memorandum addressed questions and
concerns brought forward by the Planning Commission at its March meeting, when this item was set
for public hearing.

A recent review of bonus signs and sign areas for freestanding signs permitted under the Zoning
Ordinance in the Expressway Service (ES) and Light Industrial (LI-1) districts, as provided in Section
34-5.5.3.A.iv of the Zoning Ordinance, indicates that there is no limit on the portion of a sign that
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may be devoted to an electronic display. Which is to say that these bonus signs (up to 100 or 150
square feet in the ES district and up to 300 square feet in the freeway sign area of the LI-1 district per
Section 34- 5.5.3.A.xi) could potentially be entirely electronic. This may be an unintended
consequence of the bonus provisions, allowing these signs to change the character of the roadway and
the character of Farmington Hills. The memo additionally looks at whether the bonus sign areas
should be reduced.

The proposed amendment to Section 34-5.5.3.A.ix adds new item “h”, which reduces the allowed
electronic display area of a sign, so that the electronic display cannot exceed 30% of the total sign
area or 30 square feet, whichever is larger. The memorandum and accompanying information
included samples of 13 southeast Michigan communities, all of which are located along freeway
corridors. Some communities do not permit electronic billboard type signs at all, while others allow
600+sf of electronic signage. The “in-between” communities allow a certain portion of the square
footage to be electronic, or cap the electronic portion at a set number of square feet.

The proposed amendment provided a middle-ground ordinance that also provided a clear standard for
enforcement.

Commissioner Brickner noted that when the City didn’t allow any billboard signs it was the subject of
a lawsuit. Will this proposed ordinance be likely to result in litigation?

City Attorney Schultz explained that the current ordinance was written while the City was in
litigation, in response to that litigation. The amendment being discussed tonight represented a middle
ground among other zoning ordinances in Southeast Michigan communities. He did not have a
problem with the amendment as presented.

City Planner Perdonik noted that the ordinance already had certain lighting standards in terms of
brightness and foot candles at the property line. Other provisions of the lighting and sign ordinances

could be reviewed at a future date.

Chair Trafelet opened the public hearing. Seeing that no public indicated they wished to speak on this
matter, Chair Trafelet closed the public hearing and brought the matter back to the Commission.

After discussion and amendment, the following motion was offered:
MOTION by Stimson, support by Varga, to recommend to City Council the adoption of Zoning
Text Amendment 1, 2024, an amendment to the sign ordinance section as submitted this

evening, adding new subsection h, relating to the electronic display area of signs.

Motion passed unanimously by voice vote.

REGULAR MEETING
A. LOT SPLIT 1, 2024 (FINAL)
LOCATION: 34037 Nine Mile Road
PARCEL I.D.: 22-23-33-202-043
PROPOSAL: Split one (1) parcel into two (2) parcels in RA-3, One Family

Residential zoning district
ACTION REQUESTED: Lot Split approval (final)
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APPLICANT: Eraldo Leba
OWNER: Arlint Berber

Referencing the April 10, 2024 Giffels Webster memorandum, Planning Consultant Upfal gave the
background and review for this request for lot split approval. There were no specific outstanding
issues. However, under the Subdivision of Land Ordinance 27-110(2)(e), Compatibility with Existing
Parcels, the Planning Commission did need to ensure that certain standards were met. These standards
were outlined on pages 2-3 of the memorandum.

e The parcel is zoned RA-3 and contains 1.5 acres. The property is currently vacant, and is adjacent
to RA-3 zoning and is across the street from industrial zoning (to the north).

e The proposed split will result in two parcels, one of which has an 80 foot frontage and one of
which has a 100 foot frontage. Parcel B with the 100 foot frontage also has more extensive depth
and is a flag shaped lot. This site has frontage on West Nine Mile and the proposed lots meet all
of the minimum requirements for lot size, lot width and depth to width ratio.

o The parcels do meet all of the standards of the Zoning Ordinance with respect to width and depth.
It should be noted that the split will create a rear to side relationship between the parcel to the
south and both proposed parcels A and B. In addition, it will create a rear to side relationship
between parcel A and the four adjacent parcels to the west. This is similar to the arrangement of
lots one block west along West Nine Mile Road between Cass and Gill Roads. The primary
difference in configuration between the proposed lots and other lots in the area is the creation of
the flag shape of parcel B. The Planning Commission should consider the following.

o Although parcel B is flag shaped, the majority of the lot has frontage on West Nine Mile
Road. Parcel B is deeper than other lots in the neighborhood, but that depth is comparable
with those lots that also have Nine Mile frontage. The proposed split will result in lot widths
for both parcels that are more consistent with surrounding lots. Parcel A is more similar to the
neighborhood lots on Cass and Gill.

o There will not be any front to rear yard relationships created as a part of this proposed split.

o Additional delineation of any wetlands, including hydric soils, may be required prior to the
issuance of any building permits for this site.

o Parcel B is deeper than other lots in the neighborhood, but that depth is comparable with lots
that also have frontage on West Nine Mile. The lot split will create more consistent lot width
for both parcels that are more consistent with surrounding lots. As noted, the split will create
a flag shaped lot for lot B, but with sufficient frontage that meets the width to depth ratio
required under the land division act.

Noting the applicant was not present, Chair Trafelet indicated he was ready to entertain a motion.

MOTION by Varga, support by Aspinall, that (Final) Lot Split 1, 2024, submitted by Eraldo
Leba, BE APPROVED, because it appears to meet the ethical provisions of Chapter 34,
“Zoning,” and Chapter 27, “Subdivision of Land,” of the City Code and will result in land
parcels generally compatible with surrounding parcels in the vicinity; and that the City
Assessor be so notified.

Motion passed unanimously by voice vote.

B. REZONING REQUEST ZR 3-3-2024
LOCATION: West side of Middlebelt Road, just north of Astor Avenue
PARCEL I.D.: 22-23-26-480-046
PROPOSAL: Rezone one (1) parcel from P-1, Vehicular Parking to RA-4, One
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DRAFT

Family Residential zoning district
ACTION REQUESTED:  Set for Public Hearing
APPLICANT: Rane Jappaya
OWNER: 22595 Middlebelt, LLC

Rane Jappaya, applicant, was present on behalf of this rezoning request. The site was currently zoned
P-1 parking. They had owned this property for a number of years, and were asking to utilize the site
for residential use.

Referencing the April 10, 2024 Giffels Webster memorandum, and noting that this request was to set
the matter for public hearing, Planning Consultant Upfal gave the background and review for this
rezoning application.

The subject property is split zoned, but is primarily zoned P-1 Vehicular Parking District, with only a
small 20’ x 110’ area zoned RA-4 along the northern boundary. The applicant is requesting to rezone
the entire lot to RA-4 to permit a residential duplex use. Duplexes are not listed as permitted uses in
the P-1 Vehicular Parking District. A duplex may be constructed in the RA-4 District under the major
road frontage option outlined in Section 34-3.18.

Planning Consultant Upfal reviewed the Items To Consider For Zoning Map Amendment that were
listed on pages 3-6 of the review memorandum. The rezoning would permit the use of the full
property for residential use, consistent with the majority of residential properties in the area.

MOTION by Brickner, support by Varga, that Rezoning Request 3-3-2024, dated March 18th,
2024, submitted by Rane Jappaya, to rezone property located at Parcel Identification Number
22-23-26-480-046 Oakland County, Michigan, from P-1, Vehicular Parking to RA-4, One-
Family Residential District, be set for public hearing for the Planning Commission's next
available regular meeting agenda.

Commissioner Mantey said he would oppose this motion to protest any increase in residential density,
including duplexes, in an area that has a high number of pedestrian accidents with automobiles. He
did think the construction of duplexes across the street from the mobile home development was
appropriate.

Motion passed 6-1 by voice vote (Mantey opposed).

. REZONING REQUEST ZR 4-3-2024

LOCATION: 27815 and 28025 Middlebelt Road; three (3) parcels on west side
of Middlebelt Road, between Orion Court and Twelve Mile Road

PARCEL L.D.: 22-23-11-477-013, 014, and 109

PROPOSAL: Rezone three (3) parcels from RC-2, Multiple Family Residential

to B-3, General Business zoning district
ACTION REQUESTED:  Set for Public Hearing
APPLICANT: Skilken Gold Real Estate Development
OWNER: HRA Farmington Hills, LLC

Referencing the April 10, 2024 Giffels Webster memorandum, Planning Consultant Upfal gave the
background and review for this request to set for public hearing the request to rezone 3 parcels from
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RC-2, Multiple Family Residential to B-3, General Business zoning district, located at 27815 and
28025 Middlebelt Road.

Planning Consultant Upfal made the following points:

The parcels have had the RC-2 zoning designation since 2019. Prior to that, the zoning was a mix
of B-2 at the corner, P-1 in the west central portion of the property, and RA-1 in the northern half.
Parcel -109 is 2.39 acres and includes a vacant 10,134 SF commercial building and parking area.
Parcel -014 is 0.82 acres and is vacant. Parcel -013 is .82 acres and includes a single-family house
and accessory structures. A senior housing project was twice approved for this property in 2019
and 2021, but was never built.

The master plan designates this area as shopping center type business on the corner lot and the
remaining lots are multiple family residential.

The applicants are requesting to rezone the entire lot to B3 to permit a fueling station with
convenience store and restaurant. When a site plan is presented at a future date, a front street must
be identified.

The B-3 land use permits a long list of commercial uses, including the proposed gas station,
convenience store and restaurant. These are also permitted uses in the B-1 and B-2 districts, but
the gas station is a special land use in those districts.

With proximity to a residential on the northern, eastern and western boundaries, the Planning
Commission may wish to consider whether a more transitional zoning classification may be
appropriate and better aligned with the future land use map. The B-1 zoning district permits carry
out restaurants and convenience stores as principal uses and gasoline stations as a special land
use, and is consistent with the zoning to the east and south of the site, which are also both gas
stations. Furthermore, the B-1 classification is consistent with the current shopping center type
business future land use designation.

Another important consideration is that the site presently includes the structure that is used as a
single family house. If the residential use is continued, the proposed rezoning would result in the
creation of a nonconforming situation. The Planning Commission may wish to postpone the
request until the applicant demonstrates intent to abandon continuation of the single family use.
The Planning Commission should also address the question of whether the proposed change
would result in a spot zone.

Members of the development team present this evening included:

Kareem Amr, Skilken Gold Real Estate Development, 4270 Morse Road, Columbus OH
Aman Walia, Sheetz Real Estate Team

David Bruckelmeyer, Sheetz

Patrick Lennon, Honigman Law Firm

Lauren Falzerano, Kimley-Horn Engineers

Mr. Amr said that after receiving the planner’s review and meeting with staff, they were amending
the application to request rezoning to the B-1 zoning district.

The proposal was for a Sheetz facility, which offers a made-to-order restaurant and convenience
store, as well as a fueling station. Architecture will be 4-sided, with brick, stone, and glass elevations.
Sheetz has a loyal fan base that comes for its food.
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Typically Sheetz offers a drive-through component for its restaurant; this has been removed for this
location. The site plan includes pedestrian walkways and other components that staff has requested.
The existing structures on site will be demolished; most of the existing foliage will remain.

Mr. Walia gave some of the background of the Sheetz company, which was family owned. Sheetz
was a one-stop shop for their customer base.

Planning Commission discussion:
Commissioner Stimson said while he was not necessarily opposed to the plan as presented, he was

opposed to rezoning this site, which had already been rezoned very recently for a project that did not
go forward. If the Commission again rezones the property, and the project doesn’t go through, any B-
1 use can go on the property as a matter of right. This project should come to the Commission as a
Planned Unit Development (PUD) request.

In response to Commissioner Stimson’s comments and other Commissioner questions, the applicant

team provided the following:

o They were concerned that the project would not qualify for a PUD. The Master Plan envisions
this site as a B-1 site, which will be reflected in the revised submission.

e Inresponse to concerns about the property that fronted Orion Court, a residential neighborhood,
that property would not be developed, but would act as a buffer to the neighborhood, along with a
larger buffer provided between the Sheetz development and the residential neighborhood to the
north.

After discussion, there appeared to be consensus that Commissioners would like to see this proposal
come back as a PUD. However, that was not what was before the Commission this evening. City
Attorney Schultz suggested that the public hearing be set for the amended request for B-1 zoning,
which change could be made tonight. In the meantime, the applicants could continue to discuss a
potential PUD request with staff. The Commission could not set a public hearing for a PUD request
tonight; that request would have to come in separately.

Commissioner Stimson reiterated that he was not in favor of rezoning these parcels as requested. He
would like to see the application come back as a PUD.

MOTION by Mantey, support by Aspinall, that Rezoning Request 4-3-2024, dated March 18th,
2024, submitted by Skilken Gold Real Estate Development to rezone property located at Parcel
Identification Number 22-23-11-477-013-04 and 109, Oakland County, Michigan, from RC-2
Multi-Family Residential to B-1 (as amended this evening), General Business District, BE SET
FOR PUBLIC HEARING for the Planning Commission’s next available regular meeting
agenda.

Motion passed unanimously by voice vote.

In response to applicant questions, the applicants were instructed to contact staff regarding changing
this application to a PUD.

D. PLANNED UNIT DEVELOPMENT (PUD) QUALIFICATION 1, 2024
LOCATION: South side of Thirteen Mile Road, approximately 0.3 miles west
of Middlebelt Road
PARCEL IL.D.: 22-23-11-201-001, 002, 004, 005, 006, 020, and 021
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PROPOSAL: Construction of ranch and townhomes in RA-1, One Family

Residential zoning district

ACTION REQUESTED:  Qualification of PUD
APPLICANT: Schafer Development, LLC
OWNER: MOBI Investments, LLC, and Detroit Baptist Manor

Spencer Schafer, Steve Schafer, and Aaron Schafer were present on behalf of this request for PUD
qualification, in order to construct a ranch and townhome development in the RA-1 residential zoning
district, on parcels located on the south side of Thirteen Mile Road, approximately 0.3 miles west of
Middlebelt Road. Ryan Goleski and Ryan Doelle, Baptist Manor, were also present.

Spencer Schafer provided the following information:

Schafer Development is under contract with property owner Moby Investments, LLC. Schafer
Development and Baptist Manor are coordinating their efforts on a PUD qualification, to ensure
both properties are developed in a cohesive and complementary land use pattern.

The applicants have had substantial outreach to the neighbors (Westgate, Holly Hills) in the first
3 months of this year. Additionally, they had watched the recordings of the Planning Commission
and City Council meetings for the previous proposal for this site, and understood neighbor
concerns as stated in those meetings.

The properties are currently zoned RA-1 single family. However, the likelihood of the properties
being developed as single-family homes is very low. The draft Master Plan currently under
consideration contemplates this parcel for flex residential, allowing a variety of single residential
products up to 3 stories in height.

Neighbors’ concerns included setbacks, traffic, density, building height. Based on conversations
with the neighbors, the applicants had revised their initial plans relative to height and density.
They were requesting forty 22’ wide two-story townhouses. They were also working in
conjunction with Baptist Manor, who wanted to develop their property as part of this PUD with
age restricted single-story condominium ranches. The result will be a multi-generational
community, with townhomes targeted toward young families, and ranches targeted toward senior
citizens.

The plans as submitted met all the requirements of the RC District, with the exception of some
internal side yard setbacks. The applicants were in discussion with two nationally traded home
builders. The proposed setbacks are consistent or greater than other similar communities in the
southeast Michigan area.

City Engineer Cubera had communicated concern about providing internal connections to
development to the west. Fire and other public safety individuals were concerned about providing
good circulation within the development. The applicants felt their plan met both these concerns.
There was a substantial change in topography to the east of the proposed site, which made further
development on those single-family residential sites unlikely.

Regarding the submitted site plan, there is an optional sunroom extension and deck extension.
Homeowners who utilize that option would have a 67 setback to the Holly Hill Farms
subdivision to the south. Those who did not utilize that option would have a 70’ setback.

The PUD option enables the applicant to shift the development further north, increasing the
buffer to the south. This would leave a 35’ greenbelt to the north, with the potential of adding
landscape walls and plantings to further shield and buffer the development from the roadway.
They were providing as large a buffer as possible to satisfy the neighbors to the south.
Additionally, the applicants were exploring providing a 40’-50’ conservation easement to the
south. They had also discussed with the residents filling in any landscape gaps in that area,
potentially placing some of the developer’s required landscaping on neighboring properties.
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Generous setbacks had also been provided to the properties to the east and west.

The applicants had spoken with the residential neighbor to the east; they were proposing locating
the detention basin closer to 13 Mile Road and bringing the eastern townhouses closer in to the
site, minimizing disruption to the east as much as possible.

Renderings showed representative examples of the 2-story townhomes, as well as the 1-story
ranches that Baptist Manor was seeking to develop.

Planning Commission questions and discussion:
Commissioner Mantey said that he would want to walk the site, to see what the planned buffer

actually looked like in terms of distance from the properties to the south.

Commissioner Stimson asked if Engineering will have issues with the easternmost access not being
directly opposed to the Westgate subdivision entrance to the north. And while development to the east
of the proposed site might not be likely right now, some type of future access or cross easement to the
cast should at least be discussed, in case the residential properties to the east ever did develop. Last,
per the renderings the front elevations of the townhomes provided contrasting looks, but the rear
elevations were all identical, resulting in a more massive appearance, rather than presenting as
distinct units.

Planner’s review

Referencing the April 11, 2024 Giffels Webster memorandum, Planning Consultant Tangari gave the
background and review for this request for PUD Qualification.

The site is 12.04 acres and there are four houses present. The site has no wetlands or other notable
natural features apart from trees, which are especially dense in the southern portion of the
property. There are two development areas on the conceptual plan: the three easternmost
properties are identified for a 2-story townhome development, and the four westernmost parcels
are identified for age-restricted (55+) ranch homes.

The applicant’s concept plan shows 40 units of attached, two-story townhouses in eight buildings,

each including four to six units, and 36 units of attached, one-story, age-restricted ranch

townhomes in nine buildings, each including three to five units. The age-restricted portion of the
project is to be constructed in collaboration with Baptist Manor, which borders the site to the
west.

Tonight the Planning Commission is being asked whether this proposal qualifies for a PUD.

Qualification standards are listed on pages 2-4 of the April 11 memorandum.

A. The PUD option may be effectuated in any zoning district.

B. The use of this option shall not be for the sole purpose of avoiding the applicable zoning
requirements. Any permission given for any activity or building or use not normally
permitted shall result in an improvement to the public health, safety and welfare in the area
affected.

The proposed use — townhouses — is not permitted in the RA-1 district. However, this
proposed use may be considered as a deviation from the ordinance as a part of the PUD.
Density is consistent with the RC-1 District.

C. The PUD shall not be utilized in situations where the same land use objectives can be
accomplished by the application of conventional zoning provisions or standards. Problems or
constraints presented by applicable zoning provisions shall be identified in the PUD
application. Asserted financial problems shall be substantiated with appraisals of the property
as currently
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regulated and as proposed to be regulated.

The applicant is proposing density consistent with the RC-1 district. The Planning
Commission should note that the site was carried forward from the 2009 Master Plan as a
"special residential planning area." During the current planning process, it has been
recognized that the thoroughfare frontage of the 13 Mile corridor, particularly between
Orchard Lake and Middlebelt Roads, is less desirable for single-family residential lots. A
flexible residential designation has been applied to the draft future land use map.

D. The Planned Unit Development option may be effectuated only when the proposed land use
will not materially add service and facility loads beyond those contemplated in the Future
Land Use Plan unless the proponent can demonstrate to the sole satisfaction of the city that
such added loads will be accommodated or mitigated by the proponent as part of the Planned
Unit Development.

The number of attached units proposed on the site clearly exceeds the number of single-
family units that could be built under RA-1 zoning (76 versus 26). The applicant should
provide a traffic study to compare the likely traffic volume from this development to potential
commercial development on the site. The complex would utilize two access points to 13 Mile
Road.

E. The Planned Unit Development must meet, as a minimum, one 8 objectives as listed in the
Ordinance and on on pages 3-4 of the April 11 memorandum. The applicants believe they
have met 5 of the objectives:

i. To permanently preserve open space or natural features because of their exceptional
characteristics or because they can provide a permanent transition or buffer between land
uses.

The applicant notes that the attached concept plans include a substantial buffer to the
neighboring subdivision. Rear yard buffers on the concept plan are generally 70 feet, with
one ranch building at 60 feet. There has also been conversation regarding a conservation
easement.

iii. To accept dedication or set aside open space areas in perpetuity.

The applicant proposes that the buffer area along the southern property line will be
dedicated as an open space preservation area in perpetuity.

vi. To promote the goals and objectives of the Master Plan for Land Use.

The applicant provided responses citing the Master Plan. However, the goals and policies
listed in the Applicant’s response were specific to the West Side of Orchard Lake and
South of Thirteen Mile Study Area, which does not contain the subject site.

vii. To foster the aesthetic appearance of the city through quality building design and site
development, the provision of trees and landscaping beyond minimum requirements; the
preservation of unique and/or historic sites or structures; and the provision of open space
or other desirable features of a site beyond minimum requirements.
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The applicant’s response cites the southern perimeter setback for the provision of open
space. In addition, the application notes the PUD will result in a unique townhouse
development capable of producing an attractive for-sale community.

viii. To bring about redevelopment of sites where an orderly change of use is determined to
be desirable.

The applicant’s narrative also addresses this criterion.

F. The PUD shall not be allowed solely as a means of increasing density or as a substitute for a
variance request. Such objectives should be pursued through the normal zoning process by
requesting a zoning change or variance.

An increase in density over current zoning is sought by the applicant. Given that the proposed
use is not permitted in the underlying district (attached townhomes), it appears that the
request is not made solely to avoid a variance.

Regarding the conceptual site plan and use:

e The plan proposes 76 total units in 17 buildings; 40 two-story townhome units are proposed to be
for-sale units, each including three bedrooms; a room count was not specified for the 36 ranch
units. Access to the site would be from 13 Mile.

e The proposed density is not possible to determine without bedroom counts for the ranch units,
though it appears that the full project would be in line with maximum permitted density in the
RC-1 district. Under RA-1 zoning, the maximum number of units available is 26.

The applicants affirmed the density will be less than the maximum allowed for the RC-1 district.

e The applicant is seeking relief from the height limit of the underlying RA-1 district to permit a
building height of 41 feet rather than the permitted 30°.

e The proposed parking is consistent with the requirements for 3-bedroom multi-family units.

e Concept plans do not show pedestrian circulation through the site; this, among other items, will
be a point of discussion at final PUD if this plan is qualified.

e An area designated as recreation/open space should be provided as a part of the schematic
landscape plan required at final PUD determination.

In summary, relief sought from ordinance standards includes:
a. Permit multi-family at RC-1 density.
b. Permit attached units.

It is possible the plan could be achieved under RC-1 zoning.

Planning Commission discussion and action

Commissioner Mantey said that for him the most important objective for a PUD at this location is to
permanently preserve open space and/or natural features. A buffer is a permanent preservation; it is
not a setback.

MOTION by Brickner, support by Aspinall, to make a preliminary finding that PUD 1, 2024,
dated March 19th, 2024, submitted by Schafer Development LLC, qualifies for the Planned



City of Farmington Hills DRAFT
Planning Commission Meeting
April 18, 2024

Page 13

Unit Development Option under Section 34-3.20.2.A through D. of the Zoning Chapter. It is
further determined that the proposal meets at least one of the objectives as outlined in Section
34-3.20.2.E.i. through viii. and that it be made clear to the applicant that final granting of the
PUD plan and contract requires approval by City Council, after recommendation by the
Planning Commission, with the following finding and condition:

1.

2.

The proposed plan preliminarily meets the following qualification standards of Section 34-
3-20-2.E.i through viii.: Standards i, iii, vii, viii

The applicant include as part of their plans all the recommendations from the Giffels
Webster review memorandum dated April 11, 2024.

Motion passed unanimously by voice vote.

E. AMEND PUD 1, 2021, INCLUDING REVISED SITE PLAN 54-2-2021

LOCATION: 31525 Twelve Mile Road
PARCEL L.D.: 22-23-15-201-270
PROPOSAL: Conversion of hotel building into independent living facility in

ES, Expressway Service zoning district

ACTION REQUESTED:  Set for Public Hearing
APPLICANT: Farmington Hills Real Estate, LLC
OWNER: Farmington Hills Real Estate, LLC

Douglas Boehm, Comfort Care Senior Living, was present on behalf of this application for a PUD
Amendment. Mr. Boehm made the following points:

The original PUD was approved in December 2021. They were currently in the construction
phase, and hope to be finished by summer 2024.

The requested amendment would be to allow all the units to be independent living. The prior
approval was for a combination of assisted living, memory care, and independent living.

A new cover sheet had been submitted just prior to tonight’s meeting. The updated cover sheet
shows the breakdown of each unit type on each floor of the facility. The number of rooms,
footprint, and parking have not changed.

The reason the PUD Amendment is necessary is because the project is allowed under an R-2
building permit, but assisted living and memory care are not allowed in the R-2 district. Those
uses are allowed in the R-3 District. The recommendation of City Council was to redo the
application to the R-3 use, or ask for the PUD to be amended to remove assisted living and
memory care, which is what the applicants have done. Assisted living services and memory care
can still be provided on site by contracted home care companies, hospice company, etc., to people
living in their independent living apartments.

Planning Commission discussion and action:
In response to a question, City Attorney Schultz explained that this change constituted a change in use

from what was originally approved, and therefore was a major change to the PUD.

In response to questions, the applicants explained that they were licensed and inspected by the State;
they could not re-institute assisted living and memory without first coming back to the Planning
Commission, and also seeking approval from the State.
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Chair Trafelet pointed out the long list of deficiencies listed in the Fire Marshal’s April 4, 2024
memorandum. This building had wood construction, and the Fire Marshal’s concerns must be
resolved. Some of the concerns had been called out for some time, dating from 2021.

Mr. Boehm affirmed that they would resolve all Fire Marshal concerns.

MOTION by Mantey, support by Stimson, that proposed amendment to PUD 1, 2021, including
Site Plan 54-2-2021, submitted by Farmington Hills Real Estate, LL.C, dated March 25th, 2024,

be set for public hearing for the Planning Commission's next available regular meeting agenda.

Motion passed unanimously by voice vote.

APPROVAL OF MINUTES March 21, 2024, Special Meeting, and March 21, 2024
Regular Meeting

MOTION by Varga, support by Brickner, to approve the March 21, 2024 Special Meeting minutes,
and March 21, 2024 Regular Meeting minutes as submitted.

Motion carried unanimously by voice vote.

PUBLIC COMMENT
None.

COMMISSIONER/STAFF COMMENTS

Chair Trafelet thanked staff for their work on the Master Plan, and for the good work on providing
support for this evening’s long agenda.

ADJOURNMENT

Motion by Trafelet, support by Aspinall, to adjourn the meeting.
Motion carried unanimously by voice vote.

The meeting was adjourned at 9:33pm.

Respectfully Submitted,

Kristen Aspinall
Planning Commission Secretary

/cem
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