AGENDA

PLANNING COMMISSION PUBLIC HEARING/REGULAR MEETING
CITY OF FARMINGTON HILLS
APRIL 18, 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
www.fhgov.com (248) 871-2540

Call Meeting to Order
Roll Call

Approval of Agenda
Public Hearing

BN

A. SPECIAL APPROVAL 52-3-2024

LOCATION:
PARCEL IL.D.:
PROPOSAL:

ACTION REQUESTED:
APPLICANT:
OWNER:

32680 Northwestern Highway

22-23-02-126-130

Temporary concrete batch plant in B-2, Community Business
and B-3, General Business zoning districts

Special Land Use and Site Plan approval

Florence Cement Company - Steve Gregor

NWH Holdings, LLC

B. ZONING TEXT AMENDMENT 1. 2024

CHAPTER OF CODE:
PROPOSED AMENDMENT:

ACTION REQUESTED:
SECTION:

5. Regular Meeting

A. LOT SPLIT 1. 2024 (FINAL)
LOCATION:
PARCEL IL.D.:
PROPOSAL:

ACTION REQUESTED:
APPLICANT:
OWNER:

34, Zoning Ordinance

Amend Zoning Ordinance to include new subsection addressing
electronic messaging center area

Recommendation to City Council

34-5.5.3.A.ix

34037 Nine Mile Road

22-23-33-202-043

Spilt one (1) parcel into two (2) parcels in RA-3, One Family
Residential zoning district

Lot Split approval (final)

Eraldo Leba

Arlint Berber

B. REZONING REQUEST ZR 3-3-2024

LOCATION:
PARCEL L.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

Set for Public Hearing

Rane Jappaya

22595 Middlebelt, LLC


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

C. 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 I.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

D. PLANNED UNIT DEVELOPMENT (PUD) QUALIFICATION 1, 2024

LOCATION: South side of Thirteen Mile Road, approximately 0.3 miles west
of Middlebelt Road

PARCEL I.D.: 22-23-11-201-001, 002, 004, 005, 006, 020, and 021

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

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

LOCATION: 31525 Twelve Mile Road

PARCEL I.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

6. Approval of Minutes March 21, 2024, Special Meeting, and March 21, 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.
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giffelsss
April 10, 2024 We bSte r

Farmington Hills Planning Commission
31555 W 11 Mile Rd
Farmington Hills, M1 48336

Site Plan Review

Case: 52-3-2024

Site: 32680 Northwestern Highway (Parcel 22-23-02-126-130)

Applicant: Florence Cement Company/Steve Gregor

Plan Date: 3/20/2024

Zoning: B-2 Community Business and B-3 General Business (PUD approved for site)

Dear Planning Commissioners:

We have completed a review of the application for site plan and special land use approval above and a
summary of our findings is below. Iltems in bold require specific action by the Applicant. Items in jtalics
can be addressed administratively.

Svand imagery: Oakla
palitics andiimagery.
Map. Exp24','ﬁ2022! ©2022%Giffels We'tl‘gg},"

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



Date: 4/10/2024
Project: 52-3-2024 Temp Batch Plant — SPR1
Page: 2

Project Summary

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.

Summary of Issues

1. Provide setback distances.

Existing Conditions

1. Zoning. The parcel is zoned B-2 Community Business and B-3 General Business.

2. Existing site. The site is 3 acres and vacant; a PUD for multi-family development has been approved
here.

3. Adjacent properties.

Direction Zoning Land Use
North B-2/w/PUD Senior Housing Complex
East RC-2 Multi-Family Housing
South B-3 Commercial Development
West B-2 Commercial Development

4. Site configuration and access. The site is accessible from Northwestern Highway.

Site Plan & Use:

1. Dimensional Standards (B-2/B-3 districts). Setbacks to the equipment and enclosure are not
provided but 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.

Standard Required Proposed

Front setback (B-3) 25 ft Approx. 30 ft to enclosure, 100 ft to equipment
Rear Setback (B-2) 20 ft Approx. 66 ft to enclosure, 180 ft to equipment
Side Setback (east) (B-2) | 20 ft Approx. 180 ft to enclosure, 250 ft to equipment
Side Setback (west) (B-3) | 10 ft Approx. 20 ft to enclosure, 156 ft to equipment
Building height 50 ft 25 ft

2. Parking. A parking area is identified on the plans at the northeast corner of the enclosure.
3. Overall Circulation. Circulation through the site is clockwise.

4. Lighting (Section 34-5.16). No lighting is proposed.



Date: 4/10/2024
Project: 52-3-2024 Temp Batch Plant — SPR1
Page: 3

5. Landscaping and trees. The trees on site are proposed to be protected during operations. No
landscaping is being proposed.

6. Nature of equipment. The applicant notes that a water truck will be used on the site to keep dust

down.

Special Approval

1. Conditions: In the B-2 and B-3 districts, cement batch plants are not specifically permitted;

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.

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.

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.

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.

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.

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.

We are available to answer questions.

Respectfully,

TN

Joe Tangari, AICP
Principal Planner
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N“ I S JACOB RUSHLOW, P.E., DIRECTOR

INTEROFFICE CORRESPONDENCE

DATE: April 8, 2024

TO: Planning Commission

FROM: James Cubera, Engineering @/

SUBJECT: Concrete Batch Plan for Florence Cement
32680 Northwestern
SA #: 52-03-2024 PJ#: 2-24-69
22-23-02-126-0130

This office has performed a preliminary review of the above referenced site plan
submitted to the Planning Department on March 20,2-24 Our comments are as
follows:

1. We note that the proposed batch plant is to service the concrete road
paving of Heritage Hills and Wedgewood Commons Phase |V being
reconstructed by the City this year.

2. We note that this request identifies 17 days of use to be complete by
October 18, 2024. We suggest that this approval be allowed until October
31, 2024, to address any inclement weather conditions that may occur.

3. We have no objection to this temporary use contingent on the following:

e Concrete being manufactured will be exclusively for the City’s
Heritage Hills and Wedgewood Commons Phase Il project.

e The proponent shall not service outside users or other projects from
this location.

e Prior to concrete manufacturing, an acceptable ingress and egress
plan must be provided to and approved by the City engineering
staff. It must identify an acceptable route along public roads for
construction traffic coming to and leaving the batch plant as well as
traveling to the construction site (of Heritage Hills and Wedgewood
Commons Phase V) and returning from the construction site.

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 e 248.871.2850 Phone ¢ 248.871.2851 Fax



INTEROFFICE CORRESPONDENCE

DATE: April 3, 2024
TO: Planning Commission
FROM: Jason Baloga, Fire Marshal

SUBJECT: Special Approval 52-3-2024 (32680 Northwestern Hwy.)

The Fire Department has no objection to recommending approval of the plan as submitted contingent upon
compliance with the following requirements:

L.

JB/al

During construction and operation, site access shall be maintained; roadways capable of supporting
fire apparatus up to Twenty-five (25) tons shall be provided.

An address shall be posted at the main entrance in accordance with Chapter 12 of the City Code
Sec. 12-12 (3).

Above Storage Tank (AST) shall be installed according to the International Fire Code 2015 (IFC)
and National Fire Protection Association (NFPA) requirements.

Protection from vehicle damage shall be provided for the AST. Jersey barriers or guard posts are
acceptable. Please provide cut sheets of tank indicating secondary containment. AST shall be

placarded to indicate the product it contains.

A fire extinguisher no smaller than 2-A:20-B:C shall be provided near the fueling area.

=22

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



March 20, 2024

CEMENT cOMPANY
City of Farmington Hills
3155 W. Eleven Road
Farmington Hills, MI 48336
Attn:  Planning Department
Re: ITB-FH-23-24-2432
Proj: Heritage Hills & Westwood Commons Subdivision Phase IV
FCC#: 24006

Subj:  Temporary Concern Batch Plant Request

Planning Commission:

Florence Cement Company (FCC) respectfully request permission to erect and operation a temporary concrete
batch plant within the City of Farmington Hills. Concrete produced from this facility will be solely use for our
concrete paving project for the City of Farmington Hills, specifically Heritage Hills & Westwood Commons
Subdivision Phase IV. Our batch plants are permitted through Michigan Department of Environment, Great Lakes,
and Energy (EGLE) Air Quality Division. FCC will operate within all city ordinances. Hours of operation are
Monday — Saturday, 7am to 7pm.

Parameter associated with the Heritage Hills & Westwood contract include the following;
» Duration for work is 186 calendar days or October 18, 2024, whichever is sooner.
All work is scheduled to be completed this year, except for turf restoration.
Turf Restoration completion is June 13, 2025
No work is to occur on Sundays and legal holidays
Total paving days are estimated to be 17 each — essentially two days per phase, 8 phases

YV VVYVY

Upon completion of our concrete paving operation, FCC would remove our batch plant and cleanup the site.
Requirements by the land owner includes restoration by spreading topscil and placing seed & mulch on the entire
area. This would occur before end of this year’s construction season, typically November 15, 2024.

It should be noted that FCC has operated a temporary batch plant within the City limits in past years, Specifically at
this location in 2022. There has been minimal, if not zero, incidences within that duration.

Florence Cement Company appreciates the opportunity presented by the City of Farmington Hills. It's our goal to
be able to continue to work for the City of Farmington Hills This can only be achieved by working respectful of the
city and its residences. | am confident our past work record is proof of our commitment to be a good steward of
the City of Farmington Hills.

Sincerely,
FLORENCE CEMENT COMPANY

- ¥ W

Steve Gregor
Director of Concrete Operations

51515 CORRIDOR ¢ SHELBY TWP MI « 48315 TEL. 586997.2666 * FAX, 5869973966
PAVEMENT PROVIDERS

AN EQUAL OPPORTUNITY EMPLOYER



Placement of Temporary Batch Plant Agreement

On this 16™ day of April, 2024 (“Effective Date"), NWH Holdings, LLC ("NWH?"), hereby
grants an exclusive temporary easement to Florence Cement Company (‘FCC"), to place and
operate a temporary concrete batch plant on NWH's real property commaonly identified as 32680
Northwestern Highway, Farmington Hills, Ml, Tax Parcel No. (*NWH Parcel")
pursuant to the terms and conditions hereinafter set forth (“Easement Grant"):

1. Term: This Easement Grant shall commence on Effective Date, and run through
‘November 15, 2024 (‘Easement Term”). The Easement Term may be extended on a month-to-
month basis following the expiration of the Easement Term, at the same monthly fee, if so agreed
by the parties In writing reached prior to each requested monthly extension. To be clear, NWH
may have other needs for NWH Parce!, and consequently reserves the right to restrict the
Easement Grant not to exceed the Easement Term, as herein defined.

2. Consideration: In consideration for the Easement Grant, FCC agrees to pay to NWH the
sum of $35,000 simultaneously with the execution of this Agreement, the receipted sufficlency of
which is hereby acknowledged by NWH, as payment for entire seven (7) months of the Easement
Term, calculated at the rate of $5,000 per month; which is the monthly rate to be paid by FCCin
the event of a month-to-month extension of the Easement Term, if applicable.

3. Indemnity: FCC shall indemnify and save harmless NWH from and against any and all
liabilities, damages, penalties or judgments, any and all actions, suits, proceedings, claims,
demands, assessments, costs and expenses, including, without limitation, reasonable legal fees
and expenses, incurred in enforcing this indemnity (“Losses”), arising from injury to person or
properly sustained by anyone in and about the NWH Parcel resuiting from any act or omission of
FCC, its employees, and/or its Business Invitees using NWH Parcel. FCC shall, at its own cost
and expense, defend any and all suits or actions, just or unjust, with legal counsel approved by
the NWH, which may be brought against the NWH or in which NWH may be impleaded with others
upon any such above-mentioned matter, claim or claims, except for those arising from the
affirmative acts, omissions, bad faith or negligence of NWH or the affirmative acts, omissions,
bad faith or negligence of NWH. For purposes set forth herein, the term “NWH Parcel” shall be
defined to include the access drive that provides access to and from NWH Parcel with
Northwestern Highway ("Access Drive”).

4. Insurance: FCC, at its own expense, shall be required to procure and maintain in full
force and effect i) a policy or policies of commercial general liability insurance (including
contractual fiability coverage) against any liability or claim for personal liabllity, wrongful death,
property damage or liability for which such party is responsible under this Agreement or under tha
Laws, with financially responsible insurers authorized to transact business in the State of Michigan
with a commercially reasonable combined single limit of not less than $2,000,000.00 per
occurrence; and i) workers compensation insurance covering FCC's employees while working on
NWH Parcel pursuant to Easement Grant. FCC will furnish the NWH with a Certificate of
Insurance, issued by FCC's insurance carrier, naming NWH as ‘additionally insured' and providing
NWH with 30 days’ notice of cancellation.

5. Access Drive: FCC shall be responsible to maintain and restore any excess wear and
tear that its operating equipment may cause fo Access Drive during Easement Term.
Understanding that FCC’s right to use Access Drive is not an exclusive right, but rather one shared
with other users, FCC agrees not to materially interfere with the rights of third parties and the



public to use of Access Drive, including their right of ingress and egress from and to Northwestern
Highway.

6. Governmental Compliance: FCC acknowledges and agrees that its use of Easement
Grant is subject at all times to the rules and regulations of the City of Farmington Hills. In the
event that FCC's use of Easement Grant violales any such rute or regulation, resulting in fines,
penaltles and/or termination of FCC's rights granted under this Agreement, FCC shall hold NWH
harmless therefrom; and shall relinquish and waive any right to demand a refund of any advanced
fees paid for the Easement Grant rights herein afforded to FCC.

7. Maintenance/Restoration;: FCC acknowledges that it assumes possession of NWH
Parcel in its existing condition, which is in compliance with applicable governmental authorities.
FCC will undertake its business operations on NWH Parcet in compliance with the terms any
controlling document issued by and/or requirements of the City of Farmington Hills, authorizing
such use; and FCC acknowiedges that it is not relying upon any representation made by or
required of NWH as a condition precedent to FCC's execution of this Agreement and payment of
the down payment fee to NWH. Upon the termination of Easement Term, FCC shall restore the
NWH Parcel to its condition existing as of Effective Date, including, without limitation, any required
grading, seeding and/or such other restoration as may be required to achieve compliance with
rules and regulations of applicable governmental authorities.

Entered into on Effective Date:

NWH HOLDINGS, LLC FLORENCE CEMENT COMPANY
// . dé:«tm %

By: RobertJ. Asmar ; By: Doreen Lanni

Its: Managing Member 3/ { ‘?"/ sz'(/ its: President



Temporary Concrete Batch Plant - Farmington Hills
32680 Northwestern Hwy
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Lot Split 1, 2024, One parcel into two in RA-3
34037 Nine Mile Rd., 33-202-043
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Lot Split 1, 2024, One parcel into two in RA-3
34037 Nine Mile Rd., 33-202-043
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Farmington Hills Planning and Community Development Department
31555 W 11 Mile Rd
Farmington Hills, M1 48336

Case: Lot Split 1, 2024

Site: 34037 Nine Mile Road (Parcel ID 22-23-33-202-043)
Applicant: Arlint Berberi

Plan Date: February 29, 2024 (received March 14, 2024)
Zoning: RA-3

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.
%

Roads{Municipalities:{and| Imagsry: ©akland, CountyIMunicipalities{StatelofiMichigan®
igEmes g 1ap, EXporte d:zApril 0532024102024, GiffelSjWebste!

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



Existing Conditions

Date: 04/10/2024
Project: Lot Split 1, 2024
Page: 2

1. Zoning. The total site is 1.5 acres acres and zoned RA-3 One Family Residential (12,500 square feet).

2. Existing site. The property is vacant.

3. Adjacent Properties.

Direction Zoning Land Use
North IND Industrial
East RA-3 Single-Family
South RA-3 Single-Family
West RA-3 Single-Family
Site Plan & Use:
1. Summary of proposed split. The split will result in two parcels:
Parcel Frontage Size
Parcel A 80 ft on W. Nine Mile Rd. 16,240 sq ft (0.373 acres)
Parcel B 100 ft on W. Nine Mile Rd. 49,092 sq ft (1.127 acres)

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

3. Dimensional standards.

Standard Required Proposed

Min Lot Size 10,000 sq ft/12,500 avg 16,240 sq ft and 49,092 sq ft
Min Lot Width 80 ft 80 ft and 100 ft
Depth-to-width ratio 4-to-1 2.5:1and 3.63:1

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

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



C.

Respectfully,

Date: 04/10/2024
Project: Lot Split 1, 2024
Page: 3

both have frontage on W. Nine Mile Road. Parcels in this area have a fairly wide variety of sizes,
proportions, and widths. The split will create a rear-to-side relationship between the parcel to
the south and both 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 W. Nine Mile Rd. between Cass and Gill Rd. (see graphic). The primary
difference in configuration between the proposed lots and other lots in the area is the relative
flag shape of Parcel B.
The planning commission shall give consideration to the following:

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.
As noted above, parcels in this area have a variety of configurations and sizes; this
arrangement is not atypical of block-end arrangements here. Although Parcel B is flag-
shaped, the majority of the lot has frontage on W. Nine Mile Road. Parcel B is deeper than
other lots in the neighborhood, but the lot depth is comparable with those that also have
frontage on W. Nine Mile Road. The proposed split will result in lot widths for both parcels
that are more consistent with surrounding lots. Parcel A is similar in area to other lots in
the neighborhood with frontage on Cass St. or Gill Rd., while Parcel B is more similar in
area with other lots that have frontage on W. Nine Mile Road.

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; this is not atypical of other lots
with W. Nine Mile Rd. frontage in this neighborhood and will not create any front-to-rear
yard relationships.

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 EGLE wetlands map indicates this
site is impacted by hydric soils. Additional delineation of wetlands, including hydric soils,
may be required prior to the issuance of any building permits for this site.

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.
Parcel B is deeper than other lots in the neighborhood, but the lot depth is comparable
with those that also have frontage on W. Nine Mile Road. The proposed split will result
in lot widths for both parcels that are more consistent with surrounding lots. The
requested split will also result in the creation of a flag-shaped lot.

We are available to answer questions.

NNz 4y <S—

Joe Tangari, AICP Julia Upfal, AICP
Principal Planner Senior Planner
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Zoning
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DEPARTMENT OF PUBLIC SERVICES
H II I s JACOB RUSHLOW P.E., DIRECTOR
MM

INTEROFFICE CORRESPONDENCE

DATE: April 8, 2024

TO: Planning Commission

FROM: James Cubera, Engineeringqé)\

SUBJECT: Lot Split 1-2024 s B
34037 9 Mile

22-23-33-202-043

This office has performed a preliminary review of the above referenced lot split
plan submitted to the Planning Department on May 16, 2021. 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 27-121-2c-
1, a signed approval of the Engineering Division indicating compliance of section
27-110, Paragraph 2 (H) is necessary. With this in mind, our preliminary
comments are as follows:

1. A 12-inch water main exists on the south side of 9 mile across the
frontage of the parent parcel. It is available for service.

2. An 8-inch sanitary sewer exists on the south side of Nine Mile Road
across the frontage of the parent parcel. The proponent will be obligated
as part of the split to provide service leads to the new property line for
each of the resultant parcels. If an existing lead is available, it will be
considered. Note that the existing public sewer is shallow and with
resultant parcel B dropping off in grade, slab service and basement gravity
service may not be feasible. The proponent may wish to explore
extending public sewer from Cass Avenue at the south end. This would
necessitate offsite easements.

3. All resultant parcels have access to a public road. It is suggested that in
accordance with access management practices they be obligated to share
a driveway.

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 o 248.871.2850 Phone o 248.871.2851 Fax



4. A five-foot-wide concrete sidewalk will be required along the 9 Mile Road
frontage of the parent parcel. It shall be placed such that the south walk
line is one foot north of the ultimate 60-foot right-of-way line.

5. The ultimate right-of-way on 9 Mile Road is 120 feet, with that being 60
feet both north and south of the center line. The existing ROW is 66 feet
as part of this split, the proponent will be obligated to dedicate an

additional 27 feet in order to conform with the ultimate 60 feet on the south
side of 9 Mile Road.

6. The proponent will be obligated to provide a master grading plan for
review and approval for all the resultant parcels prior to construction.

31555 West Eleven Mile Road e Farmington Hills Ml 48336
Administration » 248.871.2530 Phone Engineering » 248,871.2560 Phone 248.871.2561 Fax

Public Works e 27245 Halsted Road e Farmington Hills Ml 48331 » 248.871.2850 Phone « 248.871,2851 Fax



INTEROFFICE CORRESPONDENCE

TO: Planning Commission

FROM: Jason Baloga, Fire Marshal
DATE: March 22,2024

RE: Lot Split 1-2024, 34037 Nine Mile

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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PROPERTY DESCRIPTION LOT SPLIT

(AS PROVIDED BY CLIENT)

THE FOLLOWING DESCRIBED PREMISES SITUATED IN THE CITY OF FARMINGTON HILLS, COUNTY OF
OAKLAND, AND STATE OF MICHIGAN, AND MORE PARTICULARLY DESCRIBED AS:

LOT 7 EXCEPT THE EAST 40 FEET, "SUPERVISOR'S PLAT NO. 15" OF PART OF THE NE. 1/4, SECTION 33, T.
1N, R. 9 E.,, FARMINGTON TOWNSHIP, OAKLAND COUNTRY, MICHIGAN. AS RECORDED IN LIBER 67 OF
PLATS, PAGE 2, OAKLAND COUNTY RECORDS.

CONTAINING 1.50 ACRES.

SUBJECT TO EASEMENTS & RESTRICTIONS OF RECORDS, IN ANY.

MORE COMMONLY KNOWN AS:

34037 W. 9 MILE ROAD,

CITY OF FARMINGTON HILLS,

OAKLAND COUNTY, MICHIGAN 48335
PROPERTY TAX ID. No.: 22-23-33-202-043

SUBJECT TO THE EXISTING BUILDING AND USE RESTRICTIONS, EASEMENTS, AND ZONING ORDINANCES,
OF RECORDS, IF ANY.

PARCEL A

LEGAL DESCRIPTION:

THE FOLLOWING DESCRIBED PREMISES SITUATED IN THE CITY OF FARMINGTON HILLS, COUNTY OF OAKLAND,
AND STATE OF MICHIGAN, AND MORE PARTICULARLY DESCRIBED AS:

PART OF LOT 7 OF "SUPERVISOR'S PLAT NO. 15" OF PART OF THE NORTHEAST 1/4 OF SECTION 33, TOWN 1
NORTH, RANGE 9 EAST, FARMINGTON TOWNSHIP (NOW CITY OF FARMINGTON HILLS), OAKLAND COUNTRY,
MICHIGAN, ACCORDING TO THE PLAT THEREOF AS RECORDED IN LIBER 67 OF PLATS ON PAGE 2 OF THE
OAKLAND COUNTY RECORDS.

COMMENCING AND BEGINNING AT THE NORTHWEST CORNER OF SAID LOT 7;

THENCE S 89°58'30" E ALONG THE NORTH LINE OF SAID LOT 7, BEING THE SOUTH 33 FEET RIGHT-OF-WAY LINE
OF NINE MILE ROAD (66 FEET WIDE) (ASPHALT PAVEMENT), A DISTANCE OF 80.00 FEET;

THENCE S 00°26'36" E, A DISTANCE OF 203.00 FEET;

THENCE N 89°58'30" W, A DISTANCE OF 80.00 FEET TO THE WEST LINE OF SAID LOT 7;

THENCE N 00°26'36" W ALONG THE WEST LINE OF SAID LOT 7, A DISTANCE OF 203.00 FEET TO THE POINT OF
BEGINNING OF PARCEL A.

CONTAINING £0.373 ACRES.
SUBJECT TO THE EXISTING BUILDING AND USE RESTRICTIONS, EASEMENTS, RIGHT-OF-WAYS, AND ZONING
ORDINANCES, OF RECORDS, IF ANY.

PARCEL B

LEGAL DESCRIPTION:

THE FOLLOWING DESCRIBED PREMISES SITUATED IN THE CITY OF FARMINGTON HILLS, COUNTY OF OAKLAND,
AND STATE OF MICHIGAN, AND MORE PARTICULARLY DESCRIBED AS:

PART OF LOT 7 OF "SUPERVISOR'S PLAT NO. 15" OF PART OF THE NORTHEAST 1/4 OF SECTION 33, TOVWN 1
NORTH, RANGE 9 EAST, FARMINGTON TOWNSHIP (NOW CITY OF FARMINGTON HILLS), OAKLAND COUNTRY,
MICHIGAN, ACCORDING TO THE PLAT THEREOF AS RECORDED IN LIBER 67 OF PLATS ON PAGE 2 OF THE
OAKLAND COUNTY RECORDS.

COMMENCING AT THE NORTHWEST CORNER OF SAID LOT 7,

THENCE S 89°58'30" E ALONG THE NORTH LINE OF SAID LOT 7, BEING THE SOUTH 33 FEET RIGHT-OF-WAY LINE
OF NINE MILE ROAD (66 FEET WIDE) (ASPHALT PAVEMENT), A DISTANCE OF 80.00 FEET TO THE POINT OF
BEGINNING OF PARCEL B;

THENCE S 89°58'30" E ALONG THE NORTH LINE OF SAID LOT 7, BEING THE SOUTH 33 FEET RIGHT-OF-WAY LINE
OF NINE MILE ROAD (66 FEET WIDE) (ASPHALT PAVEMENT), A DISTANCE OF 100.00 FEET,

THENCE S 00°26'59" E, A DISTANCE OF 363.01 FEET TO THE NORTH LINE OF LOT 50 OF SAID "SUPERVISOR'S PLAT
NO. 15"

THENCE N 89°58'31"W ALONG THE NORTH LINE OF LOT 50 OF SAID "SUPERVISOR'S PLAT NO. 15", A DISTANCE OF
180.04 FEET TO THE WEST LINE OF SAID LOT 7,

THENCE N 00°26'36" W ALONG THE WEST LINE OF SAID LOT 7, A DISTANCE OF 160.01 FEET,;

THENCE S 89°58'30" E, A DISTANCE OF 80.00 FEET;

THENCE N 00°26'36" W, A DISTANCE OF 203.00 FEET TO THE POINT OF BEGINNING OF PARCEL B.

CONTAINING £1.127 ACRES.
SUBJECT TO THE EXISTING BUILDING AND USE RESTRICTIONS, EASEMENTS, RIGHT-OF-WAYS, AND ZONING
ORDINANCES, OF RECORDS, IF ANY.

,C;’f\ ACCURATE SURVEYING AND MAPPING | CLIENT: ARLINT BERBERI DATE: 02-29-2024
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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.
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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
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PROPERTY DESCRIPTION opt.

LOTS 601 THROUGH 606 INCLUSIVE, INCLUDING THE § VACATED ADJACENT ALLEY, EXCEPT THE EAST 27 FEET THEREOF TAKEN
FOR ROAD ALSD LOT 600 INCLUDING THE § VACATED ADJACENT ALLEY "WADDELL-WLCOX-RYMEAL-COMPANY'S KEMBERTON PARK

SUBDIVISION”, OF E. § OF SE § OF SEC. 26, 1IN, RSE., FARMNGTON TWP. (NOW CITY OF FARMINGTON HLLS), OAKLAND
COUNTY, MICHIGAN, AS RECORDED IN LIBER 36 OF PLATS, PAGE 37 OF OAKLAND COUNTY RECORDS,
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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




Legal;

T1IN, R9E, SEC 26 WADDELL-WILCOX-RYMAL COMPANY'S KEMBERTON PARK SUBLOTS 601 TO 606 INCL, EXCE 27 FT
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-3
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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

. v e . . ;1 FARMINGTON
Planning Division i 77N

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.

J— M inor roads The City of Farmington Hills assumes no liability for any claims

arising from the use of this map.
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April 10, 2024

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.

=

r’ Q ‘ l:
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Wiap E xporte d3Aprl 058202470 2024]Giffels Webster

Giffels Webster | 1025 E Maple Road, Suite 1200 | 248.852.3100
www.giffelswebster.com



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



[ZR 4-3-2024, 27815 Middlebelt Rd — 1°* Review]
Page 5 of 9

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



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

Page 6 of 9
Sincerely,
o T s —
Joe Tangari, AICP Julia Upfal, AICP
Principal Planner Senior Planner
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[ZR 4-3-2024, 27815 Middlebelt Rd — 1°* Review]
Page 7 of 9

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



[ZR 4-3-2024, 27815 Middlebelt Rd — 1°* Review]
Page 8 of 9

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



LEGAL DESCRIPTION (AS PROVIDED)

SCHEDULE B-SECTION Il EXCEPTIONS

SHEET INDEX

(PER TITLE AGENCY; CHICAGO TITLE INSURANCE COMPANY, TITLE COMMITMENT KO: 63122038INTS,
EFFECTIVE DATE: DECEMBER 19, 2023)

EXHBIT A DESCRPTION:

LAND SITUATED [N THE QTY OF FARMNGTON HLLS, COUNTY OF QAKLAND, STATE OF MICHIGAN,
DESCRBED AS FOLLOWS:

PARCEL 1:

LOTS § AND 10, HILSIDE, ACCORDHG TO THE RECORDED PLAT THEREOF, AS RECOROED I
UBER 37 OF PLATS, PAGE 22, OAKLAND COUNTY RECORDS.

PARCEL 2

LOTS 11 AND 12, HLLSDE, ACCORDING TO THE RECORDED PLAT THEREOF, AS RECORDED IN
UBER 37 OF PLATS, PAGE 22, OAKLAND COUNTY RECORDS.

PART OF LOTS 13 AND 14, HLLSDE, A SUBDIViSION OF PART OF THE SOUTHEAST WAHTER oF
SECTION 11, TO¥M 1 NOATH, RANGE O EAST, FARMNGTON TOHSHP OAKLA.\'B

VICHIGAN, ACCORDING TO THE RECORDED PLAT THEREOF, AS RE

PAGE 22, QAXLAND COUNTY RECORDS, DESCRBED AS: BEGI\.‘";G AT THE SOUTHEAS
OF lITDI' 13; OIE"EI\CE KORTH 471.39 FEET; TH

COUBMNED AS SURVEYED LEGAL DESCRPNIGH:
LOTS 8 THROUGH 12, I.‘\Q.US[\E AND PART OF LOTS 13 AND 14 OF HLLSDE, A SUBDIVISON OF
PART OF THE SOUTHEAS ARTER OF SECTION 11, TO#N | NORTH, RANGE 3 EAST, FARMNGTON
TORNSHP, HOW CITY OF FARMNGTON HLLS, OAKLAND COUNTY, M: it GAN, AS RECﬂﬂD I

UBER 37 OF PLATS, PACE 22, OAXLA.ND COU‘ITY RECOADS, MORE PARTICULARLY DESCR'BEEI AS:
COMNEKONG AT THE 50U CORNER OF SA!D SECTION 11, THEKCE DUE NORTH 50.00

ALONG THE CENTERLINE OF WDDLEBELY ROAD (50 FEET WDE, IIZ WOTH), ALSO BENG 'ﬂiE
EAST LINE OF SAD SECTION; THENCE KORTH 89 DEGREES 46 WINUTES 06 SECONDS WEST 50.00
FEET TO THE PONT OF BEG G; NCE CONTIKUING KORTH B9 DEGREES 46 MINUTES 05
SECONDS WEST MEASURED (NORTH 69 DEGREES 43 MNUTES 00 SECONOS WEST RECORDED),
312.43 FEET ALCNG THE NORTH RIGHT OF WAY LINE OF WEST TWELVE MLE ROAD (S0 FEET WDE,
1/2 WDTH); THENCE DUE KORTH 470.94 FEET ALQ'\G THE EAST Ll.-'-E OF BEECH#000 HULS
CONDOUNUY, UA.KLA.‘\D COUNTY SUBDIMSH

COLD:‘{TY SUBDIVISION PLAN KO. 1 1) SOUTH 8 GREES 55 I!YUTES 35 SECONDS EAST
92.46 FEET, 2) DUE NORTH 129. ‘31 FEET AND 3] SOU'[‘H 89 DEGREES 55 MNUTES 35 SECONDS
EAST 219.97 FEET; THENCE DUE SOUTH 601,74 FEET MEASURED (601.33 FEET RECORDED) ALONG

THE WEST RGHT OF WAY UNE OF SA'D M'ODLEBELT ROAD TO THE PONT OF BEGNNNG.

TITLE AGENCY: CH:CAGO TITLE INSURANCE COMPANY
TITLE COMMITMENT NO: 63122058INTS
EFFECTIVE DATE: DECEMBER 19, 2023

(3)) EASEMEUT PIPEUNES IN FAVOR OF CONSUVERS ENERGY COUPANY RECORDED I
LIBER 51578, PAGE 1.
(PLOTTED & SHO#N HEREN)

BEARING REFERENCE

BEARNGS ARE BASED ON PRO.ECT COORONATE SYS
MICHGAN STATE FLANE COORDNAIE SYSTEN, ADE3 {oonus) {(uOL) (GRS80), SOUTH ZONE 2113,

FEET,
(LAT: 42°30'02.66" N. LDh. B)'ZOZ?_W W, ELEV: 781, SCALE FACTOR: 1.00010851).

UTILITY/REFERENCE INFO

Wiz CITY OF FARMNGTON HLLS ~ om.N.'n COUNTY DRAN COMVISSIONER
PHONE: 248-871-2560 +- 248-B58-111
RECEIVED: 1/25/24 ~ NO RESPONSE
SAN: OTY OF FARUNGTON HLLS ~ OAKLAND COUNTY DRAMN COMVISSIONER
PHONE: 248-571-2560 ~ 248-B58-1116 ’
RECEIVED: 1/25/2% ~ KO RESPONSE
STORM: QTY OF FARMNGTON HILLS ~ DAKLAND COUNTY DRAN COUViSSIONER
PHONE: 248-871-2560 ~ 248-B58-1116
RECEIVED: 1/25/24 ~ KO RESPONSE
GAS: CONSUVERS ENERGY
PHONE: £00-778-8140
RECEIVED: 1/8/24
ELEC: DTE ELECTRIC
PHONE: 313-407-5364
RECEIVED: 1/22/24
PHONE /CASLE: ATET
PHONE: £16-851-2268
RECEIVED: 1/16/24
PHONE /CABLE: CHARTER CABLE
PHONE: E00-778-9140
RECEIVED: 1/9/24
FHORE /CABLE: CLEAR RATE
ONE: 616-455-9840
RECEIVED: 1/9/2%

FHONE/CABLE:  COVCAST
PHORE: 8§55-962-8525
RECEIVED: 1/11/24

UTILITY NOTES

1. ALL UTIUTIES SHOWN ARE BASED ON;
A. GPRS MARKINGS LOCATED AT TIVE OF SURVEY,
B. UNUTY WAPS PROVIDED TO THE SURVEYOR AT THE TIME OF THE SURVEY.

2. THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND UTIUTIES AS SHOWN ON THS

DQAW‘VG ARE ONLY APPROXMATE. KO GUARANTEE IS EITHER EXPRESSED OR IMPLIED AS

PLETENESS OR ACCURACY THEREQF. THE CONTRACTOR SHALL BE EXCLUSIVELY

RESPO&SH.E FOR DETERVNNG THE EXACT UTIUTY LOCATIONS AND ELEVATIONS PRIOR TO
THE START OF CONSTRUCTION.

MICHIGAN

FARMINGTON HILLS
OQAKLAND COUNTY

ALT-1 = ALTA COVER
ALT-2 = ALTA SURVEY

LOCATION MAP

SURVEYOR'S OBSERVATIONS

TABLE A NOTES

AT THE TIVE OF THIS SURVEY, EVIDENCE WAS OBSERVED OF POTENTIAL
ENCROACHMENTS AND OTHER POTENTIAL ISSUES. OTHER ENCROACHVENTS
MAY OR MAY NOT STILL EXIST ON OR OfF THE SUBJECT PROPERTY.

THE FOLLOWNG OSSERVATIONS WERE MADE AT THE TWE OF
SURVEY:

/N oVEREAD POMER LiNES, POLES AND OTHER

RELATEI
INFRASTRUCTURE CROSS THE SUBJECT PARCEL AS S'IDMi O THE
SURNEY.

/5\ POSSBLE PPELNE EASEMENT OVER LOTS 11 AXO 12 KOT INCLUDED

I TITLE WORK, SVILAR TO THE EASEMENT DESCREED N EXCEPTION
"

A POSSBLE 10" WDENNG OF 12 WLE ROAD AND MIDDLE BELT, SEE
ITEM KO. 17 KOTE.

éfs PUBUC SDEWALK ALONG EAST AND SOUTH OF OVERALL SUBJECT
PARCEL POSSELY INDICATE AN EASEMENT.

re BN ory
Received
MAR 18 2024

City of Farmin Slon Hillg

Planning Dept.

(FOR TABLE "A" ITEMS NOT LISTED BELOW, SEE PLAN VIEW ON ALT-2
SHEET FOR MORE INFORUATION)

ITEM 2: THE POSTED ADDRESSES OM SITE ARE:
TAX 10: 22-23-11-477-13= 28025 MDDLEBELT ROAD,

TAX 10: 22-23—-11-477-109= 27815 MDOLEBELT ROAD,

TAX 10: 22-23-11-477-014= KO POSTED ADDRESS SITE;
r‘o BULB\GS WERE OBSERVED, SUBJECT PROPERTY \S VACANT

ITEM 3 FLOOD 10“\5
AP SCALES DO NOT SUPPLY SUFFICENT LEVEL OF
DETAL T0 PLOT ACCURATELY, ZONES IF PLOTTED HERDM
ARE APPROXMATE.

BY SCALED MAP LOCATION AND GRAPHIC PLOTTING

QLY. THE SUBLECT PROPERTY APPEARS T LIE ENTRELY N
2GHE (X) AREA DETERUNED TO BE OUTSIOE OF THE 0.
ARNUAL CHANCE FLOOO PLAM ACCORDNG TO THE R
INSURANCE RATE MAP FOR THE COUNTY OF OAKLAND,
COUMUNITY PANEL NO. (26125C0514F), EFFECTIVE DATE:
SEPTEMBER 29, 2006,

ITEM 6(0) end &(b):ZONNG

A ZONNG REPORT OR LETIER WAS NOT PROV.DED TO
THE SURVEYOR AS REQURED BY 2021 ALTA/NSPS
STANDARDS TABLE A ITENS 6(A) & &(8).

THiS ZONMNG INFORMATION SHOAN HEREIN WAS TAKEM FROM
THE OITY OF FASMINGTON HILLS ZONNG ORDMNANCE, EFFECTIVE
DATE: FEBRUARY 18, 2013.

ZONNG CLASSIFICATION:
(RC—2) (MULTIPLE FAVLY RESDENTIAL DiSTRICT)
BULDNG SETBACKS:

FRONT =

SO0E = EUE«’E S0E)
SOEx2 = 40: TOTAL 2 SDES)
REAR = 20

MAX. BULDING HEIGHT = 30

FDR FIJRTH‘ER L‘(TERP’RETA'I'IOH OF THE BULDING
OTHER APPLICABLE ZONING

MA‘I‘IDN PLEASE REFER TO THE LOCAL ZON'HG
AUI‘NORSTY US‘I'ED ABOVE.

ITEM 9: EXISTING PARKING
KUVBER AND TYPE (E.G., DISABLED, MOTORCYCLE,
REWLAR AKD OTHER NARKED SPECIALIZED TYPES) OF
ALY IDENTWFIABLE PARKING SPACES ON SURFACE
PAR.(-.\G AREAS, LOTS, AND IN PARKING STRUCTURES.
STRPING OF CLEARLY IDENTIFIABLE PARKING SPACES ON
SURFACE PARKING AREAS AND LOTS.

TAX 10: 222341427108

E6 REGULAS REWLAR SPACES

S Gimwen roe soaces gm.m FREE SPACES
B3 TOTAL PARARG SPATES

[ ERE ARE POSSIBLE ADDITIONAL PARKNG SPACES ALONG THE
EST SIDE OF SUBJECT PARCEL; PARKING STRIPING ARE FADED
X5 Kot wSeLE]

TAX 1D: 22-23-11-477-13 & 014:
THERE ARE KO STRPED PARKING SPACES ON BITHER SUBJECT
PROPERTIES.

ITEM 16: AT THE TIME OF THIS SURVEY "EVIDENCE OF RECENT
EARTH MOWING WORK, BULDNG CONSTRUCTION, OR BULDNG
ADDITIONS OSSERVED N THE PROCESS OF CONDUCTING THE
FELDWORK"™ WAS NOT OBSERVED.

ITEM 17: AT THE TWE OF THIS SURMVEY, I.‘(FOR'.\M'I'\ON REGARD"\G
PR

OPOSED CHANGES TO RIGHT OF WAY L MADE
AVAILABLE BY THE CDNTRMG JJ‘?rSC‘Cn JN. E'\ﬂ JB\CE oF
RECENT STREET OR SDEWALK C OR REPARS

WAS O3SERVED I THE PHDCESS OF CONDUCTING THE
FIELDWORK. BASED UPON CONDO PLAN KO. 260, CHWOOD
NDOMIUMT, 10 OF R:GHI'—DF- IAY ALOMI |2 WLE HAS

08,
"CRESTWOOD MEADOWS', 10 DF ECHT-DF—WAY HAS BEEN
TAXEN ALONG WODLEBELT.THE RiGHT-OF—WAY SHOAN ON TH:S
SURVEY MAP INCLUDES THIS 10' EXPANSION TO THE RESPECTIVE
Wi {0 DOCUNENTATION WAS INCLUDED ™
TLE WORK ADDRESSHG SAD EXPANSON.

ITEM 19: CERTlﬂCATE OF INSURANCE TO BE FURNISHED UPON REQUEST,
SHALL ROT BE ADDRESSED ON THE FACE OF

MISCELLANEOUS NOTES

1. THERE IS DRECT ACCESS TO THE SUBJECT PROPERTY WA
MIDDLEBELT ROAD & W 12 IJ![ ROAD, BOTH ARE PUBUC
RIGHT—-0F ~WAYS. SEE ITEM 17" REGARDING POTENTIAL EXPANSON
OF THE RIGHT-OF-WAYS OF SA'D ROADS.

2

THE PROPERTY SURVEYED AND SHOWN HEREOHN IS THE SAVE
PROPERTY DESCRBED IN EXHEIT A OF

TITLE AGENCY: CH:CAGO TITLE INSURANCE COMPANY,

TITLE COMVITMENT KO: 631220981NTS,

EFFECTIVE DATE: DECEMBER 19, 2023.

WINTER NOTE

THIS SURVEY WAS PERFORVED UNDER WNTER CONDITIONS. ALL
REASONABLE MEASURES WERE TAKEN DURNG THE SURMVEY TO OarvAM
ALL INFORMATION NECESSARY., HOWEVER, SOVE INFORMATION MAY KOT BE
SHOWH DUE TO SNOW COVER.

CERTIFICATION

T0: CHCAGO TITLE INSURANCE COMWPANY

'IWS IS T0 CERTFY 'I?(AT HS )MF OR PLAT AND THE SURVEY ON ¥
WTH THE 2021 BNV 51AN'DAW D‘I’A’L
REW‘-‘\‘BA‘F_‘NIS rm MTAAQS l.!.'@ TNE SN ABUSHED AM
A AND NSFS, AND INCLUDES JTEMS 1, 2, 3. 4 5, &(e), 7(a), 7(v1),
T(:) H.! ‘1 II.H 16,17, 18 & 15 OF TAELE A THEREOF,

THE FELD WORX WAS COMPLETED ON 1/30/2024.

WIRCE BUUZHST, FS. DATE OF FLAT UR WAPT
FROFESSIONAL SURVETOR
KO. 4001053492

TH-SSJRVEYH.ATWAS PREPARED FOR THE EXCLUSVE USE OF THE FERSON,
ERSOHS, OR ENTITY NAVED M THE CERTRICATION HEREOH. SA'D CERTHFICATICN
bof EXTEND Tﬂ ANY UNNAVED THRO PERSON WTHOUT AN DXPRESS
SURVEYOR NAMNG SAD THRD FERSON.

DOES
RECERTFICATON BY THE

INNOVATIVE GEQSPATLAL
& ENGNEEANG SOLUTIONS

‘\t\% G'“ft

2 -e.
7918 205"

2,
oy, Q"'“\

253 VETERANS DRIVE

(OFFICE) 517-223-3502
MOKUMENTENGINEERING COM

SERVICE DISASLED VETERAN OWNED
SVALLEUSNESS (50Y035)

Call MISS DIG
M werking daps before you €
Mkiga's
0z L2l

1-800-482-7171
wWrw.missdig. ur;

FRLEY-HOR & ASSOOLATEN, M

, OAKLAND COUNTY, MI

, SEC. 11, TIN—RSE

27815 & 28025 MIDDLEBELT ROAD
TAX IDs: 22—-23-11-477—-13 & 014 & 108

PART OF SE 1/4
CITY OF FARMINGTON' HILLS

ALTA/NSPS LAND TITLE SURVEY

ATE
2/27/2%,

PLAN SUBMITTALS /REMISIONS
UPDATED PER REVIEW COMMENTS

ORGNAL ISSUE DATE:
2/6/2024

PROJECT NO: 24-006

SCALE: N/A

FELD: AH, RZ
DRAWN BY: OC

DESGHN BY:
CHECK BY: WB

ALT-1
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Farmington Hills Planning Commission
31555 W 11 Mile Rd
Farmington Hills, M| 48336

Case: PUD 1, 2024
Site: 29845, 29905, 29915, 30005, 30115 W 13 Mile
(Parcel ID 22-23-11-201-001, -002, -004, -005, -006, -020, -021)
Applicant: Schafer Development, LLC
Application Date: 3/19/2024
Zoning: RA-1 One Family Residential District (20,000 square feet)

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

1. Zoning. The site is currently zoned RA-1.

2. Existing site. 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.

3. Adjacent Properties.

Direction Zoning Land Use
North RA-1 Single family homes
RA-1 RA-1 Single family homes
South RA-1 Single family homes
West RC-1 Baptist Manor

4. Site configuration and access. The site is proposed to be accessed from two driveways to 13 Mile
Rd.

Project Summary

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.

Buildings are oriented toward a ring road with garages and driveways on the front fagade. Structures are
buffered from neighboring developments by a minimum 60-foot setback along the southern border,
with a 35-foot greenbelt along 13 Mile Road.

PUD Qualification

Under Section 34-3.20.2, the Planning Commission may make a determination that the site qualifies for
a PUD based on the following criteria and procedures.

Criteria for qualifications. In order for a zoning lot to qualify for the Planned Unit Development option,
the zoning lot shall either be located within an overlay district or other area designated in this chapter as
qualifying for the PUD option, or it must be demonstrated that all of the following criteria will be met as
to the zoning lot:

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
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consistent with the RC-3 district.

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
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.

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 Rd.

The Planned Unit Development must meet, as a minimum, one of the following objectives of the
city. The applicant has provided responses to five of the PUD 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.

ii. To permanently establish land use patterns which are compatible or which will protect
existing or planned uses.

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.
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iv. To provide alternative uses for parcels which can provide transition buffers to residential
areas.

v. To guarantee the provision of a public improvement which could not otherwise be required
that would further the public health, safety, or welfare, protect existing or future uses from
the impact of a proposed use, or alleviate an existing or potential problem relating to public
facilities.

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.

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.

Though only one objective must be met by the plan, the applicant’s narrative addresses
objectives i, iii, vi, vii, and viii.

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, it appears that the request is not made solely to
avoid a variance.

Conceptual Site Plan & Use:

1. Summary of Proposed Use. The applicant has submitted a conceptual site plan. 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.

2. Density. The parcel is 524,462.4 square feet. Density is determined by the number of rooms. To
determine the number of rooms, the following standard (Section 34-3.5.2.F.) is applied:
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Two-bedroom unit: 3 rooms
Three-bedroom unit: 4 rooms

The applicant proposes 76 total units, including 40 three-bedroom units (160 rooms) and 36 ranch
units, whose bedroom count is not given. The following densities are permitted under conventional
zoning:

District Lot Area/sq ft Rooms permitted
RC-1 1,900 276 rooms
RC-2 1,400 374 rooms
RC-3 1,050 499 rooms

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.

Master Plan. The master plan’s Future Land Use map designates this site as Single Family, and it is
part of a Residential Special Planning Area, titled 13 Mile Road Near Middlebelt (No. 1) in the 2009
Master Plan. This area covered several additional lots in that plan, and was identified as an area with
the potential to be aggregated and redeveloped with a single access point off 13 Mile Rd. This
planning area was identified for single family housing. The plan set the following goals for the area:

Goals
e Maintain the one-family residential use character of the road frontage on

e large lots

e Encourage assembly of parcels and development of one-family lots based on
the concept plan

e Protect the natural features of the area; hillsides, trees

Policies
e Follow the concept plan under RA-1 zoning

- Locate the primary residential street parallel to Thirteen Mile Road
- Location of entrance roads from Thirteen Mile Road would be determined by timing of
developments
- Except for the west 300’, lots should back or side-lot to Thirteen Mile
e Road. Cul-de-sacs should be kept to about 600’ in length, Interconnect the streets over time
e Encourage names of developments that are similar in order to establish a unified identity for the
area
e Allow flexibility in application of city standards
e Encourage flexibility in building setbacks

e Permit water retention in open space
e Consider the cluster option only when at least one side of the property in question borders on a

use that is other than one-family detached land use
¢ Maintain the density as planned and zoned at 1.8 dwelling units per acre
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4. Dimensional Standards of the RA-1 district (34-3.1.4.E). The applicant is seeking relief from the
height limit of the district to permit a building height of 41 feet rather than the RA-1-permitted 30
feet.

Standard RA-1 Requirement Proposed (Concept)
Lot Size 20,000 sq ft 12.04 acres
Lot width 100 ft Over 1,000 feet
Lot coverage 25% Not specified on plans
Front setback 40 ft 50 ft
Rear setback 35 ft 60 ft
Side setback (east) 10 ft/25 total of two 35 ft
Side setback (west) 10 ft/25 total of two 35 ft
Building height Max. 30 ft Not given; two stories max
5. Parking. The applicant has proposed parking consistent with the requirements for 3-bedroom multi-
family units.
Standard Required Parking Proposed

Each proposed townhouse unit

includes a garage and driveway strip;

Driveway strips will have to be long

enough to accommodate vehicles.

6. Circulation. 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.

Three BR Unit 2 spaces/unit

7. Landscaping (34-5.14) and Screening (34-5.14). An area designated as recreation/open space should
be provided as a part of the schematic landscape plan required at final PUD determination.

8. Relief Sought from Ordinance Standards
a. Permit multi-family at RC-1 density.
b. Permit attached units.

Though we do not have detailed plans at this point, it is possible this plan could be achieved under
RC-1 zoning.

We are available to answer questions.

Respectfully,

U T

Joe Tangari, AICP
Principal Planner
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Date:

To:

From:

CC:

March 19, 2024
City of Farmington Hills, Planning Office
Schafer Development, LLC

MOBI Investments, LLC + Detroit Baptist Manor — Qualification for PUD Option

Summary of Changes to Qualification for PUD Option Submittal

On February 14, 2024, Schafer Development, LLC (“Schafer Development”) submitted a Qualification for
PUD Option and a Project Narrative for the MOBI Investments, LLC (“MOBI Investments”) property:

o After meeting with the adjacent homeowners’ associations, Schafer Development has withdrawn
its ORIGINAL February Submission in favor of the REVISED March Submission.

o The Original Submission consisted of:
= 54 -16’ Wide 3-Story Townhomes on the MOBI Investments property

Since the Original Submission, the Schafer Development team had the opportunity to meet with Detroit
Baptist Manor / Metropolitan Detroit Baptist (“Baptist Manor”). Schafer Development + Baptist Manor are
coordinating their efforts on a Qualification for PUD Option concurrently, to ensure both properties are
being developed in a cohesive and complementary land use pattern.

o The Revised (March) Submission consists of:

= 40- 24’ Wide 2-Story Townhomes on the MOBI Investments property

o The Ranches and Townhomes will be developed in separate phases.

Qualification for PUD Option

Schafer Development is formally requesting that the City of Farmington Hills consider an application for a

mixed-use, multi-generational Planned Unit Development (PUD). The PUD will consist of two distinct housing types:

(i)

and (ii) 2-story for-sale Townhomes on

the MOBI Investments property. Along with this narrative, Schafer Development is providing the required
submittal materials prepared in accordance with the Qualification for PUD Option Application:

Eight (8) 24” x 36" copies of Schematic Land Use Plan

One (1) electronic version of the Land Use in PDF Format — emailed to the Planning Office
Fifteen (15) 11” x 17” reduced copies of Land Use Plan

MOBI Investments Parcel: Proof of Ownership — Purchase Agreement and Title Commitment

31400 Northwestern Highway, Suite H, Farmington Hills, M| 48334
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Location, Property Identification and Authorization:

The MOBI Investments property measures 5.98 Acres and the Detroit Baptist Manor property measures
6.06 Acres. Collectively, the Subject Properties measures 12.04 Acres. The Subject Properties are located on the
south side of 13 Mile Road, west of Middlebelt Road and directly south of the Westgate / north of the Holly Hill
Farms residential communities.

The property addresses and Tax ID numbers are listed below:

Holly Hill Farm
Subdivision

Parcel Owner Address Parcel I.D.
1 MOBI Investments | 29845 W. 13 Mile Road | 22-23-11-201-006
2 MOBI Investments | 29905 W. 13 Mile Road | 22-23-11-201-005
3 MOBI Investments | 29915 W. 13 Mile Road | 22-23-11-201-004
4 Baptist Manor 30005 W. 13 Mile Road | 22-23-11-201-020
5 Baptist Manor W. 13 Mile Road 22-23-11-201-021
6 Baptist Manor W. 13 Mile Road 22-23-11-201-002
7 Baptist Manor 30115 W. 13 Mile Road | 22-23-11-201-001

The MOBI Investments property is under contract via Purchase Agreement between Schafer Development
(the “Contract Purchaser”) and MOBI Investments (the “Owner”).

Schafer Development is coordinating with Baptist Manor to collectively secure our Qualification for PUD
Option approval. The reason being is to assure the City of Farmington Hills and adjacent residential communities

that the overall PUD community will be developed in a cohesive and complementary land use pattern.

Homeowners’ Association Outreach — Westgate and Holly Hill Farms:

Schafer Development met with the members of the Westgate HOA (on February 2, 2024) and Holly Hill
Farms HOA (on February 6, 2024) to solicit feedback from the surrounding neighborhoods on our Concept Plan. In
addition, Schafer Development met with Westgate residents (on March 3, 2024) at their annual HOA Meeting. The

31400 Northwestern Highway, Suite H, Farmington Hills, M| 48334
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Schafer Development team is working to schedule meetings with Holly Hill Farms residents / HOA after the Easter
holiday to share the revised Concept Plan.

We discussed five major items regarding the earlier / original Concept Plans for the MOBI Investments Property:

1) Density
Project Use Acreage  Unit Count Density
Chaldean Community Foundation Rental 598 AC 100 DU 16.72 DU/AC
(3-Story Apartments) Apartments
Schafer Development For-Sale 6.69 DU/AC
(2-Story Townhomes) Residential >-98 AC 40DV (60 % Density Reduction)

e The Original (February) Submission showcased 54 — 3-story townhomes and is 46% less dense than
the prior 100-unit plan submitted by MOBI Investments.

e The Revised (March) Submission showcases 40 — 2-story townhomes and is 60% less dense than
the prior 100-unit plan submitted by MOBI Investments.

2) MHSDA Affordable Housing Component vs. For-Sale Townhomes

o The Schafer Development plan consists of a for-sale townhouse community, positioned to the
young / first-time homebuyer demographic. The MOBI Investments proposal included a subsided
apartment development for seniors.

e MOBI Investments Property: The townhomes will be marketed towards young families with
school-age children, which will benefit the Farmington Hills School District by bringing additional
students into the district.

e Baptist Manor Property: The ranch homes will be a 55+ age-restricted community.

3) Setback to Holly Hill Farms Subdivision

e The primary concern of the Holly Hill Farms HOA was the proposed setback to the 5x residences
that border to the Subject Property. A large part of our conversation was regarding changes that
could be implemented into our Concept Plan to produce the largest possible perimeter setback to
these homes.

e MOBI Investments Property: A 70’ foot rear-yard setback from the rear of the townhomes to the
shared property line with Holly Hill Farms.

e Baptist Manor Property: Between a 60’ — 72’ setback from the ranches to the shared property line
with Holly Hill Farms.

4) Proposed Building Height

e The Schafer Development team stated in its meetings with Holly Hill Farms that its objective is to
create a larger setback along the shared southern property line, to permit a more substantial
preservation of existing trees and naturals features. If Applicant receives PUD Qualification
approval, details regarding setbacks and possible natural features protection area will be formalized
in a future site plan submittal.

31400 Northwestern Highway, Suite H, Farmington Hills, M| 48334
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MOBI Investments Property: Further details are contained in the latter half of this narrative, but
the building height to the midpoint of the roofline is 26’ —4”. Holly Hill Farms HOA members voiced
concerns over the prior plans, which featured 3-story townhome buildings. Therefore, we decided
to retool the Concept Plan with a less intense 2-story townhome unit. The building height complies
with the 30" maximum building height allowed under the RC Ordinance.

Baptist Manor Property: Ranch units to be shorter than the proposed townhomes on the MOBI
Investments property. If PUD Qualification is granted, Baptist Manor will be submitting proposed
ranch home plans as part of a formal submittal.

5) Traffic Volume

Concept Plan —

A secondary concern brought to our attention by the Westgate HOA was traffic volumes from the
proposed development. If PUD Qualifications are granted, the Applicant will perform a traffic study
to ensure there are no adverse impacts to the adjacent residents.

For-Sale Residential Townhomes

Concept Plan 4.0: The revised Concept Plan has been included in the submittal. Using the RC District
guidelines, Concept Plan 4.0 is compliant with the rear yard setback requirements of Section 34-3.5.2.E of the Zoning
Ordinance. If the Applicantis granted PUD Qualification, they will endeavor to create the most attractive townhome
plan, while preserving substantial buffers to adjacent residences.

T ' | ~ — —

50 GREENBELT P O R —
’[LL 27" DRVE.
s §LLL§LLLL -
"o s s <o
@ STORY rl— = 5
el : il :
— e L] inininininy §
L0 \ T mimimining &
e 7 e UNIT PLAN
e S T T
aeRtiEE =l
g
| * : )

50 UNITS 40 UNITS

31400 Northwestern Highway, Suite H, Farmington Hills, M1 48334



Schafer NI
13t development

MOBI Investments — Proposed Townhome Product

The Concept Plan depicts a 40-unit townhome community. The proposed development yields a density of
6.69 units per gross acre. The product is a 2-story townhome. The midpoint to the roofline is 26’ - 4” above the
finished floor.

The townhome is designed with 3 bedrooms, with the primary target market being first-time homebuyers,
including but not limited to, recent graduates, singles, young couples or families — looking to establish roots in the
City of Farmington Hills. We envision that many young families with school-aged children will be attracted to the
townhome community. This will be an attainable housing solution for this demographic, who has long been locked
out of the new Single-Family housing market due to rising sales prices.

The proposed townhome is an already constructed product by Pulte Homes, who will be the builder of the
townhome community. Over the past 20+ years, Schafer Development has developed dozens of communities with
Pulte Homes. The featured product has been designed as a form of attainable housing for a younger buyer, offering
a 24-foot-wide floorplan with a 2-car garage.

Interior Images

31400 Northwestern Highway, Suite H, Farmington Hills, M1 48334
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Baptist Manor — Proposed Ranch Product

lllustrative Renderings

Criteria for Qualification — 34.220 Planned Unit Development

2.E. The Planned Unit Development must meet, as a minimum, one of the following objectives of the City:
The Applicant has provided responses to five (5) of the PUD 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.

e Response: The Applicant has met with HOA representations from Holly Hill Farms subdivision,
where it was determined the most important design feature of the Concept Plan was the proposed
perimeter setback to their subdivision—particularly the 5x residences on the shared property line.
The attached Concept Plans have provided a substantial buffer to the subdivision over and above
the RC Ordinance requirements, which requires a minimum perimeter setback of 50-feet. Southern
perimeter setbacks are proposed at 70-feet for the 2-story townhomes and between 60-72’ for the
1-story ranches.

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

e Response: During formal engineering design, the Applicant will create a buffer area along the
southern property line that 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.

e Goal #1: Encourage development that would enable consolidation of currently unrelated sites.
o MOBI Investments Property Response: The proposed townhome community is situated
on three unrelated and vacant single-family parcels.
o Baptist Manor Property Response: A cohesive ranch community is being proposed on
the four Baptist Manor parcels.

e Goal #2: Where more intensive development results, improve the buffers to residential uses
through substantial greenbelts.

31400 Northwestern Highway, Suite H, Farmington Hills, M1 48334
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o Response: Substantial rear yard / perimeter setbacks have been proposed to the existing
subdivision to the south, to propose the least disturbance to existing homeowners.

e Goal #3: Require interconnecting easements (or stub streets) to implement access management.

o Response: A system of interconnected streets has been proposed between the two Subject
Properties.

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.

e Response: A desired feature based on feedback from the Holly Hill Farms HOA is a substantial southern
rear yard / perimeter setback. The Applicant has designed multiple Concept Plans to craft a plan that
proposes the greatest possible setback to Holly Hill Farms.

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

e Response: The Applicant is aware that the Subject Properties and other parcels along the 13 Mile
Road corridor — between Middlebelt Road and Orchard Lake Road — will receive updated future
land use designations as part of the new Master Plan. The Applicant has endeavored to craft a plan
that clusters the proposed development and proposes the least amount of disruption to adjacent
neighbors.

Existing Zoning and Use

The property is currently zoned RA-1 One Family Residential District and is master planned for Single-
Family Residential. The adjacent property owner zoning districts are listed below:

To the North, Westgate is a single-family residential community zoned RA-1.

To the East, Detroit Baptist Manor is a single-family rental use zoned RA-1.

To the South, Holly Hill Farms is a single-family residential community zoned RA-1.
To the West, the Dunn Property is a single-family home zoned RA-1.

31400 Northwestern Highway, Suite H, Farmington Hills, M| 48334
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City of Farmington Hills — Zoning Map (06.2023)

To our immediate west, there are more intense office, commercial and higher density residential
developments. To our east, the Cove Creek condominium community was rezoned and approved as a PUD. We
believe there is strong justification for a PUD at the Subject Properties, as it will result in a transitional housing type
in between these more intense uses and the adjacent single-family communities. The proposed townhomes will
bring a much-needed attainable form of housing to the young / first-time homebuyer demographic. The proposed
ranches will provide additional empty-nester housing solutions for aging Farmington Hills residents, providing them
options to age-in-place within the community.

Conclusion
We thank you in advance for your consideration of the Qualifications for PUD Option Application. Schafer

Development has a longstanding history within the City, and we look forward to working on another development
opportunity within the community!

Sincerely,

The Schafer Development Team

Steven Schafer Spencer Schafer Aaron Schafer
P: (248) 613-6262 P:(248) 914-7499 P: (248) 660-4454
E: steve@schafer-dev.com E: spencer@schafer-dev.com E: aaron@schafer-dev.com

31400 Northwestern Highway, Suite H, Farmington Hills, M| 48334
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Amend PUD 1, 2021 Including revised SP 54-2-2021
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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: 3/19/2024

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 jtalics can be

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



Date: April 11, 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.”

As the planning commission considers whether the amendment constitutes a minor or major
amendment to the PUD, it should consider that the precise nature of the use has changed, and that 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; the applicant now proposes 85 spaces where more
than that are required; the applicant claims 140, though this can’t be verified without bedroom counts.

If the PC makes a determination that this is a major amendment to the PUD, the PC will set a public
hearing on the amendment and make a recommendation to Council.

Site plan approval would follow amendment of the PUD agreement, or may also be approved
concurrently. Site plans included with this submission, dated 7/16/22, are not updated to reflect the

new unit mix sought.

We are available to answer questions.



Date: April 11, 2024
Project: Amend PUD 1, 2021
Page: 3

Respectfully,
Giffels Webster

U N

Joe Tangari, AICP
Principal Planner
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Date: April 11, 2024
Project: Amend PUD 1, 2021
Page: 4
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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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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
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SAVE
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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

‘f 3
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27280 Haggerty Road, Suite C-2
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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
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PROPOSED PARKHG SPACES — 85 SPACES (NCLUDMG 5 BF. SPACES)

PARIGNG SPACE SIZE — O FEET WOE, 20 FEET | (HG
MU ASLE WOTH = 20 FeET

PROP 20 FT SAHITARY SEMER EASEMENT FOR
P o THE SENERY] OF 27701 ORGHARD LAKE 0.

CROSSWALK PAVEMENT

O: (248} 675-1095| REVIEWER
F: (800) 974-1704] scaLe:

WWW, IOWEDSE,Com
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PROJECT CONTACTS

1

; EHGKEER /DUSIGHER/PLANNER: ROME PROFESSIGHAL SERVCES CONPANY
\ ATTH: PAUL DHEARA, P.E
1

1

CROSSWALK PAYEMENT
MARKRHGS — 67 WHTE

21280 HAGGREY RUAD, SATE -2
FARMHGIOH HALS, WF 48331
P 2486251056

ARCHITECT: SHOEEL, ARCHITECTS
114 H. COURT AVE, STE 20)
POST OFFICE BOX 2183
GAYLORD, MICHICAN 49734
P 889-2H-0372

- ROWE PROFESSIONAL| e oxre
| SERVICES COMPANY

SITE PLAN NOTES

t. RELOCATED SIGHS [OCARTD WTHH ORCHARD LAKE ROMD RIGHT OF WAY 0 5E COORDNAYL
WTH THE CAXLANG COUNTY ROAD COWMISSON AWD MDOT.

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)

7 U
(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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7311 EOHD VALEY E
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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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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
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5 10 | so-au4 [T ¥ BTN | 130512850
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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
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197 | nsirz v M56aTeh | 1NN
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157 | soudsas [ 35Q837 § IOBIA
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LEGEND ®5 | w=s350 WSMAIT | Hawsizaed
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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.
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MANOR SENIOR LIVING LLC
COMFORT CARE SENIOR LIVING P

THE CITY OF FARMINGTON HILLS, MICHIGAN
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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 .
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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
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3 | m-rizse 38521108 | 1303458125
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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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DRAFT

MINUTES
CITY OF FARMINGTON HILLS
PLANNING COMMISSION SPECIAL MEETING
MASTER PLAN STUDY
31555 W ELEVEN MILE ROAD
FARMINGTON HILLS, MICHIGAN
MARCH 21, 2024 6:00 P.M.

CALL MEETING TO ORDER

The Planning Commission Special Meeting was called to order by Chair Trafelet at 6:05pm.

ROLL CALL

Commissioners present: Aspinall, Brickner, Countegan (6:42pm), Grant, Mantey, Trafelet,
Stimson, Ware

Commissioners Absent: Varga

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

City Attorney Schultz, Planning Consultants Tangari and Upfal
Mayor Rich, City Council Members Bruce and Knol

APPROVAL OF THE AGENDA

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

MASTER PLAN STUDY

A. Review Draft Master Plan

Planning Consultant Tangari led the Commission through an overview of the 03/14/24 draft 2024 Master
Plan, “The Next 50”, Document and Appendix. The Master Plan text reflected Planning Commission
discussions as well as public input. The Master Plan opens with a brief history of Farmington Hills, which
celebrated its 50" anniversary as a City in 2023, and envisions the next 50 years — “The Next 50.”

There will be at least one more meeting regarding the draft Master Plan before the document is presented
at a public hearing. Commissioners were asked to gather their thoughts about the document and the
appendix, and come to the next meeting prepared to offer comments and feedback.

Comments made during the section by section overview included:

e Several clerical errors were pointed out and formatting changes suggested (such as expanding the
chart on p. 29 so that the entire response text to the left of the bar graph can be read, and enlarging
type related to certain graphs). On p. 153, Innovation Energy and Environmental Sustainability
Committee (IEESC) is currently on sunset. Multicultural/Multiracial Community (MCMR) is
currently not a City Board or Commission.

e P. 32, under Sustainability and Resiliency — the comment was made that a vast majority of businesses
do not recycle because the separate cardboard bin takes up a separate parking space. Farmington Hills
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has high parking requirements, so that for many businesses, each space counts. This is an example of
the interrelatedness of issues.

e P. 49 addressed parking requirements. Could the Master Plan include a statement that the City does
not want to replace parking requirements with drive-through restaurants?

e Regarding Planned Unit Developments (p. 50), could qualification criteria more precisely address
public benefits? (The term “public benefit” does not appear in the zoning ordinance.)

e The Commission should continue to think about special planning areas, and how planned flexibility
including vertical development and mixed uses can create lively spaces. How does this fit into the
economic development/sustainability picture?

e Could staff provide the balance from tax increment revenue capture that is in the Grand River
Corridor Improvement fund?

e The portion of Grand River Corridor that is not part of the TIF (tax increment financing) area could
be its own study area.

e Include a map showing just the special residential planning areas. Perhaps group those areas in terms
of common goals and recommendations.

e Regarding the discussion of flex residential/office spaces on p. 76, this is another area where less
parking might be needed.

e Regarding the Boys & Girls Republic and Inkster/9 Mile special planning area (p. 80), consider this
hard to develop area that is also a “nature gem” as a potential city park.

e Regarding Orchard Lake Road north of 11 Mile Road (p. 86) being considered for flex
residential/office space, was this designation appropriate? The west side of Orchard Lake Road is all
single family residential, and on the east side there is a new condo development. Any office parking
would likely have to be to the rear, where there is more residential development. This is not a
transition area, and office use might not be appropriate.

e Utilize pop up, temporary and mobile uses (p. 87) in non-residential special planning areas, in order
to generate energy and activity in those spaces without having to put shovels in the ground.

e Accessory dwelling units (ADUs) are addressed in the Housing Plan.

e Regarding Section 07 — Transportation Plan, the text could acknowledge the need for better and more
frequent bus service. There is not a single bus route that runs through the City more than once an
hour.

e Section on complete streets (pp. 97-99) ofters benefits related to providing transportation alternatives.
The non-motorized plan (p. 100) points out pathways that currently exist. However, if the City
approves non-motorized pathway improvements, will they be maintained and be ADA compliant in
the winter? The feasibility of winter maintenance is also discussed on p. 108.

e P. 107 provides a map showing the location of bicycle crashes 2018-2022. Locations of repeated
crashes should be evaluated to see if safety could be increased through maintenance and/or pathway
re-location.

e (Grassy medians could include bike paths down their center, including the Grand River median and
perhaps the Northwestern medians. Bicycle paths in the medians are safer than those on the roadsides,
and they cross fewer roads/access drives.

e Cars drive in and park in the bike lanes on 13 Mile in front of North Farmington High School; the
bike lanes have increased congestion and made travel less safe for bicyclists.

e  When the Master Plan addresses “Safe Roads to Schools,” a map of school locations should be
provided. The City should take the lead in providing a safe route for students to walk and bike to
school.

e Creating new sidewalks in established subdivisions can be problematic, as streets were developed
with ditching, and it is very expensive to construct sidewalks where that is the case.
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e Non-motorized pathways should be prioritized in the Capital Improvements Plan. The new Targeted
Improvements Map can help inform CIP discussions.

e Regarding Section 08 — Housing. The narrative could include a reference to the lack of incentives
(such as tax deductions) for new home buyers, so that renting is seen as the better alternative.
Attainable housing is discussed (pp. 115-177) in this section, as are accessory dwelling units (p. 119).

e Regarding Section 09 - Arts and Placemaking, information should be given relative to local high
school and college arts events, including music events. P. 149 gives examples of percent for art
ordinances.

e Photographic examples should give the location of the buildings and why the photographs are
included. Some local examples should be included.

Section on health and wellness should reference the YMCA.

e Future discussion should address assumptions about future square footage needed for retail and office
space.

e Any data provided should be referenced as to year and source.

PUBLIC COMMENT
None.

COMMISSIONER COMMENTS
Commissioner Ware suggested that the next Master Plan review meeting allow plenty of time for
discussion.

ADJOURNMENT

Motion by Ware, support by Stimson, to adjourn the Special Meeting at 7:25pm.

Motion carried unanimously by voice vote.

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
MARCH 21, 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, Countegan, Grant, Mantey, Trafelet, Stimson, Ware
Commissioners Absent: Varga

Others Present: Staff Planner Perdonik, City Attorney Schultz, Planning Consultants

Tangari and Upfal

APPROVAL OF THE AGENDA

MOTION by Stimson, support by Grant, to approve the agenda as submitted.

Motion passed unanimously by voice vote.

PUBLIC HEARING
A. REZONING REQUEST ZR 1-1-2024
LOCATION: 31130 Orchard Lake Road
PARCEL I.D.: 22-23-02-103-025
PROPOSAL.: Rezone eastern portion of one (1) parcel from P-1, Vehicular
Parking District to B-3, General Business District
ACTION REQUESTED: Recommendation to City Council
APPLICANT: Mannik & Smith Group, LLC

Applicant presentation

Jefferey Schroeder, Plunkett Cooney, was present on behalf of this application to rezone a portion of
a parcel from P-1 Vehicular Parking to B-3, General Business zoning. Jacob Rilett, Mannik & Smith
Group, LLC., was also present.

The applicants provided the following information:

o The parcel was currently split-zoned. The applicant was requesting that the back portion of the lot
be rezoned from P-1 to B-3, to be consistent with the zoning in the entire parcel. An express auto
wash is being proposed for this location and the rezoning is necessary in order to meet the zoning
requirements.

e The applicants had reviewed all of the staff comments and they were in agreement with those
comments.

In response to questions from the Commission, the applicants gave the following further information:
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The use would be an adaptive re-use of the current building. A minor bump out (less than 500sf)
would be added on the northeast corner of the building. The building has a slight notch cut out of
it and the bump out will turn the building into a rectangle. The bump out is on the portion of the
property that is already zoned B-3.

Entrance and exit to the car wash will be on the eastern portion of the building, the furthest from
the street. The driveway to Orchard Lake Road will be eliminated.

Vacuums will be located both inside and outside the building.

Planner’s Review

Referencing the January 30, 2024 Giffels Webster review memorandum, Planning Consultant Upfal
offered the following comments:

The subject property is 1.045 acres and currently split-zoned B-3 General Business District and

P-1 Vehicular Parking District. It is located on the east side of Orchard Lake Road, at the corner

of Mulfordton St. and Orchard Lake Rd.

This land is designated Non-Center Type Business on the Future Land Use Map. The 2009

Master Plan compares uses permitted in Non-Center Type Business to those permitted in the B-3

Zoning District.

The parcel is part of the Orchard Lake Road Mixed Use Redevelopment Area. As such, the

Master Plan recommends that in addition to the goals and policies for mixed-use development,

redevelopment plans in this area should also:

a. Take into account the approved PUD plan for this area

b. Encourage the redevelopment of the Farmington Heights Subdivision as mixed-use
development similar to a Central Business District

c. Provide significant transition/ buffer to existing condominiums to the south and the group
care facility if they remain

d. Encourage non-motorized access alternatives with connections to the east

e. Promote mixed use development, including increased height limit for the entire area under a
unified plan provided that: (1) Changes would be permitted only if most properties are
involved and that no isolated one-family residential uses remain. Include the existing multi-
family developments if possible. (2) Intensity of uses allowed by increasing heights is in
proportion to the amount of land included in the development (3) bike paths and/or sidewalks
are installed to provide non-motorized access throughout the area (4) pedestrian-friendly
environments are created including landscaping, walks, trees, shrubs, and street furniture

To the rear of the site, there is a mix of office and residential. However, those residential lots only

include one single-family home and the remainder is a vacant parking lot.

Although the special planning area may not be consistent with an auto-oriented use, the future

land-use designation of non-center type business is. The applicant has proposed re-zoning the

entire property so that it's all B-3 rather than being a split-zone property. Because of the frontage

on Orchard Lake Road, the effect of this re-zoning will not change the use that is allowed. The

commercial zoning of the site is generally compatible with all surrounding uses. There would be

no additional impact on road service on Orchard Lake Road or traffic.

It does appear that the site could be developed within the standards of the B-3 district. However,

there is a prohibition relative to car washes being adjacent to residentially zoned properties and a

requirement that all access be a minimum of 200 feet from an intersection. So there are some

challenges with a car wash, but there are no challenges with B-3 uses on the site. There is no risk

of split zoning on this site.

The intent of the P-1 district is to only accommodate vehicular parking uses and this type of use

would not be permitted on the P-1 lot.

The Planning Commission qualified this rezoning at the February 2024 meeting.
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In response to questions, staff explained that:

e The only use allowed in the P-1 district is parking, including electric vehicle parking stations.

e Historically the P-1 district was used to buffer residential districts. The home behind this parcel is
now an office use.

e The B-3 District would have a 20’ rear yard setback and 10’ side yard setback. There are
buffering requirements relative to adjacent residential uses, including a wall/berm requirement
that applies to both the P-1 and B-3 district. Landscaping requirements would also apply to both
zoning districts.

Public Hearing
Chair Trafelet opened the public hearing. As no public indicated they wished to speak, Chair Trafelet

closed the public hearing and brought the matter back to the Commission.
Commission discussion and/or motion

MOTION by Brickner, support by Aspinall, to RECOMMEND TO CITY COUNCIL that
Rezoning Request ZR 1-1-2024, dated November 17, 2023, submitted by Mannik & Smith Group,
LLC, to rezone property located at Parcel Identification Number: 22-23-02-103-025, Oakland
County, Michigan, from P-1 Vehicular Parking District to B-3, General Business District, BE
APPROVED.

Motion passed unanimously by voice vote.

REGULAR MEETING
A. 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, and to revise regulations
regarding additional freestanding sign area

ACTION REQUESTED: Set for public hearing

SECTIONS: 34-5.5.3.A.ix, 34-5.5.3.A.1v, and 34-5.5.3.A xi

Referencing the March 14, 2024 Giffels Webster memorandum, Planning Consultant Tangari explained
that 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 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 and should be reviewed. This memo additionally looks at whether the bonus sign areas should
be reduced.

In order to prevent the visual and light pollution caused by the spread of large electronic sign areas,
Giffels Webster suggests limiting the portion of sign area that may be electronic display to 20-30%,
amending Section 34-5.5.3.A.ix by adding the following new item h:
h. The electronic display area of a sign shall not exceed 30 percent of the total sign area
or 30 square feet, whichever is larger.
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Potentially a very small sign could be all electronic. Larger signs will be limited as to the total amount of
the area that can be electronic. This would avoid the unintended consequence of having a very large sign
in the City, all electronic with 100% electronic imagery, which would be visually impactful for the driver
and anyone who lived in the area. Allowing very large signs to be all electronic appears to have been an
oversight when the ordinance was drafted.

Commission discussion included:
e Some businesses are set far back from main roads, and could benefit from having larger signs. There
was a balance between community aesthetic and businesses’ ability to advertise.

Staff explained that there would be no change to the primary business identification sign regulations
in most districts. The proposed change applies to the ES (Expressway Service) District and the LI-1
(Light Industrial) District, and would affect billboard-type signs. Signs could be as large as 150sf or
300sf. It was important to remember that sign content cannot be regulated, and these very large
electronic signs can blast out any message.

o It is important that people are able to read the signs. At the public hearing, could staff bring examples
of what will be allowed and what will be prohibited?

e  Will existing signs be made nonconforming? If so, how many signs would be impacted in that way?

e  Was there a true need for this ordinance change? What was the impetus behind this zoning text
amendment?

e  On the other hand, large tall signs as discussed tonight should not even be an option in Farmington
Hills. People living in and driving through Farmington Hills should not be impacted by large LED
signs. The issue was one of an overall aesthetic for the City.

After further discussion, Chair Trafelet asked staff to bring illustrations of signs that would be prohibited,
and examples of what would be allowed, and in what district, for the public hearing. A map showing
potential locations would also be helpful. Without concrete examples, what was being suggested seemed
vague and even premature.

In response, City Planner Perdonik said it was important to have an ordinance the City could live with,
prior to getting applications that might take advantage of the unintended consequences of the sign
ordinance as it is now written.

Commissioner Ware supported getting more information and discussing this zoning text amendment
further before setting it for public hearing. She preferred that the Commission be well informed and
understand the issues involved before acting on any change, including this proposed zoning text
amendment.

Staff committed to providing further information to the Commission well before the next meeting.

MOTION by Stimson, support by Mantey, that that Zoning Text Amendment 1-2024, which
proposes to amend the Farmington Hills Code of Ordinance, Chapter 34, Zoning, Article 5.0, “Site
Standards,” Section 34-5.5, “Signs,” to include a new subsection 34-5.5.3.A.ix.h addressing the area
of electronic messaging centers; and Sections 34-5.5.3.A.iv and 34-5.5.3.A.xi to revise regulations
regarding additional freestanding sign area, be set for public hearing for the Planning
Commission’s next available regular meeting agenda.
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Motion passed 7-1 by voice vote (Ware opposed).

APPROVAL OF MINUTES February 15, 2024, Special Meeting, and February 15, 2024
Regular Meeting

MOTION by Aspinall, support by Grant, to approve the February 15, 2024 Special Meeting
minutes, and February 15, 2024 Regular Meeting minutes as submitted.

Motion carried unanimously by voice vote.

PUBLIC COMMENT
None.

COMMISSIONER/STAFF COMMENTS

e (as station at 9 Mile and Middlebelt had very bright lights. City Planner Perdonik said there was
active enforcement at that location.

o The Commission discussed issues relative to the SiFi Networks fiber project going on in the City.
Work is supposed to be confined to the rights-of-way, but some residents were experiencing front
yard damage due to this project. Was there a way to better communicate to residents when this work
was going to be happening in their neighborhood? The Engineering Department is fielding calls about
the project.

[See https://thgov.com/government-business/news-information/latest-news/farmington-hills-mayors-
join-sifi-networks]

ADJOURNMENT

Motion by Ware, support by Brickner, to adjourn the meeting.
Motion carried unanimously by voice vote.

The meeting was adjourned at 8:31pm.

Respectfully Submitted,

Kristen Aspinall
Planning Commission Secretary

/cem
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