PLANNING COMMISSION MEETING
Monday, May 8, 2023 — 7:00 p.m.
City Council Chambers

23600 Liberty Street

Farmington, Ml 48335
TheCityofﬂ Xx Founded 1824
FARMINGTON
AGENDA
1. Roll Call

2. Approval of Agenda

3. Approval of Items on the Consent Agenda
A. April 10, 2023 Minutes

4, Outdoor Seating Site Plan Review — Cannelle Farmington, 33304 Grand
River Avenue

5. Legion Square - Preliminary PUD Review and Request to Schedule Public
Hearing: Cervi Construction, American Legion Hall, 31775 Grand River

Avenue
6. Update - Current Development Projects
7. Public Comment
8. Planning Commission Comment

9. Adjournment



FARMINGTON PLANNING COMMISSION PROCEEDINGS
23600 Liberty Street
Farmington, Michigan
April 10, 2023

Chairperson Majoros called the meeting to order in Council Chambers, 23600 Liberty
Street, Farmington, Michigan, at 7:00 p.m. on Monday, April 10, 2023.

ROLL CALL

Present. Crutcher, Kmetzo, Majoros, Mantey, Westendorf, Waun
Absent:  Perrot
A quorum of the Commission was present.

OTHER OFFICIALS PRESENT: Director Kevin Christiansen; Recording Secretary
Bonnie Murphy, Brian Belesky, Director of Media Specialist, Brian Golden, Media
Specialist; Beth Saarela, City Attorney

APPROVAL OF AGENDA

MOTION by Crutcher, seconded by Waun, to approve the agenda.
Motion carried, all ayes.

APPROVAL OF ITEMS ON CONSENT AGENDA

A. March 13, 2023 Minutes

MOTION by Kmetzo, seconded by Crutcher, to approve the items on Consent Agenda.
Motion carried, all ayes.

DISCUSSION AND SCHEDULING OF PUBLIC HEARING — PROPOSED CITY OF
FARMINGTON CODE OF ORDINANCE TEXT AMENDMENT: CHAPTER 25, SIGNS

Chairperson Majoros introduced this item and turned it over to staff.

Director Christiansen stated this item is a discussion and a request to schedule a Public
Hearing for a proposed City of Farmington Code of Ordinance Text Amendment regarding
signs. The proposed amendment would amend the existing provisions of Chapter 25 of
the City of Farmington Code of Ordinances, Signs. A copy of the proposed draft ordinance
is attached with your staff packet for this evening. This item is before you after the city
staff, city administration, city management and several department heads convened over
a period of time looking at changes that are necessary to the City of Farmington Sign
Ordinance, Code of Ordinances, Chapter 25, Signs, due to some changes as a result of
some legal action, some Federal Court case action that has resulted in the need for the
City to make adjustments to our sign code. With that, you should have received in a
separate mailing a copy of a confidential memorandum from the City Attorney and that
memorandum really laid out what the circumstances are, the existing conditions, our sign
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Saarela replied it will sort of work the same way. Someone will come in for a sign permit,
districts are still regulated about how many signs you can have, where can they be, what
size are they, how do you determine that size, so that's still the same in that way.

Christiansen stated | may be able to clarify a little bit which is probably the first question
to ask is does this change the city’s ability to regulate signs and/or the way that we are
regulating signs. We have regulated signs, we currently are regulating signs and as we
would like to continue to regulate signs, so that’s a great question that you're asking. But
to clarify, my experience with our sign ordinance has been many, many years and on a
daily basis. And | can tell you after working with the City Attorney and then meetings with
city management and administration, department heads as | indicated earlier in the initial
discussion of this item tonight. Chapter 25 is not looking to be completely revamped and
changed. Chapter 25, Signs, is being modified because of the U.S. Supreme Court case
and as a result as the City Attorney explained, there are certain modifications that are
necessary so that our current ordinance remains compliant. So, what you have here is a
draft that still is Chapter 25 and it still has the same intent in terms of signage through the
City of Farmington, and the signs that are permitted and the number of signs, location of
signs, how all that has been part of the City’s sign code for a very long time and is looking
to continue to be. And then the other part is the administration of this chapter of the sign
regulations is looking to still be the same, administered here in the City of Farmington
through a permit process that is overseen by the Planning and Building Department, and
it is something with signs as they always have and continue to and are intended to
continue to require in certain circumstance, different types of permits for them to come to
fruition. So, sign permit, construction permit, number of signs, placement of signs, how
that construction all takes place, there are specific requirements for signs in terms of how
they’re constructed and the code requirements, illuminated signs have to be electrical
code requirements and other sorts of things, placement of signs, where they’re placed on
buildings, how they are placed, if they’re monument or ground signs, the number of signs,
etc., that's all intended to remain the same. So, that's not looking to be revamped. What
is looking to be modified are the provisions here that differentiate between signs. So we
have signs as defined that were specific to certain types of signs, a certain type of
business sign, a certain type of a directional sign, a political sign, a real estate
development sign, an advertising sign for something in particular, all of that differentiation
is being eliminated to basically provide sameness as the court case is requiring, yet the
basic premise of our sign ordinance is intended to still be the same. So | hope that clarifies
a little bit, the City Attorney can jump in if I'm off on this a little bit because we’ve looked
at this extensively and so really the exercise here is taking our current sign ordinance and
modifying it, revamping it, to be compliant in light of the U.S. Supreme Court case.

Majoros stated | guess the question is how much of our sign ordinances, because the
distinction seems to be between content and noncontent, and | think there’s probably very
little argument for basically we've got good things in place to handle that, right, but what
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did we have in our sign ordinance before that was giving us the ability to moderate content
based designs, because that’'s what we’re essentially mirroring in this new stuff. | don’t
think any of us are arguing the sign, if it's for a temporary thing, has to be up for so many
days or this sort of size, the logistics, the operational piece of it, but it feels like it's the
content piece that we have to change language to give us | guess or the inability to
regulate that and Christiansen replied that's correct.

Christiansen stated in our sign ordinance, | can tell you, our practice was always looking
at sighage and intending to remain content neutral, our ordinance is structured that way.
What it is not structured as is being a type of sign neutral, we differentiate between types
of signs, that’s really what the change here for us is. Content neutral being, whatever the
name you want to call your business, whatever the identification of whatever the entity is
that is requesting a sign, be it a business or be it a nonbusiness, maybe it's institutional
and it's a church, maybe it is another type of activity or event or something, content is not
to be considered and typically it wasn’t anyways. You can use symbols, you can use
letters, you can use colors, you can use many kinds of graphic and the City Attorney can
correct me if I'm wrong, the only thing you can’t do is use something that would be
unacceptable, such as vulgar language, you can't use that, that's the only thing we're
going to be looking at as we move forward. So, in light of that | don’t believe it's going to
change a lot of what we have done, again, numbers and types and locations, and all of
that height, and how signage is physically distributed throughout the community for the
various interests that want to have signage, | think it's just going to be a matter again our
ordinance is going to have the same exact structure differentiating between types of
signs, that's really it.

Commissioner Kmetzo asked when the Notice goes out for the public for the Public
Hearing, how much information will be provided identifying what the difference from the
original Section 25 to the new Section 25.

Christiansen replied that's a great question and what we do when there is an ordinance
change is we identify what the Public Hearing is for, we identify the section of code or
ordinance that it's for, we then make a copy of that available and it will be available hard
copy and it will be available online for people to take a look at. We don’t include the entire
and | want to say I'm looking at the number of pages, it's probably about 60 pages, we
won't include all those pages but we will have specific reference to the document to
Chapter 25, all the changes what you see before you in this draft will be available again
to everybody, they can come into City Hall and look at that or they can certainly look at it
online, look at an electronic copy, they’re welcome to ask questions, certainly we’ll take
anybody’s concerns or interest and certainly they can participate in the Public Hearing
when it is scheduled.
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Kmetzo said they will be able to identify which specific sections of Section 25 are going
to be amended and Christiansen replied yes.

Commissioner Westendorf asked if there is a strikes and bolds version of this document
to make it clear that this was removed, this was added because that would be incredibly
helpful.

Saarela replied that's not how it was done and Christiansen stated Chapter 25 will not
change in our Code of Ordinances, in our codified code which is Municode, you go to the
City of Farmington website and you go to the Clerk’s office or Planning and Building, and
you go to City of Farmington Code of Ordinances and in the Code of Ordinances you go
to Chapter 25, that’s the current sign section, that will remain the same and it will still be
there and it’s still on file and on record here. So, hard copy here at City Hall, and electronic
copy on the City website and then this draft will be available as well. There is the ability
to have both documents in hand, whether it's looking at the hard copy or looking at them
electronically.

Majoros replied understood and that’s how many pages, sixty, let's just be honest, that's
a tall order for any citizen or to be honest ourselves. It's a lot of work. So, we’ll give it
the old college try but within those sixty pages there’s probably three or four things that
will matter. And what we would ask for is some demonstration or recognition of the
significance of where the changes are that matter because | highly doubt anyone is going
to read two versions of sixty and try to compare them and find Waldo.

Crutcher asked if the changes we’re talking about lines that were changed or was the
whole thing rewritten and Saarela replied we've rewritten some when you get into the
definitions. You're looking at placement, size, number, you're not looking at this is a
political sign, this is a religious sign, this is an event sign.

Crutcher said to clarify we're not looking at the old ordinance as we changed these words,
we're just changing it to this and Saarela replied it works the same way and Crutcher
stated there isn’t really a line-by-line comparison.

Christiansen stated the major are of change is definitions, it's completely different
language than what you see today, and that the current ordinance differentiates between
types of signs, this does not. This basically defines not types of signs, this is more a
definition section that identifies signs and how they're configured, constructed, what they
represent, an air activated sign, an animated, an awning, so it's really the construction
thereof or the material type of just the actual physical nature of the sign versus the
purpose.
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Majoros stated if the whole intention of this is to become content neutral then we’re not
really changing the types of signs, the definition of a sign, we’re not changing page 29 all
signs shall be maintained in a condition of good repair, peeling or missing paint, |
guarantee that wasn’t rewritten, | guarantee it.

Saarela replied | think what happened here someone else in our office who is doing all of
these for all communities, so | think there’'s more of a standard version that every
community is using and with that in mind our office went through the lawsuit and made
sure that the version we're giving all of our clients meets the criteria of that Supreme Court
case, so everybody is getting a similar version of ordinance. So, we did not look at what
you, we said this is what works under the Supreme Court case and will stand up if
someone challenges you for violating their freedom of speech rights under this case.
There will be variations between communities under subsections if you look towards the
end there’s a particular subsection that allows for specific criteria for the Grand River
Corridor, some additional restrictions on numbers, so you're going to have subsections
that will vary between communities.

Kmetzo said just to summarize, assuming then that the original Section 25, any reference
to scrutiny of content, any language in that Section, all of those were eliminated from this
new Section 25 and Saarela replied correct, we wouldn’t have included that.

Majoros said assuming then when we get it, we will read it them through that filter, but |
really don't think that content cleansing is going to have an impact on maintenance
requirements and other stuff in here.

Christiansen stated the overall intent of the sign chapters, Chapter 25, that is still the
same, the same types of signs, the same number of signs, the same placement of signs,
the same administrative process, that's not intended to change with this draft. So, | think
that's something to keep in mind, that we’re not looking to revamp, you're not going to
see an array of new signs, but you're going to certainly have through the process really
more administrative and permitting than anything else. We need to make sure that we're
staying in step with the Federal Court case and following what now we have to in terms
of content. | can tell you, too, if you look at the definitions, the interesting thing is even
some of these graphics are our current graphics. This page | have up on screen right
now, these are current graphics that are in our ordinance right now. So, we have
maintained some semblance of what is still the base, the framework. But you know if
there’s an interest in pinpointing any particular items, we certainly can do that, we’ll have
a period of time between now and if you so choose to schedule a public hearing we can
lay some of that out for you, but the way for anybody to be prepared is to look at both
instruments, both chapters and that's an exercise we can always undertake, too, if you're
so inclined and that’s side by side going through and looking at every page if you wanted
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to do that. But again, direction on what’s before you, the urgency is in light of the court
case we need to become compliant and that's where we're at right now.

Westendorf stated from current to draft, the number of signs, the size of signs, the way
the sign area is calculated, all of those things are still the same and Christiansen replied
that’s correct.

Majoros confirmed that the action is to move to schedule the public hearing for the next
Planning Commission meeting and Christiansen replied that it should be set for the June
meeting to allow ample time for the Grand River Corridor Authority and the DDA and to
make sure everyone has a chance to weigh in administratively and with the Boards and
Commissions, too.

Majoros opened the floor for a motion.

MOTION by Crutcher, supported by Kmetzo, to schedule a Public Hearing for the
proposed City of Farmington Code Ordinance Text Amendment, Chapter 25, Signs, for
the June 12, 2023 Planning Commission meeting.

Motion carried, all ayes.

UPDATE —~ CURRENT DEVELOPMENT PROJECTS

Chairperson Majoros introduced this item and turned it over to staff.

Director Christiansen provided an update on current development projects stating that the
streetscape is moving along since reclosure with the anticipated reopening in June if
weather permits. The Maxfield Training Center is still moving forward and City Council is
working with consultants and Robertson Brothers Homes and should be before Council
in May or June. Nothing has moved forward with the PUD for the American Legion at this
time. Paramount Health Care is waiting for submittals as well as a couple other properties
along Grand River. Panera Bread is how Kyma and Savvy Sliders will be coming soon
as they are taking applications for employment.

Crutcher asked for an update with the property behind the A & W and Christiansen replied
nothing has moved forward.

Mantey inquired about the Heights Brewery and Christiansen replied they are working
with City administration with respect to regulations and building and constructions
permits, easements and once those are finalized they can repurpose interior and build it
out to their use.
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PUBLIC COMMENT

None heard

PLANNING COMMISSION COMMENT

None heard.

ADJOURNMENT

MOTION by Crutcher, supported by Waun, to adjourn the meeting.
Motion carried, all ayes.

The meeting was adjourned at 7:37 p.m.

Respectfully submitted,

Secretary



‘ Reference
Farmington Planning Commission Planning Commission Number
Staff Report . Date: May 8, 2023 4

Submitted by: Kevin Christiansen, Planning and Building Department Director

Description Outdoor Seating Site Plan Review — Cannelle Farmington, 33304 Grand River
Avenue

Background

The City has received a Site Plan Application for proposed outdoor seating for the new Cannelle
Farmington located at 33304 Grand River Avenue (former Kickstart Farmington) within the
Downtown. The subject property is currently zoned CBD Central Business District. Outdoor
seating in the CBD requires review and recommendation/approval by the Downtown
Development Authority (DDA) Design Committee and the Planning Commission. The DDA
Design Committee reviewed and recommended approval of the submitted outdoor seating site
plan for Cannelle Farmington at their 4/18/23 meeting (see attached copy of minutes). No
changes regarding building dimensions or other site improvements are proposed.

Attached for your review and consideration is a copy of the Site Plan Application and a
proposed site plan submitted by the applicant/petitioner. Proposed modifications/improvements
include an outdoor seating area and related upgrades/enhancements. The applicant/petitioner
will be at the May 8t 2023 meeting to present these to the Commission.

Attachments
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D OW N TOW N DDA Design Committee Meeting

7:30AM, Tuesday, April 18, 2023
/“"‘_‘\ City Hall Conference Room
Iﬂ‘ Farmington, Ml 48335

FARMINGTON

Downtown Development Authority

MINUTES

1. Attendance
Claire Perko, Brian Golden, Steve Schneemann, Ken Crutcher, Kate Knight, Jess
Westendorf
Others Present: Bert Koseck & Matt Knio (Cannelle)

2. Approval of February 9, 2023 DDA Design Committee Minutes
Approved

Motion by Perko, second by Golden to move Cannelle streetscape improvement to item
number 3 on the agenda. Motion passes unanimously.

3. Overview of outdoor seating plan for Cannelle by Bert Koseck.
Design committee reviewed outdoor seating plan presented by Cannelle.
e Discussion of bike rack relocation to streetscape in front of Eye Spy for more
prominent visibility
e Design committee recommends dark charcoal colored concrete.
e Relocate honey locust tree to the SE corner of the patio area.
e Relocate kiosk to bench location across the sidewalk.

4. Pocket Park Update and Next Steps
Warren construction to complete the work with Willson Swykert as a sub-contractor to
gain efficiencies with Streetscape project. Grissim Metz is working on site grading as we
speak to address accessibility to the site and neighboring businesses.

Committee discussed planter corner condition near Farmington Road entrance to Sipp
and plant material.

5. Project Juniper
Design committee recommends to move forward with Grissim Metz proposal to spec
replacement options.

6. Other Business
None

7. Streetscape Update and Walkthrough
Discussion of Streetscape progress and sidewalk slope in select areas.

8. Adjourn



N For office use only
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Site Plan Application

CANNECLLE *,F/%/ﬁ/?//\f 6N

1. Project Name
2, Location of Property

Address ZZ? 0 7 éﬁ#’ﬂﬂ K[VFR #‘VE‘:
Cross Streets ( ZY[bT MZMJ/’ ﬂﬁﬂ/ﬂéﬁﬂ ﬁe)

\ ’

Tax ID Number ___

3, Identification
Applicant ﬁ #’r I ﬁ /V / ﬂ
Address- “/ Vi /9' MﬂdW#Eﬁ

Clly/State/Zip Wl §LIIfF, 16t M| 48325
Phone ?/?,“f/g; W?/ Fax WV™ '

Interest In the Property (e.g. fee simple, land option, etc.)
9 Property Owner 9 Other (Specify)

CHME 45 4FLL AT

Property Owner

Address

Clly/State/Zlp

Phone _ Fax

Preparer of Slte Plan Zﬁ/%//” /'757’? M pﬁ/ﬁ?ﬁ Méfﬂ '
Address (G009 EINITY Y- H/Vfg pﬁ
Clty/State/ZIp rermitiy Ml 4877

Phonezygl 3??4 7///ﬂ Fax




4, Property Information

Total Acres 0 { ﬂ Z ?

otwish /5, 90 ° LotDepth 92,04~
Zoning Distrlct d ﬁ ﬂ C& f/"/’ ﬁﬂ ﬂ ﬂ é/}v %4 p / 9f ﬂ/ &7:)
Zoning District of Adjacent Properties to the

North South East Woest

5, Use

Current Use of Property VMM/”///VW/Q ﬁﬁvu/ff’ﬂ 0”

Proposed Use

Residential Number of Units

G

G Office Gross Floor Area

e} Commerclal Gross Floor Area

G Industtial Gross Floor Area

e} Institutional Gross Floor Area

K¢ Other ﬁf M Z/ Gross Floor Area / R ‘/ /6§ éf

TKERY %

Proposed Number of Employees

A copy of the complete legal description of the property and proof of properly ownership should
accompany this applicatlon,

] (applicant), do hereby swear that the above

s'taterheﬁ(s are true,
M {. (71027
Slgnature of Applicant ’ Date
9.1(7. 2023
Slgnature of Property Owner Date

v MATT M / J (property owner), hereby give permission for
clals,

Clty 6f Farmington staff, and consultants to go on the properly for which the above referenced
site plan Is proposed for purposes of verlfying Information provided on the submitted application.

Clty Action

Approved/Denled:
Date:

By:
Conditions of Approval:




CITY OF FARMINGTON

Site Plan Review Checlklist

[ a. Site Plan Descriptive and Identlfication Data

Provided

Not Provided

Site plans shall conslst of an overall plan for the entire development,
drawn to an englneet's scale of not less than 1 Inch = &0 feet for
property less than three acres, or ane Inch = 100 feet for property 3
acres or more In size

Sheet size shall be at least 24 x 36 Inches

If a large development Is shown In sections on mulfiple sheets, then
one overall composite shest shall be Included

Title block with shest numberftitle; name, address and telephone
number of ihe applicant and firm or indlvidual who prepared the
plans; and date(s) of submisslon and any revislons (month, day,

year)
Scale and north-point

Locatlon map drawn to a separate scale with north-point, showing
su"rroundlng land uses, water fealures and siraets within a quarter
mile

"Not {o be Used as Construction Drawings" must be noted on the
sile plan

Legal and common description of property

Identification and seal of registered or licensed architect, clvil
enginaer, land surveyor, landscape archltect or community planner
who prepared drawings

Zoning classlfication of peitioner's parcel and all abutting parcsls
Proxiimity to section corner and major thoroughfares

Net acreage (minus rights-of-way) and total acreage

. =
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[ b. Site Data

Provided

Not Provided

]

Exisling fot lines, bullding lnes, structures, parking areas and other
Improvements on the slte and within 100 feel of the site

Clty of Farminglon Slle Plan Checklist
-q-

v/




Where grading Is proposed, topography on the slte and within 100
feat of the site at two-foot conlour Intervals, referenced to a
U.S.G.S. benchmark

Proposed lot lines, lot dimensions, property lines, setback
dimenslons, struciures and other Improvements on the slte and
within 100 fest of the slte

Locatlon of exisling dralnage courses, floodplalns, rivers and MDEQ
regulated wetlands with elevations

All existing and proposed easements

Detalls of exterlor lighting Including locations, helght, fixlures,
methaod of shielding and a photometric grid overlald on the proposed
slte plan Indicating the overall lighting Intensity of the slte (in
footcandies)

Location of waste receptacle(s) and mechanical equipment and
method of sereening

Locatlon, size, helght and lighting of all proposed freestanding and
wall signs

Location, size, helght and materlal of construation for all walls or
fences with cross~sections

Extent of any outdoor sales or display area

Location, height and outside dimensions of all storage areas and
facliitles

s
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[Ce. Access and Clrculation

Provided

Not Provided

]

Dimenslons, curve radil and centerliries of existing and proposed
access points, roads and road rights-of-way or acoess easemants

Driveways and Intersactions within 250 feet of site

Cross section detalls of exlé([ng and proposed roads, driveways,
parking lots, sldewalks and pathways lllustrating materlals, width
and thickness

M
v

UL

Dimensions of acceleration, daceleration and passing lanes

N/#

Dimenslons of parking spaces, Islands, clrculation alsles and
loading zones

7

s

Radli for driveways and parking lot isfands

L

ula
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Calculations for required number of parking and loading spaces

Designation of fire lanes

Traffic regulalory signs and pavement markings

Shared parking or access easements, where applicable

NIt

yIL

s

L

d. Landscape Plans (city reserves the tight to require plans be
prepared and sealed by a registered landscape architect)

Provided

ot Provided

The general location, type’and size of all existing plant material, with
an Identificatlon of materlals to be removed and materials to be
preserved

Limits of grading and description of methods to preserve exisling
landscaping

The location of proposed lawns and landscaped areas

Landscape plan, Including location, of all proposed shrubs, trees
and other plant materlal

Planting list for proposed landscape materials with callper size or
helght of material, spacing of specles, hotanical and common
names, and quantity

Calculalions for required greenbells, buffer zones, parking lot trees,
- detentlon ponds and interior landscaping

Y

N#

Method of Installation and proposed dates of plant Installation

Landscape malntenance program

[ e. Bulldihg and Structure Defails

Provided

Not Provided

Location, helght, and oulside dimenslons of all proposed buildings
or structures

[

Bullding floor plans and total floor area

il

Detlalls on accessory slructures and any screening

e

Bullding facade elevations for all sldes, drawn at an appropriate
scale

Wi

Method of sereening for all ground-, bullding~ and roof-mounted
equipment

Clly of Farminglon Site Plan Gheakilst
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Description of exterior bullding materials including colors (samples
or photographs may be required)

M

[ §. Tnformation Concernlng Utllities, Dralnage and Relaled Issues

Provided

Not Provided

Location of sanitary sewers and septic systems, exlsting and
proposed

s

Location and size of existing and proposed water malns, water
service, storm sewers and dralns, and fire hydrants

Pl

Slorm water retention and detentlon ponds, including grading, side
slopes, depih, high water slevation, volume and outfalls

flr

Location of above and below ground gas, elsctric and telephons
lines, existing and proposed

L

Location of utility boxes

Klr

g. Additional Information Required for Multiple-family Residentlal
Davelopment

Provided

Not Provided

The number and location of each type of residential unit {one
bedroom units, two badroom urills, etc.)

Den\;,(ty calculations by type of residentlal unit (dwelling units per
acre,

Garage andlor carport locatlons and detalls, If proposed

Mallbox clusters

Location, dimensions, floor plans and elevations of common

bullding(s) (e.g., recreation, laundry, etc.), if applicable

Swimming pool fencing detall, Including helght and typa of fence, If

applicable

Locatlon and size of recreation and open space areas

Indicallon of type of recraatlon fadllies proposed for recreation area

A~

[ . Miscelfaneous

Provided

Not Provided

|

A general operallons plan Including description of the nature of the
proposed use or aclivity, nolse impacts, hours of operatlon, the
number or employees, eto

/

Assessment of potential impacts from the use, processing, or
movement of hazardous materiafs or chemicals, if applicable

)

Clly of Farmlnglon Sle Plen Chaclilst
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For additions and expansions, a clear distinction between existing
bulldings, structures and impervious surface areas and any
proposed development must be made

Any additional graphics or written materials requested by the
planning commission to assist in determining the compliance with
site plan or special land use standards, such as but not limited to:
aerial photography; cross-sections which illustrate impacts on views
and relationship to adjacent land uses; photographs; iraffic impact
studies and parking demand studies; and environmental impact
studies; such information shall be prepared by a qualified individual
or firm with experience In the specific discipline

Clty of Farmington Site Plan Checkilst
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BOUNDARY SURVEY
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PART OF
LOT 3 AS
DESC.
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#33308 #33306 g %
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COMMERGIAL GOMMERCIAL 40 |&  cowmercial © r
BUILDING BUILDING Sle Thuiorio o
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SHER B RECORD: i .
LSGO LG v
|
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ON-LINE
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| HEREDBY CERTIFY THAT | HAVE SURVEYED THE LAND
HEREIN PLATTED AND DESCRIBED AND THAT THE RANQ
OF CLOSURE MEETS THE REQUIREMENTS OF PUBLIC
ACT 132 OF 1970,

ANTHONY T. SYGKD, T, P§, 1

PROIESSIONAL SURVEYQOR
MICHIGAN LICENSE NO. 47976

N62°00°00"W(R&M)

BRICK

GRAND RIVER AVE
66" PUBLIC RIGHT OF wAY
ASPHALT

o
mniwen©”

R 4 ¥

PROFESSIONAL

SURVEYOR

iy

SO

Y

SCALE "=10'

PROPERTY DESCRIPTION:

LAND SUTUATED IN THE CITY OF FARMINGION, COUNTY
OF GAKLAND, STATE OF MICHIGAN, DESCRIBED A5
FOLLOWS:

LOT 3, BLOCK 2, EXCEPT THE SOUTHEASTERLY 18,50
FEET, ALSO EXCEPT THE WESTERLY PART MEASURED
17,97 VELT ALONG THE NORTHEASTERLY LOT LINE AND
17.54 FEET ALONG THE SOUTHWESTERLY LOT LINE,
ALS0 EXCEPT THE NORTHEASTERLY 108 FEE], DAVIS
ADDITIGN 10 VILLAGE. OF FARMINGTON, A SUBDIVISION
AS RECCROUED IN LIBER 2 CF PLATS, PAGE 36,
OAKLAND COUNTY RECCRDS:

LEGEND
X BE1 X—CUT
A SET MAGNAIL
®  FOUND MONUMENT (AS NOTED)
(M) MEASURED DIMINSION
(R) HFCORD DIMENSION

REVISED MAY 29, 2019 -~ ADDED ABD'L PARTY 10O CERI,

| FiELD SURVEY: DF Ko

il o IROFESSIONAL ERTINETRING,
30 & » SURVEYING & ENVIRONVENTAL

i SCRVICES

A GROUF OF COUPANES

Eastpointe Detroit Ann Arbor Grand Blanc
(800 7557322 (313 re8.0677 1034, 634 0823 (BT} 694 0X!
FAX[S58] 724083 FAX:{55€) 1124043 FAX: 1 SRU0E67  FAX (810) (345555
www.kemtecagroupofcompanies.com

CERTIFIED 10 SPIT ROCK VENTURES, LLC, TITLE CONNECT,
LLC, AND TIRST AMPRICAN TITLE INSURANCE COMPANY

DATE: MAY 23, 2019

DRAWN BY: MRJ | SHEET: ) OF 8

JOB NO.: 19 01536

SCALL: 1" = 10
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Reference
Farmington Planning Commission Planning Commission Number
Staff Report . Date: May 8, 2023 4

Submitted by: Kevin Christiansen, Planning and Building Department Director

Description Legion Square - Preliminary PUD Planned Unit Development Plan Review and
Request to Schedule Public Hearing: Cervi Construction, American Legion Hall, 31775 Grand
River Avenue

Background

This item is a Preliminary PUD Planned Unit Development Plan review and a request to
schedule the required Public Hearing with the Planning Commission on a proposed PUD
Planned Unit Development Plan for the redevelopment of the former American Legion Hall. At
the February 13, 2023 Planning Commission Meeting, the Commission held a pre-application
conference (discussion and review) with the applicant on a proposed PUD planned unit
development concept plan for the redevelopment of the former American Legion Hall. No action
was taken at that meeting.

The applicant, Cervi Construction of Livonia, MI, has submitted a Preliminary PUD Plan for the
redevelopment of the former American Legion Hall. The preliminary plan includes a
conceptual/preliminary site plan, a preliminary proposed building elevation, and project support
materials. Also attached are aerial photos of the site, a site survey, and a copy of the February
13, 2023 Planning Commission Pre-Application Conference staff report and approved meeting
minutes. The following additional information is attached:

¢ A PUD site plan planning/conceptual design review letter from OHM Advisors dated May
4,2023.

¢ A PUD site plan engineering/conceptual design review letter from OHM Advisors dated
May 5, 2023.

The applicant will be at the May 8", 2023 meeting to present the Preliminary PUD Plan to the
Commission.

Aftachments
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'RECEIVED APR 17 2023

For office use only

T

N7 v .
A2\ CITY OF FARMINGTON D e

Planned Unit Development Application

1. Project Name Leaion S quarc
2, Location of Property |
Address 31778 Grfmi Liver
Cross Streets _(J¢€ ¢ hard lale ] Power fload S
3. Identification . ‘
" Applicant Cef(f; doﬂ'ﬁ‘TPqut})ﬂl' LJLC '
Address 13 Y19 §tar l(ﬁ o4 A
City/State/Zip Livonim, miL 42160

Phone 734-2/-4300

- Fax 73‘4'026/.-"/3001.’

Interest in the Property (e.g. fee simple, land option, etc.)

9 Property Owner 9 Other (Specify)

ucchgser

Property Owner

Amm‘cm Lesion

Address

0 77S Geand fiver

City/State/Zip

Farrmington, MI 4833¢

Phone(JqX)"I7YfQ/7“7’ ) Fax

Preparer of Site Plan
Address ‘

(eeentech
Sl 47 W. Pertisc Tra /]

City/State/Zip

Wiyorn, m¥ 4323973

Phone [_ 24Y) &Y -

0700 Fax @.ﬁ?) 6L63-070/(







7. Plannad Unit Development Information. The applicant shall demonstrate to the
Planning Commission that the PUD provides at least three (3) .of the following site
design elements that could not be attained through -a .projéct designed under
conventional zoning: ' .

Criteria Provided Comment

Preservation of unique site design fealures X

High quality architectural design beyond the slte plan | ;

requirements of this chapter ‘ X

Extensive landscaping beyond the site plan .

requirements of this chapter X

Preservation, enhencement or restoration of naturel

resources (tress, slopes, non-regulated waetland X

areas, views to the river
Prasservation or enhancement of historlc resources

Provislon of open space or public plazas or features

Efficlant consolidation of poorly dimensionsd parcels
or property with difficult site conditions (e.g.

topography, shape efc.);

Effective transiion between higher and lower density
uses, and/or between non-residential and residential | X

uses; or allow incompatible adjacent land uses to be
developed In & manner that Is not possible using a
conventional approach

Shared vehicular accass bstween properties or uses
A complementary mix of uses or a variely of housing
types

Mitigation to offset Impacts on public facliities (such as
road Improvements _ >(

. L A%
* The PUD criterla Included above Is not the only requirement for PUD applicalions. For additional
Woo]maﬂon please refor {o ARTICLE 10 PLANNED UNIT DEVELOPMENT of the Clly of Farmington Zoning
Ordinance. . _

Approved/Denled:
Date: .

By:
Conditions of Approval:

ﬁ

3.




COMMENTS TO SUPPLEMENT THE PLANNED UNIT DEVELOPMENT PLAN
DESIGN ELEMENTS

This development is to be known as “Legion Square”. The proposed community of thirty-
two (32) luxury townhouse apartments will be located in four buildings (the “Development”) and
will be set on land currently owned by the Groves-Walker Post No. 346 American Legion Memorial
Home Association.

The proposed Development will be a benefit to the community through the redevelopment
of property that would otherwise soon to generally be obsolete. The Development will also provide
a significant increase in tax base.

The Development will be a residential rental community. The Property is currently zoned
“C-2” and “R-1". Upon execution of a Development Agreement, the Property will be rezoned by
the City to PUD, Planned Unit Development, with the intent to meet the City’s goal of increasing
housing in the City.

The Development satisfies the following site design elements as required by Section 7 of
the City of Farmington’s Planned Unit Development Application.

CRITERIA:

¢ High quality architectural designh beyond the site plan requirements of this chapter.
COMMENT: See elevations attached. Steep roof pitches are proposed. Plus, the front of
each building with have cultured stone and be accented with brick that will highlight the
front of each building.

¢ Extensive landscaping beyond the site plan requirements of this chapter.
COMMENT: Extensive landscaping is proposed to be located on site, off of Sherwood
Street, which landscaping will preserve some of the larger trees currently located on the
site.

e Preservation, enhancement or restoration of natural resources (trees, slopes, non-
regulated wetland areas, views to the river.

COMMENT: As indicated above, the plan is to preserve as many of the larger trees
currently located on the site.

e Preservation or enhancement of historic resources.

COMMENT: The current owner of the property, Groves-Walker Post No. 346 American
Legion Memorial Home Association, will be leaving at the site a cannon that has
historically graced the front of the existing American Legion Hall. The proposal is to
incorporate the cannon in the landscaping plan along the rear of the property and to
identify the cannon with an appropriate recognition plaque.

+ Effective transition between higher and lower density uses, and/or between non-
residential and residential uses; or allow incompatible adjacent land uses to be
developed in a manner that is not possible using a conventional approach.
COMMENT: The use of the property for apartments provides an ideal transition of the
current use to the east of single-family homes located and the residential condominium
development located to the west of the property. This proposal will eliminate the current
commercial zoning of a portion of the property.



Mitigation to offset impacts on public facilities (such as road improvements).
COMMENT: The development is designed for all storm water to be retained on-site via an
underground storm detention system so that there is no added stress on the City’s existing
storm water drainage system. Access to the site will be off of Grand River Avenue which
means there will not be any increased traffic on Sherwood Street.



OHM

Advancing Communities®
May 4, 2023

Mzt. Kevin Christiansen, AICP, PCP
Planning and Building Depattment Director
City of Farmington

33720 W. Nine Mile Road

Farmington, MI 48335

RE: Legion Squate — PUD Site Plan Review #1
31775 Grand River Avenue
Proposed Zoning: PUD — Planned Unit Development

Dear Mr. Christiansen:

In accordance with Article 10, Planned Unit Development of the City of Farmington Zoning Ordinance, the following
is an analysis of the Cervi Construction LLC, Legion Square, PUD Site Plan application submitted for 31775 Grand
River Avenue. The applicant is proposing to develop a townhouse-style residential development that will consist of four
(4), three-story buildings that include 32 living units. Each building has a ground floor 1-stall garage and 1-space
driveway parking along with 6 centrally located guest parking spaces. A single access point is provided via Grand River
Avenue but terminates before reaching Sherwood Street.

The following analysis focuses on consistency with the Zoning Ordinance, Grand River Corridor Improvement
Authority Plan, and other associated City plans and regulations. Below is a summary of the correlation between the
PUD Concept Plan and the associated planning and zoning documents, the details of which follow:

Planning/Zoning
Document

Compliance of Project with Land Use

Planning/Zoning Land Use Designation Designation

Zoning Ordinance Existing: C2 (Community Commercial) and | C2 — multiple family residential is a use
R1P (Single Family Parking) that is permitted by right at a max.
Proposed: PUD (Planned Unit density of 22 units per acte.
Development) R1P — only single family detached,
commercial uses if expanded from an
adjacent lot under the same ownership,
and parking are permitted uses.
However, PUD designation allows this
departure.

Farmington Master Plan Mixed Use Residential is a permitted use within the
land use designation provided it includes
public amenities and buildings are
oriented towards the street with patking
to the side/rear. Street facing orientation
is unfeasible due to the width of the lot.

Grand River Corridor Orchard Lake Focus Area — Residential — Generally supports the intention of the
Improvement Authority Townhouse or Multi-Family plan’s concepts with the exception of the
Plan development not being street facing, The
latter is unfeasible due to the width of
the lot.

OHM Adpvisors
34000 PLYMOUTH ROAD T 734.522.6711
LIVONIA, MICHIGAN 48150 F 734.522.6427 OHM-Advisors.com



Mr. Kevin Christiansen — Legion Square PUD Site Plan Review #1
May 4, 2023
Page 2 of 7

Existing Site

Located on 1.37 acres on the south side of Grand River Avenue west of Orchard Lake Road, the site is one of very few
under-developed patcels within the Grand River Avenue corridor. The property is owned by the Groves-Walker Post
No. 346 American Legion Memotial Home Association but has been vacant for upwards of 50 years. While located in a
primatrily commercial corridor, there are a few residential developments within close proximity to the subject site.

Zoning Otrdinance:
The site is cutrently zoned as a combination of C2 — Community Commercial at the road and R1P — Single Family

Parking behind. Multiple family residential is a use permitted by right within the C2 zoning district (restricted to 22 units
per acte) while the R1P zoning district only permits single family detached uses, commercial uses if expanded from an
adjacent lot under the same ownership, or parking. Thus, the proposed use does not comply with the zoning on the rear
2/3 of the property. However, under the proposed PUD designation, this deviation can be considered, provided the
development satisfies the following;

Eligibility Requirements (Sec. 35-132)

A. Unified Control — The PUD shall be under the control of one (1) owner or group of owners and shall be
capable of being planned and developed as one (1) integral unit. As a multi-building project, the applicant
needs to clarify whether they will be constructed in one (1) or multiple phases.

B. Recognizable Benefits — The applicant shall demonstrate to the Planning Commission that the PUD
provides at least three (3) of the following design elements that could not be attained through a project
designed under conventional zoning;

a.  Mixed-use development with residential, and non-residential uses or a variety of housing types;

b. Redevelopment of brownfield or greyfield sites;

c. Pedestrian/transit-otiented design with buildings oriented to the sidewalk and parking to the side
or rear of the site;

High quality architectural design beyond the site plan requirements of this chapter;

Extensive landscaping beyond the site plan requirements of this chapter;

f.  Preservation, enhancement or restoration of natural resoutces (trees, slopes, nonregulated wetland
areas, views to the river);

g Preservation or restoration of historic resources;

o o
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h. Provision of open space ot public plazas or features;

i.  Efficient consolidation of pootly dimensioned patcels or property with difficult site conditions
(e.g., topography, shape etc.);

j.  Effective transition between higher and lower density uses, and/or between nontesidential and
residential uses; ot allow incompatible adjacent land uses to be developed in a manner that is not
possible using a conventional approach;

k. Shared vehicular access between properties or uses;

1. Mitigation to offset impacts on public facilities (such as road improvements); or

m. Significant use of sustainable building and site design features such as: water use reduction, water-
efficient landscaping, innovative wastewater technologies, low impact stormwater management,
optimize energy performance, on-site renewable energy, passive solar heating,
reuse/recycled/renewable materials, indoot air quality or other elements identified as sustainable
by established groups such as the U.S. Green Building Council (LEED) or ANSI National Green
Building Standards.

C. Compatibility with Adjacent Uses — the proposed location of uses or structures that are of a significantly
different scale or character than the abutting residential districts, such as access drives, parking area, waste
receptacles, swimming pools, tennis courts and facilities of a similar natures, shall not be located near the
perimeter of the PUD or so as to negatively impact the residential use of adjacent lands.

D. Public Utilities — All uses with the PUD shall be served by public water and sewer systems.

E. Master Plan — The proposed PUD shall be consistent with the City of Farmington Master Plan.

In granting the relaxation of any district standard, including use and density, the Planning Commission may
requite the applicant to further demonstrate, through bona fide documentation, that the project will not be
detrimental to the public health, safety, or welfare of the future occupants, the surrounding neighborhood, or
the city as a whole. The applicant has provided a summaty of how they believe the development satisfies six (6)
of these critetia. A summary of the proposal is as follows:

o While the quality of the architecture is unclear without providing colored renderings of all four
elevations (with an emphasis on the road facing elevation), the applicant does indicate the intent to use
cultured stone and brick.

e  While limited open space remains, with the exception of the eastern and western lawn areas, the areas
that can accommodate landscaping have been faitly densely landscaped.

o  While limited natural resources exist on the property, the plan preserves several of the large trees along
the rear property line.

e The canon that presently sits in front of the American Legion is also proposed to be relocated to the
rear of the propetrty and identified with a plaque.

e The proposed density is commensurate with that of the adjacent Brookdale Court apartments but with
the lack of commensurate established greenspace, the transition into the adjacent single-family
neighborhood may not be as complementary.

e  Mitigation of offsite impacts are being addressed through on-site stormwater retention via an
undetground storm detention system (defer to the Engineering review) and impacts on the abutting
residential development are limited due to the proposed dead-end street.

Height, Area, and Bulk Requirements (Sec. 35-134)

To encourage flexibility and creativity consistent with the intent of the PUD, the Planning Commission may
permit specific departures from the requirements of this chapter but only through findings that the deviation
shall result in a higher quality of development than would be possible using conventional zoning standards.

A. Modifications to Dimensional Requitements — Being located within the C2 and R1P zoning districts
there are distinct dimensional requirements.
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Required DProposed
C2 Building Height 35 feet/3 stories 32.5 feet/3 stories
C2 Front Yard Setback 0 feet 10.9 feet
C2 Side Yard Setback 10 feet if sidewall is not 6 feet from overhang (west)
fire rated or contains windows
OR
25 feet when abutting single 14 feet from overhang (east)
family use or district
C2 Rear Yard Setback 20 feet or 25 feet when abutting  unclear
single family use or district
C2 Min. Parking Setback See Sec. 35-171
R1P Building Height 30 feet/2 stories 32.5 feet/3 stories
R1P Front Yard Setback 25 feet unclear
R1P Side Yard Setback 6 feet (least), 14 feet (total) 6 feet (west), 14 feet (east)
R1P Rear Yard Setback 35 feet 64.3 feet
R1P Max. Lot Coverage 25% unclear

B. Residential Density — The C2 zoning district permits 22 units per acte while the Planning Commission
can increase the density to up to 47 units per acte for a PUD project. Thetefore, the portion of the site
zoned C2 (assumed to be 0.46) can accommodate an estimated 10 units under standard zoning and up
to an estimated 22 units as a PUD. However, the R1P zoning district only permits single-family
residential units that range between a minimum of 1,000 and 1,600 square feet depending on the
number of stories. Therefore, the 32 units being proposed are above the maximum density permitted
on the C2 zoned portion under both scenarios. However, commensurate with the requirements for
the Planning Commission to consider the dimensional deviations, assuming the Commission concurs
that the project will result in a higher quality development, than the use deviation and the additional
density (i.e., up to the amount proposed by the applicant) may be considered.

C2 Site Development Requirements (Sec. 35-106)

A.
B.
C.

D.

General Provisions in accordance with Article 2, General Provisions.

Site plan review as may be required in accordance with Article 13, Site Plan Review.

Off-street parking and loading as may be required in accordance with Article 14, Off-Street Parking and
Loading Standards and Access Design.

Landscaping and tree requitements as may be required in accordance with Article 15, Landscape Standards.

R1P Site Development Reguirenrents (Sec. 35-124)

O® >

<

General Provisions in accordance with Article 2, General Provisions.

Site plan review as may be required in accordance with Article 13, Site Plan Review.

Off-street parking and loading as may be required in accordance with Article 14, Off-Street Parking and
Loading Standards and Access Design.

Landscaping and tree requirements as may be required in accordance with Article 15, Landscape Standards.

Additional design elements to be considered, include the following;
o  (Clarify how trash collection is going to be addressed.
o  Denote where the A/C condensers will be located and that they will be screened.

Parking — Patrking requirements are two (2) parking spaces per dwelling unit. With a total of thirty-two (32)
units proposed, sixty-four (64) parking spaces are required. The proposed plan provides the requisite
number through the use of one (1) garage space and one (1) driveway space. Additionally, there are six (6)
visitor patking spaces scattered throughout the property. The following details also need to be addressed:

o  Verify that the visitor parking spaces comply with ADA requirements for barrier free spaces.
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o  Being that the driveway spaces are only 18 feet long they may not be able to accommodate latge
vehicles.

Landscaping — The landscaping requitements are divided into the following categories:

Frontage: No less than a 10-foot-wide greenbelt is tequired in which one (1) canopy tree and six (6) shrubs
shall be planted per each thirty (30) linear feet. Ornamental trees may be used to diversity the planting (2
pet each 1 required canopy tree). Since Grand River Avenue is the only designated road frontage, only 5
canopy (or 10 decorative) trees and 30 shrubs are required. The applicant has provided 6 canopy trees and
30 shrubs to satisfy this requirement.

Buffer Zones: For property adjacent to residential districts, the requirements for a landscape buffer state
that the buffer shall contain at minimum: two (2) canopy trees and four (4) shrubs, or one (1) evergreen
and four (4) shrubs per twenty (20) linear feet along the property line, rounded upward. This buffer is
required along the southern parcel perimeter and where abutting the R1 zoned property to the east. The
southern buffer is more than adequate while the abutting residential parcels are screened via a six (6) foot
fence of unknown material.

Patking Lot: One (1) canopy tree per each 100 sq ft of landscape atea is required per each eight (8) parking
spaces along with a greenbelt when parking is visible from the right-of-way. Parking is pattially visible from
Grand River Avenue but to ensure that clear space is maintained, no additional buffering should be added.

Condominium and Multiple-Family Residential Developments: No less than one (1) street tree per each 40
linear feet of frontage is required along all interior roads the location of which is to be between the
sidewalk and road curb. The requirement equates to an estimated 8-10 trees while 17 trees are proposed.

Waste Receptacle, Mechanical Equipment and Utility Screening: The location and associated scteening of
each of these items is presently unknown. Upon adding mechanical and utility equipment, which should
not simply be located along the property line where it could have a significant impact on the neighbors, the
number of units may need to be reduced.

Material Size and Spacing Requirements, etc.: The materials and size appear adequate, however, spacing,
itrigation and timing of planting need to be addressed (see Sec. 35-185 and Sec. 35-186).

Lighting — The majority of the proposed lighting results in photometric levels of at or near 0 along all
propetty lines. While there are only 4 pole mounted fixtures, their height still need to be denoted on the
plans.

PUD Concept Plan (Sec. 35-135(C))

In advance of the Planning Commission holding a public hearing for the PUD concept plan, a specified list of
information shall be provided. While much of the information has been included, the following still needs to be

addressed:

1. The roads, driveways, patking lots, sidewalks, and pathways within 250 feet of the site need to be added.

2. Defer to the engineer to evaluate the sanitary sewers, water mains, and storm sewets.

3. A parallel plan or alternative conventional development plan showing the development possible using the
undetlying zoning has not been provided but would also be of limited value for this development site.

4. Provide a table indicating all the deviations from the established zoning district regulations.

5. As a multi-building project, the applicant needs to clarify whether they will be constructed in one (1) or
multiple phases.

6. Draft PUD Agreement needs to be provided which addresses the eight (8) requitements outlined in Sec.

35-132.



Mr. Kevin Christiansen — Legion Square PUD Site Plan Review #1
May 4, 2023
Page 6 of 7

In summary, the following items still need to be addressed by the applicant:

PUD Criteria

1. Provide detailed and colored renderings for all 4 building facades to ensute compliance with the noted
intention to provide enhanced quality of the architecture.

2. Mitigation of offsite impacts are being addressed through on-site stormwater retention via an underground
storm detention system (defer to the Engineering review) and impacts on the abutting residential development
are limited due to the proposed dead-end street.

Parking/Access/Circulation

3. Verify that the visitor parking spaces comply with ADA requirements for barrier free spaces.
4. Being that the driveway spaces are only 18 feet long they may not be able to accommodate large vehicles.

Landscaping/Screening

Clarify how trash collection is going to be addressed.

Denote where the A/C condensers will be located and that they will be screened.

The eastern parcel perimeter is screened through the use of a six (6) foot fence, but the material has not been
indicated.

8. The plant materials and size appear adequate; however, spacing, itrigation, and timing of planting(s) need to be
addressed (see Sec. 35-185 and Sec. 35-186).

Mo,

Lighting
9. The pole height need to be denoted on the plans.

Informational Requirements:

10. The roads, driveways, parking lots, sidewalks, and pathways within 250 feet of the site need to be added.

11. Defer to the engineer to evaluate the sanitary sewets, water mains, and storm sewers.

12. A parallel plan or alternative conventional development plan showing the development possible using the
underlying zoning has not been provided but would also be of limited value for this development site.

13. Provide a table indicating all the deviations from the established zoning district regulations.

14. As a multi-building project, the applicant needs to clarify whether they will be constructed in one (1) ot
multiple phases.

15. Draft PUD Agtreement needs to be provided which addresses the eight (8) requitements outlined in Sec. 35-
132.

In summary, the following items still need to be considered by the city:
e  Consider the required input from the Grand River Corridor Improvement Authority.
e At present, these are the only requested deviations, each of which can be considered if the Planning
Commission deems the resulting project a higher quality that would be provided under the standard zoning:

Required Proposed
C2 Side Yard Setback 10 feet if sidewall is not 6 feet from overhang (west)
fire rated or contains windows
OR
25 feet when abutting single 14 feet from overhang (east)
family use or district
C2 Rear Yard Setback 20 feet or 25 feet when abutting  unclear
single family use or district
C2 Density 10 -22 units 16 units
R1P Front Yard Setback 25 feet unclear
R1P Max. Lot Coverage 25% unclear

R1P Density 0 multiple family units 16 units
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Based upon the number of outstanding issues, we recommend that the plans are referred back to the applicant for
revisions and provision of the noted outstanding items. Upon submission of a complete application, the Planning
Commission may consider the items noted for their consideration. During the process, input should also be sought
from the City’s Engineer and Attorney.

Sincerely,
OHM Advisors

o,

Jennifer Mortis, AICP
Client Representative/ Project Manager

cc: Fabio Cervi, Cervi Construction LLC, 12419 Stark Road, Livonia, MI 48150
Jim Allen, Allen Design, LLC, 557 Carpenter, Northville, MI 48167
Dan LeClair, Greentech Engineering, Inc., 51147 Pontiac Trail, Wixom, MI 48393
Dimensional Design LLC, 30489 Munger Drive, Livonia, MI 48154
Matthew Parks, OHM Advisors
Austin Downie, OHM Advisors
File

P:\0101_0125\SITE_FarmingtonCity\2022\0111231000_Legion Square\MUNI\01_SITE\Review #1\Planning\0111-23-1000_I.egion
Square_Planning_SP1.docx



OHM

Advancing Communities
May 5, 2023

Kevin Christiansen

Planning & Building Department Director
City of Farmington

33720 9 Mile Road

Farmington, MI 48335

RE: Legion Squate — PUD/Site Plan Review #1
31775 Grand River Avenue

Dear Mr. Christiansen:

Our office has completed the fitst site plan teview of the plans, dated Aptil 17, 2023, for the proposed Legion Square
Planned Unit Development (PUD). The plans, prepared by Greentech Engineering, were received by OHM Advisors
on April 24, 2023, and teviewed with respect to the City of Farmington Engineering Standards and Design
Specifications. At this time, we recommend site plan approval contingent upon the following site plan comments being
addressed priot to future submittals,

A brief description of the project has been provided below, followed by out site plan comments and a list of required
permits/approvals. Please note preliminary detailed engineering comments have been provided as a courtesy to the
applicant in order to help minimize future comments. Furthermore, future submittals may contain additional detailed
engineering comments as out office reviews additional information that is submitted. However, these comments are not
necessary to address prior to Planning Commission review.

PROJECT AND SITE DESCRIPTION

The applicant is proposing to demolish the existing American Legion building and patking lot in order to construct thirty-
two (32) new single-family townhomes on the same piece of property. The proposed site will include all new storm sewer
(including a stormwatet management system and underground detention area), sanitary sewer, and water main. Access to
the site is limited to one (1) entrance/exit off of Grand River Avenue. No offsite improvements are being
proposed/shown at this time.

SITE PLAN REVIEW COMMENTS
The following site related comments shall be addressed by the applicant:

1. It appears that the site proposes an inverted crown in the roadway pavement area. We recommend that the
applicant utilize a conctete valley gutter or add additional roadway underdrain under the road to improve drainage
and improve the life cycle of the proposed roadway.

2. It appeats that the applicant is proposing to remove and replace most, but not all of the existing sidewalk along
the frontage of the propetty adjacent to Grand River Ave. We recommend that the applicant removes and
replaces all of the sidewalk along Grand River Ave within the property frontage.

a.  Additionally, we recommend that the applicant connects the sidewalks in front of the townhomes to the
public sidewalk located in the right-of-way and, also, the sidewalks between the northern and southern
proposed townhomes.

OHM Advisors'
34000 PLYMOUTH ROAD T 734.522.6711
LIVONIA, MICHIGAN 48150 F 734.522.6427 OHM-Advisors.com
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10.

11.

12.

A representation of how a gatbage truck, or the largest anticipated vehicle, will access the proposed site shall be
provided. It is tecommended an AutoTusn turning template be added to the plans prior to future submittals. The
applicant may want to consider dumpster enclosute(s) versus roll off pick up.

The applicant shall include water main and sanitary sewer easements, per the City Engineering Standards, on the
plans as the utilities servicing the site are not entirely proposed to be located within the public right-of-way.
The proposed water and sanitary main sizes and materials shall be shown on the utility plan.

"The applicant shall revise the locations of the proposed water services and sanitary leads. Per the City Engineering
Standards, the minimum hotizontal distance between water services and sanitary sewer leads is 3-feet. However,
we recommend mote than that minimum in the event futute construction is tequited on either.

The location of the proposed curb stop boxes shall be shown on the utility plan.

A stormwater narrative shall be included on the plans including the description of all BMPs.

Per ADA guidelines, at least one of the proposed onsite parking spaces shall meet the requirements of a van
accessible parking space.

The applicant shall provide further elevation details for the proposed retaining wall on the southern side of the
site.

It appears the plans only provide one (1) benchmark. The applicant shall include a minimum of two (2)
benchmarks and their desctiptions on the plans. The applicant shall note that all elevations shall be referenced
to the North American Vertical Datum of 1988 (NAVD ’88).

It appears that the proposed mailbox cluster is proposed to be constructed over the top of the underground
stormwatet detention system. The applicant shall verify that this mailbox location will not impact access to or
the function of the system.

PRELIMINARY DETAILED ENGINEERING COMMENTS

The following preliminary detailed engineering comments are being offered to the applicant in advance of the detailed
engineering plan review:

1.

The applicant shall provide spot elevations at all four corners of all proposed barrier-free parking spaces, access
aisles, ramps, and level landings, as well as at 50-foot intervals along all sidewalks (proposed and existing) to
ensure ADA compliance. The applicant shall note that the cross slope shall not exceed 2%.

The applicant shall provide profiles for all utilities (water, sanitary, and storm sewer) on the plans. These profiles
shall include invert elevations, pipe sizes, proposed matetials, lengths, and slopes. In addition, the hydraulic grade
lines shall be cleatly indicated on all storm sewer profiles.

The applicant shall provide a detail of the proposed stormwater treatment structure and underground detention
system which shall include a maintenance plan and appropriate access points for cleaning, The plans should
identify if this detention system will allow for infiltration and how that will work with the geotechnical data
collected to date. Additionally, stormwater calculations in accordance with Oakland County standatds shall be
provided.

The applicant shall provide structural calculations for the proposed retaining wall.

The applicant shall provide City of Farmington standard details in the plan set. OHM can provide these upon
request.

PERMITS/APPROVALS
The following outside agency reviews and permits may be required for the project. Copies of any correspondence between
the applicant and the review agencies, as well as the permit or waiver, shall be sent to both the City and this office.

A building permit will be required by the City Building Department.

The final PUD agteement will need to be reviewed and approved by the City Council following all administrative
reviews by the City and its consultants.

An MDOT Permit will be tequired for any work proposed in the Grand River Avenue right-of-way.

An OCWRC soil erosion and sedimentation control permit will be requited as the total site disturbance is greater
than 1 acre.

OHM Advisors’
34000 PLYMOUTH ROAD T 734.522.6711
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1 An EGLE (ACT 399) Permit will be requited for all proposed water main improvement work.

< An EGLE (Part 41) Permit will be required for the new public sanitary sewer being proposed.

T A preconstruction meeting shall be held prior to the start of construction. A preconsttuction requirements letter
will be sent under separate cover and will outline provisions for insurance, bonds, and inspection deposits
necessary prior to scheduling the preconstruction meeting,

' Any other permits necessary (through the City or other agency) shall be obtained prior to starting construction.

It shall be noted that additional comments may be generated from information presented in future submittals. If you

have any questions, please feel free to contact us by phone at (734) 522-G711 or by email at austin.downie@ohm-
advisots.com.

Sincerely,
OHM Advisors

(2% el

Matthew D. Parks, P.E. Austin Downie

cc Jeff Bowdell, City of Farmington
Chuck Eudy, City of Farmington
Dan LeClair, P.E., Greentech Engineering, Inc.
Fabio Cervi, Cervi Construction, LL.C
File

P:\0101_0125\SITE_FarmingtonCity\2023\0111231000_Legion Square\MUNI\01_SITE\Review #1\Engineering\0111-23-
1000_Legion Square_SP1_Engineering.docx
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Reference

Farmington Planning Commission Planning Commission Number
Staff Report Date: February 13, 2023 5

Submitted by: Kevin Christiansen, Planning and Building Director

Description Planned Unit Development (PUD) Preapplication Conference — Legion Square,
31775 Grand River Avenue

Background

This item is a pre-application conference (discussion and review) with the Planning Commission
on a proposed PUD planned unit development concept plan for the redevelopment of the
American Legion Hall property located at 31775 Grand River Avenue. Article X. PUD Planned
Unit Development, Section 35-135. Approval Procedure, of the Zoning Ordinance, provides
PUD applicants an opportunity to request an optional pre-application conference with the
Planning Commission on a proposed PUD concept plan. The purpose of the pre-application
conference is to discuss the appropriateness of a PUD and the concept plan to solicit feedback
and to receive requests for additional materials supporting the proposal. An applicant desiring
such a conference shall request placement on a Planning Commission agenda. The Grand
River Corridor Improvement Authority (CIA) held a pre-application conference regarding the
proposed PUD as requested by the applicant at their 2/9/23 meeting.

The applicant, Cervi Construction, LLC, has submitted a PUD concept plan and support
materials for the redevelopment of the American Legion Hall. The concept plan and support
materials include a project narrative dated February 2, 2022, an overall project concept plan
showing 32 townhouse condominium/apartment style attached 3-story residential units located
in 4 buildings of 8-units each, a proposed/example building elevation, and a proposed floor plan
for the proposed Legion Square. An aerial photo of the site is also attached. The applicant will
be at the February 13t 2023 meeting to present the PUD concept plan to the Commission.

Attachments
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specific in terms of comments made and my suggestion would be to include language to
that effect again as well as the recommendations in the two OHM letters and also
reference in accordance with any action with the submitted site plan and support materials
provided by the Applicant.

Commissioner Crutcher asked staff about the question from the public regarding window
signs and asked if the ordinance addresses that Christiansen replied there is a certain
percentage that may be utilized but there is a 50% limitation so there is that limitation and
how they’re placed, so that would have to comply. Wall signage is permitted but there
are limitations on that, and the nonconforming sign will have to be removed and any
ground type signage would have to be a monument sign in accordance with the City’s
requirements. Crutcher asked if the window signage is in compliance currently and
Christiansen replied it may or may not be but this will give them an opportunity to address
that issue.

Commissioner Mantey discussed the comment in the OHM review letter regarding that
there should be a model of how the largest vehicle will maneuver the site and Christiansen
replied that during plan review they will be taking a look at turn radiuses and the
comments in the letter.

MOTION by Kmetzo, supported by Crutcher, to move to approve the Special Land Use
Site Plan Review, Shell Gas Station, 37375 Grand River, contingent upon site plan
comments provided in the two OHM review letters; in addition that the signage be in
compliance with any current ordinance of the City of Farmington, and that the Petitioner
be allowed to retain the two driveways proposed in the site plan.

Motion carried, all eyes.

Perrot thanked the Petitioner.

PLANNED UNIT DEVELOPMENT (PUD) PREAPPLICATION CONFERENCE -
LEGION SQUARE, 31775 GRAND RIVER AVENUE

Vice Chairperson Perrot introduced this item and turned it over to staff.

Director Christiansen stated this is item is a preapplication conference, a discussion and
review with the Planning Commission on a proposed Planned Unit Development Concept
Plan for the redevelopment of the American Legion Hall located at 31775 Grand River
Avenue. Article X, PUD Development, Section 35-135, Approval Procedure of the Zoning
Ordinance provides PUD applicants an opportunity to request an optional preapplication
conference with the Planning Commission. The purpose is to discuss the
appropriateness of a PUD and the concept plan to solicit feedback and to receive requests
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for additional materials supporting the proposal. An applicant desiring such should
request placement on a Planning Commission agenda. The Grand River Corridor
Improvement Authority, CIA, held a preapplication conference regarding same as
requested by Applicant at their February 9, 2023 meeting. The Applicant, Cervi
Construction, has submitted a PUD concept plan and support materials for the
redevelopment of the American Legion Hall property. The concept plan and support
materials include a project narrative dated February 2, 2023, an overall project concept
plan showing 32 townhouse condominium style attached three story residential units
which are to be located in four buildings of eight units each. Also submitted is a proposed
sample building elevation and a proposed floor plan for the proposed Legion Square. An
aerial photo of the site is also attached. The Applicant, Mr. Fabio Cervi, is at the meeting
this evening to present this to the Commission.

The Grand River Corridor Authority which was established in 2012 developed a Vision
Plan for the corridor for redevelopment along Grand River from the east end of downtown
east ot the east end of the City of Farmington. That Vision Plan was recently amended
in 2022. There is also in place a development and TIF plan created by the GRCIA
adopted in 2014 that is part of the focus of redevelopment of the corridor. The GRCIA
also created and was adopted by the City as it went through the process and City Council
as part of the Zoning Ordinance the Grand River Corridor Overlay District. The property
which is shown in red, you can see Grand River, you can see the Legion Hall property,
you can see the hall and you can see the parking which occupies probably about three
quarters of the site, Brookdale Condominium to the west and to the east is the Dolphin
Center which is a four-unit commercial center located on Grand River Avenue. Then you’ll
see Sherwood Avenue and also if we were to go back up, Shaw Street is to the east,
these are single family homes that are adjacent to the Legion Hall property to its east and
to the south.

Director Christiansen went through the concept plan on the screen. It shows 32 units in
four buildings of eight units each, so the intent of Mr. Cervi is to raze, to demolish the
existing Legion Building and to repurpose the site and to move forward with this residential
redevelopment.

Vice Chair Perrot called the Petitioner to the podium.

Fabio Cervi, Cervi Construction, 12410 Stark Road, Livonia, came to the podium. He
thanked the Commission for allowing him the opportunity to present this preliminary
conference for the American Legion Building. This is something we’ve done previously in
Farmington at the Orchards, so basically, we're taking something that is working for us
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there and applying it to this location, very similar layout, very similar building styles and
etc., and again these are high end luxury townhomes.

Todd Craft came to the podium and stated this plan meets with the Vision Plan when it
was developed for the Corridor as well as the zoning requirements of the property. He
stated they have had great success in Farmington with their eleven units rented at $2,000
to $2,200 a month. He stated these are built as condos which means the level of finish
is higher, the level of separation is higher so we can charge a higher level of rent, right
now we're getting $1.25 a foot in the Orchards project. So, overall we think it will be a
catalyst project for that corridor and hoping it will spark additional improvements.

Vice Chair Perrot opened the floor for questions from the Commissioners.

Commissioner Kmetzo inquired about the timeline of construction and Cervi replied with
the steps required for the PUD, they are working towards breaking ground no later than
the spring of 2024, if approval is earlier they’ll break ground in fall, and start to finish it
should take two years. We just completed one in Farmington Hills, the Brownstones at
Eldon Creek, and we started those right at Covid and with the supply chain issues we
completed that in 2.5 years.

Kmetzo then asked if the units will be rented or leased and Cervi replied yes, but down
the road they can be converted to condos.

Perrot asked if the property has been purchased yet and Cervi replied it is under contract
subject to approval.

Crutcher asked if the property would be developed in phases or will all 32 units be
developed simultaneously and Cervi replied we’ll probably start with the first two closest
to Grand River and then the next two but it will be continuous construction.

Kmetzo asked what the Planning Commission’s responsibility is for tonight's agenda and
Christiansen replied this preapplication conference is really an opportunity for a
developer, investor or applicant to take the temperature of the Planning Commission, how
you fell what their interest is, what their proposal is, and to ask questions, whatever they
might be and there is no action to take place, but they can make a decision if they want
to move forward to the next step, Step 2, which is submittal of the formal PUD application,
required materials and information required as well as fees and escrow money required.
And then that moves forward. Because it is in the Grand River Corridor, they also have
the responsibility of reviewing all materials, applications, plans, and making
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recommendations to you. You then have that same responsibility and are requested to
schedule the required PUD Public Hearing. That’'s Step 3 when you hold that Public
Hearing and property owners within 300 feet are sent notice ,which is also placed on the
City’s website and published in our newspaper. The Public Hearing then is held and the
Planning Commission is responsible for taking action on the preliminary plan and
forwarding that action to the City Council. The City Council is the fourth step and they
are responsible for approving the development agreement and then it comes back to the
Planning Commission for approval of the final site plan.

Crutcher addressed the number of units and the number of guest parking spaces for the
site as well as the green space on the site.

Cervi stated there will be a decent amount of landscaping in the back where we plan to
do underground retention.

Perrot thanked the Petitioners.

DISCUSSION OF 2024-2029 CAPITAL IMPROVEMENT PROGRAM AND REQUEST
TO SCHEDULE PUBLIC HEARING

Vice Chair Perrot introduced this item and turned it over to staff.

Director Christiansen stated that in the December Planning Commission meeting Steve
Majoros was appointed to serve on the CIP Steering Committee and that three meetings
have been held to date discussing the current and future needs of the City as part of the
City’s Master Plan process. He stated the CIP is a six-year plan which serves as a guide
for the City as far as projects. The purpose of this item is to schedule the required Public
Hearing for the March meeting.

MOTION by Mantey, supported by Crutcher, to schedule the Public Hearing for the 2024-
2029 Capital Improvement Program for the March Planning Commission meeting.
Motion carried, all ayes.

UPDATE — CURRENT DEVELOPMENT PROJECTS

Vice Chair Perrot introduced this item and turned it over to staff.

Director Christiansen gave an update on the continuing development projects in the City.



City of Farmington Planning Commission
February 13, 2023
Page 11

PUBLIC COMMENT

The following audience members spoke during Public Comment:

Kim Campbell, 31622 Shaw
Bev Mamayek, 31708 Sherwood
James and Julie Misaros, 31702 Sherwood

PLANNING COMMISSION COMMENT

Commissioner Kmetzo thanked the audience members who spoke candidly and openly
and thanked them for attending the meeting.

Director Christiansen informed the Commissioners about the availability of training
sessions.

ADJOURNMENT

MOTION by Crutcher, supported by Kmetzo, to adjourn the meeting.
Motion carried, all ayes.

The meeting was adjourned at 8:15 p.m.

Respectfully submitted,

Secretary
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