AGENDA
PLANNING COMMISSION PUBLIC HEARING/REGULAR MEETING
CITY OF FARMINGTON HILLS
DECEMBER 19, 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

[a—,
.

Call Meeting to Order
Roll Call
3. Approval of Agenda

g

4. Public Hearing

A. AMEND PLANNED UNIT DEVELOPMENT (PUD) PLAN 2, 2021, INCLUDING
REVISED SITE PLAN 59-5-2022

LOCATION: 27400 Twelve Mile Road

PARCEL I.D.: 22-23-12-476-008

PROPOSAL: Construction of site-built one-family detached dwelling units
within RA-1B One Family Residential District

ACTION REQUESTED: Recommendation to City Council

APPLICANT: Robertson Brothers Homes

OWNER: Evangelical Homes of Michigan

5. Regular Meeting

A. SITE PLAN 59-9-2024

LOCATION: 24300 Drake Road

PARCEL I.D.: 22-23-21-351-032

PROPOSAL: Construction of vehicle wash within B-3 General Business
District

ACTION REQUESTED: Site plan approval

APPLICANT: BMW Kar Wash, LLC (Todd Gesund)

OWNER: Boxoffice Theaters, LLC

B. SITE PLAN 61-11-2024

LOCATION: 29403 and 29455 Grand River Avenue

PARCEL I.D.: 22-23-35-431-016 and -017

PROPOSAL: Construction of gasoline service station within B-3 General
Business District

ACTION REQUESTED: Site plan approval

APPLICANT: SkilkenGold Development

OWNER: Shakir Alkhafaji

6. Approval of Minutes November 21, 2024, Regular Meeting

7. Public Comment

8. Commissioner/Staff Comments


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

9. Adjournment

Respectfully Submitted,

Kristen Aspinall, Planning Commission Secretary
Staff Contact:

Erik Perdonik, AICP

City Planner

Planning and Community Development Department
(248) 871-2540

eperdonik@fhgov.com

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


mailto:eperdonik@fhgov.com

Amend PUD 2, 2021, SP 59-5-2024
12-476-008, 27400 Twelve Mile Rd.

Amend Plan to eliminate skilled nursing and

add single family in RA-1B

Zoning Districts

Zoning Districts
0S-1 Office Service District
B OS-3 Special Office District

RA-1A One Family Residential District
RA-1B One Family Residential District
RA-2 One Family Residential District
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Amend Plan to eliminate skilled nursing and
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October 17, 2024

City of Farmington Hills
Planning Department

Re: Villas at Pebble Creek (Sarah Fisher) PUD 2" Amendment
' Vacant Property at the Northwest Corner of 12 Mile and Inkster Rd
City of Farmington Hills, Ml

Robertson Brothers Homes is pleased to submit for a PUD Amendment to the
approved Sarah Fisher redevelopment site located at the northwest corner of 12
Mile and Inkster Road. We are excited to announce that we have acquired the
development rights for the entire Sarah Fisher site. Our updated proposal focuses
on creating a high-quality community of detached ranch condominiums,
eliminating the previously planned skilled nursing facility component. This new
plan aims to deliver a cohesive, well-themed residential community with a much-
needed single-level housing option. We have received approval from the Historic
District Commission for a revised Certificate of Appropriateness, which includes
preserving key historic features of the site and repurposing the chapel into a
community space for residents.

The PUD had originally been approved for a 100-bed skilled nursing facility
located on the southern 15 acres along with sixty-four (64) townhomes and thirty
(30) detached condominium homes on the northern 15 acres. The plan was
subsequently approved by the City Council for an amendment for a development
with the skilled nursing facility and a residential community of fifty-one (51) new
for-sale detached condominium ranch style homes with no townhomes. This
second amendment now seeks to develop the site only as an enclave of seventy-
five (75) detached ranch condominiums, to be named the Villas at Pebble Creek.
We feel that each iteration of the plan has been an improvement and more in line
with the surrounding neighborhood.

The vision for this community is centered on a philosophy of integration and
connection, promoting pedestrian linkages throughout the development and
encouraging outdoor activity and celebrating natural beauty. These pathways will
seamlessly connect to the City’s sidewalk system. The community will offer a high-
quality series of detached condominium homes, with two floor plans featuring first-

The Villas at Pebble Creek Residential PUD 2" Amendment Submittal
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floor master bedrooms and ranging in size from 1,834 to 2,050 square feet. An
optional Cape Cod-style design will allow for the addition of two more bedrooms
upstairs. We believe this development will be an attractive option for Farmington
Hills residents looking to downsize from larger colonial homes while staying within
their community. This will help the City retain these residents, preventing them
from moving to neighboring areas. Additionally, as these residents downsize, their
current homes will become available for families seeking properties within the
Farmington public school district. As previously noted, the skilled nursing facility
originally included in the plan has been completely removed and replaced with a
lower-impact ranch home community.

The proposed first-floor primary bedroom, age-targeted homes have a significant
reduction in impact to traffic and utility infrastructure over traditional single-family
homes, due to the fact that the typical household profile will consist of only one or
two residents. Fleis & Vandenbrink has provided a trip generation comparison to
demonstrate the reduction in traffic volume with the proposed housing product
compared to a traditional single family housing product.

Average Daily AM Peak Hour (vph) PM Peak Hour (vph)

ITE Traffic (vod
Land Use Code Amount Units '2'C (vpd) In Qut Total In Out Total
Single-Family Detached 210 75 DU 774 14 43 57 48 | 28 76
Senior Adult Housing-Detached | 251 | 75 DU 464 10 21 31 21 14 35
Difference -310 -4 22 | <26 | 2T | 14 | -41

Over the past few years, we have held several meetings with neighboring property
owners. Many of the neighbors had expressed concerns about using Cheswick at
the northern end of the property as a secondary access point. We are pleased to
report that, due to the integrated design of the development without the skilled
nursing facility, there is no longer a need for any connection to Cheswick.
Additionally, we have met with representatives from the Hickory Oaks
neighborhood, walked the western perimeter of the site, and agreed in principle
that the required landscape buffer between properties is unnecessary due to the
separation from existing homes west of the creek and the existing lush vegetation
on both the Sarah Fisher site and Hickory Oaks properties providing adequate
screening. As a result, we have proposed to forego the landscape buffer along
the western perimeter and, instead, will plant new trees along Cheswick to replace
those that are dead or dying, along with substantial screening along Inkster Road.

The Villas at Pebble Creek Residential PUD 2" Amendment Submittal
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This adjustment will require a waiver from the tree buffer requirement, which we
are requesting with this PUD Amendment.

The following is the previously approved plan compared to the new concept plan,
and elevations of the proposed housing product.

Approved Plan
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The site plan has been thoughtfully designed to have the main entrance from
Inkster terminate at the central community grounds, which will include the
rehabbed chapel building that will be transformed as a community building
amenity. There will be a significant amount of open space (39%) that will be
maintained by the Homeowners Association. Sidewalks will be included along
one side of the interior roads as is customary with this housing product, and a
pathway has been included for easy access to the community building. The plan
allows for plenty of parking for residents and guests, as each of the detached
condominium homes include a 2-car garage with driveways and street parking.

Product Design
The new development will feature a selection of well-designed and appointed
detached condominiums, with two options offering first-floor primary bedrooms:

Single-story ranches (1,834 to 2,050 sq. ft.)
Story-and-a-half Cape Cod homes to include an additional 300 sq. ft. upstalrs

These homes are designed to appeal to
Farmington Hills residents looking to
downsize while remaining in their
community, helping the city retain its
population rather than losing residents to
nearby areas. Furthermore, as these new
homes become available there will be more
opportunities for families seeking homes
within the Farmington public school district.

The condominium designs will seamlessly blend traditional and modern
aesthetics, incorporating high-quality materials such as brick, stone and
HardieBoard. The plans feature a 3-foot or 5-foot garage stepback, minimizing
the visual impact of garage doors and enhancing the overall curb appeal.

The Villas at Pebble Creek Residential PUD 2™ Amendment Submittal
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SAMPLE FLOOR PLAN NIDIHTER[OR PHOTOGRAPHS

S

Historic District Elements

The original chapel rehabilitation plan included a metal panel exterior for the
northern third of the building, along with a glass lobby addition and a covered
corridor linking to the skilled nursing facility. With the change in use to a
residential community space, the new proposal features a painted brick accent
wall, vertical siding, and a glass entry. The chapel will now be a central feature
at the community entrance from Inkster Road, replacing its former secondary
position near a parking lot. The building will become a prominent part of the
community’s amenities and will be maintained by the Homeowners’ Association.

We are committed to meeting the Historic District Commission’s preservation
requirements. The chapel, entrance gates, and historic marker will remain, with
the chapel being re-elevated on its eastern side with a more traditional fagade.
This will make it a more functional feature within the community, prominently
located at the main entrance from Inkster Road. The building will be integrated
into the community’s common areas and maintained in perpetuity by the
Homeowners' Association.

The Villas at Pebble Creek Residential PUD 2" Amendment Submittal
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The following are the current approved plans and elevations, followed by the
proposed amendments.

Approved P[ans : WO R,

PROPOSED

Chape! Gavuen with Gathezing Palio
& Ran Gardens
3 5exe

- The Villas at Pebble Creek Residential PUD 2" Amendment Submittal
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Schedule of Regulations and Modifications
The Villas at Pebble Creek - Detached Condominium (75)

Detached Ranch
RA-1B Zoning District Condominium Deviations
Min. Building Setbacks
50 18’ to Livable
Front Setback (Bldg) 21’ to Garage 32" /29
15’ Total (including
15’ Least / 30’ Total 2’ cantilever
Side Minimum projection) 15
30’ to Building
Rear Perimeter Setback 35 20’ to Deck 5" to Building
Minimum Lot Area 23,400 Square Feet N/A N/A
Minimum Lot Frontage 140’ N/A N/A
Lot Coverage 35% 14.5% Overall In Compliance
1.5 Stories /
Principal Building Height to Midpoint 2 Stories/30 Feet 30 Feet In Compliance

Landscape Buffer

8 Trees and 6 Shrubs
per 100’

None, due to
Existing Vegetation
Along Perimeter

8 Trees and 6

Shrubs per 100’

Schedule of Regulations and Modifications
The Villas at Pebble Creek - Detached Single Family (4)

RA-1B Zoning District Single Family Deviations

Min. Building Setbacks

Front Setback (Bldg) 50’ 50’ In Compliance

Side Min. Principal 15’ Least / 30" Total | 15’ Least /30’ Total | |n Compliance

Rear Setback Principal 35’ 100’ In Compliance
Minimum Lot Area 23,400 Square Feet 30,000 Square Feet In Compliance
Minimum Lot Frontage 140’ 111 29’
Lot Coverage 35% 35% In Compliance

Principal Building Height to Midpoint

2 Stories / 30 Feet

2 Stories / 30 Feet

In Compliance

The Villas at Pebble Creek Residential PUD 2™ Amendment Submittal
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Robertson Brothers Homes is pleased to present the revised plan for the Villas at
Pebble Creek residential site plan (fka Sarah Fisher) for PUD Amendment
consideration by the Planning Commission. We believe the development will
ultimately become a point of pride for responsible development in a solid area,
retain the historical significance of the property, and importantly will provide for
housing needs in the community.

Please let me know if any additional information is required at this time.

Thank you.

Respectfully,

Tim Loughrin | Vice President of Land Acquisition
Robertson Brothers Homes

6905 Telegraph Rd, Suite 200, Bloomfield Hills, Ml 48301
Direct Dial: 248.282.1428 | Mobile: 248.752.7402
tloughrin@robertsonhomes.com

The Villas at Pebble Creek Residential PUD 2" Amendment Submittal
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November 13, 2024

Farmington Hills Planning Commission
31555 W 11 Mile Rd

Farmington Hills, M1 48336

PUD Amendment/Site Plan/Landscape Plan/Tree Removal

Case: PUD 2, 2021

Site: 24700 12 Mile Rd (Parcel ID 22-23-12-476-008)

Applicant: Robertson Brothers

Application Date: 10/15/2024

Zoning: RA-1B One Family Residential District (26,000 square feet)

We have completed a review of the application for final PUD qualification referenced above and a
summary of our findings is below. Items in bold require specific action by the Applicant.
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28 W. Adams, Suite 1200 | Detroit, Michigan 48226 | (313) 962-4442
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Project: 24700 12 Mile Rd — Villas at Pebble Creek PUD
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Existing Conditions

4.

Zoning. The site is currently zoned RA1B One Family Residential District (26,000 square feet).

Existing site. The site is 31.5 acres and is developed with an abandoned orphanage consisting of 15
buildings. Pebble Creek runs along the western edge of the property, and through the southern
portion.

Adjacent Properties.

Direction Zoning Land Use
North RA1B Residential access street
East (Southfield) | RT Attached Single Family/OS Office Service Townhomes/medical office
South RA1 Single family homes
West RA1B Single family homes
Site configuration and access. The site is currently accessible from Inkster Road via five driveways.

PUD Amendment:

1.

The applicant proposes to amend the PUD to remove the 100-bed skilled nursing facility that was
part of the original approval and instead now proposes a fully residential project with 75 detached
ranch homes. The chapel that was to be preserved in the approved PUD plan will still be preserved
in this new plan, and will be part of a common park area in the center of the development.

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 proposed signage is not ordinance-compliant
and requires the approval of deviations from ordinance standards.

This is a major amendment to the PUD, and the PC will set a public hearing on the amendment
and make a recommendation to Council.

The applicant has submitted a site plan for the new project.

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. There is an approved PUD for this site; this new
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plan is an amendment to the approved plan that changes the use mix and number of units in the
project.

Site Plan & Use:

1. Summary of Proposed Use. The approved PUD plan called for two primary use areas on the site: a
100-bed skilled nursing facility on the southern portion of the site, and 51 detached ranch homes on
the northern portion. The residential portion has been substantially altered, however. The new plan
removes the skilled nursing facility and presents an entirely residential plan, with 75 detached ranch
homes targeted at seniors. Additionally, four individual single-family lots are proposed to be split off
along 12 Mile Road for separate development. All buildings currently on the site will be removed,
except for the existing historic chapel; the corner sign will also remain as a landmark.

2. Land Use Plan. The plan breaks down the land uses proposed for the property as follows (the areas
dedicated to open space are no longer listed separately from the areas planned for development:

a. Detached Residential (called Phase 1B): 17.15 acres net
b. Separate single-family lots: 2.85 acres net

c. Natural Preservation: 11.5 acres. About 36.5% of the site is assigned to open space uses and
preservation of the existing landscape.

The net density of the full site by unit is 2.7 dwelling units per acre (see below for comments on
bedroom counts/ordinance density).

3. Historic Designation. The parcel is a designated historic site. The applicant proposes to demolish
most of the buildings, preserving the existing chapel to be incorporated into the skilled nursing
facility. The Historic District Commission has issued a notice to proceed, subject to the following:

a. Materials from demolished buildings will be stockpiled for future re-use.

b. The proponent will not proceed with any demolition until all other associated approvals are
received.

¢. Any building approved for demolition but left standing will remain subject to Historic District
Commission review.

4. Master Plan. The master plan designates the site single family residential. The residential density
map identifies this parcel as low density, which is consistent with current zoning. The 2009 Master
Plan also identified this parcel as Special Residential Planning Area No. 3 and set the following goals
and policies for the parcel:

¢ Maintain the historic character of the site
The chapel and corner sign are proposed to remain, and the site’s southwestern portion is
proposed to remain in its natural state.

e Arrive at a plan for development that will be compatible with abutting residential uses, including
a suitable transition area of single-family to existing residential use
The plan proposes two uses: skilled nursing and detached single-family residential in the area
closest to the adjacent neighborhood.

e Pay special attention to traffic control because of intersection, topography of the roads and the
proximity of the bridge on Twelve Mile Road
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The site plan reduces the number of driveways to three and attempts to either align the new
drives with driveways across Inkster or move them away from other driveways to avoid turning
conflicts.

Consider the PUD Option as a means to accommodate the complexities of the site

The applicant is seeking approval of a major amendment to an approved PUD.

Work with the developer on suitable plans that will achieve the goals

The PUD process is designed to give the planning commission input into the design of the site.
Feature the historic buildings on the site

One historic building is preserved in the plan.

Protect the environment and drainage pattern of Pebble Creek, which is part of the Green River
Corridor

Development is kept away from Pebble Creek, and the narrative refers to a plan to dedicate
seven acres around the creek for conservation.

Carefully control the location of access for traffic management purposes

Per the comment above, the applicant appears to have considered access management issues in
the conceptual design. See comments below on access to the residential portion of the project.
Emphasize vehicular access from Inkster Road because of grade changes and high traffic volume
on Twelve Mile Road

All access is shown from Inkster on the site plan.

Require widening of Inkster Road if there is any non-residential development

The applicant proposes a skilled nursing facility and detached residential development.

Establish residential lots or other suitable transition abutting the existing lots to the west

The applicant suggests that smaller detached units and natural vegetative screening will serve as
the transition to single family housing to the west.

The City’s newly adopted master plan did not include this site as a special study area due to the
previous approval of the PUD.

Density. The applicant is proposing 79 total units, four of which would be split off from the overall
development on their own lots.

a.

Split lots. The four split lots along 12 Mile Road are each 31,080 square feet with a lot width of
111 feet. While the minimum lot size of 26,000 square feet in the RA-1B district is met by these
units, the 140-foot minimum lot width of the underlying district is not met. This requires relief
from ordinance standards under the PUD, which has been requested.

Residential. The applicant proposes 75 detached single-family ranch units in the 17.15-acre
residential use area of the plan. The underlying RA-1B district requires minimum lot size of
26,000 square feet, or 1.675 units per acre. Proposed density is 4.4 units/acre within the portion
of the site devoted to the ranch units. This exceeds the underlying permitted density and
requires relief from ordinance standards. Note that the first approved version of this plan
included 94 units in a 14-acre area (6.7 units/acre), and the most recently approved version
had 51 units over 14 acres (3.6 units/acre).
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6. Dimensional Standards of the RA-1B District (as applied to the 75-unit project; see above for
dimensional standard notes for the four splits).

10.

Standard Required Proposed

Lot Size 23,400 sq ft min/26,000 sq ft min e

34-31.2.D average N/A — no individual lots proposed

Lot width .

34-312D 140 ft min 1673 ft

Lot coverage 0 0

34-3.1.2.D 35% max 14.5%

Front setback .

34-312D 50 ft 50 ft from 12 Mile & Inkster

Rear setback

34-3.1.2.D 351t 48t

Side setback Front yard setback of district 28 :: ::22 }Iitla\g\lllv?ciol:id ht-of-Way (relief

34-3.5.2.C (yard abuts side yard) — 50 ft & 4
needed)

Building height . .

34-319.D Max. 30 ft Detached Single-Family: 30 ft

Mechanical Screening. Mechanical equipment on the ground shall be screened per Section 34-

5.1.4.D.

Dumpster Enclosure. Waste management for the residential units is proposed to be handled
individually by unit, with curb-side pickup.

Parking. Each single-family unit has a two-car garage, as well as a two-car driveway.

Use

Standard

Proposed

Single-Family Homes

2 spaces per unit = 150 spaces

150 + spaces (two-car garages
with driveways)

Landscaping (34-5.14).

(34-5.14.C.ii)

for trees and large shrubs

Item Required Proposed/Comments
Minimum distance from .

. 4 ft from the property line .
the property line Compliant

Minimum parking lot
island area

Minimum of 180 square feet; 3 feet
minimum radius at the trunk of the

tree

Standard is met by all in-lot
landscape areas

Cost estimate

Not required

Minimum size and Size Center to center

spacing  requirements distance (max)

(34-5.14.F) (Height/width) | groupings | rows

e Evergreen Trees 8 ft. height 20 ft. 12 ft. | --

* Narrow Evergreen 5 ft. height 10 ft. 5 ft. -
Trees
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Item Required Proposed/Comments
e Large Shrubs 30 in. height 10 ft. 5 ft. --
e Small Shrubs 24 in. width 4 ft. 4 ft. --
e Large Deciduous 3in. caliper 30 ft. - Standard is met
e Small deciduous trees | 2 in. caliper 15 ft. - --
e Hedge shrubs 24 in. height 3 ft. 3 ft. Standard is met

Canopy Trees

Shall be large deciduous. PC may
permit large evergreens

Standard is met

(34-5.14.5)

Mlnlmum number. of 159,943 sq ft of hardscape (internal
parking lot trees (34- road)/2,800 = 57 57
5.14.4.C) Saa

Parking lot screening

from public thoroughfare | No parking lot present N/A

Wall or Berm (34-5.15)

Required when abutting a residential
district. (See 34-5.15)

None proposed; detached single-
family use is closest to adjacent
neighborhood.

Buffer to Single-Family
(34-5.14.6) (no longer a
buffer from multiple to
single, but buffer was
provided on last
approved plan)

i. Two (2) large deciduous trees;
ii. Four (4) small deciduous trees;
iii. Six (6) large shrubs;

iv. Two (2) evergreen trees.
Multiplied by 0.8 for 35-foot buffer
yard

800 linear feet:

13 large deciduous

26 small deciduous

39 large shrubs

13 evergreens

None provided and relief sought;
see applicant’s notes on pages
two and three of the narrative

Tree
5.18)

replacement (34-

Per Section 34-5.18

See below

204 total deciduous, 150 total evergreens

the required superimposed survey.

11. Tree Removal. The submission package includes the required tree survey and inventory, as well as

Removed

Required Replacements

Provided

Regulated Trees: 85

85

See total below

dbh of 1,872 inches

Landmark Trees: 60 with total

1,872 x 0.25 = 468 inches
468/3 = 156 3-inch caliper trees

See total below

Total:

241

241

21 trees are listed with a health score too low to require replacement.

provided by the applicant.

13. Lighting.

C.

12. Traffic Study. We defer to the city’s traffic engineer for a review of the trip generation analysis

Operation hours (34-5.16.3.B.v.). Standards related to operating hours are met.
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b. Illlumination Levels. Lighting is limited to building-mounted residential fixtures providing very low
light levels near the driveway and primary entrance to each unit.

14. Vehicle Circulation & Access. Circulation is provided by an internal access road with a boulevarded
connection to Inkster, plus a secondary access, also to Inkster. There is also a gated emergency
access drive to 12 Mile Road. The previously approved connection to Cheswick has been removed
from the plan.

15. Pedestrian Circulation. Sidewalks are provided on one side of the street through most of the
development, though they are not provided at the north end, where the road stubs and has a
small loop. The width of these sidewalks, which are curb-tight, is not provided on the plans.

16. Relief Sought from Ordinance Standards:
d. Permit detached single-family at requested density of 75 units.
e. Permit reduced exterior side setback along Cheswick (30 feet).
f. Permit no installation of western buffer plantings.

g. 111-foot lot width for splits where 140 feet is required.
We are available to answer questions.

Respectfully,

%4.% A T

Jill Bahm, AICP Joe Tangari, AICP
Partner Principal Planner
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DATE:

TO:

FROM

FARMINGTON

AN H II I S DEPARTMENT OF PUBLIC SERVICES
JACOB RUSHLOW, P.E., DIRECTOR
\/ . .
s arv

INTEROFFICE CORRESPONDENCE

November 12, 2024

Planning Commission

- James Cubera, Engineering&

SUBJECT: Sarah Fisher Home

Proposed Amended PUD2, 2021
27400 12 Mile Road

PJ#: 12-21-70

SP#: 59-05-2022
22-23-12-276-008

This office has performed a preliminary review of the above referenced proposed amended

PUD p

lan submitted to the Planning Department on October 17, 2024. The plan is significantly

different than the previously submitted one. Our preliminary comments are as follows:

1.

A public sanitary sewer exists on site. It was utilized to service the previous development
on the property. The proponent has indicated that they plan on abandoning portions of
this public sewer, relocating other sections, and extending public sewer to service the
new development. The proponent will be obligated to follow through with the appropriate
abandonment procedures of the City, which include vacation of the existing easements
as well as addressing proper abandonment procedures of the pipe system itself. This
can be addressed during construction review. Formal easement abandonment must be
completed before construction approval.

The plan identifies a relocation of a public sanitary pump station by others. It is our
understanding that the proponent is working out the details of this as well as capacity
concerns and financial obligations with the Oakland County WRC and City management.
This needs to be finalized prior to moving forward.

Regarding the specifics of the site sanitary sewer layout our comments are similar to
those of the last submittal.

They include
A) Provide basement gravity sanitary sewer service to the proposed development.
B) Extend public sanitary sewer with gravity basement service for any approved
units on 12 Mile Road frontage (units 1-4 west of the Pebblecreek crossing).

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

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



C) Provide a public sanitary sewer stub on the north side of 12 Mile east of the
Pebblecreek crossing of 12 Mile Road with adequate depth to allow for this stub
to be extended in the future to provide basement gravity service to the upstream
service area of Farmington Hills properties on Inkster Road south of 12 Mile
Road.

D) Provide a public sanitary sewer stub on the north side of 12 Mile Road in the 12
Mile Road ROW west of the Pebblecreek crossing of 12 Mile Road with a
manhole at the Herndonwood intersection with adequate depth to allow for it to
be extended in the future to provide basement gravity service to the upstream
service area of properties on Herndonwood.

An 8” water main exists onsite. The proponent is showing a design that apparently
abandons it and provides a new public water main. This is acceptable. Conceptually the
new layout meets City standards. Other than a necessary extension to better service unit
68 if this layout moves forward it may be appropriate to move the northern loop to Inkster
Road such that it extends between units 67 and 68. Additionally, it is necessary that the
proponent more specifically identify in detail the watermain being abandoned, the
easements being abandoned and the methods used to abandon it, cap it or reconnect
portions of the existing watermain system.

Similar to the sanitary sewer, any water main abandonment must follow appropriate
easement vacation procedures as well as pipe abandonment procedures of the
City/County. All formal water main abandonments must occur before construction
approval. This can be addressed during construction review.

The site plan identifies two curb cuts to Inkster Road with one proposed as a boulevard.
We question whether a boulevard approach is necessary. The plans also identify an
emergency connection to the proposed driveway servicing the pump station on 12 Mile
Road. This is not something that we recommend. We will require that the proponent
submit a traffic impact statement addressing this as well as the need for further lane
improvements on Inkster Road. The proponent’s Traffic Engineer must contact the City’s
Traffic Engineer to discuss what other issues need to be addressed.

Regarding the internal traffic layout, 50’ turning radius must be provided at all roadway
bends. We question whether this is being provided at the circle road servicing units 66
thru 75. Additionally, the proposed stub road extension servicing units 70 thru 72 at the
north end of the site and the stub road for units 8 thru 12 at the south end of the site are
not standard or acceptable designs. They create turn around and traffic safety issues
particularly for fire and police as well as delivery vehicles. The plan should be revised to
eliminate the stub roads.

Along with above unit 68 is provided little frontage on the private road and it should be
repositioned such that it does not present itself as a hidden rear yard residence.

Regarding the private road system, it must be built to public standards and will be
inspected accordingly.



10.

11.

Public sidewalk installation will be required along the entire Inkster Road frontage. This
walk shall be placed such that the west walk line shall be one foot east of the ultimate
60’ right-of-way.

For that portion of the 12 Mile Road frontage that does not have sidewalk (between
Danvers Dr. and 27600 12 Mile Road) it shall also be placed one foot south of the
ultimate 60’ right-of-way including across the frontage of what is identified as being units
1-4 along 12 Mile Road west of the Pebblecreek crossing and extending offsite to the
driveway servicing 27600 Twelve Mile Road.

With reference to these units 1-4 a curb cut access to 12 Mile Road needs to be
identified at this time. It is recommended that they share one common curb cut with a
marginal access road across the frontage. This is consistent with what was done on the
Preserves of Meadowbrook units 58-61 on Eight Mile Road east of I-275. It is also
recommended that these 4 units enter into an agreement with the property to the east to
allow for a future shared access. This agreement can then be triggered when any future
development at 27600 12 Mile Road occurs.

In lieu of the above, we question whether these 4 units can be absorbed into the interior
development such that additional curb cuts to 12 Mile are avoided.

Storm water detention is required in accordance with City of Farmington Hills
Engineering Standards. The plans identify a pond with a mechanical treatment structure.
Within the last year the City has adopted the WRC standards for detention, restriction
and storm water quality. These plans must conform to those requirements. Detailed
calculations and support must be provided confirming the design. These will be reviewed
during Engineering construction review.

Attached with this review are comments from the City’s inhouse Environmental Engineer
Tyler Sonoga. These must be addressed. Please note that he can be reached at 248-
871-2533.

The onsite storm system will be reviewed during engineering review in more detail. It
should be noted that all units must tie their sump lines into a gravity storm sewer directed
ultimately to the detention pond.

The edge of this site at the west end and south end is within the 100-year floodplain. Any
involvement with the 100-year floodplain will require a permit from EGLE.

Our office notes that an existing detention pond is shown at the northwest corner of the
property. A review of the storm water agreement indicates that the maintenance of this
pond appears to be with the Association for Hickory Oaks. Access to this pond through
the proposed roadway network of this PUD must be provided. This will necessitate the
providing of an access easement.



12.

13.

14.

15.

Along with the above we question whether it is feasible to incorporate this Hickory Oaks
offsite pond with this new development’s pond at the south end near 12 Mile Road such
that there is only one larger pond. We ask that this be explored.

The ultimate right-of-way on Inkster Road is 120°. This includes 60’ from the center of the
section line both east and west of it. It is suggested that the proponent dedicate the
ultimate 60’ right-of-way on Inkster Road for that portion west of the section line.

For 12 Mile Road, it is unclear whether the 60’ right-of-way on 12 Mile Road exists.
Again, this would be 60’ from the section line northward. This needs to be confirmed,
otherwise the City suggests that this also be dedicated to the City at this time.

It is suggested that the proponent and their engineer meet with the City Engineering staff
in person or via Zoom or some other virtual format to discuss this site in further detail.

We recommend that all engineering items be specifically addressed in the City PUD
agreement before it is considered by City Council.



INTEROFFICE CORRESPONDENCE

DATE: November 11, 2024

TO:

Planning Commission

FROM: Jason Baloga, Fire Marshal

SUBJECT: Amended PUD 2-2021/Site Plan 59-5-2022 (Sarah Fisher Mixed Use Campus)

Considerable change has occurred from the previous version of the PUD Plan. Upon review
of the new plan, it appears that the following is in violation of Ordinance Chapter 12 Section
12-11: Fire Department Site Plan Review and Design Standards:

Site Access: sites must be designed to accommodate fire apparatus with a 50’ turning
radius. The 50 fifty feet shall be measured to the center line of the roadway.

Once the above is satisfied, the Fire Department will have no objection contingent upon
compliance with the following:

1.

2.

Generally dead ends longer than 100 shall not be allowed.

Specific gate detail shall be provided to the Fire Department and Engineering for
review and approval for all gates proposed.

Chapter 12 Section 12-9 Street Obstructions:

a. Gate/Knox key yelp for emergency access is proposed on Twelve Mile and
will require Fire and Engineering Department approvals. Please provide a
detailed submittal to the Fire Department to ensure that International Fire
Code, permit and acceptance testing is adhered to.

b. Gate design will affect minimum acceptable road width for emergency access
off Twelve Mile.

The City of Farmington Hills and the Fire Department shall not be responsible for any
damage which occurs to the gate.

31455 West Eleven Mile Road ¢ Farmington Hills M1 48336

Administration ¢ 248.871.2800 248.871.2801 Fax Fire Prevention ¢ 248.871.2820



Chapter 12 Section 12-11 (2) Hydrants: it appears that hydrants meet the minimum
distance as required in the City Ordinance. Special attention shall be given to the
following and discussed in detail during the Engineering review:

a. “Wherever practical, the hydrants shall be provided at intersections to provide
ease of stretching fire hose in more than one direction.”

b. Watermain shall be looped according to Engineering specifications to ensure
adequate water supply.

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

. Proponent may find it beneficial to provide residential sprinklers in residential homes
to increase safety and increase public benefit.

PRy N

Jason Baloga, Fire Marshal
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OWNER / DEVELOPER / APPLICANT
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BLOOMFIELD HILLS, Ml 48301

CONTACT: TIM LOUGHRIN

PHONE: 248.282.1428

EMAIL: TLOUGHRIN@ROBERTSONHOMES.COM

CIVIL ENGINEER

PEA GROUP
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TROY, MI 48083-1872
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PHONE: 844.813.2949

EMAIL: JTHOMPSON@PEAGROUP.COM

LANDSCAPE ARCHITECT

PEA GROUP

45 W. GRAND RIVER AVE., STE. 501
DETROIT, MI 48226

CONTACT: NOAH BIRMELIN, PLA, ASLA
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SIGN

(Per First American Title Insurance Company, Commitment No. 875579, Dated June 11, 2020, Revision E)
Land in the City of Farmington Hills, Oakland County, Michigan, described as follows:

Part of the Southeast 1/4 of Section 12, Town 1 North, Range 9 East, City of Farmington Hills, Oakland County, Michigan,
described as: Commencing at the Southeast corner of said Section; thence N02°48'44"W, 125.10 feet along the East line of
said Section to the North right of way line of Twelve Mile Road (width varies) and the Point of Beginning; thence S82°48'41"W,
604.97 feet along said right of way line; thence N02°00'38"W, 269.51 feet; thence S87°59'22"W, 270.00 feet; thence
S02°00'38"E, 280.00 feet to said North right of way line of Twelve Mile Road; thence SB7°59'22"W, 446.19 feet along said
North right of way line to the East subdivision line of "WOODCREEK HILLS SUBDIVISION NO. 1", as recorded in Liber 119 of
Plats, page 26, Oaklond County Records; thence N02°46'20"W, 490.03 feet along said Subdivision line to the South
Condominium line of "HICKORY OAKS", Oakland County Condominium Plan 1191, as recorded in Liber 20320, page 367, and
amended in Liber 20537, page 530, and Liber 21222, page 175, Oakland County Records; thence along said Condominium line
the following four (4) courses: (1) N87°59'22"E, 324.36 feet (2) S49°35'47"E, 88.95 feet, (3) N42°59'22"E, 84.85 feet, and
(4) N87°59'22"E, 179.21 feet to the East Condominium line of said "HICKORY OAKS"; thence along said Condominium line the
following (4) courses: (1) N02°48'20"W, 500.00 feet, (2) N16°10'00"E, 415.00 feet, (3) N30°26'51"W, 290.00 feet, and (4)
N02°46'20"W, 153.79 feet to the South right of way line of Cheswick Drive (60 feet wide); thence along said right of way line
the following five (5) courses: (1) along a curve to the left, 75.29 feet, sdaid curve having a radius of 260.00 feet, a central
angle of 16°35'32 seconds, and a chord bearing S84°30'58"E, 75.03 feet, (2) N87°11'16"E, 109.65 feet, (3) along a curve to
the right, 97.76 feet, said curve having a radius of 200.00 feet, a central angle of 28°00'23", and a chord bearing
S78°48'34"E, 96.79 feet, (4) along a curve to the left, 127.09 feet, said curve having a radius of 260.00 feet; a central angle
of 28°00'17", and a chord bearing S78°48'34"E, 125.82 feet, and (5) N87°11'16"E, 289.16 feet to the East line of said Section
12; thence S02°48'44"E, 1673.04 feet along said East section line to the Point of Beginning.
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SCHEDULE "B" EXCEPTIONS
(Per First American Title Insurance Company, Commitment No. 875579, Dated June 11, 2020, Revision E)

LOT 1

Easement in favor of the County of Oakland and the Covenants, Conditions and Restrictions
contained in instrument recorded in Liber 5027, page 226. [As plotted.]

Quit Claim Conveyance of Easements, Right—of—Way and Water System Facilities and Improvements
recorded in Liber 45516, page 1. [Document grants the above easement (L.5027, P.226) to the City
of Farmington Hills.]

Easement in favor of the Township of Farmington and the Covenants, Conditions and Restrictions
contained in instrument recorded in Liber 5091, page 863. [As Plotted.]

Easement in favor of the City of Farmington Hills and the Covenants, Conditions and Restrictions
contained in instrument recorded in Liber 7432, page 489. [As Plotted. No water main structures
were observed within the easements. The easement, 20 foot in length, duplicates one of 25 foot
width recorded in Exception #7.]

10 Terms and Conditions contained in Historic District Certification as disclosed by instrument recorded
in Liber 7985, page 771. [Not Plottable. Document establish the Historic Districts within the City of
Farmington Hills. Subject parcel lies within established Historic District.]

11 Terms and Conditions contained in Historic District Property Affidavit as disclosed by instrument
recorded in Liber 9695, page 664. [Not Plottable. Document establish the Historic Districts within
the City of Farmington Hills. Subject parcel lies within established Historic District.]

Easement in favor of the City of Farmington Hills and the Covenants, Conditions and Restrictions
contained in instrument recorded in Liber 8142, page 643. [As Plotted.]

Easement in favor of the City of Farmington Hills and the Covenants, Conditions and Restrictions
contained in instrument recorded in Liber 8142, page 644. [As Plotted.]

Underground Easement (Right of Way) in favor of The Detroit Edison Company and the Covenants,
Conditions and Restrictions contained in instrument recorded in Liber 17111, page 142. [As Plotted.
Approximate location of easement.]

Detroit Edison Underground Easement (Right of Way) in favor of The Detroit Edison Company and
the Covenants, Conditions and Restrictions contained in instrument recorded in Liber 18076, page
106. [As approximately plotted. Document graphically depicts a 10 foot wide Detroit Edison
easement. The sketch depicting the easement area is schematic in nature and not to scale.]

® @

Terms and Conditions contained in Agreement for Storm Water Retention & Discharge Restriction
System as disclosed by instrument recorded in Liber 19400, page 272.

Addendum to Agreement for Storm Water Retention & Discharge Restriction System recorded in
Liber 19400, page 281. [As Plotted. Document amends above (L.19400, P.272) agreement.]

Storm Sewer, Detention Pond and Drainage Easement in favor of the Land Income Fund Limited
Partnership VIl and the Covenants, Conditions and Restrictions contained in instrument recorded in
Liber 19400, page 293. [As Plotted.]

S

18 Omit.
19 Omit.

@ Water Main Easement in favor of the City of Farmington Hills and the Covenants, Conditions and
Restrictions contained in instrument recorded in Liber 19400, page 308. [As Plotted.]

Sanitary Sewer Easement in favor of the City of Farmington Hills and the Covenants, Conditions and
Restrictions contained in instrument recorded in Liber 19400, page 311. [As Plotted.]
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\ PARCEL ID
23-12-477-006
"JAMES & KRISTINE
FLESZAR"
LOT 6

PARCEL ID
23-12-477-005
"M BASSEM \
DEKELBAB"
LOT 5

Easement in favor of the City of Farmington Hills and the Covenants, Conditions and Restrictions
contained in instrument recorded in Liber 24573, page 5. [As Plotted. The legal description of the
12 foot wide water main easement states that the easement is to commence at the SE corner of
Section 12. It appears that the easement was actually written to begin at the SW corner of
Section 7 based on the field location of the water main.]

document.]

@ Any rights, title interest or claim thereof to that portion of the land taken, used or granted for

Inkster Road. [As Shown — The legal description of the subject parcel extends to the center of
It is unclear if a dedication has been recorded. The 60' half right—of—way line
shown is based on the established right—of—way adjacent to the subject parcel.]

Inkster Road.

26 Rights of the United States, State of Michigan and the public for commerce, navigation, recreation
and fishery, in any portion of the land comprising the bed of Rouge River and Pebble Creek, or

PARCEL ID
23-12—-477-007

\"MOBIN & SADUF

UDDIN"

\ LoT 7

Terms and Conditions contained in Declaration of Restrictive Covenant as disclosed by instrument
recorded in Liber 41540, page 370. [As Shown — Restrictive Covenant area. Document states the
owner shall prohibit uses of the property within the restrictive covenant area as described in the

Sanitary Sewer Easement in favor of Daughters of Charity Ministries and the Covenants, Conditions
and Restrictions contained in instrument recorded in Liber 43409, page 839. [As Plotted.]

land created by fill or artificial accretion.

27 The nature, extent or lack of riparian rights or the riparian rights of riparian owners and the
public in and to the use of the waters of Rouge River and Pebble Creek.

28 Omit.

29 Interest, if any, of the United States, State of Michigan, or any political subdivision thereof, in the
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SURVEYOR'S NOTES:

Most parking striping across the subject parcel is extremely faded.
No attempt was made to count the parking spaces hereon.

Fence meanders along the subject parcel as noted.
Water main utilities lie outside of easements as noted.

Sanitary utilities lie outside of easements as noted. “HICKORY OAKS”
OAKLAND COUNTY
CONDOMINIUM PLAN NO. 191

{L..20320, P.367}

Gas and electric utilities do not lie within an easement as noted.
Sidewalk at the southeast corner crosses through the subject parcel as noted.
City of Farmington Hills sign extends onto the subject parcel as noted.

Areas of the subject parcel appear to have landscape maintained by adjoining parcel owners. These areas are noted hereon.

OPELLOEE® -

In the reference ALTA survey by PEA, dated 10—7-15, Whitehall Real Estate provided a statement regarding the unrecorded
sanitary easement noted on the drawing as follows:

Sanitary Sewer Easement in favor of the City of Farmington Hills. This easement was executed on January 22, 1996, in
conjunction with a Sanitary Sewer Utilization and Dedication Agreement, executed on March 5, 1996 and an Assignment and

Sewer Easement.

oil, gas and minerals in and under and that may be produced from the captioned land.

J Wetlands shown have been flagged & located by PEA, Inc on March 23, 2020.

30 Rights of tenants, if any, under any unrecorded leases.

31 Lien for outstanding water or sewer charges, if any.

[As plotted.]

®© ®

Storm sewer and Detention Pond Easement in favor of the City of Farmington Hills and the L
Covenants, Conditions and Restrictions contained in instrument recorded in Liber 19400, page 290.

Easement in favor of the City of Farmington Hills and the Covenants, Conditions and Restrictions
contained in instrument recorded in Liber 25516, page 281. [As Plotted. The legal description of N
the 12 foot wide water main easement states that the easement is to commence at the SE

corner of Section 12. It appears that the easement was actually written to begin at the SW corner

of Section 7 based on the field location of the water main.] 0

K At the time of survey, there was no observed evidence of earth moving work, building construction or building additions at the
time on the subject parcel.

At the date of this survey, the surveyor has no knowledge of any planned right—of—way changes, nor observed evidence of
recent street or sidewalk repairs.

M The address of the subject parcel was not observed or posted on any building. The address shown was obtained from the title
work provided.

The current zoning classification was not provided by the client, as item 6(a) in table A of the "minimum standard detail
requirements for ALTA/NSPS land title surveys" states.

PEA carries $2,000,000 of professional liability insurance.

34 Survey by PEA, Inc., dated April 10, 2020, last revised July 01, 2020, Job No. 2015—-204, discloses

the following:

a. Overhead utility lines, storm sewer and sanitary sewer crossing property and property lines AN

without the benefit of a

b. Underground electric, gas, telephone, watermain, utility poles, guy wires, light poles, flood lights,
pump station and pump station control panel on property without the benefit of a recorded

recorded easement.

! .

easement. SURVEYOR'S CERTIFICATE: AN

insi i i i PARCEL ID
g.miineify |;f(|)c:;zrlil;rl’?:zgl'y, Easterly, Southerly and Westerly property lines, outside and crossing TO: First American Ttle Insurance Company ‘ \ g3 ARCEL D s
d. Concrete sidewalk crossing Southerly property line. cE)vt:ngell;;al Homes toflelc:trJlgcln,lc: Michigan non—profit corporation \ LOT 15
e. Barricade concrete wall outside Southerly property line. ptum Management Solutions, Inc.
f. Landscaping encroaches from the East and West. \
g. Sign encroaches from the South.

h. Buildings encroach onto unrecorded sanitary and sewer easements.
i. Buildings encroach onto easement recorded in Liber 7432 page 489, Oakland County Records.

This is to certify that this map or plat and the survey on which it is
based were made in accordance with the 2016 Minimum Standard

PARCEL ID
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LOT 13

Assumption of Easement, executed on February 14, 1996. We do not have documentation on the recording of the Sanitary \

PARCEL ID
23-12-477-014
"NGUYEN, TAI TRUST"

LOT 14

N\ N

N
AN
N
N

SOUTH LINE
ORY _OAKS"

ik

CONDO

N87°59'22"E 325/.5'6'

/ 36" PUMP
STATION

A-15 ..

HILLS SUB. NO. 1"

. PUMP STATION CONTROL
© \JPANEL AND ELECTRICAL | ™ °
. |NOT WTHIN RECORDED OR| .
UNRECORDED EASEMENTS

SW CORNER
SECTION 7

MON BOX

S87°959'22"W  270.00"

N02°00'38"w| 269.51'

4'WD STONE

ADJACENT PROPERTY OWNER
APPEARS TO BE MOWING
AND MAINTAINING MINOR
LANDSCAPING ON PARCEL

PARCEL ID
23-12-476-004
"DAUGHTERS OF CHARITY
MINISTRIES INC"

CONC

- ‘I

S02°00'38"E  280.00' FENcE"| &
1.15'W, 5
@ 403N
W/UG
ADJACENT PROPERTY OWNER ELEG
APPEARS TO BE MOWING
AND MAINTAINING MINOR CL 14'~\ >k
LANDSCAPING ON PARCEL GATE
8l 9
Ex ?
wy 3
=
x
g
2| | W
o
F
N
Eﬂ)(
[o]
n
o
~
[+o]
[72]
35
X| o
y 5
3|
o
g
Xi E
§

—_—

Detail Requirements for ALTA/NSPS Land Title Surveys, jointly
established and adopted by ALTA and NSPS in 2011, and includes
items 2, 3, 4, 7(a)(b1)(c), 8, 11, 13, 16, 17, 18 and 20 of Table A
thereof. The field work was completed on March 20, 2020.

Kevin T. Roach, Ml PS No. 47971
Agent for PEA, Inc.
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CAUTION!!

THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND

UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY

APPROXIMATE. NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS

PRIOR TO THE START OF CONSTRUCTION.
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(Per Flood Insurance Rate Map Number 26125C—0514F. X IRON SET (® MONUMENT FOUND | |
Effective September 29, 2006) & NAIL FOUND (B MONUMENT SET R RECORDED
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|

SPECIAL FLOOD HAZARD AREAS SUBJECT TO INUNDATION BY THE 1% ANNUAL ESTNG POC  POINT OF COMMENCEMENT C  CALCULATED
CHANCE FLOOD — The 1% annual chance flood (100 year flood), also known as —_—
the base flood, is the flood that has a 1% chance of being equaled or exceeded —OH—ELEC—W-O—< ELEC., PHONE OR CABLE TV OH. LINE, POLE & GUY WRE
in any given year. The Special Flood Hazard Area is the area subject to flooding —UG—CATV—[T}—  UNDERGROUND CABLE TV, CATV PEDESTAL
by the 1% annual chance flood. Areas of Special Flood Hazard include Zones A, ® CABLE. ANHOLE
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elevation of the 1% annual chance flood. -UG-ELEC-E{EKE-  ELECTRIC UG, CABLE, MANHOLE, METER & HANDHOLE

ZONE AE — Base Flood Elevations determined. —:g—'@'m— GAS MAN, VALVE & GAS LINE MARKER

——X————@-— WATERMAN, HYD., GATE VALVE, TAPPING SLEEVE & VALVE .
FLOODWAY AREAS IN ZONE AE — The floodway is the channel of a stream plus —%—@)— SANITARY SEWER, CLEANOUT & MANHOLE t: 844.813.2949
any adjacent floodplain areas that must be kept free of encroachment so that — % STORM SEWER, CLEANOUT & MANHOLE
the 1% annual chance flood can be carried without substantial increase in flood COMBINED SEWER & MANHOLE WWW-peagI'OUp.Com
heights. Y.D.
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POST INDICATOR VALVE
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UNIDENTIFIED STRUCTURE

ZONE X — Area of 0.2% annual chance flood; areas of 1% annual chance flood © %
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with average depths of less than 1 foot or with drainage areas less than 1
square mile; and areas protected by levees from 1% annual chance flood.

ZONE X — Areas to be determined outside of the 0.2% annual chance floodplain.
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LANDSCAPE CALCULATIONS:
PER THE CITY OF FARMINGTON HILLS ZONING ORDINANCE - —
]
PAVED SURFACE
| ] ‘

REQUIRED:
1 TREE PER 2,800 SF OF PAVED SURFACE

I 159,943 SF PAVED SURFACE / 2,800 SF = 57.12 = 57 TREES G R O U P
2

PROVIDED: 57 TREES t: 844.813.2949

NO1°15'14 W 2651
LANDSCAPE BUFFER YARD www.peagroup.com
REQUIRED:
2 LARGE DECIDUOUS TREES, 4 SMALL DECIDUOUS TREES, 6 LARGE
SHRUBS, AND 2 EVERGREEN TREES PER 100 LF.
20' CLEAR RESTORE DISTURBED AREA WITH ===  e== ==PROVIDE TREE PR - B o I RORERTY LINE = 10 LARCE DESIDDOUS gRecs: o2
VISION LINE] [LAWN, TYP. CONTRACTOR TO INKSTER ROAD FENCE AROUNDOET)ﬁ(S:'—Ir-lng‘ SMALL DECIDUOUS TREES, 48 LARGE SHRUBS, AND 16 EVERGREENS
TYP. FIELD VERIFY LIMITS. TREES TO REMAIN, TYP. PROVIDED: NOAH A
ol o NONE — REQUESTING WAIVER DUE TO EXISTING VEGETATION ALONG LANDSCAPE
I e T ¥ SREL: EXISTING TREE TG8 PROPERTY LINE. ARCHITECT
© T INONARRIGATED |~ ot 70 oy \ m TO REMAIN TYP | 6 ho.
[ SEED LAWN TYP [N D 0#12259 (C 574
LARS e /w A A P$8 121, T N L e e T REQUIRED:
WOODLAND TREES: REPLACE REMOVED TREES AT 1:1
- = 85 TREES REMOVED, 60 TREES REQUIRED FOR REPLACEMENT.
LANDMARK TREES (24" CAL. OR GREATER): 60 TREES REMOVED WITH
A TOTAL OF 1872" CAL. AT 25% REPLACEMENT
= 468" CAL. REQUIRED FOR REPLACEMENT / 3" CAL. TREES
= 156 TREES REQUIRED FOR REPLACEMENT.

241 TOTAL REPLACEMENT TREES REQUIRED
(SEE TREE PRESERVATION PLANS FOR DETAILS)

NORTH

PROVIDED: 241 TREES

GENERAL SITE TREES: ADDITIONAL 56 TREES ABOVE ORDINANCE

REQUIREMENTS PROVIDED FOR ADDITIONAL SCREENING ALONG INKSTER 0 20 40 80
b b B 1. A TREE PERMIT MUST BE OBTAINED FROM THE PLANNING OFFICE PRIOR TO
ALL TREE REMOVAL ACTIVITY INVOLVING TREES SIX INCHES (6") OR MORE Know what's below.

DBH IN ACCORDANCE WITH THE CITY OF FARMINGTON HILLS ZONING
CHAPTER 34-5.18. o  Gall before you dig

WILL WORK WITH
NEIGHBORS TO LOCATE (10)
10-12' EVERGREEN TREES

2. TREES MUST BE PLANTED NO CLOSER THAN SIX FEET (6') TO PUBLIC

UTILITIES.
CAUTION!
3. ALL REQUIRED LANDSCAPE MATERIAL INDICATED ON APPROVED PLANS WILL THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND
BE REQUIRED THROUGH THE LIFE OF THE PROJECT AND MUST BE T A G O DG A Y 62D OR
REPLACED IF REMOVED OR DEAD. IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.

THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS

4. 4 FOOT (4) HIGH WOOD SNOW FENCING OR OTHER RIGID MATERIAL IS TO PRIOR TO THE START OF CONSTRUCTION.
BE ERECTED AROUND THE DRIP LINE OF ALL TREES TO BE SAVED IN
ACCORDANCE WITH THE CITY OF FARMINGTON HILL ZONING ORDINANCE
CHAPTER 34-5.18.

5. REQUIRED LANDSCAPE MATERIAL SHALL SATISFY AMERICAN ASSOCIATION
OF NURSERYMAN STANDARDS AND BE:

CHESWICK

A. NURSERY GROWN.

B. STATE DEPARTMENT OF AGRICULTURE INSPECTED.

C. NO. 1 GRADE WITH STRAIGHT UNSCARRED TRUNK AND WELL
DEVELOPED UNIFORM CROWN (PARK GRADE TREES WILL NOT BE
ACCEPTED).

GENERAL PLANTING NOTES:

NON-IRRIGATED |/~ - -+ 1.  LANDSCAPE CONTRACTOR SHALL VISIT SITE, INSPECT EXISTING SITE
“ISEED LAWNTYP.[--- - T CONDITIONS AND REVIEW PROPOSED PLANTING AND RELATED WORK. IN
CASE OF DISCREPANCY BETWEEN PLAN AND PLANT LIST, PLAN SHALL

GOVERN QUANTITIES. CONTACT LANDSCAPE ARCHITECT WITH ANY CLIENT

CONCERNS.

2. CONTRACTOR SHALL VERIFY LOCATIONS OF ALL ON SITE UTILITIES PRIOR Ro B E RTSO N
TO BEGINNING CONSTRUCTION ON HIS/HER PHASE OF WORK. ELECTRIC, B ROTH E RS
GAS, TELEPHONE, CABLE TELEVISION MAY BE LOCATED BY CALLING MISS
DIG 1-800-482-7171. ANY DAMAGE OR INTERRUPTION OF SERVICES SHALL H OM ES
BE THE RESPONSIBILITY OF CONTRACTOR. CONTRACTOR SHALL 6905 TELEGRAPH RD, STE 200
COORDINATE ALL RELATED ACTIVITIES WITH OTHER TRADES ON THE JOB BLOOMFIELD HILLS, MI 48301
AND SHALL REPORT ANY UNACCEPTABLE JOB CONDITIONS TO OWNER'S
REPRESENTATIVE PRIOR TO COMMENCING.

3.  ALL PLANT MATERIAL TO BE PREMIUM GRADE NURSERY STOCK AND
SHALL SATISFY AMERICAN ASSOCIATION OF NURSERYMEN STANDARD
FOR NURSERY STOCK. ALL LANDSCAPE MATERIAL SHALL BE NORTHERN
GROWN, NO. 1. GRADE.

4. CONTRACTOR IS RESPONSIBLE FOR VERIFYING ALL QUANTITIES SHOWN PROJECT TITLE
ON LANDSCAPE PLAN PRIOR TO PRICING THE WORK.

N —

-— {3}#1 34

THE VILLAS AT

5. THE OWNER'S REPRESENTATIVE RESERVES THE RIGHT TO REJECT ANY
PLANT MATERIAL NOT MEETING SPECIFICATIONS.

Ol S OF SECTIO ,T. ., R .
6. ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT TRUNKS AND PART OF THE SEJ, OF SECTION 12, T.0IN. R.08E

SYMMETRICAL CROWNS. OAKLAND COUNTY, MICHIGAN

7. ALL SINGLE TRUNK SHADE TREES TO HAVE A CENTRAL LEADER; TREES
WITH FORKED OR IRREGULAR TRUNKS WILL NOT BE ACCEPTED.

— 8. ALL MULTI STEM TREES SHALL BE HEAVILY BRANCHED AND HAVE
SYMMETRICAL CROWNS. ONE SIDED TREES OR THOSE WITH THIN OR
OPEN CROWNS SHALL NOT BE ACCEPTED.

- 9. ALL EVERGREEN TREES SHALL BE HEAVILY BRANCHED AND FULL TO THE
GROUND, SYMMETRICAL IN SHAPE AND NOT SHEARED FOR THE LAST FIVE REVISIONS
GROWING SEASONS.

., % S % N~ AT — N g e 10. ALL TREES TO HAVE CLAY OR CLAY LOAM BALLS, TREES WITH SAND
._ N AY S 0 W T\ S BALLS WILL BE REJECTED.

8"BS 1i"NM
« =N 12. ALL TREE LOCATIONS SHALL BE STAKED BY LANDSCAPE CONTRACTOR
PLANT SCHEDULE AREA 1 K 851 ARy Y R0 I NI I WA 23 AND ARE SUBJECT TO THE APPROVAL OF THE LANDSCAPE ARCHITECT

ﬂ- 11. NO MACHINERY IS TO BE USED WITHIN THE DRIP LINE OF EXISTING
TREES; HAND GRADE ALL LAWN AREAS WITHIN THE DRIP LINE OF
EXISTING TREES.

PRIOR TO INSTALLATION OF THE PLANT MATERIAL.
CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER SPACING DESIGNATION REMARKS ( N~
- - = EXISTING TREE WITH 13. IT IS MANDATORY THAT POSITIVE DRAINAGE IS PROVIDED AWAY FROM
) TREE PROTECTION FENCING ALL BUILDINGS.

DECIDUOUS TREES
AR3 22 ACER RUBRUM 'RED SUNSET' RED SUNSET MAPLE 3"CAL. B&B PER PLAN NATIVE 14. ALL PLANTING BEDS SHALL RECEIVE 3" SHREDDED HARDWOOD BARK
AL3 2 AMELANCHIER LAEVIS SERVICEBERRY 3"CAL. B&B PER PLAN NATIVE = PAVED AREA TREES MULCH WITH PRE EMERGENT, SEE SPECIFICATIONS. SHREDDED PALETTE
FG3 7 FAGUS GRANDIFOLIA AMERICAN BEECH 3"CAL. B&B PER PLAN NATIVE AND DYED MULCH WILL NOT BE ACCEPTED. .
GT3 12 GLEDITSIA TRIACANTHOS INERMIS 'SKYCOLE'  SKYLINE® HONEY LOCUST 3"CAL.  B&B PERPLAN  NATIVE ORIGINAL ISSUE DATE:
LS3 4 LIQUIDAMBAR STYRACIFLUA SWEET GUM 3"CAL. B&B PER PLAN NON-NATIVE / 15. ALL LANDSCAPED AREAS SHALL RECEIVE 3" COMPACTED TOPSOIL. OCTOBER 15, 2024
NS3 11 NYSSA SYLVATICA TUPELO 3"CAL. B&B PER PLAN NATIVE G e e
PA3 9 PLATANUS X ACERIFOLIA LONDON PLANE TREE 3"CAL. B&B PER PLAN NON-NATIVE = GENERAL SITE TREES - e ST TN 16. SEE SPECIFICATIONS FOR ADDITIONAL COMMENTS, REQUIREMENTS, DRAWING TITLE
OR3 s QUERCUS RUBRA RED OAK 3 oAl BSB PER PLAN NATIVE Y PR N NN PLANTING PROCEDURES AND WARRANTY STANDARDS. LAN DSCAP E
ZS3 8 ZELKOVA SERRATA 'GREEN VASE GREEN VASE JAPANESE ZELKOVA 3"CAL. B&B PER PLAN NON-NATIVE \f\ o 23-12—477-008 * > = SEASONALLY FOR INVASIVE SPECIES CONTROL. PL AN

96 SUBTOTAL: \ e e e e

= REPLACEMENT TREES e e 18. CONTRACTOR SHALL NOT INSTALL PLANTS UNDER BUILDING OVERHANG

EVERGREEN TREES \ Coe e e AND SHALL NOTIFY LANDSCAPE ARCHITECT IF DRAWINGS CONFLICT WITH
AC8 9 ABIES CONCOLOR WHITE FIR 8 HT. B&B PER PLAN NON-NATIVE : BUILDING OVERHANGS.
PA8 10 PICEA ABIES NORWAY SPRUCE 8 HT. B&B PER PLAN NATIVE G
PGS 16 PICEA GLAUCA WHITE SPRUCE 8 HT.  B&B PERPLAN  NATIVE OO0OO  =DECIDUOUS SHRUBS N 19. TREES SHALL NOT CONFLICT/ BLOCK PROPOSED REGULATORY/
PBS 5 PINUS BUNGEANA LACEBARK PINE 8 HT.  B8B PERPLAN  NON-NATIVE _ e O SO ACE MONLVT SIGNS, ADDRESS OR LIGHT POLES.
PN8 30 PINUS NIGRA AUSTRIAN PINE 8 HT. B&B PER PLAN NON-NATIVE LRI = NON-IRRIGATED SEED LAWN '
TG8 6 THUJA STANDISHII X PLICATA 'GREEN GIANT'  GREEN GIANT ARBORVITAE 8 HT. B&B PER PLAN NON-NATIVE o PEA JOB NO. 2015-204

76 SUBTOTAL: —

SEEDENE = IRRIGATED SOD LAWN P.M. JBT

SOD/SEED T DN. SS
TS 30,275 SF TURF SEED SEED /, II l' l = STORMWATER SEED MIX

30,275SF  SUBTOTAL: DES. NB

DRAWING NUMBER:

NOT FOR CONSTRUCTION L-1.1




°15"14 W

2

651.93' (M)

SW CORNER

FND O.C.REMON CAP
"P.S. #24598" IN

SE CORNER
SECTION 12

FND O.C.REMON
"P.S. #25854" |

MON BOX

(L.17277, P.715)

COMMUNITY 20 CLEAR INKSTER ROAD
| " - - ; - - - - - - - PROVIDE TREE PROTECTION - T
MONUMENT SIG |
SEE DETAL L2 ;\l 'IY\IKSF!ON LINE EAST %nggfé?gdg%o INON-IRRIGATED ‘1F_gNRCEE AROUND EXISTING TREES
. : SEED LAWN TYP. MAIN, TYP.

AREA WITH LAWN, TYP.

—

CONTRACTOR TO FIELD

— [EXISTING TREE
VERIFY LIMITS. —

1/2"f Low JUN|PEV _._':: - RN TO REMAIN TYP.
e 8

TG8

AR3

e EXPOSED

SCULPTURE AGGREGATE
/ ¢  TABLES AND
| / CHAIRS

e PATH LIGHTING

1

S

PLANT SCHEDULE L-1.2

12 MILE ROAD

| CLEAR VISION

___.___.___.___.___.___.___.__».___.___.___.___.___.___.___.___.___.___.___.___.___.__e

SECTION \12

W)

KEY

00000

\x =PAVED AREA TREES

WA
A2
"0 o)

’ l = STORMWATER SEED MIX

= EXISTING TREE WITH
TREE PROTECTION FENCING

= DECIDUOUS SHRUBS

= NON-IRRIGATED SEED LAWN

= IRRIGATED SOD LAWN

P =\

GROUP

t: 844.813.2949
WwWw.peagroup.com

BIRMELIN

LANDSCAPE
ARCHITECT

NORTH
0 20 40 80
e, I
SCALE: 1" = 40’
Know what's below.

CAUTION!!

THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND
UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY
APPROXIMATE. NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.

-l

CODE QTY

BOTANICAL NAME

ATCHLINE — SEE SHEET L—1.1

Im

DECIDUOUS TREES

................. . T e 4 o N e =

T e e e Y AL3
CC8
CM3
FG3
FS3

GB3
GT3
LT3

PA3

S: \PROJECTS\2015\2015204 SARAH FISHER PUD — jbt\DWG\SITE PLANS\(L—1.0)LANDSCAPE—15204.dwg

TG3
UF3

EVERGREEN TREES

AC8
PA8
PC8
PG8
PN8
TG8

WETLAND 'BOUNDARY,
TYP. FLAGGED BY

* ASTI ENVIRONMENTAL,
. /AUGUST 30, 2024

TS
TSS

SHRUBS
™24

SOD/SEED

ACER RUBRUM 'RED SUNSET'
AMELANCHIER LAEVIS

CERCIS CANADENSIS

CORNUS MAS

FAGUS GRANDIFOLIA

FAGUS SYLVATICA 'FASTIGIATA'
GINKGO BILOBA

GLEDITSIA TRIACANTHOS INERMIS 'SKYCOLE'
LIRIODENDRON TULIPIFERA
PLATANUS X ACERIFOLIA

TILIA CORDATA 'GREENSPIRE'
ULMUS X 'FRONTIER'

SUBTOTAL:

ABIES CONCOLOR

PICEA ABIES

PICEA ABIES 'CUPRESSINA'

PICEA GLAUCA

PINUS NIGRA

THUJA STANDISHII X PLICATA 'GREEN GIANT'
SUBTOTAL:

TAXUS X MEDIA 'DENSIFORMIS'
SUBTOTAL:

TURF SEED
TURF SEED STORMWATER SEED MIX
SUBTOTAL:

COMMON NAME

RED SUNSET MAPLE
SERVICEBERRY

EASTERN REDBUD

CORNELIAN CHERRY
AMERICAN BEECH

FASTIGIATE EUROPEAN BEECH
MAIDENHAIR TREE

SKYLINE® HONEY LOCUST
TULIP POPLAR

LONDON PLANE TREE
GREENSPIRE LITTLELEAF LINDEN
FRONTIER ELM

WHITE FIR

NORWAY SPRUCE
CUPRESSINA NORWAY SPRUCE
WHITE SPRUCE

AUSTRIAN PINE

GREEN GIANT ARBORVITAE

DENSE ANGLO-JAPANESE YEW

CONTAINER SPACING DESIGNATION REMARKS
B&B PERPLAN  NATIVE

B&B PERPLAN  NATIVE

B&B PERPLAN  NATIVE MULTI-TRUNK (3-5)
B&B PERPLAN  NON-NATIVE

B&B PERPLAN  NATIVE

B&B PERPLAN  NON-NATIVE

B&B PERPLAN  NON-NATIVE

B&B PERPLAN  NATIVE

B&B PERPLAN  NATIVE

B&B PERPLAN  NON-NATIVE

B&B PERPLAN  NON-NATIVE

B&B PERPLAN  NON-NATIVE

B&B PERPLAN  NON-NATIVE

B&B PERPLAN  NATIVE

B&B PERPLAN  NON-NATIVE

B&B PERPLAN  NATIVE

B&B PERPLAN  NON-NATIVE

B&B PERPLAN  NON-NATIVE

CONT. 42" 0.C. NON-NATIVE

NOT FOR CONSTRUCTION

CLIENT

ROBERTSON
BROTHERS
HOMES

6905 TELEGRAPH RD, STE 200
BLOOMFIELD HILLS, MI 48301
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