THE CITY OF THE VILLAGE OF DOUGLAS

PLANNING COMMISSION MEETING
THURSDAY, JANUARY 12, 2023 AT 7:00 PM
86 W CENTER ST., DOUGLAS MI

AGENDA

To attend and participate in this remote meeting of the City of the Village of Douglas Planning Commission,
please consider joining online or by phone.

Join online by visiting: https://us02web.zoom.us/j/89698683313

Join by phone by dialing: +1 (312) 626-6799 | Then enter “Meeting ID”: 896 9868 3313

CALL TO ORDER

ROLL CALL

A. Approval of Agenda (additions/changes/deletions)
B. Approval of Minutes (additions/changes/deletions)

Motion to approve; January 12, 2023 Agenda & December 8, 2022 Minutes. (Roll Call Vote)
PUBLIC COMMUNICATION - VERBAL (LIMIT OF 3 MINUTES)
PUBLIC COMMUNICATION - WRITTEN
NEW BUSINESS
A. Douglas Flats - 200 Center street - Final PUD Plan Review
UNFINISHED BUSINESS
REPORTS
A. Planning and Zoning Administrator Report
B. Planning Commissioner Remarks (limit 3 minutes each, please)
PUBLIC COMMUNICATION — VERBAL (LIMIT OF 3 MINUTES)

ADJOURNMENT




Please Note — The City of the Village of Douglas (the “City”) is subject to the requirements of the Americans
with Disabilities Act of 1990. Individuals with disabilities who plan to attend this meeting and who require
certain accommodations in order to allow them to observe and/or participate in this meeting, or who have
questions regarding the accessibility of this meeting or the facilities, are requested to contact Pamela Aalderink,
City Clerk, at (269) 857-1438, or clerk@douglasmi.gov to allow the City to make reasonable accommodations
for those persons. CITY OF THE VILLAGE OF DOUGLAS, ALLEGAN COUNTY, MICHIGAN
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THE CITY OF THE VILLAGE OF DOUGLAS

PLANNING COMMISSION MEETING
THURSDAY, DECEMBER 08, 2022 AT 7:00 PM
86 W CENTER ST., DOUGLAS MI

MINUTES

CALL TO ORDER

Meeting called to order by Chair Buszka at 7:00 pm

ROLL CALL

A. Approval of Agenda (additions/changes/deletions)
Approval of December 8, 2022 Agenda.

Motion made by Commissioner Balmer, Seconded by Vice-Chair Pattison.
Voting Yea: Secretary Heneghan, Commissioner OMalley, Commissioner Seabert, Chair Buszka, Vice-
Chair Pattison, Commissioner Freeman, Commissioner Balmer

B. Approval of Minutes (additions/changes/deletions)
Motion to approve; December 8, 2022 Agenda & October 19, 2022 Minutes. (Roll Call Vote)

Motion made by Vice-Chair Pattison, Seconded by Commissioner Freeman.
Voting Yea: Secretary Heneghan, Commissioner OMalley, Commissioner Seabert, Chair Buszka, Vice-
Chair Pattison, Commissioner Freeman, Commissioner Balmer

PUBLIC COMMUNICATION - VERBAL (LIMIT OF 3 MINUTES)

Olaf Huebner, St Peter Dr. distributed letters to the commissioners related to concerns that he and his
neighbors have with the proposed Centre Collective development. He requested to view the plans at city
hall but did not see the application, requested commission be clear on what will be done.

Tracy Shaffroth, Water St. requested the letters presented by Mr. Heubner be placed on the website.
PUBLIC COMMUNICATION - WRITTEN
Attainable housing letter received by Dr. Travis, Saugatuck Public Schools

A. Attainable Housing - Dr. Travis, Saugatuck Public Schools Superintendent




5.

NEW BUSINESS

A.
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Public Hearing — Centre Collective Mixed-Use Development with First-Floor Residential - 324 W Center
Street, Site Plan Review/Special Land Use Request

-Motion to Open Public Hearing (Roll Call Vote)

Motion by Seabert, Second by Pattison.
Balmer, Freeman, Heneghan, O’Malley, Pattison, Seabert, Buszka (Yes)

a. Applicant Presentation

Ryan Kilpatrick, Executive Director of Housing Next for the last five years and also represents
Flywheel Consulting, a consulting firm that serves municipalities, nonprofits, and for profit developers.
He spoke on behalf of the applicant, Jeff Kerr. The northern part of the development will include 3.4
acres with up to 20 residential lots that have all been designed to satisfy the minimum criteria of the
zoning ordinance . The southern portion is 3.4 acres and is planned for vertical mixed use with
commercial and residential. Most residential will be on the second floor with some on the ground
level, these have been designed to satisfy both standards of the C-1 Village Center Standards, and
special use standards of Section 26.13 as it relates to a residential on the ground floor. The
development team is interested in pursuing a share of these units that would be attainable for year
round residents in the community. One of the ways that this is possible is by pursuing partnership with
both State and Local entities to ensure that we have the financing in place to reduce the overall cost of
the project.

b. Public Comments (limit 3 minutes each, please)
Tracey Shafroth, Water St. expressed she was having a difficult time hearing.
c. Staff Remarks

Tricia Anderson, City Planner — Mr. Kerr has submitted an application for site plan review and
special land use approval for a commercial mixed-use development and ground floor residential on the
southernly 3.04 acres of the parcel located at 324 West Center Street. The subject site is generally
located just west of the Center St and Blue Star Hwy intersection on the northside of Center St and is
zoned C-1 Village Center District. Ms. Anderson presented the highlights of her review memorandum.
She indicated that several of the items noted in her memorandum had already been addressed by the
applicant, including the desire to see truck turning templates, barrier free spaces within the carports,
and removal of trees from the landscape plan along the north property line and instead place them on
the residential site condo plan. She added that the traffic impact study has been updated and has
some recommendations for improvements to mitigate the additional traffic volumes, which the
applicant has acknowledged.

Recommendation: The Planning Commission should carefully consider the facts presented in
Ms. Anderson’s Memorandum. In her view the plan is approvable with the following conditions:

1. The applicant shall address all items outlined in the City Engineer’s memorandum dated 11/30/22.
2. The applicant shall address any and all items required by the Fire Department.

3. The applicant shall provide the location of the support posts within a carport to demonstrate the
width will not be diminished for any stall.
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4. The applicant shall consider creating barrier-free spaces within the carports.

5. The applicant shall revise the landscape plan to remove the trees shown along the northern
boundary of the site, and instead provide them as part of the landscaping plan for the site
condominium development to the north.

6. The applicant shall work with the City’s Department of Public Works to determine the time frame
for implementation of the TIS recommendations as it pertains to the signal timing and the construction
of a right-turn taper lane.

7. The applicant shall provide sample floor plans with minimum square footage for each residential
unit type, whether they be studio, one bedroom, or two bedroom, before any issuance of building
permits.

8. All roof areas to be occupied shall comply with Section 10.03(i)

9. The applicant shall consider an opaque privacy fence to be placed along the west property line in
place of the chain link.

10. The applicant shall consider requesting additional garbage pick-up to avoid overflowing dumpsters
on site.

11. The applicant shall consider installing electrical outlets within the carports for future electric
vehicle charging.

12. The applicant shall adhere to Section 26.34 as it pertains to potential noise generated from the
occupied roof areas.

13. The applicant shall revise the architectural drawings to provide a depiction of the roof height
computation that shows compliance with the roof pitch parameters outlined in Section 10.02.D

Motion to Close Public Hearing, Recommend to City Council (Roll Call Vote)

Motion made by Commissioner Seabert, Seconded by Vice-Chair Pattison.
Voting Yea: Secretary Heneghan, Commissioner O’Malley, Commissioner Seabert, Chair Buszka, Vice-
Chair Pattison, Commissioner Freeman, Commissioner Balmer

Motion to approve the site plan and special use permit for the mixed-use development located at 324
Center St for plans last revised on November 11, 2022, with the conditions stated above.

Motion by Balmer second by Pattison.
(Yes) Balmer, O’Malley, Freeman, Pattison, Buszka (No) Seabert, Heneghan

Motion carried 5 - 2

Public Hearing - 324 W Center Street, Preliminary Site Condominium Review for a 20-Unit Single Family
Residential Development

-Motion to Open Public Hearing (Roll Call Vote)
Motion by Seabert, second by O’Malley. Motion carried by roll call vote

a. Applicant Presentation
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Ryan Kilpatrick representing the applicant stated this would be a 20-unit single family site
condominium, designed to satisfy the minimum requirements in the R-4, Harbor Residential
zoning district.. He added that open space is provided, along with sidewalks and landscaping.

b. Public Comments (limit 3 minutes each, please)
No public comments received.

c. Staff Remarks

Ms. Anderson provided the highlights of her memorandum and added that the property is under
the same ownership as the parcel with the proposed mixed-use development. The application is
for review of the preliminary plan for a 20-unit single-family residential site condominium
development on the northern 6.9 acres of 324 W Center St. The site is generally located on the
north side of W Center St, between the intersections of North Ferry St / W Center St, and North
Blue Star Hwy / W Center St. The current zoning of the subject site is R-4, Harbor Residential,
which allows single-family homes by right. She added that the applicant is proposing public
streets, storm water management facilities, street trees and sidewalks along all public streets.
The Planning Commission should listen carefully to comments from the applicant and the public.
Ms. Anderson’s recommendation for the Planning Commission is to forward a favorable
recommendation to the City Council for the review of the final site condominium plan subject to
the following conditions:

1. The applicant shall revise the landscaping plan to provide street trees along St Peters Dr. in
accordance with Section 21.01(5)(c) for review and approval by the Zoning Administrator.

2. The applicant shall address all conditions required by the City Engineer in the memorandum
dated 11/28/22.

3. The applicant shall request that the City Fire Marshal update his July 8" 2022 report to reflect
comments on the plan revision dated 11/11/2022 and shall comply with the requirements of the
City’s Fire Marshal.

4. The applicant shall revise the landscaping plan to place trees along the south property line
(previously shown on the C-1 Mixed-Use development plan).

5. The applicant shall maintain minimum separation distances of driveways in accordance with
Section 19.05.

6. The applicant shall consider incorporating restrictions on short-term rentals in the Master
Deed of the Site Condo.

7. It is recommended that City Council consider requiring the construction of a sidewalk on the
south side of Westshore Ct. to the western property line if it is the City’s intent to install a
sidewalk along Westshore St to Ferry St. in the future.

8. The applicant shall revise the landscape plan to add plantings at the top of the slope of the
detention basin along the west property line.

9. The applicant shall submit a draft of the Master Deed to be reviewed by the City Attorney,
prior to recordation and prior to the issuance of any building permits.

Commissioners asked about landscaping along the top slope of the detention basin. Many felt it
was important to provide screening between the residential and industrial uses. Some asked

about whether short-term rentals will be permitted, and encouraged the applicant to add a
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provision in their master deed that would prohibit them. There was also some discussion
regarding whether they can require sidewalk on Westshore Drive on the subject site’s frontage.
Commissioner Balmer stated that the Planning Commission can make a recommendation to
Council that the sidewalk be finished if the City’s goal is to add sidewalk on the remainder of
Westshore Drive between Hamilton and Ferry. Seabert asked how deep the water would be in
the retention pond, and the applicant added that it would be a detention pond, and the intent is
for the basin to remain dry.

- Motion to Close Public Hearing, Recommend to City Council (Roll Call Vote)

Motion made by Pattison, second by Seabert to close the public hearing. Motion carried by unanimous
roll call vote.

Motion by Balmer, second by O’Malley to recommend that City Council review the final site 324 W
Center Street, Site Condominium Review for a 20-Unit Single Family Residential Development, subject
to the conditions listed above.

Motion carried by unanimous roll call vote.
6. UNFINISHED BUSINESS

A. 485 Ferry Street, Site Plan Review and Condominium Approval (tabled 9.21.22)
(Planning Commission Chair Buszka announced that Commissioner Pattison recused herself from any
discussion regarding 485 Ferry St. project.)

a. Applicant Presentation

John Kavacchak, 850 N Walcott, Chicago, Ill. will be working alongside the owner of 485 Ferry St.
The Master Plan discusses the need for full time residents and this is what the vision of this
property is. Our tests came back clean on contamination, we are told there is no vaper barrier
needed. We believe the design is realistically what the people want to see. The traffic study
remains the same, a conversation with the school Superintendent resulted in full support of the
proposal.

b. Public Comments (limit 3 minutes each, please)
No comments

c. Staff Remarks

Ms. Anderson recalled that this item was on the Sept. 21 agenda and tabled based on the
number of deficiencies the applicant has. She added that the applicant has provided significantly
more information on the plan, and the items requested by the Planning Commission and the
public at the September 21 meeting, such as the traffic study and environmental studies, had
been conducted. She indicated that the city may wish to have an outside consultant review the
results of the environmental impact study and the soil gas and arsenic study to substantiate the
conclusions of the applicant’s consultant.

Ms. Anderson noted that the applicant has not adhered to all the “shall statements” noted
within the Design Guidelines for Multifamily Development. She added that the City Attorney
has confirmed that these “shall statements” within the guidelines are, in fact, requirements.
The Planning Commission does not have the authority to waive the requirements of the zoning
ordinance.
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Ms. Anderson noted that the Planning Commission should carefully consider the facts presentea
in her memorandum, along with comments from the City Engineer, Fire Department, the public
and applicant. She added that she is recommending that the Planning Commission again table
this item until the applicant is able to produce a plan that adheres to the requirements of the
multifamily design guidelines.

d. Commissioner Comments

The Planning Commission had concerns with an area where the contamination plume
intersected with one of the building envelopes, and were confused by the recommendation that
no vapor barriers or mitigation were recommended. Many added that they were generally
satisfied with the layout, however, they do not have the authority to ignore the zoning
ordinance requirements. There were some concerns about parking as well. Some noted that if
a boat was parked in the garage, there would not be “guest parking” in the driveway. The
Planning Commission generally agreed that the applicant should revise the plan to meet the
ordinance requirements.

Motion by O’Malley, second by Seabert, to table the item until such time that the applicant
provides a plan that meets the multifamily design guidelines Motion carried by unanimous roll
call vote.

7. REPORTS

A. Planning and Zoning Administrator Report -None

B. Planning Commissioner Remarks (limit 3 minutes each, please) -None
8. PUBLIC COMMUNICATION - VERBAL (LIMIT OF 3 MINUTES) - None

9. ADJOURNMENT at 11:07 pm by gavel of the chair.

Please Note — The City of the Village of Douglas (the “City”) is subject to the requirements of the Americans
with Disabilities Act of 1990. Individuals with disabilities who plan to attend this meeting and who require
certain accommodations in order to allow them to observe and/or participate in this meeting, or who have
questions regarding the accessibility of this meeting or the facilities, are requested to contact Pamela Aalderink,
City Clerk, at (269) 857-1438, or clerk@douglasmi.gov to allow the City to make reasonable accommodations
for those persons. CITY OF THE VILLAGE OF DOUGLAS, ALLEGAN COUNTY, MICHIGAN
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MEMORANDUM

To: | City of the Village of Douglas Planning Commission
Date: | January 6, 2023
From: | Tricia Anderson, AICP
RE: | Douglas Flats — 200 Center Street — Final PUD Plan Review

Background. Mr. Steve Witte of Nederveld & Associates, on behalf of the property owner Ufuk
Turan, has submitted an application for Final PUD plan review for a 3,069 square foot vertical
mixed-use building at 200 Center Street (Parcel #: 59-600-003-00) containing 10 residential
units, with 2 of the units located on the ground floor and commercial uses facing Center Street.
The subject parcel is approximately .27 acres in size and is zoned C-1 PUD. It is generally
located on the north side of Center Street, just east of the Blue Star Hwy/Center Street
intersection.

Procedure. The subject parcel is
zoned C-1 PUD according to the

official zoning map for the City. It .
has been unclear as to whether the | # T

. . : Center
property was incorporated into the £ 5  Street

Douglas Harbor Village PUD that is
immediately adjacent to the parcel,
OR if it was rezoned as a stand-
alone PUD. The City’s records are
incomplete as it pertains to historical
documents that would piece this
puzzle together. Because of this, we
sought the advice of the City
Attorney, who concluded that the
applicant should either seek a . - -
zoning change back to C-1, Village Center OR process the application in accordance with the
requirements of Article 27, Planned Unit Development District. The applicant would prefer to
seek approval under the PUD zoning, thus, our review is based on the standards in Article 27,
and is treated as a final PUD plan.

Procedurally, the Planning Commission is tasked with making a recommendation to the City
Council for the approval of the final PUD plan, per Section 27.05.F.

549 Ottawa Avenue NW, Grand Rapids, MI 49503 (616) 224-1500 williams-works.com
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City of the Village of Douglas Planning Commission
1/6/2023
Page 2 of 9

Review of Final PUD Plan. Section 27.05.E. states that a final PUD plan shall demonstrate
compliance with the following sections of Article 27:

1. Section 27.05.D. Procedures and Requirements, Data Required for Final PUD plan
2. Section 27.04, Project Design Standards
3. 27.06, Standards of Approval

The applicant attended a Site Plan Review Committee (SPRC) meeting on 12/21/2022 and
received comments and recommendations from the committee on the initial submittal. A
revised submittal was provided, last revision dated 12/23/2022. This final PUD plan was
reviewed against the above-listed ordinance sections. Areas that still need attention or special
consideration by the Planning Commission are indicated below, along with our remarks:

1. Off-Street Parking and Loading areas. The applicant has provided parking
calculations that would indicate that a total of 18 spaces are needed based on the
number of residential units (containing 900 SF or less) and the usable floor area of the
commercial space. The total proposed parking is 12 spaces (including one barrier-free
space). The Planning Commission has discretion under Section 27.04(5) to allow for
regulatory flexibility.

“5) Regulatory Flexibility. To encourage flexibility and creativity consistent with
the Planned Unit Development concept, departures from the regulations in
subsection (4), above, may be permitted, subject to recommendation by the
Planning Commission and approval of City Council. For example, such
departures may include but are not limited to modifications to: lot dimensional
standards; floor area standards; setback requirements; parking, loading, and
landscaping requirements; and similar requirements. Such modifications may be
permitted only if they will result in a higher quality of development or a better
design or layout than would be possible without the modifications...... 7

Remarks: The 12 parking spaces proposed allow for at least one space for each
residential unit (10 units) in the rear of the building. The other two spaces, located as
parallel spaces in the road right of way, will be used for guests and commercial space
patrons. The applicant also proposes bicycle racks in the front of the building. The
Planning Commission must decide if this departure “would result in a higher quality
development or a better design or layout than would be possible without the
modifications”. It should be noted that in the underlying zoning district (C-1, Village
Center) allows a 50% reduction in required parking for by-right uses. Since ground floor
residential is a special land use in the C-1 district, it would be required to provide 100%
of the required spaces. Since this parcel is located within a PUD, the Planning
Commission has the discretion to waive any requirement that meets the underlined
criteria above. It's important to remember that the City’s downtown is a walkable area
and does attract neighborhood residents who walk or ride to their destination. The

549 Ottawa Avenue NW, Grand Rapids, MI 49503 (616) 224-1500 williams-works.com
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1/6/2023

Page 3 of 9

2.

Item 5A.

Planning Commission should take this into consideration in determining whether to allow

a reduction in parking.

3) PARKING REQUIREMENTS:

A) TYPICAL PARKING SPACE = 9'x 18" (24' TWO-WAY DRIVE AISLES)
B) TYPICAL BARRIER FREE SPACE = 8" x 18' (WITH 8' WIDE VAN ACC. AISLES)
C) NUMBER OF SPACES REQUIRED = 18 TOTAL

14 = RESIDENTIAL = BASED ON 1 PER RESIDENTIAL UNIT (UNDER 800 SF) PLUS

1PER 3 UNITS FOR GUESTS

4 =RETAIL = BASED ON 1 PER 300 SF OF USABLE FLOOR AREA (ASSUMES 1,155 SF USABLE)
D) NUMBER OF SPACES PROVIDED = 12 (INCLUDING 1 BARRIER FREE SPACE)
E) NORMAL MINIMUM ALLOWED PARKING SETBACK =5 FT FRONT

25FTIN SIDE/REAR

F) PARKING SPACES SHALL BE STRIPED WITH 4" WIDE PAINT.

Building Height. The applicant
requests that the Planning
Commission allow a height of 33’ to
the top of the parapet to align with the
mixed-use building located at 150
Center Street (just east of the subject
site). Article 27 requires that the base
regulations from the underlying
zoning district shall be met, but as
noted above, there is room for
regulatory flexibility. Section 27.04(2)
indicates that the proposed
development must be compatible with
adjacent uses. See below:

2) Compatibility with Adjacent
Uses. The proposed Planned Unit
Development shall set forth
specifications with respect to
height, setbacks, density, parking,
circulation, landscaping, views,
and other design and layout
features which exhibit due regard
for the relationship of the

Sl
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150 Center Street Mixed-Use Building f
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nj .
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50" 50 54

200 Center Proposed Mixed-Use Building

4. West Elevation

development to surrounding properties and the uses thereon. In determining whether
this requirement has been met, consideration shall be given to the following:

a) The bulk, placement, and materials of construction of proposed structures.

b) The location and screening of vehicular circulation and parking areas in
relation to surrounding development.

¢) The location and screening of outdoor storage, outdoor activity or work areas,
and mechanical equipment in relation to surrounding development.

d) The hours of operation of the proposed uses.

e) The provision of landscaping and other site amenities.

549 Ottawa Avenue NW, Grand Rapids, Ml 49503

(616) 224-1500 williams-works.com




City of the Village of Douglas Planning Commission

Item 5A.

1/6/2023
Page 4 of 9

Remarks: The mixed-use building located at 200 Center is also zoned PUD. It would
appear that the Planning Commission approved the height of this building. The vertical
mix of uses and the architectural character of this building appear to fit the intent of the C-
1, Village Center district. The proposed building is similar in architecture and height with
3 stories proposed. The Planning Commission should take into consideration the
language of 27.04(2) in exercising its authority to waive applicable base regulations, per
Section 27.04(5). In our view, the proposed building height and architectural style is
compatible with the surrounding development along Center Street, particularly with the
development at 150 Center Street.

3. Ground Floor Residential. The

Section 26.13 Ground Floor Residential

of a structure located in the C-1 District only where such use does not front upon
Center Street.

2) Site Requirements:
a) All residential dwelling units on the ground floor of a structure
located within the C-1 District shall be set back a minimum of thirty
(30) feet from the Center Street right-of-way to avoid breaking up
the continuity of active commercial areas along Center Street.

b

-~

All ground floor structures used for residential purposes shall be
located on property which abuts property zoned R-1, R-2, R-3, R4
or R-5 on at least one side.

¢) The Planning Commission shall make a determination that the
regular flow of pedestrian traffic to and from established
commercial uses is not likely to be negatively reduced or impeded
by the residential use within a ground floor structure.

d

-

Any application for Ground Floor Residential use within the
boundaries of the Downtown Development Authority shall be
submitted to the DDA Board for recommendation prior to Planning
Commission approval.

applicant is proposing ground
e) All standards of Article 10 C-1 Village Center District shall apply to

ﬂOOf rESidentiaI on the north Side a ground floor residential use except that the minimum

HPRH transparency requirements set forth within Section 10.02, D, may
Of the bUIldlng. -AS Stat.ed al-)ov.e, be reduced to no less than 30% to insure the safety and privacy of
the C-1 underlying zoning district residents.
permits ground floor residential as a special land use if the site requirements shown to

the right can be met.

—

Remarks: The parcel to the east, 229 Center Street, while not zoned residential (it is
zoned PUD), contains residential units within the vertically mixed-use building. The
proposed building also places the ground floor residential units on the north side of the
building, putting them at least 30’ from Center Street and allowing for the active
commercial area facing Center Street. Again, Section 27.04(5) allows regulatory
flexibility to approve a use that would otherwise be permitted as a special land use, with
the requirement to meet the standards set forth in Section 26.13. The Planning
Commission will need to determine if ground floor residential will be permitted.

Section 27.04, Project Design Standards. As indicated above, a final PUD plan is reviewed
against the following project design standards. Our corresponding remarks are shown below,

along with our determination of whether the standard has been met. Some of these standards
are only applicable to new PUD rezonings and thus are marked N/A (not applicable).

549 Ottawa Avenue NW, Grand Rapids, MI 49503 (616) 224-1500 williams-works.com
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. Standard
Design Standard Remarks Met?
1 Location Permitted in any district — this lot was previously rezoned to Yes
PUD.
2. Compatibility
with Adjacent Adjacent uses include a mixed-use building to the east and Yes
Uses. commercial uses to the west and north.
3. Permitted Proposed uses align with the uses permitted by right and by ves
Uses. special land use permit within the underlying C-1 zoning
district.
This section is stated above. There are areas where the
4. Applicable Planning Commission is being asked to grant a departure Planning
Regulatory from the applicable base regulations. The applicant requests | Commission
Flexibility. that the Planning Commission exercise its discretion with to determine

regard to building height, ground floor residential, 25’
vegetated buffer strip, and parking.

5. Residential

N/A — underlying zoning does not prescribe any maximum

N/A

Density. residential densities for mixed-use developments
6. Permitted Mix ] ) ] )
of Uses. N/A — this standard is for residential PUDs only N/A
7. Open Space N/A — this standard is for the establishment of a new PUD N/A
Requirements.
A single driveway is proposed for ingress/egress from the
site onto Center Street. The applicant has indicated that he
has reached out to neighboring property owners (shown in
yellow) to negotiate cross-access and shared parking
agreements. Neither owner was interested. The driveway
is proposed at
~125’ from the
existing driveway to '
8. Frontage and tahe ?:;ﬁnag:gl 50’
Access. bp y Yes

from the driveway
to the west. The
distance from the F
driveway to the
nearest intersection
is approximately
200’, exceeding the
minimum
requirement of
100'.

549 Ottawa Avenue NW, Grand Rapids, MI 49503 (616) 224-1500 williams-works.com
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9. Utilities. This standard requires that all utilities are placed Can be met
underground wherever feasible.
10. Privacy for This standard requires measures to be taken to ensure
Dwelling privacy is maintained both visually and for the purpose of Yes
Units. sound/noise. The building appears to be designed so as not
to allow one unit to intrude on the privacy of another.
Base regulations are met with the exception of those Plannin
11. Base indicated above. The applicant requests that the Planning Commissigon
Regulations. Commission exercise their discretion with regard to building to determine
height, ground floor residential, 25’ vegetated buffer strip and
parking.
The plan was reviewed by the Fire Department at the SPRC
meeting. A recommendation was made to widen the drive
aisles to 26’ both in the driveway and within the parking lot.
12. Emergency . .
ACCESS The applicant has stated that he has not made this change Can be met
' to the plan set, but is willing to make the modification if
needed by the fire department. The fire department also
requires a minimum of 10’ between buildings — this has been
met.
13. zr?ge\?grl]?gular The existing sidewalk along Center Street will be utilized and Yes
Circulation an updated sidewalk easement is provided for the area
: where the public sidewalk is located on private property.
14. Maximum As indicated in 11, the C-1 max for height is 28’. The Planning
' Height applicant requests a departure from this to allow the building | Commission
ght. to be 36’ measured to the top of the parapet. This is to determine
consistent with the mixed-use building located at 150 Center.
15. Minimum N/A
Spacing N/A — this applies to developments with multiple buildings
16. Building N/A
Length. N/A — this applies only to multi-family developments
17. Sensitive
Natural N/A — there are no sensitive features on the subject site N/A
Features.
18. Buffer Zone ] ]
Along N/A — there are no streams located on the subject site N/A
Streams
19. Common N/A - The proposed stand-alone development, while part of
Property an existing PUD zoning district, does not share any common N/A

elements with other developments within the PUD.

549 Ottawa Avenue NW, Grand Rapids, MI 49503

(616) 224-1500

williams-works.com
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This standard speaks to the design of the parking areas to
_ break up the expanse of surfaced area. The parking area
20. Parking provides landscaping along the perimeter of the lot on the Can be met
Areas. east side. It is recommended that some plantings be added
to the north property line .
This requirement asks that |
a 25’ buffer strip planted .
with natural vegetation or
landscaped along property
lines be provided. The
western and northern
property lines both serve as
boundaries for the PUD.

21. Buffer Zone The site is somewhat Planning
Along constrained with a width of Commission
Property 80'. This requirement to
Lines significantly restricts determine

buildable areas. Itis
recommended that some
type of screening be
provided along the northern
property line, such as arbor
vitae, which would offer
additional privacy for the
residents.

22. Easements
ACross N/A — There are no common property areas or Cross-access N/A
Common areas.

Property

Section 27.06 Standards of Approval. The Planning Commission must base its
recommendation to the City Council on the following standards, per Section 27.05.F.3. Each
standard must be met in order for the Planning Commission to offer a favorable
recommendation for the final PUD plan. Some standards are not applicable, as they pertain to
the rezoning process.

A. The PUD will result in a recognizable and substantial benefit to the residents of the PUD
and the City, and such benefit would otherwise be unlikely to be achieved.

B. The PUD will not result in an undue burden on available public services, facilities or

utilities.

C. The PUD will comply with the land use designations for such lands in the future land use
map of the Master Plan; the PUD will otherwise be consistent with the intent and

purposes of this Chapter, and the Master Plan.

D. The PUD satisfies the development requirements of Section 27.04.

549 Ottawa Avenue NW, Grand Rapids, Ml 49503

(616) 224-1500

williams-works.com
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E. The PUD will not result in significant adverse effects upon adjacent or nearby lands.

F. The PUD will not alter wetlands, steep slopes or other natural features except as
approved for essential services or as otherwise permitted in the PUD.

G. Buildings and structures will be suitably located and arranged, with adequate setbacks
and convenient access points.

H. The number, location and size of access points for the PUD, and internal traffic and
pedestrian circulation routes are designed to promote safe and efficient access to and
from the PUD and circulation within the PUD.

I. Storm water detention and drainage systems will be designed so that the removal of
surface waters will not adversely affect lands in the PUD or adjacent or nearby lands.
The final PUD plan shall demonstrate compliance with the City Storm Water Ordinance.

J. Landscaping in the PUD will be in accordance with City landscape requirements or as
they may be modified in the approval of the PUD.

K. Outdoor lighting will be designed to minimize glare on adjacent lands and streets and will
otherwise be designed, installed and operated in compliance with City requirements, or
as otherwise approved in the terms of the PUD ordinance.

L. Sanitary sewer and water supply facilities will comply with City and other applicable
requirements.

M. Signs in and for the PUD will comply with applicable sign requirements, including such
modifications as may be permitted in the approval of the PUD.

N. Off-street parking areas and facilities will comply with applicable City requirements,
including such modifications as may be permitted in the approval of the PUD.

Recommendation. The Planning Commission must carefully consider the comments made
during the public hearing at the January 12" meeting, as well as comments offered by the
applicant and Planning Commissioners. We believe that the proposed mixed-use building
meets the intent of the C-1 Village Commercial District and that a favorable recommendation to
the City Council is appropriate based on the findings outlined in this memorandum
demonstrating that it meets the approval standards of 27.06. If the Planning Commission is
comfortable with the requested departures from the applicable base regulations as described in
this memorandum, a favorable recommendation to the City Council may be offered.

Suggested motion:

I move to forward a favorable recommendation to the Douglas City Council for the approval of
the Final PUD plan for Douglas Flats, a 3,069 square foot, mixed-use building located at 200
Center Street (PPN 59-600-003-00), in accordance with the plan set last revision dated
12/23/2022, subject to the following conditions:, The applicant shall address all concerns noted
in the City Engineer’s report dated 12/29/2022, prior to City Council’s review of the final PUD

549 Ottawa Avenue NW, Grand Rapids, MI 49503 (616) 224-1500 williams-works.com

Item 5A.

16




City of the Village of Douglas Planning Commission Item 5A.

1/6/2023
Page 9 of 9
plan.
1. The applicant shall address any and all concerns relayed by the Saugatuck Township
Fire Department, prior to City Council’s review of the final PUD plan.
2. The applicant shall address any and all concerns relayed by the Kalamazoo Lake Sewer
and Water Authority, prior to City Council’s review of the final PUD plan.
3. The applicant shall revise the landscape plan to include a row of arbor vitae along the
north property line, prior to City Council’s review of the final PUD plan.
4. The applicant shall submit a lighting and photometric plan that provides locations for

exterior lighting and illumination levels, as well as fixture specifications.

Please feel free to reach out to us with any questions.

549 Ottawa Avenue NW, Grand Rapids, MI 49503 (616) 224-1500 williams-works.com
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Prem&Newhof

Engineers s Surveyors s Environmental a Laboratory

December 29, 2022

2221209

Ms. Tricia Anderson
Williams& W orks

549 Ottawa Ave., NW Ste. 310
Grand Rapids, M1 49503

RE:  Douglas Flats (200 Center Street)
Engineering Review Comments

Dear Tricia:

On behalf of the City of Douglas, our office has reviewed the revised drawings dated December
23,2022 and received December 28, 2022 for the above referenced project. Our comments
regarding the project are as follows: (The original comments were from our December 16, 2022
review letter.)

1.

The proposed development includes a two-story building for residential and
commercial development on about 0.3 acre site. Information only.

C-205 — Pavement markings for the parking spaces shown on the street should be
included. Dimensions should be added to verify the spaces meet the City
requirements. This was added; two spaces are shown on C-205.

C-205 — The existing easement for the sidewalk does not appear to encompass the
sidewalk outside the right-of-way. Additional sidewalk easement should be granted.
Additional easement is shown on C-205. The easement should be similar to other
agreements the City has accepted, and we recommend this be completed prior to
occupancy permit being granted.

C-205 — Radius dimensions should be shown. It appears the proposed radius is rather
tight. This would be especially true for any delivery trucks. Turning template
overlay for an aerial fire truck was provided. Normally we would ask for a
minimum of 25’ radius; for this site that would not fit due to the property corner.
We suggest requiring 20’ radius to help the vehicle movement. Please note that
light pole will need to be moved in either case as we recommend that there is a
minimum of 2 feet of clearance from the back of the curb.

C-205 — The concrete drive and sidewalk in the right-of-way should be 6 inches thick
as there will be commercial traffic. This is noted on C-205.

C-400 — All storm sewer shall be reviewed by Allegan County Drain Commissioner’s
office and meet their standards. Storm sewer has not been fully reviewed as this has
not been submitted to ACDC’s office for review yet.

697 Ottawa Beach Road Suite 2A, Holland, Ml 49424 t.616-394-0200 f. 616-364-0699 www.preinnewhof.com
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Ms. Tricia Anderson
December 29, 2022

Page 2

7. C-400 — If the water service is determined to be lead/galvanized it must be replaced
back to the main. A 17 service does not seem large enough for this project.
Applicant should consider a 1-1/2” or 2” service. Is there a need for a fire line to this
building? C-400 shows a new 6” fire line and 2’ water service. The existing 1”°
water service will need to be removed at the main.

Based on records received from KLSWA, the water service servicing 41 Blue Star
Highway from the right-of-way to the building may still be galvanized. Because the
new driveway will be over a portion of this service, the service should be replaced at
the time of this project if found to be galvanized.

The water depth will need to be field verified is the storm outlet stay as proposed as
it may be in conflict. A note should be added to the drawings to field verify.

Metering for the building should be reviewed with KLSWA.

8. (C-400 — Because there is commercial portion to the building, consideration for a
possible grease trap and/or monitoring manhole shall be consider if the use requires
it. This should be noted in any approvals that this may be a future requirement.

9. This should be reviewed by KLSWA and the Fire Department.

10. The developer is responsible for all review fees.

11. The developer is responsible for obtaining all permits required for this project.

If you have any questions or comments regarding the above, please feel free to call me.

Sincerely,

Prein&Newhof

Wd\ @?wa_«

Kenneth A Bosma, P.E.
KAB/kab

CC:

Ms. Jenny Pearson, City of Douglas
Mr. Daryl VanDyk, KLSWA

Mr. Steve Witte, Nederveld

Mr. Ufuk Turan, Developer

S:2022\2221209 City of Douglas\CORNtr 2022-12-29 [Anderson] Douglas Flats Plan Review.doc
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Anderson, Tricia

From: Daryl VanDyke <Daryl@klswa.com>

Sent: Thursday, December 29, 2022 8:29 AM

To: Anderson, Tricia; Ken Bosma; Rich LaBombard

Subject: RE: Douglas Flats - 200 Center St - Proposed Mixed-use Building
Tricia,

Please remind the domestic plumbing engineer to determine the fixture unit count and maximum flow demand of the
domestic plumbing necessary for the structure. They should also determine if there will be any irrigation and if so what
is the maximum flow required for their irrigation system. It appears that there would be very nominal irrigation, if any,
for this property and they may wish to avoid irrigation due to the existing limiting factors.

Due to the number of occupied units | am suspecting that the 1” existing water service may likely be undersized for the
structure’s needs. A 1” metered service has a maximum flow of 70 gpm which will be the limiting factor for the 1” water
service for the structure.

DawrylVanDyke; Manager
Kalamazoo Lake Sewer & Water Authority
6449 Old Allegan Rd., PO Box 789
Saugatuck, MI 49453

(269)857-2709

daryl@klswa.com

From: Anderson, Tricia <Anderson@williams-works.com>

Sent: Wednesday, December 28, 2022 1:24 PM

To: Ken Bosma <KBosma@preinnewhof.com>; Chris Mantels <cmantels@saugatuckfire.org>; Greg Janik
<gjanik@saugatuckfire.org>; rzoet@douglasmi.gov; Rich LaBombard <rlabombard@douglasmi.gov>; Daryl VanDyke
<Daryl@klswa.com>

Subject: FW: Douglas Flats - 200 Center St - Proposed Mixed-use Building

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe. Please reach out to EGLtech if you would like any assistance with this
email.

All,

Please see the revised plan set for the proposed mixed-use building at 200 Center Street. Steve Witte has provided a
summary below of all the changes that have been made to the plans per our discussion at the SPRC meeting. Please
provide written comments to be included in the Planning Commission packets to me by January 4, 2023. Thank you!

Tricia Anderson, AICP
Planner + Project Manager

williams&works
(616) 224-1500 | (800) 224-1590
williams-works.com

From: Steve Witte <switte@nederveld.com>
Sent: Wednesday, December 28, 2022 1:15 PM
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To: Anderson, Tricia <Anderson@williams-works.com>

Subject: Douglas Flats - overnight submittal
Hi Trisha.
I hope you had a great Christmas!

I modified the plans per staff comments. Attached is a pdf of what I plan on printing and overnighting to
you/city. I won't print copies of the last attachment (truck turns), but the rest will be FedEx'd to the city for
delivery tomorrow. If you want met to send the hard copies to you at Williams & Works instead, please let me
know.

Please also forward this to whoever at the city would be interested in the attached/below:
Please note that the following changes have been made per staff comments:

1). Changed ‘Village' to ‘City’ everywhere I could find it.
2). Added a line between the light poles in the city ROW to illustrate underground electric line
(approximate location).
3). We are now proposing a new water service and fire protection line. It is understood that if the existing
1" service is disturbed, it may have to be abandoned/removed at the main if it is lead/galvanized.
4). Deleted a couple of the unused SESC numbers from the SESC legend.
5). Added a standard leaching catchbasin detail. The grate types (EJIW) are specified on the plans.
6). Construction Note #32 has been added to the C400 stating all permits/approvals are required prior to
start of construction.
7). There was a comment about possibly needing a wider access driveway to the west and/or north. For
now, I kept it as is.
9). I moved the building a couple of inches west to make sure we have at least 10 ft of space between
existing building to the east and our building.
10). The building must be sprinkled. For now, I'm showing a 6” line on the plan, but the fire protection
designer/plumbing engineer will have to verify the size/pressure.
11). I currently show a new 2” domestic water line to the building. The plumbing engineer will need to
verify the size.
12). The fire department mentioned a fire truck has a 28 ft inside radius and that the drive entrance curb
radius is likely too sharp. I modified the west radius to be 10 ft. I had mentioned we could make the radii
larger at the meeting — which we definitely can if required. But doing so would result in only 1 parallel space
on Center instead of 2. In thinking more about this, though, the fire truck can swing a bit onto Center Street,
so it seems like they could fairly easily make the turn as is. I have attached a ‘truck maneuvering’ plan
showing a truck with a minimum 28 ft inside radius — to show how the vehicle could enter/exit the site okay.
13). The‘east’ and ‘west’ elevation text error on the building elevation sheet has been corrected.
14). We talked about me contacting Kalamazoo Lake Sewer and Water to see if they have any flow tests on
the watermain. I will follow up with them on this, as well as send them a pdf of the plans for any comments
they might have.
15). We will need soil borings and a permeability test for the drainage design (this is in Ken Bosma's review
letter). This will be ordered and obtained pending comments back from the Planning Commission/city (we
would like to know in general that the city/Planning Commission is supportive of the project before Turan
spend a bunch more money on geotechnical work).
16). I have modified the attached narrative to include a list of the known deviations to the
ordinance. Briefly, we're aware of the following:

a). Building height

b). Deficiency in parking

). Ground floor residential use.
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17). I modified the site plan general notes/parking calculations to be ‘correct’ as I interpret the ordina

(18 spaces required).
18). I added a sheet in the plan set to include an aerial and to illustrate within 300 ft of the property (see
sheet 6 of 6)

Per Ken'’s review letter dated December 16, please note the following:

1). The building is actually three stories tall.

2).  The pavement markings/parking is now shown on the plan. As shown, the parallel spaces would be 23
ft long.

3). I illustrate where the sidewalk easement could be added/expanded to include the existing sidewalk that
is not already in an easement.

4). I added dimensions on the radii. I slightly increased the exit radius to the west. I have them drawn at
10 ft now, which is rather tight. But it is not envisioned that there will be a ton of traffic here, and keeping
the 10 ft radius allows two parallel spaces to remain on Center Street.

5). I added a note stating that the concrete apron/sidewalk shall consist of 6" thick concrete.

6). It is understood that ACDC will have to review/approve the drainage. This will be worked out/fully
designed pending preliminary approval of the project by the city.

7). Okay on the water service. As mentioned above and at our meeting, new services will be provided to
the building.

8). Per the owner, he is not anticipating any sort of use that would require a grease trap. Therefore, he
would like to avoid installing one at this time.

9). I will follow up with KLSWA on the project. I know the fire department has and will review the plan as
well.

10). All review fees will be paid by the owner.

11). All permits will be obtained by the owner. However, obviously, the first step is to obtain site plan
approval of the project from the city.

Please review the above and the attached and let me know if you have any questions or need anything
else. Assuming I don't hear from you before 2 pm, I'll have our admin support print the plans and overnight
them to Douglas.

Thank you very much for your continued help on this. I really appreciate it.

Steve
616-292-5953

Steve Witte PE

800.222.1868
www.nederveld.com

xl
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DOUGLAS FLATS

200 CENTER STREET, DOUGLAS

Narrative

OVERVIEW: The 200 Center Street property is part of a larger PUD that includes six additional parcels to
the east of the subject site. The existing PUD includes the following existing uses: real estate office,
vacant land owned by the library, residential uses, and a three-story mixed use (commercial and
residential) building located at 150 Center Street.

The proposed project on 200 Center Street consists of a three-story mixed use building. Commercial
space will be provided on the ground floor, with a total of 10 residential units. 2 residential units are
provided on the ground floor in the back/rear of the building, 4 additional residential units are provided
on the second floor, and 4 additional residential units are provided on the third floor . Five of the
residential units will be 1-bedroom units, and the other five will be 2-bedroom units.

The property will be accessed via a single proposed driveway off Center Street. A total of 12 parking
spaces are provided on site, along with bicycle racks.

The building will be serviced by public sanitary sewer and water. Leaching catchbasins and perforated
pipe are proposed for storm water management of the property.

Landscaping is provided as required by the ordinance.
WRITTEN STATEMENT OF KNOWN DEPARTURES FROM THE PREVISIONS OF THE ZONING ORDINANCE:

1). Building Height: The proposed building height is 33 ft to the ceiling, and 36 ft to the top of the
parapet wall. Section 10.02.D of the zoning ordinance states that the normal C-1 district allows
buildings to be 28 ft tall. It is our understanding that the PUD allows for flexibility in building height.
Note that the existing building located at 150 Center Street is also a three story, mixed use building.

2). Number of Parking Spaces. 12 on-site parking spaces are proposed. Per the zoning ordinance,
normally a total of 18 parking spaces are required for the site. It is our understanding that per Section
10.04.b.1 of the zoning ordinance, the planning commission can waive up to 50% of the required parking
for allowed uses (ground floor commercial and the upper level residential)— which would bring the
required parking down to 9 required. Therefore, the parking is not necessarily a departure, although it
would require the planning commission to waive some parking.

3). Ground floor residential: Ground floor residential is proposed in the back of the proposed
building (commercial is located along Center Street). Section 10.02.B lists ground floor residential as a
special land use in the C-1 district. One of the special land use standards for ground floor residential in
the C-1 district is for the site to be adjacent to property zoned residential. The surrounding property is
zoned PUD, which allows for residential uses, but the abutting property is not a straight residential
zoning district.

Item 5A.
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