301 East Main Street
Lowell, Michigan 49331
Phone (616) 897-8457
Fax (616) 897-4085

PLANNING COMMISSION-CITIZEN ADVISORY COMMITTEE
CITY OF LOWELL, MICHIGAN
AGENDA
FOR THE REGULAR MEETING OF

MONDAY, NOVEMBER 13, 2017 AT 7:00 P.M.
ATTHE
LOWELL CITY HALL
CITY COUNCIL CHAMBERS
SECOND FLOOR
301 EAST MAIN STREET

1. CALL TO ORDER: PLEDGE OF ALLEGIANCE, ROLL CALL
2. APPROVAL OF AGENDA

3. APPROVAL OF THE MINUTES OF PREVIOUS MEETINGS
a. October 9, 2017 — Regular Meeting

4. PUBLIC COMMENTS AND COMMUNICATIONS CONCERNING ITEMS NOT ON THE
AGENDA

5. OLD BUSINESS

a. Short Term Rentals
b. Zoning Ordinance Amendments

6. NEW BUSINESS

a. Schneider Manor Site Plan Review — 725 Bowes
b. Lowell Downtown Placemaking Plan

7 STAFF REPORT
8. COMMISSIONERS REMARKS

9.  ADJOURNMENT



OFFICIAL PROCEEDINGS
OF THE
PLANNING COMMISSION-CITIZEN ADVISORY COMMITTEE
CITY OF LOWELL, MICHIGAN
FOR THE REGULAR MEETING OF
MONDAY, OCTOBER 9, 2017, AT 7:00 P.M.

CALL TO ORDER: PLEDGE OF ALLEGIANCE, ROLL CALL.

The Meeting was called to order at 7:03 p.m. by Chair Barker.

Present: Commissionets David Cadwallader, Marty Chambets, Jim Salzwedel, and Chair
Barker.

Absent: None.

Also Present: City Clerk Susan Ullery and Williams and Works Planner Andy Moote.

APPROVAL OF AGENDA.

IT WAS MOVED BY CHAMBERS and seconded by SALZWEDEL to approve the agenda as written.
YES: 4. NO: 0. ABSENT: 0. MOTION CARRIED.

APPROVAL OF THE MINUTES OF THE PREVIOUS MEETING.

IT WAS MOVED BY CADWALLADER and seconded by CHAMBERS that the minutes of the
September 11, 2017 regular meeting be approved as written.

YES: 4. NO: 0. ABSENT: 0. MOTION CARRIED.

PUBLIC COMMENTS AND COMMUNICATIONS CONCERNING ITEMS NOT ON THE
AGENDA.

Students from Lowell High School stated they were attending the Planning Commission meeting in order to
receive credit from theit government class.

OLD BUSINESS

a. Short-Term Rentals.

Andy Moote of Williams and Works reviewed the terms of a Special Land Use for the Commission.
Moorte advised he attended the Committee of the Whole meeting last month where the City Council
directed the Planning Commission to develop a zoning amendment to address shott-tetm rentals as a
Special Land Use. This would likely be in the form of an amendment to various district chapters along
with regulatory standards added to Chapter 17.

Moore explained there is an enforcement process and provisions written into the ordinance already, so if
there are problems and complaints, ot they ate found to be in violation, thete is 2 way by which we can
revoke or suspend the Special Land Use permit.

The Commission discussed the following topics as to Special Land Use and had some
recommendations. 2) Minimum duration of stay; the Commission decided three days for minimum
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duration of stay. b) Zoning district limitations; the Commission agreed on Suburban, R1 and C2 for
Zoning District limitations. c) Minimum lot area tequirement; Chair Barker advised Moore to stay with
what is stated in the Ordinance for minimum lot atea and for d) Minimum floor area requirements;

€) Maximum number of guests; the Commission agreed on fifteen guests; f) Additional patking
requirements; the Commission agreed on one space for every bedtroom.

6. NEW BUSINESS.

a. Zoning Ordinance Amendments.

1.

District Standards (Chapters 5-13, 16, and 16A.

Chait Batker recommended that because of parking, signs, administration, and shott-term
rentals all affect those districts, the Commission would like to get these tesolved before looking
at District Standatds.

Parking.

Chair Barker recommended parking be discussed during the January meeting. Moote advised
this would be specifically downtown.

Signs.
Chair Barker recommended Signs be discussed during the January meeting.

Administration and Enforcement (Chapter 22).

Chait Barker recommended Andy Moote bring Chapter 22, Administration and Enforcement to
the Commission at theit November meeting.

Short-Term Rentals.

This was discussed under Old Business.

7. STAFF REPORT

Staff report was presented by City Cletk Sue Ullery. The Commission was also reminded that there will be a
joint Planning Commission meeting with Lowell and Vetgennes Township on October 23, 2017 at 7:00 at
Lowell Township Hall.

8. COMMISSIONERS REMARKS

Commissioner Chambets mentioned that at the City Council meeting, he forgot to thank Mark Mundt for a
tour of the Wastewater Treatment Plant. Chambers advised it was very interesting and encouraged all
commissioners to tour the plant if they have the opportunity.

IT WAS MOVED BY SALZWEDEL and seconded by CADWALLADER to adjoutn at 7:45 p.m.

DATE:

APPROVED:

Bruce Barker, Chair Susan S. Ullery, City Clerk



First draft 11.08.17

Proposed Definition:

Short-Term Rental. The rental or subletting of any dwelling for a term of 30 days or less, but
the definition does not include the use of campgrounds, hotel rooms, transitional housing
operated by a non-profit entity, group homes such as nursing homes and adult foster care
homes, hospitals, or housing provided by a substance abuse rehabilitation clinic, mental-
health facility, or other health-care related clinic.

Proposed Districts:

SR, R-1 and C-2, only as a special land use.

Proposed Regulations:

EE.

Short-Term Rental

. Exemptions: Any member of a family, as well as that family member's guests, may

occupy a dwelling as long as that family member's family owns the dwelling. Also
exempted are family guests, exchange students, visitors, medical caregivers, and child
caregivers, without remuneration to the owner.

. A short-term rental is permitted with special land use approval only in the SR, R-1 and C-

2 districts.

. A short-term rental shall require a minimum stay of three (3) days and shall not exceed

30 days.

. A short-term rental shall meet the dimensional requirements for the district in which it is

located.

. The maximum occupancy for a short-term rental is two (2) guests per bedroom, but in no

case shall occupancy exceed fifteen (15) guests per dwelling. The Planning Commission
may permit additional occupancy, up to two (2) additional guests per finished floor, if the
following requirements are determined to be met:

a. The short-term rental affords sufficient visual privacy and/or screening from
adjacent residential properties;

b. The short-term rental is located on a lot of two (2) or more acres;

c. The short-term rental provides sufficient off-street parking to accommodate the
additional vehicles.

. One (1) off-street parking space shall be provided for each bedroom. Except for short-

term rentals in the C-2 district, all parking shall be off-street and provided on the lot
where the short-term rental is located.

. A host shall notify, in writing, the Lowell Area Fire Department and Lowell Police

Department of the dates and number of guests for each unique stay.

. A host shall provide the City with a 24-hour telephone number with which the host or

host’s agent can be reached in case of emergency and/or enforcement matters.

-1-
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9.

10.

11.
12.

13.

14.

A host shall provide an in-unit notice in a conspicuous place that includes the property
address, a 24-hour telephone number with which the host or host’s agent can be reached,
all applicable rules and ordinances related to the short-term rental, and the maximum
occupancy of the dwelling unit as permitted by this subsection.

Short-term rental shall be conducted in a manner that is consistent with the customary use
of a single-family dwelling. The unit shall provide safe, reasonable, and adequate
sleeping arrangements in traditional bedrooms with proper egress or as consistent with
law. The use of campers, tents or similar arrangements to provide additional occupancy
on the premises is prohibited.

Occupants shall not encroach on neighboring properties.

The host shall provide sufficient waste receptacles substantially screened from view; and
the premises shall be maintained free of debris and unwholesome substances. Garbage
must be kept in a closed container and disposed of on a regular weekly schedule.

The appearance of the short-term rental shall not conflict with the residential character of
the neighborhood. The dwelling shall be properly maintained per all applicable local and
state codes, and kept in good repair so that the use in no way detracts from the general
appearance of the neighborhood.

The host or host’s agent must be available to accept telephone calls at all times that the
short-term rental is rented. The host or host’s agent must have a key to the unit and be
capable of being physically present at the unit within 60 minutes to address issues, unless
arrangements are made for a substitute person to address issues within the same
timeframe.
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MEMORANDUM

To: | City of Lowell Planning Commission

Date: | November 8, 2017

Andy Moore, AICP
Nathan R. Mehmed

RE: | Zoning Ordinance Text Amendments

From:

With this memorandum, please find proposed zoning amendments to update Chapter 22 —
Administration and Enforcement and draft language to regulate short-term rentals as a special
land use in the City. Both have been previously discussed by the Planning Commission and our
drafts reflect previous discussions and direction.

Administration and Enforcement

The attached language to amend Chapter 22 includes a new subsection C within Section 22.02
that addresses zoning compliance permits. The City has issued zoning permits for some time,
so these permits should be supported by enabling language within the Zoning Ordinance. We
also clarified the language for zoning amendments and provided review criteria for the Planning
Commission and City Council when reviewing amendment requests.

We have also included a new section on public hearing and notice requirements that outline
compliance with the Michigan Zoning Enabling Act and a new section which provides direction
for fees and applicant escrow accounts for applications and appeals.

Short-Term Rentals

Also included is a first draft for language to address short-term rentals. It includes a proposed
definition for “short-term rental” and adds short-term rentals as a special land use to the SR
Suburban Residential, R-1 Residential, and C-2 Central Business districts. We have also
included site design standards for short-term rentals in Chapter 17 — Special Land Uses, which
address a number of potential concerns. These standards include length of stay, maximum
occupancy, parking requirements, public safety notification, host contact information, and in-unit
postings.

Please note that this amendment language does not address “homestays,” or the renting out of
a single room or rooms within an owner-occupied dwelling while the owner is present. In
conjunction with addressing short-term rentals, the Planning Commission may wish to adjust the
definition for “bed and breakfast” to clarify that bed and breakfasts are owner-occupied. This
would help to avoid confusion and regulatory conflict with short-term rentals in the City.

As always, please feel free to contact us if there are questions or comments. We look forward
to reviewing this with you at our November 13 meeting.

549 Ottawa Avenue NW, Grand Rapids, M1 49503 (616) 224-1500 williams-works.com
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CHAPTER 22. - ADMINISTRATION AND ENFORCEMENT

SECTION 22.01. - ZONING ENFORCEMENT OFFICER.

A. Authority. Except where herein otherwise stated, the provisions of this ordinance shall be
administered by the zoning enforcement officer, or such other official or officials as may
be designated by the city council. The zoning enforcement officer shall have the power

to:

1.
2.

Issue certificates of occupancy;

Make inspections of buildings and premises necessary to carry out the duties of
administration and enforcement of this ordinance;

Issue and serve appearance tickets on any person with respect to any violation of
this ordinance where there is reasonable cause to believe that the person has
committed such an offense;

Maintain and safely keep copies of all plans other than for single-family dwellings
and fees submitted with such application, and the same shall form a part of the
records of his office and shall be available to the council and all other officials of the
city.

Perform such other functions necessary and proper to enforce and administer the
provisions of this ordinance.

(Ord. No. 95-06, § 1, 12-27-95)

SECTION 22.02. - PERMITS.
A. Building permits.

1.

No building, structure, or commercial sign shall be erected, altered, moved, or
substantially repaired unless a building permit shall have been first issued for such
work.

No building permit shall be issued for the erection, alteration, or use of any building
or structure or for the use of any land which is not in accordance with all provisions of
this ordinance.

The holder of every building permit for the construction, erection, alteration, repair, or
moving of any building or structure shall notify the building inspector immediately
upon completion of the work authorized by the permit for a final inspection.

B. Certificate of occupancy.

ik

No vacant land shall be used and no existing use of land shall be changed to a
different class of use unless a certificate of occupancy is first obtained for the new or
different use.
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2. No building or structure which is hereafter erected or altered shall be occupied or

used unless and until a certificate of occupancy shall have been issued for such
building or structure.

Certificates of occupancy, as required by the currently adopted Building Code for the
City of Lowell, shall also constitute certification of compliance with the zoning
ordinance.

A record of all certificates of occupancy issued shall be kept on file in the office of the
zoning enforcement officer and copies shall be furnished upon request to any person
owning or renting the property which is the subject of the Certificate.

Applications for certificates of occupancy shall be made in writing to the building
inspector on a form furnished by the City of Lowell. Certificates shall be issued within
ten (10) days after receipt of such application if the building or structure or use of
land is in accordance with the provisions of this ordinance and the other applicable
ordinances of the City of Lowell.

C. Zoning Compliance Permits.

j

No permit or approval shall be issued for any use, building, construction, work,

alteration, addition, or improvement to land or land division, untii a zoning
compliance permit has been issued by the zoning enforcement officer under the
terms and provisions of this Ordinance.

The issuance of any other approval or certification of a site plan. variance, special

land use permit, planned unit development, or other discretionary permit by any
board or body under this Ordinance, shall not supersede or lessen compliance with
this Ordinance and that any use, development. construction, improvement or work
allowed under the discretionary permit, shall in all cases be further conditioned on
compliance with this Ordinance and shall not be allowed until the issuance of the
zoning compliance permit in accordance with this Chapter.

An_application for a zoning compliance permit shall be signed by the owner of the

land, or the owner's duly authorized agent and be accompanied by a site plan, where
required under other provisions of this Ordinance, or a drawing, that provides the
following information:

Scale, date and north point.

Legal description, tax parcel number and address of the lot.

a.
b. Location, shape and dimensions of the lot.
c
d

. _Location, outline and dimensions of all existing and proposed structures and the
location and extent of all uses not involving structures.

A clear description of existing and intended uses of all structures.

®

f. Additional information as required by the zoning enforcement officer for purposes
of determining compliance with this Ordinance.
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4. A zoning compliance permit shall be signed and issued by the zoning enforcement

officer.

a. The application and all supporting documentation shall be considered a part of
the permit.

b. Any alteration, false statement, change or other variation between the application
and its supporting documents, and the use, construction, work, development,
alteration, addition, or improvement authorized by the permit, shall render the
permit null and void.

c. _Any change, variation or alteration of the application and supporting documents,
shall require resubmission to the zoning enforcement officer and the re-issuance
of a new zoning compliance permit.

All fees due under this Ordinance, or under other Ordinances or policies of the City

for municipal services and development of the work, must be paid in full prior to the
issuance of the zoning compliance permit, unless exception is made by the
appropriate board authorized to waive or delay the payment of the fees. The
applicant shall furnish to the zoning enforcement officer, upon request, a title
insurance policy or other acceptable evidence of ownership.

The zoning enforcement officer is authorized to prepare and furnish to the public,

from time to time forms for application for a Zoning Compliance Permit.

The zoning enforcement officer is authorized to affix to the face of any zoning

GD.

compliance permit any condition authorized by the Ordinance or under any
discretionary permit issued by any Board under this Ordinance, or under other
Ordinances or promulgated policies of the City, pertaining to the use, work or
occupancy of the land and premises. Failure to comply with any condition shall
render the zoning compliance permit null and void.

Fees for the inspection and issuance of building permits, certificates of

occupancy,_zoning compliance permits, or copies required or issued under the
provisions of this ordinance, may be collected by the city in advance of issuance. The
amount of such fees shall be established by resolution of the city council and shall cover
the cost of inspection and supervision resulting from the enforcement of this ordinance.

(Ord. No. 9506, § 1, 12-27-95)

SECTION 22.03. - ENFORCEMENT.

A. Violations.

1.

A violation of this ordinance shall be a civil infraction subject to a fine. Increased civil
fines will be imposed for repeated violations that occur within a six (6) month period.
The civil fine for a first offense is fifty dollars ($50.00). The civil fine for the first repeat
offense is two hundred and fifty dollars ($250.00). The civil fine for the second repeat
offense is five hundred dollars ($500.00). The city shall also be entitled to equitable
relief to abate the violation and to such other relief as may be available to the city



draft 11.08.17

pursuant to chapters 83 and 87 of the Michigan Revised Judicature Act, as
amended.

2. Each day on which any violation of this ordinance occurs shall constitute a separate
offense.

B. Any building or structure which is erected, altered, or converted, or any use of premises
or land which is begun or changed subsequent to the time of passage of this ordinance
and is in violation of any of the provisions thereof, is hereby declared to be a public
nuisance per se, and may be abated by order of any court of competent jurisdiction.

SECTION 22.04. - PERFORMANCE GUARANTEES.

A. As a condition of approval of a site plan review, special land use, or planned unit
development, the planning commission or zoning enforcement officer, whichever is
designated as the approving authority, may require a financial guarantee of sufficient
sum to assure the installation of those features or components of the approved activity
or construction which are considered necessary to protect the health, safety, and welfare
of the public and of users or inhabitants of the proposed development. Such features or
components, hereafter referred to as "improvements," may include, but shall not be
limited to, streets, curbing, landscaping, fencing, walls, screening, lighting, drainage
facilities, sidewalks, driveways, utilities, and similar items.

B. Performance guarantees shall be processed in the following manner:

1. Prior to the issuance of a certificate of occupancy, the applicant shall submit an
itemized estimate of the cost of the required improvements which are subject to the
performance guarantee, which shall then be reviewed by the zoning enforcement
officer. The amount of the performance guarantee shall be one hundred (100)
percent of the cost of purchasing of materials and installation of the required
improvements, plus the cost of necessary engineering and a reasonable amount for
contingencies.

2. The required performance guarantee may be in the form of a cash deposit, certified
check, irrevocable bank letter of credit, or surety bond acceptable to the city.

3. Upon receipt of the required performance guarantee, the zoning enforcement officer
shall issue a building permit for the subject development or activity, provided it is in
compliance with all other applicable provisions of this ordinance and other applicable
ordinances of the city.

4. The zoning enforcement officer, upon the written request of the obliger, shall rebate
portions of the performance guarantee upon determination that the improvements for
which the rebate has been requested have been satisfactorily completed. The
portion of the performance guarantee to be rebated shall be in the same amount as
stated in the itemized cost estimate for the applicable improvements.

5. When all of the required improvements have been completed, the obliger shall send
written notice to the zoning enforcement officer of completion of said improvements.
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Thereupon, the zoning enforcement officer shall inspect all of the improvements and
approve, partially approve, or reject the improvements with a statement of the
reasons for any rejections. If partial approval is granted, the cost of the improvement
rejected shall be set forth. Where partial approval is granted, the obliger shall be
released from liability pursuant to relevant portions of the performance guarantee,
except for that portion sufficient to secure completion of the improvements not yet
approved.

A record of authorized performance guarantees shall be maintained by the zoning
enforcement officer.

(Ord. No. 95-06, § 1, 12-27-95)

| SECTION 22.0405. - ADORPTHON-AND-ZONING AMENDMENTS:-

A. Procedure.

| 1.

2.

Written applications for the adoption of a zening-changerezoning or amendment to
this Ordinance may be initiated by:

a. Any public agency;

b. Any interested person;

¢. The planning commission; or
d. The city council.

If said application is for a rezoning-ehange, an "interested person" shall either be the
City or the owner of the property which will be considered for the rezoning-ehange,
or, if not the owner of the property, the applicant shall submit a written statement
from the property owner indicating his or her permission to submit such application.

Application for a zoning ehange-amendment shall consist of:

a. A written statement from the property owner indicating his or her permission to
submit such application, if applicable.

b. Payment of a fee, as established from time to time by the city council.

c. A map clearly showing the property to be considered for the zoning change,
including all properties within one quarter (%) mile of the subject property and the
current zoning of all such properties.

d. A legal description of the property to be considered for the zoning change.

Following receipt of the completed application, the Planning Commission shall hold a

public hearing. Notice of the public hearing shall be provided pursuant to Section
22.05 of this Ordinance and the Michigan Zoning Enabling Act, as amended.

Following the public hearing, the Planning Commission shall forward the application,

along with its recommendation, to the City Council for a final decision.
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6. Review Criteria. In making a decision on a zoning amendment, the Planning
Commission and City Council shall consider the following standards:

a. If the proposed zoning amendment is consistent with the goals, policies, and
future land use map of the City of Lowell Master Plan; or, if conditions have
changed significantly since the Master Plan was adopted, if the zoning
amendment is consistent with recent development trends in the area.

b. If the zoning amendment is compatible with existing or future land uses in the
vicinity
c. If the site is capable of accommodating all uses allowed by the zoning change,

considering existing_or planned public infrastructure, including streets, sanitary
sewers, storm water, water, sidewalks, and street lighting.

7. _The City's decision of a zoning amendment shall not be appealed to the board of
zoning appeals.
(Ord-No-95-06,-§1.12-27-95)

SECTION 22.06. — PUBLIC HEARING AND NOTICE REQUIREMENTS.

Where this Ordinance requires the City to provide notice of a public hearing for any decision or
action permitted, authorized or required by this Ordinance or under Act 110 of the Public Acts of
2006 as amended, notice of the public hearing shall be given as follows:

A. The notice shall be published once, at least 15 days prior to the date of the public
hearing, in a newspaper of general circulation in the City.

B. Except as provided in subsection D below, a notice of public hearing shall also be mailed
or personally delivered to the following persons, at least 15 days prior to the date of the

public hearing:
1. The applicant:

2. The owner or owners of the subject property;

3. All persons to whom real property is assessed within 300 feet of the property that is
the subject to the application or request, even if the 300 feet extends outside of the

City's boundaries; and

4. The occupants of all structures within 300 feet of the property that is the subject of
the application or request, even if the 300 feet extends outside of the City's
boundaries. If the name of the occupant is not known, the term "occupant" may be
used in making notification under this subsection.

C. The notice of public hearing shall include the following information:

1. A description of the nature of the proposed amendment, application or request.

2. An identification of the property that is the subject of the application or request, if
applicable. Except as provided in subsection D below, the notice shall include a
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listing of all existing street addresses within the property. Street addresses do not
need to be created and listed if no such addresses currently exist within the property
and another means of identification of the property shall be used.

3. State when and where the application or request will be considered.

4. ldentify when and where written comments will be received concerning the
application or request.

D. When a proposed zoning amendment involves the text of the Zoning Ordinance or if a
rezoning involves 11 or more adjacent properties, or when a petition to the board of
zoning appeals involves an interpretation of the Zoning Ordinance or an appeal of an
administrative _decision that does not involve a specific parcel, the mailing or delivery
requirements of subsections B(2), B(3) and B(4), of this Section are not required, and
the listing of individual property addresses under subsection C(2) is not required.

E. For a zoning ordinance amendment, including rezoning of property, the notice shall be
given by first-class mail to each electric, gas, and pipeline public utility company, each
telecommunication service provider, each railroad operating within the district or zone
affected, and the airport manager of each airport, that registers its name and mailing
address with the City for the purpose of receiving the notice of public hearing.

F. After providing the notice required under this section and without further notice, except
that as required under the Open Meetings Act, the body holding the public hearing may
adjourn from time to time a duly called public hearing by passing a motion specifying the
time, date, and place of the continued public hearing.

SECTION 22.07. FEES AND APPLICANT ESCROW ACCOUNTS

A. The Lowell City Council may establish, fees for appeals, application for amendments,
special uses, site plan reviews, zoning compliance permits, signs, and other matters
pertaining to this Ordinance. The schedule of fees shall be posted in City Hall and may
be altered only by resolution of the City Council. Until all applicable fees, charges and
expenses have been paid in full, no permits shall be issued related to any application or

appeal.

B. If the planning commission or board of zoning appeals determines that the basic fees
provided under subsection A above will not cover the actual costs of the application
review or appeal, or if the planning commission or board of zoning appeals determines
that review of the application and/or participation in the review process or appeal by
qualified professional planners, engineers, attorneys, or other professionals is
necessary, then the planning commission or board of zoning appeals may require the
applicant to deposit with the City Treasurer such additional fees in an amount sufficient
to cover the estimated additional costs.

C. These additional fees shall be held in escrow in the applicant's name and shall be used
solely to pay these additional costs. If the amount held in escrow becomes less than ten
percent (10%) of the initial escrow deposit or less than ten percent (10%) of the latest
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additional escrow deposit and review of the application or decision on the appeal is not
completed. then the zoning enforcement officer may require the applicant to deposit
additional fees into escrow in an amount determined by the zoning enforcement officer
to be equal to the estimated costs to complete the review or decide the appeal. Failure
of the applicant to make any escrow deposit required under this Ordinance shall be
deemed to make the application incomplete or the appeal procedurally defective thereby
justifying the denial of the application or the dismissal of the appeal. Any unexpended
funds held in escrow shall be returned to the applicant following final action on the
application or the final decision on the appeal. Any actual costs incurred by the City in
excess of the amount held in escrow shall be billed to the applicant and shall be paid by
the applicant prior to the issuance of any permit or the release of a final decision on an

appeal.
SECTION 22.058. - EFFECTIVE DATE.

Public hearing having been held hereon, the provisions of this ordinance are hereby adopted,
and this ordinance shall take effect on the 26th day of January, 1996.

(Ord. No. 95-06, § 1, 12-27-95)

SECTION 22.0609. - REPEAL OF PRIOR ORDINANCE.

The zoning ordinance adopted by the City of Lowell, known as Ordinance No. 87, and all
amendments thereto, are hereby repealed. The repeal does not affect any act done or offense
committed, or any liability, penalty, forfeiture, or punishment acquired thereunder.
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MEMORANDUM

To: | City of Lowell Planning Commission

Date: | November 10, 2017

Andy Moore, AICP
Nathan Mehmed

RE: | Schneider Manor — Site Plan Review

From:

Mr. Robert Pfaller, on behalf of Schneider Manor, has submitted an application for site plan
review for the construction of a multi-family apartment building located at 725 Bowes Road. The
purpose of this memorandum is to review the request pursuant to the City of Lowell Zoning
Ordinance.

Background

The overall subject property, including the three existing parcels where the proposed building
would be constructed, has an area of approximately 15.07 acres and is located at 725 Bowes
Road. The applicant is seeking to construct a twelve unit, single-story multiple-family dwelling
on the subject property, which is zoned R-3, Residential District. Multiple-family dwellings are
permitted by right in the R-3, Residential zoning district. The proposed project would be an
expansion of the existing use, Schneider Manor.

Site Plan Review

Dimensional Requirements. The proposed structl{res meet the setback, density, and
dimensional requirements as specified in Section 8.04.

Lighting. The site plan does not indicate whether or not new lighting fixtures would be installed.
If new lighting fixtures are proposed, the applicant should provide lighting details that comply
with Section 4.24.

Parking. The applicant is proposing 23 additional parking spaces on the subject property for a
total of 208 spaces. Section 19.07 of the Zoning Ordinance requires multiple-family dwellings to
provide two parking spaces per dwelling unit. With the addition of the proposed twelve-unit
building, the subject property will house a total of 104 units; thus, 208 parking spaces are
required.

Landscaping. The applicant has not submitted any landscaping details for the site; however,
landscaping details are not a site design requirement in the R3 District. The Planning
Commission may require landscaping between the parking area adjacent to Bowes Road, just
to the east of the proposed building.

549 Ottawa Avenue NW, Grand Rapids, MI 49503 (616) 224-1500 williams-works.com
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Signage. The applicant does not appear to be proposing any additional signage at the site. If
any additional signage is desired, the applicant should obtain a sign permit from the City and
comply with Chapter 20. This can be addressed as a condition of approval.

Site Plan Review Standards

Section 18.09 of the Zoning Ordinance sets forth six standards that must be utilized by the
Planning Commission in reviewing site plans. Those standards, along with our remarks, are
below:

A. The uses proposed will not adversely affect the public health, safety, or welfare. Uses
and structures located on the site shall be planned to take into account topography, size
of the property, the uses on adjoining property, and the relationship and size of buildings
to the site. The site shall be developed so as not to impede the normal and orderly
development or improvement of surrounding property for uses permitted in this
ordinance.

Remarks: The proposed use of a multiple-family dwelling is generally compatible with
the multiple-family dwelling uses to the north and east and the single-family dwelling
uses to the south and west. The subject property abuts properties zoned R-2,
Residential to the west, R-3 Residential to the south and east, and C-3 General
Business / | General Industrial to the north.

B. Safe, convenient, uncongested, and well-defined vehicular and pedestrian circulation
shall be provided for ingress/egress points and within the site. Drives, streets, and other
circulation routes shall be designed to promote safe and efficient traffic operations within
the site and at ingress/egress points.

Remarks: The applicant is not proposing any additional points of vehicular ingress or
egress or changes to vehicular interior circulation patterns. An existing sidewalk crosses
the frontage of the property on both Bowes Road and Pleasant Avenue and the
applicant is proposing a paved pedestrian connection from the proposed building to the
sidewalk on Pleasant Avenue. In addition to this connection, it may also be prudent to
provide another pedestrian connection from the proposed walkway closer to the Bowes
Road/Pleasant Avenue intersection.

C. The arrangement of public or private vehicular and pedestrian connections to existing or
planned streets in the area shall be planned to provide a safe and efficient circulation
system for traffic within the City of Lowell.

Remarks: The applicant is not proposing any additional points of ingress and egress or
significant changes to adjacent connections or streets. An existing sidewalk crosses the
frontage of the property on both Bowes Road and Pleasant Avenue. The site plan
indicates that the new building will be accessible from the existing sidewalk through
pedestrian connections. As noted above, an additional pedestrian connection may be
prudent to access the sidewalk near the Bowes Road/Pleasant Avenue intersection.
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D. Removal or alteration of significant natural features shall be restricted to those areas,

which are reasonably necessary to develop the site in accordance with the requirements
of this ordinance. The planning commission requires that approved landscaping, buffers,
and/or greenbelts be continuously maintained to ensure that proposed uses will be

adequately buffered from one another and from surrounding public and private property.

Remarks: The subject property is void of any significant natural features and is
currently occupied by a single-family dwelling. Nonetheless, the subject property is
located within the 100-year floodplain and will require a permit from the MDEQ for a
compensating cut to mitigate the fill necessary for the development. The Planning
Commission may address this as a condition of approval.

. Satisfactory assurance shall be provided that the requirements of all other applicable

ordinances, codes, and requirements of the City of Lowell will be met.

Remarks: This may be addressed as a condition of approval.

. The general purposes and spirit of this ordinance and the Comprehensive Plan of the

City of Lowell shall be maintained.

Remarks: The Master Plan indicates that the subject property, meaning the addition of
the three-parcel property where the building is proposed, is located within the “Single
Family 2" future land use designation. According to the Master Plan, “The Single Family
2 land use category is intended to correspond to the existing R-2 Zoning District, and
permits up to 4.5 dwelling units per acre. Appropriate land uses in Single Family 2 areas
are detached single family residential dwelling units and uses that may be compatible
with single family dwelling units such as schools, churches, and municipal and civic
buildings.” It should be noted that the three-parcels are located adjacent to, and
surrounded on three sides by, the “Multiple Family Residential” future land use
designation. According to the Master Plan, “The Multiple Family Residential land use
area is intended to correspond with the existing R-3 zoning district, which permits 10
dwelling units per acre.” While the future land use boundaries and description of the
category in the Master Plan do not strictly support the project, it is reasonable to
consider the project location given the general development pattern and proximity to the
Multiple Family Residential designation. It is likely that the project maintains the general
purposes and spirit of the zoning ordinance of the master plan.

As a general note, the proposed improvements appear well-designed and should
logically fit relatively seamlessly into the rest of the Schnieder Manor development.

Recommendation

At the November 13 meeting, the Planning Commission should discuss the site and consider
comments from the applicant and public, if any. It is our recommendation that the Planning
Commission approve the request, subject to the following conditions, along with any others
deemed necessary:
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10.

No demolition or earthwork shall be undertaken on the site until a building permit has
been issued consistent with this site plan approval.

Prior to issuance of any City permits, the applicant shall have paid all application, permit,
reimbursable escrow, and other fees related to the request.

The applicant shall maintain all required state, federal, and local permits and approvals.

The applicant shall comply with the stipulations of the City Fire Department and any
other applicable emergency personnel regarding emergency access to the new
structure.

If additional lighting is proposed, the applicant shall submit lighting details to be reviewed
and approved by the City Zoning Enforcement Officer.

The applicant shall comply with the stipulations of the Michigan Department of
Environmental Quality (MDEQ), Lowell City Engineer and Attorney regarding the
required floodplain compensating cut. If the compensating cut is to take place on City
property, approval from the Planning Commission, Parks and Recreation Commission
and Lowell City Council will be required. A copy of the approved permit and materials
shall be submitted to the City.

The applicant shall comply with any additional requirements of the City Engineer.

8. The applicant shall provide an additional sidewalk connection near the Bowes

Road/Pleasant Avenue intersection.

The Planning Commission may require landscaping in the space between the proposed
expanded parking area at the southwest portion of the site and Bowes Road.

The applicant shall join the three subject parcels (199 S Pleasant, 203 S Pleasant, and
205 S Pleasant) and combine them with the primary parcel located at 725 Bowes Road.

As always, please feel free to contact us if there are additional questions or comments.



1 3800 W River Drive NE, Ste. A
Comstock Park, M| 49321
T: 616.301.7888
F:616.784.0737
www.LREmi.com

ENGINEERS & SURVEYORS

October 18, 2017

Mr. Michael Burns
City Manager

City of Lowell

301 East Main Street
Lowell, MI 49331

Re: Schneider Manor Site Plan Application
725 Bowes Street, Lowell, MI

Dear Mr. Burns:

We are writing on behalf of Schneider Manor to request your review and consideration of the
enclosed site plan application for the proposed buildings and site improvements located at
725 Bowes Street, Lowell, Michigan.

Background: The Schneider Manor Campus is approximately 15 acres in size and located
near the northeast corner of Pleasant Avenue and Bowes Street in the City of Lowell.
Schneider Manor has numerous buildings (92 units), car ports and parking lots (185 spaces)
on site. The existing residential house and garage off Pleasant Avenue is being relocated.
The property is zoned R-2 and R-3 residential and the surrounding properties are also zoned
residential.

Proposed Development: Schneider Manor is proposing to construct a 12 unit building
approximately 12,500 square feet in size, carports / garages for 16 vehicles, and associated
site improvements. Twenty-three additional parking spaces are proposed for a total of 208
parking spaces provided, which meets the required number of parking spaces.

Both fire protection and domestic water are proposed for the building with a connection to the
existing watermain on the north side of Bowes Street. The sanitary sewer lateral will connect
into an existing sanitary manhole on-site.

The proposed storm water management is separated into two areas. The proposed building
and sidewalks on the east side of the property will collect stormwater in a detention basin
between Bowes Street and the proposed building. The detention basin is sized for the 25-
year storm event, according to the Kent County Drain Commissioner’s Drainage Rules, and
outlets to the existing catchbasin in Pleasant Ave. The additional parking and carports drain
to the large low field to the east. This area is much larger than the back to back 100-year
storm water volume required and will infiltrate within 72 hours assuming the minimum
infiltration rate of 0.52 inches per hour.
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The proposed work is within the 100-year floodplain of the Grand River (Elevation 634.06
NAVD 88). Through the attached email correspondence with the Michigan Department of
Environmental Quality (MDEQ) a floodplain permit will be required. The proposed
improvements require approximately 3,000 to 4,000 cubic yards of floodplain fill.
Compensating cut equal to the amount of floodplain fill is also required according to the
MDEQ. The Schneider Manor property does not have this amount of compensating cut on
site; therefore, they are looking for compensating cut off-site but within the floodplain. We
request that this site plan be reviewed and approved contingent upon securing a
compensating cut location and obtaining an MDEQ permit.

We have included the following documents in accordance with the City of Lowell submittal
requirements for your consideration at the November 13 Planning Commission Meeting:

1. Site Plan Application.

2. Stormwater Calculations.

3. MDEQ Email on Floodplain Permitting Requirements.

4. $100 Application Fee & $1,000 Escrow will be submitted on separate cover.
5. Fifteen (15) sets of 24"x36” site plans.

Please review the enclosed information and contact our office if there are any questions or

comments. We look forward to working with you through the course of this project.

Sincerely,
Land & Resource Engineering

4

Kyle J. Visker, P.E.
Project Manager

IRE I 3800 W River Drive NE, Ste. A | Comstock Park, MI149321 | T: 616.301.7888 | F:616.784.0737 | www.LREmi.com



301 East Main Street
Lowell, Michlgan 49331
Phone (616) 897-8457
Fax (616) 897-4085

Request Number:

Filing Fee:

APPLICATION FOR SITE PLAN REVIEW

* Alldrawings must be sealed by an architect, engineer or surveyor unless waived by the Zoning Administrator.

* 15 coples of the site plan must be submitted to the City Manager's office no later than three weeks before the
Planning Commission meeting to allow adequate staff review.

* The Planning Commission meets the second Monday of the month at 7:00 p.m. where plans are approved,
rejected or modified.

* Preliminary plans may be presented for Planning Commission comment, but no final approval is given until all
required conditions are met,

= After approval, public works and building permits must be secured before construction may commence.

1. Street Address and/or Locatlon of Request: 725 EGOW$

2. Parcel Identification Number (Tax I.D. No.): #41-20- Qzﬁg_z;@_,_xﬂ.gg.ozozﬁ@ olZ, ~Ol=
3. Applicant's Name: & :‘[lnejdﬁc l\_’ [Qﬂal" Phone Number @lLﬂ - 8971~ 89058

Address: 25 Boouns EA‘- LOLMC“ Ml 4‘?%%‘

Street City Stala
Fax Number _ _ Email Address
4, Are You: O Property Owner % Owner's Agent D Contract Purchaser O Option Holder

5. Appllcant is being represented by: @Am]dﬁ_ Phone Number (allo '4'5| . %C)‘H

Address: ﬂﬁ E%gr_‘l S; ) Eg a@o {“jIQ}d ZQQ[CE |!“ éﬂﬁO%
8. Present Zoning of Parcel E.' o>, Present Use of Parcel a . l S.Pi%)
7. Description of proposed development (attach additional materials if needed):
(- 1 ] S Qr Ce
S

The facts presented above are true and correct to the best of my knowledge.

Slgnature: Date:

Type or Print Your Name Here:

A A an | P ) ]
Praoperty Owner Approval: As owau/ﬂy(e%%ul%’%é/ ubmittal of this application and agree to abide by any
decision made in response toit. _{ Li/f LAl

Owner Date
Rt LPFaiien

1




The following 16 points make up the CHECKLIST of required Information neaded on the drawlng for final plan approval
(unless specifically waived by the Planning Commisslon). Please go over this CHECKLIST with the City Manager and
Zoning Administrator before presenting to the Planning Commission.

1. Date, north arrow and scale (not more than 1” = 100", supplementary site plans at a 1" = 50’ or INIPIAL
larger scale are encouraged)

2. Acily locational sketch

3. Legal description and City address of the subject property

4. The size in acres or square feet of the subject property \/
5. All lot and/or property lines with dimensions, including building setback lines

6.

7.

8. The location and dimensions of all existing and proposed:

¥ Drives
* curb openings (NOTE: all new openings onto M-21 (Main Street) must receive State
Transportation Department approval)

= sidewalks
= exterior lighting
= curbing

* parking areas (include and delineate the total number of parking spaces showing dimensions :
of a typical space)

= unloading areas

= recrealion areas

" cOmMmMOon use areas

= areas to be conveyed for public use and purpose
9. The location, pavement width and right-of-way width of abutting roads, alleys or easements
10. The exlsting zoning of all properties abulting the subject project

\/
AR

The location of all existing structures within one hundred (100) feet of the subject property’s
boundary
The location and dimensions of all existing and proposed structures on the subject property

11. The location of all existing and proposed:

® Jandscaping and vegetation

= locatlon, height and lype of existing and proposed fences and walls
12. Proposed cost estimates of all site improvements

13. Size and location of existing and proposed hydrants and utllities including proposed connections
to public sewer or water supply systems

14. Tha location and size of septlc and drain fields 2.4&
18. Contour intervals shown at five (5) foot intervals
16. FOR RESIDENTIAL DEVELOPMENT, the followlng information is required (affixed to the

drawing):

* Net developable area, in acres or In square feet, defined as all areas that could be developed \/

subtracted by lands used or dedicated for existing easements and rights of way

*  The number of dwelling unils proposed (by type), including typical floor plans for each type of
dwelling

*  The number and location of efficiency and one or more bedroom units

*  Typlcal elevation views of the front, side and rear of each type of bullding

*  Dwaelling unit density of the site (total number of dwellings / net developable area)



Determination of Required Detention Basin Storage

Schneider Manor - West Detention Basin
City of Lowell, MI

Developed C factor Calculations

Proposed Conditions

Drain Area SF Acre C factor
Pervious 31041 0.71 0.20
Impervious 20959 0.48 0.90
Total Proposed Site Area = 52,000 s.f.

1.19 acre

Cdevelopad = 048
C*Adeveluped . 0.58

Qout =0.13 cfs * Area = 0.16 cfs

Volume of First 1/2" of runoff = 2,187

Detention Basin Sizing

c.f.

25-yr Required Basin Storage Volume Per Table 5 KCDC Storm Water Design Criteria =

Detention Pond Sizing

4244 cf.

Cumulative
Elevation | Area |Avg.Area| Height | Volume Volume
ft sf sf ft cf cf
628.5 0 0
354 0.5
629 707 177 177
1873 1.0
630 3038 1873 2049
4485 1.0
631 5931 4485 6357
Volume (c.f.} = 6,534
Volume Required (c.f.} = 4,244
Bottom of Pond elevation (Xo)= 628.50
Water Quality Elevation (Xwg)= 630.03
25-year Storm Elevation (X25) = 630.51
Water Quality Control =
Max Allowable Outflow, Qwg=volumef24 hr*3600 sec
Qwq = 003 cfs
H = Xug - Xo H= 1.63 ft.
A = Qa/ 0.62*sqrt(2*32.2*h) A= 0004 sf
The Area of 1.0" Hole = 0.005 sf
Number of Orifice Holes = 1
Quq Design = 0.03 cfs
Time To Discharge = 17.9  hr.

Flood Control

Orifice equation
A = Qa/ 0.62*sqrt(2*32.2*h)

where, h= 048 ft. (25-yr. storm elevation - Water Quality Elev.)

Qa= 0.16  cfs (0.13 cfs/acre)
Amx=  0.045 s.f.

Max Orifice Size = 2.87 in,
Actual Orifice Size = 2.50 in.

Actual Qout 0.15  cfs (Flood Control + Wq)

Emergency Overflow

where, Qioypesk = 219 cls

Orifice equation
A = Qa/ 0.62%sqrt(2*32.2*h)

where, h=  1.00 f. (831.50-830.50)

Orifice Size=  185.00 sq. in. openning for EJIW 1040 Type 02 beehive Grate

Actual Qout 6.39 cfs



Determination of Required Infiltration Basin Storage
Schneider Manor - East Infiltration Area

City of Lowell, MI

Developed C factor Calculations

Proposed Conditions

Drain Area SF Acre C factor
Pervious 0 0.00 0.20
Impervious 8412 0.19 0.90

Total Proposed Site Area =

Cdsveloped =
C*Adeveloped =

Qout =0.13 cfs * Area =

Detention Basin Sizing

8,412 s.f.
0.19 acre
0.90
0.17

0.03 cfs

100-yr Required Basin Storage Volume Per Table 5 KCDC Storm Water Design Criteria =

Detention Pond Sizing

Back to Back 100-year volume =

2342 cf.
4684 c.f.

Cumulative
Elevation Area Avg. Area | Height | Volume Volume
ft sf sf ft cf cf
626.28 0 0
4339 0.7
627 8678 3124 3124
14644 1.0
628 20609 14644 17768
Volume (c.f.) = 17,768
Volume Required (c.f.) = 4,684
Bottom of Pond elevation (Xo)= 626.28
Back to Back 100-year Storm Elevation (X100x2) = 627.11
Infiltration Rate/Allowable Qutflow
Wasepi Loamy Sand (1.98 to 5.95 in/hr)
From Soil Survey
Infiltration area = 8678 sf
Convert to Acres = 0.199 acres
Min. Permeability = 0.52 inthr
Convert to feet/second = 1.204E-05 ft/sec
Infiltration Rate = 0.10 cfs
Time to Drain
Maximum Allowable Drain Time
72> 12D/l D= 0.83 ft.
I= 0.52  in/hr
Actual Drain Time = 19.1 hours
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