City of Pleasant Ridge
23925 Woodward Avenue
Pleasant Ridge, Michigan 48069
Site Plan Review and Regular Planning Commission Meeting
Tuesday, July 15, 2014

Members of the Planning Commission, and Residents: This shall serve as your official
notification of the Site Plan Review and Regular Meeting of the Planning Commission to be held
Tuesday, July 15, 2014, 7:00 P.M., in the City Commission Chambers, 23925 Woodward
Avenue, Pleasant Ridge, Michigan 48069. The following items are on the Agenda for your
consideration:
SITE PLAN REVIEW AND REGULAR PLANNING COMMISSION MEETING-7:00 P.M.

1.

Meeting Called to Order.

2.

Roll Call.

3.

Consideration of the following minutes:
a.
Regular Planning Commission Meeting held Monday, June 23, 2014.

4.

PUBLIC DISCUSSION – Items not on the Agenda.

5.

PUBLIC HEARING – Solicitation of public comments on the outdoor dining proposal
by Cork, 23810 Woodward Avenue, Pleasant Ridge, Michigan.

6.

Consideration of the outdoor dining proposal submitted by Cork, 23810 Woodward
Avenue, Pleasant Ridge, Michigan.

7.

Consideration of the City of Pleasant Ridge Master Plan.

8.

Consideration of the following updates:
a.
ADU Ordinance

9.

City Managers Report.

10.

Other Business.

11.

Adjournment.

In the spirit of compliance with the Americans with Disabilities Act, individuals with a
disability should feel free to contact the City at least seventy-two (72) hours in advance of
the meeting, if requesting accommodations.
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City of Pleasant Ridge
James Breuckman, City Manager
From:

Jim Breuckman, City Manager

To:

Planning Commission

Date:

July 9, 2014

Re:

Master Plan Recommendation to City Commission

The next step in the Master Plan process is for the Planning Commission to recommend to the City
Commission the distribution draft of the Master Plan. The City Commission may then approve the
draft for distribution, beginning the 63 day review process for adjacent communities and other
regional governmental bodies.
Should the Planning Commission find the current draft acceptable for distribution for comment, you
may use the following motion to recommend it forward to the City Commission:
MOTION by _______________, seconded by ____________ that the Planning
Commission recommend to City Commission the distribution draft of the Master Plan
as presented at the Planning Commission meeting on July 15, 2014.
Approval of the foregoing motion would only authorize distribution of the current draft for comment,
beginning the 63-day comment period. We can continue to work on the plan and can make revisions
or adjustments during the comment period should they be necessary.

C:\Users\clerk.PRIDGE\Desktop\Planning Commission\July 2014\PC Item 7 - Master Plan.docx
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City of Pleasant Ridge
James Breuckman, City Manager
From:

Jim Breuckman, City Manager

To:

Planning Commission

Date:

July 10, 2014

Re:

Accessory Dwelling Units

As we work through the accessory dwelling unit question, I believe it would be productive to reset the
process by first discussing the broad policy questions with the entire Planning Commission. I believe
it is important for the entire group to first determine our policy objectives, and then we can proceed
in one of a couple different ways to work out the details of the proposed ordinance changes based
on the agreed-upon broad policy objectives.
I have identified a few policy questions that I would like to discuss with the Planning Commission,
along with some pros and cons of each policy.
1. ADU’s – Permit or Not? The first question which we must address is: do we want to allow for
accessory dwelling units? If the answer is yes, then we can place further limitations on the
occupancy of the ADU, and the approval process for it.
For reference, here is how other nearby communities handle ADUs:
a. Birmingham – No.
b. Ferndale – No.
c. Huntington Woods – No.
d. Royal Oak – Yes, only for elderly relatives with deed restrictions. The ADU must be
within or attached to the principal structure. Refer to Royal Oak zoning ordinance
section 770-71 (attached).
Some pros and cons of ADUs:
Pros


Increases housing choice for elderly or
one-person households

Cons


Privacy for neighbors



Increased parking and traffic



Responsive to changing household
demographics





Neighborhood character/neighbor
objections

Potential source of additional income
for property owner



Enforcement



Increased tax revenue for City

Accessory Dwelling Units
July 10, 2014 - Page 2 of 2

2. Utilities. If the decision is to not allow ADUs, we may want to consider prohibiting a
combination of utilities being run to a detached accessory building that would allow for the
easy conversion of the space to an ADU. Royal Oak has this provision in place in Section
770-22 of their Zoning Ordinance (attached).
3. Building Height. The building height provision of our ordinance currently sets the maximum
height of accessory buildings at one story or 18 feet. The “or” in that sentence means that
there is functionally no one story limitation – as long as the garage is no higher than 18 feet
it can have 2 stories.
Per the Ordinance definition of building height, the 18 foot height limit is measured to the
midpoint of the roof, which is halfway between the eaves and the peak. This means that the
actual height to the peak of a garage can be as high as 26-27 feet. This is very high for a
garage, and can have impacts on neighboring properties when a massive garage is built in a
back yard.
For reference, here are how other nearby communities regulate maximum building height for
accessory buildings:
a. Royal Oak: 13 feet, measured to the midpoint (can go to 15 feet if one additional foot
of setback is provided for each additional foot of height). (770-22)
b. Ferndale: 16 feet, measured to the midpoint.
c. Huntington Woods: 16 feet, measured to peak.
d. Birmingham: 14.5-15.5 feet to midpoint, depending on district.
I believe our current method allowing 18-foot tall accessory buildings measured to the
midpoint allows too large of accessory structures – this is the tallest accessory building
height limit I have seen. It would be my recommendation to lower the maximum height
permitted for accessory buildings to not more than 15 feet, measured to the midpoint if
accessory dwelling units are not permitted. This will still allow enough height for usable
upper floor space within a garage, but will reduce the maximum height to peak of roof for
garages to about 21-22 feet.
If accessory dwelling units are permitted, then a maximum building height of 16 feet,
measured to midpoint, may be appropriate.
I would also suggest adding a provision that states that the peak of roof of an accessory
structure may not exceed the peak roof elevation of the principal structure, and that the roof
slope of the garage may not exceed that of the principal structure.
I look forward to discussing these items with you on the 15th.
C:\Users\City Manager\Documents\Boards and Commissions\Planning Commission\ADU info\ADU Memo 14.07.09.docx

B. Transient or seasonal sales shall not occupy or obstruct the use of any fire lane, required offstreet parking or landscaped area required to meet the requirements of Article IX or Subsection A
or create a traffic or safety hazard.
C. Off-street parking and maneuvering lanes shall meet minimum ordinance requirements for the
retail use based upon the area designated for display and storage of products as determined by
the Zoning Administrator. All loading and unloading areas and off-street parking and maneuvering
lanes shall be located within the boundaries of the site.
D. All such sales shall be conducted in a manner so as not to create a nuisance to neighboring
properties through adequate on-site parking and ingress and egress to the site.
E. Upon discontinuance of the seasonal use, any temporary structures shall be removed within 48
hours.
F. Signs shall conform to the provisions of the district in which the seasonal use is located.

§ 770-70. Outdoor cafe service.
An outdoor cafe service operated by a restaurant or other food establishment which sells food for
immediate consumption may be permitted, on private property of the principal use, subject to the
following conditions:
A. An outdoor cafe shall be allowed only during normal operating hours of the establishment.
B. All food preparation shall take place inside the establishment.
C. If alcoholic beverages are to be served, the current Liquor Control Commission Rules and
Regulations shall apply.
D. The gross area of the cafe shall be included in the required parking calculation.
E. No music, intercom or other noise shall be permitted that impacts adjacent properties.
F. Appropriate screening and/or fencing shall be provided as determined to be necessary and
advisable by the Plan Commission in the course of its site plan review process.
G. Cafe service areas shall comply with all regulations and provisions required for the
establishment/building.

§ 770-71. Senior accessory housing.
A single-family dwelling unit may be converted to allow the incorporation (within or attached to an
existing dwelling) of one additional dwelling unit for an elderly related person in a residential district
subject to the following conditions:
A. The dwelling shall be owner-occupied during the duration of the special use permit. The special
use permit shall be reviewed by the City every two years from the date of occupancy to determine
compliance with all related provisions. The City shall require proof that an elderly family member
continues to occupy the additional dwelling unit. This may include but is not limited to a state
identification card and/or mail addressed to the individual from federal, state or local agencies or
a physician's office. If it is determined by the Zoning Administrator that the permit is in violation of
any of the provisions of the Zoning Ordinance or of any other ordinances or regulations of the
City, the special land use permit may be suspended or revoked pursuant to § 770-11D, Duration,
voiding and extensions of permit.
B. The additional dwelling unit shall not exceed 600 square feet of floor area, unless such parts of an
existing dwelling are otherwise arranged or designed to be reasonably, conveniently and safely
transformed into a slightly larger one-bedroom unit.
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C. A dedicated off-street parking space shall be provided for the senior accessory unit.
D. All residential zoning district bulk and setback requirements shall apply to the site.
E. The property owner shall record with the Oakland County Register of Deeds that the property was
used under the provisions of § 770-71, Senior accessory housing, contained within the City of
Royal Oak Zoning Ordinance and may not be continued as a two-family land use.

§ 770-72. Senior housing, adult foster care congregate facility and
convalescent centers.
A. Intent. These provisions are intended to permit the development of senior housing, adult foster
care congregate facility and convalescent centers upon site plan approval by the Plan
Commission. The location, size, design, and operating characteristics of the use will be
compatible with the character of the surrounding neighborhood, with consideration given to the
scale, bulk, coverage, and density of development; to the availability of services and utilities; to
the generation of traffic and the capacity of surrounding streets; and to any other relevant impacts
of the use.
B. Senior housing, adult foster care congregate facility and convalescent centers shall be subject to
the following conditions:
(1) Perimeter setbacks. The minimum yard setbacks from the perimeter property boundaries shall
be no less than 25 feet from any public road right-of-way, 50 feet from any adjacent property
zoned for single-family residential, and 25 feet from all other property lines. These
requirements shall apply in all zoning districts with the exception of the Central Business
District; however, the Plan Commission may approve modified perimeter setbacks under the
following conditions:
(a) Landscape screening is provided in accordance with the requirements of § 770-90,
Landscaping, greenbelts, buffers and screening.
(b) The scale and size of the building is complementary to the adjacent residentially zoned
land.
(2) Internal spacing.
(a) Minimum spacing between buildings shall be in accordance with the following
requirements:
Building Orientation

Distance Between Buildings
(feet)

Side/side orientation

20

Side/front, side/rear orientation

20

Front/front, front/rear orientation

30

(b) The Plan Commission, in its sole discretion, may reduce building spacing requirements
where enclosed, heated walkways are provided and applicable building and fire code
requirements are met.
(3) Minimum floor area. Each unit shall comply with the following minimum floor area
requirements. In order to provide variation in the size of units offered to prospective residents,
at least 25% of the units in each category of room offered (i.e., one- or two-person rooms)
shall be 10% larger than the minimum.
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(1) Every building erected, altered, or moved shall be located on a lot of record as defined herein.
(2) There shall be only one single-family dwelling permitted per lot, unless otherwise permitted
elsewhere in this chapter. Where there is more than one single-family dwelling located on a
lot of record at the time of adoption of this chapter, said lot shall not be divided except in
conformity with the requirements of this chapter.
F. The location and number of buildings within a site condominium shall be subject to the standards
set forth in § 770-14, Site condominium project regulations.

§ 770-22. Accessory buildings.
A. Requirements applicable to accessory buildings within residential districts.
(1) No accessory building shall be built upon a lot or parcel unless and until a principal building is
erected, and shall not exceed two accessory structure(s) per lot.
(2) Accessory buildings shall only be located within the side or rear yards. Accessory buildings
not located entirely within the rear yard shall comply with all setbacks required for the
principal building.
(3) The accessory building may extend beyond the first floor of the front building line by no more
than seven feet, provided it does not encroach into the required front yard setback.
(4) Accessory buildings shall be located a minimum of three feet from the adjacent rear lot line
and a minimum of three feet from the side lot line when located entirely within the rear yard.
(5) The sum total floor area of all accessory buildings shall not exceed 10% of the lot area,
provided that in no instance shall the total ground floor area of all accessory buildings exceed
800 square feet.
(6) Accessory buildings shall be included in the total lot coverage limitations.
(7) Accessory buildings shall not exceed 13 feet in height. Additional height may be permitted of
up to 15 feet, provided one additional foot of setback is provided beyond the minimum
required setback for each additional one foot in height.
(8) The width of an accessory building shall not be greater than 50% of the total width of the
principal building's primary facade as determined by the Zoning Administrator.
(9) Where a corner lot adjoins the side boundary of a lot in a residential zone, no part of any
accessory building within 25 feet of the common lot line shall be nearer the street bounding
the front lot line than the required front yard setback along such street.
(10) Where a public alley lies to the rear of the lot and a garage is entered at right angles to a
public alley, it shall be setback no less than 10 feet from the rear lot line. Accessory buildings
shall comply with § 770-29, Visibility at intersections.
(11) An accessory building does not include a combination of services, which makes it easily
convertible to habitable space. The combination of services may include water, sewer, gas,
electric, telephone, and/or cable as determined by the Zoning Administrator.
(12) All accessory buildings shall have either a mansard, hip, gambrel or gable roof and shall be
compatible with the principal structure.
B. Requirements applicable to accessory buildings within all other zones. Accessory buildings shall
be subject to the same placement, coverage and height requirements as principal buildings in the
zone district in which it is located.
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