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If the smaller unit is occupied by a restaurant, then parking is deficient by 15% (or 11 spaces).  If 
the larger unit is occupied by a restaurant, then parking is deficient by 31% (or 27 spaces).  It is 
unknown how the retail units will be leased out, but both scenarios are deficient in parking.  The 
parking deficiency indicates to us that too much is being proposed for this site.   
   
Six barrier-free parking spaces are proposed.  If the land-banked parking is constructed, an 
additional barrier-free space needs to be added.  Also, no barrier-free spaces are provided in the 
underground parking area.  Has the applicant considered adding a barrier-free space here? 
 
Screening of Parking Lots 
Section 78-203 requires a 10-foot wide landscape strip to screen all parking lots that are visible 
from a public right-of-way.  It also requires a 15-foot wide landscape strip adjacent to land 
principally used for residential purposes. 
 
The nine (9) spaces on the north end of the site (next to Bodes), and the parking spaces along 
Union Street will not meet this requirement.  The parking lot also abuts the property line with 
Daisy Square, an area principally used for residential purposes.  This is another deviation from the 
ordinance.  We think these conditions indicate that the project is proposing too much for the site, 
and needs to be modified to allow for adequate parking lot screening/buffering. 
 
Interior Landscaping of Parking Lots 
The parking lot on the east side of the site does not have room to install the interior landscaping 
and trees required.  
 
Parking Lot/Space Dimensions 
The dimensions of the proposed parking lot meet ordinance requirements except for the parking 
space length.  The proposed spaces are eighteen (18) feet long, while the ordinance requires a 
space to be twenty (20) feet long.  Bumper blocks will need to be added to ensure vehicles don’t 
overhang the curb and damage the proposed landscaping.  This deviation may be considered by 
the Planning Commission, but we think the need for the shallower spaces is an indication that too 
much is proposed for this site. 
 
The on-street parking spaces scale at 9-feet wide by 22.5 feet long.  The ordinance permits a 
width of 8-feet, but requires a length of 23 feet.  The dimension of these spaces needs to be 
evaluated by the City Engineer to ensure they coordinate with the City’s street standards.  
 
Loading Space 
The plans show a loading/unloading space in the large parking lot at the rear of the property that 
is 9-feet x 43-feet in area.  This area is slightly smaller than an area that could accommodate a 
semi-trailer truck.  The type of delivery trucks visiting this site will depend on the type of 
businesses leasing the commercial spaces.  The applicant should provide any information they 
have regarding the types of anticipated deliveries.  The plans should show how a delivery truck 
could maneuver to this space and exit the property. 
 
Clear Vision Area 
The proposed building at the intersection of Union Street and Main Street is located within the 
clear vision area.  This part of the building needs to be re-designed or moved to locate it outside 
of this clear vision area. 
 
Items to be Addressed:  1. Parking deficiencies due to proposed scope of project.  2. Deviations 
in parking lot screening/buffering.  3. Deviation from the length of proposed parking spaces.  4. 
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On-street parking space dimensions.  5. Number of barrier-free parking spaces.  6.  Possible 
barrier-free space in underground parking area.  7. Description of anticipated deliveries and truck 
maneuvering paths shown on plans.  8. Clear vision area.  
 
 
CIRCULATION 

 
The project proposes to add seven (7) new on-street parking spaces on Main Street.  These spaces 
do not reduce the number of travel lanes in this area, and will help to mitigate traffic speeds.  We 
think they are a positive aspect of this plan. 
 
This site has two vehicular entrances:  one off of Main Street and one off of Union Street.  Both 
driveways should be evaluated by the City Engineer. 
  
The driveway on Main Street is shown in the same location as the existing driveway.  We 
understand this approach, but it doesn’t improve the existing conditions.  This location is directly 
next to the Bodes driveway, and does not coordinate with the driveway on the other side of Main 
Street.   
 
The driveway on Union Street is a new driveway location, and coordinates with a residential 
driveway on the opposite side of Union Street.  It is also approximately 100 feet from the 
intersection with Main Street, which should be an adequate distance to function safely given the 
current speed limits.  Locating a driveway on Union Street will give users an alternative route to 
access or exit the site.   
 
Based on the average traffic generation estimates provided by the Institute of Transportation 
Engineers, the project as proposed will generate the following average number of trips: 
 
Use Trip Estimates –  

A.M. or P.M. Peak Hour of 
Generator 

Commercial Uses:  
All Retail (10,240 s.f.) 66 trips 
Large Retail (6,270 s.f.)/Small Restaurant (3,970 s.f.) 104 - 302 -  trips* 
Small Retail (3,970 s.f./Large Restaurant (6,270 s.f.) 83 - 440 trips* 
All Restaurant (10,240 s.f.) 92 – 675 trips* 
  

Multi-Family Residential (79 units) 35 trips 
*Based on range from sit-down restaurant to coffee shop. 
 
The total number of peak hour trips for all uses in the project could range between 101 - 710 trips, 
depending on how the commercial space is used.  In general, half of the trips are entering, and 
half are existing the site.  How much each driveway is used cannot be determined.  Regardless, 
any development on this site will increase the traffic on both Main Streets and Union Streets.  
Section 78-389 requires that a traffic impact study be provided for projects that would be 
expected to generate 100 vehicle trips during the peak hour of the generator.  A traffic study 
needs to be provided and evaluated by the City Engineer.    
 
Items to be Addressed: 1. City Engineer evaluation of proposed driveway locations.  2. Traffic 
study provided and evaluated by the City Engineer. 
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SIDEWALKS 
 
The PUD drawings show sidewalks along Main Street, Union Street and throughout the 
development.  We consider this a positive aspect of the proposal.   
 
The area in front of the commercial buildings is extensively landscaped.  Has the applicant 
considered providing space for the commercial tenants to offer outdoor seating? 
 
The sidewalks along Main Street have been shifted to the south to accommodate the on-street 
parking spaces.  The new walks will coordinate with the existing walk in front of Bodes to the east. 
 
Items to be Addressed: Space for outdoor seating along Main Street in front of commercial 
units. 
 
 
LANDSCAPING/OPEN SPACE/PEDESTRIAN AMENITIES 

 
A landscape plan has been submitted, showing extensive landscaping along the front of the 
building, and minimal landscaping at the rear (in/around the parking lots).  The plans also show 
an “open space” area where the front commercial building and rear residential building connect.  
Next to this open space area are two “patios” and bike racks.  We have the following comments: 
 
1. While beautifully designed, the landscaped areas in front of the building are going to require 

significant maintenance.  They are located within the street right-of-way, and responsibility 
for maintaining these areas could come into question over time (City or property owner?).  
Also, the beds are flush with the ground, allowing de-icing salts to enter them and damage 
the plant material.  The turf areas will also become, in our opinion, compacted and unsightly.  
We would recommend: 

 
a. That the landscaping be reduced and more pavement be provided along Main Street so 

that retail tenants can use the sidewalk for outdoor seating. 
 
b. That any landscape beds be designed as “raised” beds with seat walls (similar to the 

raised beds in downtown Plymouth).  Shade trees can be located within tree grates, and 
ornamental trees, shrubs and perennials in the raised beds. 

 
2. As mentioned above, the parking lot along the east side of the building is designed without 

space for screening along the east boundary line (next to Bodes), or landscape islands in 
which to plant trees.  Also, if the banked parking is constructed, the parking lot will have no 
screening from Main Street or Union Street.  The landscape bed in the middle of the large 
parking lot to the west is desirable, but, in our opinion, too narrow to accommodate the 
number of trees and shrubs proposed.  There is more space next to the large apartment 
building for trees and foundation plantings, but plant material is sparse in these areas. 
 

3. The “open space” between the commercial and residential buildings will function as a 
pedestrian pass through and utility area where bikes are stored.  The two ground units of the 
large apartment building will each have a “patio” overlooking this area.  The “Corner 
Building” commercial space does not have access to this area.  While we like the ability for 
pedestrians to pass through this area, we don’t really think it will be an attractive space to 
spend time, such as a park or plaza on Main Street would.     
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Items to be Addressed: 1. More pavement in front of commercial units to accommodate outdoor 
seating.  2. Raised beds along Main St. vs. at-grade planting beds.  3. Parking lot screening and 
landscaping.  4. Foundation plantings along large apartment building.  5. Desirability of proposed 
“open space.” 
 
 
PUD AGREEMENT / PHASING 

 
A PUD Agreement will need to be developed prior to final approval.  The agreement will specify 
performance guarantees and phasing, if any.   
 
Items to be Addressed:  Develop PUD Agreement with performance guarantees for public 
amenities. 
 
 
ARCHITECTURAL ELEVATIONS 

 
The applicant has provided architectural elevations of the proposed buildings.  In our opinion, 
the commercial buildings are attractive, and coordinate well with other commercial buildings in 
Plymouth’s downtown.  They contain many interesting features, such as recesses, projections, 
generous window areas and architectural details.    
 
However, the apartment building portion of the project has no similar features.  The facades 
appear flat and don’t have any architectural interest.  The roof detail on this building ties it to the 
commercial building, but otherwise, the two are not very coordinated in our opinion.    
 
Items to be Addressed:  Architectural interest on and architectural coordination of the 
apartment building with the commercial buildings. 
 
 
RECOMMENDATIONS 

 
At this time, we do not consider the proposed PUD to meet the criteria in the ordinance.  A 
summary of our comments is provided below: 
 
1.  Provide explanation of why the PUD project is superior to a project that could be built in 

accordance with the Zoning Ordinance.  
 
2. Site Plan requirements.  
 
3. Increase amount of commercial land uses to be consistent with underlying zoning and 

Master Plan. 
 
4. Design consistency of two buildings facing Main Street.   
 
5. City Engineer to confirm capacity of City water and sewer systems to accommodate 

proposed development. 
 
6. Reduce the height of the apartment building to coordinate with surrounding 

development.  Include top story in a mansard-style roof to mitigate the height of the 
building. 
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7. Reduce residential density. 
 
8. Parking and Loading: 1. Parking deficiencies due to proposed scope of project.  2. 

Deviations in parking lot screening/buffering.  3. Deviation from the length of proposed 
parking spaces.  4. On-street parking space dimensions.  5. Number of barrier-free parking 
spaces.  6.  Possible barrier-free space in underground parking area.  7. Description of 
anticipated deliveries and truck maneuvering paths shown on plans.  8. Clear vision area.   

 
9. Circulation:  City Engineer evaluation of proposed driveway locations.  2. City Engineer 

evaluation of traffic study. 
 
10.  Pedestrian Amenities/Landscaping:  1. More pavement in front of commercial units to 

accommodate outdoor seating.  2. Raised beds along Main St. vs. at-grade planting beds.  
3. Parking lot screening and landscaping.  4. Foundation plantings along large apartment 
building.  5. Desirability of proposed “open space.” 

 
11. PUD Agreement:  Develop PUD Agreement with performance guarantees for public 

amenities. 
 
12. Architectural Elevations:  Architectural interest on and architectural coordination of the 

apartment building with the commercial buildings. 
 
 

 
 
 
#152-1709 
 
cc: John Buzuvis 
 Marleta Barr 
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