500 W. Big Beaver

PLANNING COMMISSION Troy, MI 48084

(248) 524-3364

WWWw.troymi.gov

Troy MEETING AGENDA planning@trogmi.gov
REGULAR MEETING

Mark Maxwell, Chair and John J. Tagle, Vice Chair
Donald Edmunds, Michael W. Hutson, Tom Krent, Philip Sanzica
Gordon Schepke, Robert Schultz and Thomas Strat

April 10, 2012 7:30 P.M. Council Chambers

ROLL CALL

APPROVAL OF AGENDA

APPROVAL OF MINUTES — March 27, 2012 Special/Study and Special Meetings

PUBLIC COMMENTS - For Items Not on the Current Agenda

SITE CONDOMINIUM DEVELOPMENT

PRELIMINARY SITE PLAN REVIEW — Proposed Tuscany Estates Site Condominium, 11
units/lots, West side of Dequindre, North of Winter Drive, Section 24, Currently Zoned R-1C
(One Family Residential) District

PRELIMINARY SITE PLAN REVIEW

PRELIMINARY SITE PLAN REVIEW (File Number SP 973) — Proposed Old Dominion
Freight Line, South Side of Big Beaver, West of Bellingham (1310 E Big Beaver), Section 26,
Currently Zoned IB (Integrated Industrial and Business) District

OTHER BUSINESS

PUBLIC COMMENTS — For Items on Current Agenda

PLANNING COMMISSION COMMENTS

ADJOURN

People with disabilities needing accommodations for effective participation in this meeting should contact the City Clerk by e-mail at
clerk@troymi.gov or by calling (248) 524-3317 at least two working days in advance of the meeting. An attempt will be made to make
reasonable accommodations.

WTRY Broadcast Schedule Regular Meetings, Wednesday, 6:00 p.m. and 11:00 p.m. Study Meetings, Wednesday, 3:00 p.m.


mailto:clerk@ci.troy.mi.us

PLANNING COMMISSION SPECIAL/STUDY MEETING — DRAFT MARCH 27, 2012

Chair Maxwell called the Special/Study meeting of the Troy City Planning Commission to order
at 7:30 p.m. on March 27, 2012 in the Council Board Room of the Troy City Hall.

1. ROLL CALL

Present:

Donald Edmunds
Michael W. Hutson
Tom Krent

Mark Maxwell
Gordon Schepke
Thomas Strat
John J. Tagle

Absent:
Philip Sanzica
Robert Schultz

Also Present:

Allan Motzny, Assistant City Attorney

Ben Carlisle, Carlisle/Wortman Associates, Inc.
Kathy L. Czarnecki, Recording Secretary

2. APPROVAL OF AGENDA

Resolution # PC-2012-03-017
Moved by: Edmunds
Seconded by: Tagle

RESOLVED, To approve the Agenda as printed.

Yes: All present (7)
Absent: Sanzica, Schultz

MOTION CARRIED

3. MINUTES

Resolution # PC-2012-03-018

Moved by: Krent

Seconded by: Schepke

RESOLVED, To approve the minutes of the March 13, 2012 Regular meeting as
published.

Yes: All present (7)

Absent: Sanzica, Schultz

MOTION CARRIED
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4. PUBLIC COMMENT - For Items Not on the Agenda

Mr. Strat gave an overall report on past Zoning Board of Appeals meetings.

SPECIAL USE REQUEST

5. SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN REVIEW (File Number SU
394) — Proposed Tim Hortons Restaurant, North side of Maple Road, West of John R
(1905 E Maple), Section 26, Currently Zoned GB (General Business) District

Mr. Carlisle addressed the site plan revisions relating to circulation, accessibility,
landscaping and lighting.

Resolution # PC-2012-03-019
Moved by: Edmunds
Seconded by: Hutson

RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the
proposed Tim Horton’s Restaurant, located on the north side of Maple Road and west of
John R (1905 E Maple), Section 26, currently zoned GB (General Business) District, be
granted, subject to the following:

1. Turn the bicycle rack 90-degrees so that bikes can be safely parked and not
overhang into the pedestrian sidewalk.

Yes: All present (7)
Absent: Sanzica, Schultz

MOTION CARRIED

OTHER BUSINESS

6. PUBLIC COMMENT - Items on Current Agenda

There was no one present who wished to speak.

7. PLANNING COMMISSION COMMENT

None.
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The Special/Study meeting of the Planning Commission adjourned at 7:10 p.m.

Respectfully submitted,

Mark Maxwell, Chair

Kathy L. Czarnecki, Recording Secretary

G:\Planning Commission Minutes\2012 PC Minutes\Draft\2012 03 27 Special Study Meeting_Draft.doc
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Chair Maxwell called the Special Meeting of the Troy City Planning Commission to order at
7:30 p.m. on March 27, 2012 in the Council Board Room of the Troy City Hall.

1.

ROLL CALL

Present:

Donald Edmunds
Michael W. Hutson
Tom Krent

Mark Maxwell
Philip Sanzica
Gordon Schepke
Thomas Strat
John J. Tagle

Absent:
Robert Schultz

Also Present:

R. Brent Savidant, Planning Director

Allan Motzny, Assistant City Attorney

Ben Carlisle, Carlisle/Wortman Associates, Inc.

Mark Miller, Director of Economic & Community Development
Steve Vandette, City Engineer

William Huotari, Deputy City Engineer

Kathy L. Czarnecki, Recording Secretary

MULTI-MODAL TRANSIT FACILITY PRESENTATION

Project Background

Mr. Savidant gave a PowerPoint presentation on the sequential elements of the project
and identified the following design enhancements associated with Preliminary Site Plan
approval by City Council.

a
b.
C.
d
e

f.

Building facade articulation

A more identifiable building entrance

Enhancing the sense of arrival by focusing on a major point of interest
Establishing visual interest with human-scale elements in the building

Creating transitional features between the building, the bridge structure and
platform

Offering additional cost effective, sustainable design features
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Project Team Introductions

Mike MacDonald of Hubbell Roth & Clark (HRC), design team project manager,
introduced the following team members:

Wally Alix, Hubbell Roth & Clark

Jim Surhigh, Hubbell Roth & Clark

Mike Kirk, Neumann/Smith Architecture
Scott Bonney, Neumann/Smith Architecture
Rich Houdek, Grissim Metz Andriese

Allen Blower, Clark Construction

Dan Rogers, Clark Construction

Overview of Project Team Design Opportunity Sketches submitted with Proposal

Messrs. MacDonald, Kirk and Bonney presented an overview of the project with the
assistance of visual illustrations. The design team announced that they would work on
a closer spatial relationship between the building and the parking area.

Planning Commission Design Input

Mr. Tagle applauded the team for an excellent job. He said the project speaks well to
the quality of the City, provides a nice gateway and makes a modern statement.

Mr. Strat echoed Mr. Tagle’s favorable comments. He is very pleased, noting a night
and day difference from the original plan. Mr. Strat said the design addresses safety
and transparency. Mr. Strat suggested 1) implementing a green roof on the waiting
area if budget allows, and 2) extending the glass to the bridge floor to complete
transparency. He applauded the stairway; said it serves as a beacon as well as being
functional. Mr. Strat addressed screening of the rooftop mechanical equipment.

Mr. Schepke addressed concerns with the isolation and lack of lighting on the
Birmingham side and suggested a closed circuit camera monitoring system. He asked
if there would be a manned ticket counter and how snow removal equipment would be
utilized.

Mr. Sanzica said he is impressed with the quality of the graphics. He agreed that
moving the building closer to Doyle would be beneficial, and asked if there are plans for
long-term and short-term parking. Mr. Sanzica asked the design team to address
stormwater management. He suggested low maintenance for any type of stormwater
management installed/constructed; i.e., rain gardens, bioswales.

Mr. Hutson suggested softening the structure with landscaping.



PLANNING COMMISSION SPECIAL MEETING — DRAFT MARCH 27, 2012

Mr. Krent applauded the design team for its consideration to human interest and
excellent attention to details. He gave kudos to the raised crosswalks and signage,
noting he likes the simplicity of the “Troy Transit Center” name.

Mr. Edmunds said the design team did a great job. He asked (1) if there would be
access to the restrooms when the building is locked, and (2) if there would be
opportunity for alternate bidding, specifically for a geothermal system.

Chair Maxwell applauded the design team. Chair Maxwell said the design is a big
improvement from the original design; it is a functional, more cohesive and coordinated

design. He agreed the waiting area should be closer to the parking.

Responses to Planning Commission Input/Comments

Mr. Vandette stated that closed circuit cameras are budgeted and Management would
work closely with the City’s Police Department to identify areas to observe and monitor,
and briefly addressed monitoring of restrooms. Mr. Vandette said there would be no
manned ticket counter. He said Amtrak is currently transitioning from kiosks to online
ticket purchases only, so at this time he is not sure if there will be a kiosk on site as
originally planned.

Mr. Miller confirmed that Management would coordinate and work closely with the City’s
Police Department to monitor remotely the area. He indicated Management is
analyzing the hours of restroom operation and provisions for short-term and long-term
parking. Mr. Miller said there is allowance in the design for modifications in the future.

Mr. MacDonald addressed:

e Lighting. Amtrak requires two times luminance at the platform.

e Snow removal equipment. Equipment would be brought over the right-of-way, not
taken over the bridge, nor could a platform be constructed.

e Stormwater management. Parking area would remain the same; remaining area
would be researched and made sustainable.

e Utility easements and existing high voltage towers (40 foot square in size).

e Landscaping. lllustrations exclusive of landscaping, landscaping is budgeted and
design team will work closely with Grissim Metz. There is limited or no irrigation on
site.

Mr. Blower, construction manager, stated there would be opportunity for alternate
bidding and a geothermal system could be under consideration. Mr. Blower addressed
the complexity and challenges of working with the railroad right of way, the scheduling

and sequencing of trains, as well as utility easements. He said construction could start
3
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as early as October, contingent on various approvals from the Federal Railroad
Administration (FRA) and Canadian National (CN). Mr. Blower said the duration of
construction would be 10-12 months.

Public Comment

Paul Lin, resident and former architect, congratulated the Planning Commission on the
project. He applauded the design team for an excellent job and gave the project an A+.
Mr. Lin agreed with comments to move the building closer to the parking area and to
extend the glass to the bottom of the bridge for transparency. Mr. Lin recommended that
the elevators are 6’ x 8’ for handicap accessibility. He suggested no landscaping near the
building for security purposes. Mr. Lin said it is critical to address the proximity of the high
voltage towers to the site and the impact given if the line falls.

Ted Wilson, Chamber of Commerce representative, suggested using colored lighting
during night hours. Mr. Wilson suggested implementing skylights in the waiting area if a
green roof is not attainable for budget reasons. He addressed the size of the mechanical
support area in relation to the restrooms.

The Special meeting of the Planning Commission adjourned at 8:40 p.m.

Respectfully submitted,

Mark Maxwell, Chair

Kathy L. Czarnecki, Recording Secretary

G:\Planning Commission Minutes\2012 PC Minutes\Draft\2012 03 27 Special Meeting_Draft.doc



DATE: April 3, 2012

TO: Planning Commission

FROM: R. Brent Savidant, Planning Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW - Proposed Tuscany Estates Site

Condominium, 11 units/lots, West side of Dequindre, North of Winter Drive,
Section 24, Currently Zoned R-1C (One Family Residential) District

The petitioner Mondrian Properties submitted the above referenced Preliminary Site Plan
Approval application for an 11-unit site condominium. The Planning Commission considered
this application at the January 10, 2012 Regular meeting and postponed the item “until all
requirements as listed by staff are met and the application has been resubmitted”. The
applicant revised the site plan as recommended.

The property is currently zoned R-1C (One Family Residential) District. The Planning
Commission is responsible for granting Preliminary Site Plan Approval for site condominium
applications.

The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning
Consultant, summarizes the project. CWA prepared the report with input from various City
departments including Planning, Engineering, Public Works and Fire. City Management
supports the findings of fact contained in the report and recommends approval of the project, as
noted.

Attachments:
1. Maps
2. Minutes from January 10, 2012 Planning Commission meeting (excerpt)
3. Report prepared by Carlisle/Wortman Associates, Inc.
4. Tuscany Estates Wetlands Determination

cc:  Applicant
File/Tuscany Estates Site Condominium

G:\SUBDIVISIONS & SITE CONDOS\Tuscany Estates Site Condo Sec 24\2011 Submittal\Preliminary Review PC Memo 04 10 12.docx
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PROPOSED RESOLUTION

PRELIMINARY SITE CONDOMINIUM PLAN REVIEW - Proposed Tuscany Estates
Site Condominium, 11 units/lots, West side of Dequindre, North of Winter Drive, Section
24, Currently Zoned R-1C (One Family Residential) District

Proposed Resolution # PC-2012-04-
Moved by:
Seconded by:

RESOLVED, That Preliminary Site Condominium Approval, pursuant to Article 8 and
Section 10.02 of the Zoning Ordinance, as requested for Tuscany Estates Site
Condominium, 11 units/lots, west side of Dequindre, north of Winter Drive, Section 24,
within the R-1C (One Family Residential) District, be granted, subject to the following:

1. Revise plans to indicate a street light will be provided per City standards; and
2. Consider potential guardrail alternatives or landscaping to screen.

) or
(denied, for the following reasons: ) or
(postponed, for the following reasons: )

Yes:
No:

MOTION PASSED / FAILED
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SITE CONDOMINIUM DEVELOPMENT

6. PRELIMINARY SITE PLAN REVIEW - Proposed Tuscany Estates Site
Condominium, 11 units/lots, West side of Dequindre, North of Winter Drive,
Section 24, Currently Zoned R-1C (One Family Residential) District

Resolution # PC-2012-01-004
Moved by: Ulimann
Seconded by: Schultz

RESOLVED, To postpone the item until all requirements as listed by staff are
met and the application has been resubmitted.

Yes: All present (9)
MOTION CARRIED



605 S. Main, Suire 1
Ann Arbor, MI 48104
734-662-2200

CARLISLE/WORTMAN ASSOCIATES, INC. fx 734-662-1935

6401 Citation Drive, Suite E
Clarkston, MI 48346
248-625-8480

Date: January 5, 2012
Revised: March 22, 2012

Site Condominium Review
For
City of Troy, Michigan

Applicant: Joe Maniaci

Project Name: Tuscany Estates

Plan Date: March 16, 2012

Location: West side of Dequindre Road, between Big Beaver Road and

Wattles Road

Zoning: R1-C, One-family Residential District
Action Requested: Site Condominium Approval
Required Information: Deficiencies noted

PROJECT AND SITE DESCRIPTION

We are in receipt of a site condominium application which includes a site plan, landscape plan,
topographic survey, tree survey, grading and utility plan, wetlands letter, and application forms. This
project was previously approved with modified details, but has since expired. This application
constitutes a fresh application under the current City of Troy 2011 Zoning Ordinance. The plan submittal
provides sufficient information for a preliminary review.

The applicant intends to gain approval for an 11-lot single family detached site condominium project.
The proposed residential use is permitted by right in the R-1C District.
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Location of Subject Property:
West side of Dequindre Road, between Big Beaver Road and Wattles Road.

; e EH e L i
s Approximate Location of Site Development

- 4 i ".'

Size of Subject Property:
The parcel is 4.29 acres in area.

Proposed Uses of Subject Parcel:
The applicant proposes to use the site for eleven (11) detached, single family homes.

Current Use of Subject Property:
The subject property is currently vacant.

Current Zoning:
The property is currently zoned R-1C, One-family Residential District.
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Surrounding Property Details

Direction Zoning Use
North R-1C, One-family Residential District. Single-family homes
South R-1D, One-family Residential District. Single-family homes
East City Boundary, Dequindre Road Single-family homes
West R-1C, One-family Residential District. Single-family homes

PREVIOUS PLANNING COMMISSION CONSIDERATION

The application was first reviewed by the Planning Commission at their January 10, 2012 meeting. At
that meeting the subject was tabled to address the following issues raised by the Planning Commission
and City Staff:

Identify maximum proposed height, minimum floor area unit, and proposed lot coverage.
Provide a cul-de-sac or turnaround that is acceptable to the City engineering department. Add
to site plan

Provide a deceleration lane on southbound Dequindre Road.

Provide a street light at the Dequindre Road intersection with the new proposed public road.
Verify that residential driveways will not conflict with proposed crosswalk ramps.

Provide updated wetlands information and stormwater conditions.

Add street trees throughout the project.

Comply with frontage screening requirements along Dequindre Road by providing 33 evergreen
trees.

Demonstrate full compliance with Section 10.02.E (Site Condominium Improvements)

Provide all required information of Section 8.05.A.7.0 (Site Plan Review Submittal
Requirements); specifically, provided typical floor plans and elevations of proposed buildings,
with building heights.

Please refer to our January 5, 2012 memo for details regarding a complete Site Condominium Review.
Since the January 10, 2012 meeting the applicant has addressed the following issues raised by the
Planning Commission:

AREA, WIDTH, and HEIGHT

Required and Provided Dimensions:

Table 4.06.C establishes the requirements for the R-1C District. The requirements and the proposed
dimensions are as follows:

Front

Provided:
30 foot setback

Required:
30 foot setback

Complies

Rear

40 foot setback 40 foot setback Complies

Compliance:
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Sides 10 foot minimum for least side 10 foot minimum for least Complies
setback, 20 foot minimum side setback, 20 foot
combined setback minimum combined setback
Lot Size per Unit 10,500 square feet (for projects | 10,569 square feet smallest; | Complies
with sewer) 12,153 square feet average
Maximum Height 30 feet, 2.5 story 25 feet Complies
Lot Width 85 feet 80 feet smallest, 87.4 Complies
average*
Maximum Lot Area 30 percent 30 percent Complies
Covered by Buildings
Minimum Floor Area 1,200 square feet 1,805 square feet Complies
per Unit

*The lot size average option has been applied and Section 10.02 standards have been met.

Items to be Addressed: None

SITE ACCESS
There were two specific issues regarding site access:

Provide a deceleration lane on southbound Dequindre Road

As required, the applicant has provided a deceleration lane on southbound Dequindre Road. Traffic
Engineering raised no objections to the revised plan as submitted. All previous comments have been
addressed by the applicant.

Provide a street light at the Dequindre Road intersection with the new proposed public road.

A note on the site plan indicates that the applicant will provide a traffic light per City of Troy
requirements. The City was not requesting a traffic light, rather a street light. The applicant should
revise a note on their plans to state that a street light will be provided.

Items to be Addressed: Revise plans to indicate a street light will be provided per city standards.

INTERNAL CIRCULATION

Due to the unknown status of the property to the north which might provide a future connection, the
applicant was required to install either a cul-de-sac or “T” turnaround that meet the City Engineering
Departments requirements. The applicant has provided a “T” turnaround which terminates at the end
of Siena Drive between lots 4 and 5 that meets City Engineering Departments Requirements.

At the termination of the “T” the applicant shows a guardrail. The applicant is encouraged to install
something more decorative than a standard metal beam guardrail. Potential alternatives include timber

or stone. If a metal beam guardrail is provided landscaping should be used to screen.

Items to be Addressed: Consider potential guard rail alternatives or landscaping to screen.
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WETLANDS

The site is encumbered by wetlands and is also partially within the 100 and 500 year floodplains. As a
result, the site plan includes significant floodplain fill. The applicant has submitted a letter from ASTI
Environmental regarding the status of regulated onsite wetlands and watercourses. In order for a
wetland to be regulated by the Michigan DEQ such wetland must be either greater than 5 acres in size
or connected or located within 500 feet from a lake, stream, or pond.

The applicant indicates that there are two small wetlands on site. Both wetlands are less than 5 acres in
size. The Shannon Drain, an Oakland County Drain, runs along the northern property boundary.
However, because the drain does not have any “definite banks, a bed, and visible evidence of a
continued flow or continued occurrence of water,” it is ASTI Environmental’s opinion that this portion of
Shannon Drain does not exhibit the characteristics of a stream, and therefore, the wetlands on the
subject property are not likely to be regulated by the Michigan DEQ.

The Engineering Department notes that all questions related to wetlands as to whether they are
regulated or if the Shanahan Drain is a stream according to the State of Michigan definition needs to be
relayed to the MDEQ. The City of Troy has no jurisdiction in this matter. The opinions provided in this
site plan submittal are sufficient for preliminary, but the final determination on wetlands and
requirements associated with working in wetlands need to be requested from the MDEQ and the MDEQ
will determine if construction can proceed or not.

While the applicant’s expert has indicated that they don’t feel the wetlands are regulated, the applicant
is still required to obtain a series of permits from the Oakland County Water Resources Commissioner,
Michigan Department of Environmental Quality, Road Commission for Oakland County, and the City of
Troy prior to final site plan approval.

Items to be Addressed: Obtain all necessary permits from Oakland County Water Resources
Commissioner, Michigan Department of Environmental Quality, Road Commission for Oakland County,
and the City of Troy prior to final site plan approval.

STORMWATER MANAGEMENT

The Engineering Department notes that the requirements for working in a floodplain will include some
sort of compensating cut & fill areas. The locations of these areas need to be accounted for in the
planning of this development and indicated on the plans.

The detention pond for this site will need to be sized for a 10 year storage volume for all the off-site
tributary area, and a 25 year storage volume for all the onsite tributary area. Please note that the
OCWRC may require 100 year storage volume due to the pond’s proximity to the Shanahan Drain.

The Building Departments notes that the applicant shall revise plans with correct January 16, 2009 FIRM
floodplain data.
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Items to be Addressed: 1) Provide cut and fill information as requested by the Engineering Department,
prior to Final Site Plan Approval; 2) provide sufficient detention pond storage volume to comply with
OCWRC and City of Troy standards, prior to Final Site Plan Approval; and 3) revise plans with correct
January 16, 2009 FIRM floodplain data, prior to Final Site Plan Approval.

LANDSCAPING

Site condominium and subdivision landscaping are regulated by Section 13.02.F.2. The plan includes 3
sweet gums, 20 burr oaks, 17 Colorado spruces, and 17 white pines. All proposed species fall within Troy
regulations and are not prohibited.

Landscaping requirements and treatment by applicant are:

a.

d.

The frontage of all internal public or private streets shall be landscaped with the equivalent of
one (1) tree for every fifty (50) lineal feet, or fraction thereof. Such street trees shall meet the
minimum size, spacing and species requirements set forth in Sections 13.02.H, Minimum Size and
Spacing Requirements, and Section 13.02.1, Prohibited Species.

The applicant has provided 20 burr oaks every 50 feet along the newly created Siena Drive. The
applicant complies with this provision.

Where a subdivision or site condominium contains uses which are more intense or incompatible
with an adjoining property, the screening requirements set forth in Section 13.02.B, Screening
Between Land Uses, shall be met. The preservation of existing trees along perimeter boundaries
is encouraged regardless of whether screening is required.

Though the provision does not apply, the applicant notes that that they are preserving 6
existing trees.

Where a subdivision or site condominium abuts a public road right-of way located outside of the
proposed subdivision or site condominium, the screening requirements set forth in Section
13.02.B, Screening Between Land Uses shall be met in the following manner:
1. Where a subdivision or site condominium abuts I-75 or a street right-of-way of two
hundred and four (204) feet as designated in the City of Troy Master Plan, the screening
alternative number 3, as set forth in Section 13.02, subsection B.2.c, shall be required.

2. Where a subdivision or site condominium abuts a street right-of-way of either one
hundred and twenty (120) or one hundred and fifty (150) feet as designated in the City
of Troy Master Plan, the screening alternative number 2, as set forth in Table 13.02-A,
shall be required.

The applicant has provided an extensive planting schedule along Dequindre Road, where the site
has 329.9 feet of frontage. That 329.9 feet of frontage requires 33 large evergreens. As
proposed, the frontage contains 17 colorado spruces, and 16 white pines. The applicant
complies with this provision.

A landscape plan for a subdivision or site condominium development shall also include
landscaping details of the entrance to the development, stormwater retention and/or detention
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areas, community buildings and other recreational areas, and any other site improvement which
would be enhanced through the addition of landscaping.

The applicant does not show any landscaping or the proposed seed mix for the detention basin
perimeter. All landscaping, slopes, and design characteristics of the basin must be approved by
the City engineer.

Items to be Addressed: Ensure that landscaping, slopes, and design characteristics of the basin comply
with City engineering requirements, prior to Final Site Plan Approval.

SITE CONDOMINIUM IMPROVEMENTS

The plans were signed and sealed by Fazel Khan, Engineer.

Section 10.02.C requires that all site condominium projects shall comply with the standards and
procedures set forth in Article 8, Site Plan Review and several unique standards. The only standard for
the preliminary plan is that the street pattern and fully dimensioned residential parcel layout, including
proposed building configurations, as well as preliminary sanitary sewer, storm sewer, and water main
layout must also be submitted. This submittal includes all the required information,

Section 10.02.E. regulates physical improvements associated with condominium projects. It requires the
following:

1. Principal access and circulation through a site condominium shall be provided by public streets
constructed to City standards, within sixty (60) foot wide rights-of-way. Secondary access and
circulation through such developments, on which some of the residential parcels may have their
sole frontage, may be provided by twenty-eight (28) foot wide streets constructed to City public
street standards, within forty (40) foot private easements for public access. Satisfied

2. Principal access to site condominium of five (5) acres or less in area may be provided by way of
twenty-eight (28) foot wide streets constructed to City public street standards, within forty (40)
foot private easements for public access, when in the opinion of the City Council the property
configuration is such that the provision of conforming dwelling unit parcels is impractical. Not
applicable

3. All entrances to major or secondary thoroughfares shall include deceleration, acceleration and
passing lanes as required by Engineering Standards of the City of Troy. Satisfied

4. Sidewalks shall be constructed, in accordance with City Standards, across the frontage of all
dwelling unit parcels. Utilities shall be placed within street rights-of-way, or within easements
approved as to size and location by the City Engineer. Satisfied

5. All shall be served by public water, sanitary sewer, storm sewer and detention/retention systems
constructed to City standards, at the expense of the developer. Easements over these systems
shall be conveyed and recorded before occupancy permits are issued for dwelling units. The
applicant has proposed full utilities, but all proposed configurations and easements are
subject to approval by the City engineering department.



Tuscany Estates
March 22, 2012

As noted above, all condominium projects are subject to Section 8.05.A.7, which establishes the
requirements for a preliminary site plan submittal, which is required under the site condominium
regulations. Three additional requirements are specifically identified for residential projects. The three
additional requirements, identified in 8.05.A.7.0, include:

i Calculation of the dwelling unit density allowable and a statement of the number of dwelling
units, by type, to be provided. Satisfied.

ji. Topography on site and fifty (50) feet beyond, drawn at two (2) foot contour intervals, with
existing drainage courses, flood plains, wetlands, and tree stands indicated. Satisfied.

jii. The typical floor plans and elevations of the proposed buildings, with building height(s).
Satisfied. The floor plans indicate a 2-car garage, 4 bedroom, 2.5 batch, 2,476 square feet
home. The applicant has submitted four (8) design options. While not all materials have
been indicated the use of brick veneer is the dominate finishing material, but different
design options include use of limestone, brick sill, cedar shake siding.

Items to be Addressed: None

RECOMMENDATIONS

We support the proposed project and believe the project does meets requirements. We recommend the
Planning Commission approve the preliminary site condominium application conditioned on the
applicant satisfying the following requirements:

1. Revise plans to indicate a street light will be provided per city standards; and

2. Consider potential guard rail alternatives or landscaping to screen.

oL Cet,

CARLISLE/‘\NORTMAN ASSOC,, INC.
Benjamin R. Carlisle, LEED AP, AICP

225-02-1123



As—- o Investigation « Remediation 10448 Citation Drive, Suite 100
§ I ENVIRONMENTAL Compliance « Restoration Brighton, M1 48116

Mailing Address:
P.O. Box 2160
Brighton, M| 48116-2160

800 395-ASTI
Fax: 810.225.3800

www.asti-env.com

Sent Via Email Only

March 6, 2012 RECEIVED

Mr. Fazal Khan
Fazal Khan & Associates Inc. MAR 19 2012
43279 Schoenherr Rd.

Sterling Heights, M| 48313 PLANNING

RE: \Wetland & Stream Determination and Jurisdictional Assessment
Tuscany Estates, Dequindre Road, Troy, M
(ASTI File DCM564-11)

Dear Mr. Khan:

On March 2, 2012, ASTI staff conducted a field investigation on the above-
referenced site in order to provide an opinion regarding the status of regulated
wetlands and watercourses on the subject parcel.

Two small wetlands were located on the subject parcel. Each of these wetlands
is significantly less than 5 acres in size. As such, for either of these wetlands to
be regulated by the Michigan Department of Environmental Quality (DEQ) under
MCL324 Part 303, Wetland Protection, the wetland would need to be connected
to or located within 500 feet from a lake, stream or pond.

The Shannon Drain, an Oakland County Drain, runs along the northern property
boundary. In order for a watercourse such as a county drain to be considered a
"stream" under statutory definition, it must have "definite banks, a bed, and
visible evidence of a continued flow or continued occurrence of water." At the
time of the field investigation, the drain lacked a "bed" and instead contained a
muck bottom substrate; therefore, in ASTI's opinion, the drain does not meet the
definition of a stream under MCL324 Part 301, Inland Lakes and Streams.

Thus, it is ASTI's opinion that this portion of the Shannahan Drain does not
exhibit the characteristics of a stream and, therefore, the wetlands on the subject
property are likely not regulated by the Michigan DEQ. Please note, however,
that this letter represents the professional opinion of AST| and that the Michigan



ASTi ENVIRONMENTAL

DEQ has the final authority on the location and jurisdiction of wetlands and
streams in the State of Michigan.

If you have any questions or comments, please do not hesitate to call me at
800.395.ASTI. We appreciate the opportunity to assist you with this project.

Cordially,

ASTI ENVIRONMENTAL (ASTI)
‘!’> Janme_ # / ) é’zﬁ;_ﬁ———ﬁm

Dianne C. Martin

Director, Resource Assessment & Management
Professional Wetland Scientist #1313

ASTI File 7886, 3/6/2012, Page 2 of 2
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4 BENCHMARKS ) ((_22p)

DESCRIPTION OF PROPERTY (FROM RECORD) N~ =

BENCH MARK NO. | (SHOWN) xf 34 =
2024-226°109 NORTH RIM OF STORM MANHOLE IN SIDEWALK, WEST SIDE 82 =g g

| z

PART OF THE E /2 OF THE E1/2 OF SECTION 24, T2N, RI | E, CITY OF TROY, OAKLAND DEQUINDRE, 350"+ NORTH OF WINTER DRIVE. ELEV. 634.16 IE E j T 4
COUNTY, MICHIGAN, BEGINNING AT A POINT DISTANT NOO® | 3'4 "E | 65.00 FEET FROM SER3S8e
THE NORTHEAST CORNER OF LOT 22| OF 'BEAVER TRAILS SUBDIVISION NO. 2', THENCE BENCH MARK. NO. 2 (SHOWN) Np O =
SB9°44'| 4 386.38 FEET; THENCE NOI°1 1'59"W 42.96 FEET: THENCE S89°44' | 4'W SET MAG NAIL IN THE EAST FACE OF | 6" MAPLE, 50' EAST OF THE m —

1 80.00 FEET; THENCE NOI°] I'59"W | 22.04 FEET; THENCE N89°44'| 4'E 570.49 FEET; NORTHWEST PROPERTY CORNER ELEV. £638.46

THENCE S00°13'41"W | 65.00 FEET; THENCE S00° | 3'4 |"W | 65.00 FEET TO THE POINT

OF BEGINNING. BENCH MARK NO. 3 (SHOWN)

0024206110 MARKERED "X" ON THE TOP OF 24" CONCRETE END SECTION AT THE

—_— NORTHWEST CORNER OF DETENTION POND AT THE NORTHWEST END
OF STEEL GRATE. ELEV. 634.24

PART OF THE E1/2 OF THE E1/2 OF SECTION 24, T2N, RI I E, CITY OF TROY, OAKLAND
COUNTY, MICHIGAN, BEGINNING AT A POINT DISTANT N&9°22'00"W 622.48 FEET FROM

THE EAST CORNER OF SECTION 24, THENCE NO1°1 1'59'W |99.40 FEET; THENCE BENCH MARK NO. 4 (SHOWN)
N89°44'1 4'E 180.00 FEET; THENCE SO1°1 |'59'E 207.96 FEET; THENCE S89°4'| 4'W ) MARKERED "X" ON THE NORTH RIM OF CATCH BASIN WITH BEEHIVE

160.00 FEET; THENCE SO1°1 1'59"W &.56 FEET TO THE POINT OF BEGINNING. COVER, 5'= SOUTH OF THE SOUTH PROPERTY LINE, 220'+ WEST OF

— NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND ST e e
PART OF THE E1/2 OF THE E1/2 OF SECTION 24, T2N, RI | E, CITY OF TROY, OAKLAND , , , BENCH MARK NO. 5 (SHOWN)

COUNTY, MICHIGAN, BEGINNING AT THE NE CORNER OF LOT 221 'BEAVER TRAIL SOUTHEAST CORNER OF CONCRETE DUMPSTER PAD, 325'+ WEST OF
SUBDIVISION NO. 2", THENCE 589°44'| 4'W 382.27 FEET; THENCE NOI°| I'59"W 165.00 c 0 U N TY M I c H I GAN DEQUINDRE, 100'+ NORTH OF THE NORTH PROPERTY LINE, 30'x EAST
I;EELTTSE%%ER‘?\“SN‘VGM | 4'E 386.38 FEET; THENCE S00°13'41'W 165.00 FEET TO THE , OF THE SHANAHAN DRAIN. ELEV. 636.862

BY:

4.290 ACRE PARCEL
PART OF THE NORTHEAST /4 OF SECTION 24, TOWN 2 NORTH, RANGE | | EAST, CITY

OF TROY, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS: COMMENCING AT THE EAST /4
CORNER OF SAID SECTION 24; THENCE S00°1 1'47"W 2.7 | FEET ALONG THE EAST LINE
OF SECTION 24; THENCE 5869°44'| 4"W 60.00 FEET TO THE POINT OF BEGINNING, SAID
POINT BEING THE NORTHEAST CORNER OF BEAVER TRAIL SUBDIVISION NO.2 RECORDED

S5944 |4 56520 FEET ALONG THE NORTHT LINE OF SAID BEAVER TRAIL SUBDIVISION INDEX OF SHEETS
NO.2, TO THE EAST LINE OF BEAVER CREEK SUBDIVISION, RECORDED IN LIBER 224 OF
COVER SHEET

(RECORDED) K1 2437 30570 FELT (MEASURED) ALONG THE £AST UNE OF SAD SHEET
TOPOGRAPHICAL SURVEY AND REMOVAL PLAN / TREE SURVEY
PRELIMINARY SITE PLAN

REMARKS:

(MEASURED) AND SOO0°1 1'47"W 3.28 FEET ALONG THE 60 FOOT RIGHT-OF-WAY LINE OF
DEQUINDRE ROAD TO THE POINT OF BEGINNING. CONTAINING 4.290 ACRES OF LAND.
SUBJECT TO ANY EASEMENTS AND/OR RIGHT OF WAY RECORDED OR OTHERWISE. S H E E T

DATE:

REVISIONS

SHEET PRELIMINARY UTILITY AND GRADING PLAN

FEET (MEASURED); THENCE S00° 1 3'25"W 330.00 (RECORDED) 326.4 | FEET S H E E T
LANDSCAPE PLAN

ar~rowOND -

SHEET

| WATTLES ROAD

SECTION 24, T2N,
RI'TE, CITY OF TROY,

OAKLAND COUNTY, OWNER / DEVELOPER

MICHIGAN

JOE MANIACI
50215 SCHOENHERR ROAD
SHELBY TOWNSHIP, MI 48315

SITE

JOHN R. ROAD
FERNLEIGH
DEQUINDRE RD.

NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND
COUNTY, MICHIGAN

EUCLID -@_

TUSCANY ESTATES
PART OF THE NORTHEAST 1/4 OF SECTION 24, TOWN 2

WINTER DRIVE

INC.

SURVEYOR / ENGINEER

)

B CIVIL ENGINEERS & LAND SURVEYORS

FAZAL KHAN & ASSOCIATES, INC.
43279 SCHOENHERR ROAD
STERLING HEIGHTS, MI 48313

DIG BEAVER ROAD PHONE (586) 739-8007

PHONE (586) 739-8007 FAX (586) 739-6994
FAZALKHAN _COM

VWWWV .

%/ 43279 SCHOENHERR STERLING HEIGHTS, MI 48313

& FAZAL KHAN & ASSOCIATES

LOCATION MAP WETLAND CONSULTANT

NOT TO SCALE

SOTLS MAP
e — ASTI ENVIRONMENTAL

Cauy

i 10448 CITATION DRIVE, SUITE 100
b BRIGHTON, MI 48116
e PHONE (800) 395-ASTI
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DOCUMENTS ARE THE COPYRIGHT PROPERTY OF FAZAL KHAN # THE CURRENT STANDARDS AND SPECIFICATIONS
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CONTRACTOR TO
EX. LANDSCARE

UNDERGROUND UTILITY LOCATIONS ARE

APPROXIMATE.
VERIFY LOCATIONS.

NOTE:

EX. TREELINE

226

o 20-24

X. LANDSCAFE

TUSCANY ESTATES
PART OF THE NORTHEAST 1/4 OF SECTION 24, TOWN 2 NORTH,

EX. STEFL BRIDGE

RANGE | | EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN

LOT 11

3

, SAID
0O FEET

"W 165.00

OAKLAND
"W 165.00 FEET TO THE

48 FEET FROM

THENCE
OAKLAND

°11'59
"W 330

(RECORDED) NO 1°24'37"W 329.70 FEET (MEASURED) ALONG THE EAST LINE OF SAID

5

RANGE | | EAST, CITY

THENCE 5869°4'| 4"W
'‘BEAVER TRAIL

W 622

.40 FEET

CITY OF TROY,
CITY OF TROY

00
199

FEET ALONG THE EAST LINE

COMMENCING AT THE EAST /4
RECORDED IN LIBER 224 OF

THENCE EXTENDING

THENCE NO |
5869°44'1 4"W 562.20 FEET ALONG THE NORTH LINE OF SAID BEAVER TRAIL SUBDIVISION

‘41

THENCE S00°1 3

Wy
96 FEET:

THENCE NOO°!I 1'59

B

5

THENCE S00°13'41"W 1 65.00 FEET TO THE POINT

5

THENCE SO0° | 1'47"'W 2.7 |

B

THENCE SO 1°1 I'59"E 207

B

THENCE 569°44'| 4"W 60.00 FEET TO THE POINT OF BEGINNING
THENCE S00°13'25"W 330.00 (RECORDED) 326.4 | FEET

3

3

(MEASURED) AND S00°1 1'47'W 3.28 FEET ALONG THE €0 FOOT RIGHT-OF-WAY LINE OF

DEQUINDRE ROAD TO THE POINT OF BEGINNING. CONTAINING 4.290 ACRES OF LAND.

POINT BEING THE NORTHEAST CORNER OF BEAVER TRAIL SUBDIVISION NO.2 RECORDED
SUBJECT TO ANY EASEMENTS AND/OR RIGHT OF WAY RECORDED OR OTHERWISE.

THE NORTHEAST CORNER OF LOT 221 OF 'BEAVER TRAILS SUBDIVISION NO. 2', THENCE

589°44'14'W 386.38 FEET; THENCE NO1°1 |'59"W 42.96 FEET; THENCE 569°44'| 4"W
1860.00 FEET; THENCE NOI1°1 1'59"W 122.04 FEET; THENCE N&9°44'| 4'E 570.49 FEET

THENCE S00°13'41"'W 165.00 FEET

OF BEGINNING.
BEAVER CREEK SUBDIVISION; THENCE N&9°44' | 4'E 570.49 FEET (RECORDED) 571 .61

COUNTY, MICHIGAN, BEGINNING AT A POINT DISTANT NOO° 1 3'4 1"E 1 65.00 FEET FROM
FEET (MEASURED)

PART OF THE E1/2 OF THE E1/2 OF SECTION 24, T2N, R1 I E, CITY OF TROY, OAKLAND
1860.00 FEET; THENCE SO 1°1 1'59"W &.56 FEET TO THE POINT OF BEGINNING.

PART OF THE EI/2 OF THE E1/2 OF SECTION 24, T2N, RI IE
COUNTY, MICHIGAN, BEGINNING AT A POINT DISTANT N&9°22
PART OF THE E1/2 OF THE E1/2 OF SECTION 24, T2N, RI I E
COUNTY, MICHIGAN, BEGINNING AT THE NE CORNER OF LOT 22|
PART OF THE NORTHEAST /4 OF SECTION 24, TOWN 2 NORTH

SUBDIVISION NO. 2", THENCE 589°44'1 4"V 382.27 FEET;
IN LIBER |34, PAGE 20-23, OAKLAND COUNTY RECORDS;

OF TROY, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS
NO.2, TO THE EAST LINE OF BEAVER CREEK SUBDIVISION

CORNER OF SAID SECTION 24

OF SECTION 24
PLATS, PAGES 30-3 1, OAKLAND COUNTY RECORDS

THE EAST CORNER OF SECTION 24, THENCE NOI°1 1'59

DESCRIPTION OF PROPERTY (FROM RECORD)
N&S°44' 1 4"E 1 80.00 FEET

FEET; THENCE N&9°44'| 4'E 366.38 FEET

POINT OF BEGINNING.
4.290 ACRE PARCEL

20-24-226-109
20-24-226-111
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LOT 13

NORTH RIM OF STORM MANHOLE IN SIDEWALK, WEST
SIDE DEQUINDRE, 350'+ NORTH OF WINTER DRIVE.

ELEV. 634.16
EAST OF THE NORTHWEST PROPERTY CORNER ELEV

6386.46
MARKERED "X" ON THE TOP OF 24" CONCRETE END

SET MAG NAIL IN THE EAST FACE OF | &" MAPLE, 50'
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BENCH MARK NO. 3 (SHOWN)
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WITH BEEHIVE COVER, 5'% SOUTH OF THE SOUTH
PROPERTY LINE, 220'= WEST OF DEQUINDRE, 5'+

BENCH MARK NO. 4 (SHOWN)
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BEFORE YOU DIG
CALL MISS DIG

1-800-482-7171 |
(TOLL FREE)

BY:

REMARKS:

DATE:

REVISIONS

TUSCANY ESTATES =1 e B
DESCRIPTION OF PROPERTY (FROM RECORD) - - — —
NOTE: TYPICAL PIAVEMENT CROSS-SECTION UNDERGROUND UTILITY LOCATIONS ARE SECTION 24, ToN |
20-24-226-109 L T2N,
— OF TROY FOR DETENTION BASIN OFERATION AND PART OF THE NORTHEAST 1/4 OF SECTION 24, TOWN 2 NORTH, e VR LoCATIONS, SR
PART OF THE E1/2 OF THE E 1/2 OF SECTION 24, T2N, R1 I E, CITY OF TROY, OAKLAND (N.T.5.) : OAKLAND COUNTY,
COUNTY, MICHIGAN, BEGINNING AT A POINT DISTANT NOO® 1 3'4 I 'E 165.00 FEET FROM MAINTENANCE. THE CITY MANAGER AND CITY ENGINEER HAVE RANGE I'| EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN 28 o MICHIGAN o
THE NORTHEAST CORNER OF LOT 221 OF 'BEAVER TRAILS SUBDIVISION NO. 2, THENCE 2 I %
S89°44'| 4'W 386.38 FEET; THENCE NOI°1 I'59'W 42.96 FEET: THENCE S89°44' | 4"W AGREED TO ACCEPT THE REVISED DETENTION EASEMENT AREA o o o o o GRAP H I C SCAL E 9 & &
180.00 FEET; THENCE NO1°1 1'59"W | 22.04 FEET; THENCE N&9°44'| 4'E 570.49 FEET; TO REPLACE THE EXISTING DESCRIPTION. N = SITE e
THENCE S00°1 34 1"W | 65.00 FEET; THENCE SO0° | 3'4 1"W | 65.00 FEET TO THE POINT ¢ 30 o 15 30 €0 = ¥ 5
= EUCLID
20-24-226-110
PART OF THE E|/2 OF THE E /2 OF SECTION 24, T2N, R1 | E, CITY OF TROY, OAKLAND 3" CROWN 0.25 Iinch = 30 ft. | WINTER DRIVE
COUNTY, MICHIGAN, BEGINNING AT A POINT DISTANT N&9°22'00"W 622.48 FEET FROM - SEE CURB DETAIL : 0.10 - [
THE EAST CORNER OF SECTION 24, THENCE NOI°1 I'59"W |99.40 FEET; THENCE e [
N89°44'I 4'E 160.00 FEET; THENCE S01°1 '59'E 207.96 FEET; THENCE S89°4'1 4'W EER AP, i
180.00 FEET; THENCE SO 1°1 I'59'W 8.56 FEET TO THE POINT OF BEGINNING. | DO E RS A\ \L
7" CONCRETE o !
20-24-226-11 | | eﬁggﬁl ; | ob TYPE "A" JOINTS
g 6200
PART OF THE E1/2 OF THE E1/2 OF SECTION 24, T2N, R1 | E, CITY OF TROY, OAKLAND | 2 o
COUNTY, MICHIGAN, BEGINNING AT THE NE CORNER OF LOT 221 'BEAVER TRAIL \ EX. STEEL BRIDGE ot 3% I |
SUBDIVISION NO. 2", THENCE S569°44' | 4'W 382.27 FEET; THENCE NOI°1 I'59'W 165.00 LOT 1 1 | 2 200 !
FEET; THENCE N89°44'| 4'E 3866.38 FEET; THENCE S00°1 34 |'W 165.00 FEET TO THE S A | || BIG BEAVER ROAD [
POINT OF BEGINNING. — T N ot \TT, T =t =
4.290 ACRE PARCEL [
PART OF THE NORTHEAST 1/4 OF SECTION 24, TOWN 2 NORTH, RANGE | | EAST, CITY | / f LOC%D-TI:'OISQ_EI\I MAP
OF TROY, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS: COMMENCING AT THE EAST 1/4 ;!
CORNER OF SAID SECTION 24; THENCE SO0° | I'47"W 2.7 | FEET ALONG THE EAST LINE | B E N C I I MAI ‘ KS
OF SECTION 24; THENCE S89°44'| 4'W 60.00 FEET TO THE POINT OF BEGINNING, SAID f !
POINT BEING THE NORTHEAST CORNER OF BEAVER TRAIL SUBDIVISION NO.2 RECORDED | BENCH MARK NO. | (SHOWN) s
IN LIBER |34, PAGE 20-23, OAKLAND COUNTY RECORDS: THENCE EXTENDING NORTH RIM OF STORM MANHOLE IN SIDEWALK, WEST SIDE 2 | 0O YEAR FLOODPLAIN
589°44'1 4"W 562.20 FEET ALONG THE NORTH LINE OF SAID BEAVER TRAIL SUBDIVISION f DEQUINDRE, 350+ NORTH OF WINTER DRIVE. ELEV. 634.16 3 NE CORNER [gggCTION PER LOMR DATED
NO.2, TO THE EAST LINE OF BEAVER CREEK SUBDIVISION, RECORDED IN LIBER 224 OF N 24, T2N, RITE, CITY OCTOBER 18
PLATS, PAGES 30-3 I, OAKLAND COUNTY RECORDS; THENCE NOO® I I'59"W 330.00 FEET | BENCH MARK NO. 2 (SHOWN) 3 OF TROY, OAKLAND o R e
(RECORDED) NO | °24'37"W 329.70 FEET (MEASURED) ALONG THE EAST LINE OF SAID \ SET MAG NAIL IN THE EAST FACE OF 16" MAPLE, 50" EAST OF S COUNTY, MICHIGAN.
BEAVER CREEK SUBDIVISION; THENCE N89°44'| 4'E 570.49 FEET (RECORDED) 57 | .G | THE NORTHWEST PROPERTY CORNER ELEV. 638.46 %
FEET (MEASURED); THENCE SO0° | 3'25"W 330.00 (RECORDED) 326.4 | FEET \ BENCH MARK NO. 3 (SHOWR [
(MEASURED) AND SO0° I 1'47"W 3.28 FEET ALONG THE 60 FOOT RIGHT-OF-WAY LINE OF : K:
DEQUINDRE ROAD TO THE POINT OF BEGINNING. CONTAINING 4.290 ACRES OF LAND. | MARKERED "X" ON THE TOP OF 24" CONCRETE END SECTION AT 500 YEAR FLOODPLAIN
SUBJECT TO ANY EASEMENTS AND/OR RIGHT OF WAY RECORDED OR OTHERWISE. | IIBERTT\:?WRETQTWg% SS?E;%FR%EENET@Y;' f;%“fzfj THE 5 59,96 PER LOMR DATED
. . . 9 6o
| .3 462 o 9 4 OCTOBER 18, 2005
\ - V7 i a
BENCH MARK NO. 4 (SHOWN) 62N il AN 36: 1 57 | f [ [
| MARKERED "X ON THE NORTH RIM OF CATCH BASIN WITH 7 ) o 50 259168 N ; ; ’
| BEEHIVE COVER, 5'= SOUTH OF THE SOUTH PROPERTY LINE, 639 022 bo [\ W 290, 4200, J2.90, J2.00, |2.00,
220'+ WEST OF DEQUINDRE, 5'+ EAST OF TRANSFORMER. 42 ~_ o7 Ci G2 29 (o . . . .
| ELEV. 635.96 635N . PRV N oZeN \6 v ot I | | 4 REVISED 100 YEAR
= | - N 9 56: o |8 : , : : FLOODPLAIN PER LOMR.
v BENCH MARK NO. 5 (SHOWN) et @5@3 ) % o ’ 5 S ' ' ' ! DATED OCTOBER 18
f SOUTHEAST CORNER OF CONCRETE DUMPSTER PAD, 325'+ . LANDSCAPE 265 559 xla < | | ,
oc ‘ WEST OF DEQUINDRE, | 00'+ NORTH OF THE NORTH e beN 97 ) S | 2005
< | PROPERTY LINE, 30'+ EAST OF THE SHANAHAN DRAIN. ELEV. 2 O = 2 4 - 2 2 6 - 05 8 X LANDSCAFPE "M g ; ;
636.82 EX. TREELINE &) N
30 7 5| l l
2 g <
QA o | 3% Ex HousE % - ' ' ;
6356 9 9 2 QXY I . LY Sl f l
N \ P A0 #58/45 " 63;3\ 6539 éa;,z ,\\\ A : ""’73?’?, .% Ve S , ,
4 . Ny 7 = | I I |
\ 412 3T & / 07 lll 4z " ” m § :
(@) AN \ 02 & /S / - . o 4 s f
— 0 79 1 ¢ s LA g ’l’ W 3 g
o O } {2«;5 e 57 bk 4" S af; IA_ A A N\ \,ﬂ:ﬁ".qwﬁ! i ’ ””'ll o YAl ] I
SITE DATA O= (19 17 e & &8> Cex concrere & ”WM RPN RALA , l’ v/ S/ o 5 2ol A ) |
EXISTING SITE AREA = 4.290 ACRES = | 2o G . I2W=c22.17 10 ”””M”m’”"' ST v O 229.9% ¥ 61 2 ;
il - | , T L LSS ST ST TS S .
PROPOSED DEVELOPMENT A e o : 3 AXAAA NI IDADTTFSELLLLR T T / / . ] y , , ,
. ~_ f 6 L5 S ,
-11 UNIT SITE CONDOMINIUM, WITH 60' WIDE — | 55.32 i N KW e R 182 M 656;3 ~_ %@Nz ",'/ l @5"'36 ' 1 | |
PUBLIC ROAD OFF DEQUINDRE WITH A STUB A | G a2 g g PN PR Ca o GRAVEL~ ] 565 70, o
STREET TO THE NORTH PARCEL. = | ) 189 ¢ \‘\l Gl 7 & 3‘6/* '
RoC i @2@“ L = 9% PR. GUARDRAIL N&9°43'57"E (M) 570.49'(R) 57 1.6 1'(M) L / l
— - _——— — — — — — — — —_ - N9 . 100.0' . 190.0.
REQUIRED PROPOSED VA s T \ o - E - r | 1_7‘5' e V / /&j{/ b : |
LOT WIDTH 85 : 80" I / I l 3 — PR. | 5' REAR YARD DRAINAGE EASEMENT —QD_ i \Q / /4 l
LOT DEPTH 125 124.6'+ / l | IS —_ R T A R NP e e . ’ L l }
LOT AREA 10,500 S.F. 10,642 S.F. | SEWER EASEMENT - LIJLHD ] //70 | I | |
NIT ,__r,l_ _ N _ , ,
(U 3) T 7 | 1 o E 1 g = | S ‘ ‘
MAXIMUM HEIGHT = 25'-0" I ? g I | 22 e | | 7|88 | & | |
= - - [~ || Vs 3o = | |
MINIMUM FLOOR AREA = 1,805 SF (Approx.) ERE] 5 I 2§ “z | | 20-24-226-109 28 | e | |
MAXIMUM LOT COVERAGE = 30% 12'5-634.35 o | . | o5 v = | [ | L
(o3 oN) [ o LLl E— — ] _ T 1
SETBACKS l o il o | £5 < =0 | r —I I’ ’ Id | 3 } }
.9 | 1,626 ®© ZE L ocH | |
FRONT 30'* | g o | | $5 ¥ C= | / D . . | !
*50' FROM DEQUINDRE ROAD 1 S | = e oM ] | 4 . s P - . I I
SIDE 10'/20'TOTAL RN & = 3 < C :} ) S 7 2 K El [ |
REAR 20! | 2 g \ 6 o S 15 13.025 \/ ) 10.690 A o o ! !
LOT 1 2 | Sk & — TS - 3 . p = 1 2 G ; ;
3 ¥ 3 | 55 3 2l
LOT AVERAGING CALCULATIONS | & | l_ | S / 10,642~ © KLQ_ 7797 : i I I
<mn )
R >5 /
_LOT# _AREA _WIDTH I S | ﬁ LS / SIDE | SIDE g | l A!
1 14,797 110.00 | 5 | £2% YARD | YARD | | | -
2 10,696 80.00 l i | oke ‘T |\ gl ; |—:
3 10,642 80.00 VDL ¢
4 13,225 100.00 EX.SAN.MANHOLE yoe 8| i ‘ 0 ‘
RIM=&36. 15 « N
& 13 8000 | comINED PARCEL _ _| | ' =
s . 12'W=621.60 32 S | L | L _ ’ ‘
7 13,773 80.00 125=c2/.90 | = | CONTAINS =
8 10,764 80.00 | 5 ] 4.290 ACRES 8= ( (
9 10,931 80.00 ?fﬂ';:gg I Q | o —PR. 10" WATERMAIN, STORM Ee FR. 25" CLEAR L E
10 10,877 80.00 PAN=E3).76 o ERN SEWER AND PUBLIC UTILILTIES 0o
’ : - o s =2 -
1 14,868 110.00 24'5=63/.4/ o S (S A JoEASEMENT ] ] Zo
AVERAGE 12,140.82 87.48 ¥ So g® | <El
\ ) | 060 po.0 J l I ’
L) > |
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I e 5 I T 58 W U 5 I 5 55 I N U I A N I O N TN O N N l 8 \(‘\/ 66 ﬂ@ i l l
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\ /ﬁ
( DESCRIPTION OF PROPERTY (FROM RECORD) T U S CAN Y E S TAT E S NOTE: _% %_.
Ng ~
50-24-226-109 UNDERGROUND UTILITY LOCATIONS ARE _I | ATTLES RORD | mg 34 <
PART OF THE NORTHEAST 1/4 OF SECTION 24, TOWN 2 NORTH, APPROXIMATE.  CONTRACTOR TO — I—_ 20>=4 8
PART OF THE E1/2 OF THE E1/2 OF SECTION 24, T2N, RI I E, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEGINNING AT A POINT DISTANT NOO°13'4 |"E | 65.00 FEET FROM VERIFY LOCATIONS oF Ll RE
THE NORTHEAST CORNER OF LOT 22| OF 'BEAVER TRAILS SUBDIVISION NO. 2', THENCE S89°44' | 4'W 386.3& FEET; THENCE NO1°1 I'59'W 42.9G FEET; THENCE RANGE | | EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN : SECTION 24, T2N., I T 24 5
589°44'| 4'W | 80.00 FEET; THENCE NO1°1 I'S9'W | 22.04 FEET; THENCE N89°44'| 4'E 570.49 FEET; THENCE S00° | 3'4 1"W | 65.00 FEET; THENCE S00°13'4 I'W 165.00 R1 |E. CITY OF TROY E2Sge
FEET TO THE POINT OF BEGINNING. OAKLAND COUNTY, 7 N & d
20-24-226-110 o MICHIGAN | S
o 5 Wy
PART OF THE E1/2 OF THE E1/2 OF SECTION 24, T2N, R1 1 E, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEGINNING AT A POINT DISTANT N&9°22'00"W 622.46 FEET FROM \ | J TN M g SITE %
THE EAST CORNER OF SECTION 24, THENCE NO1°] I'59"W 199.40 FEET; THENCE N&9°44'1 4"E 1 80.00 FEET; THENCE SO 1°1 1'59"E 207.96 FEET; THENCE 589°4'| 4'W J ‘ ‘\6 ’ ] o z %
180.00 FEET; THENCE S01°1 1'59"W 8.56 FEET TO THE POINT OF BEGINNING. |1 E / | % B 5
20-24-226-11 | ‘«er |//A /w@ 2 EUCLID e
e etecor ! [
ey AN - - - - - I
PART OF THE E1/2 OF THE E1/2 OF SECTION 24, T2N, RI I E, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEGINNING AT THE NE CORNER OF LOT 22| 'BEAVER TRAIL \LH '/}‘Q 70(
SUBDIVISION NO. 2", THENCE 589°44'1 4'W 382.27 FEET; THENCE NO1°1 I'59"W | 65.00 FEET; THENCE N89°44' | 4'E 386.38 FEET; THENCE S00° 1 3'4 |"W 1 65.00 FEET TO Sl ]? | | INTER DRIVE .
THE POINT OF BEGINNING. b e //P [1] "y 5
[ Y
4.290 ACRE PARCEL ¢
PART OF THE NORTHEAST |/4 OF SECTION 24, TOWN 2 NORTH, RANGE | | EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS: COMMENCING AT THE EAST o STERL BRIDEE e 1| //K 11 5A,967€ |
/4 CORNER OF SAID SECTION 24; THENCE SO0°| 1'47"W 2.7 | FEET ALONG THE EAST LINE OF SECTION 24; THENCE 569°44'| 4"W €0.00 FEET TO THE POINT OF BEGINNING, o 6 QY
SAID POINT BEING THE NORTHEAST CORNER OF BEAVER TRAIL SUBDIVISION NO.2 RECORDED IN LIBER |34, PAGE 20-23. OAKLAND COUNTY RECORDS; THENCE EXTENDING 247 ]
589°44'| 4'W 562.20 FEET ALONG THE NORTH LINE OF SAID BEAVER TRAIL SUBDIVISION NO.2, TO THE EAST LINE OF BEAVER CREEK SUBDIVISION, RECORDED IN LIBER 224 — — — — — — — — — — — —bo T " i — —-
OF PLATS, PAGES 30-3 1, OAKLAND COUNTY RECORDS; THENCE NOO° I |'59"W 330.00 FEET (RECORDED) NO |°24'37"W 329.70 FEET (MEASURED) ALONG THE EAST LINE OF f ! }
SAID BEAVER CREEK SUBDIVISION; THENCE N&9°44'| 4'E 570.49 FEET (RECORDED) 57 1.61 FEET (MEASURED); THENCE S00° 1 3'25"W 330.00 (RECORDED) 326.4 | FEET // \ j { / !
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DESCRIPTION OF PROPERTY (FROM RECORD)

20-24-226-109

PART OF THE E1/2 OF THE E1/2 OF SECTION 24, T2N, RI 1 E, CITY OF TROY, OAKLAND COUNTY, MICHIGAN,
BEGINNING AT A POINT DISTANT NOO°|3'41"E 1 65.00 FEET FROM THE NORTHEAST CORNER OF LOT 221 OF 'BEAVER
TRAILS SUBDIVISION NO. 2', THENCE 5869°44'| 4'W 366.386 FEET; THENCE NOI°1 1'59"W 42.96 FEET; THENCE
589°44'1 4'W 180.00 FEET; THENCE NO1°1 I'59"W | 22.04 FEET; THENCE N&9°44'| 4'E 570.49 FEET; THENCE
S00°13'41"W 165.00 FEET; THENCE S00°13'4 |'W 1 65.00 FEET TO THE POINT OF BEGINNING.

20-24-226-110

PART OF THE E1/2 OF THE E1/2 OF SECTION 24, T2N, R1 I E, CITY OF TROY, OAKLAND COUNTY, MICHIGAN,
BEGINNING AT A POINT DISTANT N89°22'00'W 622.48 FEET FROM THE EAST CORNER OF SECTION 24, THENCE
NOI1°I 1'59"W 199.40 FEET; THENCE N&9°44'| 4'E 180.00 FEET; THENCE SO 1°1 I'59"E 207.96 FEET; THENCE
589°4'1 4"W 1 80.00 FEET; THENCE SO °1 I'59"W &.56 FEET TO THE POINT OF BEGINNING.

20-24-226-1 11

PART OF THE E1/2 OF THE E1/2 OF SECTION 24, T2N, R1 I E, CITY OF TROY, OAKLAND COUNTY, MICHIGAN,
BEGINNING AT THE NE CORNER OF LOT 221 'BEAVER TRAIL SUBDIVISION NO. 2", THENCE 589°44'| 4"W 382.27 FEET;
THENCE NO1°1 I'59"W 1 65.00 FEET; THENCE N&9°44'| 4'E 386.38 FEET; THENCE S00°13'4 "W 165.00 FEET TO
THE POINT OF BEGINNING.

4.290 ACRE PARCEL

PART OF THE NORTHEAST /4 OF SECTION 24, TOWN 2 NORTH, RANGE | | EAST, CITY OF TROY, OAKLAND COUNTY,
MICHIGAN, DESCRIBED AS: COMMENCING AT THE EAST 1/4 CORNER OF SAID SECTION 24; THENCE S00° | 1'47"W
2.7 1 FEET ALONG THE EAST LINE OF SECTION 24; THENCE 5869°44'| 4"W ¢0.00 FEET TO THE POINT OF BEGINNING,
SAID POINT BEING THE NORTHEAST CORNER OF BEAVER TRAIL SUBDIVISION NO.2 RECORDED IN LIBER |34, PAGE
20-23, OAKLAND COUNTY RECORDS; THENCE EXTENDING 589°44'1 4'W 562.20 FEET ALONG THE NORTH LINE OF
SAID BEAVER TRAIL SUBDIVISION NO.2, TO THE EAST LINE OF BEAVER CREEK SUBDIVISION, RECORDED IN LIBER 224
OF PLATS, PAGES 30-31, OAKLAND COUNTY RECORDS; THENCE NOO° ! 1'59"W 330.00 FEET (RECORDED)
NO1°24'37"W 329.70 FEET (MEASURED) ALONG THE EAST LINE OF SAID BEAVER CREEK SUBDIVISION; THENCE
N&9°44' | 4"E 570.49 FEET (RECORDED) 57 1.6 1 FEET (MEASURED); THENCE SO0° | 3'25"W 330.00 (RECORDED)
326.41 FEET (MEASURED) AND S00°1 1'47"W 3.28 FEET ALONG THE 60 FOOT RIGHT-OF-WAY LINE OF DEQUINDRE
ROAD TO THE POINT OF BEGINNING. CONTAINING 4.290 ACRES OF LAND. SUBJECT TO ANY EASEMENTS AND/OR
RIGHT OF WAY RECORDED OR OTHERWISE.
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PLANTING SCHEDULE:

NOTE:
UNDERGROUND UTILITY LOCATIO

APPROXIMATE. CONTRACTOR TO

VERIFY LOCATIONS.

NS ARE

24,

EXISTING TREE TO BE REMOVED

——DRIPLINE
EXISTING TREE TO BE SAVED

QUANTITY | SYMBOL BOTANICAL NAME SIZE
COMMON NAME CONDITION

3 LIQUIDAMBAR STYRACULIFERA 3"CAL.
SWEET GUM B¢B

20 QUERCUS MACROCARPA 3"CAL.
BURR OAK (LARGE DECIDUOUS) B¢B

17 PICEA PUNGENS &' HGT.
COLORADO SPRUCE B¢B

N

16 WP PINUS STROBUS G6' HGT.

WHITE PINE (LARGE EVERGREEEN) B¢B

/—EX. 6" GAS MAI!

TREE PROTECTION FENCING

X SIDFWALK

NE CORNER SECTIO

@ IRON FOUND X IRON SET
@® MONUMENT FOUND
W MONUMENT SET SEC. CORNER
-®L —_—— WATERMAIN
SANITARY SEWER
- — STORM SEWER
—0 . i, FENCE-LINE

o OVERHEAD WIRES
—— — — 80— — — — — CONTOUR

MAINTENANCE, INSTALLATION, AND IRRIGATION

Landscape plantings shall be installed between April 1 and November 15, in a sound,
workman like manner and according to accepted good planting procedures. (See City
Planting Detail.) Maintenace of required plantings by the owner shall be carried out so as to
present a healthy, neat and orderly appearance, free from refuse and debris and according
to city of Rochester Hills ordinance requirements. All unhealthy and dead material shall be
replaced within one (1) year, or the next appropriate planting period, whichever comes first.
All landscaped areas shall be provided with an underground irrigation system. Tree stakes
and guy wires to be removed after one year, tree wrap is to be removed after one winter
season. Trees shall be guaranteed for two growing seasons after installation.

IRRIGATION

Al landscape areas shall be automatically irrigated with an underground irrigation system.

T2N, RIIE, C

OF TROY, OAKLAND
COUNTY, MICHIGAN.
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NOTE: STAKE TREES OVER 2" CALIPER. GUY TREES OVER 3" CALIPER.
TREE SHALL HAVE SAME RELATIOSHIP TO FINISHED GRADE AS IT HAD AT

| nch = 30 ft.

| BENCHMARKS

BENCH MARK NO. I (SHOWN)
NORTH RIM OF STORM MANHOLE IN SIDEWALK, WEST SIDE
DEQUINDRE, 350'+ NORTH OF WINTER DRIVE. ELEV. 634.16

PLACE OF ORIGIN.

REMOVE ALL TAGS, STRINGS, PLASTICS, AND ANY OTHER MATERIALS

WHICH ARE UNSIGHTLY

EACH TREE TO RECEIVE TERRA-SORB SUPERABSORBENT
POLYMER, MIX IN BACKFILL PER MANUFACTURER'S
SPECIFICATIONS.

CONTRACTOR TO VERIFY PERCOLATION OF PLANT PIT PRIOR TO

INSTALLATION.

STAKE ALL EVERGREEN TREES UNDER | 2' HIGH.

TREE BALL SHALL BEAR SAME RELATIONSHIP TO FINISHED
GRADE AS IT BORE ORIGINALLY.

NEVER CUT CENTRAL LEADER.

PRUNE ONLY TO REMOVE DAMAGED OR BROKEN BRACHES.

SET

STAKES VERTICALLY AND EVENLY.

STAKE TREES JUST BELOW FIRST BRANCH
WITH 2" - 3" WIDE BELT LIKE NYLON OR
PLASTIC STRAPS (CONNECT FROM TREE TO
STAKE OPPOSITE FROM EACH OTHERAND
ALLOW FOR SOME FLEXING). DO NOT USE
WIRE OR ROPE THROUGH A HOSE. REMOVE
AFTER ONE YEAR.

MOUND TO FORM SAUCER.
COVER PLANTING WITH MULCH, &" DEPTH . LEAVE 3"
CIRCLE OF BARE SOIL AROUND TREE.

FINISHED GRADE

THE ROOTBALL. FOLD DOWN ALL BURLAP FROM 2/3
FROM THE TOP OF THE ROOTBALL

AMEND SOIL PER SITE CONDITIONS AND
REQUIREMENTS OF THE TREE
SCARIFY TO 4" DEPTH AND RE-COMPACT

STAKES TO EXTEND |&" BELOW TREE PIT IN
UNDISTURBED GROUND.

EVERGREEN TREE PLANTING DETAIL
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EL/4 CORNER SECTION 24 TN,
SCOUNTY S MICTI AN

2'x2" HARDWOOD STAKES (SEE ABOVE)
2 DRIVEN &"-&" OUTSIDE OF ROOTBALL.
4 } REMOVE AFTER ONE YEAR

)

NO SCALE

TREE WRAP SECURED WITH
BIODEGRADEABLE MATERIAL AT
TOP AND BOTTOM. REMOVE
AFTER FIRST WINTER

627.54 !

2"'x4'x30" HARDWOOD STAKE
(SEE ABOVE) DRIVEN 6-&"
OUTSIDE OF ROOTBALL.
REMOVE AFTER ONE YEAR

TREE PITS 3X WIDTH OF ROOTBALL

%50

18"
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TREE PLANTING DETAIL

REMOVE SECONDARY LEADERS. DO NOT PRUNE
TERMINAL LEADER OR BRANCH TIPS. PRUNE ALL
DEAD AND BROKEN BRANCHES

NOTE:

STAKE TREES OVER 2" CALIPER.

GUY TREES OVER 3" CALIPER.

TREE SHALL HAVE SAME RELATIONSHIP TO
FINISHED GRADE AS IT HAD AT PLACE OF
ORIGIN.

REMOVE ALL TAGS, STRINGS, PLASTICS,
AND ANY OTHER MATERIALS WHICH ARE
UNSIGHTLY
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no scale

REMOVE ALL NON-BIODEGRADEABLE MATERIALS FROM

BY:

REMARKS:

DATE:

REVISIONS

NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND
COUNTY, MICHIGAN

TUSCANY ESTATES
PART OF THE NORTHEAST 1/4 OF SECTION 24, TOWN 2

INC.

)

PHONE (586) 739-8007 FAX (586) 739-6994
FAZALKHAN . COM

VWWWV .

43279 SCHOENHERR STERLING HEIGHTS, MI 48313

FAZAL KHAN & ASSOCIATES

D
o
o
>
Ll
e
(o=
D
w
(e ]
=
<C
—1
o>
D
o
Ll
L
=
—
S
=
Ll
—1
—
=
—
O

LANDSCAPE PLAN

11-017
CHECKED BY
C.T.

11-11-2011

PROJECT NO.

DATE

DRAWN BY
M.J.B.

JOE MANIACI
1" = 30°

CLIENT
SCALE

|:| AS—BUILT

. PRELIMINARY

5 |:| CONSTRUCTION

HEET NO.

[



40'1ls"

44'5"

FIRST FLOOR PLAN

1ST FLOOR: 1,328 sq. ft.
2ND FLOOR: 1,148 sq. ft.

TOTAL: 2,476 sq. ft.

44'5"
T T gl - T. T _ T T T B/_\EI ] |
1] Il i | — = : | | | 1l Il |
LAUNDRY || | wosel) | oW | t
L 10-&" “|
T |
I
I
|
K NOOK 0|
ISLAND N
_ i i GREAT ROOM
| I 2-STORY PLATE HT. .
" | |ll| -,i
2 I
8 | Il
| I
| I
| PANTRY h!
. i)
& b 50"
PWDR. IS
g :ll:
MUD RM. '@ /\f 8
O _________ L/ e
CLOSET 0g =
! ;
"
I Elg
] I
i
| DINING ROOM : |
- il 9 =]
A i = |
N LJ’ 210" ;
2-CAR GARAGE //L I s
||||
I
"
|
FOYER
2-STORY PLATE HT. ||
N
Il
——UP |1
Il
N )
—H DEN ¥
| | 30" -_— 9
AU, L
COVERED
PORCH e
] : e st
25" 9'-8le" 132"

25'-Bly"

|3|_5|I

\
\

/

J
| [ —————

\

\

A\

—
A
N

(
\

\

\
\V/GHEDIN
S * PLANNERS

8

A

ANTONINO| SCAV(]™ ‘® ASSOCIATES. INC.

ARCHITEC

48153 VAN DYKE AVENUE

SHELBY TOWNSHIP,
TEL 586.685.0160 |*

MICHIGAN 48317
FAX 586.685.0162

WWW.ANTONINOSCAVO.COM

THE IDEAS AND DESIGN CONCEPTS
EXPRESSED HEREIN AND THE GRAPH-

ICALLY DISPCAYED

RRANGEMENT

OF THEIR COMPONENTS REPRESENTED

BY THIS DRAWING

AVE BEEN

OF THE SPECIFIED
ARE THE SOLE PRQ
ANTONINO SCAVQ
INCORPORATED. A

H

DEVELOPED FOR THE EXCLUSIVE USE
P
P

OJEC T AND
ERTY OF
R ASSOCIATES,
CONVEYANCE OR

DISCLOSURE OF THE IDEAS DESIGN

CONCEPTS OR USH

DF ANY GRAPH-

ICALLY DISPLAYED| ARRANGEMENTS

OF THE COMPONEN

TS SHALL BE AT

THE DISCRETION AND ONLY THROUGH

THE EXPRESSED WRI
OF ANTONINO SCA

[TTEN CONSENT
O & ASSOC., INC.

ALL MATERIALS HEREIN ARE

PROPRIETARY AND

COPYWRITTEN

PROJECT:

COLONIAL

OWNER /CONTRACTOR:

ONDRIAI

OP

i,

1
\NUJT LN T |

N

445"
L 'i
s = IE T——TF T——F ——] ' : T—
/ [ ] [ ]
o r— = = = = — 4 //
I W.I.C /
| MASTER SUITE J
( L OPTIONAL CATHEDRAL CEILING ///
’6 I 14'-41"
[
M. BATH N ]
, s TR
g@ ; = \;OPEN TO
BELOW
: W.I1.C '
N O L
M BEDROOM #2
4
2
| =(_.) W.I.C. 8 — LINEN" C"l-r) :
_____________ ‘8
— ~
] II-10%" I
W.I.C. &/ N
[]
|
| ( )
] )9\ [T I
| 5 1
i ——OPEN TO 'E | 8
: BELOW —— é ! _
i BEDROOM #3 -
|
]
]
]
, ]
: D
| . BEDROOM #4
\ 12'-0" 12-0ls"
E 9
i : .l I -
] ]
] ]
] ]
] ]
] ]
] ]
] ]
| H B H |
e T Y/ Y ___ !
s | I —
445"

SECOND FLOOR PLAN

ARCHITECT'S SEAL

AND SIGNATURE:

SHEET TITLE:
FLOOR PLANS
DATE: DRAWN BY:
CHECKED BY:

JOB NUMBER:

SHEET NUMBER:




78
RAPH-

HANNVId

W]

N\

-

OPYWRITTEN

RIA

LEVATIONS
DRAWN BY:
CHECKED BY:

\

SIGN CONCEPTS

™~
i

LIN T ]

NI 'SALV

ONINO.INV

ISPECAYED ARRANGEMENT

D HEREIN AND THE

DRAWING HAVE BEEN

AS AND DE

48153 VAN DYKE AVENUE
SHELBY TOWNSHIP, MICHIGAN 48317
TEL 586.685.0160 [*|FAX 586.685.0162
WWW.ANTONINOSCAVO.COM

\ N\
THE ID
EXPRESS
ICALLY

INCORPORATED. A|CONVEYANCE OR

DEVELORED FOR THE EXCLUSIVE USE
DISCLOSURE OF THE IDEAS DESIGN
CONCEPTS OR USE OF ANY GRAPH-
ICALLY DISPLAYED ARRANGEMENTS

OF THEIR COMPONENTS REPRESENTED
BY THIS$

OF THE SPECIFIED |PROJECT AND
ANTONINO SCAVQ & ASSOCIATES,

OF THE COMPONEN[TS SHALL BE AT
THE DISCRETION AND ONLY THROUGH
THE EXPRESSED WRITTEN CONSENT

ARE THE SOLE PROBERTY OF

ONL

(HYP-2 11

\— 4

ER/CONTRACTOR:

COLONIAL

OF ANTONINO SCAVO & ASSOC., INC.
PROPRIETARY AND

ALL MATERIALS HEREIN ARE

PROJECT:

D
F

ARCHITECT'S SEAL AND SIGNATURE:

SHEET TITLE:
STANDARD|E

DATE:

CONTINUOUS RIDGE
VENTS PER CODE

"1H 31V71d 40074 dNOD3S

"1H 31V1d 40074 1Sdid

N —

A

1H MOANIM d0014d ANOD3S,

._&\__l.m ..&l._.

"1H MOANIM d0OO0T14 1SAid |

\r
_ e _
]
|

12" O.H.

(TYP.)

A —

—_——— =

R

-8

"1H MOANIM 40014 dNOD3S,

BD.

6" RAKE BD.
6" TRIM BD.

Xy

12
8" HORIZONTAL SIDING

6" RAKE BD.
6" TRIM BD.

SEE DETAIL, SHEET A-1

4
-
w
3
=
0Q
o
z
S

12

1x6 TRIM BD.

LINE OF ROOF
BEYOND

4

2 g
Y S
i
© o

ASPHALT SHINGLES

I
[T
[
[T
I
[T
[ : [
[T ‘

[
[T
I
[T
[
[T
I
[

I
[
I
[
I
[
I
[
I
[
I
[
I
[
4" BRICK SILL
[
I
[
I

10

—1-0"

CONTINUOUS RIDGE
VENTS PER CODE
8" HORIZ.
SIDING

SCALE: 1/4"

ASPHALT SHINGLES

AN

l,/—— 1x6 TRIM

)

"1H MOANIM Jd00714 1S¥Id

82

—_——— =

!
e i
]

8" SOLDIER
COURSE

/

I
I
I
I
I
I
I
I
I
I
I
I
I
I
7
[
I
I
P N
BRIGK-VENEER
I
I
1

et

EonH e A A AR A AHE %

/A | IL | 1

\ 1) IL 1)

A5 T T T T T 7

6" FASCIA
6" FRIEZE

GGG S g
-~

RIGHT ELEVATION

CONTINUOUS RIDGE
VENTS PER CODE

12" O.H.
(TYP.)
LINE OF COVERED

1x6 TRIM BD.

"1H 31V71d 40074 dNOD3S

LINE OF FOYER
WALL BEYOND

GRADE

"1H 31V1d 40074 1S¥id

K (—

ASPHALT SHINGLES\

12" O.H.
(TYP.)

1x6 TRIM BD.\

LIORIZONTA L <IDING
o MORTIZONTAC SIDNING

on

6" FASCIA
6" FRIEZE

A

1H MOANIM 40014 dNOD3S,
J/

._&\__l.m ..&l._.

GRADE

"1H MOANIM d0OO014 1SAid

—_——-— =

k
|
|
_

¥1X6 TRIM BD.

s

4" BRICK SILL

N

[
[
[
[
[
[
[
[
[
[
[
[
[
[
[
[
I
[
[
‘\
AN
‘\L
I
[
[
[
I
[
[
[
I
[
[
[
I

[
[
[
[
[
[
[
[
[
[
N
[
[
[
[
[
[
[
[

[
[
[
[
[
[
[
[
[
i
[
[
[
[
[
[
[
[

[
[

[
[

[
[

[
[

[
[

[
[

[
[

[
[

I
[

[
[

I
[

[
[

I

[

N

| A2

[
[

I
[

[
[

I

¥ 8" HORIZONTAL SIDING —

\\\\\\\\\\\\\\\ CLL T e L L
i
\\\\\\\ HHHHHRBIHHHHH
\\\\\\\\ HHEHHE EHHHEB
\\\\\\\ A HHHHMHHHHH
HH Y
HH - H H B HH A
= ininininintAninininin
L T T et ririro
e A
|\\\\Nr\\\\\
ujinininirapinininininl

\1

ASPHALT SHINGLES

6" FASCIA
6" FRIEZE

L
| 7
[ 7
X
X | [
[ [
I
[ [
[
[ [
I

1x6 TRIM BD.\
b

12" O.H.
(TYP.)

4" BRICK SILL—

"1H 31V71d 40074 ANOD3S

12" O.H.

(TYP.)
BRICK VENEER

GRADE

"1H 31V1d 40074 1S¥id

A

_——— e —— | —

._&\__l_@

1H MOANIM J400714 DZOUm_m_s

k
|
|
_

._&\__l.m

"1H MOANIM 400714 1S¥Id

82

)"
1
1
_

|
\2L \_
|
|

8" HORIZ.

CONTINUOUS RIDGE
SIDING

VENTS PER CODE

%]
u
-
O
z
T
0
T
-
<
I
o
[l
<

LINE OF CLIP
IN BEDRM. #2

8" SOLDIER COURSE

1'_o"
6" RAKE BD.
6" TRIM BD.

SCALE: 1/4"

6" RAKE BD.
6" TRIM BD.

REAR ELEVATION

8" HORIZONTAL SIDING

b o = ————— = —— o

[
[
[
[
[
[
[
‘\
N
‘\
[
[
[
[
[
[
[
[
[
[
[
[
[
[
[
[
[
[
[
[
[
[
[
[
[
|

[
[
[

LINE OF FOYERLI
WALL BEYOND+
I
[

I
[

I
[

I
[

I
[

I
[

I
|

[
I

[
[

[
I

[
[

[
I

[
[

[
I

[
[

[
I
‘ [
I

[
[

[
I

[
[

[
I

[
[

[
I

[
[

[
|

[
[
[
[
[
[
[
[
[
BRICK VENEER
[
[
[
[
[
[
[
I

[
I
[
[
I
I
[
[
I
I
[
[
I
I
[
[
I
I
‘\
‘\
[
[
I
I
[
[
I
I
[
[
I
I
[
[
I
I

I
[
I
[
I
[
I
[
[
\“\\
I
[
I
[
I
[
I
[
I

12" O.H.

(TYP.)

1x6 TRIM BD.\

JOB NUMBER:
SHEET NUMBER:

4" BRICK SILL

1T-0"

SCALE: 1/4"

DECO. WOOD COLUMN

STANDARD FRONT ELEVATION "A"

4" STEEL COLUMN

WRAPPED IN 12"

1T-0"

SCALE: 1/4"

LEFT ELEVATION



o~
~ o a v 5 : 4 2 y
M o H_ __._I._ L o) =) Y a4 N R
0 " 7 A Lol ke E Z % .
YA} el A N d8&Ez gz z - W 2 O 1l; 5 i s
22z || BEoEEifegtal ol < ~ SE 1lE ||
N w U x U SEK.:Y%NEAN“AWOW&AW —_— . a wl M W 0 w
Zz 0 v I I
¥s338 0 z EZz2490x 928y glwako20 x Y z — a U ° “
><=uw0 Y 2 Kz < W U 7 5 T/ B w9 7 O . < w -
\ /X \ / Sai g Sz Zz Lo R0 0 “EeoE <EIED —~ = 3 A
. . T b N z132 5 ooy Dy S R woagz 29Iz O < @)
z <
ONI'SALVIDOSSY & OAVOS ONINOINV|[ %388 cEE2izfEigisssgon g iz 0o 3 o
(=] ] L' 2 »w kF i E < > w .
m= 2z < I F0ogq 0 w O gz |3 w z <z - z C <
/// n O < SDbCDD“mmeMWSBO_MBNmA OOAI\ i _.|__._D
\ ) 0 © Sabe ey Zonh 8Py EOER o O O | ——
4 o L TT] =
TR o8 HrrdrFEo98xfaodzse 9] RMU E TN B
o 0 %9 ERLTT_W_IETOCNLTEEA m.u 2 < Q- T H w
1 o T S e s @ibe zY9Y20 e T Tuw dg e} z Y w =
Id FUYownbO<<ZDo0Y0OFFOZ<Ta & 2 F I Wn <
~ () 0
_ W _ "1H 31Vv1d ¥0OT14 ANOD3IS [ 1 "1H 31V1d ¥0O01d 1S¥Id |
pa Ll | Ve |74 J y /2
1 > ~ x 7 EA
8 Qm & a _ %2 __0__ \%i-6 4_ &l
ou @
Cw ] | . [ 1 m
1 x £ = _ | 1H MOANIM ¥OO14 ANOD3S| _ | LH MOANIM 4004 1S¥I4 |
mW_ - | __Qn_Q \_ I 2-9 \_
52 [a) ' N 1 1 ne \
N T
1 s D I @
0 3 = _ O) 4 _
_ ' | . @] [ ! '
|1 NE Z | _ _
._. il |
falial =uipigininininininint 1ninin MW
@aa N AN A0 L L e T T T T
v N\ /O il g e a ettt T
< ANUUU LY NUU gl
= A NHH e e e | i
© o A\\\\\ \Mﬂ\\\ mi Izl
NI H HH HH
N ] 4 L
R\\V H L | L
NS | | i
T uigEgt Z inHpt
SIHHH H L I U
SHHHH 1 H s T
s HHH] I __ i
il 0z iy
QL L | 5] s | it
| / H A H HHF - :
N\ ;
/\\ RN | Lo —_
_ WHHHERAT A Briaih Eee— 111 :
O Yy YK LH L .
N ] LU el AL =TT T OO0 T O T L L A
A I A N B O UJLH.._D.\\\ Vlu\ \\\\\\\\\\\\\\ A N B O -
\\\\\\\\ oe>r HHdHHHEdIHHE I HHE I HEHHHEHH HH o
\\\\\\\\ g T T e T N_
\\\\\\\\\\ U P T I I I e e S
‘ \ iyt T R R T ’
o / 1 A A —— _ [
Ipininininin H [ 1 M I | i
W .@ / \ ! H\H\H\H\\ | [ [ H
ME u \\M\N H { =n= ]
mm / hilzhizal i
9 HpZgupn i i
3 o \ e T L [ [ [ [ T Jfl
w_m_ sisinininln A e A e e i i i
E woy |1 ikniniy -
52 9 - aiyiyipipinigiyiyipininiyiyiyiniginiyipipinigiyiyiaipinigiyinl 1
08 3 : B L A
Z N a s Esininininininininininicininininizinizininiainisininininininininintn
T % g 23 H L S A A e A A -
2 oz s% pahhhhhhhhhhhhhhhhhhhhhhhihihihhihiaiil
o ) ) \@_M \\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\
M 0 @ 5 m RIS n i e pu Anininininininisinininininininininininiy N
o .6W SW\\\\ — L
S v —
A ““““““““““““““““““““ O
\ og 0 00t LY IHRHRHRHRHHHHHHHHHHE
[~ - N 2 4 N R e e e L e e I i N A B B el e e e N e N e e S S S —
U Y 4y 4y A N R e B e i lnininininininininininininininininints
Y =
= \ > T
- Drr_
oG 3 2 ol
23
[
\ __ 3 O
e
| 03
o / _
_ | "1H 31Vv1d ¥0OT14 ANOD3IS [ "1H 31V1d ¥0O0Td 1S¥I4 | \ _HI A
o )'4 )74 y 4
el m _ Wil-8 WOl s i W8k .@ |
T
= l [ | | 4 V
1 a | 1H MOANIM ¥OO14 ANOD3S| | LH MOANIM 40074 1S¥ld | _ _ _
o _ “ 1 4 1
_ rl__._ ! __Ql_Q o \ ' ~ | __Ql_Q N L
= _ _ . ] _W_W | )
1 w I o w _ _ 2 e _ ~ a
2 _ o~ 32 oy = @ \‘ ___
_ 0 1 .o A2 1o < 0! ' > s
0 ! N 20 mT_ E 2 z
2 | | -£ w0 | | 05 _ 5 5 g
| %3 , g 2 o =
| R m - < w
_. [HAAAAAA A AR A A AR A A A A A A A A A A . = 5 9 o N
N — H-H{HHdHEEHEEHEEA I N HE HH H = T g qx
\N \\\\\\\\\\\ Suininizinininiz\vinininininicininininininininininln v W [a) I _".rF \\\\\\\\\\\\\\
748 1O G I I O N4 0 o
iininininininininininininininh U N L T T e e e V] ©) 0 co ||
R\ \\\\\\\\\\\\ N L N e e e e e e e e z O w Qo < |11 HHHHHHHHHHHHHHHHH®HH
O] \\y\\ \\\\\\\\\\\\\ VA \\\\\\\\\\\\\\\\\\ @ mm = 0 | ey R
= AN N L ¢ s~ | [HHHHHHHHHHHHHHHHH H-
ZH HHNX HHH I 1 = H H H H PNy z \\\\\\ owewe Ly /1
. N AT | < I | sy 7 I g
=] /AT AN  ~NNee——mm7771+ L | L L N —0— - L Zz o ._.
AL m|ERERERERERE u[ERERERERERN = wn
\\\\\\ \ { - r
\\\\\\ M I\\U\\\\\ O w 24
\\\\\\\\\\\\ milnininininind ulipZadniininl v > : o
\\\\\\ mijEREREREREDNS u_ goSRERERE M) z
\\\\\ =|slininininlin = inlinlinlininly gy >
““““““ HHHHHHH S HHHHH] N >
\\\\\\ migipinipinind mipipipinigl - < U
\\\\\ 1 = [ g L - - HHHH 4 w
\\\\\\ 1 1 s A I 1 1 ) O [a4]
/ \\\\\ e H\\\m\\ m
\\\\\\ u isisinininin = ieisii=als <
/ /ﬂ \\\\\\\\\ =inininizinini =isliziin m nin S}
N sinlinigininin LY -
//\\\ \\\\\\\\\\\\\\\\\\\\ TP HH HE H H HHHHe Y I
[a4]
//\ \\\\\\\\\\\\\\\\\\\\ HHHHHEHHHHHE HHHHHH HH T HHHHHHH 5
NN EHTHIHIHTHIH T HHHEHHHHHHHHHHHHE HHHE :
\ [SyipEpinEpinEpinEniNn Ty I HH HH T HHHH G
/ z 4
\\\\\\\\\\ NEREREREREREN NinEREnEnEnEnEnEnEnEnEnEnEnEnEnEn = <
/ \\\\\\\\\\ IIIIIIIIII\\IIIIIIIIIIIIIIITﬁ\ > 3 2
lalla) / [ [HHHH Y L L L LT A PP LLL L L L L LI L L DL TR (L s 9 _ _ "1H 31V1d 4OO14 ANOD3S (I "1H 31V1d ¥OO1d LS¥IA _
[~ -\ U U A R O I N S T __ = I y P \.\ \.\ J
“ M / \\\\\\\\\\ m\\\\m IL ] L ] [ @_Ww ._Q |.0_ ;._ __®\__|_Q __0_ __Q\__l_m 1 ..&l._.m_
e NN\ | Il A A E T 11 1 |[ [ mDm W s <
4 = NN Xy ey = | L o w " vy ] ! ! ] U
e NXN O HEEHE =RE= | — ] — Il mwm | ww _ | LH MOANIM ¥OOT14 ANOD3S| _ | LH MOANIM ¥OOTd 1S¥1d |
\\\\\\ M - - N w CN “ a-9 s_ “ - \_
/ \\\\\ W — | 4WD _ RO | ne 1 1 | __Q_Q
“““ shiE=| NN NENEN b _ = _
M= 1 Yon . =
w7 NNl |l HAAHAHH0H IIIIIIII,”\JIIIIIIIIIIIIII,J m ! mw _ _ w) “ _ _ _
ME \\\\\ jjjjjjjjjj\\jjjjjjjjjjjjjjjﬁ\u ] _ Q3 , 1 a U T ! .
Nw 0 I - moW | | Q(W\ % [ 1 _ |
¥ : . m "4
0O x m ~ ! HFHFHHHEHHHHHHHHEHHHHEHHHHEHHHEHHH H L A
D P A N B pipipipigipigipigigiginiginigigigigigiginiginigigigipigigipipipinngh L] -
z o T RG \\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ L -
Ew 2 oz oL e Y Y e e e e e e e R e e L] I— \\\\\\\\ HHH HAHHAHAH A A AHAHHH
ZE = I3 oo |/ HEHEHEHEHEEIEIIHIEEIEEIEIE AN P MMM HHEHEHHHE H e " " /ANl H AN H oA HHAHAAA R R R R A HE
0 & - — o oM A A Ao Ao A T e e e e Y L] FHHHHHHHHH HHH HHHHHHHHHEHHHHAHHHH
S < 0 w0 ue A1 ududruaTrT T I e e e N - 990 0 oo ) <A S SATHHAFHHHAHHHH HH H HHAFHAHHAHHAHAEHAEHHAHAAHHH
T us N L e e L L e e e e
& <z  J HQ0uaogqgn- Y rvmmoooooocoigigogoggcor =Ny 2/ /HHHHHHEHHHHEHHEH HHH o L e e
< c 20110 1 | LU e e e L HHEHAHHAHHEA A H A H H
o SONETTTTTTTI || 1 O N ====110
\\\\\\\\\\\\\\\\ 117 — FNAH = H H e e e e e e e e . N | | H H
\ ] = AN i 1 E| . __ i
\\\\\ L L 9 L
N ¥ \ = | ¢ i
~ I Z ST B |
g H |
~ SHHHH — - « L
o 3 e —1- [ I
¥ o HTTE |
x AR T d e | Ny 4 NN S - — ils
E ||| 5, P N | N 7740 \\ S R ‘ I T 18] & __
(O cz=+¢t{tuntt o0 ¢ n0 t® -t - At AL S ST ONN\NNHHHHHH L — | < Ly
g2 o || B = =y 6y At/ 1 1IN\ T L L] aiali™ iln 5
Qn or || e — — — & NS0 T T T INN\NLL EY NN EEEgsg=gl | Inlin 3
— % LD ====11 ,,
T HHHHHHHHEH HHHHHEHEN | L ipl ¥
[ K L HHHAH AT A A A A
a HHAHAHAHMH HAHAAAAA AR A A AR A A HHAH] m
- > L O NN N T e T A A A A A A T ?
|| EREERERERER NN == EREREREREREREN] LTI T LT T FLLAD
L CHHEHEHE Er==n1=nail
a L o0 b s O NY\\|/| | || HHEYE L — | 11 | i
4 — —
) 4 _—_ gl 1t = N \YXY Il (!0 nnn — i
Y s |/ n.m m_m_ \\\\\\\\\\\\\\\\ _H“ =l \ | I J i
] = o c Q0 NN —] |
m T Mw Mm ““““ m ”—j |
s © e T o | (XN | THHHHHHHH — = 0 HE
n - = >& 72 ! X\ || HHFHEHHHH A o T A e T P P P P P r
< w g z
d = O N X 3 cw N\ |0 a0nAEA OO0 A0 a0 0183 800 3808000 [ -
< MW._ ] N_M n sinli -
I oo O w i - Ll
2 | o) [ 2 : - Y
b 0o — N > N . izigizigizizgizizizizizizizizizizinizigizigizinisinizinizininigininisinintn
L NS e Z N o > -
NSRS RERANE NSRRI REREEY L T x o W el isiz i isia i inin i ininin it i iniisinininin i inEnEs
. [ HHH N HHHHH A HH R 5 zg 24 L HHHHHHHHHHH R HHHHHHHHHH R HHHHHHH -
HHHHHENMHHHHHHE HHHHH [ I= =ia) sipigizigizinizinizinizizizizizizizizizizizizizisisizisinisininininininin
9 X — o0 o ninizisizieizisisinisieicinisieisisisisisisisisisisicsisininicinieEninl s
S N ALl BT 2 wh ES 7
) z o= jigiyipipininl A I sAsiniaininfnisinininininisinininisinly
=Y 3 M puaEEEEEEEEEEEEE E—— = A AR
o'g +HHT"7———————88V ¥ 0Tt "tV Il ! || Yy I Y
¥ I N B Bttty by by by o)
WK Sl g e2a NS A L b T —
P4 L
O w I 0
U > Om DUn T
h o] o
Q/W\ U ] P
__
= ‘
3 9 __
: ¥ N
0 Q@ ,Ml () N
—1 UI‘
__ L3
__ |
ﬁ i p” >
/ ——— — — —
fa)
5 df LL
g s 4REE
& a)
3 F 219
] 2|5
y z % _IW
I - ©
n <uw x|
- oN -z N
K qw
6] 0 vo || P07/ o T o o T
A w < "7 N\ HHHHHHHHHHHHHHHHHHH
2 || o
«3 1/ || HHHHHHHHEEHHHHHHE s
Qe /T e r4inn
W% ._. || F
- W
s L AN (
8¢ ;
T w
. Z
oz _W_
NE ¥
o
[a4]

GRADE




o~
N © T ..
35 t 8w 5 2 ¢ 4 ;
4 | w ‘e ..
L¥unZ 2z 35 juw3dibkdozs - W0 > . > & =
T ILILIN] 0 O o < gz w w LYoo z ST w E @ 8 2
089 520883 6920563283 u¢ < 2 = ¥ 2 .
L I Vg OF g ¢ @ glu A =2 <z 2T z — _II v w
< — g w w
\ 77T N )/ g 2%y zofpeXEriER s 0ECk > Y (Y 2 |k
\ 71\ \ / x> v F & ziuegla OS85 E2ESED s auli < . - -
Vo SR \ S/ 205> mmwwcmwmwxm%mmﬁmmmm O O = 3
ONI'SALYIDOSSY & OAVOS 'ONINOINV|| %388 || cf882=f8z55282832% 33 iz 0 :
o w| - i >
) T H 4 v E = F wn < L ) "
/ M2 ;g < s 3 < a0 o S & Sl L3 zZz % z AlU E 4
N0 3 208,80 gew 520y 20l O S / v =
/ _ o © S e Eaa0e2225858L8s Rk 5O =S E -
\\ ~ W % a % o T T oI - O m-m U] w T 0 L Z2 s W K R _U_I I - ..
L H 72y w a N_ EoF >SI T w O x P4 N_ = W < 4 0 =~ Z O L L
T X §x>Qjexez 320k 1w lg 0] 2 w =
Zd Fufoaop<<Z00VY0FFOZ<a & 3 F T <
~ ¢ 0
_ | ] _ | "1H 31V1d 400714 ANOD3S [ | "1H 31V1d 40074 1S¥id |
_ ! J J J f r \_\ ¥ \._\
p p 2 .8 -0l \Gil-8 ,Ol A= W8l
._& |.0_ \— __Q\__l_Q \— __Q\__l_m ..&l._.
] ! ! |
| |/LH MOGNIM Y0014 ANOD3S: 1 | LM MOONIM ¥OOT3 LSul | | _ | LH MOANIM ¥OO14 ANOD3S| _ L "LH MOANIM ¥OOTd 1S¥1d |
] EanS A A
1 _ o | i g2-9 1 - 1
_ _ _ W .8-92 _._NL m _ _ R W8-L _ . | e m ' ' | ol .
= & . m
! = R o O w a 1 ! _ T au _ _ _
| ! © - Mrr_ ! L% o _ oz mu_% ]
I 24 oF || 1 9% s G s 83 1 |
| — @ U 2 “a z N I |
\l_ ﬁ o © O = | -C 0 O |
._. /
I N T T D O T D ._. l_\
oy — R T R
28 pigiylyZpiyiptytpiyipipigiplpipiyipipipind | A A A A =
" L A e e e e e Va—iinininizininininininl iginigizizizizizizizizinininininininininininind @
v 2 \\\\\\\\\\\\\\\\\\\\\\ AHHHHHHHHHHHHH ~NHHHHYHHHHHEHHHHHHHEHHHHEH X
[4 i | e e e T o T e O s R e s s s s s A 7% [ s L A e o I o
S E \ 1IN I \m\\ \\\\\\\\\\ EpRpNyigipigigigigipigigipipipipinipipinupiigipind =
© © \ ) Eps o dyipiaiplpli=0=E=N:R=NE=N:E=Nz Ny LS e e e e e e Y -
| || LI \\ N Y
I = AL L L I L P T L L
/ __ - il [N
9 __ - AT T __ 1 [igipipiy
4 -t v J/SAHH HE HHHHHHIE HHHHE
%) - TS Yy m [N RN R m— L L L LA
z L s SS AN 1 miininininighi=— HHHTH
H __ il | /7~ (it i =
v H H = — L L L L L | r—] L] L L
T | i e s
N_ H H Il — m|EfERERERERE REERERN
: "4 T 11
: __ P : =
< " w a — HHHHH A HHH&®
\ | | : =
- | LS — =inEnEpEpEaly InEpE4
/ H g b HTHHHHH HHHS 2
\\\\\\\\\\\\\ = iR H HHHHH T T e T L S
\\\\\\\\\\\\\\\\ T = sisizizsizizizisizizinisisicisinlzisinizinizintn -
o / \\\\\\\\\\\\\\\\\\\ [ NERERERERERARARERE NERERERERERERERERRRE e R RN RN RE RN RN NN AN LI W I
/ s 0 T HEE L NEininEnineninenEn niginininanininininininininepinipeninenineninny REREN T
Y A | THHHHHHHHHEHHHHHHHA] e HHHHHHHHH] HHHHHHHHHHHHHHHHHHHHHHH HHF :
\\\\\\\\\\\\\\\\\\ niininfn R lsizizisizizizizizininlzicizlzininlzininlzininlzinizizininlcinicisls z w
\\\\\\\\\\\\\\ IIITIIIIIIIIIIIIIT#ﬁ; 5.0 g 3
| HHHHHEH T O O T T O T TTTA | L sy~ 99 AT \\N———T1+-+ N M d00dH HHHE A A A A A A A A A A A A A HH H > 2 b
\\\\\\\ — G_Nw a Episiginigininl T T O | $. 0
\\\\\\\\\\\\\\ y /A (L lf I U509 @ | H T \\ — . | me
_ﬁ_.UL “““““““ \ —— - —— = | mmw W “““““““““ = - = - | mmm
S u N T Y \ (U 1 || [ 52 g0 = , N\ R ] | 482
v O mm \\\\\\\\\\\\\\ ———————| || T 20 __ S NN AR = b Wm
o) Iz || HHRHAHHHA < e ! = N /00 NN\ || EHHHHHHEHH | 2
S g N 23 | iRt =1 U, X\ ||l CT T T 1T Tl e
WS \\\\\\\ MR ST e - 4 09+t 00 N\NN\N JV/IHHHHHHHH 1
_M_M \\\\\\\\\\\\\\ .- Ao ddoddddgdaannsAaTr wy 77 N\l 1l BP0 Mn I o e e
sz It N HHEHHE © o g [ 4 <2 N Y A \\ N B N sl sis il ilalalalaNalabaiaialaNalabninialnnatabninialnnatals )9 -
u> 0 T [ ¥ 0O n w \\ H -
w0 Nt ARAEHEA HHHHHHHHHHHHHHHHHBH T~ HF el 1} v
o "M HHHHHHHEFT"—= HEHHHHHHHHHHHHHHHEHHHHH =Y — < — 0 D gD 000 g0 = —
-~ M9 IHH-HHHHHHHHHHHHH -HHHHHHHHHHHHHHHHHHAHE 0w 9 T | N W e e e e T
s ! N4Vt HHHHHHHEHHHHHHH A I I e = P4 n -
z Y H e Y HHHHHHHHHHHH HHHHHHHT — z 8 T % g — L A A e A =
0 Ml HFHHHHFHAHEHHHHHH HFHHAA A AR A A AR A AR A A E z A B B aEpiaSnuninininininipinininininininipinininininininintnininipininint
S W N il ilifatatakabalalalabulibeludlalololol ool fabababataletifitilifila — : : P %2 o [ BRI R
Nl /| b o0& 2 W = 2 @ — [ A A O O A A A A HHHH HHH
< U > T EM \\\\\\\\\\\\\\\\\\\\\\\
\\\\\\\\\\\\\\\\\\\ hv4 I Iy —
N ey ey o = -
o 2] M \\\\\\\\\\\\\\\\\\\
a XTI R e < . T \\\\\\\\\\\\\\\\\\\
< /)X Tl A A A A A A e V o b Hg= 71 || [HHHHHHHHAHHHHHHHHHE
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\
LLl -
i al
e o “
_ SE <
E I -
/ Z 8 |]2 Z
F 2 U
0 E uwA Nﬁ
) U 2 o=
m %]
%] |
’ Y
_Aln T
\ z
/ 3 L [ <
m ‘\
T / : a ﬁ >
/) ’ oY LL]
z > fE , A ! ‘ -
w0 A~ = o 4 ,
o .OP. R ME 2 \\@ R E
> - - B > DK
m m_l © Ok 3 o uB
I - X @o7F 0 - 5
m - own P © \NO T
<4 w I X ~
- < Z z X ) B
[ < w
< v = V| = N X
o |
T <E < a Y -
o
P2 vo| | lemmrnrD L LI LTI LTI z i -
“““““““““““““ wm B
\\\\\\\\\\\\\\\\\\\ — : = s I
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ " ; ) N
“““““““““ \ — D “““““‘ ““““““ V““““““
w
- | A ahhhhhl T
L 29 ]
O x
@
mi 2 &
. : S e
oz > o0& T 4
= 5 L > g &)
-t = N Q 4
) [ ot u] o
2 z
w u
w m >
) v
< 3 U
=4 . I~
O 0 [
| | 1H31¥1d 40014 NOD3S UL "1H 31V1d 40074 1S¥id L
1 .8 -0l i %i-8 Lol J91-& el
w
wn > ow _ _ _
! %Y N_w"N ! | tH MOANIM ¥OOTd ANODIS! | 1H MOANIM HOOTd Lsdid 1+ _ _ ‘1H31v1d ¥oo14 anodas || "LH 31v1d 40014 LS¥I4 |
oW ITOGQ o N A _ 4 N y P yor o+
_ . 0B ¢2% _ ! &2 bowy 80 ] -0l _ %2 Ol 16 Bl
fa) E £z L [ ¢ 4 |
0 m w ia =2 ! v w <
! vs 294 233 _ 5w 23 ! b I
_ 2 32 6z38 T 0z | > ¥ | LH MOQNIM 3004 ANOD3s|, | "LH MOANIM 40014 LS¥Id |
x© - Mb/ KWNR 1 ! "OD.. ! ! ! RT ! mN _ “ g-9 1 “ \_
bo %= 0&FO _ | NE |1 _ 5 4 _ _ % O L g Lo _ e _
03 | 5 4 _ _ T 7 _ _ _
S = 2 y ~ ¥
I w3 _ o S "om 0 v _ _
. > N
R LR B R g Ss ] | RE g | _ |
ipipipSpipupinipintpinininuninininipininiy Sninininipinininuninininipint = :
gininizizizizizisinininizizizisinininininhiisisinininininininininininin v \I\ N
e T T T T T T T T T T T T S .—
4
niziziziniziziziniziniziniziziziniinipisiinininizinisinizinisininininln o |— B S A
AHHHAAAAAA A A A A A A AR A A A AR R H A 5 : pigSgipigigipipiipininipisinisinininiginiinisinipinininininininininininisl
T T e I E E H H H H H H E E U H a _|
HHHHHHHHHHHEHHHHHHE HHHHHHHHHHHHHHH HHH 28 g L L L L
/| sininininininisinis=yinininiginininipiniy/ninininininininin~inininininl W s dpn I I e e Y H Y
XA H HHHHHHHHHE HH H HHH © F A N usisisinfsizlisisisizfzinisi=tsislsiginl
N __ miinEnininininint u ininininyzd AL NH HH ] . Lo
L4
M H_m uislinpzdulizln /) A AL AN — | ingligt
pips m|IpEpipEninininl = = |[ip%ginigind H vy\ —H o -
HH - HHHHHH A A H - = LW N | =z inlinl
[ = [INERIRERERE RN = = [ENERIRERERE I HH B m HHH 1 | I H
R CEEEn =
L Uy HE L L N <+ v H HH || H
N T L A R SEHHH HE 2 H] = Taipiiy =] = [
N HH T e T T EE S i ininln —H Z sl
\\\\\\\\\\\ 0 I I R O L 1 I O I HiHH 4 H M HH L1~ w0 = H
\\\\\\\\\\\\\\\ AR R EEEREE ] g ] < sk
\\\\\\\ Epiainiziniainial Hpipisinizinisinisinizinisiniai-21 bl _ ] _ ipiipi :
“ | —_— L o
\\\\\\\\\\\ ApipipSpipupinipinipinipinuninininininininunl ] - | H H S
\\\\\\\\\\\\\\\ HHHHHHHHHHHHHHHHHHHHHHHHHHHHE HHHAAHHAARAAHH] | ———— . "
““““““ = H g e = N I U U N S G S R | - ““““““““““ “ LI o ""‘“""""“‘“““““““““““\ u4|
| HH 2 jIjIjIjIjIjIjIjT A A HHHHH F ﬁ % siziaigiaininininin Hpipizininisizizizisininisinlinisizis Hpiniginizizizizinl =
— L = A I pigSpipinipipininly Apipupiniyipinigiyinipiptpinipiyiniy Apipupiyiyipipipinl u
Egipind % = TIN|N [ | R I IR N S Py Sl & N V4 I oy Apnininininipinipinininininipinipinininininipininininl EpEpipSnipinininl Py
" HH e ] i gl | Il 0
3 e Ngigigly S i [ (|| I ] 1 Ll N N \NF+—7 - N[ | Loy L H A A AHEEH A
2 =1 ipligipiaigiaiy = EpmENnEgt Do oooooo oo (L
© gigipghy o2 [ T 7 L ] I | HHHHHHHHEH — = ]
e L HHA 210 3 ] | | — — = |
29 Q HH LA P AN — THE | [ | - [ N N N N N N S N = B B B B NSRS A SRS —] —| [ 1M ||
S i LA H ol ¥ \”__ 1 1 1 1 1 I = 1l == N | 1A — 1=} 11 I | I
Z o [®) \. H o - B4 A — w | 0 NN\NN/ 1 1Y — —
Z L ole i — Mne 0t & 1= N\ || IV — |
_mm Z HIHHH | [l LLl 24 | NN\ || BEHHHEHEH] ﬁ“ =\ L] 1 |
9& ] |y 211 Y ililalaislcislslaialalsialaialslaialninlniala gy - mm <! || HHHHHHHHH — o —
: . a e ‘ 3 e ==
z M \M m\\\\\\\\\\\\\\\\\\\\\\\\\\\\ HHEAHHHA A HHHATIHH N W% \\\\\\\\\\\\\\\\\ ! D H e e S e e e s e e = | T
2 n | iR R R i i innainnpinnpinnpipnpipnpipinipininl Ew ninisisinininiaininininialainininiainininininininly i =
%9 - - HHHAAAAAAAHAAAA A A AFRAAR A AR A A HH A Z Z n sl =
a < 43{HHHHHHHHHHHHHAAHAHHHAHHHHHHHHAEHAEHHEHHEH O uw u ~ H
W GD || \mL \\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ U > o 2 N\l HTTTTTTTTTTTT T T — 1 ]
(%] o~ T 1 mEN Z (U Y N [N e A 0 O O
. =000l lahnnnfonnnfonnonnnmnn M H o —— = " o> N | e e e e e e e e e e e e e e e e -
o S isisraizizlsls IRERIRNRINERERERIRNBIRERERERERNNNRE 5 g mm i igipipugipigipiptpuniptpinippipintpinipunipipipinipupipipipinipuniipinigl -
s ¥ pSnpipipipinipipupinipinuninupininini - 0 < =N N i ininininiainininininininizininiininisiniainininininininininininininin iy
25 — 3 53 g M AR HEHE R A HHHHH A A HHHHH AR
¥ i : S al i e A Z
I ———————+ O \F | A | || O
T \ \\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ —
| ol
__ C
T S‘
| ool
[ v
__ < Z
) FOo®»
T > CipUdudl o
MW |
© F I E T
© o : 1 o ] L [
w 4 i, ] A
L 123 LLl ]
05
wl o
$2¢ - >
227 :
$253 8 L
Z e} n =
‘ 9z=u o = S — N _
w0ex Gl — . = T
Ox k0 Z © y [a) , N
T X / @ A T LLl
w n - 0 S o ¥
= o I a)
&) .| - M
QO w < R ) - z 9 T
) I z © E 9
n O & Cw || LTI L L LI L] Ll _— / T X © 2
2 Y < U N n < w X >
0w A N N eininisinininininizinisinininininl gl . o N -2
D w < &£ | wn =
z & \ SE O HHHR A A g A=
= aadi I B nininininininiaininininininininly A %) & oo || O
mm T e - 24 Tt | [HEHHEHEHHHHH T
=« 1 5 0 NN [HHIHHHHH{HHHHEHEHHEHE
| S N || 7
/ h mc \ “““““““““ ‘r“
] O« (/LU Y E e e r.4upn
. o
04 > 5L NG
NE X O w
- S o >
4
[a4]

12" O.H.

(TYP.)

BRICK VENEERj

GRADE




DATE: April 4, 2012

TO: Planning Commission

FROM: R. Brent Savidant, Planning Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP 973) — Proposed Old
Dominion Freight Line, South Side of Big Beaver, West of Bellingham (1310 E Big

Beaver), Section 26, Currently Zoned IB (Integrated Industrial and Business)
District

The petitioner D. F. Chase, Inc. submitted the above referenced Preliminary Site Plan Approval
application for an Old Dominion Freight Line trucking facility.

The property is currently zoned IB (Integrated Industrial and Business) District, and is bordered
on three sides by IB zoning. Therefore the Planning Commission is the review and approval
body for this application.

The petitioner is upgrading a former trucking facility, which has been vacant for some time and
is dilapidated.

The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning
Consultant, summarizes the project. CWA prepared the report with input from various City
departments including Planning, Engineering, Public Works and Fire. City Management
supports the findings of fact contained in the report and recommends approval of the project, as
noted.

Attachments:
1. Maps
2. Report prepared by Carlisle/Wortman Associates, Inc.

cc:  Applicant
File/ SP 973

G:\SITE PLANS\SP 973 OIld Dominion Freight Line Sec 26\SP-973 PC Memo 04 10 12.docx

PC 2012.04.10
Agenda Item # 6



PROPOSED RESOLUTION

PRELIMINARY SITE PLAN REVIEW - Proposed OIld Dominion Freight Line, South

Side of Big Beaver, West of Bellingham (1310 E Big Beaver), Section 26, Currently
Zoned IB (Integrated Industrial and Business) District

Proposed Resolution # PC-2012-04-

Moved by:
Seconded by:

RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning
Ordinance, as requested for Old Dominion Freight Line, south side of Big Beaver, west
of Bellingham (1310 E Big Beaver), Section 26, within the IB (Integrated Industrial and
Business) district, be granted, subject to the following:

1. Confirm that the installation of the stormwater basin will maintain the necessary
landscape screen as required under Section 13.02.B.

2. Remove excess parking or apply for a waiver from the parking limitation. If
seeking parking waiver, provide evidence to Planning Commission as to why
excess parking is needed.

3. Submit pole heights, building lighting heights, and lighting cut sheets from the
manufacturer.

4. Show existing flood plain and proposed changes to flood plain on final site plan.

5. Obtain all necessary permits from Oakland County Water Resources
Commissioner, Michigan Department of Environmental Quality, and the City of
Troy prior to final site plan approval.

) or
(denied, for the following reasons: ) or
(postponed, for the following reasons: )
Yes:
No:

MOTION PASSED / FAILED
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605 S. Main, Suire 1
Ann Arbor, MI 48104
734-662-2200

CARLISLE/WORTMAN ASSOCIATES, INC. fx 734-662-1935

6401 Citation Drive, Suite E
Clarkston, MI 48346
248-625-8480

Date: April 5,2012

Site Plan Review
For
City of Troy, Michigan

Applicant: PEA Professional Engineering Associates

Project Name: Old Dominion Freight Line

Plan Date: March 16, 2012

Location: 1310 Big Beaver Road. South side of Big Beaver Road, between

Rochester Road and John R Road

Zoning: IB, Integrated Industrial Business District
Action Requested: Site Plan Approval
Required Information: Deficiencies noted

PROJECT AND SITE DESCRIPTION

The applicant proposes to improve an existing but vacant freight warehouse and truck storage site at
1310 Big Beaver Road. The existing gravel, 15.88 acre site is currently improved with two buildings
totaling 34,000 sqg/ft. The applicant is proposing to remove and reconstruct the existing 34,000 sq/ft
warehousing facility and vehicle maintenance facility, add an attached 5,330 sq/ft office building to the
warehousing facility, add an additional one-hundred (100) truck parking/storage areas, add additional
stormwater management capacity, add two truck fueling islands, and construct a new 110 space
employee parking lot.

The site is accessed of a shared drive with Simply Self Storage off Big Beaver Road. The proposed use is
permitted by right in the IB District.



Old Dominion
April 5, 2012

Location of Subject Property:
South side of Big Beaver Road, between Rochester Road and John R Road.

y Approximate Location of Site Development

Size of Subject Property:
The parcel is 15.55 acres in area.

Proposed Uses of Subject Parcel:
The applicant proposes to reuse site as truck warehousing and storage.

Current Use of Subject Property:
The subject property is currently improved but vacant.

Current Zoning:
The property is currently zoned IB, Integrated Industrial Business District

Surrounding Property Details

North IB, Integrated Industrial Business District Industrial
South IB, Integrated Industrial Business District, I-75 Self-storage facility
East RC, Research Center District Industrial
West IB, Integrated Industrial Business District Industrial




Old Dominion
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AREA, WIDTH, and HEIGHT

Required and Provided Dimensions:

Table 4.15.C establishes the requirements for the IB District. The requirements and the proposed
dimensions are as follows:

Front 30 foot setback Not applicable Complies
Rear 20 foot setback 168 foot minimum Complies
Sides 10 foot minimum for least side 171 foot minimum Complies

setback, 20 foot minimum
combined setback

Maximum Height 50 feet, 4 story 24’-6” (office) Complies
20’-9” (warehouse)
23’-0” (vehicle maintenance)

Maximum Lot Area 40 percent 30 percent Complies
Covered by Buildings

The proposed site improvements comply with all bulk and setback requirements under Table 4.15.C.

Items to be Addressed: None

ACCESS AND INTERNAL CIRCULATION

As this is an automobile and truck-oriented use, access and circulation are of utmost importance.
Primary access to the site will remain via a shared access drive with Simply Self Storage off Big Beaver
Road. There are no changes to the access point to the site or changes to the ROW as part of the project,
however after final construction the applicant will be required to improve the access road, as it is
currently in major disrepair.

From the shared drive off Big Beaver Road, there is a separate entrance for the employee parking lot
and for the warehouse and storage portion of the site. For the warehousing and storage portion of the
property, all internal access drives and lanes are sufficient for internal truck circulation. No drive is less
than 36-feet and the necessary turning areas are provided. For employee parking area, all parking spots
are the required length of 19-feet and all drive-aisles are the required width of 24-feet. Circulation
within the parking lot is sufficient.

Fire Administration and the Engineering Department have reviewed access and circulation and raise no
objections to the plans as submitted.

Items to be Addressed: None.
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LANDSCAPING

The submitted landscape plan includes calculations on how screening, parking lot, and general site
landscaping are being met.

Screening:

Section 13.02.B requires screening between adjacent land uses in the form of one (1) large evergreen
tree every ten (10) feet where existing screening. Based on the adjacent uses, the applicant only is
required to provide screening along the east property line, adjacent to the property zoned Research
Center District. The applicant proposes to maintain the existing berm and plant buffer along a majority
of the east property line. Where necessary the applicant proposes additional screening in the form of
twenty-four (24) white spruce trees. The proposed location of the stormwater basin appears to impact
a number of existing trees, which are proposed to remain as part of the necessary screening. The
applicant should confirm that the installation of the stormwater basin will maintain the necessary screen
as required under Section 13.02.B.

In addition, the applicant is required to screen a propane tank that is adjacent to the new employee
parking lot, which the applicant proposes to screen via four (4) spruce trees.

Parking lot landscaping:

Section 13.02.C, which establishes the requirements for parking lot landscaping, requires one (1) tree for
every eight (8) parking spaces. The applicant’s proposed 110-space employee lot requires fourteen (14)
trees. The applicant is proposing eight (8) honeylocust, two (2) swamp white oak, and four (4) linden
trees, a total of fourteen (14) trees. The proposed parking lot landscaping is sufficient.

Minimum Landscaped Area / Use of Native Plants:

20 percent of the site must be landscaped area. The site is approximately 691,700 square feet, which
requires approximately 138,300 square feet of landscaping. With parking lot landscaping and
buffer/screening landscaping along the site perimeter the applicant notes that they are providing over
304,900 square feet of landscaping. This total is approximately 44.0 percent of the site. Furthermore,
50 percent of the proposed planting must be native. 34 of the applicant’s proposed 42 trees, a total of
81 percent are native.

The total amount of landscaping and use of native species is sufficient.

Items to be Addressed: Confirm that the installation of the stormwater basin will maintain the necessary
screen as required under Section 13.02.B.
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PARKING AND LOADING

Parking Calculations:

As required under Section 13.06, the parking calculations are as follows:

Office: 1 space per 300 sq/ft of net | 5,330 sq/ft divided by 300 =
floor area 18
Warehousing: 1 space per 1,500
sq/ft + 1 space for each employee
on largest typical shift (which
includes total number of truck

18,802 sq/ft divided by 1,500
+ 5 warehouse employees +
28 truck driver employees =

drivers) 46
Vehicle Repair: 2 spaces per bay +
1 space per employee on largest 5 bays + 6 employees = 16 The 110 spaces
typical shift provided exceed the
Total ordinance minimum
80 110 by greater than 20%
Barrier Free Complies based on
5 5 110 parking spaces
provided.

The 110 parking spaces provided exceed the 20% parking increase as allowed by ordinance. As such the
applicant should reduce the number of spaces to a maximum of 96 or apply for a waiver from the
parking limitation and present evidence to the Planning Commission why excess parking is needed.

In addition to the 110 spaces provided for automobile parking, as part of the designated use of the site
the applicant is providing 21 spaces for 55’ trailers, 60 spaces for 30’ trailers, 19 spaces for 20’ trailers.
The 100 spaces for truck trailer parking are considered a use and as such are not regulated under the
parking section of the ordinance.

Items to be Addressed: 1). Remove excess parking or apply for a waiver from the parking limitation; and
2). If seeking parking waiver, provide evidence to Planning Commission as why excess parking is needed.

LIGHTING

The applicant has provided a lighting (photometric) plan. Based on adjacent uses, footcandle levels shall
not exceed one (1.0) foot-candle along any property line, which the applicant complies with.

While the applicant has provided a light fixture schedule on their photometric plan, pole heights and
building lighting heights have not been indicated. The applicant should submit pole heights, building
lighting heights, and lighting cut sheets from the manufacturer at the time of final site plan submittal.

Items to be Addressed: Submit pole heights, building lighting heights, and lighting cut sheets from the
manufacturer at the time of final site plan submittal.
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STORMWATER MANAGEMENT

The site is located in a flood plain and adjacent to the Sturgis Drain. The applicant has made a separate
detailed submittal to Engineering to review the flood plain and proposed changes. The Engineering
Department has reviewed the stormwater management plan and notes that the existing flood plain and
proposed changes to flood plain should be shown on the final site plan. Engineering has no objections
with preliminary site plan.

Items to be Addressed: 1). Show existing flood plain and proposed changes to flood plain on final site
plan; 2). Obtain all necessary permits from Oakland County Water Resources Commissioner, Michigan
Department of Environmental Quality, and the City of Troy prior to final site plan approval.

RECOMMENDATIONS

The applicant is making a major investment and greatly improving a currently vacant site. We support
the proposed project and believe the project meets ordinance requirements. We recommend the
Planning Commission approve the preliminary site plan application conditioned on the applicant
satisfying the following requirements for final site plan submittal:
1. Confirm that the installation of the stormwater basin will maintain the necessary landscape
screen as required under Section 13.02.B.
2. Remove excess parking or apply for a waiver from the parking limitation. If seeking parking
waiver, provide evidence to Planning Commission as to why excess parking is needed.
3. Submit pole heights, building lighting heights, and lighting cut sheets from the manufacturer.
4. Show existing flood plain and proposed changes to flood plain on final site plan.
5. Obtain all necessary permits from Oakland County Water Resources Commissioner, Michigan
Department of Environmental Quality, and the City of Troy prior to final site plan approval.

ot s

CARLISLE/‘WORTMAN ASSOC., INC.
Benjamin R. Carlisle, LEED AP, AICP

225-02-1123
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LECGAL DESCRIPTIONS

(PER OAKLAND COUNTY TAX RECORDS)

PARCEL NO. 20—26—126—018
TOWN 2 NORTH, RANGE 11 EAST, SECTION 26, PART OF THE EAST 1/2 OF THE NORTHWEST 1/4, BEGINNING AT

POINT DISTANT N88°53'15"W, 849.37 FEET FROM THE NORTH 1/4 CORNER; THENCE S00°56'45"E, 800 FEET; THENCE
S88°53'15"E, 325 FEET; THENCE S00°56'45"W, 456.13 FEET; THENCE N70°02'13"W, 397.45 FEET; THENCE
N00°56'45"E, 1127.71 FEET; THENCE S88°53'15"E, 50.76 FEET TO THE POINT OF BEGINNING, EXCEPT THE MOST
NORTHERLY 102 FEET TAKEN FOR BIG BEAVER ROAD.

PARCEL NO. 20—26—126—012
TOWN 2 NORTH, RANGE 11 EAST, SECTION 26 PART OF THE NORTH 1/2 OF SECTION, BEGINNING AT A POINT

DISTANT N88°53'15"W, 524.37 FEET & S00°56'45"W, 818.72 FEET FROM NORTH 1/4 CORNER; THENCE S88°53'55"E,
800 FEET; THENCE S00°56'45"W, 839.30 FEET; THENCE N64°10'05"W, 497.19 FEET; THENCE N46°02'55"W, 200.22
FEET; THENCE N73°00'15"W, 210.77 FEET; THENCE N00°56'45"E, 437.41 FEET TO THE POINT OF BEGINNING.

INV 646.53
INV 649.02

12"

S88°53'15"E P 325.00'

"PUBLIC STORAGE" BLOCK STORAGE BUILDING

RIM 650.92

8"SE 630.12
18"'NW 630.12

\ 8N 631.17
SANO1\
S
8%,
34

/v\

BENCHMARKS (GPS DERIVED NAVD 88)

BM _#300

SET BENCH TIE IN SOUTHWEST FACE OF 8" COTTONWOOD TREE (TREE TAG
#304), TREE APPROX. 750 FEET SOUTH OF BIG BEAVER ROAD.

ELEV. = 651.395'

BM_#301
FOUND RAILROAD SPIKE IN WEST FACE OF LIGHT POLE, EAST SIDE OF
ASPHALT ENTRANCE DRAIN, APPROX. 250 FEET SOUTH OF BIG BEAVER ROAD.

ELEV. = 654.48'

BM_#302

SET BENCH TIE IN WEST FACE OF UTILITY POLE AT FENCE CORNER, APPROX.
200 FEET SOUTH OF THE SOUTHWEST BUILDING CORNER (BUILDING #1310)
ELEV. = 651.46'

BM_#303
SET BENCH TIE IN WEST FACE OF 9" ELM TREE (TREE TAG #362), APPROX.

50 FEET EAST OF THE ASPHALT PARKING LOT.
ELEV. = 647.51'

(Per Flood Insurance Rate Map Number 26125C—0561F.
Revised Date January 16, 2009)

SPECIAL FLOOD HAZARD AREAS SUBJECT TO INUNDATION BY THE 1% ANNUAL CHANCE FLOOD

The 1% annual chance flood (100 year flood), also known as the base flood, is the flood that has a 1%
chance of being equaled or exceeded in any given year. The Special Flood Hazard Area is the area subject
to flooding by the 1% annual chance flood. Areas of Special Flood Hazard include Zones A, AE, AH, AO, AR,
A99, V and VE. The Base Flood Elevation is the water—surface elevation of the 1% annual chance flood.

ZONE AE — Base Flood Elevations determined.

FLOODWAY AREAS IN ZONE AE
The floodway is the channel of stream plus any adjacent floodplain areas that must be kept free of
encroachment so that the 1% annual chance flood can be carried without substantial increases in flood

heights.

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

chance flood.

OTHER AREAS
ZONE X — Area to be determined outside of the 0.2% annual chance floodplain.
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CAUTION!

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

THIS DRAWING AND DESIGN ARE THE PROPERTY OF
PROFESSIONAL ENGINEERING ASSOCIATES, INC. THEY
ARE SUBMITTED ON THE CONDITION THAT THEY ARE
NOT TO BE USED, REPRODUCED, OR COPIED, IN
WHOLE OR IN PART, OR USED FOR FURNISHING
INFORMATION TO OTHERS, WITHOUT THE PRIOR
WRITTEN CONSENT OF PROFESSIONAL ENGINEERING
ASSOCIATES, INC. ALL COMMON LAW RIGHTS OF
COPYRIGHT AND OTHERWISE ARE HEREBY
SPECIFICALLY RESERVED. © 2010 PROFESSIONAL
ENGINEERING ASSOCIATES, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

3 FULL WORKING DAYS
BEFORE YOU DIG CALL

811

Know what's below
Call before you dig
MISS DJG System, Inc.

1-800-482-7171

(TOLL FREE)

www.missdig.net

PROFESSIONAL
ENGINEERING
ASSOCIATES

2430 Rochester Ct. Suite 100
Troy, Ml 48083-1872
Phone: (248) 689-9090
Fax: (248) 689-1044
website: www.peainc.com
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All utilities were located per field observations.

NW CORNER
SECTION 26

T2N, R1E NBB853'15"W (R 4 N . =
g ~EFTH RAM) 2000547 0)

BIG BEAVER ROAD

(204' PUBLIC RO.W.). _ _

.. _—SEE DETAL ON
*»” THIS SHEET

. PARCEL |]

R

_ SIGNIFICANT OBSERVATIONS

A Fence encroachment in the Southeast corner onto adjacent

property by 3.1+, see drawing for detail.

-~ MISCELLANEOUS NOTES

Bearings were established by holding a course of N88'53'15"W
along the North line of Section 26, per the description of record.

There was no observable evidence of cemeteries / burial grounds
on the subject property.

There is no observable evidence of site use as a solid waste HT. — 6'%

dump, sump or sanitary landfill. However, observations were not
made by a quadlified environmental specialist and are a matter of
interpretation.

Address information was obtained from public records.

Parcel | has direct access to Big Beaver Road a public road.
Parcel Il has access to Big Beaver Road, asphalt drive, through

Parcel |

e Rights of other parties over the Forty—three (43) foot easement for
ingress and egress along the Westerly side of Parcel | to and from
the land adjacent to and to the South thereof, and the terms,
conditions and provisions relative to said easement as set forth in
Warranty Deed recorded in Liber 6289, Page 757 and in Agreement
recorded in Liber 6289, Page 761. Affects subject property and is

plotted hereon.

Terms, conditions and provisions relative to the fifteen (15) foot

"/ sanitary sewer easement as set forth in the Warranty Deed recorded
in Liber 6289, Page 757 and in Agreement recorded in Liber 6289,
Page 761. Affects subject property and is plotted hereon.

@ Terms, conditions and provisions which are recited in Pipe Line
Easement in favor of The Imperial Oil Company Limited, recorded in
Liber 255, Page 623 and The Buckeye Pipe Line Company, an Ohio

corporation recorded in Liber 3271, Page 174 and in Liber 4990, Page
408. Assignment and Assumption of Rights of Way recorded in Liber

9705, Page 177 and in Liber 9705, Page 206.Assignment recorded in
Liber 8982, Page 416. Notice Pursuant to Act 200, P.A. 1945
recorded in Liber 4382, Page 670. (Liber 255, Page 623 & Liber
4382, Page 670 — unable to determine, document contains
insufficient to plot hereon. Liber 3271, Page 174 — does not affect
subject property and is not plotted hereon. Liber 4990, Page 408,
Liber 9705, Page 206 & Liber 9705, Page 177 affects subject

~ property and is plotted hereon.)

@ Easement in favor of the Oakland County Department of Public Works,

a Michigan Statutory Corporation for sanitary sewer, as recorded in
Liber 4521, Page 415. Does not affect subject property and is not
plotted hereon.

_ZONING INFORMATION

The surveyor was not provided with zoning information by the insurer §
pursuant to Table A Item 6b. s
S
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LEGEND OF SYMBOLS & ABBREVIATIONS

i

C—L BELLINGHAM ASSOCIATES LLC
| 2805 BELLINGHAM

H

= STORM- MANHOLE
= CATCHBASIN
= STORM LINE

= SANITARY MANHOLE
= SANITARY CLEANOUT
= SANITARY UNE

= ELECTRIC MANHOLE

= UTIUTY POLE

= GUY WMRE

oH = OVERHEAD UTILITY LINE

ve@® | @@ | @

] = UNDERGROUND UTILITY LINE

FD 1/2" IRON
(N CONC. BASE
OF FENCE POST

XX e XX X e X X mm X e X X X = X e X e X e X X X e X meny NOO*56°45

R—_ PETT IR AR eyt am— s —gg

ON \—CENTERUN
.B. PARCEL 1) E OF DITCH

— __ _800.00'KR) 800.60° (M) _ ettt

R.

= TRANSFORMER
= AC-UNIT
® = TELEPHONE MANHOLE
B = ROOF DRAIN
m = TELEPHONE PEDESTAL
B = ELECTRIC PEDESTAL
= ELECTRIC METER
) o = UGHT POLE

O = SIGN

/= = MONUMENT SIGN
@ = WATER MANHOLE
23] = WATER METER :

w = WATER UNE

(V) = WATER VALVE '
> = FIRE HYDRANT.

@ = MONITORING WELL

(o] = GAS METER
= GAS VALVE

72" CULVERT

[P.0.B. PARCEL I

CONC RIP RAP
0.47' E OF {5

NO ADDRESS
WEST LINE, EAST 15 FEET

No. 26125C0561G, which bears an effective date of January 16, 2009
and Is In a Special Flood Hozard Area. As shown on the FEMA website
http/ /nsc.femagov) by FIRMette created on November 1S5, 2011 we
have learned this community does currently participate in the progrom.
No field surveying was performed to determine this zone and an
elevation certificate may be needed to verify this determination or

upply for a variance from the Federal Emergency Management Agency.
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 RECORD DESCRIPTION

\_

Land situate}l in the City of Troy, County of Oakland, and State of Michigan,
described as;

PARCEL I:
Part of the East 1/2 of the Northwest 1/4 of Section 26, Town 2 North, Range
11 East, City of Troy, Oakland County, Michigan, described as: Beginning at a
point distani,‘1 North 88 degrees 53 minutes 15 seconds West, 849.37 feet from
the North 1/4 corner; thence South 00 degrees 56 minutes 45 seconds *Egst,
800 feet; thence South 88 degrees 53 minutes 15 seconds East, 325 feet;
thence South 00 degrees 56 minutes 45 seconds West, 456.13 feet; thence
North 70 degrees 02 minutes 13 seconds West, 397.45 feet; thence North 00
degrees 56 minutes 45 seconds East, 1127.71 feet; thence South 88 degrees 53
minutes 15 seconds East, 50.76 feet to the point of beginning, EXCEPT the
Northerly 102 feet of the most Westerly 50.76 feet, as conveyed to City of Troy
for Big Beaver Road by deed recorded in Liber 10375, Page 773.

PARCEL II:

Part of the North 1/2 of Section 26, Town 2 North, Range 11 East, City of Troy,
Oakland County, Michigan, described as: Beginning at a point distant North 88
degrees 53 minutes 15 seconds West, 524.37 feet and South 00 degrees 56
minutes 45 seconds West, 818.72 feet from the North 1/4 corner; thence South
88 degrees 53 minutes **55 seconds East, 800 feel; thence South 00 degrees
56 minutes 45 seconds West, 839.30 feet; thence North 64 degrees 10 minutes
05 seconds West, 497.19 feel; thence North 46 degrees 02 minutes 55 seconds
West, 200.22 feet; thence North 73 degrees 00 minutes 15 seconds West,
210.77 feet; thence North 00 degrees 56 minutes 45 seconds East, 437.41 feet
to the point: of beginning.

PARCEL Ill:

Fifteen foot sanitary sewer easement over the East 15 feet of the West 43 feet
of the following described parcel, being the easement retained in Warranty Deed
from Truck Terminal Realty Co. to Nolan Brothers, Inc., a Minnesota Corporation,
dated October 8, 1973, recorded May 13, 1974 in Liber 6289, Page 757, Oakland
County Records, over the following described land: Part of the Northwest 1/4
Section 26, Town 2 North, Range 11 East, City of Troy, Oakland County, Michigan,
more particularly described as beginning at a point distant North 88 degrees 53
minutes 15 seconds West, 900.13 feet and South 00 degrees 56 minutes 45
seconds West, 1127.71 feet from the North 1/4 comer of said Section 26;
thence So<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>