500 W. Big Beaver

PLANNING COMMISSION Troy, MI 48084
(248) 524-3364
MEETING AGENDA WWW.troymi.gov

planning@troymi.gov

REGULAR MEETING

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

November 13, 2012 7:00 P.M. Council Chambers

ROLL CALL

APPROVAL OF AGENDA

APPROVAL OF MINUTES - October 23, 2012 Special/Study Meeting

PUBLIC COMMENTS - For Items Not on the Current Agenda

SITE CONDOMINIUM DEVELOPMENTS

PRELIMINARY SITE PLAN REVIEW - Proposed Beachview Estates Site Condominium, 10
units/lots, West side of Beach Road, 1000’ South of Long Lake, Section 18, Currently Zoned
R-1A (One Family Residential) District

PRELIMINARY SITE PLAN REVIEW — Proposed Timbercrest Preserves Site Condominium,
14 units/lots, West of Dequindre, South of Wattles, West Side of Fernleigh Drive, Section 24,
Currently Zoned R-1C (One Family Residential) District

OTHER BUSINESS

APPROVAL OF 2013 PLANNING COMMISSION MEETING SCHEDULE

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.
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PLANNING COMMISSION SPECIAL/STUDY MEETING — DRAFT

OCTOBER 23, 2012

Chair Tagle called the Special/Study meeting of the Troy City Planning Commission to order
at 7:00 p.m. on October 23, 2012 in the Council Board Room of the Troy City Hall.

1. ROLL CALL

Present: Absent:

Donald Edmunds Philip Sanzica

Michael W. Hutson
Edward Kempen
Tom Krent
Gordon Schepke
Robert Schultz
Thomas Strat
John J. Tagle

Also Present:

R. Brent Savidant, Planning Director

Susan Lancaster, Assistant City Attorney

Ben Carlisle, Carlisle/Wortman Associates, Inc.

2. APPROVAL OF AGENDA

Resolution # PC-2012-10-069
Moved by: Schultz
Seconded by: Krent

RESOLVED, To approve the agenda as printed.

Yes: All present (8)
Absent: Sanzica

MOTION CARRIED

3. APPROVAL OF MINUTES

Resolution # PC-2012-09-070

Moved by: Edmunds

Seconded by: Krent

RESOLVED, To approve the minutes of the October 10, 2012 Regular meeting as
published.

Yes: All present (8)

Absent: Sanzica

MOTION CARRIED



PLANNING COMMISSION SPECIAL/STUDY MEETING — DRAFT OCTOBER 23, 2012

9.

PUBLIC COMMENT - Items not on the Agenda

There was no one present who wished to speak.

ZONING BOARD OF APPEALS (ZBA) REPORT

Mr. Strat missed the October ZBA meeting therefore there was no ZBA report.

DOWNTOWN DEVELOPMENT AUTHORITY (DDA) REPORT

There was no October DDA meeting therefore no DDA report.

PLANNING AND ZONING REPORT

Mr. Savidant reported there is a continued upswing for single family residential
development.

ZONING ORDINANCE TEXT AMENDMENT

ZONING ORDINANCE TEXT AMENDMENT (File Number ZOTA 244) — Miscellaneous
Zoning Ordinance Revisions

The Planning Commission discussed and reached consensus on four items:
1. Parking in front yard.

2. Regulations of extended stay facilities.

w

Spacing provisions for used automobile dealerships.

B

Rezoning Rochester Villas from R-1D to RT.

OTHER BUSINESS

PUBLIC COMMENT - Items on Current Agenda

There was no one present who wished to speak.
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10. PLANNING COMMISSION COMMENTS

There was general Planning Commission discussion.

The Special/Study meeting of the Planning Commission adjourned at 8:05 p.m.

Respectfully submitted,

John Tagle, Chair

R. Brent Savidant, Planning Director

G:\Planning Commission Minutes\2012 PC Minutes\Draft\2012 10 23 Special Study Meeting_Draft.doc



DATE: November 8, 2012

TO: Planning Commission

FROM: R. Brent Savidant, Planning Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW - Proposed Beachview Estates Site

Condominium, 10 units/lots, West side of Beach Road, 1000’ South of Long Lake,
Section 18, Currently Zoned R-1A (One Family Residential) District

The petitioner Mondrian Properties initially submitted the above referenced Preliminary Site Plan
Approval application for an 8-unit site condominium. The property is currently zoned R-1A (One
Family Residential) District. The Planning Commission considered this item at the June 26,
2012 Special/Study meeting and postponed the item for two weeks for the petitioner to come
back with an alternate plan that takes into consideration comments made at the meeting. The
petitioner requested postponement to provide him with time to investigate options.

The petitioner proposes an alternative site layout that utilizes the One-Family Cluster Option
(Section 10.04). The petitioner seeks a 20% density bonus, which requires that 50 percent of
the property be dedicated open space held in common ownership. The petitioner is providing
only 41% open space. Therefore the petitioner seeks a variance from this requirement from the
Zoning Board of Appeals.

The Planning Commission can discuss the item at the November 13, 2012 Regular meeting but
cannot take action until the Zoning Board of Appeals takes action on the variance request.

Attachments:
1. Maps
2. Report from Carlisle/Wortman Associates, Inc.
3. Minutes from June 26, 2012 Special/Study meeting (excerpt)
4. Minutes from July 10, 2012 Regular meeting (excerpt)

cc.  Applicant
File/Beachview Estates Site Condominium

G:\SUBDIVISIONS & SITE CONDOS\Beachview Estates Site Condominium Sec 18\Preliminary Review PC Memo 11 13
12.docx
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Beachview Estates Site Condominium
City of Troy Planning Department
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associates, inc. (7396621935 Fax

Date: October 24, 2012

Site Condominium Review
For
City of Troy, Michigan

Applicant: Joe Maniaci, Mondrian Properties

Project Name: Beachview Estates

Plan Date: October 12, 2012

Location: West side of Beach Road, south of W. Long Lake Road
Zoning: R1-A, One-family Residential District

Action Requested: Site Condominium Preliminary Approval, Cluster Option
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 preservation plan, wetlands letter, and application forms. The 6.02 acre site is
currently unimproved and encumbered with a regulated wetland and tree cover. The applicant intends
to gain approval for a 10-lot single family cluster detached site condominium project. By-right the 6.02
acre parcel could be developed into 8-units. Through the One-Family Cluster Option, the applicant is
seeking approval for two additional units; however the consideration of the density bonus requires a
variance from the Zoning Board of Appeals. See the procedure section below for more information.



Beachview Estates
October 26, 2012

Location of Subject Property:
West side of Beach Road, south of W. Long Lake Road.

Size of Subject Property:

The parcel is 6.02 net acres in area.

Proposed Uses of Subject Parcel:
Ten (10) detached, single family homes, developed through the One-Family Cluster Option.

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

Current Zoning:
The property is currently zoned R-1A, One-family Residential District.

Surrounding Property Details:

Direction Zoning Use
North R-1A, One-family Residential District. Single-family homes
South R-1A, One-family Residential District. Single-family homes
East R-1B, One-family Residential District Single-family homes
West R-1A, One-family Residential District. Single-family homes
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CLUSTER DEVELOPMENT BACKGROUND AND APPROVAL PROCEDURES

As permitted under section 10.04 the applicant is proposing to develop the site in a cluster format. The
cluster option allows innovation and greater flexibility in subdivision design in order to preserve open
space as undeveloped land, and ensure the permanent preservation of environmental resources and
other natural features.

Site condominiums are reviewed by the Planning Commission under Section 10.02 (Site Condominium
Project Regulations) and Article 8 (Site Plan Review) and do not require City Council approval. However,
as permitted in the cluster development provisions, the applicant is seeking a discretionary bonus to
increase the number of units up to 20%. This discretionary density bonus is granted by the City Council
based on a recommendation from the Planning Commission. The discretionary bonus is contingent
upon the applicant including a minimum of fifty (50) percent of the property to be dedicated open space
held in common ownership. Cluster developments that do not seek a density bonus only have to
provide thirty (30) percent open space.

The applicant is seeking a density bonus and only providing 41% open space. Because the applicant is
providing less open space than required to obtain a density bonus, the applicant is requesting from the
ZBA a variance from the 50% open space requirement to be eligible for consideration of the density
bonus. The proposed variance from the ZBA is only to allow the Planning Commission to consider and
the City Council the ability to grant such discretionary bonus. If the variance is granted, City Council still
has discretion to grant or deny the density bonus, and should only grant the bonus if there is a favorable
recommendation by the Planning Commission. If the variance is denied the applicant is not eligible for
the density bonus, unless the plans are revised to include at least 50 % of the property as open space.
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Procedure Flow Chart:

Planning Commission:

Board of Appeals.

Plan Commission preliminary reviews Site Condo application.
Cannot take action until Variance is considered by the Zoning

|

Zoning Board of Appeals Review:

Considers Variance.

If ZBA Denies Variance: If ZBA Grants Variance:

Applicant resubmits a revised site plan Planning Commission:

Planning Commission reviews
preliminary site plan. Makes
recommendation to City Council
regarding density bonus.

v

City Council:

City Council reviews Planning
Commission recommendation
regarding density bonus.

City Council Denies Bonus:

V

City Council Grants Bonus:

y

Applicant resubmits a revised site plan

Staff:

Staff administratively reviews final site
plan submittal
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SITE ARRANGEMENT AND DISCRETIONARY DENSITY BONUS

The basic premise of cluster development is the preservation of open space. At a minimum, cluster
development shall maintain a minimum of thirty (30) percent of the gross area of the site as dedicated
open space held in common ownership. In order to encourage cluster development applicants are able
to receive a discretionary bonus to increase the number of units up to 20%. The discretionary bonus is
granted by the City Council based on a recommendation from the Planning Commission. The applicants
are seeking the discretionary bonus to increase the total number of units from eight (8) to ten (10) units.
The discretionary bonus is contingent upon the following:
1. Include a minimum of fifty (50) percent of the property to be dedicated open space held in
common ownership.
2. Include at least one (1) of the following elements:
a. Incorporates sustainable design options specifically related to the proposed density increase
b. Provides a perimeter transition area of at least one hundred fifty (150) feet in width around
all borders of the development.
c. Donates or contributes land or amenities in order to provide a significant community benefit,
such as for a school, park, fire station, or similar community benefit.
d. Other similar elements that the City Council, after favorable recommendation from the
Planning Commission, determined to be of exceptional quality.

As noted the applicant is only providing 41% open space. If the applicant were to increase the open
space from 41% to 50%, in discussion with the applicant we believe that they would meet the second
requirement for density bonus eligibility by comply with the Sustainable Design Project requirement.

We strongly encourage the applicant’s attempt at providing a cluster development, and find that the
cluster provided by the applicant is a better designed project than what was proposed as a conventional
subdivision. The cluster development has permitted the applicant to provide open space in perpetuity
and preserve a significant number of trees. The cluster design proposed is a benefit not only to the
future owners of these units but also adjacent property owners. However, because this is an
undeveloped site we also find that there is an opportunity to increase the overall open space and
provide a cohesive neighborhood with accessible open space via:

e Reducing the rear yard of each lot and adding that area to common ownership;

e Reducing the side yard width between each building and/or providing shared driveways;

e Make the bio-retention/stormwater area more of a site amenity; and

e Providing a path between lots 6 and 7 to gain access to the large open space in the northeast
corner of the development.

Items to be addressed: Potential items to be addressed by applicant are contingent upon the granting of
the variance by the Zoning Board of Appeals.

AREA, WIDTH, HEIGHT, SETBACKS and REGULATORY FLEXABILITY

The proposed site condominium consists of 10-units with lot sizes ranging between 11,094 square feet
to 13,820 square feet. The average lot size is 11,944 square feet. The intent of the cluster development
provisions is to relax the typical R-1A district bulk requirements in order encourage a less sprawling form
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of development. As set forth in 10.05.E the applicant is able seek specific departures from the
dimensional requirements of the Zoning Ordinance for yards and units as a part of the approval process.
The table below outlines the bulk requirements for cluster development:

Density Overall density shall not exceed | Applicant seeking 10 | 8 units is permitted based on
the number of residential cluster | units underlying zoning, applicant
units as developed under a seeking density bonus of two
conventional subdivision, unless additional units

a density bonus has been
granted by City Council.

Perimeter Setback Equal to the rear yard setback 53 foot minimum Complies
requirement for the underlying
zoning district of the property
directly adjacent to each border

=40 feet

Front Setback 20 foot setback 25 foot minimum Compiles

(building)

Rear Setback (building) | 25 foot setback 48 foot minimum Complies

Side Setback (building) | 7.5 foot setback 35 foot minimum Complies

Open Space 30% / 50% 41% Applicant complies with minimum

Requirements: open space requirements.
Applicant is deficient in open

Minimum Percentage / space for density bonus.

Minimum Percentage

for Density Bonus

Open Space 100 feet in depth 88 feet in depth Applicant is deficient in open

Requirements: space depth adjacent to Beach
Road. At its discretion, the City

Open space depth Council, after favorable

adjacent to exterior recommendation from the

roads Planning Commission, may permit

either minor reductions in width
or variations in width of the open
space along exterior roads.

If the applicant were able to provide the required open space, we would encourage the Planning
Commission to consider granting a favorable recommendation to permit the minor open space depth
reduction along Beach Road.

Items to be addressed: Potential items to be addressed by applicant are contingent upon the granting of
the variance by the Zoning Board of Appeals.

SITE ACCESS AND CIRCULATION

Vehicular access:
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Access to all ten (10) lots will be from a newly constructed public road off of Beach Road aptly named
“Beachview Court”. The proposed Beachview Court meets all public road requirements; however the
City Traffic Engineering Department notes that:
1. The applicant shall show and maintain the 25’ x 25’ corner clearance on both sides of the new
intersection of Beachview Court and Beach Road.
2. An access drive to the detention basin will need to be provided.

These items will be addressed in final engineering.

Pedestrian access:

The applicant is providing a 5-foot wide sidewalk along the entire length of the newly created Beachview
Court; however has not shown a sidewalk along Beach Road. In previous submittals, the applicant did
show a 5-foot wide sidewalk along Beach Road. The applicant should indicate if they are not proposing
a sidewalk along Beach Road. If they are not providing a sidewalk they must seek a waiver from the
Traffic Committee.

Items to be Addressed: Provide a 5-foot wide sidewalk along Beach Road or seek a waiver from the
Traffic Committee.

NATURAL RESOURCES

The subject property is currently unimproved and is encumbered with one regulated wetland and tree
stands.

Wetlands:

Wetland “A” is located in the southwest corner of the lot, adjacent to the area proposed for stormwater
management. Based a submitted letter from Professional Engineering Associates, Wetland “A” is a
regulated wetland due to its location within 500’ of a stream. As a result, the applicant is required to
take the appropriate measures to protect this wetland. Prior to final site plan approval the applicant is
required to receive the appropriate permits from MDEQ, Oakland County Soil Erosion, Oakland County
Water Resources Commissioner, City of Troy, and any other appropriate body.

Trees:

Through the cluster design the applicant proposes to preserve a significant more number of individual
trees and tree stands than previous submittals. More importantly by maintaining common open space
in perpetuity, the trees along the perimeter of the site and those in the northeast corner of the site will
remain for their natural life unless removed by action of the common homeowners association.

Items to be Addressed: 1.) Obtain all appropriate wetland permits from MDEQ, Oakland County Soil

Erosion, Oakland County Water Resources Commissioner, City of Troy, and any other appropriate body
prior to final site plan approval

LANDSCAPING

\‘ ‘
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The Landscape Plan includes thirty-three (33) Norway Spruces to be planted as screening along Beach
Road and a combination of five (5) Sugar Maples, seven (7) Red Maple, and seven (7) Red Oak along the
newly created Beachview Court. All proposed species fall within Troy regulations and are not
prohibited. In addition the proposed new planting, due to the cluster design the applicant is able to
preserve a number of significant trees on site.

Though not required by ordinance, the applicant has shown the installation of twenty (20) Norway
Spruces along the southern property line as part of an agreement with the adjacent property owner.
The twenty (20) Norway Spruces are only shown on the Site Plan (Sheet P1) and should also be shown
on the Landscape Plan.

Site condominium and subdivision landscaping are regulated by Section 13.02.F.2.

Frontage Screening Beach Road: One | 33 Spruce Complies
evergreen tree for
every 10 lineal feet = 33
trees

Greenbelt Street Trees Beachview Court: 1 tree | 19 street trees (5 Sugar | Complies

for every 50 linear feet

Maples, 7 Red Maple,

=19 trees

and 7 Red Oak)

The applicant has provided the required evergreen screen along Beach Road and the required greenbelt
planting along Beachview Court. While, the applicant complies with all landscaping requirements, the
applicant should relocate the proposed Red Maple that is located where the required access drive to the
detention facility will be placed.

Items to be Addressed: Relocate the proposed Red Maple that is located where the required access drive
to the detention facility will be placed.

STORMWATER DETENTION

The applicant’s stormwater detention will connect to a storm sewer approximately 240 feet south of the
site through the adjacent southern property. The applicant has received an easement from the adjacent
south side property owner. The Engineering Department has reviewed the proposed detention facility
and offers the following comments:

1. Size the detention area for a 25-year storm.

2. An easement for detention outlet must be granted to the City of Troy; and

3. Ensure that the proposed detention outlet is spaced a great enough distance to be able to be

bored underneath the existing natural water course and have enough cover.

These issues will be addressed in final engineering.

Items to be Addressed: None
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RECOMMENDATIONS

We strongly encourage the applicant’s attempt at providing a cluster development, and find that the
cluster subdivision provided by the applicant is a better designed project than what was proposed as a
conventional subdivision. The cluster development has permitted the applicant to provide open space
in perpetuity and preserve a significant number of trees. The cluster design proposed is a benefit not
only to the future owners of these units but also adjacent property owners. However, because this is an
undeveloped site we also find that there is an opportunity to increase the overall open space and
provide a cohesive neighborhood with accessible open space via:

e Reducing the rear yard of each lot and adding that area to common ownership;

e Reducing the side yard width between each building and/or providing shared driveways;

e Make the bio-retention/stormwater area more of a site amenity; and/or

e Providing a path between lots 6 and 7 to gain access to the large open space in the northeast
corner of the development.

ot o

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




PLANNING COMMISSION SPECIAL/STUDY MEETING — FINAL JUNE 26, 2012

SITE CONDOMINIUM DEVELOPMENT

8. PRELIMINARY SITE PLAN REVIEW — Proposed Beachview Estates Site Condominium,
8 units/lots, West side of Beach Road, 1000’ South of Long Lake, Section 18, Currently
Zoned R-1A (One Family Residential) District

Mr. Carlisle gave a report on the proposed site condominium development and stated
the proposed development meets all Zoning Ordinance requirements. Mr. Carlisle
recommended approval contingent on the applicant satisfying the requirements as
noted in his report, dated June 21, 2012.

Mr. Savidant announced correspondence was received by Ali Bazoun of 4855 Beach, of
which the Board members received a copy in their agenda packet.

Chair Tagle opened the floor for public comment.

Kathy Kolbe, 4699 White Oaks Court, Troy; addressed public notification of meeting,
natural beauty of site, proposed sidewalk, elevations and construction traffic.

Ali Bazoun, 4855 Beach Road, Troy; addressed house representation on site plan and
asked petitioner to consider landscape buffer for his property.

Paul Bringer of Dawda, Mann, Mulcahy & Sadler, PLC, 39533 Woodward Avenue,
Bloomfield Hills; represents John Abbott of 4751 Beach Road and submitted
correspondence dated June 26, 2012.

Chair Tagle closed the floor for public comment.

The petitioner, Joe Maniaci of Mondrian Properties, and Jeremy Carnahan, project civil
engineer of Professional Engineering Associates, were present.

There was discussion on:

Preservation of trees/aesthetics of site.
Stormwater detention; drainage; grading.
Cluster development option as alternative.
Creative development.

Abutting residential property to south and north.
Potential for sidewalk waiver.

Elimination of berm.

Detention basin maintenance.

Resolution # PC-2012-06-040
Moved by: Hutson
Seconded by: Krent

RESOLVED, That Preliminary Site Condominium Approval, pursuant to Article 8 and
Section 10.02 of the Zoning Ordinance, as requested for Beachview Estates Site

1



PLANNING COMMISSION SPECIAL/STUDY MEETING — FINAL JUNE 26, 2012

Condominium, 8 units/lots, West side of Beach Road, South of Long Lake, Section 18,
within the R-1A (One Family Residential) District, be granted, subject to the following:

1. Obtain all appropriate wetland permits MDEQ, Oakland County Soil Erosion,
Oakland County Water Resources Commissioner, City of Troy, and any other
appropriate body prior to final site plan approval.

2. Selectively clear only those trees necessary and attempt to preserve as many
significant trees as possible.

3. Show the proposed twenty (20) Norway Spruce allocated along the southern
property line on the Landscape Plan.

Discussion on the motion on the floor.

Resolution # PC-2012-06-041
Moved by: Edmunds
Seconded by: Schepke

RESOLVED, To amend the Resolution to postpone the item for two weeks for the
developer to come back with an alternate plan that takes into consideration comments
made at tonight’'s meeting.

Vote on the substitute motion on the floor.

Yes: Edmunds, Krent, Schepke, Schultz, Strat, Tagle
No: Hutson
Absent: Sanzica

MOTION CARRIED

Mr. Hutson said he opposes a postponement because the site plan meets all Zoning
Ordinance requirements.

G:\SUBDIVISIONS & SITE CONDOS\Beachview Estates Site Condominium Sec 18\Minutes\2012 06 26 PC SS Meeting_Draft_Excerpt.doc



PLANNING COMMISSION REGULAR MEETING — FINAL JULY 10, 2012

SITE CONDOMINIUM DEVELOPMENT

7. PRELIMINARY SITE PLAN REVIEW - Proposed Beachview Estates Site
Condominium, 8 units/ lots, West side of Beach Road, 1000’ South of Long Lake,
Section 18, Currently Zoned R-1A (One Family Residential)

Mr. Savidant gave a brief review of the application. Mr. Savidant said the
petitioner is making a strong effort toward an alternative plan to incorporate
Planning Commission comments expressed at the June 26, 2012 Special/Study
meeting.

The petitioner requested a postponement of the item to allow additional time to
work on an alternative plan.

Resolution # PC-2012-07-047
Moved by: Sanzica
Seconded by: Schepke

RESOLVED, To postpone the item until such time that the applicant submits a
complete site plan application.

Yes: All present (5)
Absent: Schultz, Strat, Tagle

MOTION CARRIED



LEGAL DESCRIPTION

Part of the northwest 1/4 of Section 18, T. 2 N., R. 11 E., City of Troy, Oakland County,
Michigan, commencing at the North 1/4 comer of Section 18; thence along the north/south 1/4
line S 00°00'25" E, 838.80 feet to the Point of Beginning; thence continuing S 00°00'25" E,
391.05 feet; thence N 89°52'48" W, 607.22 feet to a point on the east line of "Countryside
Estates No. 1" (L. 95, P. 27); thence dlong said line and also the east line of "Countryside
Estates™ (L. 82, P. 9) N 00°49'00" E, 421.49 feet; thence S 89°50'25" E, 180.00 feet; thence
S 00°49'00" W, 30.00 feet; thence S 89°50'25" E, 421.59 feet to the Point of Beginning,
containing 5.55 acres and subject to the rights of the public and of any governmental unit in
any part of the land token, used or deeded for road purposes and subject to easements and

restrictions of record.

SITE BENCHMARK

SET P.K. IN SOUTHWEST
FACE OF UTILITY POLE
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CITY OF TROY, JOB #88—4—01.1 DATED 1/4/90

N 1/4 CORNER
SECTION 18

T.2N., R.11E.
FND. 1—1/4" 1.B.

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 ASSQCIATES, 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. © 2012 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 CONTINUQUSLY 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 DfG System, Inc.

1-800-482-7171 www.missdig.net

(TOLL FREE)

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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LEGAL DESCRIPTION

Michigan, commencing at the North 1/4 comer of Section 18; thence along the north/south 1/
line S 00°00'25" E, 838.80 feet to the Point of Beginning; thence continuing S 00°00'25" E,
391.05 feet; thence N 89°52'48" W, 607.22 feet to a point on the east line of "Countryside
Estates No. 1" (L. 95, P. 27); thence dlong said line and also the east line of "Countryside
Estates™ (L. 82, P. 9) N 00°49'00" E, 421.49 feet; thence S 89°50'25" E, 180.00 feet; thence
S 00°49'00" W, 30.00 feet; thence S 89°50'25" E, 421.59 feet to the Point of Beginning,
containing 5.55 acres and subject to the rights of the public and of any governmental unit in
any part of the land token, used or deeded for road purposes and subject to easements and
restrictions of record.

Part of the northwest 1/4 of Section 18, T. 2 N., R. 11 E., City of Troy, Oakland County, *‘

SITE BENCHMARK PRIMARY SOIL TYPE: MARLETTE SANDY LOAM
SET PK. IN SOUTHWEST AND OSHTEMO—BOYER LOAMY SANDS PER

OAKLAND COUNTY SOIL SURVEY ISSUED MARCH
FACE OF UTILITY POLE 1982. NO GEOTECHNICAL INVESTIGATION HAS
ELEV. = 804.65 BEEN PERFORMED BY OWNER.

REFERENCE BENCHMARKS

1. NORTH CORNER OF WEST
WINGWALL OF BRIDGE AT
BEACH RD. AND ROUGE
RIVER CROSSINGS.

ELEV. = 773.25 NAVD88 DATUM

2. ARROW ON HYDRANT 600'
NO. OF BRIDGE AT BEACH
RD. AND ROUGE RIVER —
EAST SIDE OF BEACH,
OPPOSITE RED FOX TRAIL.

ELEV. = 780.44 NAVD88 DATUM

3. ARROW ON HYDRANT 1200'
NO. OF BRIDGE AT BEACH RD.
AND ROUGE RIVER

ELEV. = 787.26 NAVD88 DATUM

NOTES:

THE SANITARY SEWER SYSTEM WILL OUTLET TO AN EXISTING 8" SEWER ON THE WEST SIDE OF
BEACH ROAD.

THE WATER SYSTEM WILL CONNECT TO THE EXISTING 16" WATER MAIN ON THE EAST SIDE OF
BEACH ROAD.

STORMWATER WILL BE COLLECTED IN AN UNDERGROUND SYSTEM AND DETAINED IN A DETENTION
BASIN ON THE SOUTH SIDE OF THE PROPERTY WHICH WILL HAVE A RESTRICTED OUTLET TO A
STORM SEWER APPROXIMATELY 240' SOUTH OF THE SITE.

PAVEMENT SHALL BE 28' WD. BACK TO BACK, 7" THICK PORTLAND CEMENT CONCRETE WITH A
4" INTEGRAL, MOUNTABLE CURB AND GUTTER.

SOIL EROSION CONTROL WILL BE PROVIDED PER THE O.C.W.R.C. AND CITY OF TROY
REQUIREMENTS.

IMPROVEMENTS IN THE BEACH ROAD RIGHT—OF—WAY WILL BE DONE IN ACCORDANCE WITH THE
CITY OF TROY DESIGN STANDARDS.

EXISTING AND PROPOSED 100 YEAR FLOOD PLAIN LIMITS SHOWN AS COMPUTED IN A HYDRAULIC
STUDY PREPARED BY SPALDING—DEDECKER ASSOCIATES, INC., DATED APRIL 3, 2000 AND
ACCEPTED BY THE CITY OF TROY ENGINEERING DEPARTMENT IN A LETTER DATED APRIL 6, 2000.

THE MICHIGAN DEPARTMENT OF ENVIRONMENTAL QUALITY HAS DETERMINED THAT IT DOES NOT
HAVE JURISDICTION OVER THE FLOODPLAIN IN THIS AREA IN A LETTER DATED FEBRUARY 13,
1999.

TREES AND ANY RETAINING WALL ADJACENT TO THE ABBOTT PROPERTY ARE TO BE MAINTAINED
IN GOOD CONDITION, AND REPAIRED AND REPLACED, IF AND WHEN NECESSARY, IN PERPETUITY,

AT THE SOLE COST AND EXPENSE OF THE DEVELOPER, AND SUBSEQUENTLY THE CONDOMINIUM

ASSOCIATION, FOR THE BENEFIT OF THE ABBOTT PROPERTY.

SOME PART OF THE HOUSE ON PROPOSED UNIT 2 WILL TOUCH A 25' FRONT SETBACK FROM
THE SIDEWALK. THE DEVELOPER WILL USE ITS BEST EFFORTS TO CAUSE SOME PART OF THE
HOUSES TO BE CONSTRUCTED ON PROPOSED UNITS 1 AND 3 TO TOUCH A 25' FRONT SETBACK
FROM THE SIDEWALK FOR EACH OF THOSE UNITS.

THE GRADES SHOWN ON THE SITE PLAN APPLICATION WILL NOT BE RAISED MORE THAN 18" IF
REQUIRED DURING THE PREPARATION OF THE FINAL ENGINEERING PLANS.

THE PROPOSED DETENTION BASIN AND OUTLET FROM THE PROPOSED DETENTION BASIN TO THE
EASEMENT THAT WILL RUN ACROSS THE ABBOT PROPERTY WILL INCLUDE AN APPROPRIATE
OUTFLOW RESTRICTOR SYSTEM THAT WILL BE DESIGNED TO CONTROL THE RATE OF THE FLOW OF
WATER THROUGH THE ABBOTT PARCEL. DEVELOPER WILL PROVIDE FOR APPROPRIATE
RESTORATION OF THE SITE.

THE PROPOSED STORM DRAIN AND EASEMENT ACROSS THE ABBOTT PROPERTY WILL BE LOCATED
IN SUCH A MANNER AS TO ATTEMPT TO MINIMIZE THE IMPACT TO THE EXISTING TREES ON THE

ABBOTT PROPERTY, WHICH MAY CAUSE THE FINAL EASEMENT LOCATION TO BE SLIGHTLY NORTH

OF THE CURRENT LOCATION SHOWN ON THE SITE PLAN.

IN THE EVENT THE DETENTION BASIN AND THE EASEMENT ACROSS THE ABBOTT PROPERTY ARE
NOT OWNED BY THE CITY OF TROY, THE DETENTION BASIN AND THE OUTFLOW RESTRICTOR
SYSTEM ARE TO BE MAINTAINED IN GOOD CONDITION, AND REPAIRED AND REPLACED, IF AND
WHEN NECESSARY, IN PERPETUITY, AT THE SOLE COST AND EXPENSE OF THE DEVELOPER, AND
SUBSEQUENTLY THE CONDOMINIUM ASSOCIATION, FOR THE BENEFIT OF, AND TO AVOID FLOODING
ON, THE ABBOTT PROPERTY.

MR. ABBOTT SHALL BE GIVEN APPROPRIATE NOTICE BEFORE ANY WORK IS PERFORMED ON HIS
PROPERTY. APPROPRIATE EVIDENCE OF INSURANCE SHALL BE DEUVERED TO MR. ABBOTT FROM
THE DEVELOPER AND ALL CONTRACTORS WORKING ON THE ABBOTT PROPERTY PRIOR TO ANY
WORK BEING PERFORMED, AND ALL WORK TO BE DONE ON THE ABBOTT PROPERTY SHALL BE
DONE IN A MANNER THAT CAUSES THE LEAST POSSIBLE DISRUPTION TO THE USE OF THE
ABBOTT PROPERTY.

NO WORK WHATSOEVER SHALL BE PERFORMED IN THE BEACH ROAD RIGHT—OF—WAY ALONG THE

FRONTAGE OF THE ABBOTT PROPERTY WITHOUT THE MUTUAL AGREEMENT OF THE DEVELOPER CENTER OF SECTION

18 T.2N., R.11E.
(L.31082, P.733)

AND THE OWNER OF THE ABBOTT PROPERTY.
HOUSES TO BE CONSTRUCTED WITHIN BEACHVIEW ESTATES SHALL CONTAIN A MINIMUM OF 3,000

OFF-SITE STORM.
SEWER EASEMENT

EASEMENT

WETLAND CONSERVATION

WETLAND LlMITS AS FLAGGED

NORWAY SPRUCE, 18" TO 22"TALL, 10']
TO 15' WIDE, CENTERED 10' TO 15
DEPENDING ON WIDTH, (20 EA.). TREES
- |TO BE INSTALLED AFTER THE
DEVELOPMENT IMPROVEMENTS HAVE |
BEEN SUBSTANTIALLY COMPLETED, BUT |
“+]IN ANY EVENT BEFORE NOV. 1, 2013.

PROPOSED' 5'
CONC. SIDEWALK-

REAR YARD SETBACK FROM
PROPERTY BOUNDARY FOR .~
HOUSE ON UNIT 2 SHALL BE 55'
AND REAR YARD SETBACK FOR
DECK ON UNIT 2 SHALL BE-45
FROM PROPERTY BOUNDARY

BEACHVIEW COURT

PROVIDE 1' BERM NEAR
SOUTH PROPERTY
BOUNDARY

OVERLAND DRAINAGE

PATTERN TO BE DESIGNED .

TO MINIMIZE DISTURBANC

OF TREES AND OPEN SPACE

33' R.O.W.
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— SIGN TO NORMAL WORKING HOURS, AND CONSTRUCTION
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OF WORK ON THIS PROJECT EXCEPTING LIABILITY
A@HALT ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
ASPH. PROFESSIONAL.
STADARD HEAVY  DEP 3 FULL WORKING DAYS
CRAVEL SHOULDER BEFORE YOU DIG CALL
SANITARY SEWER CITY OF TROY, JOB #88—4—01.1 DATED 1/4/90 8
Know what's below
[ 1] 1 .
Call before you dig
IN ORDER TO ASSURE THAT THE PREMISES WILL BE PERPETUALLY PRESERVED IN ITS PRESENT MISS DfG System, Inc.
NATURAL AND UNDEVELOPED CONDITION, THE FOLLOWING RESTRICTIONS ARE IMPOSED: L
1. THERE SHALL BE NO CHANGE IN THE USE OR USES OF THE PREMISES THAT EXIST AS OF THE DATE ?T'O%OFQEI:}S2'71 71 www.missdig.net

33' R.O.W.

OF THIS CONVEYANCE.

2. THERE SHALL BE NO DISPLAY OF BILLBOARDS, SIGNS OR OTHER ADVERTISEMENTS ON THE PREMISES,
EXCEPT TO PROVIDE WARNINGS.

3. THERE SHALL BE NO CONSTRUCTION, PLACEMENT OR MAINTENANCE OF ANY WALKWAY, PATH, SIDEWALK,
OR TRAIL OF ANY KIND OR NATURE ON THE PREMISES.

4. THERE SHALL BE NO BUILDING OR OTHER TEMPORARY OR PERMANENT STRUCTURE CONSTRUCTED,
PLACED, OR PERMITTED TO REMAIN ON THE PREMISES.

5. THERE SHALL BE NO ACCUMULATIONS OR DUMPING OF SOIL, SAND, GRAVEL, CONCRETE, ROCK OR
OTHER MINERAL OR FILL MATERIAL OR SUBSTANCE, TRASH, GARBAGE, CONSTRUCTION MATERIALS OR
EQUIPMENT, HAZARDOUS WASTE OR OTHER POLLUTANTS, YARD WASTE, ASHES, GARBAGE, VEHICLE
Eg[E)IEgEgR PARTS, ABANDONED PROPERTY OR OTHER UNSIGHTLY OR OFFENSIVE MATERIAL ON THE

MISES.

6. THERE SHALL BE NO ALTERATION OR MANIPULATION OF THE TOPOGRAPHY OR THE NATURAL MINERAL
SOIL ON THE PREMISES. ALL FILLING, EXCAVATING, MINING, DRILLING, REMOVAL OF TOPSOIL, SAND,
GRAVEL, ROCK, OR MINERALS IS PROHIBITED.

7. THERE SHALL BE NO CONSTRUCTION OR PLACEMENT OF FENCES, SCREENS, HEDGES, WALLS OR OTHER
SIMILAR BARRIERS ON THE PREMISES.

8. THERE SHALL BE NO REMOVAL OR DESTRUCTION OF TREES, SHRUBS, PLANTS AND OTHER VEGETATION,
EXCEPT FOR THE REMOVAL OF VEGETATION WHICH CONSTITUTES A SAFETY, HEALTH, OR ECOLOGICAL
HAZARD.

9. THERE SHALL BE NO ALTERATION OR MANIPULATION OF NATURAL WATER COURSES, SHORES, MARSHES,
SWAMPS, WETLANDS OR OTHER WATER BODIES LOCATED ON THE PREMISES.

10. THERE SHALL BE NO OPERATION OR STORAGE OF TRUCKS, AUTOMOBILES, DUNE BUGGIES, ALL—TERRAIN
VEHICLES, MOTORCYCLES, MOTORBIKES, SNOWMOBILES, BULLDOZERS, BACKHOES, OTHER MOTORIZED
VEHICLES OR MECHANICAL EQUIPMENT ON THE PREMISES.

11. THERE SHALL BE NO INDUSTRIAL OR COMMERCIAL ACTIVITIES CONDUCTED ON THE PREMISES.

12. THERE SHALL BE NO SEPARATION OR SPLIT-OFF OF LOTS, PIECES, OR PARCELS FROM THE PREMISES;
PROVIDED, HOWEVER, THAT THE GRANTEE(S) MAY GRANT TO A PUBLIC BODY OR BODIES OPEN—SPACE,
CONSERVATION OR HISTORIC PRESERVATION EASEMENTS WHICH APPLY TO ALL OR PART OF THE
PREMISES.

THE RESTRICTIONS SET FORTH HEREIN, INCLUDING THE BENEFITS AND BURDENS, SHALL RUN
WITH THE LAND AND BE BINDING UPON THE HEIRS, TRANSFEREES, SUCCESSORS AND ASSIGNS OF THE
PARTIES. |

N 1/4 CORNER

,—POINT OF BEGINNING

SQUARE FEET OF FLOOR AREA, EXCLUDING GARAGES.

ALL SUBDIVISION DEVELOPMENT IMPROVEMENTS SHALL BE SUBSTANTIALLY INSTALLED AND e—-—~‘/l— - AR —
S OO°OO 25" B 142

COMPLETED, EXCEPTING ONLY PUNCH LIST OR MINOR ITEMS, WITHIN ONE YEAR OF THE DATE ON

S :
S 00° 00 25" E _ 391.05

WHICH FINAL ENGINEERING APPROVAL IS GRANTED BY THE CITY.

THE MASTER DEED FOR BEACHVIEW ESTATES WILL INCLUDE A PROVISION THAT WILL CAUSE THE
CONDOMINIUM ASSOCIATION FOR BEACHVIEW ESTATES TO BE BOUND BY APPLICABLE OBLIGATIONS
AND RESTRICTIONS SET FORTH IN THESE NOTES.

SECTION 18

T.2N., R.11E.
FND. 1-1/4" 1.B.

NORTH — SOUTH 1/4 LINE

S 00° 00' 25" E  838.80"

OPEN SPACE CALCULATION:
GROSS SITE AREA: 5.63 ACRES

OPEN SPACE PROVIDED: 2.31 ACRES (41%)

PROFESSIONAL
ENGINEERING
ASSOCIATES

2430 Rochester Ct. Suite 100
Troy, Ml 48083-1872
Phone: (248) 689-9090
Fax: (248) 689-1044
website: www.peainc.com

DNH

P.M.

50215 SCHOENHERR
SHELBY TOWNSHIP, M| 48315
PRELIMINARY SITE PLAN
BEACHVIEW ESTATES SITE CONDOMINIUM
JEC [SUR.  Rs

| DN.

L: \2011Proj\2011150 Beachview—DNH\Dwg\Cluster Option\(P—1) PRELIM SITE PLAN-11150.dwg

MONDRIAN PROPERTIES
CITY OF TROY, OAKLAND COUNTY, MICHIGAN

A PART OF THE N.W. 1/4 OF SECTION 18, T-2N., R-11E.
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NOTE: PLANT SO THAT TOP OF ROOT
BALL IS FLUSH TO GRADE OR 1-2"
HIGHER IF IN POORLY DRAINED SOILS.

NOTE: SECURE TREE WRAP WITH
BIODEGRADABLE MATERIAL AT
TOP & BOTTOM, REMOVE AFTER
FIRST WINTER.

3 — 2" x 2" HARDWOOD
STAKES DRIVEN (MIN. 187)
FIRMLY INTO SUBGRADE
PRIOR TO BACKFILLING.

WITH 2°—3" WIDE FABRIC
STRAPS, CONNECT

FROM TREE TO STAKE.
REMOVE AFTER ONE (1) YEAR,
ALLOW FOR FLEXIBILITY.

(DO NOT USE WIRE & HOSE.)

SHREDDED HARDWOQD
BARK MULCH TO DRIPLINE.
3" DEEP AND LEAVE

3" CIRCLE OF BARE

SOIL AROUND TREE TRUNK.

SPECIFIED PLANTING MIX,
WATER & TAMP TO

REMOVE AIR POCKETS o B DO NOT PLACE MULCH
AMEND SOIL PER SITE AR Y IN CONTACT WITH TREE TRUNK.
CONDITIONS AND TREE Eli=I=0 | ( | {=I] FORM_SAUCER AROUND
REQUIREMENTS. : PLANT P

|

NOTE: STAKING AS REQUIRED. REMOVE ALL BURLAP

|
STAKE PLANTS WITHIN 24 HOURS.  HIHITHTEN FROM TOP 1/3 OF
REMOVE STAKE AND STRAPS HHEE ROOTBALL. DISCARD ALL
AFTER 1 GROWING SEASON. 12° NON—BIODEGRADABLE MATERIAL
P OFF—SITE.

NOTE: DO NOT PRUNE TERMINAL
LEADER PRUNE ONLY DEAD
BROKEN BRANCHES.

PLACE ROOTBALL ON
UNEXCAVATED OR TAMPED SOIL.

DECIDUOUS TREE PLANTING DETAIL

NOT TO SCALE

NOTE: PLANT SO THAT TOP OF ROOT
BALL IS FLUSH TO GRADE OR 1-2"

HIGHER IF IN POORLY DRAINED SOILS.

x 2" HARDWOOD STAKES
DRIVEN MIN. 18") FIRMLY
INTO SUBGRADE PRIOR
TO BACKFILLING.

FORM SAUCER WITH
4” CONTINUOUS RIM

SPECIFIED PLANTING MIX,
WATER & TAMP TO
REMOVE AIR POCKETS.
AMEND SOIL PER SITE
CONDITIONS AND TREE
REQUIREMENTS.

NOTE: STAKING AS REQUIRED.
STAKE PLANTS WITHIN 24 HOURS.
REMOVE STAKE AND STRAP AFTER
1 GROWING SEASON.

EVERGREEN TREE PLANTING DETAIL

NOT TO SCALE

STAKE JUST BELOW BRANCHES WITH

CONNECT FROM TREE TO STAKE,
OPPOSITE FROM EACH OTHER, AND
ALLOW FOR FLEXIBILITY,

REMOVE AFTER ONE (12| YEAR.
(DO NOT USE WIRE OSE)

SHREDDED HARDWOOD
BARK MULCH TOA\[/)ERIPLINE

CIRCLE
SOIL AROUND TREE TRUNK.
DO NOT PLACE MULCH
IN CONTACT WITH TREE TRUNK.

REMOVE ALL BURLAP

FROM TOP 1/3 RD. OF ROOTBALL.
DISCARD OFF— SITE ALL
NON—BIODEGRADABLE MATERIAL.

PLACE ROOT BALL ON UNEXCAVATED
OR TAMPED SOIL

TREE PLANT LIST:
QUANTITY KEY SYMBOL

COMMON NAME

5 AS2.5
7 AR2.5
7 QR2.5

QUANTITY KEY SYMBOL

Sugar Maple
Red Maple
Red Oak

COMMON NAME

33 PAB

Norway Spruce

CENTER OF SECTION
18 T.2N., R.11E.

(L.31082, P.733)

KEY:
o " ) = RIGHT OF WAY TREES
SCIENTIFIC NAME SIZE SPEC %
Acer saccharum 'Green Mountain’ 2.5" Cal. B&B
= STREET TREES
Acer rubra 2.5" Cal. B&B
Quercus rubra 2.5"Cal. B&B =SOD LAWN
(CONTRACTOR SHALL REPLACE ALL DISTURBED
AREAS WITH LAWN. FIELD VERIFY LIMITS OF
DISTURBANCE. )
= STORMWATER SEED MIX
SCIENTIFIC NAME SIZE SPEC BY J.F. NEW
p. 574-586-2412
Picea abies 8 Mt B&B
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REVISIONS

LOCATION MAP

LANDSCAPE CALCULATIONS:
PER CITY OF TROY ZONING ORDINANCE

RIGHT OF WAY / BUFFER ZONE

REQUIRED: 1 TREE / 10 LF
331 LF / 10 LF = 33 TREES

PROVIDED: 33 EVERGREEN TREES

STREET TREES

REQUIRED: 1 TREE / 50 LF
942 LF / 50 LF = 19 TREES

PROVIDED: 19 TREES

GENERAL LANDSCAPE NOTES:

1. Landscape contractor shall visit site, inspect existing site
conditions and review proposed planting and related work. In case
of discrepancy between plan and plant list, plan shall govern
quantities. Contact Landscape Architect with any concems.

2. Contractor shall verify locations of all on site utilities prior to
beginning construction on his/her phase of work. Electric, gas,
telephone, cable television may be located by calling MISS DIG
1—-800—482—-7171. Any damage or interruption of services shall be
the responsibility of Contractor. Contractor shall coordinate all
related activities with other trades on the job and shall report any
unacceptable job conditions to Owner’s Representative prior to
commencing.

3. Al plant material to be premium grade nursery stock and shall
satisfy American Association of Nurserymen standard for Nursery
Stock. All landscape material shall be Northern Grown, No. 1. Grade.

4. Contractor is responsible for verifying all quantities shown on
landscape plan prior to pricing the work.

5. The owner’s representative reserves the right to reject any plant
material not meeting specifications.

6. All single stem shade trees to have straight trunks and
symmetrical crowns.

7. All single trunk shade trees to have a central leader; trees
with forked or irregular trunks will not be accepted.

8. All multi stem trees shall be heavily branched and have
symmetrical crowns. One sided trees or those with thin
or open crowns shall not be accepted.

9. All evergreen trees shall be heavily branched and full to the
ground, symmetrical in shape and not sheared for the last
five growing seasons.

10. All trees to have clay or clay loam balls, trees with sand balls
Will Be Rejected.

11. No machinery is to be used within the drip line of existing
trees. Hand grade all lawn areas within the drip line of
existing trees.

12. All tree locations shall be staked by Landscape Contractor
and are subject to the approval of the landscape Architect
prior to installation of the plant material.

13. It is mandatory that positive drainage is provided away from
from all buildings.

14. All planting beds shall receive 3” shredded hardwood bark mulch.
Shredded palette and died mulch will not be accepted.

15. All landscaped areas shall receive 3” compacted topsoil.

16. All landscaping shall be maintained in a hedlthy, neat, and
orderly appearance free from refuse and debris. All unhealthy
and dead plant material shall be replaced immediately upon
notice from the Building Official. The plantings shall be
replaced at the beginning of the next planting season, if
season is not appropriate for planting.

17. All required landscape plantings shall be guaranteed for a
period of one (1) year and those which are diseased or
dead must be replaced in conformance with the approved
landscape plan. Replacement trees and shrubs shall be of
the same species and size as those removed.

18. See specifications for additional comments, requirements,
planting procedures and warranty standards.

19. All landscape areas to be grass common to region except where other
plant material is called for.

20. All trees and shrubs to be planted in mulch beds with edge strips to
separate turf grass areas.

21. Any landscape areas disturbed by construction shall be scarified to a depth
of 27, graded smooth to allow for positive drainage. For any landscape
area so designated to remain whether on or off site, remove weeds,
rocks, construction items, etc., scarify area, re—seed and fertilize. All
R.O.W. curb and gutters are to be cleaned of debris.

22. Finished grade in landscape islands shall be installed so that they are 1”
lower than the top of the surrounding curbs.

23. The Contractor shall provide a WATER PERMEABLE WEED MAT for all
planting beds!!!

24. All plant materials to receive permanent underground automatic irrigation
system designed by an irrigation contractor licensed by the State. The
Contractor shall provide drawings for approval by the City prior to
installation.

25. Grass and irrigation to extend from property lines to back of City sidewalks
and/or curbs.

26. Install pipe sleeves where irrigation lines cross or are under pavement. All
sleeves shall be twice the diameter of the pipe(s) it houses.

NO SCALE

BY | CHK | DESCRIPTION

No.

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. © 2012 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 CONTINUQUSLY 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 LI% System, Inc.

1-800-482-7171 www.missdig.net

(TOLL FREE)

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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DATE

LEGAL DESCRIPTION !

1
Part of the northwest 1/4 of Section 18, T. 2 N,, R. 11 E., City of Troy, Oakland County,
Michigan, commencing at the North 1/4 corner of Section 18; thence along the}orth/south 1/4
line S 00°00'25" E, 838.80 feet to the Point of Beginning; thence continuing S 00°00'25" E,
391.05 feet; thence N 89°52'48" W, 607.22 feet to a point on the east line of "Countryside
Estates No. 1" (L. 95, P. 27); thence along said line and also the east line of "Countryside
Estates” (L. 82, P. 9) N 00°49'00" E, 421.49 feet; thence S 89°50'25" E, 180.00| feet; thence
S 00°49'00" W, 30.00 feet; thence S 89°50'25" E, 421.59 feet to the Point of Beginning,
containing 5.55 acres and subject to the rights of the public and of any governmental unit in
any part of the land taken, used or deeded for road purposes and subject to easements and
restrictions of record.

GRAPHIC SCALE LONG LAKE [ ROAD
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N SITE
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SECTION 18,
T.2N., R1ME.

SITE BENCHMARK
SET P.K. IN SOUTHWEST

REVISIONS

ADAMS ROAD

BEACH ROAD %

COOLIDGE ROAD

FACE OF UTILITY POLE 8
ELEV. = 804.65 E
14

REFERENCE BENCHMARKS %

1. NORTH CORNER OF WEST WATTLES | ROAD 2
WINGWALL OF BRIDGE AT é
BEACH RD. AND ROUGE >
RIVER CROSSINGS. WETLAND CONSERVATION @

ELEV. = 773.25 NAVD88 DATUM EASEMENT LOCATION MAP NO SCALE s

2. ARROW ON HYDRANT 600" I
NO. OF BRIDGE AT BEACH LEGEND
EAST SIDE OF BEACH, _ 4 gragee  smemmes @ oo

I H, i I % & NAIL FOUND {® MONUMENT SET R RECORDED
OPPOSITE RED FOX TRAIL. WETLAND LIMITS AS FLAGGED ° & NAL & CAP SET M MEASURED
ELEV. = 780.44 NAVD88 DATUM 3Y PROFESSIONAL ENGINEERIN o C CALCULATED
\! ADDITIONAL I o) EXISTING PROPOSED

3. ARROW ON HYDRANT 1200' PURCHASED N —OH—ELEC—W-O—< ELEC., PHONE OR CABLE TV OH. LINE, POLE & GUY WIRE
NO. OF BRIDGE AT BEACH RD. » =+ PROPERTY (3] ~UG-CATV——fil—  UNDERGROUND CABLE TV, CATV PEDESTAL
AND ROUGE RIVER I rr: R-UG-PHONEXT—  TELEPHONE U.G. CABLE, PEDESTAL & MANHOLE
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» 8 _“_@'_@_ STORM SEWER, CLEANOUT & MANHOLE _Q‘-"-._ E:R\Ev?rfg ggg 3335'335?323??3” N%NGTL:ﬂANTEE IS
80228, OPEN SPACE > —— ———O—  COMBNED SEWER & MANHOLE ——— e R e A O
802.28 PRESERVATION. | @ CATCH BASN @ FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ARE A @Y . INLET (NO INCOMING LINES) .YD ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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PROFESSIONAL ENGINEERING ASSOCIATES, INC.

Civil Engineers | Land Surveyors | Landscape Architects

Howell Office = 2900 E. Grand River Ave. = Howell, M| 48843
(P) 517.546.8583 * (F) 517.546.8973 * www.peainc.com

April 4, 2012
PEA Project No. 2011-150

Mondrian Properties
50215 Schoenher
Shelby Township, MI 48315

RE: WETLAND DELINEATION
BEACHVIEW ESTATES
CITY OF TROY, OAKLAND COUNTY, Mi

On March 28, 2012, Professional Engineering Associates evaluated the subject property for the field
indicators of the presence of wetlands as defined by the State of Michigan. Pink wetland survey ribbons
were used to delineate a wetland boundary on the 5.5 acre site when all three wetland indicators were
present (wetland hydrology, hydric soils, and hydrophytic vegetation) as defined by USACE wetland
delineation manual (1987) and the Interim Regional Supplement, Midwest Manual (2008).

The site is located on the west side of Beach Road between Long Lake and Wattles Roads in the City of
Troy. The property is undeveloped but previously disturbed. There are areas of rubble and evidence of
past clearing and grading. The site is currently vegetated including fields at the east end of the site, scrub
brush and wooded areas at the west end of the site.

At the time of the delineation, one wetland was identified on the property. This wetland consisted of a
stream that transects the southwest corner of the site. The following report summarizes the
characteristics of the wetlands on the property as it appeared at the time of the delineation.

WETLAND AREA ‘A’-FLAG # A-1 TO A4

This wetland is located at the southwest corner of the site and is approximately 2800 sf on the site, but
extends off the site. It consists of an unnamed stream that has evidence of bed, bank, and flow and the
fringe area on either side of the stream. On the west side of the stream the wetland extends only to the
top of bank. On the east side the wetland extends up to 20’ past the top of bank of the stream. The
stream itself varies in depth from 6” to 24” and exhibited almost no flow on the day of the site inspection.
The wetland consisted of all three wetland indicators. The hydrology indicators include water stained
leaves, sediment deposits, saturation, water marks, and surface water. A soils evaluation revealed
hydric soil was present (thick dark surface, A12). Hydrophytic vegetation was dominant including box
elder (Acer negundo), red twig dogwood (Cornus stolonifera), Bluegrass (Poa pratensis). The wetland
boundary was defined by the change in hydrology.
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MICHIGAN DEPARTMENT OF ENVIRONMENTAL QUALITY WETLAND REGULATIONS

Wetlands within 500’ of an inland lake, pond, river, or stream, as defined by Part 303 of the Wetlands
Protection Act are considered a regulated wetland.

Wetlands that are not within 500’ of an inland lake, pond, river, or stream but are more than 5 acres in
size, are considered regulated wetlands.

The MDEQ reserves the right to regulate wetlands less than 5 acres in size and more than 500 feet from
an inland lake, pond, river, or stream if the MDEQ has determined that these wetlands are essential to
the preservation of the State’s natural resources.

The MDEQ requires that any wetland alterations that total over 1/3 of an acre in size must be mitigated.
The MDEQ can also require mitigation of smaller areas of disturbance, if they believe the wetland to be
of high environmental significance for habitat or water quality. The preference of the MDEQ is that
wetland mitigation takes place on the project property.



BEACHVIEW ESTATES APRIL 4, 2012
CITY OF TROY, MI PEA PROJECT: 2011-150

RE: WETLAND DELINEATION PAGE 3

OPINION OF REGULATORY STATUS

Many factors influence the extent of a wetland boundary, including weather patterns, drainage, changes
in vegetation, and activities on the site or on adjacent properties at the time of the investigation. The
wetland observations completed by PEA for the subject parcel are based on the conditions of the site at
the time of our investigation and current policy regarding the procedures used to delineate wetlands.

Please be advised that the MDEQ, U.S. Army Corps of Engineers, and the U.S. Environmental
Protection Agency regulate wetlands and ultimately reserve final judgment on the extent of wetlands on
any given site. The determination of a wetland on a specific site can vary depending on the conditions
offered above, as well as on the agency representative conducting the determination, and current
wetland regulations.

The following regulatory status of the wetlands is the opinion of Professional Engineering Associates,
Inc. based on the field conditions at the time of the wetland delineation and verification on March 28 |,
2012.

Wetland Area ‘A’ - Regulated due to its location within 500’ of a stream

Prepared by:

PROFESSIONAL ENGINEERING ASSOCIATES, INC.
Jeffrey T. Smith, RLA, LEED A.P.
Senior Landscape Architect



WETLAND DETERMINATION DATA FORM - Midwest Region

Project/Site: MMM City/County: Sampling Date: _ 5‘ 2‘2‘(@

Applicant/Owner: State: H& | Sampling Point: &
Investigator(s): 4’\’6 Section, Township, Range:

Landform (hillslope, terrace, etc.): Local relief (concave, convex, none):
Slope (%):'ﬂfk ’\Z‘ét: Long: Datum:

NWI classification:

Soil Map Unit Name: P

Are climatic / hydrologic conditions on the site typical for this time of year? Yes _)L_ No___ (Ifno, explain in Remarks.)

Are Vegetation___, Soil_______, or Hydrology significantly disturbed? Are "Normal Circumstances” present? Yes L No____
Are Vegetation _____, Soil __, or Hydrology naturally problematic? (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes \/ No Is the Sampled Area /
i i ?
tydnelooll RSNt pED No within a Wetland? Yes _\ No
Wetland Hydrology Present? Yes No i
Remarks:

VEGETATION - Use scientific names of plants.

i Absolute Dominant Indicator | Dominance Test worksheet:
Tree Stratum (Plot size: =l ) % Cover Species? _Status Number of Dominant Species
1. BednuS M dnied = Fac | ThatAre OBL, FACW, o FAC: _ 22 A)
2 _KM 0 L E4-L-W Total Number of Dominant
3. Species Across All Strata: E '2 (B)
4.

Percent of Dominant Species

5. That Are OBL, FACW, or FAC: } oo (A/B)

= Total Cover

Prevalence Index worksheet:

Sapling/Shrub Stratum (Plot size; )
1, 50 Y Fauw/ | Total % Coverot: Multipty by:
2, ey Vﬁl_ﬂa‘ \b ‘_'| m OBL species x1=
3. FACW species x2=
4. FAC species x3=
5, FACU species x4=

\ _Lﬂ&_ = Total Cover UPL species x5=
Herb Stratum (Plot size:, 5‘ Z ) '\( Column Totals: A) (B)
T4 NS 25 M Fa-
2. ad', WA W] 2, Eﬂ (= Prevalence Index = B/A =

i N ~ = Hydrophytic Vegetation Indicators:
3.
4, ___ Dominance Test is >50%
5. Prevalence Index is £3.0°
6. ___ Morphological Adapta’u‘ons1 (Provide supporting
7 data in Remarks or on a separate sheet)
8. ___ Problematic Hydrophytic Vegetation1 (Explain)
9. 3 N
Indicators of hydric soil and wetland hydrology must
10. be present, unless disturbed or problematic.
ZE (2 = Total Cover
Woody Vine Stratum (Plot size: )
1 Hydrophytic
2 Vegetation
’ Present? Yes No
= Total Cover

Remarks: (Include photo numbers here or on a separate sheet.)

US Army Corps of Engineers Midwest Region — Interim Version



SOIL Sampling Point:

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Depth Matrix Redox Features
inches Color (moist) % Color (moist) % Type' _Loc® Texture . Remarks
[55 loe3/2 @0 v/ Magka|

[0 loYe 444 75 otwAhs 26 @ PL . i) nex)

'"Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2L ocation: PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: Indicators for Problematic Hydric Soils®:
__ Histosol (A1) ___ Sandy Gleyed Matrix (S4) __ Coast Prairie Redox (A16)
___ Histic Epipedon (A2) ___ Sandy Redox (S5) ___ Iron-Manganese Masses (F12)
__ Black Histic (A3) ___ Stripped Matrix (S6) __. Other (Explain in Remarks)
___ Hydrogen Sulfide (A4) ___ Loamy Mucky Mineral (F1)
___ Stratified Layers (A5) __ Loamy Gleyed Matrix (F2)
___ 2.cm Muck (A10) __ Depleted Matrix (F3)
Depleted Below Dark Surface (A11) ___ Redox Dark Surface (F6)

gﬂhick Dark Surface (A12) ___ Depleted Dark Surface (F7) *Indicators of hydrophytic vegetation and
_{ Sandy Mucky Mineral (S1) __ Redox Depressions (F8) wetland hydrology must be present,
___ 5.cm Mucky Peat or Peat (S3) unless disturbed or problematic.
Restrictive Layer (if observed):

Type: y

Depth (inches): Hydric Soil Present? Yes X No

Remarks: \(\/M -l;\f\ \'Yb\& (q/‘ \Q)V

HYDROLOGY

Wetland Hydrology Indicators:

Primary Indicators (minimum of one is required: check all that apply) Secondary Indicators (minimum of two required)
Surface Water (A1) ){ Water-Stained Leaves (B9) ___ Surface Soil Cracks (B6)

High Water Table (A2) ___ Aquatic Fauna (B13) ___ Drainage Patterns (B10)
Saturation (A3) ___ True Aguatic Plants (B14) ___ Dry-Season Water Table (C2)
Water Marks (B1) __ Hydrogen Sulfide Qdor (C1) ___ Crayfish Burrows (C8)
Sediment Deposits (B2) ___ Oxidized Rhizospheres on Living Roots (C3) ___ Saturation Visible on Aerial Imagery (C9)
_ Drift Deposits (B3) — Presence of Reduced lron (C4) ___ Stunted or Stressed Plants (D1)
__ Algal Mat or Crust (B4) __ Recent Iron Reduction in Tilled Soils (C6) ___ Geomorphic Position (D2)
___ Iron Deposits (B5) __ Thin Muck Surface (C7) ___ FAC-Neutral Test (D5)
___ Inundation Visible on Aerial Imagery (B7) _ Gauge or Well Data (D9)
___ Sparsely Vegetated Concave Surface (B8) ___ Other (Explain in Remarks)

Field Observations:

1

Surface Water Present? Yes % No Depth (inches): 7ﬂ \‘
Water Table Present? Yes 55 No Depth (inches): lfbl .

Wetland Hydrology Present? Yes No

Saturation Present? Yes No Depth (inches):
(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

R 0" W witkor OLW)M\/ no-Bow, Voo Z‘AMP

US Army Corps of Engineers Midwest Region ~ Interim Version



20'-4"

20-6 12"
NOTES : 6'-11/2" L 12'-3 1/2" Lo 412
I SECOND FLOOR FRAMING SUPPORTING ELEMENTS HAVE BEEN DESIGNED FOR 1
DEAD LOAD = |0 PSF I
LIVE LOAD = 40 PSF ‘
2. ALL FLOOR JOISTS SHALL BE 2xI2 HEM-FIR %2 JOISTS @ 6" OC. UINLESS i TRANS 151- g0
OTHERWISE NOTED . 2067-Cl 5068 SL. GL.DR.  2061-Cl 20'-10"
2. ALL HEADERS IN BEARING WALLS SHALL BE MIN. (2) 2x8 HEM-FIR % OR BETTER e U K s 1 22 Heain
UNLESS OTHERUWISE NOTED. I | 5-a 12" } &'-0" BB 12" 12'-3 172" L g-lin
4. PROVIDE MIN. (2) 2x4/ (2) 2x& SPF STUD GRADE OR BETTER PER STUD WALL SIZE (2 L Ve ML, S P vl Y
UNDER EACH END OF ALL HEADERS/ BEAMS, UNLESS OTHERUWISE NOTED. “FORoP 45 REGD . — ,,,,:‘;1
—‘J | A
5. ALL EXTERIOR BEARING WALLS ARE 2x4/ 2x& SFF STUD GRADE OR BETTER @ 16" OC. L | op] e J K |
UNLESS OTHERUWISE NOTED. — I'-2 = | I
@ gy
&. JOIST LATOUT SHOUN IN THE FRAMING PLAN [6 ONLY FOR GUIDANCE ¢ SHALL }I} B} NOOK ‘
NOT BE USED AS SHOP DWGS. SUPFLIER TO ENSURE THE UNOBSTRUCTED WY 3 F.CLG
PLUMBING, HVAC OPENING ¢ HEADROOM CLEARANCE. g & J@ ‘ | |
o R R R
1. ALL MULTI JACKS / STUDS TO BE GLUED AND NAILED WITH 2 ROWS OF I8 oo Q 068 BL. GL. DR S‘
124 NAILS @ 2" O.C. (TYPICAL) g Ely = @ 2856-2-DH ox3 V2kB/8" BA, 4034 -DH
nEe - 1 ] & = = o —
b B ZZZ
2. PROVIDE $OLID BLOCKING/CONTINUOUS POST ALL THE WAT TO BASEMENT \'\ Qe KITCHEN 2 v L &, ) 2712 r**P GE
TO PROVIDE CONTINUOUS BEARING PATH afe 9'FRClGa N ~ I ﬁI,‘i
o Ri & PO P
3. SPACING OF JOISTS UNDER CERAMIC/ MARBLE TILE FINISHES SHALL NOT BE . AN 2'-0"4 2 J DLl oK
MORE THAN 6" OC. it e T ooz L e o
o ] )
1©. PROVIDE DBL. JOIST UNDER ALL PARTITION WALLS PARALLEL TO JOIST DIRECTION o N g o 36" PRE-FAB GAS f/.P. g NOOK. L
UNLESS NOTED OTHERUISE. v W/ NON COMB HEARTH = }I} M =T Cle el
5 L T @ ;
I ALL INTERIOR BEARING WALLS ARE 2x4 SFF $TUD GRADE OR BETTER @ 6" OC. UNO. o DEN =T 8§ i@
= Q = Lo =
o o 19 o 3 iy A
12. PROVIDE 4'x3 1/2'xI/4" THK. STL. ANGLE ® OPENINGS LESS THAN 5'-@" WIDTH TO i 3F.cla N < e w| [0 N o
SUPFORT BRICK VENEER. PROVIDE & 'x4'x3/8" THK. STL. ANGLE (LLv) ® xlo & 1 INFILL FRAME S sly 2-CAR GARAGE 8
-o" ) o Wi§ % [Q 4" P, CONC. FLR ON & MIL.
OPENINGS GREATER THAN 5'-2" WIDTH UN.O. |0 "o X[e POLY. VAPOR RETARDER
Qe GREAT ROOM ‘l‘ L Y KITCHEN ON 4" MIN COMP. SAND BASE
Xle TWO 8TORY Xle —SFcle N PITCH FLR. 2" TO OH. DRS.
LINE OF FLOOR ©
ABOVE a / PRE-ENG WD ATTIC A
NOTCHES IN SALN LUMBER SHALL BE IN COMPLIANCE WITH 5 I S T 7
Re2.1, R5028 AND Re@26 OF THE MICHIGAN 2000 CODE L E N at
" N
CPTIONAL BAY AT KITCHEN - o | e AN o
SCALE: /4" = 1-@"| | [ === = = === - = U2
i ke g T T ealerr > T A
« " 1) [E—— ——
° i = RAILIG BTUN 1 R dfo 1 9 i 7 NOT!
FLOOR JOIST REQUIREMENT O 8 Pl e [ Sgs 1, U glg® | AL o
. « 610 1/2" Bop MEAS, VERT 131" 8% 1 &Il 12 s il WAL HT 19 100
= & = —
- A o PR FROM NOSING I\(z) | 37470 12" LU 3
ALL FLOOR JOIST LATOUTS SHOUN ON PLAN ARE BASED ON L/48@ LIVE LOAD ® ‘ L|9F cla 5068 BF. = —— B = = ANCHOR STRAPS
DEFLECTION. JOIST MANUFACTURER 18 TO DESIGN THE FLOOR SYSTEM BASED ON NAME: io \ 5 | = N 6'-2" OC. (TYP.) - B
THIS. IF LATOUT CHANGES TRUSS COMPANY MUST NOTIFY THE DESIGNER IMMEDIATELY = e 2 | Iox o ) 12" & CORNERS 8
f o e (A ’7 (R42316) 9
DATE: F v R I
RIS i (2)2x8 (2) 1 3/4"XI8" ML. -
(D , £l L (asso co,| e 5
wly j %) 208 — A 16' X T OH. GR. DR L A
NOTE TO TRUSS MANUFACTURER T sl | 7] e WFABRICATED SRICK LINTEL N
X1 M~""5) 2% I STEPS & HANDRAIL
ZB?AR\N& S ! | ! @21 ! REQD AT ACTIVE
Ll ol ! DOORS
PRE-ENG WD GIRDER TRUSSES SHOWN ON PLAN ARE LOCATED SPECIFICALLY TO ® 2
ALLOW BEARING ON STL BEAMS ¢ BASEMENT WALLS, F GIRDER LOCATIONS ARE 9 = BEAf gl |
MOVED TRUSS COMPANT MUST NOTIFT THE DESIGNER IMMEDIATELY v ) M [
3 } i 26 T : } I
H 8 - | Q= LINE OF FLR: ~yet-e” o=
> : 2 ¢| LIVING ROOMS| & ABOVE alg 1 BRINNG ) g 2
(2) 2x8 i = F cle al R allo IR 2-CAR GARAGE g
TS rly = Sihx FOYER Xy g~ T o =~ £
|4 S =5 Wy ! rramE poun &[S 27 F. CONC.FLR. ON & MIL. . =
EGRES% LUINDOLU REQUIREMENT% I-e N 12" DROPPED —_| e Twe sToRT S o= Rav ol 2|0 FOLT. YAPOR RETARDER A e
&> 9y SormIT \‘|L M Qg ! ON 4" MIN COMP. 8AND BASE o Hlle S ®
[ x |2 TP N X1 1 PITCH FLR. 2" TO OH. DRS. I T R
+ MIN.NET CLEAR OFENING 5.1 Q. FDT. ( $ECOND FLOOR BEDROCH ) 9 Xle . IE . S _ Aol L% 710 ok DR S &
v - - - - XIS a—
+ MN.NET CLEAR OFENNG 5.0 6Q. FT. ( FIRST FLOOR BEDROCM OFENNG ) & i 1 } } By S o
v DEN b L / PRE-ENG LD ATTIC N
+ MIN. CLEAR HEIGHT 24" % Srole @ e OFTBAY ENZ3 AN TRUSSES 24" OC. VA Qe %
; . B (2) 1 3/4"x14" ML. (2) 2x8 - (2) 212 I ¢
. " Ty o gl = SEE NOTE THIS SHT
MIN. CLEAR WIDTH 20 e % = = = = = ] FOR FIRE SEPARATION | 5
+ MAX SIL HEIGHT 44" N ;‘ X3 1/2X5/8" BA. _ eX3 12x5/8" BA. NOTE:
Xlo 3 Q 2856-2-DH IF WALL HT IS 12'-2" |
o USE 2x& STUDS \
2056-DH 2456-DH 2456-DH ‘ =
S ANCHOR STRAPS @
| = &'-2" OC. (TTP.) -
12" ® CORNERS ~
AREAS THAT REQ. TEMPERED GLASS J—— | ‘ (Ree210)
+ FIXED AND SLIDING PANELS OF 5LIDNG TYPE DOORS ';LF%/ (2) 2x12
PITCH FLR ! ! — — —
+ SHOUER AND BATHTUB DOORS AND ENCLOSURES AWAT FROM 6X3 1/2X5/8" BA.
(F APFLICABLE) | HoueE 2856-2-DH
+ PANELS WITH A GLAZED AREA IN EXCESS OF 9 5Q. FT. ‘ ‘
WITH LOUEST EDGE LESS THAN 18 INCHES ABOVE THE
FINISHED FLOOR LEVEL ‘ ‘
I
+ AL OTHER AREAS AS CODE REQUIRES PRELIMINARY
I I |
Tl NA AT N 5'-41/2" 551" 5b L 5b 4-101/2" L 6'-0" 125" L 125" 4.0 125 . R
FIRE & TION | ' .
RE SEPARATIO OPTIONAL DBL DR AT DEN
FOR CONDITIONS WITH LIVING SPACE OVER GARAGE ONLY SCALE. 14t - 1m0 PERMIT
5o
HOUSE WALL:
SYSTEM SIMILAR TO UL DES. UL3@5: | LAYER 5/8" SHEETROCK BRAND GYPSUM PANELS, O REVISION
WATER RESISTANT, FIRECODE CORE EACH SIDE - 2" x &" STUDS 6" OC. - & 1/2" INSULATION.
EIRST ELOOR PLAN
O &C,
EXTERIOR GARAGE WALL:
(SUPPORTING LIVING SPACE ONLY). DATE: ALL WALLS ARE 3 /2" UNLESS NOTED OTHERWISE. WINDOW NOMENCL ATURE
SYSTEM SIMLAR TO WP 8l05: | LAYER 5/8" FIRE SHIELD GYPSUM WALLBOARD - e NoeE B P e FAPERS Sharl BE ) 2@ FIRST TWO DIGITS - GLASS WIDTH,
2" x 6" STUDS 2 16" OC. - 12" APA WOOD SHEATHING. LAST TWO DIGITS = GLASS HEIGHT. PROJECT #
LETTERS INDICATE UNIT TYPE.
1946 q] EXAMPLES:
CELING: EI] chmies 2 2436C 10 24" WDE x 36 HiaH CASEMENT
el ING: 20280 20" WD 28" HigH DBL. <}
SYSTEM SIMLAR TO C 2601: 2 LATERS 5/8" FIRE SHIELD WALLBOARD - UNFACED GLASS 415 e o e
FIBER BATTS SUSPENDED ABOVE DRYWALL WITH WIRE HANGERS PROVIDING A CONTINUOUS 2468FXD 16 24" WIDE x 68" HIGH FIXED.
1/2" MINIMUM AIRSPACE BETUWEEN DRYWALL AND INSULATION. SHEET No




5-9 12"

|
|
|
|
&'-1 12" \/ -5
1

34'-112"

-
13'-1 12" 2020 24'-g 12"
etz | o2 121 12" ) 12'-1"
I I
! I
5 | | ;
“ EGRESS EGRESS B
2852-2-DH 2052-3-DH
(2) 2x12 (2) 2X12
INE OF VAULTED
T e / CHANGE P
13-t 2130 24170
g IS o
BEDRoOM % /o ) e
z Free LIS i & MASTER SUITE )%
% = _ = v 3 TRAT CLG % o
& k
_ &l 518 OPEN TO 518 = ol
& yl8 9% BELOW By i
) v o ~ 74
K o[ afy alp [
® Jo L oo 3z 8l )
o (0] >
5008 BF, W e fi|l ol S
s i ¢
b= L= — ® BREAKFAST o
HALF WALL 868 oD BAR
[FER COPE
v
i i e ———
EY C & BALCONY }
3 & F.CcLG
LI [Qim O -harFwarl | DRESSING
! i H Rl PER CODE
(RS [ | Root
@ el + |
AN &® -
~ | Wb‘ wj
GREENBOARD 2-8'x5'-" - DN | [
AT ALL MOISTURE \ TUE/ SHOUERC @« lerR | S ]
EFFECTED AREAS TLelG HT. -
| _=| RIS___ |2
E )
& @ .
:\%? E ]
5068 BF.
& 1l 5-il 12 290 | 3-pa |
n (e ©
- WINTERCONNECT ¢— & GUARD RAIL . T »
2 VOLT BATTERY PER CODE ) b | ¥ MASTER
_ BACK-UP TYP I = %‘9 | BATH
B OOM #3 o OFPEN TO BEDROOM #4 ) } Al
5 F.CLG ® BELOW s cle WLC. || @ ]
| S
| SR @) :
2-p" 11 1/2) 12-0" C D o
Q
2 2 A2
(2) 2x12 (2) 2x12 29 212
= = = \rrwrs s f H
6X3 1/2X5/8" B.A. o SFEC FIX TRANS NI EGRESS | |
v X/ PRE-ENG WD ROOF A 2852-2-DH I
2852-2-DH N TRUSSES 24" OC. 72 | |
Nl o
@:**721&? ***** — H
************ - I
h
h
h

22'-@ 12"

i

52-0"

SECOND FLOOR PLAN

NO 8CALE:
128 [

ALL WALLS ARE 3 1/2" UNLESS NOTED OTHERWISE
ALL EXTERIOR BEARING HEADERS SHALL BE (2) 2x&
UNLESS NOTED OTHERWISE

UEC. VENT

12

UEC. VENT

UEC, VENT

VAULTED
CEILING

NT

UEC.

N
1

|

|

|

|

UEC VENT

UEC. VENT

N
N

AN

r;
N
RIpGE
It ~=—
NN
UEC. VENT

CLIFPED\
CELNG
Gl e
CLIFPEDN_
CEILNGS
N G i WD W

UEC. VENT 3

UEC. VENT

NOTES

ALL EAVE OVERHANGS ARE 12" UNLESS NOTED OTHERWISE.
ALL RAKE OVERHANGS ARE &" UNLESS NOTED OTHERWISE
BRACE ALL HIPS, RIDGES AND VALLEYS

ALL GIRDER TRUSSES SHALL HAVE (3) 2X4 MIN BEARNG
CONTINUOUS TO FOUNDATION SUPPORT.

ROCOE PLAN

SCALE:

WINDOW NOMENCLATURE

FIRST TWO DIGITS = GLASS WIDTH.

LAST TWO DIGITS = GLASS HEIGHT.

LETTERS INDICATE UNIT TYFPE.

EXAMPLES:
2436C |9 24" WIDE x 36" HIGH CASEMENT
2028DH 18 20" WIDE x 28" HIGH DBL. HUNG
3620A 1S 36" WIDE x 20" HIGH AINING
2468FXD 18 24" WIDE x 8" HIGH FIXED.

NOTCHES IN SAWN LUMBER SHALL BE IN COMPLIANCE WITH
Reo2.1, RE02.8 AND Re@2& OF THE MICHIGAN 2000 CODE

NOTE TO TRUSS MANUFACTURER

PRE-ENG WD GIRDER TRUSSES SHOWN ON PLAN ARE LOCATED SPECIFICALLY TO
ALLOu BEARING ON STL BEAMS ¢ BASEMENT WALLS. IF GIRDER LOCATIONS ARE
MOVED TRUSS COMPANT MUST NOTIFT THE DESIGNER IMMEDIATELYT

EGRESS WINDOW REQUIREMENTS

+ MIN NET CLEAR OPENING 5.7 Q. FDT. ( SECOND FLOOR BEDROCM )

+ MIN.NET CLEAR OPENING B0 8@ FT. ( FIRST FLOOR BEDROOM OPENING )
+ MIN CLEAR HEIGHT 24"

+ MN CLEAR WIDTH 20"

+ MAX SIL HEIGHT 44"

AREAS THAT REQ TEMPERED GLASS

FIXED AND SLIDING PANELS OF SLIDING TYFE DOORS

SHOWER AND BATHTUB DOORS AND ENCLOSURES
(IF APPLICABLE?

PANELS WITH A GLAZED AREA IN EXCESS OF 9 8Q. FT.
WITH LOWEST EDGE LESS THAN 18 INCHES ABOVE THE
FINISHED FLOOR LEVEL

ALL OTHER AREAS AS CODE REQUIRES

PRELIMINARY

CLIENT APPROVAL

PERMIT

REVISION

PROIJECT #

SHEET No



g'-11/8"

9'-1 18"

&'-3 112"

METAL DRIP
EDGE

2-0"

CONT. RIDGE .
VENT \ M

\ ASPHALT:

METAL DRIP.

EDGE!

Ix8 RAKE BD.

X

eH!NGLEe\ 7\4,,
|
|
|
|
|
|
|
|
|
|
|

=EFT ELEVATION

&'-1l/e"

-1 e

2

8'-2 12"

T APPROX GRADE

E

X8 RAKE X4 TRIM BD: METAL DRIP
s 1 ED
T T = 1') - T -
Ix8 FRIEZE BD — [ ] { |
- . [——— xerascia
12" X6 TRI ] B0
B ! BD: ~
X6 CORNER TRIM Y I8 FRIEZE BD
BD HORIZ: HORIZ: o
SIDING SIDING
HoRiz ———0 | L
SIDING 1 =
METAL
METAL DRIP
X6 TRIM—— _ = - R — [N\ _ JEbee |
e — ]
A | S ) ) —————~ - — [
ot —
D = > X8 FASCIA
HORIZ =& TRIM = oy
5\D\Ne\ ] “BD ] ~
Ix8 FRIEZE BD
BRICK
BRICK ROWLOCK:
SILL PROJ. 12" N — i COLUMN
==
4" PCONC PORCH
T SLAB
APPROX GRADE
VERIFY EXACT Loc - —— — = — — ——— === -
WPLOT PLAN - = . ZPPROX GRAD
- : = = = = ———— = ——— WPLOT PLAN
I I | I I
I I | I <~ | INE OF FOUNDATION
| | | | | BETOND
LINE OF FOUNDATION | | | | |
BEYOND \‘ | [ I
I I I
I I I
I I I
| | |
I I I
I I I
e
- - - - - I
r T hl
L - J

&'-11/8"

9'-118"

8'-9 /2"

Ix& RAKE
BD

Ix4 TRIM BD

ELEVATION NOTES

I PROVIDE DRIP CAFPS AT ALL WINDOWS AND DOORS

2. ALL ROOF SADDLES TO BE PLYWOOD SHEATHED
WITH ICE ¢ WATER SHIELD AND SHINGLES.

3. PROVIDE ICE & WATER SHIELD MIN. &'-2"
COVERAGE AT ALL VALLEYS

4. FIREPLACE FLUE TO BE MIN 2'-2" ABOVE ANY ROOF
SURFACE WITHIN 12'-2" HORIZONTALLY, MIN 2'-2"
PENETRATION ABOVE ROOF TOP.

NOTE:

GUTTERS AND DOUNSFOUTS ARE NOT SHOWN FOR CLARITY.
DOUNSFPOUTS SHALL BE LOCATED TO ALLOW DRAINAGE TO FLOW
AWAY FROM HOUSE, ADJACENT STRUCTURES AND COMMON PROPERTY
LINES. LOCATE DOUNSPOUTS IN NON-VISUALLY OFFENSIVE LOCATIONS.
DO NOT LOCATE DOUNSPOUTS ON FRONT FACADE OF HOUSE OR
ALONG FRONT FACING PORCH COLUMNS.

NOTE:

PLUMBING AND HYAC VENTS SHALL BE GROUPED IN ATTIC TO LIMIT
THE NUMBER OF ROCF PENETRATIONS. ALL ROOF PENETRATIONS
SHALL OCCUR TO THE REAR OF THE HOUSE AND BE PAINTED TO
MATCH THE ROOF COLOR

SCALE: /4" = 10"
8
© \
ASPHALT
2 SH!NGLEe\
NG ~__
ity LIMESTONE ASLALT
e =T GH\NC—;LES\
X8 RAKE
BD
IX8 FASCIA
METAL DRIP s
EDGE x4 TRIM BD 20
ERICK $OLDIER X8 FRIEZE BD
CRS. PROJ. 112" HORIZ.

18 FASCIA — GID’N&W

- = s ; ) 1

— — % | | ) I
" I

Ixe FRIEZE BD ! 12 2 P

BRICK —M—

BRICK ROWLOCK.
SILL PROJ. 172"

METAL FLASHING

ASPHALT SHINGLES

1| T

BRICK_ ROWLOCK
ILL_PROV. wﬁ

g

1| I

W

ASPHALT
SHINGLES

METAL DRIP
EDGE

x& FASCIA

x& FRIEZE BD
X& CORNER
TRM BD

HORIZ.
SIDING

METAL FLASHING
METAL DRIP
EDGE

F— ixerascia

BD

BRICK

|| o

112" Ix& FRIEZE BD

E T L) A T

BRICK

BRICK SOLDIER

= I I [ |

CRS. PROJ. 172"

-

BRICK

I

T NS RATE:

I |

— BRICK ROULOCK T}
- ILL PROJ. 12— -

-BRICK

VERIFY EXACT LOC .
W/PLOT FLAN

LINE OF FOUNDAT!ONﬁ
BETOND

+
STEPS AS REQD |
PER CODE }
4" P. CONC |
sLAB |

BRICK ROUWLOCK
SILL PROJ. 112"

L— BRICK HEADER CRS

ERONT ELEVATION

SCALE: /4" = I'-0"

[t y7x

l6'-2"x1"-2" OH. GAR DR.

APPROX GRADE

O == s

16'-2"XT'-@" OH. GAR DR

|
le———— LINE OF FOUNDATION
BEYOND

g'-1 /8"

-l /8"

8'-9 112"

ELEVATIONS

PRELIMINARY

CLIENT APPROVAL

PERMIT

REVISION

PROIJECT #

SHEET No



20"

2-2"

CONT. E\DC:E/
VENT

\ =
ASPHALT

ELEVATION NOTES

2-0" 2o SHINGLES
ASPHALT . PROVIDE DRIP CAPS AT ALL WINDOWS AND DOORS
H CONT. RIDGE ASPHALT SHINGLES
o VENT L SHNGLES ) 2. ALL ROOF SADDLES TO BE PLYWOOD SHEATHED
ey ey WITH ICE ¢ WATER SHIELD AND SHINGLES.
METAL DRIP /
3 EDGE
[ | /s
} } e X8 FASCIA BD METAL DRIE 2. PROVIDE ICE ¢ WATER SHIELD MIN. &'-2"
| | X8 FRIEZE BD EDGE COVERAGE AT ALL VALLEYS
S IV . Sy
} T | ——— IX8 FASCIA 4. FIREFLACE FLUE TO BE MIN 2'-2" ABOVE ANY ROOF
| L‘r—} BETOND H e 1= b BD SURFACE WITHIN 12'-2" HORIZONTALLY, MIN 2'-2"
QF bl | Ix& TRIM : PENETRATION ABOVE ROCF TOP.
7 I !
ASPHALT | L Bp Qg T g FRIEZE BD
SHINGLES | Lo ! HoRiz:
[ ASPHALT ——
j‘\ L | SNeLEE L || e comer TRM
! D | e FLASHING oo
- Ix8 TRIM H— .
e DEFKJ L - BD sieiNe NOTE:
— = = -— Nt - - — - — - - —— H - — - — — —— - —
N~ - L | —J | xeR™M__ GUTTERS AND DOWNSPOUTS ARE NOT SHOUN FOR CLARITY.
i ! N 1 Bp DOUNSPOUTS SHALL BE LOCATED TO ALLOW DRAINAGE TO FLOW
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SKETCH OF DESCRIPTION

PROPOSED OPEN SPACE
LEGAL DESCRIPTION

(Per Professional Engineering Associates)

PROPOSED OPEN SPACE (Part of Parcels 20—18—=127—011 & 20—18-127—012)

Part of the Northwest 1/4 of Section 18, Town 2 North, Range 11 East, City of Troy,
Oakland County, Michigan, Commencing at the North 1/4 corner of Section 18; thence
along the north—south 1/4 line of said Section 18, S00°00'25"E, 838.80 feet to the
north line of Tax Parcel 20—18—127-012; thence along said north line, N89°50'25"W,
43.00 feet to the proposed west line of Beach Road (proposed 43 foot half width) and
the Point of Beginning;

thence along said proposed line, SO0°00'25"E, 170.65 feet;

thence S89°59'35"W, 49.39 feet;

thence N00°00'25"W, 130.54 feet;

thence S89°59'35"W, 264.95 feet;

thence N0O0°02'39"W, 35.78 feet;

thence S89°59'35"W, 89.99 feet;

thence S00°00'25"E, 84.98 feet;

thence N52°15'47"W, 99.48 feet;

thence S37°44'13"W, 109.99 feet;

thence S52°15'47"E, 83.83 feet;

thence S89°59'35"W, 75.91 feet;

thence S00°00'25"E, 89.99 feet;

thence N89°57'13"E, 90.33 feet;

thence N67°14'"14"E, 66.62 feet;

thence S43°37'00"E, 7.15 feet;

thence S52°25'36"E, 9.75 feet;

thence S67°21'14"W, 9.52 feet;

thence S00°00'34"E, 135.54 feet;

thence N89°59'35"E, 64.35 feet;

thence N40°27'17"E, 39.49 feet;

thence S89°59'51"E, 264.99 feet;

thence NOO°00'25"W, 130.54 feet;

thence N89°59'35"E, 49.37 feet to the aforementioned proposed west line of Beach Road;
thence along said proposed line, SO00°00'25"E, 170.43 feet to the south line of Tax Parcel
20-18-127-012;

thence along said south line, N89°52'48"W, 564.22 feet to a point on the east line of
"Countryside Estates No. 1" (Liber 95, Page 27, Oakland County Records);

thence along said east line and also the east line of "Countryside Estates" (Liber 82 of
plat, Page 9, 0.C.R.), NOO®°49'00"E, 540.35 feet to the north line of Tax Parcel
20-18-127-011;

thence along said north line, S89°50'25"E, 170.00 feet;

thence S00°49'00"W, 118.86 feet to the south line of said Tax Parcel 20—18—-127—011;
thence along said south line, S89°50'25"E, 10.00 feet to the east line of said Tax Parcel;
thence along said east line, S00°49'00"W, 30.00 feet to the aforementioned north line of
said Tax Parcel 20-18-127-012;

thence along said north line, S89°50'25"E, 378.59 feet to the Point of Beginning.
Containing 2.310 acres of land, more or less.

PROFESSIONAL
ENGINEERING
ASSOCIATES
CLIENT: T 1 . _ 2430 Rochester Ct. Suite 100
MONDRIAN PROPERTIES SCALE: 17= 100" 1 JOB No: 20117150 5% " MI - 480831872
50215 SCHOENHERR 248) 689-9090
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PROFESSIONAL ENGINEERING ASSOCIATES, INC.

Civil Engineers | Land Surveyors | Landscape Architects

Corporate Office ® 2430 Rochester Court e Suite 100 * Troy, Mi 48083
(P) 248.689.9090 e (F) 248.689.1044 » www.peainc.com

October 12, 2012
PEA Project No. 2011-150

City of Troy
500 W. Big Beaver Rd.
Troy, MI 48084

RE: NATURAL FEATURES ANALYSIS
BEACHVIEW ESTATES
CITY OF TROY, OAKLAND COUNTY, Mmi

The Beachview Estates site is located on the west side of Beach Road between Long Lake and Wattles
Roads in the City of Troy. The site is currently vegetated, including fields at the east end of the site, scrub
brush and wooded areas at the west end of the site.

An unnamed stream crosses the southwest corner of the development. This stream runs from northwest to
southeast and varies in depth from 6 inches to 24 inches. The stream continues through a small pond on
the property south of the Beachview Estates parcel, and enters an enclosed storm sewer system near
Beach Road.

The site is generally well drained. Grades slope from the north to south at 2% to 5% on average. A small
wetland exists adjacent to the stream. This wetland exhibits wetland hydrology, hydric soils, and hydrophytic
vegetation as defined by USACE wetland delineation manual (1987) and the Interim Regional Supplement,
Midwest Manual (2008). (Please see attached wetland report).

Trees are clustered sporadically throughout the site, with a large group of mostly 5 inch to 10 inch trees
near the northwest corner. The remainder of the trees are spread throughout an open meadow area. A
variety of species have been identified, including red oak, cottonwood, white cedar, norway maple, black
locust, sugar maple, scotch pine, box elder, hawthorne, american elm, black cherry, honey locust, crab
apple, and sugar maple.

The majority of the site exhibits signs of previous disturbance. This is not a pristine natural site. There is
evidence of clearing in the past, particularly in the meadow area that takes up the majority of the site. There
is a gravel driveway, brush and rubbish piles, and overhead utilities on the site.

The highest quality natural features of the site are the wetland and trees in the southwest corner of the site.

Sincerely,
PROFESSIONAL ENGINEERING ASSOCIATES, INC.

(M«?é@k
Jeremy E. Carnahan, PE

Senior Project Engineer



PROFESSIONAL ENGINEERING ASSOCIATES, INC.

Civil Engineers | Land Surveyors | Landscape Architects

Corporate Office ® 2430 Rochester Court ® Suite 100 e Troy, Ml 48083
(P) 248.689.9090 < (F) 248.689.1044 « www.peainc.com

October 12, 2012
PEA Project No. 2011-150

City of Troy
500 W. Big Beaver Rd.
Troy, Ml 48084

RE: OPEN SPACE SUMMARY
BEACHVIEW ESTATES
CITY OF TROY, OAKLAND COUNTY, MI

The proposed Beachview Estates one-family cluster option development incorporates a significant
amount of open space. The ownership of the open space will ultimately be by the condominium
association. The Beachview Estates covenants, conditions and restrictions will dictate the
allowable use and maintenance of the open space.

Proposed and potential uses: there are a number of large high quality trees that are located in the
open space. These trees, along with the open space will provide a screening buffer for
neighboring properties, reduce noise from Beach Road, provide a common area for residents to
enjoy, provide a bio-detention basin area to improve water quality of storm water runoff, and will
preserve natural features, including a wetland and stream.

The anticipated timeframe for the dedication of the open space will depend on construction and

home sales, but the intent is to transfer the responsibility for maintenance of the open space to the
condominium association within 12 to 18 months of the site plan approval.

Sincerely,
PROFESSIONAL ENGINEERING ASSOCIATES, INC.

Jeremy E. Carnahan, PE
Senior Project Engineer



PROFESSIONAL ENGINEERING ASSOCIATES, INC.
Civil Engineers | Land Surveyors | Landscape Architects
m Corporate Office e 2430 Rochester Court ¢ Suite 100 « Troy, MI 48083

{P) 248.689.9090 * (F) 248.689.1044 * www.peainc.com

October 12, 2012
PEA Project No. 2011-150

City of Troy
500 W. Big Beaver Rd.
Troy, M| 48084

RE: OPEN SPACE NARRATIVE
BEACHVIEW ESTATES
CITY OF TROY, OAKLAND COUNTY, MI

The site work construction plans for the Beachview Estates development will include many provisions for
protecting natural features on the site. The most environmentally sensitive area of the site is the southwest
corner of the property where the wetland and stream is located. This area will be completely preserved. The
grading and utilities will be designed to minimize disturbance to significant trees where possible. The
developer does not propose any reduction of wetlands on-site and has opted to discharge the proposed
detention basin into a storm sewer to help alleviate erosion and flooding issues directly downstream.

Silt fence will be installed at the limits of construction to prevent sediment buildup and erosion in areas
outside of the bounds of work. Tree protection fencing will be installed anywhere that construction
approaches trees intended to be preserved. Where possible, the design engineer will make every effort to
preserve significant individual trees when performing the detailed grading and utility design.

Guarantee of Open Space

The developer agrees to provide language in the Master Deed that will ensure that all portions of the
development will be maintained as approved and that all commitments for such maintenance are binding on
successors and future owners of the subject property.

Sincerely,

PROFESSIONAL ENGINEERING ASSOCIATES, INC.

Jeremy E, Carnahan, PE
Senior Project Engineer

Joseph Maniaci
Mondrian Properties




DATE: November 8, 2012

TO: Planning Commission

FROM: R. Brent Savidant, Planning Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW - Proposed Timbercrest Preserves Site
Condominium, 14 units/lots, West of Dequindre, South of Wattles, West side of

Fernleigh 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 a 14-unit site condominium. 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. Report prepared by Carlisle/Wortman Associates, Inc.
3. Wetland report

cc:  Applicant
File/Timbercrest Preserves Site Condominium
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PROPOSED RESOLUTION

PRELIMINARY SITE PLAN REVIEW - Proposed Timbercrest Preserves Site
Condominium, 14 units/lots, West of Dequindre, South of Wattles, West side of
Fernleigh Drive, Section 24, Currently Zoned R-1C (One Family Residential) District

Proposed Resolution # PC-2012-11-
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 Timbercrest Preserves Site
Condominium, 14 units/lots, south of Wattles, west side of Fernleigh Drive, Section 24,
within the R-1C (One Family Residential) District, be granted, subject to the following:

1. Indicate treatment of proposed Timbercrest Drive stub.

2. Add note to Lot 7 stating that “driveway placement shall be on the south side of
the lot so as to not impact the placement of the sidewalk ramp for pedestrian
crossing of Timbercrest Drive”.

3. There should be a minimum of 2’ from the face of the existing utility poles to the
edge of sidewalk along Fernleigh Drive.

4. Relocate the four (4) trees that are proposed at the corners of Branchmoor and
Timbercrest (NE and SE corners).

) 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: October 30, 2012

Site Condominium Review
For
City of Troy, Michigan

Applicant: Joe Maniaci

Project Name: Timbercrest Preserves

Plan Date: October 15, 2012

Location: West side of Fernleigh Road, south of Wattles Road
Zoning: R1-C, One-family Residential District

Action Requested: Site Condominium Approval

Required Information: Deficiencies noted

PROJECT AND SITE DESCRIPTION

The applicant proposes to construct a 14-lot single family detached site condominium project on the
west side of Fernleigh Road. The proposed site condominium is an extension of the Timbercrest Farms
subdivision, which is located directly to the north. The applicant proposes similar lot sizes and
configuration to the approved and partially built Timbercrest Farms subdivision.

Access to the subdivision will be via an extension to the existing Timbercrest Drive and the construction
of a new road (Branchmoor Drive) off Fernleigh Road. The proposed residential use is permitted by right
in the R-1C District.



Timbercrest Preserves
October 30, 2012

Location of Subject Property:

West side of Fernleigh Road, south of Wattles Road.

Size of Subject Property:
The parcel is 4.482 acres in area.

Proposed Uses of Subject Parcel:
The applicant proposes to use the site for fourteen (14) 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.



Timbercrest Preserves
October 30, 2012

Surrounding Property Details

Direction Zoning Use
North R-1C, One-family Residential District. Single-family homes
South R-1C, One-family Residential District Single-family homes
East R-1C, One-family Residential District Single-family homes
West R-1C, One-family Residential District. Single-family homes

NATURAL RESOURCES

The subject property is currently improved with two single-family homes, which will be demolished as
part of the subdivision construction. Used as two homesteads, the subject property shows evidence of
prior grading. The applicant has provided a tree survey. Most onsite trees will be removed as part of
the subdivision site preparation; however the applicant is proposing to retain approximately 13 trees
that ring the perimeter of the subject property. The applicant has not noted any other site natural
resources.

Items to be Addressed: None

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:

Required: Provided: Compliance:

Front 30 foot setback 30 foot setback Complies
Rear 40 foot setback 40 foot setback Complies
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
Density (number of units) 3.1 units per acre = 11 units 3.1 units per acre = 11 units | Complies
Lot Size per Unit 10,500 square feet (for 9,539 square feet smallest*; | Complies

projects with sewer) 10,710 square feet average
Maximum Height 30 feet, 2.5 story 26 feet Complies
Lot Width 85 feet 77.25 feet smallest* Complies
Maximum Lot Area Covered |30 percent 22 percent Complies
by Buildings
Minimum Floor Area per Unit | 1,200 square feet 2,679 square feet Complies

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

Items to be Addressed: None



Timbercrest Preserves
October 30, 2012

ACCESS and CIRCULATION

The applicant proposes to extend the existing Timbercrest Drive and construct a new road (Branchmoor
Drive) off Fernleigh Road. The road pattern provides for a consistent development pattern between the
proposed Timbercrest Preserve and the approved Timbercrest Farms subdivisions. Timbercrest Drive
will be stubbed at the southern end of the subdivision which allows for an extension if/when future lots
are developed on the property to the south. The applicant has not indicated the treatment of this
stubbed end. At minimum this stub should be landscaped. Both the road extension and newly
proposed Branchmoor are proposed as 60-foot wide public roads. Engineering has reviewed the
preliminary street provisions and layout, and has no concerns.

Pedestrian access:

The applicant is installing a 5-foot wide sidewalk along the west side of Fernleigh Road and adding a 5-
foot wide sidewalk along both sides of the newly constructed Branchmoor Drive and a 5-foot wide
sidewalk along both sides of the extended Timbercrest Drive. In addition to serving this development,
these sidewalks provide a direct connection from to the Timbercrest Farms to the north. Pedestrian
access is sufficient.

Items to be Addressed: Indicate treatment of proposed Timbercrest Drive stub.

SITE LAYOUT

The 14-unit development carries on the same development pattern as the approved Timbercrest Farms
subdivision. However, we offer the following site layout issues that should be addressed by the
applicant:

e A note should be added to Lot 7 stating that “driveway placement shall be on the south side of
the lot so as to not impact the placement of the sidewalk ramp for pedestrian crossing of
Timbercrest Drive”. There have been instances where sidewalk ramps lead to driveways on the
opposite side. The developer should consider ramp locations relative to development of
individual lots.

e The proposed sidewalk along Fernleigh Drive will be adjacent to the existing utility poles. There
should be a minimum of 2’ from the face of the pole to the edge of sidewalk.

e Trees proposed at the corners of Branchmoor and Timbercrest (NE and SE corners) should be
removed from the area of the 25’ x 25’ corner clearance triangles, extended. This would remove
four (4) trees from the landscape plan (one each on the north and south side of Branchmoor and
one each on the east side of Timbercrest, north and south of Branchmoor). These trees will
need to be relocated.

e Extend the sanitary sewer to a manhole at the south property line. Currently it is proposed as
stopping % of the way on lot 6. A future connection to the sanitary sewer would require that
the majority of the front of lot 6 be disturbed to connect to the sanitary to continue it to the
south.

Items to be Addressed: Address site layout issues.



Timbercrest Preserves
October 30, 2012

LANDSCAPE

Site condominium and subdivision landscaping are regulated by Section 13.02.F.2. The plan includes 31
Gingko and 6 Colorado Green Spruce. All proposed species fall within Troy regulations and are not
prohibited.

Landscaping requirements and treatment by applicant are:

a.

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 a total of eighteen (18) Ginko trees along the newly created
Branchmoor, thirteen (13) Ginko trees along the extended Timbercrest Drive, and six (6)
Colorado Spruce along Fernleigh 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.

Not Applicable

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.

Not Applicable

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
areas, community buildings and other recreational areas, and any other site improvement which

would be enhanced through the addition of landscaping.

The applicant is not providing any additional landscaping.

Items to be Addressed: none
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SITE CONDOMINIUM IMPROVEMENTS

The plans were signed and sealed by Nathan Robinson, 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.

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.

All entrances to major or secondary thoroughfares shall include deceleration, acceleration and
passing lanes as required by Engineering Standards of the City of Troy. Not applicable.

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.

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.

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:

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

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.
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iii. The typical floor plans and elevations of the proposed buildings, with building height(s).
Satisfied.

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. Indicate treatment of proposed Timbercrest Drive stub.

2. A note should be added to Lot 7 stating that “driveway placement shall be on the south side of
the lot so as to not impact the placement of the sidewalk ramp for pedestrian crossing of
Timbercrest Drive”.

3. There should be a minimum of 2’ from the face of the existing utility poles to the edge of
sidewalk along Fernleigh Drive.

4. Relocate the four (4) trees that are proposed at the corners of Branchmoor and Timbercrest (NE
and SE corners).

oL Cet,

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




King & MacGregor
Environmental
Inc.

2520 Woodmeadow SE
Grand Rapids, MI 48546
Phone: 616,/957-1231
Fax: 616,/957-2198

43050 Ford Road, Suite 130
Canton, MI 48187

Phone: 734,/354-0584

Fax: 734,/354-0593

140339 Lakeside Avenue
Bear Lake, Ml 49614
Phone: 231,/864-7279

e-mail: kme@king-macgregor.com

November 2, 2012
Sent Via Email & US Mail
Mr. Joseph Maniaci
Mondrian Properties
50215 Schoenherr Road
Shelby Township, Ml 48325
KME File No. 12158

Re:  Preliminary Wetland Evaluation —Timbercrest Preserves Site Condominium
3605 and 3635 Fernleigh Drive Properties, City of Troy, Oakland County

Dear Mr. Maniaci:

Pursuant to your request, we conducted a preliminary wetland evaluation on the above
referenced approximately 4.48-acres of property located on the west side of Fernleigh
Drive in the northeast quarter of Section 24, Town 2 North, Range 11 East. The intent
of this evaluation is to provide a description of the approximate size, location, and
character of any wetlands identified within the subject property as well as an opinion
regarding the possible jurisdiction of the Michigan Department of Environmental Quality
(MDEQ). The methods used to conduct this wetland determination are consistent with
our understanding of the procedures and general practices used by the MDEQ.

Resource Information Evaluation

This evaluation included review of available resource information including the Natural
Resources Conservation Service Web Soil Survey, U.S. Geological Survey (USGS)
topographic mapping, the MDEQ Oakland County Final Wetland Inventory map, and
recent aerial photography. The soil survey indicates the subject property contains
Capac sandy loam soil. Capac is considered a somewhat poorly drained soil type
though it is not considered a hydric soils. Hydric soils are soils formed under extended
periods of inundation or saturation during the growing season and, unless artificially
drained, typically support wetland habitats. The USGS map shows the property to be
nearly level and not containing any wetland. A linear surface drainage feature is
shown near the western boundary of the subject property within the adjacent
subdivision. The MDEQ map shows no wetlands or areas containing wetland soils on
the property. It also shows a linear surface drainage feature near the western property
boundary. Recent aerial photography shows the property to contain two residential
structures, assorted outbuildings, landscaping and mowed lawn, and areas dedicated
for gardening.

On-Site Evaluation

The subject property is bordered by Fernleigh Drive to the east and residential
development on the remaining sides. An on-site evaluation was conducted on October
24, 2012. The weather was clear. Conditions observed were consistent with recent
aerial photography. Most of the property is mowed lawn, including two shallow swales,
and consists of typical lawn grass species such as tall fescue and Canada bluegrass
as well as forbs such as dandelion and English plantain. The fallow gardening areas
were dominated by agricultural weeds such as field thistle and horseweed. The linear
surface drainage feature indicated on maps near the western property boundary was
not observed. Based on the Boundary & Topographic Survey prepared by Aztec Land
Surveyors Inc., the Henry-Graham County Drain is enclosed in a 13-foot diameter
storm sewer in a drain easement which adjoins the western property boundary.
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Evaluation Results

Wetlands are identified based on the presence of three parameters; 1) evidence of
hydrology sufficient to support wetland vegetation; 2) a predominance of plant species
adapted for growing in areas with extended periods of inundation or saturation during
the growing season (wetland vegetation); and, 3) soils characterized by physical
indicators of extended periods of inundation or saturation. Given the residential
character of the subject property and given that no evidence of wetland hydrology or
areas of predominantly wetland vegetation were observed, it is concluded that no
wetlands are present on the subject property.

Please be advised the information provided in this report is a professional opinion. The
ultimate decision on wetland boundary locations and jurisdiction thereof rests with the
MDEQ. In addition, the physical characteristics of the site can change with time,
depending on the weather, vegetation patterns, drainage, activities on adjacent
parcels, or other events. Any of these factors can change the presence or extent of
wetlands on the site. Verification of wetland boundary and wetland jurisdictional
determinations can be obtained from the MDEQ through an application to their Wetland
Identification Program.

Thank you for the opportunity to provide this preliminary wetland evaluation. If you
have any questions, please contact me at your convenience.

Sincerely,

ity L Nt

King & MacGregor Environmental, Inc.
Woody L. Held
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PROPERTY DESCRIPTION
(AS FURNISHED BY CLIENT)

PARCEL NO. 20-24-201-012
THE SOUTH 175 FEET OF LOT 8, 'EYSTER’S DEQUINDRE FARMS SUBDIVISION

NO. 5% BEING A PART OF THE NORTHEAST 1/4 OF SECTION 24, TOWN 2

NORTH, RANGE 11 EAST, TROY TOWNSHIP (NOW CITY OF TROY), OAKLAND
COUNTY, MICHIGAN AS RECORDED IN LIBER 55 OF PLATS, PAGE 58 OF
OAKLAND COUNTY RECORDS.

PARCEL NO. 20-24-201-013

THE NORTH 140 FEET OF LOT 9, EYSTER'S DEQUINDRE FARMS SUBDIVISION
NO. 5%, BEING A PART OF THE NORTHEAST 1/4 OF SECTION 24, TOWN 2
NORTH, RANGE 11 EAST, TROY TOWNSHIP (NOW CITY OF TROY), OAKLAND
COUNTY, MICHIGAN AS RECORDED IN LIBER 55 OF PLATS, PAGE 58 OF
OAKLAND COUNTY RECORDS.

SITE B.M. #2 I

FERNLEIGH DRIVE
60’ WIDE RIGHT OF wWAY
GRAVEL

PROPERTY DESCRIPTION
(AS SURVEYED)

COMBINED PARCEL:
THE SOUTH 175 FEET OF LOT 8 AND THE NORTH 140 FEET OF LOT G,

"EYSTER'S DEQUINDRE FARMS SUBDIVISION NO. 5°, BEING A PART OF THE
NORTHEAST 1/4 OF SECTION 24, TOWN 2 NORTH, RANGE 11 EAST, TROY
TOWNSHIP (NOW CITY OF TROY), OAKLAND COUNTY, MICHIGAN AS RECORDED IN
LIBER 55 OF PLATS, PAGE 58 OF OAKLAND COUNTY RECORDS, BEING MORE
PARTICULARY DESCRIBED AS:

COMMENCING AT THE NORTH 1/4 CORNER OF SAID SECTION 24; THENCE
SOUTH 01 DEGREES 35 MINUNUTES 00 SECONDS WEST 1852.29 FEET ALONG
THE NORTH—-SOUTH 1/4 LINE OF SAID SECTION 24, SAID LINE ALSO BEING THE
WEST LINE OF SAID "EYSTER'S DEQUINDRE FARMS SUBDIVISION NO. 5" TO THE
POINT OF BEGINNING; THENCE DUE EAST 620.00 FEET TO THE WEST RIGHT OF
WAY LINE OF FERNLEIGH ROAD (60 FEET WIDE); THENCE SOUTH 01 DEGREES
35 MINUNUTES 00 SECONDS WEST 315.00 FEET ALONG SAID WEST RIGHT OF
WAY LINE; THENCE DUE WEST 620.00 FEET TO SAID NORTH—SOUTH 1/4 LINE;
THENCE ALONG SAID NORTH—SOUTH 1/4 LINE NORTH 01 DEGREES 35
MINUNUTES 00 SECONDS EAST 315.00 FEET TO THE POINT OF BEGINNING.
CONTAINING 4.48 ACRES OF LAND, MORE OR LESS. SUBJECT TO ANY AND ALL
EASEMENTS OR RIGHT OF WAY OF RECORD, IF ANY.

SITE CRITERIA

e PARCEL SUMMARY:

ADDRESS: #3635 & #3605 FERNLEIGH DRIVE

PARCEL ID NO.: 20-24-201-012 & —013

EXISTING ZONING: R-1C, SINGLE FAMILY RESIDENTIAL
ADJACENT ZONINGS: R-1C, SINGLE FAMILY RESIDENTIAL

GROSS & NET SITE AREA: 195,225 S.F. (4.482 ACRES)

e USE SUMMARY:

EXISTING USE: SINGLE FAMILY RESIDENTIAL ACREAGE PARCELS.
PROPOSED USE:  SINGLE FAMILY RESIDENTIAL SITE CONDOMINIUM W/
LOT AVERAGING OPTION.

ALLOWABLE DENSITY: 3.1 UNITS PER ACRE OF GROSS SITE AREA

PROPOSED DENSITY: 14 UNITS (3.1 UNITS PER ACRE)

e UNIT SUMMARY:

AVERAGE UNIT AREA REQUIRED:
AVERAGE UNIT AREA PROVIDED:

10,500 S.F.
10,710 S.F.

LOT AVERAGING OPTION ALLOWS FOR 10% REDUCTION IN MIN. UNIT AREA:
MINIMUM UNIT AREA REQUIRED: 9,450 S.F.
MINIMUM UNIT AREA PROVIDED: 9,539 S.F.

LOT AVERAGING OPTION ALLOWS FOR 10% REDUCTION IN MIN. UNIT WIDTH:
MINIMUM UNIT WIDTH REQUIRED: 85’ x 90% = 76.5'
MINIMUM LOT WIDTH PROVIDED: 77.25°

e BUILDING SETBACK SUMMARY:

FRONT: 30" MIN.
REAR: 40" MIN.
SIDE: 10" MIN. ONE SIDE; 20’ MIN. TOTAL

e BUILDING CONSTRUCTION SUMMARY:
MAXIMUM ALLOWABLE BUILDING HEIGHT: 30’ (2.5 STORY)
PROPOSED BUILDING HEIGHT: 26" + (NOT TO EXCEED 30°)

MAXIMUM ALLOWABLE LOT COVERAGE: J30%

PROPOSED MAXIMUM LOT COVERAGE: 22% + (NOT TO EXCEED 30%)
MINIMUM REQUIRED FLOOR AREA PER UNIT: 1,200 S.F.

PROPOSED FLOOR AREA PER UNIT: 2,679 S.F. £+

SHEET INDEX

1. SITE PLAN.
2. PRELIMINARY GRADING & UTILITY PLAN.
3. TREE PRESERVATION & LANDSCAPE PLAN.

SUPPLEMENTALS:

e BOUNDARY & TOPOGRAPHICAL SURVEY.

e TYPICAL HOUSE FLOOR PLANS &
ELEVATIONS.
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PROPERTY DESCRIPTION
(AS FURNISHED BY CLIENT)

PARCEL NO. 20-24-201-012

THE SOUTH 175 FEET OF LOT 8, 'EYSTER'S DEQUINDRE FARMS SUBDIVISION
NO. 5%, BEING A PART OF THE NORTHEAST 1/4 OF SECTION 24, TOWN 2
NORTH, RANGE 11 EAST, TROY TOWNSHIP (NOW CITY OF TROY), OAKLAND
COUNTY, MICHIGAN AS RECORDED IN LIBER 55 OF PLATS, PAGE 58 OF
OAKLAND COUNTY RECORDS.

PARCEL NO. 20-24-201-013

THE NORTH 140 FEET OF LOT 9, "EYSTER'S DEQUINDRE FARMS SUBDIVISION
NO. 5%, BEING A PART OF THE NORTHEAST 1/4 OF SECTION 24, TOWN 2
NORTH, RANGE 11 EAST, TROY TOWNSHIP (NOW CITY OF TROY), OAKLAND
COUNTY, MICHIGAN AS RECORDED IN LIBER 55 OF PLATS, PAGE 58 OF
OAKLAND COUNTY RECORDS.

PROPERTY DESCRIPTION
(AS SURVEYED)

COMBINED PARCEL:
THE SOUTH 175 FEET OF LOT 8 AND THE NORTH 140 FEET OF LOT G,

"EYSTER'S DEQUINDRE FARMS SUBDIVISION NO. 5°, BEING A PART OF THE
NORTHEAST 1/4 OF SECTION 24, TOWN 2 NORTH, RANGE 11 EAST, TROY
TOWNSHIP (NOW CITY OF TROY), OAKLAND COUNTY, MICHIGAN AS RECORDED IN
LIBER 55 OF PLATS, PAGE 58 OF OAKLAND COUNTY RECORDS, BEING MORE
PARTICULARY DESCRIBED AS:

COMMENCING AT THE NORTH 1/4 CORNER OF SAID SECTION 24; THENCE
SOUTH 01 DEGREES 35 MINUNUTES 00 SECONDS WEST 1852.29 FEET ALONG
THE NORTH—-SOUTH 1/4 LINE OF SAID SECTION 24, SAID LINE ALSO BEING THE
WEST LINE OF SAID "EYSTER'S DEQUINDRE FARMS SUBDIVISION NO. 5" TO THE
POINT OF BEGINNING; THENCE DUE EAST 620.00 FEET TO THE WEST RIGHT OF
WAY LINE OF FERNLEIGH ROAD (60 FEET WIDE); THENCE SOUTH 01 DEGREES
35 MINUNUTES 00 SECONDS WEST 315.00 FEET ALONG SAID WEST RIGHT OF
WAY LINE; THENCE DUE WEST 620.00 FEET TO SAID NORTH—SOUTH 1/4 LINE;
THENCE ALONG SAID NORTH-SOUTH 1,/4 LINE NORTH 01 DEGREES 35
MINUNUTES 00 SECONDS EAST 315.00 FEET TO THE POINT OF BEGINNING.
CONTAINING 4.48 ACRES OF LAND, MORE OR LESS. SUBJECT TO ANY AND ALL
EASEMENTS OR RIGHT OF WAY OF RECORD, IF ANY.
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SITE CRITERIA

o UTILITY SUMMARY:

SANITARY SEWER:
PUBLIC SANITARY SEWER SHALL BE EXTENDED ON SITE FROM THE

EXISTING SEWER LOCATED IN FERNLEIGH DRIVE.

STORM SEWER:
ENCLOSED STORM SEWERS TO CONNECT TO EXISTING STORM

SEWER AT THE END OF TIMBERCREST DRIVE. SEWER IN
TIMBERCREST FARMS HAS ADEQUATE CAPACITY TO ACCEPT FULL
DISCHARGE FROM SUBJECT PROPERTY. REGIONAL DETENTION BASIN
LOCATED ON OUTLOT "A” OF "OLDE FORGE SUB.” TO THE NORTH
HAS ADEQUATE CAPACITY TO PROVIDE FOR THE REQUIRED
DETENTION STORAGE VOLUME FOR THE SUBJECT PROPERTY.

WATER MAIN:
PUBLIC WATER MAIN SHALL BE EXTENDED ON SITE FROM THE

EXISTING WATER MAIN LOCATED AT THE END OF TIMBERCREST
DRIVE AND SHALL BE LOOPED TO THE EXISTING WATER MAIN IN

FERNLEIGH DRIVE.

o NATURAL FEATURES SUMMARY:

FLOOD PLAIN:
SUBJECT PARCEL LIES WITHIN ZONE X: AREAS DETERMINED TO BE
OUTSIDE OF THE 0.2% ANNUAL CHANCE (500-YEAR) FLOOD PLAIN
AS SHOWN ON FLOOD INSURANCE RATE MAP NO. 26125C0553G,
DATED SEPTEMBER 29, 2006, AS PUBLISHED BY THE FEDERAL
EMERGENCY MANAGEMENT AGENCY.

WETLANDS:
NO WETLANDS AREAS HAVE BEEN IDENTIFIED AT THIS TIME.
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BENCHMARKS

SITE BENCHMARK #1

ELEVATION = 641.68 (NAVD 88 DATUM)

CITY BENCHMARK #1785, MAG NAIL IN EAST FACE OF UTILITY POLE ON THE
WEST SIDE OF FERNLEIGH ROAD AT EXISTING RESIDENCE #3635 (SUBJECT

PROPERTY).

SITE BENCHMARK #2

ELEVATION = 641.98 (NAVD 88 DATUM)
TOP OF HYDRANT ON EAST SIDE OF FERNLEIGH DRIVE ACROSS FROM HOUSE

#3635 (SUBJECT PROPERTY).

SITE BENCHMARK #3

ELEVATION = 643.00 (NAVD 88 DATUM)
TOP OF HYDRANT ON EAST SIDE OF TIMBERCREST DRIVE AT THE END OF THE

STREET, IN FRONT OF HOUSE #3662.
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20-24-201-013
S. 100°' OF N. 240’ OF LOT 9

"EYSTER'S DEQUINDRE FARMS
LIBER 55, PAGE 58, O.C.R.

CONTRACTOR'S NOTE

The locations of existing underground utilities
are shown in an approximate way only. The
contractor shall determine the exact location
of all existing utilities before commencing
work. He agrees to be fully responsible for
any and all damages which might be
occasioned by his failure to exactly locate
and preserve any and all underground utilities.

3 WORKING DAYS |
BEFORE YOU DIG
CALL MISS DIG

1-800-482-7171 |
(TOLL FREE) for the location
of underground utilities

The contractor shall be responsible for adhering to all applicable local, state,
and federal standards, specifications, and guidelines for construction.

SUB. NO. 5

— E—
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PLAN SCALE:
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1" = 30’
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EX. 48" SAN. SEWER
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EX. CATCH BASIN
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6

EX. 4" S-MP GAS MAIN

EX. 12" WATER MAIN

637.09 INV.N
637.09 INV.S

EX. HYDRANT
™ 638.86 F.G.

NOTES

1. UTILITY AND GRADING DESIGN ARE TENTATIVE AND ARE SUBJECT TO
MODIFICATION UPON FINAL ENGINEERING APPROVAL.

2. THE DEVELOPER SHALL COMPLY WITH ALL APPLICABLE CODES AND
ORDINANCES OF THE CITY OF TROY, THE COUNTY OF OAKLAND, AND THE

STATE OF MICHIGAN.

3. ALL WORK WITHIN ANY PUBLIC EASEMENT AND/OR RIGHT—OF—WAY SHALL
REQUIRE PERMITS FROM THE CITY OF TROY.

4. UTILITY EASEMENTS SHALL BE PROVIDED TO THE SATISFACTION OF THE CITY
OF TROY ENGINEERING DEPARTMENT.

5. REFER TO THE TREE PRESERVATION & [ANDSCAPE PLAN FOR TREE
REMOVALS.

6. ALL PERMITS REQUIRED BY THE CITY OF TROY ENGINEERING DEPARTMENT
SHALL BE OBTAINED PRIOR TO THE START OF CONSTRUCTION.

7. DRIVEWAY WIDTH AT THE PROPERTY LINE SHALL NOT EXCEED 40% OF THE
LOT WIDTH.

SOILS (FROM COUNTY SOILS SURVEY)

CAPAC SANDY LOAM (0 TO 4% SLOPES).
0"-8" VERY DARK GRAYISH—BROWN SANDY LOAM, 8"-20" BROWN CLAY
LOAM, 20"-32" GRAYISH—BROWN CLAY LOAM, 32"-60" PALE BROWN
LOAM.  MODERATELY SLOW PERMEABILITY, SLOW RUNOFF.
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3115 ACER SP. MAPLE TWIN 12 coop e gg’g[i jsf’ . %VIEE 11 GOOD SET ROOTBALL LEVEL TO GRADE OF SLIGHTLY ROOTBALL. @ N
e kms o wee &0 G Gm o mmw” w7 e o (1/2) 1 Cr o Lo e T T 0o 17 a s
- 600D 3479 PINUS SP PIN, MULCH 2”-3" " FLEXING.
3118 QUERCUS 9P Ak o . E 11 POOR H 2°-3" DEEP LEAVING 3” CIRCLE OF BARE PLAN
3119 MALUS SP. APPLE 10 2883 §ﬁ§? ﬁgﬁg §ﬁ' Zﬁﬁfg 8 coop SOIL AROUND TRUNK OF TREE. ® STAKE TREES JUST BELOW FIRST BRANCH WITH T SCHEDULFE & COST ESTIMATE =
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3 .
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cooD g;gg éﬁVER SP. MAPLE 28 GOOD SCALE: NONE TOTAL TREES: 37 SUBTOTAL COST: $12.025 MUNICIPAL REVIEW NUMBERS:
US SP. PINE 20 GOOD 5% CONTINGENCY:  $601
TOTAL ESTIMATE: ~ $12,626




CONSTRUCTION NOTES

OPENINGS BETWEEN THE GARAGE AND RESIDENCE SHALL BE EQUIPPED
WITH EITHER SOLID WOOD DOORS NOT LESS THAN 1-3/8 INCHES IN
THICKNESS OR 20 MINUTE RATED DOORS, OR EQUIVALENT.

SAFETY GLAZING SHALL BE PROVIDED AT THE FOLLOWING LOCATIONS:
—GLAZING IN EGRESS AND MEANS OF EGRESS DOORS EXCEPT JALOUSIES
—GLAZING IN ALL UNFRAMED SWINGING DOORS
—~GLAZING IN AN INDIVIDUAL, FIXED, OR OPERABLE PANEL, ADJACENT

TO A DOOR WHERE THE NEAREST VERTICAL EDGE IS WITHIN A 24 INCH
RADIUS OF THE DOOR IN A CLOSED POSITION AND WHOSE BOTTOM
EDGE IS LESS THAN 60 INCHES ABOVE THE FLOOR OR WALKING SURFACE.

PROVIDE 5/8 INCH TYPE ‘X' GYPSUM WALL BOARD ON THE GARAGE SIDE
ADJACENT TO THE RESIDENCE AND ITS ATTIC AREA OR EQUIVALENT.

EVERY SLEEPING ROOM SHALL HAVE AT LEAST ONE OPERABLE WINDOW

OR EXTERIOR DOOR APPROVED FOR EMERGENCY EGRESS OR RESCUE. THE
UNITS MUST BE OPERABLE FROM THE INSIDE TO A FULL CLEAR OPENING
WITHOUT THE USE OF SEPERATE TOOLS. WHERE WINDOWS ARE PROVIDED
AS A MEANS OF EGRESS OR RESCUE, THEY SHALL HAVE A SILL HEIGHT OF
NOT MORE THAN 44 INCHES ABOVE THE FLOOR. ALL EGRESS OR RESCUE
WINDOWS FROM SLEEPING ROOMS MUST HAVE A MINIMUM NET CLEAR
OPENING OF 5.7 SQUARE FEET (5 SQUARE FEET ON GRADE FLOORS). THE
MINIMUM NET CLEAR OPENING HEIGHT DIMENSION SHALL BE 24 INCHES.
THE MINIMUM NET CLEAR OPENING WIDTH DIMENSION SHALL BE 20 INCHES.

A MINIMUM 3 FEET BY 3 FEET LANDING SHALL BE REQUIRED ON EACH SIDE
OF AN EGRESS DOOR OR DOORWALL. THE FLOOR OR LANDING SHALL NOT
BE MORE THAN 1-1/2 INCHES LOWER THAN THE TOP OF THE THRESHOLD.

WINDERS ARE PERMITTED PROVIDED THE WIDTH OF THE TREAD AT A POINT
NOT MORE THAN 12 INCHES FROM THE SIDE WHERE THE TREADS ARE
NARROWER IS NOT LESS THAN 10 INCHES DEEP. THE MINIMUM WIDTH OF
ANY TREAD SHALL NOT BE LESS THAN 6 INCHES, AND THE AVERAGE WIDTH
OF ANY TREAD IS NOT LESS THAN 9 INCHES.

FIRESTOPPING SHALL BE PROVIDED TO CUT OFF ALL CONCEALED DRAFT
OPENINGS (BOTH VERTICAL AND HORIZONTAL) AND TO FORM AN EFFECTIVE
FIRE BARRIER BETWEEN STORIES, AND BETWEEN THE TOP STORY AND THE
ROOF SPACE. FIRESTOPPING SHALL BE PROVIDED IN WOOD-FRAME
CONSTRUCTION IN THE FOLLOWING LOCATIONS:
—IN CONCEALED SPACES OF STUD WALLS AND PARTITIONS, INCLUDING
FURRED SPACES, AT THE CEILING AND FLOOR LEVEL.
—AT ALL INTERCONNECTIONS BETWEEN CONCEALED VERTICAL AND
HORIZONTAL SPACES, WHICH OCCUR AT SOFFITS, DROP CEILINGS, ETC.
—IN CONCEALED SPACES BETWEEN STAIR STRINGERS AT THE TOP AND
BOTTOM RUN.
—AT OPENINGS AROUND VENTS, PIPES, DUCTS, CHIMNEYS AND
FIREPLACES AT CEILING AND FLOOR LEVELS, WITH NON-COMBUSTABLE
MATERIALS.
EXCEPT AS PROVIDED IN THE ITEM ABOVE, FIRESTOPPING SHALL CONSIST
OF 2 INCH NOMINAL LUMBER, OR (2) THICKNESSES OF 1 INCH NOMINAL
LUMBER WITH BROKEN LAP JOINTS, OR (1) THICKNESS OF 23/32 INCH
PLYWOOD WITH JOINTS BACKED BY 23/32 INCH PLYWOOD, OR (1) THICKNESS
OF 3/4 INCH TYPE 2-M PARTICLEBOARD WITH JOINTS BACKED BY 3/4 INCH
TYPE 2-M PARTICLEBOARD, OR OTHER APPROVED MATERIALS. THE INTEGRITY
OF ALL FIRESTOPS SHALL BE MAINTAINED.

IN SHOWER AND BATH AREAS, FLOORS AND WALLS SHALL BE FINISHED WITH

A SMOOTH, HARD AND NON-ABSORBANT SURFACE TO A HEIGHT OF NOT LESS
THAN 6 FEET ABOVE FINISHED FLOOR. IN AREAS SUBJECT TO REPEATED
DAMPNESS AND MOISTURE ACCUMULATION, WATER RESISTANT GYPSUM
BOARD IS TO BE INSTALLED IN ACCORDANCE WITH GA-216 AS LISTED IN
SECTION S-26.502.

RAFTERS AND CEILING JOISTS SHALL BE PROVIDED WITH LATERAL SUPPORT
AT POINTS OF BEARING TO PREVENT ROTATION.

RAFTER OR TRUSS TIES SHALL BE PROVIDED, WHEN ROOF TRUSSES AND
ASSEMBLIES MAY BE SUBJECT TO WIND UPLIFT PRESSURES OF 20 PER SQUARE
FOOT OR GREATER AND SHALL BE DESIGNED IN ACCORDANCE WITH

ASCE 7, AS LISTED IN S-26.702

A READILY ACCESSIBLE ATTIC ACCESS FRAMED OPENING NOT LESS THAN
22 INCHES BY 30 INCHES SHALL BE PROVIDED TO ANY ATTIC HAVING A
CLEAR HEIGHT OVER 30 INCHES.

ASPHALT SHINGLE ROOFS SHALL HAVE ICE AND WATER SHIELDS, OR (2)
LAYERS OF 15 POUND FELT CEMENTED TOGETHER FOR A DISTANCE OF 2
FEET INSIDE THE OUTSIDE WALLS AND AN UNDERLAYMENT OF NOT LESS
THAN ONE PLY OF NUMBER 15 FELT, APPIED AS REQUIRED IN SECTION R-802
AND TABLE NUMBER R-803.4

CHIMNEYS SHALL EXTEND AT LEAST 2 FEET HIGHER THAN ANY PORTION
OF THE BUILDING WITHIN 10 FEET BUT SHALL NOT BE LESS THAN 3 FEET
ABOVE THE POINT WHERE THE CHIMNEY PASSES THROUGH THE ROOF.

NOTE: EGRESS WINDOWS

EVERY SLEEPING ROOM SHALL HAVE AT LEAST ONE
OPERABLE WINDOW OR EXTERIOR DOOR APPROVED

FOR EMERGENCY ESCAPE OR RESUE. EACH EGRESS
WINDOW SHALL HAVE A MINIMUM NET CLEAR OPENING
OF 5.7 SQUARE FEET. THE NET CLEAR OPENING SHALL

BE AT LEAST 24 INCHES IN HEIGHT AND AT LEAST 20
INCHES IN WIDTH. THE BOTTOM OF THE CLEAR OPENING
SHALL NOT BE MORE THAN 44 INCHES ABOVE THE FLOOR.

ALL BEARING WALLS SHALL HAVE
FLOOR JOIST UNDER EACH BEARING
STUD. TYP. ALL BEARING WALLS

PROVIDE ALL ATTIC ACCESS

OPERABLE WINDOW NOTE:

ALL WINDOWS THAT ARE OPERABLE AND
THE BOTTOM OF THE WINDOW IS

72" OR MORE ABOVE GRADE, SHALL BE
24" ABOVE FINISH FLOOR TO THE BOTTOM
OF THE WINDOW.

(EXCEPTION: THE MINIMUM NET CLEAR OPENING FOR
GRADE FLOOR WINDOWS SHALL BE 5 SQUARE FEET.)

W/ WEATHER STRIPPING

ARCH FAULT CIRCUIT INTERRUPTER

ALL BRANCH CIRCUITS THAT SUPPLY 125 VOLT SINGLE PHASE 15 & 20

NOTE: ALL WINDOW SIZES ON PLAN REPRESENT ROUGH
OPENING SIZES FOR PELLA WINDOWS, THERMASTAR LIN
VERIFY WINDOW SCHEDULE W/ CONTRACTOR.

E.

II-8”

N/ DROPPED SOFFIT

70"

30" x &'-O"

30" x &-0" 3-0" x &-O"

_(2)9.25" LVLs_

OPT. NOOK BAY

55|_<>I|

I I =

OPT.

PRE-FAB. DIRECT
VENT GAS F.P.

W/ 20" NON-COMB
'FLUSH' HEARTH

CORNER F.P.

AMP. OUTLETS INSTALLED IN DWELLING UNIT BEDRM. SHALL BE
PROTECTED BY ARC-FAULT CIRCUIT INTERRUPTER LISTED TO PROVIDE

30‘-6"

Hl_oll

2I_”II II-8”

PROTECTION IN THE ENTIRE CIRCUIT E3802.11.

SMOKE DETECTORS & CARBON MONOXIDE DETECTOR

SMOKE ALARMS SHALL BE INSTALLED IN THE FOLLOWING LOCATIONS:
—IN EACH SLEEPING ROOM
—OUTSIDE EACH SEPARATE SLEEPING AREA IN THE IMMEDIATE VICINITY
OF THE BEDROOMS

5'-Bls"

31_3"

71"

5“@" 5“@"

20" x 4'-0"
| I

40" x

INSULATE CAVITY

l— LINE OF CANTILEVER

3'.g"

—ON EACH ADDITIONAL STORY OF THE DWELLING, INCLUDING
BASEMENTS BUT NOT INCLUDING CRAWL SPACES OR UNINHABITABLE
ATTICS

ALL SMOKE DETECTORS SHALL BE INTERCONNECTED AN
HAVE A BATTERY BACKUP.

CARBON MONOXIDE DETECTORS SHALL BE LOCATED IN THE NEAR
VICINITY OF EACH BEDROOM AND IN BASEMENT NEAR STAIRS.
HARD WIRED AND BATTERY BACK-UP.

BACK UP

GENERAL NOTES

1. ALL WORK TO COMPLY WITH ALL NATIONAL, STATE AND
LOCAL CODES, ORDINANCES, LAWS AND REGULATIONS THAT
ARE APPLICABLE.

2. THE CONTRACTOR SHALL NOTIFY MISS DIG (1-800-482-7171)
AT LEAST 72 HOURS PRIOR TO THE START OF CONSTRUCTION.

3. THE CONTRACTOR SHALL OBTAIN ALL REQUIRED PERMITS AND
CALL FOR REQUIRED INSPECTIONS.

4. THE CONTRACTOR SHALL FIELD VERIFY THE SIZES, LOCATIONS,
ELEVATIONS AND DETAILS OF THE EXISTING CONDITIONS THAT
AFFECT THE WORK AND SHALL INFORM THE ARCHITECT OF ANY
DISCREPANCIES IN DIMENSIONS, SIZES, LOCATIONS AND
CONDITIONS BEFORE PROCEEDING WITH THE WORK.

5. THE CONTRACTOR SHALL PROVIDE ALL SHORING, BRACING, AND
UNDERPINNING AND ALL MEANS REQUIRED TO PROTECT AND
MAINTAIN THE SAFETY, INTEGRITY AND STABILITY OF ALL NEW
CONSTRUCTION.

6. THE CONTRACTOR SHALL FAMILIARIZE HIMSELF/HERSELF WITH
THE EXISTING CONDITIONS OF THE BUILDING INCLUDING UTILITIES,
SERVICES, ETC. AND SHALL BE FULLY RESPONSIBLE FOR ANY
UNAUTHORIZED DISRUPTION TO THE OWNER'S NORMAL USE OF

191"
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Iol_ell

Design + Build, Inc.
MACOMB, MICHIGAN 48042

TEL 586.232.4045
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CONSTRUCTION

PROVIDE DBL. FULL
LENGTH STUD ON EACH

SIDE OF WINDOW HEADER =
FULL O.S.B. SHEATHING. R
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40"
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UTILITIES, SERVICES, AND THE SURROUNDING FACILITIES.

7. THE CONTRACTOR/OWNER SHALL FAMILIARIZE HIMSELF/HERSELF
WITH THE CONSTRUCTION DOCUMENTS, SIZES AND LOCATIONS OF
ANY DISCREPANCIES IN DIMENSIONS, SIZES AND LOCATIONS
BEFORE PROCEEDING WITH THE WORK.

8. THE CONTRACTOR/OWNER SHALL INDEMNIFY THE ARCHITECT
FROM ERRORS AND OMISSIONS WHICH CAN OR MAY OCCUR DURING
THE PREPERATION OF THESE DOCUMENTS.

411"

NOTES

. ALL ARCHWAYS SHALL BE FLAT UNLESS OTHERWISE NOTED.

. ALL EXTERIOR WALLS TO BE 2x4 STUDS @ 16" O.C. W/ R-13 BATT.

. ALL WET AREAS TO RECEIVE 1/2" DURAROCK SHEATHING.

. ALL HEADERS NOT NOTED SHALL BE (2) 2x12's UNLESS NOTED OTHERWISE.

. ALL WALLS OVER 10'-4 1/2" SHALL BE 2x6.

. ALL CONCEALED WALL SPACES SHALL BE FIRESTOPPED

. TRUSS DRAWINGS AND FLOORING SYSTEMS ARE TO BE

. ALL EXTERIOR 2x6 WALLS TO BE 16" O.C. W/ R-19 BATT.
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THE IDEAS AND DESIGN CONCEPTS
EXPRESSED HEREIN AND THE GRAPH-
ICALLY DISPLAYED ARRANGEMENT

OF THEIR COMPONENTS REPRESENTED
BY THIS DRAWING HAVE BEEN
DEVELOPED FOR THE EXCLUSIVE USE
OF THE SPECIFIED PROJECT AND

ARE THE SOLE PROPERTY OF

JMP Design & Build, Inc.
INCORPORATED. A CONVEYANCE OR
DISCLOSURE OF THE IDEAS DESIGN
CONCEPTS OR USE OF ANY GRAPH-
ICALLY DISPLAYED ARRANGEMENTS
OF THE COMPONENTS SHALL BE AT
THE DISCRETION AND ONLY THROUGH
THE EXPRESSED WRITTEN CONSENT
OF JMP Design & Build, Inc.

ALL MATERIALS HEREIN ARE
PROPRIETARY AND COPYWRITTEN
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8'-1 1/8" CEILING HEIGHT

HANDRAIL GRIP SIZE-
(SEE DETAILS)

15 RISERS

HANDRAIL
MAX. 38"
MIN. 34"

9'-1 1/8" CEILING HEIGHT

7'-71/2"

MIN.

15 RISERS @ 7.25"

(

TYPICAL STAIR SECTION

N.T.S.

MAX. 4" SPACING

v

//
/J.I_LI_IJ_I

4

/

R311.5.6.3 HANDRAIL GRIP SIZE:
TYPE I:

/

ALL STAIRS SHALL HAVE A CIRCULAR CROSS SECTION WITH
AN OUTSIDE DIAMETER OF 1-1/4 INCHES (32mm) AND NOT

GREATER THAN 2 INCHES (51 mm).

ANY OTHER SHAPE WITH A PERIMETER OF AT LEAST 4 INCHES
(100mm), BUT NOT GREATER THAN 6-1/4 INCHES (158mm)
WITH THE LARGEST CROSS-SECTIONAL DIMENSION NOT

EXCEEDING 2-1/4 INCHES (57mm).

TYPICAL RAILING DETAIL

N.T.S.

/ FINISHED FLOOR\

FLOOR JOIST———»

R311.5.6 HANDRAIL DETAILS: HANDRAIL-GRIPPING SURFACES SHALL BE
CONTINUOUS, WITHOUT INTERRUPTION BY NEWEL POST, OTHER STRUCTURE
ELEMENTS OR OBSTRUCTIONS. A HANDRAIL AND ANY WALL OR OTHER SURFACE
ADJACENT TO THE HANDRAIL SHALL BE FREE OF ANY SHARP OR ABRASIVE
ELEMENTS. THE CLEAR SPACE BETWEEN THE HANDRAIL AND THE ADJACENT
WALL SURFACE SHALL NOT BE LESS THAN 1-1/2 INCHES (38mm).

R311.5.2 HEADROOM: THE MINIMUM HEADROOM IN ALL PARTS OF A
STAIRWAY SHALL NOT BE LESS THAN 80 INCHES (3032mm) MEASURED
VERTICALLY FROM THE TREAD NOSING OR FROM THE FLOOR SURFACE
OF THE LANDING OR PLATFORM.

R311.5.3 TREADS AND RISERS: MAXIMUM RISER HEIGHT SHALL BE 8 1/4
INCHES (210mm). MINIMUM TREAD DEPTH SHALL BE 9 INCHES (229mm)
MEASURED HORIZONTALLY BETWEEN THE VERTICAL PLANES OF THE
FOREMOST PROJECTION OF ADJACENT TREADS AND AT THE RIGHT ANGLE
TO THE TREAD'S LEADING EDGE.

DIMENSIONAL UNIFORMITY: THERE SHALL NO BE VARIATION EXCEEDING
3/8 INCH (10mm) IN THE DEPTH OF ADJACENT TREADS OF IN THE HEIGHT
OF ADJACENT RISERS. THE TOLERANCE BETWEEN THE LARGEST AND THE
SMALLEST RISER OR BETWEEN THE LARGEST AND SMALLEST TREAD SHALL
NOT EXCEED 3/8 INCH (10mm) IN A FLIGHT OF STAIRS.

| | TOP OF RAIL
e e

36" MIN.

R311.5.6.1 HEIGHT: GUARD HANDRAILS SHALL
NOT BE LESS THAN 36 INCHES (914mm)
MEASURED VERTICALLY ABOVE THE LEADING
EDGE OF THE TREADS OR ABOVE THE FINISHED
FLOOR OF THE LANDING OR WALKING SURFACES.

EXCEPTIONS:
OPEN SIDES OF STAIRS SHALL HAVE
GUARDS NOT LESS THAN 34 INCHES

(854mm) IN HEIGHT, MEASURED
VERTICALLY FROM THE NOSING OF
THE TREADS.

TYPE II:

HANDRAILS WITH A PERIMETER GREATER THAN 6-1/4
INCHES (160mm) SHALL PROVIDE A GRASPABLE FINGER
RECESS AREA ON BOTH SIDES OF THE PROFILE. THE
FINGER RECESS SHALL BEGIN WITHIN A DISTANCE OF

3/4 INCH (19mm) MEASURED VERTICALLY FROM THE
TALLEST PORTION OF THE PORFILE, AND ACHIEVE A DEPTH
OF AT LEAST 5/16 INCH (8mm) WITHIN 7/8 INCH (22mm)
BELOW THE WIDEST PORTION OF THE PROFILE.

ARCH FAULT CIRCUIT INTERRUPTER

ALL BRANCH CIRCUITS THAT SUPPLY
125 VOLT SINGLE PHASE 15 & 20 AMP.
OUTLETS INSTALLED IN DWELLING UNIT
BEDROOM SHALL BE PROTECTED BY
ARC-FAULT CIRCUIT INTERRUPTER
LISTED TO PROVIDE PROTECTION IN
THE ENTIRE CIRCUIT. E3802.11

PROVIDE ALL ATTIC ACCESS
W/ WEATHER STRIPPING

OPERABLE WINDOW NOTE:

ALL WINDOWS THAT ARE OPERABLE AND
THE BOTTOM OF THE WINDOW IS

72" OR MORE ABOVE GRADE, SHALL BE
24" ABOVE FINISH FLOOR TO THE BOTTOM
OF THE WINDOW.

44"
286" 15'-5l"
3'—”“ L |2|_4II L %I—4I/é" I' 2|_”II II—HI/ﬁ" L 5'—6" . 5'—6“ 2|_-III
4'-3" x 4'-0" 34"x58" R.O. IN EXTEND OVERHANG
TEMPERED TUB DECK EGRESS EGRESS . OVER CANT. BAY
FIXED 30" x 50" 30" x 5-0"
71 | ——— | ——— ——— el - - — -
S=—==—o-=- [———I [——I R
(2) 2x10's[| /7 (2) 2xi0's (2) 2x10's ! )
]
______ L o
-II—O" r ]
. S I I W.I.C 14'-4l5" / !
Q I ; !
N ! ® !
M I
! MASTER SUITE / :
T-0" I OPTIONAL CATHEDRAL CEILING  / !
I 5|_.I|| /\ / !
|
f I / |
|
o 1 2I'6"A |
|
= |
K\ _ Il !
o 9 Mol o o I F 1
o & BRI = '
o Il _\I9 TR
= ]
o 3 M. BATH .
@ < 2" o K
-(_\ll o~ g{) T 4 _| |
o 0 ] Pl
@
I = 9 \;OPEN To =
| al .
) | @ 5 z 8 BELOW —— a
LY
E.F. | W.I1.C 25 w5y U Y
B = el W.S.D. O ~ N
X _uP w| ¥ e 9 ®
g N\ I s ¥
_m K= ———— o @ I.IJ.
« o ' N & o
/ \ | 10y A0 L
1 X W] d
! Ol AN o A.F.C.I.
T T T <K
| | [0 )
Il
il AF.CI 2'-4" 25" L 3'tals" HALF WALL
T . f i 36" AHF.
+ -
YK « W'S'% hy CMD \ 3'-0" VANITY
EIE - < @
% T X BEDROOM #2 Q) T
. g Bz‘f % . ’sr _ — 0 :"T’b\\ :
i o> Ri » y ( ! ]
! = ™ v =‘Q' L 1
! 0 | N W.ILC. Zo" ] e
] — — ] - — A
4 - — FH O
! e = | HALFwALL N HALF WALL i 5
' o 36" A.F.F—= ¥ Vo x —
! = I 36" A.F.F. &-2 3
| ® I'-10k%" - 44" \ (L Q
! 5 —S===------- o' I INE BATH ™
= i 0 [ S -
1 ~2'-6
! « w..c. N N\ . : :
| _ . =~¢ %g @
H N
] BEARING WALL « N - .I \ W
H / PT. LOAD N/ '||’ 2 JIO 5'-9ls
1 = = = = -—i1—F =
= = = = = 2 = - F
' GIRDER TRUSS =‘— o | Yt
! ' | < (o]
! &4l { wsD. | 32 N—open To I'-1le" 3-e" < Yo o
I 7 @ | BELOW—— I /
: W.S.D L 7
' “Om ACCEss— (1)
]
! 2 PANEL
: BEDROOM #3 AF.CL
] =
i A.F.C.I =5
1 _ D
: Q
i . D BEDROOM #4
i o iy o
I 0 = 12'-0ls" 10'-5ls" 12'-0ls" J
| < =
! ¥
FIXED TRANSOM
| GIRDER TRUSS
! cH-—-—-—:[b — = = = = = = = e =
| ./Il |FI
i P.E. ROOF TRUSSES ! 55" x 3'-0"
! @ 24" O.C. 1 (3) 2x10's
|
! . P.E. ROOF TRUSSES
| N @ 24" O.C.
] WALL FLUSH o) \
: W/ BRICK BELOW e ':ZTSSI_';_
| — |
S S T oF aarace | \
X S L} = - =
/! \ ;2 s T | il g i
5'-4" x 5-0" 3 54" x 50"
LINE OF 12" — EGRESS
OVERHANG
&'-4%" &'-4%" 5'-2%" 4'-10%" &'-14" 614"
= =
8'-4" 12'-9ls" 1o'-1" 132"
44'-5"

SECOND FLOOR PLAN

SCALE: 1/4" = 1'-0"

SQ. FT. 1,285

MACOMB, MICHIGAN 48042

TEL 586.232.4045
JPIROSKO@HOTMAIL.COM

16161 LEONE DR.
FAX 586.232.4037

Design + Build, Inc.

J

THE IDEAS AND DESIGN CONCEPTS
EXPRESSED HEREIN AND THE GRAPH-
ICALLY DISPLAYED ARRANGEMENT

OF THEIR COMPONENTS REPRESENTED
BY THIS DRAWING HAVE BEEN
DEVELOPED FOR THE EXCLUSIVE USE
OF THE SPECIFIED PROJECT AND

ARE THE SOLE PROPERTY OF

JMP Design & Build, Inc.
INCORPORATED. A CONVEYANCE OR
DISCLOSURE OF THE IDEAS DESIGN
CONCEPTS OR USE OF ANY GRAPH-
ICALLY DISPLAYED ARRANGEMENTS
OF THE COMPONENTS SHALL BE AT
THE DISCRETION AND ONLY THROUGH
THE EXPRESSED WRITTEN CONSENT
OF JMP Design & Build, Inc.

ALL MATERIALS HEREIN ARE
PROPRIETARY AND COPYWRITTEN

MANDOLIN
STANDARD

BUILDER

MONDRIAN
PROPERTIES

50215 SCHOEHNERR RD.
SHELBY TWP., MlI

SHEET TITLE:

SECOND FLOOR PLAN

DATE: DRAWN BY:
1/15/12
2/29/12 J.V.C.
03/12/12

CHECKED BY:

J.P.
JOB NUMBER:
12 - 108

SHEET NUMBER:

A-3



NOD TNIVINLOH®OMSOHIdI
ZEOYP 2EZ'98S XVAd

SOt '2€2'98S 3L

208+ NVDIHDIN ‘dNODVIN
¥Ad INO31 1919l

Ju| ‘ping + ubisag

THE IDEAS AND DESIGN CONCEPTS
EXPRESSED HEREIN AND THE GRAPH-
ICALLY DISPLAYED ARRANGEMENT

OF THEIR COMPONENTS REPRESENTED
BY THIS DRAWING HAVE BEEN

DEVELOPED FOR THE EXCLUSIVE USE
OF THE SPECIFIED PROJECT AND
ARE THE SOLE PROPERTY OF

JMP Design & Build, Inc.

INCORPORATED. A CONVEYANCE OR
DISCLOSURE OF THE IDEAS DESIGN

CONCEPTS OR USE OF ANY GRAPH-
ICALLY DISPLAYED ARRANGEMENTS
OF THE COMPONENTS SHALL BE AT

THE DISCRETION AND ONLY THROUGH
THE EXPRESSED WRITTEN CONSENT

OF JMP Design & Build, Inc.

PROPRIETARY AND COPYWRITTEN

ALL MATERIALS HEREIN ARE

"1H 31V71d 40074 ANOD3S _ _

AAdVANVLS
NI'TOANVIN

"1H 31V1d 300714 1S¥Id

A —

-8

"1H MOANIM 40014 dNOD3IS

e

all=?

(TYP.)

i
_

A —

)

"1H MOANIM Jd00O714d 1S¥Id

—_———— - —— A\ —

3
L ﬁ
]

8" HORIZONTAL SIDING

g - __ __ __ “““““

I|||||||||||||‘||‘|||‘|||‘||‘|
[ [ [ [ [
[ [ [ [ |
[ [ [ [ [
[ [ [ [ |
BRICK VENEER%——H—%I—‘H—H
e N
[
[
[

CONTINUOUS RIDGE
VENTS PER CODE

6" RAKE BD.
6" TRIM BD.

ASPHALT SHINGLES

LINE OF ROOF
BEYOND

1x6 TRIM BD.

FLASHING NOTE

(AS PER SECTION R703.8, 1-7 MBC)

PROVIDE HEAD AND SILL FLASHING AT ALL WINDOWS/ DOORS
PROVIDE WEEP HOLES @ 32" (MAX.) SPACING @ 2nd COURSE
OF PERIMETER AND ABOVE ALL OPENINGS W/ BRICK ABOVE

PROVIDE PRE-FIN. WALL FLASHING AS REQUIRED-

18" UP WALL BEHIND SIDING

8" UP WALL AT BRICK

CONTINUOUS RIDGE
VENTS PER CODE

"1H 31V1d 40074 ANOD3S

12" O.H.

(TYP.)

1x6 TRIM BD.

L.Ze/et 8-l

LINE OF COVERED

PORCH BEYOND
LINE OF FOYER
WALL BEYOND

"1H 31V1d 300714 1S¥dId

A —

Hi-8

"1H MOANIM 400714 dNOD3S

y y
7 7

el

— -

)
]
|
]
_

ASPHALT SHINGLES

6" FASCIA
6" FRIEZE

nO-L

— - —

1L "1H MOANIM Jd00O714d 1S¥Id
A
|

ASPHALT SHINGLES

N— 1x6 TRIM BD.

)

all=k

—_——,e,— - - ——— X —

GRADE

GRADE

\

8" HORIZONTAL SIDING“

[
I
I
I
I
T
T T T T T T T TBRICK VENEERES T T T T T
I
I
I
I
I

[
[
[
[
[
[
[
[
[
[
[
[
[
\
I\

I\

[
[
[
[
[
[
[
[
\
\ L
I\
[
[
[
[
[
[
[
[
[

‘-\
[
[
[

FIX
[
[

FIX
[
[

FIX

FIX ‘ FIX ‘ FIX FIX

FIX
[
[

12" O.H.
(TYP.)

1x6 TRIM BD.

[
[
[
[
[
[
[
[
[
[
[
[
[
\
[
[
[
[
[

8" SOLDIER COURSE

WINDOW WELL -

SEE DETAIL, SHEET A-1

R

RIGHT ELEVATION

SCALE: 1/4"

1-0"

CONTINUOUS RIDGE
VENTS PER CODE

BUILDER

MONDRIAN
PROPERTIES

50215 SCHOEHNERR RD.

SHELBY TWP., MI

"1H 31V1d 40074 ANOD3S

GABLE ELEVATIONS

SHEET TITLE:

DRAWN BY:
J.V.C.

CHECKED BY:
J.P.

1/15/12
2/29/12
03/12/12

DATE:

"1H 31V1d 40074 1S¥id _

A —

-8

"1H MOANIM JdO0014 dNOD3IS

_\_\
|
(.

ASPHALT SHINGLES

7

8" HORIZ.
SIDING

ROOF VENTING NOTE

(AS PER SECTION R806 MBC)

THE TOTAL NET FREE VENTILATING AREA SHALL NOT BE LESS THAN 1/150 OF THE AREA OF THE SPACE

VENTILATED, EXCEPT THAT THE TOTAL AREA IS PERMITTED TO BE REDUCED TO 1/300, PROVIDED AT
LEAST 50 PERCENT AND NOT MORE THAN 80 PERCENT OF THE REQUIRED VENTILATING AREA IS

PROVIDED BY VENTILATORS LOCATED IN THE UPPER PORTION OF THE SPACE TO BE VENTILATED AT

LEAST 3 FEET ABOVE EAVE OR CORNICE VENTS WITH THE BALANCE OF THE REQUIRED VENTILATION
PROVIDED BY EAVE OR CORNICE VENTS. AS AN ALTERNATIVE, THE NET FRESS CROSS-VENTILATION

AREA MAY BE REDUCED TO 1/300 WHEN AQ VAPOR BARRIER HAVING A TRANSMISSION RATE NOT

EXCEEDING 1 PERM IS INSTALLED ON THE WARM SIDE OF THE CEILING.

REAR ELEVATION

1-0"

SCALE: 1/4"

12

ASPHALT SHINGLESK

W2

|, — 1x6 TRIM
BD

_

)

"1H MOANIM dOOT14 1S4

k=

_

/

DBL

HNG.

FIXED

FIXED

\FLASHING

DBL

HNY.

N

(TYP.)

1%6 TRIM BD. =\

6" FASCIA

6" FRIEZE_\

A3

\

\\\\\\\\\\\\\\\\\\ iy
\\\\\\\\\\\\\ I I O O O
\\\\\\\\\\\\\\\\\ pdini

8" HORIZONTAL SIDING

CONTINUOUS RIDGE
VENTS PER CODE

\e—

ASPHALT SHINGLES\
12" O
(TYP.)

12" O.H.
(TYP.)

GRADE

"1H 31V1d 40074 ANOD3S

)

"1H 31V1d 300714 1S¥Id

BRICK VENEER

—\r

X —

"1H MOANIM 400714 dNOD3S

-8

|72
7
"

7

!
|
|
_

6" RAKE BD.
6" TRIM BD.

ASPHALT SHINGLES

8" HORIZ.
SIDING

W2

7
[}
[}

o
]
]
]
_

__Q\__

"1H MOANIM dOO14 1S4

|_m

k
1
|
]
_

all=k

GRADE

~—— LINE OF BEDROOM
WAL BEYOND

8" HORIZONTAL SIDING

L L LA L L LT LA LT
EEE Ny 4 N e N
pigipigipipR-N-niginigipipigigigigip
gy > 2240 HHHEHHEH
S ™3 ) 0
NpipipipipincRounipinipigininiginiins
I I [ o
HlHHD M z<d D Y HHY
HHAHHHEFI 2 HHHHHHHHEHEH

[T
I
[T
[

[ : [

N_ |
[ N
‘ hJ
[ | [
[T
I
[T
[
[T
I
[T
[
[T
I
[

[

I
[
| [
[

[
[

I
[

[
[

I
[

[
[

I
[

[
[

I
[

[
[
BRICK VENEER
[
[
[
[
[
[
[
[

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

JOB NUMBER:

4" BRICK SILL

BRICK VENEER

12 -108

SHEET NUMBER:

STANDARD FRONT ELEVATION "A"

SCALE: 1/4"

A-4

OPERABLE WINDOW NOTE:
ALL WINDOW THAT ARE 72"

OR MORE ABOVE GRADE SHALL
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Mo
. NORTH 1/4 CORNER OF SECTION 24, TOWN 2 - 1 Oy
PROPERTY DESCRIPTIONS: (AS FURNISHED BY CLIENT) e NORTH, PANGE 11 EAST. CITY OF TROY, OAKLAND N [[S
PARCEL NO. 20-24-201-012 COUNTY, MICHIGAN. FOUND OAKLAND COUNTY U i
THE SOUTH 175 FEET OF LOT 8, "EYSTER'S DEQUINDRE FARMS SUBDISION NO. 5", BEING A PART OF THE NORTHEAST 1/4 OF REMONUMENTATION CAP #17623 IN MONUMENT . an
SECTION 24, TOWN 2 NORTH, RANGE 11 EAST, TROY TOWNSHIP (NOW CITY OF TROY), OAKLAND COUNTY, MICHIGAN AS RECORDED IN BOX AS RECORDED IN LIBER 17055, PAGE 751 CERTIFIED TO: MONDRIAN PROPERTIES LLC N
’ 2 D
LIBER 55 OF PLATS, PAGE 58 OF OAKLAND COUNTY RECORDS. OF OAKIAND COUNTY RECORDS. POINT OF 0 &
PARCEL NO. 20—24—201—-013 . COMMENCEMENT OF SUBJECT PROPERTY. — \ID '
THE NORTH 140 FEET OF LOT 9, "EYSTER’S DEQUINDRE FARMS SUBDMISION NO. 5%, BEING A PART OF THE NORTHEAST 1/4 OF UTIL. 0 Q
SECTION 24, TOWN 2 NORTH, RANGE 11 EAST, TROY TOWNSHIP (NOW CITY OF TROY), OAKLAND COUNTY, MICHIGAN AS RECORDED IN POLE @
LIBER 55 OF PLATS, PAGE 58 OF OAKLAND COUNTY RECORDS. | FOUND 12" o m 0 <
L - e,
PROPERTY DESCRIPTION: (AS SURVEYED) I REBA,;‘ o0 - ' m % :<:
: CAP, #28400 o I
— "TIMBERCREST FARMS" = oL
. oz
THE SOUTH 175 FEET OF LOT 8 AND THE NORTH 140 FEET OF LOT 9, "EYSTER'S DEQUINDRE FARMS SUBDIVISION NO. 5, BEING A O0.C.C.P. NO. 1961, LIBER 39826, PAGE 844, O.C.R. = D I
PART OF THE NORTHEAST 1/4 OF SECTION 24, TOWN 2 NORTH, RANGE 11 EAST, TROY TOWNSHIP (NOW CITY OF TROY), OAKLAND NORTH Q
COUNTY, MICHIGAN AS RECORDED IN LIBER 55 OF PLATS, PAGE 58 OF OAKLAND COUNTY RECORDS, BEING MORE PARTICULARY >_
DESCRIBED AS: m
> EX. CATCH !
COMMENCING AT THE NORTH 1/4 CORNER OF SAID SECTION 24; THENCE SOUTH 01 DEGREES 35 MINUNUTES 00 SECONDS WEST I E . "EYSTER'S DEQUINDRE FARMS SUB. NO. 5™ © BASN i L
1852.29 FEET ALONG THE NORTH—-SOUTH 1/4 LINE OF SAID SECTION 24, SAID LINE ALSO BEING THE WEST LINE OF SAID &3 =2 639.77 RIM
"EYSTER’S DEQUINDRE FARMS SUBDIVISION NO. 5” TO THE POINT OF BEGINNING; THENCE DUE EAST 620.00 FEET TO THE WEST N § Qs § UNIT 18 LIBER 55, PAGE 58, O.C.R. @ >
RIGHT OF WAY LINE OF FERNLEIGH ROAD (60 FEET WIDE); THENCE SOUTH 01 DEGREES 35 MINUNUTES 00 SECONDS WEST 315.00 TN ~ LOL T
FEET ALONG SAID WEST RIGHT OF WAY LINE; THENCE DUE WEST 620.00 FEET TO SAID NORTH-SOUTH 1/4 LINE; THENCE ALONG SN Or2 | EX. SANITARY m
SAID NORTH-SOUTH 1/4 LINE NORTH 01 DEGREES 35 MINUNUTES 00 SECONDS EAST 315.00 FEET TO THE POINT OF BEGINNING. 0y WIg | MANHOLE
CONTAINING 4.48 ACRES OF LAND, MORE OR LESS. SUBJECT TO ANY AND ALL EASEMENTS OR RIGHT OF WAY OF RECORD, IF ANY. = o UNIT 15 o L% m \ / f ‘ Nevzxogzss ;\gﬂ ! :
A , Quu i . y ~ #3665 — l et N
E 98 SCALE: =30 \\ EXISTING . | _ <
S¢S RESIDENCE S = = = = m N
WATILES ROAD \ BASIS OF BEARING Z, g S 8 20-24-201-041 3 gll = i o M o
SOUTH 01°35°00” WEST, BEING THE = Q o | © < el <! 1N
NORTH-SOUTH 1,/4 LINE OF SECTION ) N PART OF LOT 8 ¥ SRl &) 3 =gl D ™ N
o BIG BEAVER CREEK— 24 AS PLATTED IN "EYSTER’S 15" SAN, 6, NN o X = <
g . DEQUINDRE' FARMS SUBDIVISION NO. r\q Nzl | SEWER EASE. o _ i, - 15 STORM - 5= % e X =
e < \ 5" AND AS MONUMENTED IN FIELD. l = 10 PUB cL§\‘ z i = I | SEWER EASE—— ' 2 . Ao @ ol < Z Q N
x | A 15’ STORM : \l : CONCRETE- = || = 10' PUB. &l ok & i
> SITE N 3 , | N ’/EEWER EASE. Ul EASE = - s PAVEMENT ES UT?L ELASE Ei%ﬁ?ﬁ% & N RN o \M | ° 3
— >< <1l . . — .
S ZE PARCEL AREAS | | 1 © ’ e W coe. | B8 S RESDENCE OO / | o > & 642 = & l 0 a‘
S & & N o FF. 645.65 W W d g
SHANAHAN DRAIN ] PARCEL NO: 20-24-201-012 ~ EX. STORM L ’ \\ 3 < | .
e ~ wwmr or TOTAL = 108,458.53 SQUARE FEET l | l UNIT 16 MANHOLE IR LA A NN 3 I S & / S o oP - T
24 2 = 249 ACRES | l | \\\ S CSET (R UNIT 17 | < & \ $ S NN
S N St R B ' . © S
— ® PARCEL NO: 20-24-201-013 | 3 . NI ) . o 6 & S 5
" TOTAL = 86,766.75 SQUARE FEET ! ! s 3661 I | AT A S | N v 7 & e EX. CATCH BASIN
& = 1.99 ACRES I | A EXISTING | o0d ~ . ; R N CONCRETE ATTACHED I P | 638.73 RIM >
; 5 ) \ . . i :
S o | [ ] o RESIDENCE TELE, S Y e I GARAGE | Qﬂ & g 636.83 INV.N J
3 (f‘()oﬁfllv—ngégg%}a SQUARE FEET ) | l(0 NN o S O A ,“? . " PERF. ggggg mg %
e = 135225, “[| EX. CATCH’ » _ : - =
Q = 4.48 ACRES EX. CATCH BASIN e FOUND 1/2 640 , =
BIG BEAVER ROAD BASIN > N 640.22 RMX" P &) REBAR WITH & : O =
L SRl | S & : “ o Q  i:
o = . 5 ’ .
@\@ﬁ V :.—/I/B40.67 RIM aﬂ. R ? C o 0 °> 43%-%{» w > - - 59:'%% 520.00 (R&M)‘ A;SQ - S SE “3\% | Ny 5 E
o = ' “ e . o - - Of/@’- — TN %}LQ’\MO > EX. GATEWELL m T2
” @ J S ? ROW OF SMALL PINES © EAST(R&M) @ - #3103 07 © > 639.79 RIM >\ -0
FOUND 1/2” REBAR EX. CATCH = © O
LOCATION MAP /- N A <
BASIN ~ \: © o EX. HYDRANT 7
WITH DAMAGED CAP. si0 o B & > 620.00(R&M) 3 , : R 630.15 F.6 Ny 22
SCALE: 1" = 2000’ POINT OF BEGINNING I ' : \ R :1 w <
OF SUBJECT PROPERTY | | coums ane oF @ o - | SITE B.M. #2 T t N = é
©
.M. o
30" WD. EASEMENT | l "TIMBERCREST FARMS” CONDO. 640 0)99 Q Q o é
TREE INVENTORY FOR THE HENRY- l l S FOUND 12" 9 640 W= =
GRAHAM COUNTY DRAIN | O 640 ~1_ ; N =3
\ REBAR WITH FOUND 7/2 T
TAG # BOTANICAL NAME COMMON NAME D.B.H. (IN.) CONDITION o | S © REBAR WITH ~ =
& S o o . DAMAGED CAP y QC L
3101 PINUS SP. PINE 11 6o0D X | ,© d o SITE B.M. #3 AN CAP, #28400 = o %
3102 PINUS SP. PINE 11 600D ’ | | 10 S & O | | 2 Q Q ) = ©
3103 PINUS SP. PINE 20 600D W ~— o)
3104 TILA SP. BASSWOOD 18 00D NORTH-SOUTH 1/4 LINE OF | l © . £x Sich BN 2 C/) < -
T s o 5y oo SECTION 24 & WEST LINE l 10" WD. EASEMENT FOR & o @ 637.08 INV.N = ~ =
3106  MALUS SP. APPLE 8 GOOD OF "EYSTER'S DEQUINDRE l . WO Q N : :
3107 MALUS SP. APPLE 7 600D » TRANSIT & STORAGE CO. © © A 637.08 INV.S
3108  MALUS SP. APPLE TWIN 6 600D ROAD FARMS SUB. NO. 5 | TELEGRAPH LINE (AS PLATTED) Q o L
3109  ACER SP. MAPLE 24 GoOD W R pas
3110 POPULUS SP.  POPLAR 22 600D I [ & ~ @‘.5" © o 2 % @ N
3111 ACER SP. MAPLE TWIN 12 POOR B S o o < WEST R.O.W. LINE oY o
3112 MALUS SP. APPLE 15 600D o ’ e ~ & & PARCEL 20-24-201-012 OF FERNLEIGH ROAD _EES N
3113 ACER SP. MAPLE QUAD 14  GOOD I l = Q . , Qzz .- NS <<
3114  ACER SP. MAPLE 9 Goop ¥ <uxs S5
3115  ACER SP. MAPLE TWIN 12 FAIR ’ | 3'82 & S SOUTH 175" OF LOT 8 o Z5T 2T T e
3116  ACER SP. MAPLE 25 GooD I = o S o S © RESIDENCE <2z2
3117 POPULUS SP.  POPLAR TWIN 17 GOOD EX. STORM | l ) < o0 © > FF. 64391 2adse 3
3118  QUERCUS SP.  OAK 24 GooD MANHOLE l S > Q s e g 53l ~ s=8B
3119 MALUS SP. APPLE 10 GooD . 640.83 RIM I 9 ] L<FEREN|O &mo
3120 ACER SP. MAPLE 16 GooD . I N | cpzHx-0 | Z zY<
3121 ACER SP. MAPLE 16 6oOD ' | —— EX. CATCH BASIN E 30k S 025
3122 POPULUS SP. POPLAR 36 600D m . w | 639.45 RIM O o Z-odr |l oEzx
3123 MALUS SP. APPLE 14 FAIR o o° o | Q 637.80 INV.N I8 Z8 | O <=z
3124 MALUS SP. APPLE 16 FAIR D S © S | s 63785 INV.S ©=2=2pvmnl =co0o
3125  MALUS SP. APPLE 16 FAIR S l 9 ' '
3126  MALUS SP. APPLE 16 FAIR (/)] I &
3127 MALUS SP. APPLE 12 FAIR -~ s |
3128  POPULUS SP.  POPLAR 32 GOOD QN | N
3129 ULMUS SP. ELM QUAD 6  GOOD U.] o N | J] oY
3130  MALUS SP. APPLE 19 FAIR - Y ° 1T e N &
3131 MALUS SP. APPLE TWIN 10 FAIR G S $ | |§ - &
3132 ULMUS SP. ELM TWIN 15 FAR ® ~ ¢ | NSy o
3133 ACER SP. MAPLE 24 GooD m EG Q ° S ©
3134  ACER SP. MAPLE 24 FAIR &N o™ [
i ims s 3 0f + ¢ e @
A ~ 3123
3464  ACER SP. MAPLE 23 GOO0D L . N D I d ' ' SITE B.M. #1
3465  PINUS SP. PINE 11 GooD =) ! I [ WEST(R&M) &
3466  PINUS SP. PINE 11 GoOD l,u M 8 (@) , ~ 620.00°(R&M) . . . #3491
3467  PINUS SP. PINE 11 GOOD | l N q . 3 N < o
3468  PINUS SP. PINE 11 GOooD Q Qe | & T Y o0 i) b . Y A2 o6 640 o
3469  ACER SP. MAPLE 36 600D [y | & o = R @%0—@%%:— - g‘;éy——% - Wéi% 640 — — = S
3470 ACER SP. MAPLE 28 00D o Q L S ’ i 131 EX. SWALE DT Py R F 3 S RS & &
3471 PINUS SP. PINE 14 GOOD = 7 Ell (KR > ' © @ © 620.00°(R&M) €3 3 €3
3472 PINUS SP. PINE 16 GO0D 0 I = 1S N £3 : #3112 #3109 = ~ I
3473 ACER SP. MAPLE 22 00D . P | S ’ 43101 #3120 #3486 #3488 | E| . T[FOUND X
3474 PINUS SP. PINE 13 GooD & 19 3 85w 12 &
3475  PINUS SP. PINE 14 600D I A )t | REBAR Z
3476  PINUS SP. PINE 11 GoOD ~ w S
3477 POPULUS SP.  ASPEN 32 GOOD | S ’ a 3 i ] %
3478  ACER SP. MAPLE 20 GOOD I S : | 1 FEX. CATCH BASIN =
3479  PINUS SP. PINE 11 POOR o gjg #3485 SR : o
3480  ACER SP. MAPLE 18 600D l l & £3 e PORCH: SA Lo / VN o
3481  ACER SP. MAPLE TRIPLE 14  GOOD N o oL 2Pl o | . .
3482  ACER SP. MAPLE 18 GooD | : Q B #3133 @‘Q"X EC} b& Y i | 637.05 INV.S
3483  ACER SP. MAPLE 18 GoOD © #3110 N\ =
3484  ACER SP. MAPLE 20 Goop = S W - - - i EXISTING M Z\T 9
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CITY OF TROY
MICHIGAN
PUBLIC NOTICE
CITY PLANNING COMMISSION

In accordance with the provisions of the Michigan State Law, Notice is hereby given that the Planning
Commission of the City of Troy will hold Public Meetings in the City Hall, 500 West Big Beaver Road,
Troy, Michigan, (248) 524-3364, on the following dates:

2013 PLANNING COMMISSION MEETING DATES

Date Meeting Date Meeting

January 8 Regular July 9 Regular

January 22 Special/Study? July 23 Special/Study?

February 12  Regular’ August 13 Regular
August 27 Special/Study?

March 12 Regular?

March 26 Special/Study® September 10  Regular*
September 24 Special/Study®

April 9 Regular?

April 23 Special/Study® October 8 Regular
October 22 Special/Study®

May 14 Regular?

May 28 Special/Study? November 12 Regular
November 26 Special/Study®

June 11 Regular®

June 25 Special/Study? December 10 Regular

All of the above Regular! meetings will be held in the City Council Chambers of the City Hall Building
at 7:00 p.m. and are Open to the Public.

All of the above Special/Study? meetings will be held in Council Board Room of the City Hall Building
at 7:00 p.m. and are Open to the Public.

This notice is hereby posted as required by Section 4 of the Open Meetings Act (MCLA 15.261 et seq.)

R. Brent Savidant, AICP / PCP
Planning Director

Posted: xxxxx, 2013

NOTICE: 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.

G:\PLANNING COMMISSION\Meeting Schedules\2013 Public Notice Meeting Schedule.docx
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PROPOSED RESOLUTION

Resolution # PC-2012-11-
Moved by:
Seconded by:

RESOLVED, That the Troy City Planning Commission hereby establishes the following
schedule for their meetings during the calendar year 2013:

1. Regular Meetings will be held on the second Tuesday of each month.

2. Special/Study Meetings will be held on the fourth Tuesday of each month, as
necessary, with the exception of February 26 and December 24.

3. If additional Special/Study Meetings become necessary, alternate Special/Study
Meeting dates may be set at the discretion of the Commission.

Yes:
Absent:

MOTION CARRIED/FAILED



	1. ROLL CALL
	2. APPROVAL OF AGENDA
	3. APPROVAL OF MINUTES
	October 23, 2012 Special/Study Meeting


	4. PUBLIC COMMENTS
	5. PRELIMINARY SITE PLAN REVIEW, Beachview Estates Site Condominium

	Planning Department Memorandum

	Maps (2)

	Planning Consultant Report

	Minutes, June 26, 2012

	Minutes, July 10, 2012

	Site Plan Application (pgs 20-38)


	6. PRELIMINARY SITE PLAN REVIEW, Timbercrest Preserves Site Condominium

	Planning Department Memorandum

	Proposed Resolution

	Maps (2)

	Planning Consultant Report

	Site Plan Application (pgs 50-58)


	7. APPROVAL OF 2013 PLANNING COMMISSION MEETING SCHEDULE
	Proposed 2013 Schedule

	Proposed Resolution


	8. PUBLIC COMMENTS
	9. PLANNING COMMISSION COMMENTS



