500 W. Big Beaver

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

planning@troymi.gov

REGULAR MEETING

Donald Edmunds, Chair, Philip Sanzica, Vice Chair
Ollie Apahidean, Karen Crusse, Michael W. Hutson, Tom Krent
Padma Kuppa and John J. Tagle

July 28, 2015 7:00 P.M. Council Board Room
1. ROLL CALL
2. APPROVAL OF AGENDA
3. MINUTES — July 14, 2015
4, PUBLIC COMMENT - For Items Not on the Agenda
5. ZONING BOARD OF APPEALS (ZBA) REPORT
6. DOWNTOWN DEVELOPMENT AUTHORITY (DDA) REPORT
7. PLANNING AND ZONING REPORT
PRELIMINARY SITE PLAN REVIEWS
8. PRELIMINARY SITE PLAN REVIEW (File Number SP 1008) — Proposed Virginia Tile
Showroom, East side of Crooks, North of Maple (1820 Crooks), Section 28, Currently
Zoned MR (Maple Road) District
9. PRELIMINARY SITE PLAN REVIEW (File Number SP 1009) — Proposed Sedona
Taphouse Restaurant, South side of Big Beaver, East of Livernois (198 E Big Beaver),
Section 27, Currently Zoned BB (Big Beaver) District
CONDITIONAL REZONING REQUEST
10. PUBLIC HEARING - CONDITIONAL REZONING APPLICATION (File Number CR 013)

— Proposed Amber Studios and Lofts, East side of Livernois between Vermont and
Birchwood, Section 21, From O (Office) District to MR (Maple Road) District

Televised Live, Government Channel WTRY (10 WideOpenWest and 17 Comcast) Replayed Wednesdays 3:00 pm, 6:00 pm and 11:00 pm
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OTHER BUSINESS

11. PLANNED UNIT DEVELOPMENT APPLICATION (PUD 014) — Proposed Stonecrest
Planned Unit Development, East side of Livernois between Big Beaver and Wattles,
Section 22, Currently Zoned R-1E (One Family Residential) District

12. ZONING ORDINANCE TEXT AMENDMENT (File Number ZOTA 248) — Woodland
Protection

13. PUBLIC COMMENT - Items on Current Agenda

14. PLANNING COMMISSION COMMENT

ADJOURN

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.

Televised Live, Government Channel WTRY (10 WideOpenWest and 17 Comcast)Replayed Wednesdays 3:00 pm, 6:00 pm and 11:00 pm
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PLANNING COMMISSION REGULAR MEETING — DRAFT

JULY 14, 2015

Chair Edmunds called the Regular meeting of the Troy City Planning Commission to order at

7:00 p.m. on July 14, 2015 in the Council Board Room of the Troy City Hall.

1.

ROLL CALL
Present: Absent:
Ollie Apahidean Philip Sanzica

Karen Crusse
Donald Edmunds
Michael W. Hutson
Padma Kuppa
Tom Krent
Thomas Strat
John J. Tagle

Also Present:

R. Brent Savidant, Planning Director
Allan Motzny, Assistant City Attorney
Kathy L. Czarnecki, Recording Secretary

APPROVAL OF AGENDA

Resolution # PC-2015-07-042
Moved by: Krent
Seconded by: Strat

RESOLVED, To approve the Agenda as prepared.

Yes: All present (8)
Absent: Sanzica

MOTION CARRIED

APPROVAL OF MINUTES

Resolution # PC-2015-07-043

Moved by: Tagle

Seconded by: Kuppa

RESOLVED, To approve the minutes of the June 23, 2015 Regular meeting as
published.

Yes: All present (8)

Absent: Sanzica

MOTION CARRIED
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4.

PUBLIC COMMENT - Items not on the Agenda

There was no one present who wished to speak.

PRELIMINARY SITE PLAN REVIEW

PRELIMINARY SITE PLAN REVIEW (File Number SP 1007) — Proposed Evangel
Baptist Church of Troy Auditorium, South of Maple, West of Dequindre (2900
Lovington), Section 36, Currently Zoned RT (One Family Attached Residential) and IB
(Integrated Industrial and Business) Districts

Mr. Savidant presented the item and addressed the revisions to the application. He
reported it is recommended to grant Preliminary Site Plan approval with the conditions as
stated in the Planning Consultant report dated June 3, 2015.

Saber Kassab of SK Properties was present to represent Evangel Baptist Church.

Chair Edmunds opened the floor for public comment. There was no one present; the floor
was closed.

Resolution # PC-2015-07-044
Moved by: Hutson
Seconded by: Apahidean

RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning
Ordinance, as requested for the proposed Evangel Baptist Church of Troy Auditorium,
located south of Maple, west of Dequindre (2900 Lovington), Section 36, within the RT
(One Family Attached Residential) and IB (Integrated Industrial and Business) Districts, be
granted, subject to the applicant addressing the following items at Final Site Plan
review:

1. Submit required stormwater calculations and incorporate stormwater best
management practices where possible.

2. Incorporate alternative vegetation in detention pond.

3. Add a 5-foot sidewalk along Lovington or seek a sidewalk waiver.

4. Submit a landscape plan sealed by a licensed landscape architect.

Yes: All present (8)
Absent: Sanzica

MOTION CARRIED
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SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN REVIEW

6. PUBLIC HEARING - SPECIAL USE AND PRELIMINARY SITE PLAN REVIEW (File
Number SU 414) — Proposed Speedway Service Station, Southeast Corner of Big
Beaver and John R (2980 John R), Section 25, Currently Zoned GB (General Business)
District (Controlled by Consent Judgment)

Mr. Savidant reviewed the proposed improvements for the Speedway service station.
He reported the application meets all the required Special Use standards and it is
recommended to grant Special Use and Preliminary Site Plan approval with the
conditions as identified in the Planning Consultant report dated June 25, 2015.

Michael Engman was present to represent Speedway.

There was discussion on expanding the existing greenbelt along Big Beaver.

PUBLIC HEARING OPENED

No one was present to speak.

PUBLIC HEARING CLOSED

Resolution # PC-2015-07-045
Moved by: Krent
Seconded by: Tagle

RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the
proposed improvements to the Speedway service station, located at the southeast
corner of Big Beaver and John R (2980 John R), Section 25, currently Zoned GB
(General Business) District (Controlled by Consent Judgment), be granted, subject to
the applicant resubmitting the following items as part of Final Site Plan review:

1. Remove the ten (10) parking spaces adjacent to Big Beaver and provide a minimum
of 10 feet of additional landscaping to the existing green space along Big Beaver.

2. Submit canopy elevations that are architecturally compatible to the principal building.

3. Confirm that the masonry of new building matches existing masonry of the main
building.

4. Resubmit lighting and photometric plan that is compliant with Section 13.05.

Yes: All present (9)
Absent: Sanzica

MOTION CARRIED
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OTHER BUSINESS

7. PUBLIC COMMENT - Items on Current Agenda

There was no one present who wished to speak.

8. PLANNING COMMISSION COMMENT

The members and staff thanked Mr. Strat for his exceptional service to the Board and
expressed best wishes to him and his family.

Mr. Savidant addressed the July 28, 2015 Planning Commission agenda.

Mr. Motzny introduced Assistant City Attorney Nicole MacMillan.

The Regular meeting of the Planning Commission adjourned at 7:45 p.m.

Respectfully submitted,

Donald Edmunds, Chair

Kathy L. Czarnecki, Recording Secretary

G:\Planning Commission Minutes\2015 PC Minutes\Draft\2015 07 14 Regular Meeting_Draft.doc



DATE: July 27, 2015

TO: Planning Commission

FROM: R. Brent Savidant, Planning Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP 1008) — Proposed Virginia

Tile Showroom, East side of Crooks, North of Maple (1820 Crooks), Section 28,
Currently Zoned MR (Maple Road) District

The petitioner Saroki Architecture submitted the above referenced Preliminary Site Plan
application for a proposed showroom and warehouse at 1820 Crooks.

The property is currently zoned MR (Maple Road) Zoning District. The Planning Commission is
responsible for granting Preliminary Site Plan approval for this item.

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 the recommendations included therein.

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

G:\SITE PLANS\SP 1008 Virginia Tile Showroom Sec 28\SP-1008 PC Memo 2015 07 28.docx

PC 2015.07.28
Agenda ltem # 8



PROPOSED RESOLUTION

PRELIMINARY SITE PLAN REVIEW (File Number SP 1008) - Proposed Virginia Tile
Showroom, East side of Crooks, North of Maple (1820 Crooks), Section 28, Currently Zoned
MR (Maple Road) District

Resolution # PC-2015-07-
Moved by:
Seconded by:

RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning
Ordinance, as requested for the proposed Virginia Tile Showroom, located on the east side of
Crooks and north of Maple (1820 Crooks), Section 28, within the MR (Maple Road) District, be
granted, subject to the following:

1) Demonstrate shared parking compatibility by providing additional information regarding
hours of operation and number of employees and provide parking reciprocal easement.

2) Provide additional information regarding anticipated delivery truck size.

3) Provide all cross-access agreements prior to Final approval.

4) Widen Crooks sidewalk to eight (8) feet.

5) Reduce lighting level along the northern property line.

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

Yes:
No:

MOTION CARRIED/FAILED

G:\SITE PLANS\SP 1008 Virginia Tile Showroom Sec 28\Proposed PC Resolution 07 28 2015.doc



Virginia Tile Showroom, 1820 Crooks

City of Troy Planning Department

Legend:
Aerial

Red: Band_1

Green: Band_2

Blue: Band_3

0 200Feet
] — Scale 1: 11200

Note: The information provided by this application has been compiled from recorded deeds, plats, tax maps, surveys, and other public records and data. It Printed: 6/23/2015
is not a legally recorded map survey. Users of this data are hereby notified that the source information represented should be consulted for verification.




Virginia Tile Showroom, 1820 Crooks

City of Troy Planning Department

Legend:

Form Based Zoning 2
(PUD) Planned Unit Development
(CF) Community Facilities District
(EP) Environmental Protection District
(BB) Big Beaver Road
(MR) Maple Road
(NN) Neighborhood Nodes (A-U)
(CB) Community Business
(GB) General Business
(IB) Integrated Industrial Business District
(O) Office Building District
(OM) Office Mixed Use
(P) Vehicular Parking District
(R-1A) One Family Residential District
(R-1B) One Family Residential District
(R-1C) One Family Residential District
(R-1D) One Family Residential District
(R-1E) One Family Residential District
(RT) One Family Attached Residential Distric
(MF) Multi-Family Residential
(MHP) Manufactured Housing
(UR) Urban Residential
(RC) Research Center District
(PV) Planned Vehicle Sales

Aerial
Red: Band_1
Green: Band_2

Blue: Band_3

0 333 Feet
] — Scale 1: 21000

Note: The information provided by this application has been compiled from recorded deeds, plats, tax maps, surveys, and other public records and data. It Printed: 6/23/2015
is not a legally recorded map survey. Users of this data are hereby notified that the source information represented should be consulted for verification.




Date: July 21, 2015

Preliminary Site Plan Review
For
City of Troy, Michigan

Applicant: Victor Sarokia, FAIA
c/o Saroki Architecture
430 N. Old Woodward
Birmingham, M| 48009

Project Name: Virginia Tile Showroom

Plan Date: June 16, 2015

Location: 1820 Crooks Road: East side of Crooks Road, north of Maple Rd.
Zoning: MR, Maple Road Form Based District

Action Requested: Preliminary Site Plan Approval

PROJECT AND SITE DESCRIPTION

The applicant is requesting preliminary site plan approval for a commercial development on the
east side of Crooks Road, north of Maple Road. The 1.3 acre site is currently vacant. The
applicant is proposing a 15,000 sq. ft. Virginia Tile showroom with 2,000 sq. ft. of ancillary office
and support spaces. Virginia Tile is a provider of ceramic tile and natural stone. Access to the
site will be via the existing curb-cut off Crooks Rd., which is currently shared with the property
to the north. Additional cross-access is proposed to the properties to the east and south.

The adjacent property to the east (fronting on Northwood Drive), is also owned by Virginia Tile
and used for warehousing. The applicant proposes shared parking between the two sites.

The property is zoned Maple Road District. The proposed commercial development and use are
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permitted by right within the District and require Site Plan approval from the Planning
Commission.

Location of Subject Property:
East side of Crooks Rd. north of Maple Rd.

Proposed Use of Subject Parcel:
Virginia Tile showroom and sale center with ancillary office.

Current Use of Subject Property:
Vacant

Current Zoning:
The property is currently zoned Maple Road Form Based Code, site type B.

Figure 1. — Subject Site Location

™ Subject Site

/' Property owned by

& same owner. Used for
warehousing for
Virginia Tile.
Table 1. — Adjacent Zoning and Land Use
Direction Zoning Use

North MR, Maple Road FB Office

South MR, Maple Road FB Office

East MR, IB, Integrated Industrial Business Industrial/Office

West MR, Maple Road FB Office
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MASTER PLAN

The subject site is located within the Maple Road area of the Troy 2008 Master Plan. The intent
of the Maple Road area is to provide limited opportunities for transitional or service-oriented
uses that complement the primary adjacent industrial areas. Additional goals of the Maple
Road area include access management, high-quality architecture, and integrated
developments.

The proposed showroom use meets the intent of the Maple Road area and is permitted within
the Maple Road Form Based District. Additionally, the applicant proposes high-quality building
form and architecture which will provide a unique appearance to this portion of Crooks Road.
The development is generally consistent with the goals of the Master Plan.

Items to be Addressed: None

NATURAL FEATURES

Based upon the provided topographic survey, the site is relatively flat. Several small portions of
the site are improved with asphalt, concrete and gravel. Several existing trees located in the
western portion of the site will be removed as part of the development. According to the MDEQ
online wetlands map, no wetlands are located on site.

Items to be Addressed: None

BUILDING ORIENTATION AND OVERALL SITE LAYOUT

The proposed development will be constructed on a vacant lot. As discussed within the Area,
Width, Height and Setbacks section below, the general building placement and site layout
comply with the standards of the Maple Road Form Based District. The building is proposed to
be placed at the ten foot build-to line, and the parking areas will be located in the rear and side
yards. The existing access point of Crooks will remain and be widened.

Items to be Addressed: None
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AREA, WIDTH, HEIGHT, SETBACKS

The site is being developed with a Building Form A building. Building Form A buildings are
permitted for Site Type B within the Maple Road District. Table 5.03.B1 establishes the
dimensional requirements for Building Form A.

Table 2. — Building Form A

Required/Allowed Provided Compliance

Front (Crooks) 10 foot build-to-line 10 ft. Complies

Side 0 ft. 19 ft. Complies

Rear 30 ft. minimum 167 ft. Complies

Open Space 30 percent 17,145 sq. ft. (31%) Complies

Parking Side or rear yard and Located in rear and side | Complies
screened yard.

Building Height Minimum: 14 ft. 25’ 8" Complies
Maximum: 45 ft.

The proposed building and site arrangement comply with all Maple Road bulk requirements.

Items to be Addressed: None

PARKING

Section 13.06.G of the Zoning Ordinance requires:

Table 3. — Parking Requirements

Required Provided
General Commercial/Retail 17,225 sq. ft = 69 spaces 39 on-site spaces + 61 shared
1 space/250 sq. ft. gross floor spaces = 100 spaces.
area
Barrier-Free 3 spaces 3 spaces
Bicycle Parking 2 2 spaces
Loading 1 space 1 space

Based on 17,225 gross sq. ft. of commercial space, sixty-nine (69) parking spaces are required.
The applicant proposes thirty-nine (39) spaces on-site. The adjacent property to the east
(fronting on Northwood Drive), is also owned by Virginia Tile and used for warehousing. The
owner notes that the Northwoods Drive property has excess parking. They find that the total
100 spaces should be sufficient for both buildings. Per Section 13.06, shared parking may be
permitted, provided a reciprocal parking easement is provided by the property owners and the
applicant can demonstrate that the peak usage will occur at different periods of the day. Even
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though the same owner owns both properties, a reciprocal parking easement is required in the
case that one of the properties is sold.

A 10’ x 25’ loading zone is proposed adjacent to the east side of the building. Section 13.09
requires loading spaces to be at least fifty (50) feet in length. However, the Planning
Commission may modify this requirement for uses that will involve smaller delivery trucks. The
applicant should provide additional information regarding anticipated delivery truck size.
Parking space and aisle dimensions meet Ordinance requirements.

Items to be Addressed: 1) Demonstrate shared parking compatibility by providing additional
information regarding hours of operation and number of employees; 2) Provide parking
reciprocal easement; and 3) Provide additional information regarding anticipated delivery truck
size.

SITE ACCESS AND CIRCULATION

Access to the site will be provided via the existing curb cut off Crooks Road, which will be
widened. The applicant shall receive a permit from RCOC prior to widening the drive approach.
The existing drive is shared with the property to the north and, according to Sheet 1, an existing
cross-access agreement is in place. Additional cross-access is proposed to the property to the
east and south. The applicant should provide all cross-access agreements prior to final site plan
approval.

Sidewalks along major mile roads are required to be eight (8) feet. The applicant will be
required to widen Crooks sidewalk to eight (8) feet.

Items to be Addressed: 1). Provide all cross-access agreements prior to final site plan approval;
and 2). Widen Crooks sidewalk to eight (8) feet.

LANDCAPING

The applicant has provided a preliminary landscape plan. Landscaping shall be provided in
accordance with Section 13.02 and as highlighted below:

Table 4. — Landscaping Requirements

Required Provided Compliance
Street Trees: Greenbelt shall be | 165 lineal feet=6 | 6 trees and various Complies
landscaped with a minimum of trees shrubs

one (1) deciduous tree for every
thirty (30) lineal feet.

Site Landscaping: A minimum of 9,448 sq. ft. of Over 10,000 sq. ft.* Complies
twenty percent (20%) of the site landscaping
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area shall be comprised of
landscape material.

Interior Parking Lot Landscaping: | 39 spaces = 5 trees 14 trees Complies
1 tree for every 8 parking spaces.
Trees may be located adjacent to
parking lot with  planning
commission approval.

Parking Lot Screening: Screened 30” masonry 30” screen wall Complies
with @ minimum 30-inch masonry | screen wall with with landscaping
wall on required building line or landscaping.

within 5 ft. of building line.

*Site area landscaping may include a combination of the preservation of existing tree cover, planting of new trees
and plant material, landscape plazas, gardens and building foundation planting beds.

The proposed preliminary landscape plan meets Zoning Ordinance standards. However, the
applicant should provide landscape calculations on the final site plan to confirm that
requirements have been met.

Parking Lot Screening: The applicant proposes a 30” masonry brick screen wall adjacent to
Crooks Rd. to screen the side yard parking area. Details of the wall have been provided. Shrub

rose and boxwood shrubs will be placed around the screen wall.

Trash Enclosure: A trash enclosure is proposed at the northeast corner of the site. The trash
enclosure will be screened with a brick screen wall and steel-reinforced wood gate.

Courtyard: A courtyard with five (5) trees is proposed to the southeast of the building adjacent
to the parking lot. The courtyard provides a pedestrian and staff amenity.

Items to be Addressed: None

PEDESTRIAN CIRCULATION

There is an existing sidewalk along Crooks Rd. A new seven (7) foot sidewalk will provide a
connection between the existing Crooks Rd. sidewalk and the main building entrance located
on the north side of the building. Additional building entrances are provided adjacent to Crooks
Road and adjacent to the rear parking area.

Items to be Addressed: None

LIGHTING

The applicant has submitted a lighting and photometric plan. In addition to building lighting, the
applicant proposes three (3) single-headed pole lights and three (3) double-headed pole lights
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in the parking lot. Lighting levels slightly exceeds ordinance requirements along the northern
property line.

Items to be Addressed: Reduce lighting level along the northern property line.

UTILITIES

The applicant proposes an underground stormwater detention facility in the rear parking area.
The site plan denotes that a new overhead electricity line will be constructed to the south of
the building; the applicant will provide a new utility easement running along the south edge of
the property.

Items to be Addressed: None

FLOOR PLANS AND ELEVATIONS

The applicant has submitted floor plans and elevations. The architecture complies with the
Maple Road Form Based District standards, including the use of material changes, projections,
facade articulation and fenestration and windows. The building provides architectural detail as
well as changes in horizontal and vertical scaling, variations in material, and pattern to provide
ground story activation. See design standards below for additional information.

The building facades will be constructed of block masonry, glass and porcelain panels. The
applicant has not indicated building color. As required, the applicant shall submit samples,
swatches or manufacturer’s specification sheets of the predominant proposed exterior
materials and colors.

Items to be Addressed: Submit samples, swatches or manufacturer’s specification sheets of the
predominant proposed exterior materials and colors at Planning Commission meeting.

DESIGN STANDARDS
The Maple Road design standards provide the Planning Commission with direction when
reviewing the proposed design of this development. These design standards, as provided in

Section 5.05, are listed below:

Facade Variation

The maximum linear length of an uninterrupted building facade facing public streets and/or
parks shall be thirty (30) feet.

Comment: Through the use of material changes, changes in vertical scaling and
fenestration, the proposed building meets this standard.
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Pedestrian Access/Entrance

a. Primary Entrance: The primary entrance for non-residential buildings shall be clearly
identifiable and usable and located facing the right-of-way.

Comment: While the main building entrance faces the side parking lot, the building is
accessible from Crooks Rd.

b. Pedestrian Connection: A pedestrian connection (5 ft. in width) shall provide a clear
connection between the primary street and the building

Comment: A seven (7) foot sidewalk connects the Crooks Rd. sidewalk to the main
building entrance.

c. Additional Entrances: In addition to the primary facade facing front facade and/or the
right-of-way, if a parking area is located in the rear or side yard, must also have a direct
pedestrian access to the parking area that is of a level of materials quality and design
emphasis at least equal to that of the primary entrance.

Comment: Prominent building entrances are provided adjacent to Crooks Rd. and
adjacent to the parking lots on the northern and eastern sides of the building.

Ground Story Activation

The first floor of any front facade facing a right-of-way shall be no less than fifty (50) percent
windows and doors, and the minimum transparency for facades facing [...] a parking area shall
be no less than thirty (30) percent of the facade.

Comment: Through windows, doors, varying wall design, and the outdoor courtyard
area, the transparency requirement has been met.

Transitional Features

Transitional features are architectural elements, site features, or alterations to building massing
that are used to provide a transition between higher intensity uses and low or moderate-density
residential areas. These features assist in mitigating potential conflicts between those uses.
Transitional features are intended to be used in combination with landscape buffers or large
setbacks.

Comment: Due to the proximity of other commercial, office and industrial uses, the
proposed commercial development is not more intense than adjacent uses. However,
the design of the proposed building appears to mitigate any potential incompatibility
between adjacent uses.
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Site Access and Parking

a. Required Parking: Off-street parking shall be provided in accordance with the standards
set forth in Article 13. [...] Applicants (in form based districts) are encouraged to consider
the provisions for shared parking.

Comment: The applicant proposes a shared parking arrangement. The Planning
Commission should address the issues provided within the “parking” section of this
review.

b. Location
i. When parking is located in a side yard (behind the front building line) but fronts
on the required building line, no more than fifty (50) percent of the total site’s
linear feet along the building line or one hundred (100) feet, whichever is less,
shall be occupied by parking.

ii. For a corner lot, shall be no more than fifty (50) percent of the site’s cumulative
linear feet [...].

jii. For a double frontage lot, the cumulative total of all frontages shall be no more
than sixty-five (65) percent of the total site’s linear feet [...].
iv. Where off-street parking is visible from a street, it should be screened in

accordance with Section 13.02.C.
Comment: Side yard parking is proposed. The parking area only occupies approximately
sixteen (16) percent of the total site’s linear feet along the building line, meeting
Ordinance requirements. A brick screen wall with landscaping is proposed to screen the

side-yard parking.

Items to be Addressed: None

SUMMARY OF FINDINGS

We support the conceptual development of this site, and find that the concept plan is
consistent with the vision for the Maple Road district and the requirements of the Maple Road
Form Based District. We recommend approval with the following items to be submitted as part
of the final site plan:

1) Demonstrate shared parking compatibility by providing additional information regarding
hours of operation and number of employees and provide parking reciprocal easement.

2) Provide additional information regarding anticipated delivery truck size.

3) Provide all cross-access agreements.

4) Widen Crooks sidewalk to eight (8) feet.
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5) Reduce lighting level along the northern property line.
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GENERAL PAVING NOTES

PLANS AND AS FOLLOWS:

CONCRETE:

ASPHALT:

SS—S164.

MATERIALS.

55" 175"
~
L a 2" RADIUS
. . :é.D
=) . 2 %
2 P Aq-“ < e T > a
0 A T
. “ s —#4 BARS A,
: ./q\\’a B >

8" CONCRETE PAVEMENT (3500 PSI MIN.)
6" AGGREGATE BASE, 21AA

LA Gy
s
\,\\

XK N
SN AN
RGRLLLLRLLRGR K

NN

6" AGGREGATE BASE, 21AA

APPROVED SUBGRADE

CONCRETE CURB DETAIL 'B'
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1.5” M.D.0.T. No. 1100T, 20AA

BOND COAT — SS |H 0.10 GAL/SQ. YD.

.5” M.D.O.T. No. 1100L, 20AA

A SN

PROOF—ROLLED SUB BASE

CONCRETE PAVEMENT SECTION

N.T.S.

8" AGGREGATE BASE, 21AA

ASPHALT PAVEMENT SECTION

PAVEMENT SHALL BE OF THE TYPE, THICKNESS AND CROSS SECTION AS INDICATED ON THE

PORTLAND CEMENT TYPE IA (AIR—ENTRAINED) WITH A MINIMUM CEMENT
CONTENT OF SIX SACKS PER CUBIC YARD, MINIMUM 28 DAY COMPRESSIVE
STRENGTH OF 3,500 PSI AND A SLUMP OF 1 1/2 TO 3 INCHES.

BASE COURSE — MDOT BITUMINOUS MIXTURE NO. 1100L, 20AA; SURFACE
COURSE — MDOT BITUMINOUS MIXTURE NO. 1100T, 20AA; ASPHALT CEMENT
PENETRATION GRADE 85—100, BOND COAT — MDOT SS—1H EMULSION AT 0.10
GALLON PER SQUARE YARD; MAXIMUM 2 INCH LIFT.

PAVEMENT BASE SHALL BE COMPACTED TO 95% OF THE MAXIMUM DENSITY (MODIFIED
PROCTOR) PRIOR TO PLACEMENT OF PROPOSED PAVEMENT. EXISTING SUB—BASE SHALL BE
PROOF—ROLLED IN THE PRESENCE OF THE ENGINEER TO DETERMINE STABILITY.

ALL CONCRETE PAVEMENT, DRIVEWAYS, CURB & GUTTER, ETC., SHALL BE SPRAY CURED WITH
WHITE MEMBRANE CURING COMPOUND IMMEDIATELY FOLLOWING FINISHING OPERATION.

ALL CONCRETE PAVEMENT JOINTS SHALL BE FILLED WITH HOT POURED RUBBERIZED ASPHALT
JOINT SEALING COMPOUND IMMEDIATELY AFTER SAWCUT OPERATION.

ALL WORKMANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH THE CURRENT
STANDARDS AND SPECIFICATIONS OF THE MUNICIPALITY AND THE MICHIGAN DEPARTMENT OF
TRANSPORTATION STANDARD SPECIFICATIONS FOR CONSTRUCTION, CURRENT EDITION.

ALL TOP OF CURB ELEVATIONS, AS SHOWN ON THE PLANS, ARE CALCULATED FOR A 6"
CONCRETE CURB UNLESS OTHERWISE NOTED.

ALL SIDEWALK RAMPS, CONFORMING TO PUBLIC ACT NO. 8, 1993, SHALL BE INSTALLED AS
INDICATED ON THE PLANS.

CONSTRUCTION OF A NEW OR RECONSTRUCTED DRIVE APPROACH CONNECTING TO AN
EXISTING STATE OR COUNTY ROADWAY SHALL BE ALLOWED ONLY AFTER AN APPROVED
PERMIT HAS BEEN SECURED FROM THE AGENCY HAVING JURISDICTION OVER SAID ROADWAY.

FOR ANY WORK WITHIN THE PUBLIC RIGHT—OF—WAY, THE CONTRACTOR SHALL PAY FOR AND
SECURE ALL NECESSARY PERMITS AND LIKEWISE ARRANGE FOR ALL INSPECTION.

EXISTING TOPSOIL, VEGETATION AND ORGANIC MATERIALS SHALL BE STRIPPED AND REMOVED
FROM PROPOSED PAVEMENT AREA PRIOR TO PLACEMENT OF BASE MATERIALS.

EXPANSION JOINTS SHOULD BE INSTALLED AT THE END OF ALL INTERSECTION RADIL.

SIDEWALK RAMPS, CONFORMING TO PUBLIC ACT NO. 8, 1973, SHALL BE INSTALLED AS
SHOWN AT ALL STREET INTERSECTIONS AND AT ALL BARRIER FREE PARKING AREAS AS
INDICATED ON THE PLANS.

ALL PAVEMENT AREAS SHALL BE PROOF—ROLLED UNDER THE SUPERVISION OF A
GEOTECHNICAL ENGINEER PRIOR TO THE PLACEMENT OF BASE MATERIALS AND PAVING

FILL AREAS SHALL BE MACHINE COMPACTED IN UNIFORM LIFTS NOT EXCEEDING 9 INCHES
THICK TO 98% OF THE MAXIMUM DENSITY (MODIFIED PROCTOR) PRIOR TO PLACEMENT OF
PROPOSED PAVEMENT.

N.T.S.
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NOWAK & FRAUS ENGINEERS
46777 WOODWARD AVE.
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OPERATIVE 15" dia. GALV. STEEL BALL WITH THRU

36" MIN.

BOLT TO I'X §'X 6" LONG GALVANIZED STEEL BAR
LOCK LATCH - PAINT (PROVIDE GALV. STEEL
LATCH TO ACCEPT BAR LOCK LATCH - PAINT) 5"
L FIXED 13" dia. GALV. STEEL BALL WELDED TO "WET CAST'-CAST STONE CAP (3-0" SEGMENTS)
14-5 GATE FRAME - PAINT ]
%" 6-63" 6-83" 73 THRU-NALL FLASHING N
52-- bl'lg" 6|_Ign 52-- N ﬁr%
4" NOMINAL BRICK L0 o
&" NOMINAL BRICK WALL W/ #5 STEEL 2
REINFORCEMENT RODS @ 32" 0.C. VERTICAL - 6" CMU, (GROUT 50LID)
FULL HEIGHT. TOP OF WALL TO RECEIVE 4" THICK
5 [ I 41 | | x 9" WIDE x 48" AVERAGE LENGTH INDIANA BRICK TIES @ 16" O.C. VERTICALLY AND ) %;r
K LIMESTONE COPING &' OVERHANG BOTH SIDES 24" 0.C. HORIZONTALLY D
= n
kg | #5 REINFORCING BARS @ 32" O.C. VERTICALLY o
K GALY. STEEL HINGE HARDARE - TOP ¢ BOTTOM
S+ IS 1 - PAINT 'MORTAR NET' WNEEP VENT MIN. 24" 0.C. WITH .
@Y J // || 7~ VERTICAL - PROVIDE AIR GAP Ll e ]
I I 1H H agti =1 1=
S [ ‘ I | X 6 VERTICAL TREATED BOARDS EXT. FACING A B ) == ==
I I | i COUNTERSUNK. THRU-BOLTS GALV. STEEL BAR - s P ===
o i } i PAINT A TET=
i | 1 4"X 4" CONCRETE FILLED GALVANIZED STEEL SRR :m:m
i i GATE POST SET IN CONCRETE FOOTING 6" COVER o " S == u
e = o4 - et =til =g 1 [ MIN. - PROVIDE GALVANIZED STEEL PLATES 6 # DONELS (4-0" LONG) AT 32" 0. S e e =11 |2
! I H H TOP OF POST - TYPICAL (CENTERLINE OF CMU.), EMBED DONELS e, == o %
il [ H 24" IN CONCRETE FOOTING —M == ™| <
1 [ ilimy= 15" X }" GALVANIZED STEEL BAR WELDED TO AT == S
GALVANIZED STEEL GATE FRAME - TYPICAL - . —
- L PA:NT . . CONCRETE TRENCH FOOTING WITH (2) #5 ==l -
) REINFORCING BARS TOP ¢ BOTTOM D =] s
® Ul GALVANIZED 15X 25" A 7m7‘
E,E/EZE’TEE“ELTSB_EP%JE NOTE: PROVIDE CONTROL JOINTS L TE
AT20-070C. m 1] T\ \7m7}
5 GALVANIZED STEEL GATE STOP HARDNARE w/ I === =
y dia. GALVANIZED SLEEVES SET IN CONC. SLAB ['eg?
,,,,,,,,,, PROVIDE GALV. STEEL LATCH TO ACCEPT GALY.
GATE STOP ROD - WELDED TO GALY. GATE
/F FRAME - PAINT
CONCRETE FOOTINGS - 42" DEEP /Cja\ Section at Site Wall
\y SCALE:  3/4'= 10"
( <=\ Trash Enclosure Elevation
w SCALE:  1/2'= 10"
| ) - |
PLANT & MATERIAL SCHEDULE 8 I
L
: 5 § i 1
Sym. | Qty. Botanical Name Common Name Size Root | S L
EXISTING ENTRY DRIVE 88 &' MASONRY WALL AT 1
o =
Deciduous Trees &1— RN >3 TRAOH ENCLOSIRE. oFF I
303 S DRANING ¢3 ON SHEET L.
GTS 3 Gleditsia triacanthos inermis 'Skyling' Skyline Honeylocust 3-31/2"cal Bé¢B | 5%%’“&55“-
B 5 Ginkgo biloba Maidenhair Tree 3-31/2"cal. Bé¢B | WIDEN EXISTING CURB ——————————mm"]
CUT FOR [5-0" JOINT 7 T
DRIVE EASEMENT A RSN T T T T e e T T (e |
Evergreen Trees /7 6 )
it = I PSUENEE 3
L 1 — D
PP Il Picea pungens Colorado Spruce 12" - 14" ht. Bé¢B , . ) ) (f / BS ) ! ' —— H——=f=t=] '] \gﬂ / o SAROKI
' 7 20 | COVERED)
| 50 WSO WAL TENTRY || ARCHITECTURE
AS REQUIRED BY o > 3 - ‘
Shrubs ORDINANCE. SEE | | Ol &
DRAWING €& ON ! . | I 430 N. OLD WOODWARD
RR 29 Rosa radrazz Knock Out Shrub Rose 30" - 36" ht. B¢B SHEET LI. i E BIKES . BIRMINGHAM, Ml 48009
BS 163 Buxus sempervirens Common Boxwood 18" - 24" ht. B¢B
P. 248.258.5707
Ground | 24" HONEY LOCUST TO BE | F. 248.258.5515
rounacovers REMOVED /
240 \ SarokiArchitecture.com
EFC 1185 sf Evonymus fortunei 'Coloratus' Purpleleaf Wintercreeper | gal. con EXISTING CONCRETE WALK l/ \ -4" 19'-0" ]L 24-0" ]I, 19'-0" L CRj)O‘slﬁTAggﬁ/S? - 7 —
EASEMENT
. / = |
Materials ‘ N iy _
e Project:
CDG | 29 ¢y Compacted Decomposed Granite Install 6" deep o
B 36 ¢y Shredded hardwood bark mulch (seasoned, dark brown) Install 4" deep 120~0l RON. i - V| rg|n|a T|Ie
BST 053 of Porcelain Pavers (2cm thick) 8" x 36" . FINE GRADE, FERTILIZE||AND , 7
< 50D ON A MIN. 3' SCREENED LOADING ZONE e 1820 Crooks Road
Q IMPORTED TOPSOIL, TYf. T
%Dé % Troy, M|
|
/ 72\ Plant and Material Schedule 59 2\ | COVEREDREARENRY | | /mN
: e ] . e . .2 053
\y SCALE:  None S 2 - e [ - &=y 07-21-2015 ___PRELIM. SITE PLAN APPROVAL
i @ I
OO L ‘ GRILL
| N
| 6B Y EFC
LANDSCAPE CALCULATIONS 1 - NES
) _ ) CROOKS ROAD ENTRANCE VI
Required Provided Compliance =
%i:"' \_55/
Street Trees: Greeqlgelt shall be 165 lineal feet = 6 trees 6 trees and variovs Complies | § | 4" MASONRY WALL. SEE
landscaped with a minimum of one (1) shrubs o DRANING ¢& ON SHEET LI,
deciduous tree for every thrity (30) = SIMILAR.
lineal feet. m (D
F5
Site Landscaping: A minimum of 9445 sq. ft. Over 10000 sq. ft. Cormplies W "‘ 7 — - :
twenty percent (20%) of the site ol S FINE GRADE, FERTILIZE, AND
area shall be comprised of 1 20 © / \ S0D ON A MIN. 3" SCREENED
landscape material. L ) ZL‘?[ S NEN OVERHEAD LIS IMPORTED TOPSOIL, TYP.
[§) T )\
. . - _ . g 4/ y 4 Y Y 4 4 4 4 4
Interior Parking Lot Landscaping: 34 spaces = 5 trees 14 trees Complies {0
parking spaces. | ! El ;_'r B ®
|~ |
Parking Lot Screening: Screened 30" masonry screen wall 30" masonry screen Complies I \ PRESERVE CROS5-ACCESS Sheet No.:
With a minimum 30-inch masonry wall wall with landscaping 40" COTTONWOOD TO HE e / JOINT-DRIVE AS REQUIRED eet No.:
on required building line or within 5 REMOVED N\ BY CITY
9 e
. of building line. N\ / L 1
E /\ . .
5 H7 \ Preliminary Landscape Plan LANDSCAPE PLAN

ﬁz\ Landscape Calculations W SCAE 1= 20

LI SCALE:  None

1 | 2 | 3 4 5 6 | 7 | 8 9 10



| . 11
d EXISTING BUILDING |
‘ EXISTING BUILDING
\
| i
| ] T
| l |
C e
' T |
\ R ‘ I |
53 n I
| EXISTING ENTRY DRIVE 1 o § % I I ‘
! o 6' MASONRY WALL AT |
é— Sl obiiecel 5z TRASH ENCLOSURE. SEE T
303 ) DRAWING €3 ON SHEET LI \
ij T N I . N B I S I S B B B B I EEEEEE B S BN S N B, . ‘- I I S I S B S B S BN N B =
-0’ RELOCATE OH. N\ * [
— UTILITY LINE ‘ o I |
| WIDEN EXISTING CURB ——=mm v .
CUT FOR [5-0" JOINT 2] L
DRIVE EASEMENT 7 e o . T \ |
i i / . | ] EXISTING OH. LINE -
/ el leg Teah: I ¢ \' — ’ —
(( 4 4 ==t 7 \v 46_
' 4 4 4 H 4 | ~AN/EDEP - !
| 20" MASONRY WALL \/ —t R = d J ) } Lo
AS REQUIRED BY « ENTRY | . | | S
ORDINANCE. SEE . . Sl @
DRAWING & ON | ' | e | |
SHEET LI BIKES ( — T \ \
IR 90" ' 60 @ | \ -
Pl
\ \
| \ \ |
— 24'-0" \ s
EXISTING CONCRETE WA|K Pro posed 4o e t e ET CRJOOSIzTAgigﬁ/SES 3 f EROPOSED SHARED PARKING
; 2 : : : = ———————  EASEMENT | ADDITIONAL 55 SPACES
| Virginia Tile Building 3 5 ; - e
| = I \ |
120'-01 ROMA. | |
17,225 S.F. | K
: \ \
S HOADING ZONE | | e EXISTING BUILDING
W 04 ™ - ZONE MR 60' 7 — | w ALSO OWNED BY APPLIC
uz'ﬂ V4 ] g CT T T T T T T T T T T T T T T [ ] ‘ ‘ i ONNER INTENDS TO REMOVE EXISTING
Qﬂ Q [ T T T T [ T T [ { [ T [ T [ T [ T T1 \ \ -E‘i zgzKlNG SPACES TO E i?;ﬁE
SIS TOTAL PARKING PROVIDED = 39 CARS e e .2 e e e | B SE-ACCESS DRIV
mle/ \ — 2K
5% GRILL | K_ NJQ |
OPEN SPACE PROVIDED = 31% | &‘ﬂ:’/ N
OPEN SPACE REQUIRED = 30% | V/IM }
= [
CROOKS ROAD ENTRANCE | &‘b |
| - ) R
| - | 7/1&‘ I |
4 MASONRY WALL. SEE | Q} | |
DRANING C& ON SHEET L, N\ .
‘ 12-0"
SR | //l&? | EASEMENT FOR FUBLIC UTILITIES SARO KI
90! } "’ I ARCHITECTURE
<DE wl | \\\5 | | 430 N. OLD WOODWARD
z 2 e/ ¢ BIRMINGHAM, MI 48009
O e NES | ﬁ\\'b |
4 b ’ ’ JENOERERD ) ) ) ’ ) ’ ———— AT P. 248.258.5707
\¢ | 5 T | SarokiArchitecture.com
O ' PRESERVE CROS9-ACCESS |
JOINT-DRIVE AS REGUIRED e
O BYcH'Y - i—_’#’-_'-T'-—-—
m wl } Project:
=] | . .
O, = Virginia Tile
(8]
|
EXISTING BUILDING | 2l 182('\),"Crooks Road
—
I | EXISTING BUILDING Date: Issued For:
\
} 07-21-2015___PRELIM. SITE PLAN APPROVAL
— |
K ,

Sheet No.:

Pl ) SCAE  1=20 SP1

ARCHITECTURAL SITE PLAN




N\

/

w o9

o
x 8
- Woo
= /Y
g g:
O: ::
.
L O
(Yo 33
AR 5 Z
< OM
v 3
< o

P. 248.258.5707
F. 248.258.5515

SarokiArchitecture.com

Project:

Virginia Tile
1820 Crooks Road
Troy, M|

Issued For:

Date:

PRELIM. SITE PLAN APPROVAL

07-21-2015

Sheet No.:

A110

| | |
[ [ A/ [
a— ! = — ———C ———»
O - — = = = = = —_— — \I L ‘J T 1 1
! #E JAazz o Jazz o Jazzlio | JAazzllo Jazz o Jazz o 0 — — - —
= 5OOT3INOLS %001 G0OM # L L L
VOA_ ﬁ @ _ nannn _‘ [ ]
| L]
N i -
I >
mmmmm AR N
] [ o0, oy Qo [ [ ]
§ — 2 |3 ¢ O g H o
N Sl g | 3 8@ 9 |8 8¢% H — 5
= @ g | _ s 6 g |2 b Sk
e 2 & g B 22 912 =z°0 @ = =
1 % % 5 5 5 5 7 I =
e 2B N (A sl 2 3.
N —
- B — = LL
= | [ ] ] ﬁvn | AUV Q i NWn” <
—_ T — — T — — — —_ T | r O
L [ [ H [ [EH % ‘_I_I 5 —
([N uuuy uuuy [H{NNN[] L H
Al 3 | _mmvr. m 2
\v4 |
& C
sk 5 _ DO [HE
| & |x — H
(&} — HLHON
VOA | Mnu w_u % = W. ﬁ_l_a_lu_ |
(M =z2 =
SE: =8 m ) N
i % M m o nWa_ ﬂ“_J |
I = m Wnu
< |
| 3 S _ U T
= [E HH
—i|_© [ _ -
H AN
( | G Oooo WY
\ NE= T
o T Y O
== | = |E
=S =L N o
ﬁ - | EES =TT &
_ i _ | \ | | | | | [ =
L
| s = O W_ O
| d 0] & = bl - Ra
| I ix 3 i i
m L — 1
_ @ _ W % W_ | W =
|
_ 0 | I 3
L | ' | | |
| | | |
o A o U 1 (] V4l B
f/c\\ | [clalc-alg-alc-alc-alc-dleialelale-a]d-ale-ale-a]e-4]
I I GV VIC[B VIS8 VoIS |8 VIS8 VIS8 V5|38 Yoo |8 VIS | @ @ |
VOA _ JONVD{V-1V-INOLS Q
_ _ y e a0 |
L
= %
S i 1T T [ =02 _
| 5 _ 2 Jg 0000
1 re)
s & _ _ Q @O g = |
o _ S ...
! g gk Y EBSyYlE Y = bbb
BB 5 |8 5 |8 5 |8 5 8 - (U ! i
nﬁv i il L
I (NI (A (A I (NI 5 I
. S 1 S I S | % H
- | _ it i i _ it i = |
9 VOki - LI LI L UL [MINTHTHIN] - E am
&/ A () TowT T H L =i %
=z S
AT — =
__ _ v ﬁ | i T 1 . | e T 1 . ! E = E |
| | = | | | I x| |
G| S U - O ™ S O O L
> O _ B = ~e="ui= et B | B = ~e="uie= e B 1
O = PR T AW S aeaw; L]
&
B3 = noggoa |
9 . — — 5 S
i L ‘ _ O A AIMNNH mHu W W ] % mm ]
) r AL O ~ = _
UJ
@ % CUga00
L R R - S S
Avasia ogaiA | D T T = R T T
| -gle-al-ale-ale-als o TELO| | | e | = 7
[ [ [ RN [
5 | | | 2
| y n-
N il - - - - - - - - | - - - T F ~ ot
vOA ] ] _ © | e W
- | | C @ @ @ |
—_ | N
m@n U = o o o &) W o o - ﬁMu j
15235 | ¢ Z i dEBEE 2
i EE= B | B JEL 4B E g EoY
| (D) o ° P o r S 8| |8 < 8 |8
m < _ @) B e 5 = % % b - m _
0 = T ¢35 P
H I I 2 m m as I
] _ = O
[EHIEI [EHIEI | [EHIEI [EHIEI [EHIEI | [EHIEI [EHIEI [EHIEI _I_| |
uuuy uuuy uuuy uuuy uuuy uuuy uuuy uuuy |
I = [ = [ _l.
EE e =
gvoA_ |s-g]s-a[s-g]s-als-gls4] B [s-g]s-als-g[s-als-glsals-alsg] | || |s-g]s-a[s-g[s-ale-gs4] _ |
= iz L = = L i 2 D il =
WU A A A A A A, A A A A A A, A A A A A A
A EEENERiEL G Ni LN BB BA ;USRI
LAY ik iR A
\ /\7 % .0~ 08 §% 10~ 08 % 10-0€ I
1
Lo Qs (@) 6
4 4 1 X/ﬁ/ﬂ 13 13 12 13 13 12 12 Y 13 4 4 12 4 4 12 3 2 2
< m @) o L Q) I

FLOOR PLAN

10




coL
' w
| METAL PANEL |

‘ — GALVALUME METAL WALL CLADDING

| | g TOP OF PARAPET
EL. = 258"

|
| |
‘ INSULATED GLASS WINDOWS ‘ STEEL ENTRY CANOPY
| |
TOP OF PARAPET | | |
- - TOP OF PARAPET
EL. = 20-0' ¢ | - L AN O VRGN AT m 8 EL. = [9-4"
TOP OF ROOF DECK N i i . iR . . 6 WINDOW HEAD HEIGHT
EL = |6I"O" - il
EL. = I5-4
BOTTOM OF CANOPY & I __ i_ i____ _ - __ __ T - ___ T_ - ___ ___ E EXPOSED STRUCTURAL STEEL FRAME
EL. = |0'-4" ___ al L SAROKI
| — — —
BURNISHED BLOCK MASONRY
ARCHITECTURE
FIRST LEVEL IR e FIRST LEVEL
EL. = 0-0" /Q Fl - 00" 430 N. OLD WOODWARD
BIRMINGHAM, MI 48009

P. 248.258.5707
F. 248.258.5515

SarokiArchitecture.com

Project:

F@\ North Elevation Virginia Tile

Q209/ SAE 18=10 1820 Crooks Road
Troy, M|
Date: Issued For:

07-21-2015 PRELIM. SITE PLAN APPROVAL

SIGN ORDINANCE INFORMATION

WALL SIGN AREA ALLOWED: 10%

WALL SIGN AREA USED: 2.3% Sheet Nos
A200

EXTERIOR ELEVATIONS




CLERESTORY DAYLIGHTING (BEYOND) | | | |
‘ ‘ ‘ LAMINAM PORCELAIN PANEL
CLADDING SYSTEM
TOP OF PARAPET e | | | :_ |
EL. = 25-8"
- TOP OF PARAPET
GALVALUME METAL WALL CLADDING - —& EL = 225"
TOP OF PARAPET e '
EL = 194 | | L] L] TOP OF ROOF DECK
NINDOW HEAD HEIGHT — — -8
£ = [5-4" & EL. = 164"
T EXPOSED STRUCTURAL STEEL FRAME N !
BOTTOM OF CANOPY e
EL. = |10-4" VIRGINIATILE |4
INSULATED GLASS WINDOWS S AROK'
| ARCHITECTURE
FIRST LEVEL BURNISHED BLOCK MASONRY — = = FIRST LEVEL
EL = 0-0' Q\ /Q Fl - 00 430 N. OLD WOODWARD
R | - BIRMINGHAM, MI 48009

P. 248.258.5707
F. 248.258.5515

SarokiArchitecture.com

Project:
Virginia Tile
(7 West Elevation 1253,000‘(3 Road

A20|/ SCALE: 1/8'=1-0"
Date:

07-21-2015 PRELIM. SITE PLAN APPROVAL

Issued For:

SIGN ORDINANCE INFORMATION

WALL SIGN AREA ALLOWED: 10%

WALL SIGN AREA USED: 6.5% Shost Nos
A201

EXTERIOR ELEVATIONS




TOP OF PARAPET

EL. = 22-8"

TOP OF ROOF DECK

EL. = 164"

FIRST LEVEL

EL. = 0-0"

CcoL

CLERESTORY BEYOND

COL

INSULATED GLASS WINDOWS

COL

COL

COL

ﬂ% South Elevation

A202/ SCALE:  1/8'=1-0"

BURNISHED BLOCK MASONRY

COL

INSULATED GLASS WINDOWS
|

LAMINAM PORCELAIN PANEL
CLADDING SYSTEM

COL

TOP OF PARAPET

EL. = 20'-0"
TOP OF ROOF DECK
EL. = 16-0"

BOT. OF CANOPY

EL. = 10'-4"

FIRST LEVEL

EL. = 0-0"

10

SAROKI

ARCHITECTURE

430 N. OLD WOODWARD
BIRMINGHAM, MI 48009

P. 248.258.5707
F. 248.258.5515

SarokiArchitecture.com

Project:

Virginia Tile

1820 Crooks Road
Troy, M|

Date: Issued For:

07-21-2015 PRELIM. SITE PLAN APPROVAL

Sheet No.:

A202

EXTERIOR ELEVATIONS



= = = =

GALVALUME METAL WALL CLADDING | | |
—— BURNISHED BLOCK MASONRY ‘ ‘ ‘
I I !
| | |

INSULATED GLASS WINDOWS '

TOP OF PARAPET $
EL. = 22'-&"

TOP OF ROOF DECK
EL. = 16'-4"

$_ _____ S

LAMINAM PORCELAIN PANEL
CLADDING SYSTEM

Q\___

FIRST LEVEL
EL. = 0-0"

LAMINAM PORCELAIN PANEL
CLADDING SYSTEM

Fé\ East Elevation

\<ifff§/ SCALE:  1/8'= 1-0"

~ TOP OF PARAPET BEYOND

EL. = 25-¢"

___d TOP OF PARAPET

EL. = 20-0"
TOP OF ROOF DECK

o EL. = 16-0"

BOTTOM OF CANOPY

EL. = 10'-4"
FIRST LEVEL
EL. = 0-0"

10

SAROKI

ARCHITECTURE

430 N. OLD WOODWARD
BIRMINGHAM, MI 48009

P. 248.258.5707
F. 248.258.5515

SarokiArchitecture.com

Project:

Virginia Tile

1820 Crooks Road
Troy, M|

Date: Issued For:

07-21-2015 PRELIM. SITE PLAN APPROVAL

Sheet No.:

A203

EXTERIOR ELEVATIONS



/ \ | |
/ w w
|
0.0 0.0 00 [ 00 0.0 “00 070 “0.0 o1 01 o1 o1 01 01 0.1 01 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0
0.0 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.3 0.4 0.5 0.5 0.6 0.5 0.4 0.4 0.3 0.2 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0
0.0 0.4 0.2 0.2 0.2 0.4 0.5 0.5 0.6 0.8 1.0 1.1 1.0 1.1 0.9 0.8 0.7 0.5 0.3 0.2 0.1 0.1 0.1 0.0 0.0 0.0 0.0
0.0 U6 g U3 07 U6 U8 09 T T3 “T7 7 17 T8 “T5 T3 T2 “09 “U6 U3 02 \ T =5 0.0 0.0 0.0 0.0
0.0 0.8 0.4 0.4 0.6 0.8 1.0 .2 "3 .7 2.1 2.2 2.1 2.4 2.1 1.6 1.7 1.2 0.8 05 0.3 / e 0.0 “g1 0.0 0.0 0.0
0.0 *ollo *al5 "7 12.3 1.4 .1 3 *.6 .9 .2 .5 *2.6 0.6 0.4 m 0.1 0.1 0.0 0.0 0.0
W& ,
S S
0.0 1 M 2 !ﬁ_s 27%% 8.3 1.1 / 4 *lr_s-l 2.1 2.2 2.4 28 1.2 1.0 0.7 04 ||P1 702 0.1 0.0 0.0
o | ® %) i
A9 =
0.0 "4l2 *&g 2 RA 332 9.2 0.9 1.0 "3 18 2.0 22 5 1.7 1.4 0.9 0.5 |[01 0.2 0.1 0.0 0.0
®
Cl21 A+10 =1 /\
&
0.0 C-3: ‘0 1.8 7 *3.2 3.0 *3.1 *a 4 ‘25 19 16 12 0.6 ﬁ 1702 ‘0.1 0.0 0.0
o
0.0 £5 o4 2.7 2.9 "3.1 =E o 2 1.8 13 "0.7.//|01 02 0.1 0.0 0.0
0.0 0 g 23 .7 2.7 X v 21 1.9 /*3/\“0(\ 01 %2 ‘0.1 0.0 0.0
0.0 0.6 1.2 1.7 2.1 “2.4 2.9 2.7 2.0 1.7 14 o5 |[91 702 0.1 0.0 0.0
\ /
0.0 0.4L OA*@SI NG “1.3 “1.6 2.1 %Ei{:é‘zi 4 “1.8 “1.4 \{ (y/ 0.1 "0.2 0.1 0.0 0.0
0.0 0.4 0.7 1.2 *1.6 1.9 2.4 2.3 "7 *1.5 .0 “0.5 (01 0.1 0.1 0.0 0.0
-+, ?Ag . ’m ” % ” - * * * * X, * * * * *x, + —+, +, +,
0.0 12 /As13 14 /As15 16 Ar37 s 07 1.2 1.4 15 2.0 1.9 1.5 1.3 1.0 05 |01 "0 0.1 0.0 0.0
) ) L
2
+ + + + * * — T + + (92]
] *0.0 o 67 0.8 i %ﬂm 0.7 1.0 12 15 17 16 14 1.1 0.8 om |01 04 0.1 0.0 ‘0.0 Z ., W
<L = O I
D + + : + + ’ + + * * * * * * * * + + + + + + L < 9(: U
0.0 0 0.0 0.0 0.0 0.0 0. 0.6 0.5 0.7 0.9 1.1 1.3 1.2 1.1 0.8 0.6 0.3 34—94—9+ . 0.0 0.0 —1 0 @)
o I':' Ll n (0))
v R,
. . . . . COURTYARD | . . . . . . . o . . . S20%
0.0 0.0 o 00 0.0 m 0.0 00— Q.0 0. %:'i n.8 0.5 0.7 1.0 1.1 0.8 0.5 0.3 01 01 0.0 0.0 E > L (:}:)
() O0vuR2>5
x > W m
+ + + * + + v + + : + + * * * * T + + + + W= o
¥ 0.0 0.0 0.0 0.0 0l0 0.0 0.0 0.0 0.0 0. 0.7 0.7 0.9 1.1 1.2 1.0 0.7 0.4\J[01T 0.2 0.1 0.0 0.0 > I:I—: E %
O G & o
= X W
% 5 -4 a <
Q 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.4}1€-20"8 0.7 0.9 1.1 .2 1.0 0.7 0.4 ?-1 0.1 0.0 0.0 0.0 L O
v ! >
\_/ 0
(_j 0.0 ‘ 0.0 0.0 0.0 0.0 ‘0.0 0.0 ‘0.0 0.0 0.0 0.0 0.1 0.4 0.6 0.8 1.0 11 "1.2 "1.2 "1 0.9 0.7 0.4 |[01 0.2 0.0 0.0 0.0
\
\
’x
\
0.0 0.0 0.0 0.0 #P-Co_o 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.4 0.6 0.8 "0.9 0.9 "0.9 0.9 "0.8 05 0.3 |[0-1 0.1 0.0 0.0 0.0
’o‘ 0.0 ‘00 ‘0.0 0.0 ‘0.0 ‘0.0 ‘0.0 ‘0.0 ‘0.0 ‘00 ‘0.0 ‘0.0 0.0 ‘0.0 ‘00 ‘0.0 ‘00 ‘0.0 ‘00 ‘0.0 0.1 03 0.6 07 07 07 07 05 03 0.1
0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 ‘0.0 0.0 ‘0.0 0.0 ‘0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.4 0.5 0.5 0.6 0.5 0.5 0.5 0.3 0.2 0.1 0.0 0.0 0.0
0.0 0.0 0.0 0.0 0. 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.1 0.1 0D 0.0 0.0 00 =
Luminaire Locations
Location
No Label X Y MH Orientation Tilt
1 B-1 240.15 133.06 25.00 180.00 0.00 EXISTING BUILDING
2 B-1 240.24 16.33 25.00 180.00 0.00
3 B-2 37.10 133.65 25.00 90.00 0.00
4 B-2 240.04 74.05 25.00 90.00 0.00 .
Plan View
5 B-2 199.96 133.68 25.00 90.00 0.00
Scale - 1" = 20'
6 100.04 133.60 12.00 90.00 0.00
7 A 110.11 133.51 12.00 90.00 0.00
8 A 110.11 126.96 12.00 90.00 0.00
9 A 100.00 127.00 12.00 90.00 0.00
10 A 100.04 120.45 12.00 90.00 0.00 Luminaire Schedule —
Statistics
11 A 109.98 120.36 12.00 90.00 0.00 Svmbol Label it M fact D ot Cataloa Numb L Number Fil Lumens Per Light Loss Watt
5 A 3599 =03 300 500 900 ymbo! abe Quantity anufacturer escription atalog Number amp Lamps ilename Lamp Factor attage Description Symbol Avg Max Min Max/Min Avg/Min
13 A 136.02 54.98 12.00 0.00 0.00 12 Gotham 8" LED DOWNLIGHT, 4100K, EVO 41/22 8AR LS 120 LED 1 EVO_41_22_8A 2556.711 0.9 39.3 OVERALL LTG VALUES AT GRADE + 0.9 fc 33.2fc 0.0 fc N/A N/A
” A 146.00 52.93 12,00 .00 .00 A ﬁrc:tiFectural ;?ggRl_ILéth\los,\,l iv-l—?l'ﬁDCAIﬁEZR R_LS_120.ies PARKING LOT X 1.6 fc 3.2 fc 0.3 fc 10.7:1 5.3:1
Ighting PROPERTY LINE + 0.2 fc 0.7 fc 0.0 fc N/A N/A
15 A 156.13 54.98 12.00 0.00 0.00 SPECULAR REFLECTOR
16 A 166.01 54.93 12.00 0.00 0.00 — S—
3 Lithonia AS1 LED GEN 1 HLM, 63 LEDs, AS1 LED 1 63B350/40K ONE 74.8-WATT LED, 1 AS1_LED_1_63 6275.9 0.9 74
17 A 175.98 55.08 12.00 0.00 0.00 Lighting 350mA DRIVER, 4000K COLOR SR3 AIMED DOWN POS. B350_40K_SR3
18 c 180.70 43.03 4.00 90.00 0.00 o B-1 TEMPERATURE, TYPE 3 LENS ies
19 C 180.73 23.51 4.00 90.00 0.00 Note
20 C 180.70 4.01 4.00 90.00 0.00 . 3 Lithonia AS1 LED GEN 1 HLM, 63 LEDs, AS1 LED 1 63B350/40K ONE 74.8-WATT LED, 1 AS1_LED_1_63 6275.9 0.9 148 1. SEE MH COLUMN OF LUMINAIRE LOCATIONS FOR MOUNTING HEIGHTS.
21 | ¢ | s7es | 12025 | 800 0.00 0.00 ; B2 Lighting 350mA DRIVER, 4000K COLOR SR3 AIMED DOWN POS. B350_40K_SR3 2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTORS.
TEMPERATURE, TYPE 3 LENS ies
22 c 62.32 120.22 8.00 0.00 0.00 N
23 C 57.65 120.22 8.00 0.00 0.00 - THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT
16 Louis Poulsen Skot U-post SKT 1-26WCF Compacr FL 1 skot 2400 0.72 35
24 C 32.30 120.28 8.00 0.00 0.00 wall_ceiling_1 TO EXISTING / FUTURE FIELD CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS
25 C 27.60 120.25 8.00 0.00 0.00 26w_32w_cf CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH Designer
26 c 2.34 120.13 8.00 0.00 0.00 gx24q- ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S xx/KJS
3 tri
27 C 20.62 116.43 8.00 270.00 0.00 c ngfyvr:a’l'l‘e re- LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER Date
28 C -0.68 91.15 8.00 270.00 0.00 mounted_32wt VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS INDICATED ARE FROM GRADE AND/OR FLOOR UP.
2 | ¢ 066 | 8643 | 8.00 270.00 0.00 c- GBA DOES NOT ACT AS THE CIVIL OR STRUCTURAL ENGINEER AND DOES NOT DETERMINE BASE REQUIREMENTS. 5/22/2015
30 c -0.66 61.15 8.00 270.00 0.00 tel_90655001.i POLES SPECIFICATIONS ARE NOT INCLUDED WITH EXTERIOR LIGHTING PHOTOMETRIC ANALYSIS. Scale
es
31 c -0.64 56.46 8.00 270.00 0.00 THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING Not to Scale
32 c -0.64 31.09 8.00 270.00 0.00 ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT i
Drawing No.
33 C 91.29 114.53 8.00 90.00 0.00 IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND
34 B-1 148.85 128.05 25.00 0.00 0.00 LIGHTING QUALITY COMPLIANCE. #15-39607-V1
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DTE Energy

% Detroit Edison

CWO: 42782711
SRW: 42782718

20' EASEMENT

% - 20' EASEMENT

R - PROP LOCATION OF NEW OVERHEAD LEAD

MAPLE GARDEN ESTATES SUB
LIBER 43, PAGE 53 OF PLATS
OAKLAND COUNTY RECORDS
SIDWELL #
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LOT 15
[
A
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SIDWELL #
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LOT 14
PWO: 42647881
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42782711 EASEMENT ACROSS SIDWELL'S 20-28-302-008 & 009 42782716142782718
Service Center |Circuit #1 Circuit #2 COH COS CUG CUL CuUS
PONTIAC ARNLD 2731 42782735
Worksite City Worksite Twp. Worksite County
TROY OAKLAND
Town Range Section Qtr Planner Name Plot Date |CUE Reqg#| Ver| Scale Target Fin D
2N 11E 28 SW1/4 FLEMING - 248.427.2966 6-5-15 521629 1 NTS
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Red Columnar Beech Skyline Honeylocust Ginkgo Biloba
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Colorado Spruce Rose and Boxwood Hedge Purpleleaf Wintercreeper
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Crushed Decomposed Granite Shredded Hardwood Bark Mulch Bluestone
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Site Lighting
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AERIS

Specifications _
EPA: 0.7 ft2
) (0.07 m?

N A /1 A 11 |

Aeris AS1LED Gotham 8” EVO LED Louis Poulsen SKOT Wall Sconce

n TILE
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DATE: July 27, 2015

TO: Planning Commission

FROM: R. Brent Savidant, Planning Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP 1009) — Proposed Sedona

Taphouse Restaurant, South side of Big Beaver, East of Livernois (198 E Big
Beaver), Section 27, Currently Zoned BB (Big Beaver) District

The petitioner Knollenberg Hospitality LLC submitted the above referenced Preliminary Site Plan
application for a proposed restaurant with rooftop seating at 198 E. Big Beaver.

The property is currently zoned BB (Big Beaver) Zoning District. The Planning Commission is
responsible for granting Preliminary Site Plan approval for this item.

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 the recommendations included therein.

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

G:\SITE PLANS\SP 1009 Sedona Taphouse Restaurant Sec 27\SP-1009 PC Memo 2015 07 28.docx
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PROPOSED RESOLUTION

PRELIMINARY SITE PLAN REVIEW (File Number SP 1009) — Proposed Sedona Taphouse

Restaurant, South side of Big Beaver, East of Livernois (198 E Big Beaver), Section 27,
Currently Zoned BB (Big Beaver) District

Resolution # PC-2015-07-

Moved by:
Seconded by:

RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning
Ordinance, as requested for the proposed Sedona Taphouse Restaurant, located on the south
side of Big Beaver and east of Livernois (198 E. Big Beaver), Section 27, within the BB (Big
Beaver) District, be granted, subject to the following:

1.

2.

o g s

Provide easement document for cross-access to the property to the south prior to Final
approval,

Reconsider the layout of greenbelts, drive-aisles, and pedestrian walkway within the
parking lot including reducing greenbelts, increase the westernmost drive-aisle width,
adding a minimum 5-foot wide pedestrian spine between the row of parking, and
increasing westernmost stall length from 18 to 19 feet.

Add a striped crosswalk across the drive-aisle from the pedestrian spine to the sidewalk
along the rear of the building.

Provide site landscaping calculation.

Indicate trash enclosure screening.

Provide samples, swatches, or manufacturer’s specification sheets of the predominant
proposed exterior materials and colors of all buildings and permanent structures,
including walls and fences.

Submit a lighting plan that complies with Article 13 of the Zoning Ordinance.

) or

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

No:

MOTION CARRIED/FAILED

G:\SITE PLANS\SP 1009 Sedona Taphouse Restaurant Sec 27\Proposed PC Resolution 07 28 2015.doc



Sedona Taphouse, 198 E Big Beaver

City of Troy Planning Department

Legend:
Aerial

Red: Band_1

Green: Band_2

Blue: Band_3

0 200Feet
] — Scale 1: 11200

Note: The information provided by this application has been compiled from recorded deeds, plats, tax maps, surveys, and other public records and data. It Printed: 6/23/2015
is not a legally recorded map survey. Users of this data are hereby notified that the source information represented should be consulted for verification.




Sedona Taphouse, 198 E Big Beaver

City of Troy Planning Department

Legend:

Form Based Zoning 2
(PUD) Planned Unit Development
(CF) Community Facilities District
(EP) Environmental Protection District
(BB) Big Beaver Road
(MR) Maple Road
(NN) Neighborhood Nodes (A-U)
(CB) Community Business
(GB) General Business
(IB) Integrated Industrial Business District
(O) Office Building District
(OM) Office Mixed Use
(P) Vehicular Parking District
(R-1A) One Family Residential District
(R-1B) One Family Residential District
(R-1C) One Family Residential District
(R-1D) One Family Residential District
(R-1E) One Family Residential District
(RT) One Family Attached Residential Distric
(MF) Multi-Family Residential
(MHP) Manufactured Housing
(UR) Urban Residential
(RC) Research Center District
(PV) Planned Vehicle Sales

Aerial
Red: Band_1
Green: Band_2

Blue: Band_3

0 333 Feet
] — Scale 1: 21000

Note: The information provided by this application has been compiled from recorded deeds, plats, tax maps, surveys, and other public records and data. It Printed: 6/23/2015
is not a legally recorded map survey. Users of this data are hereby notified that the source information represented should be consulted for verification.




605 S. Main Street, Ste. 1
Ann Arbor, M| 48104

(734) 662-2200
(734) 662-1935 Fax

July 21, 2015

Preliminary Site Plan Review
For
City of Troy, Michigan

Applicant: Knollenberg Hospitality LLC

Project Name: Sedona Taproom

Plan Date: November 2014

Location: Southside of Big Beaver, east of Livernois
Zoning: BB, Big Beaver Form-based district
Action Requested: Preliminary Site Plan Approval

PROJECT AND SITE DESCRIPTION

We received a site plan and accompanying documents for a proposed commercial development on the
southside of Big Beaver Road, east of Livernois. The 0.83 acre parcel is currently developed as a one-
story office building.

The applicant is proposing to demolish the current building and construct a 5,100 sf free-standing
Sedona Tap. Sedona Tap is a beer-based restaurant from Virginia. This is the six restaurant nationally
and the first franchise in Michigan. The restaurant is proposing a rooftop bar/patio area that fronts on
Big Beaver. Access to the site will be via the existing curb cut off Big Beaver.

The property is zoned Big Beaver Form-Based District. The proposed development and use are by-right
and require Site Plan Review approval from the Planning Commission.



Location of Subject Property:
Southside of Big Beaver, east of Livernois

Proposed Uses of Subject Parcel:
Sedona Taproom

Current Use of Subject Property:
Office Building

Current Zoning:
The property is currently zoned Big Beaver Form Based Code, site type A

Direction Zoning Use
North BB, Big Beaver Form Based Office
South BB, Big Beaver Form Based Office
East BB, Big Beaver Form Based Office
West BB, Big Beaver Form Based Office

MASTER PLAN

The site is located within the Big Beaver Corridor district in the Troy 2008 Master Plan. The intent of the
Big Beaver District is to have ground level spaces front on Big Beaver occupied by shops, entertainment,
restaurant, and similar uses that stimulate interest and activity. The upper-level floors should be
occupied by office and residential uses. The intent for future development along Big Beaver is building

Carlisle Wortman Associates, Inc.
2Page




from lot line to lot line that incorporates vertically integrated mixed-use commercial, office and
residential towers.

First item of note is that due to the size of the site mixed use would be difficult because of parking
demand. Secondly, though the applicant is not providing a mixed-use second story, the applicant is
providing a unique feature of a second story patio/bar. This will provide a unique feature to the Big
Beaver corridor and provide an increase in entertainment options. The development is consistent with
the Master Plan.

Items to be Addressed: None.

BUILDING ORIENTATION AND OVERALL SITE LAYOUT

The proposed development is replacing the existing one-story office building. The removal of the
existing building and placement along Big Beaver brings the site into conformance with the Big Beaver
Form Based District. All parking is located in the rear of the building and screened from Big Beaver. The
existing access point of Big Beaver will remain.

Items to be Addressed: None

SITE ACCESS, and CIRCULATION

Access to the site is provided via the existing curb cut of Big Beaver. In addition, there is access to the
rear portion of the parking lot through cross access with neighboring parking lots. Internal circulation
will be one-way circulation system with angled parking. The applicant shows cross-access to the
property to the south. The applicant should provide the easement document.

The lot is only 100-feet wide and within that 100-feet the applicant has to provide two (2) greenbelts,
three (3) rows of parking, and two (2) drive-aisles. Considering the narrowness of the site, we find that
the applicant should reconsider the layout of greenbelts, drive-aisles, and pedestrian walkway within the
parking lot:

1. The westernmost drive-aisle is only 14-feet wide, which is narrow considering there is parking
along both sides of the aisle. The applicant should increase the westernmost drive by a few
feet.

2. We find that because most of the parking is a significant distance and requires most patrons to
walk through the parking lot applicant should provide a minimum 5-foot wide pedestrian spine
between the center row of parking. A 5-foot pedestrian spine will provide a sheltered
pedestrian path to the front entrance. The spine should include a stripped crosswalk across the
drive-aisle to the building to indicate pedestrian crossing.

Increasing the width of the drive-aisles and inserting a 5-foot wide pedestrian will require a reduction of
the proposed greenbelts. The greenbelts are not an ordinance requirement but were provided by the
applicant to distinguish their parking lot and provide visual screening. If the greenbelts are reduced to
less than 7-feet in width, the applicant must increase the westernmost parking lot length from 18 to 19-
feet.

Items to be Addressed: 1). Provide easement document for cross-access to the property to the south;
2). Reconsider the layout of greenbelts, drive-aisles, and pedestrian walkway within the parking lot

Carlisle Wortman Associates, Inc.
3Page



including reducing greenbelts, increase the westernmost drive-aisle width, adding a minimum 5-foot
wide pedestrian spine between the row of parking, and increasing westernmost stall length from 18 to
19 feet.; and 3). Add a stripped crosswalk across the drive-aisle from the pedestrian spine to the
sidewalk along the rear of the building.

AREA, WIDTH, HEIGHT, SETBACKS

The site is being developed with a Building Form A building. Building Form A is a permitted building
form for Site Type C. Table 5.03.B1 establishes the dimensional requirements for the building form A:

Required . Compliance
9 / Provided P
Allowed
Front (Big Beaver) 10 foot build-to-line 10 feet Complies
Rear 30 foot minimum Over 30 feet Complies
Side 0 foot 4 feet Complies
Lot Coverage 30 percent 14 percent Complies
Building Height Minimum 14 feet 21-feet Complies
Maximum 45 feet
Parking Big Beaver: Not located Not located in Complies
in front yard and front yard and
screening screened

The site complies with all Big Beaver bulk requirements.

Items to be Addressed: None

Section 13.06.G of the Zoning Ordinance requires:

Required Provided
1 space per 2 seats 150 seats = 75 spaces 82 spaces
Barrier Free 4 4
Bicycle Parking 2 6
Loading 0 0
Total 75 automobile + 2 bicycle 82 spaces + 6 bicycle

The applicant has provided the required spaces.  Parking is sufficient based on the proposed uses. In
addition, according to the applicant, valet parking will be available.

Items to be Addressed: None

Carlisle Wortman Associates, Inc.
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LANDSCAPING/HARDSCAPE BIG BEAVER

The applicant has provided a landscape plan.

Street Trees: The Ordinance requires that | 100 feet = 3 | 4 Complies
the greenbelt shall be landscaped with a | trees
minimum of one (1) deciduous tree for
every thirty (30) lineal feet, or fraction
thereof, of frontage abutting a public road

right-of-way.

Site landscaping: 5,423 sq/ft Calculation not | Calculation not
provided provided

A minimum of fifteen percent (15%) of

the site area shall be comprised of

landscape material. Up to twenty-five

percent (25%) of the required landscape

area may be brink, stone, pavers, or other

public plaza elements, but shall not

include any parking area or required

sidewalks.

Parking Lot Landscaping: 1 tree for every | 8 8 (3 trees are | Compliant with

8 parking spaces. Trees may be located planted along | Planning

adjacent to parking lot with planning parking lot edge) Commission

commission approval. approval.

Transformer / Trash Enclosure:

The trash enclosure is screened on the west with five (5) juniper trees. There are no other notes nor
details provided on the Plans to indicate trash enclosure screening.

Items to be Addressed: 1). Provide site landscaping calculation; and 2). Indicate trash enclosure
screening.

FLOOR PLAN AND ELEVATIONS

The applicant has submitted floor plans and elevations. The architecture complies with the Big Beaver
Form Based District standards including the use of material changes, projections, fagade articulation and
fenestration and windows. The architecture provides architectural detail as well as changes in
horizontal and vertical scaling, variations in material, pattern, and color, to provide ground story
activation. See design standards below for more information.

The building will be constructed primarily of brick and glass. We’ve requested that the applicant submit
samples, swatches, or manufacturer’s specification sheets of the predominant proposed exterior
materials and colors of all buildings and permanent structures, including walls and fences.

Carlisle Wortman Associates, Inc.
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Items to be Addressed: Submit samples, swatches, or manufacturer’s specification sheets of the
predominant proposed exterior materials and colors of all buildings and permanent structures, including
walls and fences.

LIGHTING
The applicant did not submit a lighting and photometric plan.

Items to be Addressed: The applicant should submit a plan that complies with Article 13 of the Zoning
Ordinance.

DESIGN STANDARDS

The Big Beaver design standards provide the Planning Commission with direction when reviewing the
proposed design features of this development.

Facade Variation.

The maximum linear length of an uninterrupted building fagade facing public streets and/or parks shall
be thirty (30) feet.

Through the use of material changes, projections, facade articulation and fenestration, the all
buildings comply with this standard.

Pedestrian Access / Entrance.
a. Primary Entrance: The primary building entrance shall be clearly identifiable and useable and
located in the front fagade parallel to the street.

There is a door directly fronting and assessable from Big Beaver.

b. Pedestrian Connection. The pedestrian connection shall be fully paved and maintained surface
not less than five (5) feet in width.

The applicant has provided significant improvements to the pedestrian realm along Big
Beaver.

c. Additional Entrances. In addition to the primary facade facing front fagade and/or the right-of-
way, if a parking area is located in the rear or side yard, must also have a direct pedestrian
access to the parking area that is of a level of materials quality and design emphasis at least
equal to that of the primary entrance.

Complies

Ground Story Activation.

The first floor of any front facade facing a right-of-way shall be no less than fifty (50) percent windows
and doors, and the minimum transparency for facades facing a side street, side yard, or parking area
shall be no less than 30 percent of the fagcade. Transparency alternatives are permitted up to 80% of the

Carlisle Wortman Associates, Inc.
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50% total along the front of buildings, and up to 100% of the sides of buildings. The minimum
transparency requirement shall apply to all sides of a building that abut an open space, including a side
yard, or public right-of-way. Transparency requirements shall not apply to sides which abut an alley.

Through windows, doors, varying wall design, and the outdoor dining area, the transparency
requirement has been met.

Transitional Features

a. Transitional features are architectural elements, site features, or alterations to building massing
that are used to provide a transition between higher intensity uses and low- or moderate-density
residential areas. These features assist in mitigating potential conflicts between those uses.
Transitional features are intended to be used in combination with landscape buffers or large
setbacks.

Due to proximity of other commercial uses, the commercial development is not more intense
which would require transitional features.

Site Access and Parking

a. Required Parking. Off-street parking shall be provided in accordance with the standards set
forth in Article 13, Site Design Standards.

The applicant has provided the required parking.

b. Location.

I When parking is located in a side yard (behind the front building line) but fronts on the
required building line, no more than fifty (50) percent of the total site’s linear feet along
the required building line or one hundred (100) feet, whichever is less, shall be occupied
by parking.

All the parking is located to the rear of the building and complies with parking location
requirements.

I1. For a corner lot, shall be no more than fifty (50) percent of the site’s cumulative linear
feet along the required building lines or one hundred (100) feet, whichever is less, shall
be occupied by parking. The building shall be located in the corner of the lot adjacent to
the intersection.

Not Applicable

1. For a double frontage lot or a lot that has frontage on three (3) streets, the cumulative
total of all frontages occupied by parking shall be no more than sixty-five (65) percent of
the total site’s linear feet along a required building line or one hundred and twenty-five
(125) feet, whichever is less.
Not Applicable

Carlisle Wortman Associates, Inc.
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IV. Where off-street parking is visible from a street, it should be screened in accordance with
the standards set forth in Section 13.02.C.

Not Applicable

Items to be Addressed: None

SUMMARY OF FINDINGS

We support the development of this site, and find that the plan and development details are consistent
with the vision along Big Beaver and the requirements of Big Beaver Form Based District. We
recommend preliminary site plan approval with the following conditions:

1)
2)

Provide easement document for cross-access to the property to the south;

Reconsider the layout of greenbelts, drive-aisles, and pedestrian walkway within the parking lot
including reducing greenbelts, increase the westernmost drive-aisle width, adding a minimum 5-
foot wide pedestrian spine between the row of parking, and increasing westernmost stall length
from 18 to 19 feet.

Add a striped crosswalk across the drive-aisle from the pedestrian spine to the sidewalk along
the rear of the building.

Provide site landscaping calculation.

Indicate trash enclosure screening.

Provide samples, swatches, or manufacturer’s specification sheets of the predominant proposed
exterior materials and colors of all buildings and permanent structures, including walls and
fences.

Submit a lighting plan that complies with Article 13 of the Zoning Ordinance.

Carlisle Wortman Associates, Inc.
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GENERAL NOTES FOR ALL PLANTINGS:
* DO NOT CUT CENTRAL LEADER.
* REMOVE ALL TAGS, STRINGS,PLASTICS, AND ANY OTHER NON-BIODEGRADABLE MATERIALS (EXCEPT LABEL
FOR PLANT NAME) FROM PLANT STEMS OR CROWN WHICH ARE UNSIGHTLY OR COULD CAUSE GIRDLING.
* PLANTS SHALL BEAR THE SAME RELATION TO FINISH GRADE AS IT BORE TO THE PREVIOUS GRADE IN THE
NURSERY. SET THE BASE OF THE PLANT SLIGHTLY HIGHER THAN EXISTING GRADE IF PLANTING IN CLAY SOILS.
* CENTER THE ROOTBALL IN THE PLANTING HOLE. LEAVE THE BOTTOM OF THE PLANTING HOLE FIRM. USE
WATER TO SETTLE THE PLANTING MIX AND REMOVE ANY AIR POCKETS AND FIRMLY SET THE TREE OR SHRUB.
GENTLY TAMP IF NEEDED.
NOTE: NOTE:
E A ST OF PLANTING PIT PRIOR TO INSTALLATION. OF PLANTING PIT PRIOR TO INSTALLATION.
SHREDDED BARK MULCH AT FOUR INCH (4") * PERENNIALS TO BE PLANTED UP TO THE EDGE OF
MINIMUM DEPTH. MULCH SHALL BE THE SAUCER AROUND A TREE OR SHRUB BED.
NATURAL IN COLOR. (1) SEE PLANT LIST FOR SPACING DISTANCE.
(2)FORM A SAUCER WITH MULCH AND
SOIL AROUND SHRUB BED. (2) SHREDDED HARDWOOD BARK OF A
(3) CUT AND REMOVE BURLAP AND BINDINGS l\ananﬁ?wL;ngT?qR MULCH AT FOUR INCH (47)
FROM THE TOP ONE-THIRD (1/3) OF THE )
r g2 ROOTBALL. @ 3/16" x 4" ALUMINUM EDGING (OR APPROVED
Existin g Lawn (4)3/16" x 4" ALUMINUM EDGING (OR APPROVED EQUIVALENT) OR SPADED EDGE.
EQUIVALENT) OR SPADED EDGE. ; T
1 GBF Q ) ”“”“9?" ) @ EXCAVATE PLANTING BED AND BACKFILL
I RI S @ EXCAVATE PLANTING HOLE AND BACKFILL \//\\// WITH PREPARED PLANTING MIX AT A
WITH PREPARED PLANTING MIX. {>\>//\ TEN INCH (10") DEPTH.
KK
(6) UNDISTURBED SUBGRADE. >\§/\ (5) UNDISTURBED SUBGRADE.
REMOVE BUCKTHORN () LAWN. X
TR @PLANTING MIX TO CONSIST OF EQUAL PARTS
SCARIFY SUBGRADE. OF SAND, LEAF COMPOST, AND NATIVE SOIL.
" H
30" Chinese EIm ® (3) LAWN.
SHRUB ANNUAL / PERENNIAL / GROUNDCOVER
| {— — T NOTES: NOTES:
* STAKE TREES UNDER FOUR INCH (47) CALIPER. * STAKE ALL EVERGREEN TREES UNDER TWELVE FEET (12') HIGH.
26 PAL ‘ \ . SF%%LR':'\(?I»?SBI'ZEL\E'T(I)ZY PERCOLATION OF PLANTING PIT GUY ALL EVERGREEN TREES TWELVE FEET (12') HIGH AND OVER.
PROP OSED RESTAURANT \ ‘ * SET TOP OF BALL THREE INCHES (3") ABOVE FINISH GRADE. ggﬁl&l‘gﬁ:&i{(ﬂgONVERlFY PERCOLATION OF PLANTING PIT PRIOR
FIN FLR 73.0 5,100 SiF. \ \ REMQVE SPRUCE, \\ " SET STAKES VERTICAL & EVENLY SPACED. * NEVER CUT CENTRAL LEADER. PRUNE ONLY TO REMOVE DEAD
* STAKES OR GUYS TO BE SECURED ABOVE THE FIRST BRANCH. OR BROKEN BRANCHES ’
3 SJS \ ‘ CHINESE ELM, ASH, // * DO NOT PRUNE TERMINAL LEADER. PRUNE ONLY DEAD OR « SET STAKES VERTICAL AND EVENLY SPACED
. BROKEN BRANCHES. 7 * '
g 4 JGL H AND BUCKTHORN ON N * REMOVE ALL TAGS, STRING, PLASTICS, AND OTHER e o s O e MATERIALS
\ \ THE SUBJECT PARCEL \ MATERIALS THAT ARE UNSIGHTLY OR COULD CAUSE DAMAGE. ﬁi"“ :
STONE MULCH \ \ ‘\‘. @STAKE TREE JUST BELOW FIRST BRANCH »"'4! @STAKE TREE AS INDICATED USING TWO INCH
(SEE NOTES) \ | v\ ,’ USING TWO INCH TO THREE INCH (2"-3") WIDE WA TO THREE INCH (2"-3") WIDE BELT-LIKE
4.9\\ ’ BELT-LIKE MATERIAL OF NYLON, PLASTIC, OR 2 "\\) MATERIAL OF NYLON, PLASTIC, OR OTHER
‘ = OTHER ACCEPTABLE MATERIAL. (NO WIRE g;‘)}?@,j % ACCEPTABLE MATERIAL. (NO WIRE OR HOSE
REMOVE ‘a\ (1)  ORHOSE TO BE USED TO GUY TREES,) \;‘v@"“% TO BE USED TO GUY TREES.) THREE (3) GUYS
THREE (3) GUYS EVENLY SPACED PER TREE. 2 A ;ﬁ%ﬁ )W EVENLY SPACED PER TREE. REMOVE AFTER
CHINESE ELM \ ‘\ = < REMOVE AFTER ONE (1) WINTER SEASON. S T: vﬂ@l}s@?’%_\gv} n ONE (1) WINTER SEASON.
\ == (2) (2) 2x2 HARDWOOD STAKES. POSITION SIX INCHES RO /R =e —(2) 2 x 2 HARDWOOD STAKES. POSITION SIX INCHES
SEEDED | S TT— TO EIGHT INCHES (6"-8") OUTSIDE OF ROOTBALL INAE (1 TO EIGHT INCHES (6"-8") OUTSIDE OF ROOTBALL
‘ LAWN /,_@ AND EXTEND EIGHTEEN INCHES (18") BELOW ‘;%t N RN AND EXTEND EIGHTEEN INCHES (18") BELOW
5 JHC TREE PIT INTO UNDISTURBED SOIL. < TREE PIT INTO UNDISTURBED SOIL.
APPLY TREE WRAP AND SECURE WITH A XY
® BIODEGRADABLE MATERIAL AT TOP AND 1) (3) SHREDDED BARK MULCH OF A NATURAL
/ SEEDED BOTTOM. REMOVE AFTER ONE (1) WINTER. ) (3 fgk\?; :I:::ERl;I%%H(gﬁ;)c“:lllahgr;“onf;:;:'
‘g LAWN @ SHREDDED BARK MULCI-'I' OF A NATURAL §§M\ o SOIL AT THE BASE OF THE TREE.
4 / COLOR AT FOUR INCH (4") MINIMUM DEPTH. s \ X/ @
“’.‘ LEAVE A THREE INCH (3") CIRCLE OF BARE N, /® MOUND TO FORM TREE SAUCER.
, = S 2 SOIL AT THE BASE OF THE TREE. S FINISH GRADE SLOPED AWAY FROM TREE.
221 O\’MBEEé ‘! 5 = / \ (5) MOUND TO FORM TREE SAUCER. ;/ ; R ®
- : ' CUT AND REMOVE WIRE, BURLAP, AND
DUMPSTER PAD ", = Y @ FINISH GRADE SLOPED AWAY FROM TREE. ///\///\\///\\§ o] | \\>/\\\//;\\\/,<\\ @BINDINGS FROM THE TOP ONE-THIRD (1/3)
" Vo N > CUT AND REMOVE WIRE, BURLAP, AND BINDINGS \\\///\\\///\\\ \\\///\ >(7) OF THE ROOTBALL.
. Y FROM THE TOP ONE-THIRD (1/3) OF THE ROOTBALL. /500N RSOSSN N RN (7) PLANTING MIX SHALL BE AMMENDED PER SITE
* = M PX WIDTH OF ROOTBALL ON EACH SIDE. \\\/\\\ N \\\/\\\/\\\/\\\/\\\/\ \\/\\\/\ 9
POST MOUNTED Af AN /\\//\\//\\//\\//\\//\V\//\\/\/ CONDITIONS AND PLANT REQUIREMENTS.
HANDICAP SIGN (9) PLANTING MIX SHALL BE AMMENDED PER SITE WIDTH OF ROOTBALL ON EACH SIDE.
(TYP 4 PLACES) ‘. CONDITIONS AND PLANT REQUIREMENTS. (9) SCARIFY BOTTOM AND SIDES OF PLANTING
— SCARIFY BOTTOM AND SIDES OF PLANTING PIT TO FOUR INCH (4") DEPTH.
REMOVE EX. < PIT TO FOUR INCH (4") DEPTH.
HONEY- t COBBLE- = DECIDUOUS TREE EVERGREEN TREE
—
LOCUST N> STONE = = PLANTING DETAILS not to scale
! 2TC MULCH = =
()
5O (TYP.) (SEE a2
[aa)]
NOTES) \ o LANDSCAPE DEVELOPMENT NOTES:
[aa)
REMOVE * . % PLANTING MATERIAL
CHINESE b Lt = 1. Installation of all plant material shall be in accordance with the latest edition of the American 1. Required landscape material shall satisfy the criteria of the American Association of
W)
- Association of Nurserymen Standards for Nursery Stock and with the specifications set forth by the Nurserymen Standards for Nursery Stock and be:
Lol
ELMS ALONG ‘ 2 = City of Troy, Michigan. a. Nursery grown;
PROPERTY g el == O 2. The plant materials shall conform to the type stated on the plant list. Sizes shall be the minimum b. State Department of Agriculture inspected;
. stated on the plant list or larger. All measurements shall be in accordance with the latest edition of c. No. 1 grade material with a straight, unscarred trunk, and well-developed uniform crown
LINE 7S
L=< L the American Association of Nurserymen Standards for Nursery Stock. (park grade trees will not be accepted);
/) ) 3. The plant material shall be nursery grown and inspected by the Owner's representative before d. Staked, wrapped, watered, and mulched according to the details provided; and
d ') planting. The Owner's representative reserves the right to reject any plant material at any time. e. Guaranteed for one (1) year.
N—A 4. Plants designated "B&B" shall be balled and burlapped with firm balls of earth. 2. Topsoil shall be friable, fertile soil of clayloam character containing at least five percent (5%)
5. Dig shrub pits one foot (1') larger than the shrub rootball, tree pits three (3) times the width of the but not more than twenty percent (20%) by weight of organic matter with a pH range
tree rootball and backfill with one (1) part topsoil and one (1) part soil from excavated pit. Plant between 6.0 and 7.0. The topsoil shall be free from clay lumps, coarse sand, plant roots,
trees and shrubs at the same grade level at which they were planted at the nursery. If wet, clay sticks, and other foreign materials.
soils are evident, plant trees and shrubs slightly higher. 3. The seed mixture shall consist of the following types and proportions: Kentucky Blue Grass
6. The Contractor is responsible for planting the materials at the correct grades and spacing. The blend "Baron/Sheri/Adelphi" @ sixty percent (60%), Chewing Fescue @ twenty-five percent
plants shall be oriented to give the best appearance. 25%), Creeping Red Fescue @ ten percent (10%), and Perennial Rye Grass @ five
< g y
’1 A\ 7. When the plant has been properly set, the pit shall be backfilled with the topsoil mixture, gradually percent (5%). Weed content shall not exceed one percent (1%). The mix shall be applied
\ ) filling, patting, and settling with water. at a rate of 200 pounds per acre.
N_A 8. Trees in lawn areas to have a four foot (4') circle of mulch, four inches (4') deep, and three inches 4. Sod shall be two (2) year old "Baron/Sheri/Adelphi" Kentucky Blue Grass blend grown in a
(3") away from the trunk. Shrub beds are to be mulched with shredded bark mulch to a minimum sod nursery on loam soil.
L depth of four inches (4"). Only natural color shredded hardwood bark mulch will be accepted. 5. Stone mulch at the building foundation to consist of a Western Sunrise color mix one
9. Remove all twine, wire, and burlap from the top one third (1/3) of tree and shrub root balls and from inch to two inch (1" - 2") in diameter six inches (6") deep over geotextile fabric.
tree trunks. Remove all non-biodegradable material such as plastic or nylon completely from Cobblestone mulch in the parking lot islands to consist of two inch to four inch (2" -
SEEDED ) branches and stems. 4") cobbles six inches (6") deep over geotextile fabric.
10.All plant materials shall be pruned and injuries repaired. The amount of pruning shall be limited to
LAWN the removal of dead or injured limbs and to compensate for the loss of roots from transplanting. GENERAL
CE“S ShOUId, be flush, leaving no stgbs. Quts over three quarters of an inch (3/4%) §ha|l be painted 1. Do not plant deciduous or evergreen trees directly over utility lines or under overhead wires.
L= with tree paint. Shrubs along the site perimeter shall be allowed to grow together in a natural form. Maintain a six foot (6') distance from the centerline of utilities and twenty feet (20") from the
( 3 LT 11.0rganic, friable topsoil shall be evenly distributed and fine graded over all areas to receive lawns at centerline of overhead wires for planting holes. Call MISS DIG forty-eight (48) hours prior to
\“ ‘,) 12 :Irlnlform depth Orf] fﬂug mchde; Ej4")_f|r1]‘ter§etgerr'&e2t. tucky Blue G blend the t i Peat landscape construction for field location of utility lines.
~ Alllawn areas shall be sodded With a fsrade entucky blue Lorass blend over the topsoll. Fea 2. The Contractor agrees to guarantee all plant material for a period of one (1) year. At that
sod is not acceptable. Existing lawn in generally good condition but with bare, sparse, or weedy time, the Owner's representative reserves the right for a final inspection. Plant material with
- areas must be renovated by filling in low areas, raking, overseeding, and top dressing all sparse twer;ty-five percent (25%) die back, as determined by the Owner's representative shall be
and bare spots and continuing with a weed and feed program. : . ’ L :
SEEDED 13.All plantings shall be completed within three (3) months, and no later than November 30, from the replaced. This guarantee includes the furnlsr_nng of new plants, labor, and materials. These
. - ; . o . . new plants shall also be guaranteed for a period of one (1) year.
LAWN date of issuance of a certificate of occupancy if such certificate is issued during the April1 thru 3. The work shall consist of providing all necessary materials, labor, equipment, tools, and
< September 30 period; if the certificate is issued during the October 1 thru March 31 period, the ' . . . o ’ y ’ '
i\ ) ; ) . supervision required for the completion as indicated on the drawings.
[ A planting shall be completed no later than the ensuing May 31; plantings shall thereafter be 4. All landscape areas including parking lot islands shall be irrigated by an automatic
d ) reasonably maintained, including permanence and health of plant materials to provide a screen to underground irrigation system. Lawns and shrub/landscape areas shall be watered by
A abutting properties and including the absence of weeds and refuse. separate zones to minimize 0\}erwatering
- — 14.Backflllrtd|rer:;.tl?/ beh(;nd ‘3” ctu!’bs anq ?]Iton%]h&dtewat:(.s and compact to the top of curbs or walk to 5. All written dimensions override scale dimensions on the plans.
3 TC I 15 :Illjﬁ)pod venhicle and pe es_nlelm We:(g Vlwt .olu sde m?j.l q bed t 1o buildi hall b 6. Report all changes, substitutions, or deletions to the Owner's representative.
4 AC Allian ?ij? alrle:s_,ldgspe0|at y_plar mg otis an_l stan dantscs;p:e Ie s_nehx ot Ul rl]?gs S ah © 7. All bidders must inspect the site and report any discrepancies to the Owner's representative.
| e1x2c"a\1/g“e Odab ;:,” |r:jg rT][ﬁ ena; an dpoortsmts oda | e;:' 0 \(\I/elve inc ?Sh? e'ﬁ ee? inc de 8. All specifications are subject to change due to existing conditions.
( B )an .ac. ried with good, me |gm- ex ure. ptan |n.g soil (loam or |g. .ye ow cgy): 9. The Owner's representative reserves the right to approve all plant material.
four inches to six inches (4"-6") of topsoil over the fill material and crown a minimum of six inches
SEEDED I(:nzjzggvz trlm;antop of curbs and/or walks after earth settling unless otherwise noted on the MAINTENANCE OF GENERAL LANDSCAPE AREAS
pe plan. . . 1. The Owner of the landscaping shall perpetually maintain such landscaping in good condition
LAWN 16.Conversion of all asphalt and gravel areas to landscape planting beds shall be done in the S0 as to present a healthv. neat. and orderlv appearance. free from refuse and debris
following manner: P Y ’ y appea ’ . ) j
o . . 2. The Owner shall conduct a seasonal landscape maintenance program including regular lawn
a. Remove all asphalt, gravel, and compacted earth to a depth of six inches to eighteen inches cutting (at least once per week during the growing season), pruning at appropriate times
(6"-18") depending on the depth of the sub base and dispose of off site; waterign and snow repmoval durin vsinterg 9 P 9 pprop '
b. Call the City for an inspection prior to backiilling; 3. All diseSS,ed and/or dead material Shall be.removed within sixty (60) days followin
DW. DAYLILY IN c. Replace excavated material with good, medium-textured planting soil (loam or light yellow clay) ' e s . y (o y g
. L . " X ) notification and shall be replaced within the next appropriate planting season or within one
to a minimum of two inches (2") above the top of the curb and sidewalk, add four inches to (1) year, whichever comes first
4, WD DR\\/E PARKING LOT ISLAND six inches (4"-6") of topsoil and crown to a minimum of six inches (6") above the adjacent 4 Anyydeb,ris such as lawn cIippiﬁgs fallen leaves. fallen limbs. and litter shall be removed
EX 2 TYP curb and walk after earth settling, unless otherwise noted on the landscape plan. ' . L) . ’
( ) (SEE DETAI L) . . o from the site on a weekly basis at the appropriate season.
If conversion from asphalt to landscape occurs in or between an existing landscape area(s), 5. All planting beds shall be maintained by removing weeds, fertilizing, and replenishing mulch
, B ATED (SAND PAINTED ASLAND replace excavated material from four inches to six inches (4"-6") below adjacent existing ' as Fr)1ee deg y 9 ’ 9 P 9
PAINTED ISLAND Vb grade with good, medium-textured planting soil (loam or light yellow clay) and add four : .
; et " on . S . 6. Annual beds shall be kept free of weeds and mulched with sphagnum peat of a neutral pH
inches to six inches (4"-6") of topsoil to meet existing grades after earth settling. : e
. . ) . as needed. Perennial beds shall be kept free of weeds and mulched with fine textured
17.Edging shall consist of Ryerson Steel edging or approved equivalent. shredded bark as needed. Cut spent flower stalks from perennial plants at regular intervals
i 18.Elevate the rootballs of Yew shrubs to allow for better drainage. ) P P P 9 '
| = PLANT LIST
| -
KEY QTY. BOTANICAL NAME SIZE COMMON NAME
LANDSCAPING ADJACENT TO ROADS
RESTR\PE EX‘SHNG PARK|NG GBF 1 Gingko biloba 'Fastigiata' Fastigiate Maidenhair Tree 2-1/2" cal. B&B
LoT AS ‘ND|CATED ICS 10 llex crenata 'Sky Pencil' Sky Pencil Japanese Holly 30" ht., 5 gal. pot
PAL 26 Pennisetum alopecuroides
TWO INCH TO FOUR INCH
\ 25 SPACES WH_L BE DED‘CATED (2--_2-) D(I:A. CngLLIJESTOCI:\IE 'Little Bunny' Little Bunny Dw. Fountain Grass 1 gal. pot, 24" o.c.
| T0 PROPOSED RESTAURANT SITE AT SIX INGH (6%) DEPTH YF 10 Vuccaflamentosa  Yuca 247t 3 galpot
\ OVER GEOTEXTILE FABRIC EESNER;L Slrll_'ls_ I;E)aF/’/fZ hf_ll_Jlr;\laccn-:‘-Varlegata Aureo-Variegata Sweet Iris 1 gal. pot, 24" o.c.
. q JGL 12  Juniperus chinensis 'Gold Lace' Gold Lace Juniper 24" spr., 3 gal. pot
R /¢0g;;;;€ S [ JHC 5  Juniperus chin. 'Hetz Columnaris' Hetz Columnar Juniper 4'-5'ht. B&B
NN NANNNANRY AN AN NN & : . T ' . . . "
\ Ll A MM' R 0:\/» /,\\»\\/&/}@\/,\ | m%ﬁl\z?z"l:)OHE\I/\éiL_l\_/E ﬁme "?G L(S);?Ifrif 'j%pggiz; I?‘lhgobana Shibori Japanese Spirea 24" ht., 3 gal. pot
\ o . R W¢¢//W§WW$¢ Y AC 4 Ame!anch/er canad'eHSIs Serviceberry 2" cal. B&B
(=) A N A N I N N I s LSS 1 Liquidambar styraciflua
T N A A A A N A N N S N S N N NN T 1 'Slender Silhouette' Slender Silhouette Sweetgum 3" cal. B&B
g A Ll ' Il l == LT 3 Liriodendron tulipifera Tuliptree 3" cal. B&B
\ b i TC 5  Tilia cordata 'Greenspire' Greenspire European Linden 3" cal. B&B
g PARKI NG LOT ISLAN D DETAI L not to Scale HHR *  Hemerocallis sp. 'Happy Returns' Happy Returns Daylily 1 gal. pot, 18" o.c.
\ [@\] * Quantity to be determined by the Landscape Contractor in the field.
><
\ - LANDSCAPE CALCULATIONS:
' LANDSCAPING ADJACENT TO ROADS north
East Big Beaver Road (100 I.f.) =
\ * One (1) deciduous tree / 30 I.f. = 3.33 trees = 4 trees —
\ PARKING LOT LANDSCAPING (82 spaces) scale: 1" = 20'
7 > * One (1) deciduous tree for every eight (8) parking spaces equals
@ ® @ 10:20 rees or T frees LANDSCAPE PLAN FOR: PROJECT LOCATION
| Mr. Martin J. Knollenberg Proposed Restaurant
() .
2 S 198 East Big Beaver Road Development
) () = . . .
\ £x 24" WD DRIVE & o Troy, Michigan 48083-1203 198 East Big Beaver Road
= — . -
= % (248) 528-0200 Troy, Michigan 48083
[a I
| = S
- o= \
- X PARK\NG E. BIG BEAVER ROAD A
MAINTAIN - LANDSCAPE PLAN BY: £ o
/ : . . % E. DEVLIN
SITE date: June 22, 2015 Nagy Devlin Land Design, L.L.C. X
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DATE: July 27, 2015

TO: Planning Commission

FROM: R. Brent Savidant, Planning Director

SUBJECT: CONDITIONAL REZONING APPLICATION (File Number CR 013) — Proposed

Amber Studios and Lofts, East side of Livernois between Vermont and
Birchwood, Section 21, From O (Office) District to MR (Maple Road) District

The applicant, Amber Properties Company, seeks a conditional rezoning of the subject parcel
from O (Office) District to MR (Maple Road) District. As part of the application, the applicant
submitted a Preliminary Site Plan for a three-story building with a mezzanine. The proposed
35-unit building is 36 feet in height, measured at the midpoint of the roof.

The site is within the Maple Road classification in the City of Troy Master Plan. This
classification supports a wide range of uses including multiple-family residential development.

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 the recommendations included
therein.

Attachments:
1. Maps
2. City of Troy Master Plan (excerpt)
3. Report prepared by Carlisle/Wortman Associates, Inc.
4. Public comment

G:\Conditional Rezoning\CR-013 Amber Studios and Lofts Sec 27\PC Memo 07 28 2015.doc
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PROPOSED RESOLUTION

PUBLIC HEARING - CONDITIONAL REZONING APPLICATION (File Number CR 013)
— Proposed Amber Studios and Lofts, East side of Livernois between Vermont and
Birchwood, Section 21, From O (Office) District to MR (Maple Road) District

Resolution # PC-2015-07-
Moved by:
Seconded by:

RESOLVED, That the Planning Commission hereby recommends to the City Council
that the O to MR conditional rezoning request, which incorporates Preliminary Site Plan
Approval, as per Section 16.04 of the City of Troy Zoning Ordinance, located on the
east side of Livernois, between Vermont and Birchwood, within Section 21, being
approximately 0.5 acres in size, be granted for the following reasons.

1. The request complies with the Master Plan

2. The Form-Based District would permit greater flexibility in use and development
of the property.

3. The abundance of Office District property in the City has been well documented.

4. The rezoning would be compatible with surrounding zoning and land use.

5. The site can be adequately served with municipal water and sewer.

BE IT FURTHER RESOLVED, That the Planning Commission recommends the
following site plan design considerations:

1. Obtain alley vacation prior to Final approval.

2. Provide one (1) additional barrier free parking space.

3. Remove the single space directly adjacent to the north side of the building.

4, Remove one (1) parking space along the western property line and add five (5)
additional feet to each greenbelt along Vermont and Birchwood.

5. Address berming and landscaping within north and south greenbelt.

6 Purchase additional 9-foot of alley or if additional 9-foot of alley cannot be
purchased, address screening and landscape deficiencies within eastern
greenbelt.

7. Address trash enclosure screening including material use and southern side of
trash enclosure.

8. Propose pole height as low as possible to mitigate impact upon adjacent single-
family properties, as determined by Planning Commission.

Yes:

No:

MOTION PASSED / FAILED

G:\Conditional Rezoning\CR-013 Amber Studios and Lofts Sec 27\Proposed PC Resolution 2015 07 28.doc



Amber Studios & Lofts

City of Troy Planning Department

Legend:
Aerial

Red: Band_1

Green: Band_2

Blue: Band_3

0 ) 150Feet
] — Scal e 1: 900

Note: The information provided by this application has been compiled from recorded deeds, plats, tax maps, surveys, and other public records and data. It Printed: 5/22/2015
is not a legally recorded map survey. Users of this data are hereby notified that the source information represented should be consulted for verification.




Amber Studios & Lofts

City of Troy Planning Department

Legend:

Form Based Zoning 2
(PUD) Planned Unit Development
(CF) Community Facilities District
(EP) Environmental Protection District
(BB) Big Beaver Road
(MR) Maple Road
(NN) Neighborhood Nodes (A-U)
(CB) Community Business
(GB) General Business
(IB) Integrated Industrial Business District
(O) Office Building District
(OM) Office Mixed Use
(P) Vehicular Parking District
(R-1A) One Family Residential District
(R-1B) One Family Residential District
(R-1C) One Family Residential District
(R-1D) One Family Residential District
(R-1E) One Family Residential District
(RT) One Family Attached Residential Distric
(MF) Multi-Family Residential
(MHP) Manufactured Housing
(UR) Urban Residential
(RC) Research Center District
(PV) Planned Vehicle Sales

Aerial
Red: Band_1
Green: Band_2

Blue: Band_3

0 92 183 Feet
] — Scale 1: 11100

Note: The information provided by this application has been compiled from recorded deeds, plats, tax maps, surveys, and other public records and data. It Printed: 5/22/2015
is not a legally recorded map survey. Users of this data are hereby notified that the source information represented should be consulted for verification.




MAPLE ROAD CITY OF TROY MASTER PLAN

Maple Road: The Maple Road Corridor provides an
Mixed-Use opportunity for new, emerging land use types
in the City of Troy. Limited development of
industrial-style 3 to 4 story buildings with
open-floorplan housing, developed in a
transit-oriented setting, for instance, may

be appropriate in some places. This type of
development would help diversify the City’s
housing stock and provide a more effective
buffer between the Corridor and the industrial
uses located in the immediate area.

Uses designed to support the workforce
in the area may also be appropriate. Local
commercial or small, mixed-use developments
having a combination of such uses could greatly
improve the character and image of this area.
Such amenities would also help smaller, local
industrial uses to recruit the best workforce.

» Predominantly industrial area, but with
limited opportunities for transitional or
service-oriented uses that complement the
primary adjacent industrial areas

« Potential for urban-style open floorplan
housing in redeveloping areas

» Focus on the quality of access management
throughout Maple Road

~

New loft style, open floorplan residential development in Nashville

CHAPTER 9: LAND PATTERNS
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DESIGN CONCEPT

This area will be a high-quality, eclectic mix
of land uses and architectural types.

« Emphasis should be placed less on land
use and more on building and site design.
Design should not reflect traditional forms
of “colonial” architecture.

Development should be linked together
visually and functionally throughout the
corridor.

SITE DESIGN ATTRIBUTES

Uniform “build-to” lines guiding a uniform
containment of open space within the right-
of-way should be established.

«  Primary parking areas should be within rear
or interior side yards.

Landscape design creativity will be
encouraged by setting general parameters
relating to environmental sustainability such
as limiting storm water runoff.

+ Larger sites with deep set buildings should
redevelop with buildings near the Maple
Road right-of-way line.

Mass transit stops should be accommodated
(see page 115)

BUILDING DESIGN ATTRIBUTES

Maximum height should not exceed

four stories and limited to two stories for
properties abutting single-family residential
neighborhoods.

+ Design creativity with regard to materials
will be encouraged, although low quality
materials or building designs that inhibit
activity on the corridor will not be
permitted.

Primary parking areas within rear or interior
side yards.

« Landscape design creativity should be
encouraged by setting broad general
parameters relating to environmental
sustainability such as limiting storm water
runoff or reusing gray water for irrigation.

( )

\ J

Maple Road may provide a unique venue to expand opportunities
for public art placement and for area artists to work and live.

106
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605 S. Main Street, Ste. 1
Ann Arbor, M| 48104

(734) 662-2200
(734) 662-1935 Fax

Date: March 13,2014

Conditional Rezoning and Preliminary Site Plan Review
For
City of Troy, Michigan

Applicant: Jerome S. Amber, Amber Properties Company
380 N. Crooks Road
Clawson, Michigan 48017

Project Name: Amber Studios and Lofts

Plan Date: July 7, 2015

Location: East side of Livernois between Birchwood and Vermont

Zoning: O, Office District, requesting rezoning to MR, Maple Road District
Action Requested: Conditional Rezoning and Preliminary Site Plan Approval
Required Information: Noted Below

SITE DESCRIPTION AND PROJECT STATUS

The applicant has submitted a conditional rezoning application and site plan for a property located on
the east side of Livernois between Birchwood and Vermont, just north of Maple Road. The 0.5 acre site
is currently improved with a small office building on the south end. The site is currently zoned O, Office.

The applicant proposes a 35-unit, three-story plus mezzanine, 36-foot tall apartment building. The
applicant is proposing studios and studio/lofts that range from size from 355 to 485 sq/ft. The applicant
notes that this apartment type is unique to Troy and is an underserved market aimed at young
professionals.

The applicant proposes to vacate and obtain % of the alley that abuts the property to the east. The
other % of the alley will be offered to the adjacent single-family property owners. The applicant has



approached the adjacent property owners to purchase their half of the alley to be used as a permanent

greenbelt.

The applicant seeks a conditional rezoning from O, Office to Maple Road Form-Base District. O, Office
District does not permit multiple-family residential. Maple Road Form-Base District does permit
multiple-family residential.

Location of Subject Property:

The property is located on the northwest corner of Livernois Road and Town Center Drive.

Surrounding Zoning and Uses:

A table summarizing zoning of the surrounding areas is as follows.

Direction Zoning Land Use

North O, Office Office

South CB, Community Business Office

East R1-E, One Family Single Family Residential
Residential

West O, Office Office

Carlisle Wortman Associates, Inc.

2Page



MASTER PLAN

The site is located in the Maple Road Corridor classification in the 2008 Master Plan and the 2015
Master Plan update. The plans calls for segments without a strong existing market consider alternative
uses including residential and useable open space as a market driven solution. Troy has started to
experience a demand for alternative housing options. Segments along Maple Road supply vast areas of
underused land that is available to meet the demand for alternative housing types. Because many
sections of Maple Road are bordered by residential neighborhoods, it is much easier for these segments
to attract reinvestment by integrating with the surrounding neighborhoods rather than compete with
larger, developable parcels at major mile intersections. Furthermore, since many established residential
neighborhoods are only one parcel off Maple Road, converting some segments to residential replaces
the conflicting land use with a compatible land use that completes the neighborhood along the Maple
Road boundary. Re-making sections of the corridor by putting some residential on the frontage is an
opportunity to complete the residential neighborhood and provide an appropriate transition.

Neighboring zoning, land use, and master plan designations are summarized in the following chart:

Property in NORTH South East West
Question
Zoning 0 0 CB R-1E 0
Land Use Vacant Office Office Office Residential Office
Master Plan Maple Road Single Family | Maple Road | Single Family Single Family
Residential Residential Residential

While the use is desired, a key feature of the Maple Road Corridor is an emphasis on quality building and
site design. Specifically, proper building siting and design creativity with regard to materials and
architectural style is encouraged. The desire for design and architectural quality is reflected in the
building placement and design requirements for Maple Road. Provided that the applicant is able to
address site plan issues noted below, we find that a rezoning to Maple Road Form-Base District would
be consistent with Master Plan.

Items to be addressed: None.

CONDITIONAL REZONING

The applicant notes that currently there is little market for office use, highlighted by the high office
vacancy rate. Furthermore, the applicant notes that the O, Office District zoning is limited in terms of
uses.

The conditions offered by the applicant include:
e Buildings will be developed under Building Form C
e Density shall not exceed 35 multi-family dwelling units
e Building height is limited to no more than three stories and mezzanine, with a maximum roof
height of 36 feet.
e Use is limited to multiple family residential
e Submitted Site Plan

Carlisle Wortman Associates, Inc.
3Page



DEVELOPMENT POTENTIAL
The City has an abundance of land zoned and used for office purposes. With the current vacancy rate, it
is unlikely that office use of the property is reasonable in the foreseeable future. The applicants

proposed residential development is not permitted under the current O, Office zoning.

Items to be addressed: None.

CONDITIONAL REZONING STANDARDS

Conditional rezoning standards are set forth in Section 16.04.C.3. The Planning Commission
should consider and the applicant should address the following rezoning standards:

a. The conditions, proposed development, and/or proposed use of the land are designed or
proposed for public health, safety, and welfare purposes.

b. The conditions, proposed development and/or proposed use are not in material conflict with the
Master Plan, or, if there is material conflict with the Master Plan, such conflict is due to one of
the following:

1. A change in City policy since the Master Plan was adopted.
2. A change in conditions since the Master Plan was adopted.
3. Anerror in the Master Plan.

c. The conditions, proposed development and/or proposed use are in accordance with all terms and
provisions of the zoning district to which the land is to be rezoned, except as otherwise allowed
in the Conditional Rezoning Agreement.

d. Public services and facilities affected by a proposed development will be capable of
accommodating service and facility loads caused by use of the development.

e. The conditions, proposed development and/or proposed use shall insure compatibility with
adjacent uses of land.

We would recommend approval of the subject rezoning for the following reasons:

e The request complies with the Master Plan

e The Form-Based District would permit greater flexibility in use and development of the
property.

o The conditions offered by the applicant reasonably protect the adjacent properties.

e The abundance of Office District property in the City has been well documented.

e The rezoning would be compatible with surrounding zoning and land use.

o The site can be adequately served with municipal water and sewer.

Items to be addressed: None.

BUILDING ARRANGEMENT

The proposed building is oriented towards Livernois, with parking both under the building and at-grade
in the rear of the site. The site is accessed via two (2) drives, one (1) off Vermont and one (1) off
Birchwood. The applicant proposes to vacate and obtain % of the alley that abuts the property to the
east. The other % of the alley will be offered to the adjacent single-family property owners.

Carlisle Wortman Associates, Inc.
4 Page



Items to be addressed: None

AREA, WIDTH, HEIGHT, SETBACKS

Table 5.03.B.3, Building Form C of Section 5.03, Standards Applicable to All Districts of the Zoning
Ordinance establishes the dimensional requirements for the MR, Maple Road District. The requirements
and proposed dimensions are as follows:

Required Provided Compliance
Front (Livernois.) 10 foot build-to-line 10 feet Complies
Front (Vermont) 10 foot build-to-line 10 feet Complies
Complies with
Front (Birchwood) 10 foot build-to-line 30 feet PIanr.nnlg
Commission
approval
Rear (east) 30-foot minimum setback 70 feet Complies
. , 36 feet to midpoint of
Building Height Maximum 4 stories, 55 feet roof. Complies
Minimum Open Space 15% 18.75% Complies
Building Coverage 30% 30% Complies

The Planning Commission may adjust the required building line to a maximum of 30-feet beyond the
property line for projects incorporating a permanent public/pedestrian space. The applicant is
proposing a covered canopy to meet the Building Form C zoning requirement. The covered canopy will
add massing towards the Birchwood Street elevation but more importantly provide a covered walkway
and covered bike parking space.

Items to be addressed: None.

Section 13.06.G of the Zoning Ordinance requires:

Residential Required Provided
Efficiency housing requires 1 | 1spaces X 35 units= 35 spaces 44 spaces
space per unit
Barrier-Free Parking Required Provided
Barrier-free spaces: 44 spaces = 2 spaces 1 space

Applicant shall add one (1) additional barrier-free space.

Carlisle Wortman Associates, Inc.
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Based on discussion with the Planning Commission the applicant was able to add four (4) additional
parking spaces to the site. The total of 44 spaces exceeds the minimum parking requirements by 9
spaces. However, we note that the space directly adjacent to the north side of the building will be
difficult to access and may cause traffic backups for cars entering the site off Vermont. We recommend
that the space directly adjacent to the north side of the building be removed. In addition, the applicant
has not provided a sufficient greenbelt along the parking spaces adjacent to Birchwood and Vermont. If
the applicant were to remove one (1) parking space along the eastern property line, they could add five
(5) additional feet to each greenbelt.

In total, if the applicant were to address our comments, they will provide a total of 42 spaces on site.
Items to be addressed: 1). Add one (1) barrier free space; 2). Remove the single space directly adjacent

to the north side of the building; and 3). Remove one (1) parking space along the western property line
and add five (5) additional feet to each greenbelt along Vermont and Birchwood.

LANDSCAPING

The applicant has provided a landscape plan in accordance with these sections of the Zoning Ordinance:

Greenbelts (13.02.D): The Ordinance | Livernois: 16 trees Complies
requires that the greenbelt shall be | Approximately
landscaped with a minimum of one (1) | 470 lineal feet
deciduous tree for every thirty (30) lineal | of  improved
feet, or fraction thereof, of frontage | space along

abutting a public road right-of-way. Livernois,
Vermont, and
Birchwood b=
16 trees
Site Landscaping (13.02.E): A minimum of | 15% 17% Complies

fifteen percent (15%) of the site area shall
be comprised of landscape material.

We find the greenbelts along the north (Vermont), south (Birchwood), and east (adjacent to single-
family residential) property lines are inadequate.

North (Vermont) and south (Birchwood) greenbelt: The proposed berm and landscaping along these
greenbelts are three (3) feet in width; however, half of that 3 feet is located in the public ROW. 1.5 feet
is not sufficient to berm and landscape. As previously noted, we advise the applicant to remove one (1)
parking space and add five (5) feet along the each greenbelt adjacent to parking. This would provide
approximately 6.5 feet to landscape. Within these greenbelts, the applicant shall consider the berming
and plant selection to ensure driver visibility.

East property line: The applicant is providing a 6.5 feet landscape and berm buffer along the eastern
property line to serve as a buffer between the parking lot and the adjacent single-family properties.
Within the 6.5-foot buffer, the applicant proposes to use that area for landscaping, snow removal, in
addition for a 2-foot parking overhang area. We note that the applicant has contacted the adjacent

Carlisle Wortman Associates, Inc.
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property owners to purchase their half of the alley to add to the permanent greenbelt. If they were
able to obtain this half, they would have approximately 15 feet, which is a sufficient area to landscape.
However, with only a 6.5 feet buffer, the landscaping as shown interferes with overhang parking, and
the proposed spruce trees are located along the edge of the property line and will greatly overhang into
the adjacent properties. If the applicant is not able to obtain the additional nine (9) feet, the applicant
should find alternative planting and screening options including the potential installation of a six-foot
high screen wall along the eastern property line.

Trash enclosure screening: The applicant shows trash enclosure screening but does not indicate
material. Material of screening shall match building. We note that the southern end of the trash
enclosure is not completely screened. This must be fully screened for final site plan approval.

Equipment screening: The applicant does not show any equipment. Any equipment will be required to
be screened in accordance with ordinance requirements.

Items to be addressed: 1). Remove parking space to add 5 feet to north (Vermont) and south
(Birchwood) greenbelt; 2). Address berming and landscaping within north (Vermont) and south
(Birchwood) greenbelt; 3). Purchase additional 9-foot of alley or if additional 9-foot of alley cannot be
purchased, address screening and landscape deficiencies within eastern greenbelt; and 4). Address trash
enclosure screening including material use and southern end of trash enclosure.

SITE ACCESS AND CIRCULATION

Vehicular access and Circulation

The site is access via two (2) drives, one (1) off Vermont and one (1) off Birchwood. Vehicular access
and circulation is sufficient.

Pedestrian access and Walkways:

Buildings are accessible from Livernois, Vermont, and Birchwood.

Items to be addressed: None

PHOTOMETRICS

The lighting plan indicates three (3) pole mounted lights located along the edge of the parking lot that is
adjacent to the single family neighborhood and one (1) light adjacent to Birchwood Street. The pole
heights are not indicated. The pole heights should be as low as possible to mitigate impact upon
adjacent single-family properties.

Items to be Addressed: Propose pole height as low as possible to mitigate impact upon adjacent single-
family properties.

FLOOR PLAN AND ELEVATIONS

The applicant has submitted floor plans and elevations. The architecture complies with the Maple Road
Form Based District standards including the use of material changes, projections, facade articulation and

Carlisle Wortman Associates, Inc.
7Page



fenestration and windows. The architecture provides architectural detail as well as changes in
horizontal and vertical scaling, variations in material, pattern, and color, to provide ground story
activation.

The applicant has amended the architecture to address the comments from the Planning Commission.
Planning Commission to determine if proposed architecture is of high quality and compatible with

surrounding area.

Items to be Addressed: Planning Commission to determine if proposed architecture is of high quality
and compatible with surrounding area.

DESIGN STANDARDS

The Maple Road design standards provide the Planning Commission with direction when reviewing the
proposed design features of this development.

Facade Variation.

The maximum linear length of an uninterrupted building fagade facing public streets and/or parks shall
be thirty (30) feet. Through the use of material changes, projections, fagcade articulation and
fenestration, the all buildings comply with this standard.

Pedestrian Access / Entrance.
a. Primary Entrance: The primary building entrance shall be clearly identifiable and useable and
located in the front facade parallel to the street. Building entrances are provided on Livernois
Road.

b. Pedestrian Connection. The pedestrian connection shall be fully paved and maintained surface
not less than five (5) feet in width. The applicant has provided an 8-foot wide sidewalk along
Livernois Road. There are direct pedestrian connections from Llvernois, Birchwood Street, and
Vermont Avenue.

c. Additional Entrances. In addition to the primary facade facing front fagade and/or the right-of-
way, if a parking area is located in the rear or side yard, must also have a direct pedestrian
access to the parking area that is of a level of materials quality and design emphasis at least
equal to that of the primary entrance. Complies

Ground Story Activation.

The first floor of any front facade facing a right-of-way shall be no less than fifty (50) percent windows
and doors, and the minimum transparency for facades facing a side street, side yard, or parking area
shall be no less than 30 percent of the fagcade. Transparency alternatives are permitted up to 80% of the
50% total along the front of buildings, and up to 100% of the sides of buildings. The minimum
transparency requirement shall apply to all sides of a building that abut an open space, including a side
yard, or public right-of-way. Transparency requirements shall not apply to sides which abut an alley.

The applicant meets the transparency requirement.

Carlisle Wortman Associates, Inc.
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Transitional Features

a.

Transitional features are architectural elements, site features, or alterations to building massing
that are used to provide a transition between higher intensity uses and low- or moderate-density
residential areas. These features assist in mitigating potential conflicts between those uses.
Transitional features are intended to be used in combination with landscape buffers or large
setbacks.

The applicant is providing a six (6) foot greenbelt along the east property line adjacent to the
single-family uses. See landscaping screening section for more details.

Intensity. A continuum of use intensity, where moderate intensity uses are sited between high-
intensity uses and low-intensity uses, shall be developed for multi-building developments. An
example would be an office use between commercial and residential uses.

A multiple-family apartment building can serve as an appropriate transition between a major
mile road and a single-family neighborhood.

Height and Mass. Building height and mass in the form of building step-backs, recess lines or
other techniques shall be graduated so that structures with higher intensity uses are
comparable in scale with adjacent structures of lower-intensity uses.

The applicant has applied vertical and horizontal elements including sloped roofs and building
insets to reduce the scaling and mass.

Architectural Features. Similarly sized and patterned architectural features such as windows,
doors, arcades, pilasters, cornices, wall offsets, building materials, and other building
articulations included on the lower-intensity use shall be incorporated in the transitional
features.

The applicant has applied consistent architectural features through the building elevations.

Site Access and Parking

a.

b.

Required Parking. Off-street parking shall be provided in accordance with the standards set
forth in Article 13, Site Design Standards. The applicant has provided the necessary parking.

Location.

I When parking is located in a side yard (behind the front building line) but fronts on the
required building line, no more than fifty (50) percent of the total site’s linear feet along
the required building line or one hundred (100) feet, whichever is less, shall be occupied
by parking. All the parking is located to the rear of the building and complies with
parking location requirements. Parking is screened from Birchwood Street and
Vermont Avenue.

II. For a corner lot, shall be no more than fifty (50) percent of the site’s cumulative linear
feet along the required building lines or one hundred (100) feet, whichever is less, shall
be occupied by parking. The building shall be located in the corner of the lot adjacent to

Carlisle Wortman Associates, Inc.
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the intersection. All the parking is located to the rear of the building and complies with
parking location requirements.  Parking is screened from Birchwood Street and
Vermont Avenue.

1. For a double frontage lot or a lot that has frontage on three (3) streets, the cumulative
total of all frontages occupied by parking shall be no more than sixty-five (65) percent of
the total site’s linear feet along a required building line or one hundred and twenty-five
(125) feet, whichever is less. Not Applicable

V. Where off-street parking is visible from a street, it should be screened in accordance with
the standards set forth in Section 13.02.C. The applicant has screened their parking lot
in compliance with section 13.0.2.C.

Items to be Addressed: None

LETTERS

The Planning Department received two letters in opposition to the proposed application. The letters are
included in the packet for Planning Commission review.

RECOMMENDATION

Because the site plan is a condition of the conditional rezoning, we are addressing both the site plan and
conditional rezoning in our recommendation.

We recommend that the Planning Commission recommend approval of the subject conditional rezoning
for the following reasons:

e The request complies with the Master Plan

e The Form-Based District would permit greater flexibility in use and development of the

property.

o The abundance of Office District property in the City has been well documented.

e The rezoning would be compatible with surrounding zoning and land use.

e The site can be adequately served with municipal water and sewer.

Such recommendation is subject to the following conditions:
1. Planning Commission approval of proposed elevations

Obtain alley vacation

Add one (1) barrier free space.

Remove the single space directly adjacent to the north side of the building.

Remove one (1) parking space along the western property line and add five (5)

additional feet to each greenbelt along Vermont and Birchwood.

6. Address berming and landscaping within north (Vermont) and south (Birchwood)
greenbelt.

7. Purchase additional 9-foot of alley or if additional 9-foot of alley cannot be purchase,
address screening and landscape deficiencies within eastern greenbelt.

8. Address trash enclosure screening including material use and southern end of trash
enclosure.

ukwnN
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9. Propose pole height as low as possible to mitigate impact upon adjacent single-family
properties.

Sincerely,

Carlisle Wortman Associates, Inc.
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Kathy Czarnecki

From: ZClI Detroit <zb@zcigroup.com>
Sent: Friday, July 17, 2015 8:25 AM
To: Planning

Subject: 1800-1870 livernois (Comments)

I'm the home owner at 68 Birchwood. My immediate family all live in three block neighborhood.
Over dinner, we discussed the Amber development and we're very familiar with his sites.

We "don't" believe Amber's proposal is the correct fit for our neighborhood. His buildings are very
"unappealing'’ and bring no value to the neighbors.

Most of the neighbors would agree that a better use would be retail shops on the lower level with housing units
on top. This would allow the neighborhood to benefit from shopping and continue the entertainment theme that
MJR Theater has brought to the area.

In closing, my family (Bogdanovic) we own over 10 homes on Chopin, Birchwood, and Vermont. We would
support a live/work/retail development but ""not"* the type Amber is proposing.

Zoran Bogdanovic
(Direct) 248-379-6458






July 27, 2015

To: Planning Commission Members
Subject: Proposed New Apartment Development on Livernois

| am an almost 30 year resident of Troy and longtime supporter of the Troy Community.

| like seeing some of the new developments that are coming to our city and | think we
need to enthusiastically support them.

New apartments that will attract young professionals and millennials is just what we
need in our city.

| therefore urge you to support Amber’s conditional rezoning request and site pan
approval for the land on the east side of Livernois north of Maple Rd. when this proposed
project comes before you.

Thank you.

Vore 2200

Vera Mitchell
1063 Kirts Blvd #134
Troy, Mi 48084
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GRADING NOTES

w

L

ALL SOIL AND MATERIAL REMOVED FROM THE SITE SHALL BE
DISPOSED OF IN ACCORDANCE WITH LOCAL, STATE, AND FEDERAL
REQUIREMENTS.  ANY GROUNDWATER DE-WATERING PRACTICES
SHALL BE PERFORMED UNDER THE SUPERVISION OF A QUALIFIED
PROFESSIONAL. THE CONTRACTOR IS REQUIRED TO OBTAIN ALL
NECESSARY PERMITS FOR THE DISCHARGE OF DE-WATERED
GROUNDWATER. ALL SOIL IMPORTED TO THE SITE SHALL BE
CERTIFIED CLEAN FILL. CONTRACTOR SHALL MAINTAIN RECORDS OF
ALL FILL MATERIALS BROUGHT TO THE SITE.

THE CONTRACTOR IS REQUIRED TO PROVIDE TEMPORARY AND/OR
PERMANENT SHORING WHERE REQUIRED DURING EXCAVATION
ACTIVITIES, INCLUDING BUT NOT LIMITED TO UTILITY TRENCHES, TO
ENSURE THE STRUCTURAL INTEGRITY OF NEARBY STRUCTURES AND
STABILITY OF THE SURROUNDING SOILS.

PROPOSED TOP OF CURB ELEVATIONS ARE GENERALLY 4 INCHES TO 7
INCHES ABOVE EXISTING GRADES UNLESS OTHERWISE NOTED. THE
CONTRACTOR WILL SUPPLY ALL STAKEOUT CURB GRADE SHEETS TO
KEM-TEC & ASSOCIATES FOR REVIEW AND APPROVAL PRIOR TO
POURING CURBS.

THE CONTRACTOR IS RESPONSIBLE TO SET ALL PROPOSED UTILITY
COVERS AND RESET ALL EXISTING UTILITY COVERS WITHIN THE
PROJECT LIMITS TO PROPOSED GRADE IN ACCORDANCE WITH ANY
APPLICABLE MUNICIPAL, COUNTY, STATE AND/OR UTILITY
AUTHORITY REGULATIONS.

MINIMUM SLOPE REQUIREMENTS TO PREVENT PONDING SHALL BE AS
FOLLOWS:

e CURB GUTTER: 0.50%
o CONCRETE SURFACES: 1.00%
o ASPHALT SURFACES: 1.00%

A MINIMUM SLOPE OF 1.00% SHALL BE PROVIDED AWAY FROM ALL
BUILDINGS. THE CONTRACTOR SHALL ENSURE POSITIVE DRAINAGE
FROM THE BUILDING IS ACHIEVED AND SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IF THIS CONDITION CANNOT BE MET.

ADA NOTES

w

THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN
ANY DIRECTION WITHIN THE ADA PARKING SPACES AND ACCESS
AISLES.

THE CONTRACTOR SHALL PROVIDE COMPLIANT SIGNAGE AT ALL
ADA PARKING AREAS IN ACCORDANCE WITH STATE GUIDELINES.

THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 5.00% RUNNING
SLOPE AND A MAXIMUM OF 2.00% CROSS SLOPE ALONG WALKWAYS
WITHIN THE ACCESSIBLE PATH OF TRAVEL (SEE THE SITE PLAN FOR
THE LOCATION OF THE ACCESSIBLE PATH). THE CONTRACTOR IS
RESPONSIBLE TO ENSURE THE ACCESSIBLE PATH OF TRAVEL IS 36
INCHES WIDE OR GREATER UNLESS INDICATED OTHERWISE WITHIN
THE PLAN SET.

THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN
ANY DIRECTION AT ALL LANDINGS. LANDINGS INCLUDE, BUT ARE
NOT LIMITED TO, THE TOP AND BOTTOM OF AN ACCESSIBLE RAMP,
AT ACCESSIBLE BUILDING ENTRANCES, AT AN AREA IN FRONT OF A
WALK-UP ATM, AND AT TURNING SPACES ALONG THE ACCESSIBLE
PATH OF TRAVEL. THE LANDING AREA SHALL HAVE A MINIMUM
CLEAR AREA OF 60 INCHES BY 60 INCHES UNLESS INDICATED
OTHERWISE WITHIN THE PLAN SET.

THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 8.33% RUNNING
SLOPE AND A MAXIMUM 2.00% CROSS SLOPE ON ANY CURB RAMPS
ALONG THE ACCESSIBLE PATH OF TRAVEL. WHERE PROVIDED, CURB
RAMP FLARES SHALL NOT HAVE A SLOPE GREATER THAN 10.00% IF A
LANDING AREA IS PROVIDED AT THE TOP OF THE RAMP. FOR
ALTERATIONS, A CURB RAMP FLARES SHALL NOT HAVE A SLOPE
GREATER THAN 8.33% IF A LANDING AREA IS NOT PROVIDED AT THE
TOP OF THE RAMP. CURBS RAMPS SHALL NOT RISE MORE THAN 6
INCHES IN ELEVATION WITHOUT A HANDRAIL. THE CLEAR WIDTH
OF A CURB RAMP SHALL BE NO LESS THAN 36 INCHES WIDE.

THE CONTRACTOR SHALL ENSURE A MAXIMUM OF Y4 INCHES
VERTICAL CHANGE IN LEVEL ALONG THE ACCESSIBLE PATH. WHERE
A CHANGE IN LEVEL BETWEEN "4 INCHES AND ‘2 INCHES EXISTS,
CONTRACTOR SHALL ENSURE THAT THE TOP 4 INCH CHANGE IN
LEVEL IS BEVELED WITH A SLOPE NOT STEEPER THAN | UNIT
VERTICAL AND 2 UNITS HORIZONTAL (2:1 SLOPE).

THE CONTRACTOR SHALL ENSURE THAT ANY OPENINGS (GAPS OR
HORIZONTAL SEPARATION) ALONG THE ACCESSIBLE PATH SHALL
NOT ALLOW PASSAGE OF A SPHERE GREATER THAN 'z INCH.

20' 1) 20' 40'
GRAPHIC SCALE IN FEET
I"=20'
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VERMONT AVE

SIGN

BALCONIES

ENTRY CANOPY

GROSS BUILDING SQUARE FOOTAGE:
NET SQUARE FOOTAGE SUMMARY:

FIRST FLOOR: 2,975 SQ FT NET UNITS
404 SQ FT MECH
+ WALLS
+ STAIRS
(4,157 GROSS SQ FT)

SECOND FLOOR: 5,040 SQ FT NET UNITS
+ WALLS
+ STAIRS
(7,160 GROSS SQ FT)

THIRD FLOOR & MEZZANINE: 6,879 SQ FT NET UNITS
+ WALLS
+ STAIRS
(7,497 GROSS SQ FT)

BUILDING GROSS SQ FT: 18,814 SQ FT*

*MEZZANINES DO NOT CONTRIBUTE TO EITHER BUILDNG AREA OR
NUMBER OF STORIES AS REGULATED BY SECTION 503.1.

SITE INFORMATION:

EXISTING SITE: LAND SITUATED IN THE CITY OF TROY, COUNTY OF

SITE AREA: 25,032 SQ FT* (+/- 0.575 ACRES)

CURRENT ZONING: OFFICE DISTRICT
PROPOSED ZONING: MAPLE ROAD DISTRICT
PROPOSED USE: EFFICIENCY APARTMENTS

PROPOSED MULTIPLE FAMILY RESIDENTIAL USE:

OAKLAND, STATE OF MICHIGAN IS DESCRIBED AS
FOLLOWS:

20-27-353-029

LOTS 63, 64 AND 65, ADDISON HEIGHTS SUBDIVISION No. , AS
RECORDED IN LIBER 33, PAGE 28 OF PLATS, OAKLAND COUNTY
RECORDS.

20-27-353-008

LOTS 61 AND 62, ADDISON HEIGHTS SUBDIVISION No. 2, AS
RECORDED IN LIBER 33, PAGE 28 OF PLATS , OAKLAND COUNTY
RECORDS.

20-27-353-007

THE EAST 93 FEET OF LOT 60, ADDISON HEIGHTS SUBDIVISION
No. 2 , AS RECORDED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

20-27-353-006

THE EAST 93 FEET OF LOT 59, ADDISON HEIGHTS SUBDIVISION
No. 2, AS RECORDED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

20-27-353-005

THE EAST 93 FEET OF LOT 58, ADDISON HEIGHTS SUBDIVSION
No. 2, AS RECORDED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

20-27-353-004

THE EAST 93 FEET OF LOT 57, ADDISON HEIGHTS SUBDIVISION
No. 2, AS RECORDED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

20-27-353-003

THE EAST 93 FEET OF LOT 56, ADDISON HEIGHTS SUBDIVISION
No. 2, AS RECORED IN LIBER 33, PAGE 28 OF PLATS,

OAKLAND COUNTY RECORDS.

20-27-353-002

THE EAST 93 FEET OF LOT 55, ADDISON HEIGHTS SUBDIVISION
No. 2, AS RECORDED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

20-27-353-001

THE EAST 93 FEET OF LOT 54, ADDISON HEIGHTS SUBDIVISION
No. 2, AS RECORDED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

SETBACK INFORMATION:

PROPERTY SETBACKS SUBJECT TO SETBACK REQUIREMENTS AS FOLLOWS PER

TABLE 5.03.B.3 BUILDING FORM C, UNLESS OTHERWISE
ALLOWED BY THE PLANNING COMMISSION:

FRONT: REAR: SIDE:
MINIMUM: 10'-0" MINIMUM: 30'-0" MINIMUM: N/A
MAXIMUM: 30'-0" MAXIMUM: NONE MAXIMUM: NONE

THE PROPOSED BUILDING SETBACKS ARE:

FRONT (WEST, NORTH) BUILD TO LINE: 10'-0" TO FACE OF BUILDING
FRONT (SOUTH) BUILD TO LINE: 30'-0" TO FACE OF BUILDING
REAR (EAST): 50'-4" TO FACE OF BUILDING

BUILDING HEIGHT INFORMATION:

THE PROPOSED BUILDING HEIGHT IS 36' - 0" TO THE MID
POINT OF THE ROOF.

BARRIER FREE REQUIREMENTS:

BARRIER FREE PARKING:

2% OF THE TOTAL NUMBER OF SPACES REQUIRED. (MIN OF 1)
(2 BARRIER FREE SPACES ARE REQUIRED FOR

THE 94 SPACES PROVIDED.)

BARRIER FREE DWELLING UNITS:

2% OF TOTAL UNITS ARE REQUIRED TO BE

"TYPE A" (MIN OF 1) PER MBC 1107.6.2.1.1.

THE 1 "TYPE A" UNIT IS LOCATED ON THE FIRST FLOOR.

BUILDING INFORMATION:

OCCUPANCY USE: R-2

CONSTRUCTION TYPE: 5B

FIRST FLOOR AREA: 4,157 GROSS SQ FT
SECOND FLOOR AREA: 7,160 GROSS SQ FT
THIRD FLOOR AREA: 7,497 GROSS SQ FT
MEZZANINE FLOOR AREA: 1,305 NET SQ FT
TOTAL: 18,814 GROSS SQ FT*

*MEZZANINES DO NOT CONTRIBUTE TO EITHER THE BUILDING AREA
OR THE NUMBER OF STORIES AS REGULATED BY MBC SECTION 503.1

*INCLUDES WEST 9' - 0" OF THE VACATED ALLEY

APARTMENTS TYPES UNIT TYPE QUANTITY NET SQ FT
TYPE "01" STUDIO ) 7 425
TYPE "02A" STUDIO ©) 12 355 FOR REVIEW
TYPE "02B" STUDIO ©0) 2 390 NOT FOR
TYPE "03A" STUDIO LOFT ) 10 486 PERMITTI NG, OR
(399+93)
TYPE "03B" STUDIO LOFT ©) 2 442 CONSTRUCTION
360+82
TYPE "03C" STUDIO LOFT ) 1 470
390+87
TYPE "03D" STUDIO LOFT ) 1 665
35 UNITS 542+124

STUDIO APARTMENTS (RENTAL).

35 UNITS PROPOSED - 1 PARKING SPACES / EACH DWELLING UNIT
(REQUIRED)

PARKING REQUIRED: 35 SPACES

PARKING PROVIDED: 43 SPACES +

1 SPACES BARRIER FREE =
44 TOTAL SPACES*

*ADDITIONAL 4 ON STREET PARKING SPACES ADJACENT TO PROPERTY.

PROPOSED OPEN SPACE: 4,511 SQ FT (OPEN) / 25,032 SQ FT (SITE) =

18.75%*

*15% REQUIRED OPEN SPACE BASED ON TABLE 5.03.B.3
BUILDING FORM C

BUILDING SITE
COVERAGE: 7,497 SQ FT (BUILDING FOOTPRINT) /

25,032 SQ FT (SITE) = 30.00%

240.00'

S00 00'00' W(R)

0
6 - 4"

AMBER PROPERTIES
COMPANY
380 N. CROOKS RD
CLAWSON, MI 48017

AMBER STUDIOS AND
LOFTS

TROY, MI 48083
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