500 W. Big Beaver

PLANNING COMMISSION Troy, MI 48084

(248) 524-3364

Troy MEETING AGENDA ooy oy
planning@troymi.gov

REGULAR MEETING

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

May 10, 2016 7:00 P.M. Council Board Room

1. ROLL CALL

2. APPROVAL OF AGENDA

3. MINUTES — April 12, 2016
April 26, 2016

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

SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN REVIEW

8. PUBLIC HEARING - SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN
REVIEW (File Number SU JPLN2016-0006) — Proposed 1-800 Self Storage, East side of
Rochester, South of Wattles (3846 and 3860 Rochester), Section 23, Currently Zoned
GB (General Business) District

OTHER BUSINESS

9. PUBLIC COMMENT - Items on Current Agenda

10. 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


mailto:clerk@ci.troy.mi.us

PLANNING COMMISSION REGULAR MEETING — DRAFT APRIL 12, 2016

Chair Edmunds called the Regular meeting of the Troy City Planning Commission to order at
7:00 p.m. on April 12, 2016 in the Council Board Room of the Troy City Hall.

1. ROLL CALL

Present: Absent:

Ollie Apahidean Michael W. Hutson
Karen Crusse

Donald Edmunds

Carlton M. Faison

Padma Kuppa

Tom Krent

Philip Sanzica

John J. Tagle

Also Present:

R. Brent Savidant, Planning Director

Ben Carlisle, Carlisle Wortman Associates
Allan Motzny, Assistant City Attorney

2. APPROVAL OF AGENDA

Resolution # PC-2016-04-028
Moved by: Crusse
Support by: Faison

RESOLVED, To approve the Agenda as prepared.

Yes: All present (8)
Absent: Hutson

MOTION CARRIED

3. APPROVAL OF MINUTES

Resolution # PC-2016-04-029

Moved by: Krent

Support by: Apahidean

RESOLVED, To approve the minutes of the March 22, 2016 Regular meeting as
submitted.

Yes: Apahidean, Crusse, Edmunds, Faison, Krent, Sanzica, Tagle

Abstain: Kuppa

Absent: Hutson

MOTION CARRIED



PLANNING COMMISSION REGULAR MEETING — DRAFT APRIL 12, 2016

4, PUBLIC COMMENT - Items not on the Agenda

5. PROPOSED ZONING ORDINANCE TEXT AMENDMENT (File Number ZOTA 249) —
Enhanced Cluster Option

The first draft of the Enhanced Custer Option was presented by Mr. Carlisle and Mr.
Savidant. There was general discussion on the item.

It was determined that the following issues needed further study:

Developing standards for approval.

Capping of density bonuses.

Maximum size of empty nester units.

City Council approval versus Planning Commission approval.

6. PUBLIC COMMENT - Items on Current Agenda

There was no one present who wished to speak.

7. PLANNING COMMISSION COMMENT

There were general Planning Commission comments.

The Regular meeting of the Planning Commission adjourned at 8:44 p.m.

Respectfully submitted,

Donald Edmunds, Chair

R. Brent Savidant, Planning Director

G:\Planning Commission Minutes\2016 PC Minutes\Draft\2016 04 12 Regular Meeting_Draft_klc.doc



PLANNING COMMISSION STUDY MEETING — DRAFT APRIL 26, 2016

Chair Edmunds called the Study meeting of the Troy City Planning Commission to order at
6:03 p.m. on April 26, 2016 in the east entrance of the Troy City Hall.

1. ROLL CALL

Present: Absent:

Ollie Apahidean Padma Kuppa
Karen Crusse

Donald Edmunds

Carlton M. Faison

Michael W. Hutson

Tom Krent

Philip Sanzica

John J. Tagle

Also Present:

R. Brent Savidant, Planning Director

Ben Carlisle, Carlisle Wortman Associates
Allan Motzny, Assistant City Attorney

Paul Evans, Zoning and Compliance Specialist

2. APPROVAL OF AGENDA

Resolution # PC-2016-04-030
Moved by: Tagle
Support by: Faison

RESOLVED, To approve the Agenda as prepared.

Yes: All present (8)
Absent: Kuppa

MOTION CARRIED

3. ENHANCED CLUSTER OPTION (File Number ZOTA 249) — Site Visits

The Planning Commission boarded a van and visited the following residential cluster
developments in the City of Auburn Hills, Michigan:

Auburn Grove Condominium

124 homes on 52.02 acres

53.4% open space

2.38 units per gross acre

Two and four unit attached homes




PLANNING COMMISSION STUDY MEETING — DRAFT APRIL 26, 2016

Hawkwoods Circle Condominium

15 homes on 8.27 acres

45.8% open space (6.04 acres of uplands)
2.5 units per acre

One family detached homes

Arbor Cove Condominium
e 94 homes on 36.71 acres
e 32% open space (11.6 acres of wetlands)
e 2.56 units per gross acre/3.74 units per net acre
e Two unit attached homes

Heritage in the Hills Condominium
e 281 units
Approximately 100 acres of wetlands
Gated 24/7
7,000 square foot clubhouse
55 and older community

There was general discussion by the Planning Commission during the site visits. The
bus returned to City Hall at approximately 7:30 p.m.

4. PUBLIC COMMENT - Items on Current Agenda

There were no members of the public in attendance.

5. PLANNING COMMISSION COMMENT

There were no comments.

The Study meeting of the Planning Commission adjourned at 7:30 p.m.

Respectfully submitted,

Donald Edmunds, Chair

R. Brent Savidant, Recording Secretary

G:\Planning Commission Minutes\2016 PC Minutes\Draft\2016 04 26 Study Meeting_Draft.doc
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DATE: May 5, 2016

TO: Planning Commission

FROM: R. Brent Savidant, Planning Director

SUBJECT: PUBLIC HEARING - SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN
REVIEW (File Number SU JPLN2016-0006) — Proposed 1-800 Self Storage, East

side of Rochester, South of Wattles (3846 and 3860 Rochester), Section 23,
Currently Zoned GB (General Business) District

The petitioner Rochester Road Ventures, LLC submitted the above referenced Special Use
Approval and Preliminary Site Plan Approval application for a 4-story, 125,781 square foot mini-
storage facility. In June 2013, a 5-story and 118,000 square foot building was approved for the
site. This approval is still valid. Based on resident input in 2013, the applicant has added additional
property to the site to reduce the building by one story in height.

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

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

G:\SPECIAL USE\SU JPLN 2016-0006 1-800 Self Storage Sec 23\1-800 Mini PC Memo 05 10 2016.docx
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PROPOSED RESOLUTION

PUBLIC HEARING - SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN REVIEW
(File Number SU JPLN2016-0006) — Proposed 1-800 Self Storage, East side of Rochester,
South of Wattles (3846 and 3860 Rochester), Section 23, Currently Zoned GB (General
Business) District

Resolution # PC-2016-05-
Moved by:
Seconded by:

RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the
Proposed 1-800 Mini Storage, East side of Rochester, South of Wattles (3846
Rochester), Section 23, Currently Zoned GB (General Business) District, be (granted,
subject to the following conditions):

1. Correct parking figure on Sheet S-1 based on revised site plan

2. Clean up and preserve the existing trees within the 10-foot rear yard landscape
buffer

3. Plant “Cuprussina” Norway Spruce, or replace with Colorado Spruce, White Spruce,
or Blue Spruce that have a more columnar growth pattern.

4. Submit photometric plan for Phase I

5. Make lighting, landscaping, and elevation changes based on direction from the
Planning Commission

) or

(denied, for the following reasons: ) or

(postponed, for the following reasons: )

Yes:
No:
Absent:

MOTION CARRIED / FAILED

G:\SPECIAL USE\SU JPLN 2016-0006 1-800 Self Storage Sec 23\Proposed Resolution 2016 05 10.doc



1-800 Self Storage, 3846, 3860 Rochester

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: 2/10/2016
is not a legally recorded map survey. Users of this data are hereby notified that the source information represented should be consulted for verification.




1-800 Self Storage, 3846, 3860 Rochester

City of Troy Planning Department

Legend:
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is not a legally recorded map survey. Users of this data are hereby notified that the source information represented should be consulted for verification.
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—————— (734) 662-2200
SOLC —l d t e S —| Ne. (734) 662-1935 Fax

Date: March 22, 2016
Revisions: April 28, 2016

Preliminary Site Plan and Special Use Review
For
City of Troy, Michigan

Applicant: Rochester Road Ventures, LLC
Project Name: 1-800-Mini Storage
Plan Date: February 8, 2016 — (listed on Sheet T-1); Date stamped on

February 9, 2016

Location: 3846 Rochester Road — between E. Wattles and E. Big Beaver
Zoning: GB, General Business

Action Requested: Site Plan Approval and Special Use Amendment

Required Information: Deficiencies noted

PROJECT AND SITE DESCRIPTION

We received a revised site plan for the development of a 4-story, 125,781 square foot self-storage
facility at 3846 Rochester Road. In June 2013 a site plan and special use permit for a 5-story, 118,000
sq/ft building on this site was approved. One of the major concerns by adjacent neighbors from the
2013 approval was the height and massing of the building. Based on resident input the applicant has
added additional property to the site to reduce the building by a story.

The revised plan is divided into two phases of development; phase one will be 80,389 square feet and
phase two (to be completed within five (5) years) will be 45,392 square feet. Once completed the total
combined building footprint will be 31,097 square feet and house 966 self-storage units. The first floor
includes a two-lane, one-way vehicular access through the building to accommodate loading and



unloading of units. The first floor maintains 177 storage units plus an office, while floors 2-4 employ 283
storage units each. Mini-warehouse or self-storage facilities are listed as a special use in the GB,
General Business District. Site access will be via one (1) curb cut off Rochester Road. The use does not
include any outdoor storage or storage of moving or rental trucks.

All bulk, setback, and parking requirements have been meet. The application requires a Special Use
permit.

Location of Subject Property:

The property is located on the east side of Rochester Road between E. Wattles and E. Big Beaver Roads.

Additional parcel
purchased since last
planning commission
review.

Site boundary.

Size of Subject Property:

The overall size of the subject property is 82,248 net s.f. (1.9 acres)

Proposed Uses of Subject Parcel:
Self-storage

Current Use of Subject Property:
Vacant — formerly United Flooring America on the parent parcel and Computer Tech Institute on the
recently acquired parcel.

Carlisle Wortman Associates, Inc.
2Page



Current Zoning:
The property is currently zoned GB, General Business.

Direction Zoning Use
North GB, General Business Automotive Authority
South GB, General Business All-State Construction
East R-1C, Single-Family Residential Single-Family Residential
West GB, General Business Strip mall — various commercial uses

COMPARISION TO 2013 APPRVOAL

It is important to note that a site plan and Special Use permit were approved in June 2013. The June
2013 approval was for a 5-story, 118,000 sg/ft building. One of the major concerns by adjacent
neighbors from the 2013 approval was the height and massing of the building.

Since that approval the applicant has acquired the adjoining parcel to the north of the property. By
adding that property the applicant has revised the plan and proposes a reduction of building height to 4-
stories, and a wider building.

Though this is proposed as a two-phase project, we have reviewed this project based on full buildout of
the second phase.

Approved — June 2013 | Revised — May 2016 (includes
both Phase 1 and Phase 2)
Site Area 65,900 sq/ft 82,248 sq/ft
Units 775 996
Building Footprint Square Footage 19,424 sq/ft 31,100 sqg/ft
Lot Coverage 29.5% 37.8%
Total Building Square Footage 118,160 sq/ft 125,781 sq/ft
Height 5 stories - 69 feet 4 stories — 57 feet
Length of building facing rear | 102 feet 142 feet
(residential) property line
Square footage of wall facing rear | 7,038 sq/ft 8,094 sq/ft
(residential) property line

LANDSCAPING

The application includes a landscape plan. The plan includes a mix of evergreen and deciduous trees,
and shrubs.

Greenbelt: 10 feet in width along | 10 feet 15 feet Compliant
Rochester Road

Street Trees: The Ordinance requires that Compliant

Carlisle Wortman Associates, Inc.
3Page



the greenbelt shall be landscaped with a
minimum of one (1) deciduous tree for | 8 street trees 8 street trees
every thirty (30) lineal feet, or fraction
thereof, of frontage abutting a public road
right-of-way.

Site landscaping: A minimum of twenty | 20% 20% Compliant
percent (20%) of the site area shall be
comprised of landscape material.

Parking Lot Landscaping: 1 tree for every | 1tree 2 trees Compliant
8 parking spaces. Trees may be located
adjacent to parking lot with planning
commission approval.

Screening Between Land Uses: 80% | Screen Alt 3 8-foot wall. Compliant
opacity and/or wall

There is an existing 10-foot wide landscape buffer along the rear property line. These trees will be
preserved. To supplement screening, the applicant proposes to plant twenty-three (23) Norway Spruce
along the east property line. Certain species of Norway Spruce have a large growth radius and may grow
over the wall into the adjacent residential yards. However, there are more columnar Norway Spruce
(Cuprussina), which would be more appropriate as a buffer. Applicant should either plant “Cuprussina”
Norway Spruce, or replace with Colorado Spruce, White Spruce, or Blue Spruce that have a more
columnar growth pattern.

Buffer Wall: The applicant is proposing an 8-foot concrete face wall along the east property line. A
screenwall elevation is provided on the plans.

Trash Enclosure: A concrete dumpster enclosure with wooden gate is proposed to be located at the
northeastern corner of the property, meeting the standards of Section 13.03.

Items to be Addressed: 1). Clean up and preserve the existing trees within the 10-foot rear yard
landscape buffer; and 2). Plant “Cuprussina” Norway Spruce, or replace with Colorado Spruce, White
Spruce, or Blue Spruce that have a more columnar growth pattern.

PHOTOMETRICS

The lighting plan indicates six (6) pole mounted lights, nine (11) exterior building mounted lights, and
four (4) canopy underlights. The applicant has provided cut sheets. Specifically in the rear of the
property adjacent to the residential properties, the applicant proposes three (3) pole mounted lights at
15’ height, and three (3) lights mounted at 20’ height on the rear elevation for Phase |I. The applicant
has noted that they will remove all building lights on the rear elevation as part of Phase II.

The photometric levels meet ordinance requirements for Phase I. The applicant did not submit a
photometric plan based on buildout of Phase II.

Items to be Addressed: 1). Planning Commission to consider building lighting on the rear (east)
elevation for Phase I; and 2). Provide Photometric Plan for Phase Il.

Carlisle Wortman Associates, Inc.
4 Page



FLOOR PLANS and ELEVATIONS

Floor plans and building elevations have been provided. The building is to be constructed with ground-
face block, scored block, and metal siding. The color scheme is grey and tan. A color rending has been
provided.

The east elevation, which is visible from the adjacent single-family residential, has minimal transparent
elements. As directed by the Planning Commission from the 2013 approval the applicant has eliminated
all windows on the rear (east) elevation from Phase Il. The Planning Commission should consider if the
elevation as shown is the appropriate architectural treatment for rear (east) elevation.

Items to be Addressed: Planning Commission should consider if elevation as shown is the appropriate
architectural treatment for rear (east) elevation.

QUESTIONS FOR PLANNING COMMISSION CONSIDERATION

Based on information submitted and consideration of public comments, the Planning Commission
should consider the following questions:

1. Does the proposed change to a four-story, wider building reduce the impact upon adjacent
properties?

2. Does the proposed change to a four-story, wider building present more contextual massing and
an appropriate building facade on Rochester Road?

3. Should building lighting be permitted on the rear (east) elevation for Phase I?

4. Has the applicant adequately addressed architectural features on rear (east) elevation to reduce
impact upon adjacent neighbors?

5. Does the proposed wall and landscaping along the rear (east) property line adequately screen
the development from the adjacent neighbors?

6. Does the application meet the standards of a Special Use as outlined in Section 9.03:

0 Compatibility with Adjacent Uses.

Compatibility with the Master Plan.

Traffic Impact.

Impact on Public Services.

Compliance with Zoning Ordinance Standards.

SITE PLAN RECOMONDATIONS

If the Planning Commission recommends Site Plan and Special Use approval, we recommend the
following conditions:
e Correct parking figure on Sheet S-1 based on revised site plan
e (Clean up and preserve the existing trees within the 10-foot rear yard landscape buffer
e Plant “Cuprussina” Norway Spruce, or replace with Colorado Spruce, White Spruce, or Blue
Spruce that have a more columnar growth pattern.
e Submit photometric plan for Phase Il
e Make lighting, landscaping, and elevation changes based on direction from the Planning
Commission

O O 0O

Carlisle Wortman Associates, Inc.
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Sincerely,

i
CARLISLE/WORTIMAN ASSOC., INC.
Benjamin R. Carlisle, LEED AP, AICP

#225-02-130X

Cc: Rochester Road Ventures, LLC, 10651 Northend Avenue, Ferndale, Ml 48220
Guido Architects, Inc., via: jguido@guidoarchitects.com
Mickalich Engineering, Inc., via: amickalich@gmail.com
Kemp Building + Development, via: tkemp@kemp-company.com

Carlisle Wortman Associates, Inc.
6 Page
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DEVELOPER:

10651 NORTHEND AVENUE
FERNDALE, MICHIGAN 48220

(248) 398-2323
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ARCHITECT:

ROCHESTER ROAD VENTURES, LL.C.

GUIDO ARCHITECTS INC.

23419 FORD ROAD

DEARBORN, MICHIGAN 48128

(313) 274-7800

Email: jguido@guidoarchitects.com
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CIVIL ENGINEER:

COMMUNITY CE & S

6303 26 MILE ROAD, SUITE 110
WASHINGTON TWP., Ml 48094

(586) 677-4081
Email: rich@communityeng.com

1-800-SELF-STORAGE.com

3846 ROCHESTER ROAD

TROY, MICHIGAN
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CONSTRUCTION MANAGER:

KEMP BUILDING & DEVELOPMENT, INC.

275 W. GIRARD
MADISON HEIGHTS, MICHIGAN 48071

(248) 583-9030
Email: tkemp@kemp-company.com
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NOTE: THE REVISIONS DONE TO THIS PLAN FOR
PARCEL C ON 3/2/15 WERE DONE WHEN THERE WAS
IN EXCESS OF 12" OF SNOW ON THE GROUND. THIS
MAY HAVE LIMITED THE ABILITY OF "OBSERVED
EVIDENCE" OF EXISTING IMPROVEMENTS.

BENCHMARK: # (USGS NAVD 88 DATUM)

CITY OF TROY BM1949 — ARROW ON HYDRANT
(#23-194) ON THE EAST SIDE OF THE SITE, NEAR
THE ROCHESTER ROAD FRONTAGE.

ELEVATION:  668.53

BENCHMARK: #2 (USGS NAVD 88 DATUM)
GATE VALVE RIM ON THE EAST SIDE OF THE SITE,
NEAR THE ROCHESTER ROAD FRONTAGE.

ELEVATION:  666.70

TAX ID # 20—-23-100-061

LEGAL DESCRIPTION: PARCEL A 9;’
PART OF THE NORTHWEST 1/4 OF SECTION 23, T.2N., R.11E

CITY OF TROY, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS:
BEGINNING AT A POINT DISTANT SOUTH 903.40 FEET FROM
THE NORTHWEST SECTION CORNER; THENCE SOUTH 165.80
FEET, THENCE EAST 420.87 FEET, THENCE NORTH 165.80
FEET, THENCE WEST 420.87 FEET TO THE POINT OF
BEGINNING.

LEGAL DESCRIPTION: PARCEL B

TAX ID # 20-23-100-067

PART OF THE NORTHWEST 1/4 OF SECTION 23, T.2N., R.1E.,
CITY OF TROY, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS:
BEGINNING AT A POINT DISTANT SOUTH 737.75 FEET AND
EAST 465.14 FEET FROM THE NORTHWEST SECTION CORNER;
THENCE EAST 850.36 FEET, THENCE S00'24'00°W 332.00
FEET, THENCE WEST 892.13 FEET, THENCE NORTH 165.80
FEET, THENCE WEST 118.37 FEET, THENCE NORTH 72.00
FEET, THENCE EAST 162.54 FEET, THENCE NORTH 93.65
FEET TO THE POINT OF BEGINNING, EXCEPT THAT PART
TAKEN FOR JUDY ESTATES SUBDIVISION.

LEGAL DESCRIPTION: PARCEL C

TAX ID # 20-23-100-016

PART OF THE NORTHWEST 1/4 OF SECTION 23, T.2N., R.11E,,
CITY OF TROY, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS:
WEST 302.00 FEET OF THE SOUTH 72.00 FEET OF THE
NORTH 903.40 FT OF NORTHWEST 1/4 OF NORTHWEST 1/4
EXCEPT WEST 43.00 FEET TAKEN FOR ROCHESTER ROAD,
ALSO EXCEPT THAT PART EAST 32.00 FEET OF WEST 75.00
FEET TAKEN FOR ROCHESTER ROAD

0.38 ACRES 2-3-09 CORR.
ZONED GB — GENERAL BUSINESS

| hereby certify that | have surveyed and

mapped the land above platted and/or described,
and that the ratio of closure on the unadjusted
field observations of such survey was not greater
than 1/5000, all of the requirements

of P.A. 132 of 1970, as amended, have been
complied with.

and that

WILLIAM J. COULTER, P.S. 14760

ROCHESTER RD.

E. BIG BEAVER RD.

LOCATION MAP
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CONTROL POINT
FIRE HYDRANT

GATE WELL OR D—BOX

MANHOLE AS NOTED

PAVEMENT CATCH BASIN

UTILITY POLE

GUY WIRE BASE

SIGN

LIGHT POLE

FOUND IRON (F.I) OR FOUND PIPE (F.P.)
EXISTING FENCE

—————— CL ROAD OR DITCH AS NOTED

\_A_A_ TREE/BRUSH LINE

Io@k >a mO0o®3P>

EA= EDGE OF ASPHALT
EC= EDGE OF CONCRETE
TC= TOP OF CURB

GU= GUTTER

TB= TOP OF BANK
THIS TEXT TYPE (HAND)
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OWNER:

ED HERSCH

HERSCH INC.

26640 HARDING STREET
0AK PARK, MI 48237
(248) 935-0365

PREPARED BY:

COMMUNITY E.S., INC.

C/0 RICHARD HODSDON, P.E. #48078
6303 26 MILE ROAD, STE. 110
WASHINGTON, MI 48094

PH: (586) 677—4081

FX: (586) 6774084
E-MAIL: RICH@COMMUNITYENG.COM

© 2015 — COMMUNITY E.S., INC. ALL RIGHTS RESERVED. THESE
PLANS AND DRAWINGS ARE OWNED BY AND THE SOLE PROPERTY
OF COMMUNITY E.S., INC. ANY REPRODUCTION, COPYING, REUSE
OR DISTRIBUTION OF THESE PLANS AND DRAWINGS IS STRICTLY
PROHIBITED WITHOUT THE PRIOR WRITTEN CONSENT OF COMMUNITY
E.S., INC.

3 WORKING DAYS |
=x BEFORE YOU DIG
=98 CALL MISS DIG

1-800-482-7171

REV. 3/2/15 Add Parcel C

okl A,
COMMUNITY

CIVIL ENGINEERING & SURVEYING

Civil Engineering and Surveying
6303 26 Mile Road, Suite 110
Washington Twp., Michigan 48094
Telephone (586) 677-4081
www.communityeng.com

THE NORTHWEST 1/4 OF
SECTION 23, T2N, R11E
CITY OF TROY
OAKLAND COUNTY, MI

DATE Feb. 14, 2013 |scace 17 = 20°

DRAWN BY GMB SHEET 1  oF 1

CHECKED BY RSH DRAWNG T—13—-036

BOUNDARY AND
TOPOGRAPHIC SURVEY
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LUMINAIRE SCHEDULE
Symbol Label Qty Catalog Number Description Lamp File Lumens LLF Watts
o~ LITHONIA #DSXW2DSXW2 LED WITH 2
; WLA 11 LED 20C 530 50K LIGHT ENGINES, 20 LED DSXW2 LED_ Absolute 0.90 36
TFTM MVOLT LED's, 530mA DRIVER, 20C_530_50K__
5000K LED, TYPE TFTM_MVOLT.
FORWARD THROW ies
MEDIUM OPTIC
DSX0 LED 4 DSXO0 LED WITH (2) 2
i LB 4 5OSK 9|'4M Mv%:L'?'SO LED?JGHT ENG”(\“%S,O LED DSX0_LED_40 Absolute 0.90 67.92
° HS TYPE T4M OPTIC, 5000K, C_530_50K_T4
@ 530mA WITH HOUSE M_MVQLT_HS
SIDE SHIELD -1es
LITHONIA #DSX0 DSX0 LED WITH (2) 20
l HLC 2 LED 40C 530 50K LED LIGHT ENGINES, LED DSX0_LED 40 Absolute 0.90 68.04
. T3M MVOLT TYPE T3M OPTIC, 5000K, C_530_50K T3
@ 530mA M_MVOLT.ies
LITHONIA #LDN6 2000LM 80CRI 3500K 6"
. LD 4 35/20 LOBAR 120 LED COMMERCIAL LED LDN6_35_20_L Absolute 0.90 35.09
DOWNLIGHT O6AR_120.ies
STATISTICS
Description Symbol Avg Max Min Max/Min Avg/Min
PARKING & DRIVE AREAS 1.3 fc 3.21c 0.3 fc 10.7:1 4.3:1
- VALUES AT GRADE
PROPERTY LLINE
VALUES AT GRADE [ | 0.1 fc 0.7 fc 0.0 fc N/A N/A

LUMINAIRE LOCATIONS
Location
No. Label X Y MH  Orientation
1 WLA 326.3 278.1 20.0 0.0
2 LB 480.7 143.0 15.0 270.0
3 WLA 282.5 278.1 20.0 0.0
4 WLA 238.4 278.1 20.0 0.0
5 WLA 335.5 262.3 20.0 90.0
6 WLA 335.5 209.0 20.0 90.0
7 WLA 335.5 148.6 20.0 90.0
8 WLA 326.3 133.9 20.0 180.0
9 WLA 282.5 133.9 20.0 180.0
10 WLA 238.4 133.9 20.0 180.0
11 HLC 155.1 232.8 15.0 90.0
12 HLC 154.4 163.5 15.0 90.0
13 LB 480.7 207.6 15.0 270.0
14 LB 480.7 273.1 15.0 270.0
15 LB 365.3 91.3 15.0 0.0
16 WLA 207.5 278.1 15.0 0.0
17 WLA 207.5 132.5 15.0 180.0
18 LD 197.3 213.9 17.3 0.0
19 LD 207.3 213.9 17.3 0.0
20 LD 197.3 203.9 17.3 0.0
21 LD 207.3 203.9 17.3 0.0
NOTES

1. SEE MH COLUMN OF LUMINAIRE LOCATIONS FOR MOUNTING HEIGHTS.
2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTORS.
3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT GRADE SURFACE.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT
TO EXISTING / FUTURE FIELD CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS
CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH
ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S
LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER
VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS INDICATED ARE FROM GRADE AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING
ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT
IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND
LIGHTING QUALITY COMPLIANCE.

.
/ __ & HIGH VINYL-COATED
CHAIN-LINK FENCE
IECORATIVE FENCE ANI
@E — SEE DETAIL THIS
HEET —_
¥50 00 00 00 00 00 0000 0 00 00 00 00 00 00 00 00 00 —00
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INST TION N :
DiG PLANT POCKET 12" WIDER THAN EDGE OF ROOTBALL.
THOROUGHLY COMPACT BOTTOM OF PLANT POCKET.

®O 0o

REMOVE PLANT FROM CONTAINER AND EXAMINE ROOTMASS. IF
ROOTMASS IS LOOSE, INTEGRATE PLANT ROOTS ¢ POTTING MEDIA
WITH PLANTING MIX. [F A ROOTBOUND CONDITIONS EXISTS,
DISRUPT THE ROOTMASS BY CUTTING THROUGH BOTTOM HALF OF
ROOTMASS. ROTATE ROOTMASS 22° AND CUT AGAIN, FORMING
FOUR (4) LOBES. SPREAD THE FOUR LOBES DISRUPTING
ROOTMASS AND INTEGRATE PLANT ROOTS ¢ POTTING MEDIA WITH
PLANTING MIX. PLACE PLANT IN POCKET SLIGHTLY ABOVE
GRADE.

BACKFILL PLANT POCKET 1/2 WITH PLANTING MIX CONSISTING OF
52% TOPSOIL ¢ 50% NATIVE SOIL, ASSURING SHRUB 1S STRAIGHT.

BACK FILL REMAINING 172 OF PLANT POCKET WITH PLANTING MIX &
COMPACT THOROUGHLY, ASSURING SHRUB 1S STILL STRAIGHT.

SPREAD I" OF PLANTING MIX OVER TOP OF CONTAINER
ROOTBALL. SLOPE GRADE AWAY FROM SHRUB.

IF PLANTED IN NON-IRRIGATED AREAS, FORM A SAUCER WITH SOIL
AT OUTSIDE EDGE OF ROOTBALL.

©®@ @ ® @ ®

SHREDDED BARK MULCH, 3" DEPTH. MULCH TO BE NATURAL IN
COLOR. LEAVE [-2" RING EXPOSED AT BASE OF PLANT.

IF NOT PLANTED WITHIN A LANDSCAPE BED, MULCH RINGS TO BE
CONSISTENT IN SIZE WITH PLANT TYPE/SIZE THROUGHOUT PROJECT
AND SHOULD NOT EXTEND BEYOND PLANT POCKET.

®

CONTAINER SHRUB PLANTING DETAIL o

POT BOUND SHRUBS NOT TO SCALE AN rons e T
NOTES:
Ocure
2 (DMAINTENANCE STRIP, WIDTH VARIES (SEE PLAN),
3"-4" DIA. WASHED COBBLESTONE, 4-5" DEPTH.
4 G)FILTER CLOTH, INSTALL PER MANUFACTURER SPECIFICATIONS.
v @EDGING, SEE PLAN FOR SPECIFICATIONS.

B UNDISTURBED EARTH
@ TOPSOIL/PLANT MiX
DL AN/ TURF/GROUND COVER

MAINTENANCE STRIP DETAIL

NOT TO SCALE

TREE PROTECTION NOTES:

. APPROVED TREE PROTECTION SHALL BE ERECTED
PRIOR TO THE START OF CONSTRUCTION ACTIVITIES, ¢
SHALL REMAIN IN PLACE UNTIL CONSTRUCTION 1S
COMPLETED. THE FORESTRY DIVISION SHALL BE
NOTIFIED AFTER THE PROTECTION IS IN PLACE PRIOR
TO CONSTRUCTION ACTIVITIES, INCLUDING DELIVERY OF
MATERIALS.

2. NO PERSON SHALL CONDUCT ACTIVITIES INSIDE THE
DRIP LINES OF ANY TREE DESIGNATED TO REMAIN,
INCLUDING, BUT NOT LIMITED TO, PLACING SOLVENTS,
BUILDING MATERIALS, CONSTRUCTION EQUIPMENT OR
SOIL DEPOSITS WITHIN THE DRIP LINES OF SAID TREES.

3. GRADE CHANGES MAY NOT OCCUR WITHIN THE DRIP
LINES OF ANY PROTECTED TREE.

4. DURING CONSTRUCTION, NO PERSON SHALL ATTACH ANY
DEVICE OR WIRE OF ANY KIND TO ANY REMAINING
TREES.

5. ALL UTILITY SERVICE REQUESTED MUST INCLUDE
NOTIFICATION TO THE INSTALLER THAT PROTECTED
TREES MUST BE AVOIDED. ALL TRENCHING SHALL
OCCUR OUTSIDE THE PROTECTIVE FENCING.

6. SWALES SHALL BE ROUTED TO AVOID THE AREA WITHIN

THE DRIP LINES OF PROTECTED TREES.

1. IF THE PROTECTION CAN NOT BE MAINTAINED FOR A

TREE THROUGHOUT THE CONSTRUCTION PERIOD,

L
0 |
{0 |

REPLACEMENT OF THAT TREE MAY BE REQUIRED PRIOR
TO THE ISSUANCE OF THE CERTIFICATE OF OCCUPANCY.

8. REGULATED TREES LOCATED ON ADJACENT
PROPERTIES THAT MAY BE AFFECTED BY ACTIVITIES
MUST BE PROTECTED.

(D coNeTRUCTION DEBRIS.
(2) UNDER STORY PLANTS.

@ 4' HigH, PLASTIC MESH PROTECTIVE FENCE.

(@ ORGANIC LATER.
® ToreolL.

@ MINERAL SOIL.
(@ DRIP LINE.

TREE PROTECTION FENCE DETAIL

NOT TO SCALE

INST TION N :
DlG PLANT POCKET 12" WIDER THAN EDGE OF ROOTBALL.
THOROUGHLY COMPACT BOTTOM OF PLANT POCKET.

REMOVE ALL TWINE FROM TOP OF ROOTBALL. EXAMINE
TRUNK COLLAR ¢ REMOVYE EXCESS SOIL FROM TOP OF
ROOTBALL DOUN TO THE UPPER LEVEL OF THE ROOT
SYSTEM. SET ROOTBALL WITH TOP I/8 OF BALL ABOVE
FINISH GRADE.

® OO0

@ PLACE BACKFILL UNDER ¢ ALONGSIDE BASE OF BALL TO
STRAIGHTEN TREE. THOROUGHLY COMPACT TO FILL ALL
vOoIDS.

)

@ BACKFILL PLANT POCKET I/3 WITH PLANTING MIX
CONSISTING OF 50% TOPSOIL ¢ 52% NATIVE SOIL 4
COMPACT THOROUGHLY, ASSURING TREE 1S STILL
STRAIGHT.

BEFORE CONTINUING WITH BACKFILL, REMOVYE TOP WIRE
LOOPS, OR BEND DOUN UNTIL THEY TOUCH SIDE OF BALL.
REMOVE EXCESS BURLAP.

BACKFILL PLANT POCKET SECOND /2 WITH PLANTING ™MIX
4 COMPACT THOROUGHLY, ASSURING TREE 1S STILL
STRAIGHT.

® Q@ ©®

BACKFILL PLANT POCKET LAST 1/2 WITH PLANTING MIX ¢
COMPACT THOROUGHLY, ASSURING TREE 1S STILL
STRAIGHT. SLOPE GRADE AWAY FROM TREE.

©

IF PLANTED IN NON-IRRIGATED AREAS, FORM A SAUCER
WITH SOIL AT OUTSIDE EDGE OF ROOTBALL.

W

®

SHREDDED BARK MULCH, 3" DEPTH. MULCH TO BE
NATURAL IN COLOR LEAVE 2-3" RING EXPOSED AT BASE
A OF TRUNK.

MULCH RINGS TO BE CONSISTENT WITH PLANT TYFPE/SIZE
THROUGHOUT PROJECT ¢ SHOULD NOT EXTEND BEYOND
PLANT POCKET.

® 6

MINIMUM 2"x2"x36" HARDWOOD STAKES TO EXTEND [8-24"
BELOW GRADE. THREE (2) GUYS PER TREE, EVENLY
SPACES. STAKE LOCATIONS PER TREE TO BE
CONSISTENT THROUGHOUT PROJECT.

STAKES TO BE DRIVEN INTO SOIL AT 6@° ANGLE.

® ®

1" WIDE BELT LIKE NTYLON, PLASTIC, OR OTHER
ACCEPTABLE MATERIAL, NO WIRE OR HOSE TO BE USE TO
GUY TREES. GUY TREE ABOVE FIRST BRANCH.

DECIDUOUS TREE PLANTING DETAIL —

" LANDSCAPE MANAGEMENT
TREE OVER 2" CAL. NOT TO SCALE SOLUTIONS, LLG

INSTALLATI TES:
(D SEE DRAWING FOR PLANT SPACING.
(@ EXCAVATE BED TO A MINIMUM &"

DEPTH. BACKFILL WITH PREPARED
PLANTING MIX.

(®) PLANTING MiX TO CONSIST OF 50%
TOPSOIL ¢ 52% LEAF COMPOST.

(@ SHREDDED BARK MULCH, 1" DEPTH.
MULCH TO BE NATURAL IN COLOR

(® REMOVE ALL CONTAINERS. IF
ROOTBOUND, DISRUPT ROOT PLUG
TO LOOSEN ROOT MASS.

(© PLANT THE ANNUAL OR GROUND
COVER PLANT THROUGH THE MULCH
INTO THE PLANTING MIX ASSURING
THAT PLANTING MIX COVERS ENTIRE
ROOT MASS OF FLANT.

ANNUAL ¢ GROUND COVER Go0ce

PLANTING DETAIL ~ “Seimats™

NOT TO SCALE

NOTES:
INSTALL PER MANUFACTURER'S SPECIFICATIONS.

l6'-@" SECTIONS INCLUDE (5) 12" ALUMINUM STAKES.
COMPACT GRADES ADJACENT TO EDGING TO
AYOID SETTLING.

CUT BASE EDGING UP HALF WAY TO FORM
CONTINUOS CORNERS.

EDGING TO BE 2"x4" MILL FINISH-NATURAL
ALUMINUM.

PERMALOC 'CLEANLINE' AS MANUFACTURED BY
PERMALOC ALUMINUM EDGING 13505 BARY
STREET HOLLOD, MICHIGAN 49424

) 18203569660 OR 6163922600 FAX:

z 61629331120 WWWPERMALOCCOM

] (D PERMALOC 'CLEANLINE' OR APPROVED EQUAL.

F ()BQDMEMAAQGFEGHEDONFLNi

LY
)
®/ / (3® 12" ALUMINUM STAKE, LOCK INTO PREFORMED

LOOPS ON BACK OF EDGING.
(@ uUNDISTURBED sOIL

(® ON TURF/LAUN SIDE EDGING TO BE A MAXIMUM OF
i" ABOVE FINISH GRADE.

@ TorsolL
Q@ LAWN/TURF

ALUMINUM EDGING DETAIL

NOT TO SCALE

ATV A VA AT VA ALV ATA VALV TATIYAS

GENERAL NOTES

@ALL LANDSCAPE INSTALLATION SHALL CONFORM TO THE LANDSCAPE REQUIREMENTS AS
OUTLINED IN THE ORDINANCES FOR THE CITY OF TROY, MICHIGAN.

@ALL PLANT MATERIAL TO BE INSTALLED PER PLANTING DETAILS ¢ SPECIFICATIONS.
@ALL LAUN AREA (AS INDICATED) ARE TO BE SODDED WITH A MINIMUM 3" OF TOPSOIL.

(4) ALL LAUN AND LANDSCAPE AREAS (AS INDICATED) WILL BE IRRIGATED WITH AN
AUTOMATIC UNDERGROUND IRRIGATION SYSTEM.

@ALL EDGING (AS INDICATED) TO BE AS SPECIFIED ON DRAUWINGS ¢ DETAILS, INSTALL PER
MANUFACTURERS SPECIFICATIONS.

@SIZE AND QUALITY OF LANDSCAPE MATERIAL SHALL BE IN ACCORDANCE WITH THE
STANDARDS SET FORTH BY 'THE AMERICAN ASSOCIATION OF NURSERTMEN.

@LAND%CAPE CONTRACTOR TO NOTIFY LANDSCAPE ARCHITECT IN WRITING OF ANY
PROPOSED CHANGE IN PLANT MATERIAL AND OR LOCATION. LANDSCAPE ARCHITECT TO
APPROVAL ALL SUBSTITUTIONS AND OR CHANGES IN WRITING, PRIOR TO INSTALLATION.

THE LANDSCAPE ARCHITECT RESERVES THE RIGHT TO REJECT ANY FPLANT MATERIAL THE
DOES NOT MEET THE OWNER, LANDSCAPE ARCHITECT, OR INDUSTRY STANDARDS.

@LANDSCAPE ARCHITECT TO APPROVYE ALL PLANT LOCATIONS PRIOR TO INSTALLATION, ALL
CONSTRUCTION AND FPLANT MATERIAL LOCATIONS MAY BE ADJUSTED ON SITE IF
NECESSARY.

PLANT TREES AND SHRUBS GENERALLY NO CLOSER THEN THE FOLLOUWING DISTANCES FROM
SAFETY PATHS, SIDEWALKS, CURBS, PARKING STALLS ¢ FIRE DEPARTMENT CONNECTIONS
(HYDRANTS):

DECIDUOUS TREES - 5 Lf.
ORNAMENTAL ¢ CONIFEROUS TREES - I© Lf.
SHRUBBERY LESS THAN 12" HT. x 12" WD. (AT MATURITY) - 2 Lf.

@NO DECIDUOUS OR CONIFEROUS TREES ARE TO BE INSTALLED OVER ANY PROPOSED OR
EXISTING UNDERGROUND UTILITY LINES AS SHOUWN ON THE OVERALL SITE LANDSCAPE PLAN.
REFER TO CIvIL ENGINEERING PLANS FOR EXACT LOCATIONS AND DETAILS.

@THE LANDSCAPE CONTRACTOR SHALL GUARANTEE ALL PLANT MATERIAL FOR A PERIOD OF
ONE (1) YEAR AFTER THE DATE THE WORK IS ACCEPTED IN WRITING BY CONROY 4
ASSOCIATES, INC. THE CONTRACTOR SHALL REFPLACE, WITHOUT COST TO THE OWNER, ALL
DEAD PLANTS, AND ALL PLANTS NOT IN VIGOROUS THRIVING CONDITIONS, AS DETERMINED
BY CONROY ¢ ASSOCIATES, INC, DURING AND AT THE END OF THE GUARANTEE PERIOD.
REPLACEMENT MATERIAL SHALL CONFORM TO THE ORIGINAL SPECIFICATION.

PLANTING TREES ¢ SHRUBS

(1)DIG PLANT POCKET MINIMUM 24" WIDER THAN BALL.
(2)DiG PLANT POCKET FOR SHRUBS A MINIMUM OF 6" WIDER THAN BALL OR CONTAINER

@LOOSEN SOIL ON SIDES OF POCKET TO BREAK GLAZING CAUSED BY DIGGING.
THOROUGHLY COMPACT SUBGRADE.

@CONTRACTOR TO VERIFY PERCOLATION OF PLANTING BED OR POCKET PRIOR TO
INSTALLATION.

@COT‘IPLETELY REMOVE ALL CONTAINERS AT THE TIME OF PLANTING.
@ALL UNSUITABLE SOIL TO BE REMOVED FROM SITE.

@ALL HEIGHTS SHOUN ON DETAILS ARE BEFORE PRUNING.

.ALL DEPTHS SHOUWN ON DETAILS ARE BEFORE SETTLING.

@SET 7/8 OF BALL IN POCKET, EXPOSING /8 OF BALL AT GRADE MINIMUM.

BACKFILL PREPARED SOIL TO I/32 THE DEPTH ¢ COMPACT THOROUGHLY, BACKFILL SECOND
/32 ¢ COMPACT THOROUGHLTY, FINISH BACKFILL ¢ COMPACT THOROUGHLY.

(NLOOSEN ¢ REMOVE ALL LACING FROM BALL.

(12) BACKFILL WITH PREPARED SOIL.

(8) COVER PLANT POCKET AREA ¢ ALL PLANTING BEDS WITH A MINIMUM 3" DEPTH SHREDDED
BARK MULCH. LEAVE 3" RING EXPOSED AT BASE OF ALL INDIVIDUAL TREES. MULCH TO BE
NATURAL IN COLOR

ALL ANNUAL ¢ PERENNIAL BEDS ARE TO BE EXCAVATED TO A DEPTH OF &" ¢ REFPLACED
WITH A PLANTING MIX CONSISTING OF 52% SANDY SOIL ¢ 52% LEAF COMPOST.

@ALL PLANTS ARE TO BE PLUMB PRIOR TO STAKING. STAKING IS NOT TO BE USED TO
STRAIGHTEN LEANING MATERIAL.

ALL STAKING ¢ GUYTING MATERIAL TO BE REMOVED BY LANDSCAPE CONTRACTOR ONE (1)
YEAR AFTER INSTALLATION.

Lake Orion, Michigan 48361-0542

P.O. Box 542
P: 248.814.8082
F: 248.690.7164

PATRICK S.
,0Me

AND 4 ASSOCIATES, INC. W: www.conroyla.com
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Dimensions are to rough framing unless noted otherwise.
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