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

August 9, 2016 7:00 P.M. Council Board Room

1. ROLL CALL

2. APPROVAL OF AGENDA

3. APPROVAL OF MINUTES - July 26, 2016

4, PUBLIC COMMENT - For Items Not on the Agenda

PRELIMINARY SITE PLAN REVIEW

5. PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2015-0014) — Proposed Aloft
Hotel, East side of Troy Center Drive, South of Big Beaver (PID 88-20-28-101-067),
Section 28, Currently Zoned BB (Big Beaver) District

OTHER ITEMS

6. CONDITIONAL REZONING APPLICATION (File Number CR JPCR2016-003) -
Proposed McClure Road Apartments, North of Big Beaver, East of Crooks, East side of
McClure (3142, 3114, 3086 McClure), Section 20, From R-1B (One Family Residential)
District to BB (Big Beaver) District

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

8. PUBLIC COMMENT - Items on Current Agenda

9. 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 JULY 26, 2016

Chair Edmunds called the Regular meeting of the Troy City Planning Commission to order at
7:00 p.m. on July 26, 2016 in the Council Board Room of the Troy City Hall.

1.

ROLL CALL
Present: Absent:
Ollie Apahidean Carlton M. Faison

Karen Crusse
Donald Edmunds
Michael W. Hutson
Tom Krent

Padma Kuppa
Phillip Sanzica
John J. Tagle

Also Present:

R. Brent Savidant, Planning Director

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

Joe Blair, Planning Department NEXT Assistant
Kathy L. Czarnecki, Recording Secretary

APPROVAL OF AGENDA

Mr. Savidant announced the applicant for Agenda item #10 requested a postponement.

Resolution # PC-2016-07-048
Moved by: Kuppa
Support by: Tagle

RESOLVED, To approve the Agenda as revised.

Yes: All present (8)
Absent: Faison

MOTION CARRIED

APPROVAL OF MINUTES

Resolution # PC-2016-07-049
Moved by: Sanzica
Support by: Krent

RESOLVED, To approve the minutes of the July 12, 2016 Regular meeting as
submitted.

Yes: All present (8)
Absent: Faison

MOTION CARRIED
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4, PUBLIC COMMENT - Items not on the Agenda

There was no one present who wished to speak.

5. ZONING BOARD OF APPEALS (ZBA) REPORT

Mr. Sanzica gave a report on the July 19, 2016 Zoning Board of Appeals meeting.

6. PLANNING AND ZONING REPORT

Mr. Savidant addressed:

e Proposed Draft Master Plan scheduled to be on the August 8, 2016 City Council
agenda.

e Housekeeping list of potential amendments to the Zoning Ordinance.

SPECIAL USE AND PRELIMINARY SITE PLAN REVIEWS

1. PUBLIC HEARING - SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN REVIEW
(File_ Number JPLN2016-0020) — Proposed Rite Aid Pharmacy Drive-Through Addition,
Southeast Corner of South Boulevard and Crooks (1981 W South Boulevard), Section 04,
Currently Zoned NN “U” (Neighborhood Node “U”) District

Mr. Carlisle reported on the proposed Rite Aid Pharmacy Drive-Through. He
recommended that Special Use Request and Preliminary Site Plan approval be granted
with conditions as identified in his report dated July 18, 2016. Mr. Carlisle clarified that a
photometric plan only would be required if there are changes in the existing lighting on
site.

The applicant Brian Fabo was present. Mr. Fabo said the existing sidewalks on both
street frontages are currently 8 feet in width. He advised there are no changes to the
existing lighting on site and that an updated landscape plan and bicycle racks would be
provided, as required.

There was discussion on:

e Drive-through bypass lane; traffic flow.

e Landscaping bypass lane adjacent to drive-through window.
e Reciprocal cross access easements.

PUBLIC HEARING OPENED

No one was present to speak.

PUBLIC HEARING CLOSED
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Resolution # PC-2016-07-050
Moved by: Krent
Support by: Sanzica

RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the
proposed Rite Aid drive-through addition, Southeast corner of South Boulevard and
Crooks (1981 W. South Boulevard), Section 4, Currently Zoned NN “U” (Neighborhood
Node) District, be granted, subject to the following conditions:

1. Provide two (2) bicycle parking spaces.

2. Insure both sidewalks on Crooks and South Boulevard are 8-feet in width.

3. Submit a complete landscape plan inclusive of outdoor plants in the bypass through-
lane next to the drive-through lane for the drive-through window.

Yes: All present (8)
Absent: Faison

MOTION CARRIED

8. PUBLIC HEARING - SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN REVIEW
(File_ Number SU JPLN2016-0017) — Proposed 1-800 Self Storage Facility, East side of
Coolidge, South of Maple (1330 Coolidge), Section 32, Currently Zoned MR (Maple
Road) District

Mr. Carlisle reported on the proposed 1-800 Self Storage facility. He addressed the two
phases of the project, its proximity to the Oakland/Troy Airport and related Federal
Aviation Administration (FAA) regulations, sustainable design option for the Phase 2
and screening between adjacent uses.

Present were the applicant Joseph Guido and property owner/partner Eugene Sherizen.

There was discussion on:

e Sustainable design standards.

e FAA regulations and approval process.

e Screening as relates to landscaping, fencing, building visibility and security.

Members of the Planning Commission expressed overall support of the proposed use
and site design. The members agreed to ask the applicant to come back before the
Board after sustainable design standards are finalized and the FAA approval is
complete.

PUBLIC HEARING OPENED

No one was present to speak.

PUBLIC HEARING CLOSED
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Resolution # PC-2016-07-051
Moved by: Tagle
Support by: Hutson

RESOLVED, To postpone Special Use Approval and Preliminary Site Plan Approval for
the proposed 1-800 Self Storage Facility, East side of Coolidge, South of Maple (1330
Coolidge), Section 32, Currently Zoned MR (Maple Road) District, until the applicant
fulfills the requirements of the Sustainable Design Committee and has a definitive
response from the FAA.

Yes: All present (8)
Absent: Faison

MOTION CARRIED

PRELIMINARY SITE PLAN REVIEW

9. PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2016-0009) — Proposed
Maplelawn Il Mixed Use, West side of Crooks, North of Maplelawn (PID 88-20-29-401-
025), Section 29, Currently Zoned IB (Integrated Industrial and Business) District

Messrs. Savidant and Carlisle thanked the applicant for his quick responsiveness in
addressing and following through with site plan details discussed at the July 12, 2016
Planning Commission meeting.

Mr. Carlisle recommended that Preliminary Site Plan approval be granted with a
condition that the landscape plan is updated prior to Final Site Plan approval.

The applicant Joe Caradonna was present. Mr. Caradonna introduced Ozell Gothard,
project landscape architect, who was present in the audience. Building material samples
and updated elevations were circulated.

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

Resolution # PC-2016-07-052
Moved by: Hutson
Support by: Krent

RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning
Ordinance, as requested for the proposed mixed use commercial building, located on
the west side of Crooks, north of Maplelawn, Section 29, within the IB (Integrated
Industrial and Business) District, be granted, subject to the following condition:
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10.

11.

12.

1. Update landscape plan to indicate tree preservation (including tree preservation
techniques on plan) prior to Final Site Plan Approval.

Yes: All present (8)
Absent: Faison

MOTION CARRIED
PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2015-0014) — Proposed

Aloft Hotel, East side of Troy Center Drive, South of Big Beaver (PID 88-20-28-101-067),
Section 28, Currently Zoned BB (Big Beaver) District

(Item postponed by applicant; refer to Approval of Agenda, Agenda item #2.)

OTHER ITEMS

PUBLIC COMMENT - Items on Current Agenda

There was no one present who wished to speak.

PLANNING COMMISSION COMMENT

There were general Planning Commission comments.

The Regular meeting of the Planning Commission adjourned at 8:30 p.m.

Respectfully submitted,

Donald Edmunds, Chair

Kathy L. Czarnecki, Recording Secretary

G:\Planning Commission Minutes\2016 PC Minutes\Draft\2016 07 26 Regular Meeting_Draft.doc



DATE: August 3, 2016

TO: Planning Commission

FROM: R. Brent Savidant, Planning Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2015-0014) -

Proposed Aloft Hotel, East side of Troy Center Drive, South of Big Beaver (PID 88-
20-28-101-067), Section 28, Currently Zoned BB (Big Beaver) District

The petitioner Group 10 Management submitted the above referenced Preliminary Site Plan
application for a proposed five-story, 126-room hotel.

The property is currently zoned BB (Big Beaver) 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 JPLN 2015-0014 Aloft Hotel Sec 28\Aloft PC Memo 2016 08 09.docx
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PROPOSED RESOLUTION

PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2015-0014) — Proposed Aloft
Hotel, East side of Troy Center Drive, South of Big Beaver (PID 88-20-28-101-067), Section
28, Currently Zoned BB (Big Beaver) District

Resolution # PC-2016-08-
Moved by:
Seconded by:

RESOLVED, The Planning Commission hereby approves a shared parking arrangement with
the abutting property;

BE IT FINALLY RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the
Zoning Ordinance, as requested for the proposed Aloft Hotel, located on the east side of Troy
Center Drive, south of Big Beaver, Section 28, within the BB (Big Beaver) District, be granted,
subject to applicant the following:

1. Provide the shared parking agreement and location of shared parking as part of the final
site plan.

2. The applicant shall use clear glass for the area noted as “1%t floor public space glazing”
that is located at the canopy entrance.

3. Submit a lighting plan in compliance with Article 13 that includes fixture details and

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

Yes:
No:

MOTION CARRIED/FAILED

G:\SITE PLANS\SP JPLN 2015-0014 Aloft Hotel Sec 28\Aloft PC Resolution 08 09 2016.doc
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maps, surveys, and other public records and data. It 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
associates, 1NC. 734662-1935Fax

Date: November 16, 2015
Revised: February 23, 2016
July 18, 2016

Preliminary Site Plan Review
For
City of Troy, Michigan

Applicant: Group 10 Management

Project Name: Aloft Hotel

Revised Plan Date: July 6, 2016

Location: Southeast corner of Big Beaver Road and Troy Center Drive

(southeast corner of site)

Zoning: BB, Big Beaver Form-based district
Action Requested: Preliminary Site Plan Approval
Required Information: Deficiencies noted

PROJECT AND SITE DESCRIPTION

We received a revised site plan and accompanying documents for a proposed hotel at the parcel located
at the southeast corner of Big Beaver and Troy Plaza Drive. The applicant is proposing a 5-story, 66-foot
tall hotel development encompassing 126 rooms and 65,590 square feet on a 1.75 acre portion of the
larger 20 acre developed site. The site is currently developed as a parking lot adjacent to the existing
regional retention basin.

The property is zoned Big Beaver Form-Based District. The proposed hotel development is allowed by-
right and only requires Site Plan Review approval from the Planning Commission.
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Location of Subject Property:
Southeast corner of Big Beaver Road and Troy Center Drive

Proposed Uses of Subject Parcel:
Hotel

Current Use of Subject Property:
Vacant/Parking Lot

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

Proposed Hotel
Location
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Direction Zoning Use
North BB, Big Beaver Form Based Vacant / Parking
South BB, Big Beaver Form Based Commercial
East BB, Big Beaver Form Based Regional Retention Basin
West BB, Big Beaver Form Based Vacant Parking

MASTER PLAN

The site was identified in the Big Beaver Corridor Study as one of five Corridor “Gateway” locations. The
plan calls for:
e Building from lot line to lot line along the right-of-way rather than continuing to be a collection
of isolated towers.
o  Multiple level buildings which includes vertically integrated mixed-use commercial, office and
residential towers.
e The use of prominent ground floor retail, restaurants and cafes allows visual interest and activity
for visitors and residents.
e Contain parking in structures that are shared by surrounding developments.
e Parking in rear and not visible from major thoroughfares.
e Buildings set close to the street.

Existing commercial structures currently encompass the parcel’s frontage along both Big Beaver and
Troy Center Drive. The proposed hotel is planned to be constructed in the site’s southeast corner.
Therefore, though desired by the Master Plan, a single large building or multiple storied buildings along
Big Beaver at this site might not achievable. However, there is an opportunity to develop a well-
integrated site that includes creative yet consistent designed buildings. While we recognize that there
are a multitude of different architectural styles and patterns along Big Beaver, creating site integration,
cohesiveness, and a consistent design pattern both between and among this site is important. Because
of its high visibility and prominence along Big Beaver, a key to site integration and cohesiveness, is a
consistent building design pattern as well as the treatment and interaction between the buildings on the
site.

Items to be Addressed: Address site plan issues to ensure development is consistent with Master Plan.

BUILDING ORIENTATION AND OVERALL SITE LAYOUT

The main building entrance is oriented to the west facing Troy Center Drive. A new access point along
the south property line will provide direct vehicular access to the hotel. A pedestrian connection is also
proposed adjacent the new access drive from Troy Center Drive to the proposed hotel. The applicant
has provided additional internal pedestrian connections to the office and restaurant uses to the north
furthering site integration and cohesiveness.

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

Required and Provided Dimensions:

The site is being developed as a hotel meeting Building Form D requirements. Building Form D is a
permitted building form for Site Type A. Table 5.03.B.4. establishes the dimensional requirements for

the building form D:

Required . Compliance
q / Provided P
Allowed
Front (Big Beaver) 10 foot build-to-line Not Applicable Existing structures are
located along the Big
Beaver corridor.
Front (Troy Center 10 foot build-to-line Not Applicable Existing structures are
Drive) closer to Troy Center
Drive.
Front (west) - 44 3 feet Complies
Rear (east) 40 foot minimum 70.9 feet Complies
Side (north/south) 0 foot 34.1 feet (north) Complies
76 feet (south)
Open Space 15 percent 32% Complies
Building Lot Coverage 30 percent 20% Complies
Building Height Minimum 35 feet 58 feet 4 inches, Complies
Maximum 66 feet 59 feet to top of
parapet
Parking Big Beaver: Not located Not located in Complies
in front yard and front yard.
screening
Troy Center Drive: Not | Parking is located Complies
located in front yard in front yard and is
and screened screened.

The hotel is proposed to be located at the furthest point from both Big Beaver and Troy Center Drive on
the subject site, and does not meet the build-to-line requirements along either corridor. However, due
the existing buildings located on the site, the developed configuration of the site, and the potential for
additional outlot development along Big Beaver and Troy Center Drive, the proposed hotel location will
allow for additional future commercial (retail and restaurant) outlot development at the property

frontage.

In the form-based districts, all parking shall be located in a side or rear yard. Since the proposed outlot
is not adjacent to either Big Beaver or Troy Center Drive, no parking has been provided within the front

yards.
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Though the building height is noted to be 66 feet on the site data table (Sheet C-2.1), the top of the
parapet is 59 feet, and 68 feet to the top of the mechanical screen wall. The mechanical screen wall
does not count towards building height.

Items to be Addressed: None

For the various uses Section 13.06.G of the Zoning Ordinance requires:

Required Provided
Hotel: 1 space for each guest | 126 rooms + 21 employees = A parking calculation of
room, 1 space per employee on | 147 spaces both 144 and 141 spaces
the largest shift is shown on sheet C-2.1.
Applicant notes

additional shared parking
is provided in PNC bank.

Barrier Free 6 6
Bicycle Parking 2 7
Loading 0 0
Total 147 automobile + 2 bicycle 156 spaces + 7 bicycle

The applicant notes a shared parking agreement with the PNC Bank. Sixty-eight of the noted 141/144
spaces are located on the hotel site. The remaining 73/76 spaces are located as shared parking with the
PNC site. Anecdotally, parking appears to be sufficient. However, the applicant should provide the
shared parking agreement as part of the final site plan to ensure parking will be preserved for this use
should the PNC site redevelop in the future. A bike rack has been added to the plans along the west
elevation at the main building entrance.

Items to be Addressed: Provide the shared parking agreement as part of the final site plan.

SITE ACCESS, and CIRCULATION

Access to the site is provided via new boulevard drive at along the southern property line from Troy
Center Drive. The applicant has provided for a greenbelt along both sides (north and south) of the
proposed drive allowing for a tree-lined entry to the site from Troy Center Drive. The traffic engineering
department will need to confirm that access and circulation is sufficient.

Items to be Addressed: None

PEDESTRIAN CIRCULATION

m ‘
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The applicant is providing a 5-foot wide pedestrian path from Troy Center Drive to the site. Internal
pedestrian connectivity through the hotel side is provided. Additional internal connections from the
proposed hotel to the PNC building has also been provided.

Items to be Addressed: None.

LANDSCAPING

The applicant has provided a landscape plan. The plan provides all necessary calculations regarding
greenbelt, street trees, and parking lot landscaping requirements.

Street Trees: The Ordinance requires that | City requested | 19 street trees Compliant
the greenbelt shall be landscaped with a | street trees | 6 ornamental trees
minimum of one (1) deciduous tree for | along the
every thirty (30) lineal feet, or fraction | proposed
thereof, of frontage abutting a public road | south entry
right-of-way. drive - 625
ft./30=21 trees
Site landscaping: A minimum of twenty | 15% The applicant | Compliant
percent (20%) of the site area shall be indicates 44% of
comprised of landscape material. softscape area
Parking Lot Landscaping: 1 tree for every | 18 trees 18 trees Compliant
8 parking spaces. Trees may be located
adjacent to parking lot with planning
commission approval.

The applicant is also proposing additional landscaping and clean-up of the eastern
adjacent regional retention basin at the request of the City.

property line and

Trash Enclosure:

The trash enclosure is located northeast of the building outside of the 2 acre site. Detail of the
enclosure and proposed exterior materials has been included on Sheet C-5.1 of the plan set. The east
and west peripheries of the proposed trash enclosure are screened with shrubs and evergreen trees.

Condensing units along the north elevation are screened with shrubbery as well.
Items to be Addressed: None.

LIGHTING

The applicant did not submit a lighting plan with the revised application set.

Items to be Addressed: Submit a lighting plan in compliance with Article 13 that includes fixture details
and photometrics .
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FLOOR PLAN AND ELEVATIONS

Floor plans and building
elevations have been
provided. The applicant is
proposing a modern design
with a mix of materials
including a natural wood
paneling system that wraps a
portion of the first floor,
spandrel and room glass
glazing, and painted
aluminum fagade of various
colors.

Existing Aloft Hotel that matches materials, style, and color proposed.
—Location: Denver

Additional detail is provided in the design standards noted below.

Items to be Addressed: none

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 fagcade facing public streets and/or parks shall
be thirty (30) feet. The applicant has provided variation through exterior building materials, colors,
textures and relief.

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. The primary entrance is accessible from the
proposed south access drive parallel to Troy Center Drive.
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b. Pedestrian Connection. The pedestrian connection shall be fully paved and maintained surface
not less than five (5) feet in width. Pedestrian access is accommodated from Troy Center Drive,
and provides internal connections throughout the hotel site and to the northern neighboring
uses on the site.

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. 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 notes 49% of windows and doors on the first floor; however, the glass is spandrel or
“room” glass, which does allow for transparency. The applicant should use clear glass for the area
noted as “1* floor public space glazing” that is located at the canopy entrance. Use of clear glass in
this location will create a more welcoming feel into the hotel.

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 a more intense
use 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 is six (6) spaces short but has noted a
shared parking agreement.

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. Not Applicable
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1. 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

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.

SUMMARY OF FINDINGS

We support the conceptual development of this site, and find that the plan and development details are
more consistent with the vision along Big Beaver and the requirements of Big Beaver form-based district.

Provided that the Planning Commission grant the parking deviation and agree to allow for shared
parking, we recommend preliminary site plan approval with the following conditions to be addressed as
part of the final site plan submittal:

1) Provide the shared parking agreement and location of shared parking as part of the final site
plan.

2) The applicant should use clear glass for the area noted as “1* floor public space glazing” that is
located at the canopy entrance. Use of clear glass in this location will create a more welcoming
feel into the hotel.

3) Submit a lighting plan in compliance with Article 13 that includes fixture details and
photometrics.

CARLISLE/WORTMARMN ASSOC,, INC,
Benjamin R. Carlisle, AICP, LEED AP
Principal
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Land situated In the City of Troy, Ockdand County, Michigan descrived as fallows: Comer of Sectlon 28; thence along the north line of said Section 28, North 87 FARMINGTON HILLS, MI 48334 TROY, MICHIGAN 48083 = 5| O3 .|2
Part of the Northwest 1/4 of Section 28, Township 2 North, Range 11 East, City of degrees 28 mintues 23 seconds East, 1257.91 feet; thence South 02 degrees 31 CONTACT: KENNY KOZA CONTACT: JAMES P. BUTLER, P.E. o lo 2 S wle
Troy, Oakland County, Michigan, described as: Commencing at the Northwest Corner minutes 05 seconds East, 332.19 feet along the east Right—of—Way line of Troy PHONE: (248) 855—2100 PHONE: (248) 689—9090 -— == o NG o
of Section 28; thence along the north line of said Section 28, N87°28'23"E, 1257.91 ggnter Dt”"e 5(;20 fee; ‘”E’e)t "%1t8hgGP?'"';‘t"f‘t?fg'""";ﬁ‘ t"te"feR'.“;;‘h $7vj‘e9’|?es : ( ) - : ( ) - L= O LBuzl |2
feet; thence ?02031'05"5 3332°19 feet along the east Right—of-Way line of Troy of Ir_n;nsu :xspresssz;?ntr?enges 'olong. saide;ighct)—ofi\zg; Sﬁ)eust:rgZ tliigr;:s_may ne FAX: (248) 689—-1044 o % E 0 |— L E ;
Center Drive (120 feet wide); : : . : A L e
thence NE7°28'SS'E, 618,66 feet to the southwestely Right—of—Way line of I-75 g;;%gég:fgits::;g‘,;ﬁ{?:% 2022;,023;35; gzidig;;gts 42114‘;;?;3‘:;: gs:;:tgéasg{gfs? t ARCHITECT: 8 z < Cu"jcis 4E
g o - ox g .62 feet; thence Sou egrees 53 minutes 48 seconds East, .74 fee . S
thence dlong smld I'}’Ilght—of—Woy. S02°31'05"E, 68.00 feet and S41°10°'40°E, 256.12 to the north line of "F.J. Kirts Farm" subdivision; thence along a portion of said NORR. LLC MAPE ARQHITE-I: m § E E ('Z) o
feet and S77°21'56"E, 296.62 feet; subdivision, South 87 degrees 26 minutes 19 seconds West, 863.38 feet to a ’ (D < |mf®
::ence 502:53148"2:0 215937:8 fget;s;g ;gefpcfn: OIhBegin:;ﬂ?; S Kirts F non—tangent curve on the easterly Right—of—Way of Troy Center Drive (120 Feet 150 W. JEFFERSON AVENUE, SUITE 1300 PEA. INC 3 - u 8
ence continuing °53'48"E, .00 feet to the north line of "F.J. Kirts Farm" Wide); th I id Right—of—W to the left havi ’ . @
::bdivisioln; , ¢ said subdivisi S87926'19"W. 227.50 fest dilsteu)?ce F)chBE.gnEégfes:i.draldgiuhs %f t1,2‘(]5)(3.83 Eeﬁzl.lr}:enéaldgng?e o{:gggdggre%r%:OZG DETROIT’ MI 48226 7927 NEMCO WAY, SUITE 115 < S
ence along a portion of said subdivision, A . eet; i s i i . 2
thence N02‘953'4%"W. 335.00 feet; seconds Wesi?cfgs.?ssq?eetqa‘r:\dorNort?nq?ggd:gregsr 26 minutes 18 seconds West, CONTACT: LARRY KOWALSKI BRIGHTON, MI 48116 sl 8
thence N87°26'19"E, 227.50 feet to the Point of Beginning. 397.91 feet and along a curve to the right an arc distance of 336.66 feet, PHONE: (313) 324—-3134 PHONE: (517) 546—8583 w|g
Containing 1.750 acres of land, more or less. radius of 1140.00 feet, a central angle of 16 degrees 55 minutes 14 seconds, . . o>
?ndt a %h%rd tl;e%rzin% of Nor’E"I'n1 10 detgreeos558 mir:‘ute‘;sl 4': ?%%oggstetstt. 3315.44 FAX: (586) 945-0878 FAX: (51 7) 546—-8973 [
Pec;ntq—%f—B:rginning. e%'::tsoiningmg‘(l)j.oest acrseesc%r; I?Jnd.esn:lore 6r Iesese. ° e CONTACT: JEFFREY T. SMITH, LLA, LEED AP gi?cl;\;:;i? U2IZ1DSATE:
CEA OB NO. 2015-196
SCALE: N[A
DRAWING NUMBER:
NOT FOR CONSTRUCTION & smenzazsmerve e, .. | COVER
XREF:_S: PROJECTS\2015\2015196 \DWG\SITE_PLAN\TBLK—15196.DWG
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b L \ Land situated in the City of Troy, Oakland County, Michigan described as follows: TG C CALCULATED w
z | \ _— =
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LEGEND

© IRON FOUND ® BRASS PLUG SET QSEC. CORNER FOUND
3% IRON SET (® MONUMENT FOUND
£ NAIL FOUND (& MONUMENT SET R RECORDED

Z NAIL & CAP SET
EXISTING

—OH—ELEC—W-O0—<
-UG—CATV—V}—
X-UG—PHONE-(D—

-UG-ELEC-EHEKE-

M MEASURED
C CALCULATED

ELEC., PHONE OR CABLE TV O.H. LINE, POLE & GUY WIRE
UNDERGROUND CABLE TV, CATV PEDESTAL

TELEPHONE U.G. CABLE, PEDESTAL & MANHOLE

ELECTRIC U.G. CABLE, MANHOLE, METER & HANDHOLE

PROPOSED

GENERAL NOTES:

THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVITIES ON THIS PROJECT.

1. ALL DIMENSIONS SHOWN ARE TO BACK OF CURB, FACE OF SIDEWALK,
OUTSIDE FACE OF BUILDING, PROPERTY LINE, CENTER OF
MANHOLE /CATCH BASIN OR CENTERLINE OF PIPE UNLESS OTHERWISE
NOTED.

2. REFER TO SHEET C-5.1 FOR ON—SITE PAVING DETAILS.

3. REFER TO CONSTRUCTION PLANS FOR ON-SITE SIDEWALK RAMP DETAILS.

4, 'NO PARKING—FIRE LANE' SIGNS SHALL BE POSTED ALONG ALL FIRE
LANES AT 100 FOOT INTERVALS OR AS DIRECTED BY THE FIRE OFFICIAL.

5. ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH CITY OF TROY
CURRENT STANDARDS AND REGULATIONS.

6. THE CONTRACTOR SHALL NOTIFY THE CITY ENGINEER AND/OR THE
AUTHORITY HAVING JURISDICTION 3 BUSINESS DAYS PRIOR TO THE
BEGINNING OF CONSTRUCTION.

7. ANY WORK WITHIN THE STREET OR HIGHWAY RIGHT—OF—WAYS SHALL BE

SITE DATA TABLE:

SITE AREA: 1.75 ACRES NET AND GROSS

20.02 ACRES OVERALL PARCEL 20-28-101-067
ZONING: BB, BIG BEAVER ROAD DISTRICT
HOTEL

USE GROUP 5

PROPOSED USE:

BUILDING INFORMATION: BUILDING TYPE D

MINIMUM ALLOWABLE BUILDING HEIGHT = 35 FEET (3 STORIES)
MAXIMUM ALLOWABLE BUILDING HEIGHT = 66 FEET (6 STORIES)
PROPOSED BUILDING HEIGHT = 66', 5 STORIES

BUILDING FOOTPRINT AREA = 15,462 SQ.FT.
LOT COVERAGE = 20.3%

SETBACK REQUIREMENTS:

FRONT SETBACK: N/A 44,30' PROVIDED

SIDE SETBACK: N/A

34.10' PROVIDED TO NORTH

SIGN LEGEND:

'NO PARKING FIRE LANE' SIGN

'STOP' SIGN

'BARRIER FREE PARKING' SIGN

'VAN ACCESSIBLE' SIGN

'CARPOOL PARKING ONLY' SIGN

'HYBRID AND LOW EMISSION VEHICLES ONLY' SIGN
REFER TO SHEET C-5.1 FOR SIGN DETAILS

Y Y o GAS MAIN, VALVE & GAS LINE MARKER é
—_— —@-—  WATERMAIN, HYD., GATE VALVE, TAPPING SLEEVE & VALVE —YEB_‘X" -
— 5 —(O)—  SANITARY SEWER, CLEANOUT & MANHOLE c.o._'._
——--—<4=——@&)>—  STORM SEWER, CLEANOUT & MANHOLE —9-———.—
—— —— —©— COMBINED SEWER & MANHOLE —_— — ——
& E oY'D' CATCH BASIN, INLET, YARD DRAIN @ B oY‘D'
o POST INDICATOR VALVE *
ORef WATER VALVE BOX/HYDRANT VALVE BOX, SERVICE SHUTOFF
MmO MAILBOX, TRANSFORMER, IRRIGATION CONTROL VALVE
® UNIDENTIFIED STRUCTURE
216:08 opor ELEVATION
CONTOUR LINE
———> FENCE ¢
o —o o o GUARD RAL o — o o T
Eed STREET LIGHT e 3 8.
-~ SIGN -

T concree e
sm iR oW

DUTY DUTY  ONLY

671 PERFORMED IN ACCORDANCE WITH THE REQUIREMENTS OF THE AGENCIES
HAVING JURISDICTION AND SHALL NOT BEGIN UNTIL ALL NECESSARY
PERMITS HAVE BEEN ISSUED FOR THE WORK.

IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO ADJUST THE
TOP OF ALL EXISTING AND PROPOSED STRUCTURES (MANHOLES, CATCH
BASINS, INLETS, GATE WELLS ETC.) WITHIN GRADED AND /OR PAVED

AREAS TO FINAL GRADE SHOWN ON THE PLANS. ALL SUCH
ADJUSTMENTS SHALL BE INCIDENTAL TO THE JOB AND WILL NOT BE
PAID FOR SEPARATELY.

ASPHALT

/
e 5
DUTY DUTY  STRENGTH
GRAVEL—/

GRAVEL SHOULDER

LEGAL DESCRIPTION:

PARCEL 20—28-101—-067 (Overall Parcel)
Land situated in the City of Troy, Oakland County, Michigan described as follows:

Part of the Northwest 1/4 of Section 28, Township 2 North, Range 11 East, City of Troy,
Oakland County, Michigan, described as: Commencing at the Northwest Corner of Section
28; thence along the north line of said Section 28, North 87 degrees 28 mintues 23
seconds East, 1257.91 feet; thence South 02 degrees 31 minutes 05 seconds East, 332.19
feet along the east Right—of—Way line of Troy Center Drive (120 feet wide) to the
Point—of—Beginning: thence North 87 degrees 28 minutes 55 seconds East, 618.66 feet to
the southwesterly Right—of—Way line of |-75 expressway; thence along said Right—of—Way,
South 02 degrees 31 minutes 05 seconds East, 68.00 feet and South 41 degrees 10
minutes 40 seconds East, 256.12 feet and South 77 degrees 21 minutes 56 seconds East,
296.62 feet; thence South 02 degrees 53 minutes 48 seconds East, 654.74 feet to the
north line of "F.J. Kirts Farm" subdivision; thence along a portion of said subdivision,
South 87 degrees 26 minutes 19 seconds West, 863.38 feet to a non—tangent curve on
the easterly Right—of—Way of Troy Center Drive (120 Feet Wide); thence along said
Right—of—Way on a curve to the left having an arc distance of 185.55 feet, radius of
1260.00 feet, central angle of 08 degrees 26 minutes 14 seconds, and a chord bearing of
North 15 degrees 13 minutes 10 seconds West, 185.38 feet and North 19 degrees 26
minutes 18 seconds West, 397.91 feet and along a curve to the right an arc distance of
336.66 feet, radius of 1140.00 feet, a central angle of 16 degrees 55 minutes 14 seconds,
and a chord bearing of North 10 degrees 58 minutes 41 seconds West, 335.44 feet and
North 02 degrees 31 minutes 05 seconds West, 107.59 feet to the Point—of—Beginning.
Coptaining 20.022 acres of land, more or less.

LECGAL DESCRIPTION:

PROPOSED PARCEL (PART OF PARCEL 20-—28-101—-067)
Land situated in the City of Troy, Oakland County, Michigan described as follows:

Part of the Northwest 1/4 of Section 28, Township 2 North, Range 11 East, City of
Troy, Oakland County, Michigan, described as: Commencing at the Northwest Corner
of Section 28; thence along the north line of said Section 28, N87°28'23"E, 1257.91
feet; thence S02°31'05"E, 332.19 feet along the east Right—of—Way line of Troy
Center Drive (120 feet wide);

thence N87°28'55"E, 618.66 feet to the southwesterly Right—of—Way line of I-75
expressway;

thence along said Right—of—Way, S02°31'05"E, 68.00 feet and S41°10'40"E, 256.12
feet and S77°21'56"E, 296.62 feet;

thence S02°53'48"E, 319.74 feet to the Point of Beginning;

thence continuing S02°53'48"E, 335.00 feet to the north line of "F.J. Kirts Farm"
subdivision;

thence along a portion of said subdivision, S87°26'19"W, 227.50 feet;

thence N02°53'48"W, 335.00 feet;

thence N87°26'19"E, 227.50 feet to the Point of Beginning.

Containing 1.750 acres of land, more or less.

HEAVY DUTY ASPHALT
PAVEMENT, TYP. REFER TO
DETAIL ON SHEET C-5.1

EXISTING STORAGE

PROPOSED
MONUMENT SIGN

BENCH AND TRASH
RECEPTACLE, TYP. _\ RELOCATED AND REPLACED

PARKING TABLE:

TYPE NUMBER OF SPACES
STANDARD 124

HANDICAP 4

VAN ACCESSIBLE HC 2

CARPOOL 7

HYBRID VEHICLE 7

TOTAL 144

18" CONCRETE CURB AND
GUTTER, TYP. REFER TO
DETAIL ON SHEET C-5.1

REAR SETBACK:
PARKING SETBACK

40 FEET REQUIRED
10 FEET REQUIRED

76.00' PROVIDED TO SOUTH
70.90' PROVIDED
10' PROVIDED

PARKING CALCULATIONS:

HOTEL = 1 SPACE PER GUEST ROOM + 1 SPACE PER EMPLOYEE ON LARGEST SHIFT
TOTAL REQUIRED PARKING = 126 ROOMS + 21 EMPLOYEES = 147 SPACES

TOTAL PROPOSED PARKING SPACES = 141 SPACES INC. 6 H/C SPACES

ADDITIONAL PARKING WILL BE PROVIDED THROUGH SHARED PARKING AGREEMENT WITH
PNC BANK.

BICYCLE PARKING PROVIDED = 7 RACKS

OPEN SPACE:
MINIMUM OPEN SPACE REQUIRED = 15%
PROVIDED OPEN SPACE = 32%

SIDEWALK RAMP LEGEND:

SIDEWALK RAMP 'TYPE R' ®
SIDEWALK RAMP 'TYPE P' ®
CURB DROP ONLY X

REFER TO LATEST M.D.O.T. R—28 STANDARD
RAMP AND DETECTABLE WARNING DETAILS

CONCRETE SIDEWALK,
TYP. REFER TO DETAIL
ON SHEET C-5.1

ZONED BB

"BIG BEAVER _ROAD"

24.0'

38.0'

REMOVE AND REPLACE EXISTING
PAVEMENT AS NECESSARY FOR

UTILITY CONSTRUCTION

ENCLOSURES TO BE —\

CONCRETE SIDEWALK,
TYP. REFER TO DETAIL
ON SHEET C-5.1

\

CROSSWALK, TYP.
REFER TO DETAIL
ON SHEET C-5.1

PROPOSED PARCEL
SPUT UMITS, TYP.

INTEGRAL CURB AND
WALK, TYP. REFER TO [

18" CONCRETE CURB AND
GUTTER, TYP. REFER TO
DETAIL ON SHEET C-5.1

SIDEWALK RAMP, TYP.
REFER TO LEGEND
THIS SHEET.

DETAIL ON SHEET C-5.1

- L_ e

CONDENSING UNITS, TYP.
~.|REFER_TO ARCH PLANS |-

12.0'

STORAGE ENCLOSURE.
REFER TO DETAIL ON
SHEET C-5.1

REFER TO ARCH. PLANS FOR
DETAILS OF FRONT ENTRY
AND DROP OFF AREA.

BIKE RACK, TYP. REFER TO

ZONED BB

"BIG_ BEAVER ROAD"| -

LANDSCAPE PLANS FOR DETAIL

STANDARD DUTY ASPHALT
PAVEMENT, TYP. REFER TO
DETAIL ON SHEET C-5.1

/'STRIPING FOR STANDARD

PROVIDE 4" YELLOW

PARKING SPACES, TYP.
9.5'

LEGEND THIS SHEET.

\SIGN, TYP. REFER TO

4 a
.
B}
L
;
|
“ 4
X
;
9'r

= HEAVY DUTY CONCRETE
PAVEMENT, TYP. REFER TO
DETAIL ON SHEET C-5.1
SN CONCRETE PAD FOR
24.0' Ve ~—{GENERATOR WITH
g | , UNDERGROUND FUEL TANK
gL e ur——— oA \Sr_ *
45.7 [~———{FIRE_DEPARTMENT CONNECTION] L ~—{SERVICE VEHICLE DROP OFF]
PROPOSED BUILDING T e b
: 15,462 SQ.FT. 2 L
: F.F. 693.50 1 W 211~ [BARRIER FREE PARKING SPACES
NOTE: B N S "7 @ |[MSTI—{AND SYMBOLS TO BE MARKED [EXISTING RETENTION BASIN|
v: REFER TO ARCH. PLANS FOR : Q USING 4" BLUE STRIPING, TYP.
s EXACT BUILDING DIMENSIONS.| [ | .o —

COURTYARD AREA. REFER TO
ARCH. PLANS FOR DETAILS

INDICATES NUMBER OF
PARKING SPACES, TYP.

PROVIDE 4" YELLOW
STRIPING FOR STANDARD

[

PARKING SPACES, TYP.

h CONCRETE SIDEWALK,

ON SHEET C-5.1

TYP. REFER TO DETAIL

e

SIGN, TYP. REFER TO
LEGEND THIS SHEET.

INTEGRAL CURB AND

PROPOSED

[[HYDRANT, TYP.

WALK, TYP. REFER TO
DETAIL ON SHEET C-5.1

g °

5 { o

——L <_‘ — g

R% u ‘ ‘I_‘ M

} w

! o

| 4w -E)

2 N

PROPOSED S
HYDRANT, TYP.

HEAVY DUTY ASPHALT
a : ~~—{PAVEMENT, TYP. REFER TO
7.7 _F .;._2_-4_-._()_’._;_-_' 17.0 DETAIL ON SHEET C—5.1
G EEStrRep— N 18" CONCRETE CURB AND

™~—{GUTTER, TYP. REFER TO
DETAIL ON SHEET C—5.1

STANDARD DUTY ASPHALT

—PAVEMENT, TYP. REFER TO
DETAIL ON SHEET C-5.1

12.0'

S87°26'19"W 227.50'\ Eas

REFERENCE DRAWINGS
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ZONED BB
"BIG_ BEAVER ROAD"

\

CONCRETE COLLAR AT
CATCH BASIN, TYP. REFER
TO DETAIL ON SHEET C-5.1
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GRAPHIC SCALE = o Y
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IN FEET = @
¢ ) = E1EY)
1 inch = 40 ft. N Lidla
o e = = Z
S 282 |O
5 FLOOD NOTE: x 3 < 9 = (7)
(@] oL
BY GRAPHICAL PLOTTING, THE SUBJECT PARCEL LIES WITHIN "AREAS 9 = g Qg | =
DETERMINED TO BE OUTSIDE OF THE 0.2% ANNUAL CHANCE ol Q slz|>| | >
FLOODPLAIN" (ZONE X) PER FEMA FLOOD INSURANCE RATE MAP o Z, HE T
26125C—0541F, EFFECTIVE SEPTEMBER 29, 2006. & ) bl ezl oy
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LOCATION MAP — NOT TO SCALE
\REMOVE AND REPLACE EXISTING CAUTIONITI
PAVEMENT AS NECESSARY FOR THE LOCATIONS AND ELEVATIONS OF EIISTING
UTILITY CONSTRUCTION DRAWING ARE ONLY ACCRODIMATE, NO GUARANTEE 18
EITHER ECCRESSED OR IMCLIED AS TO THE
COMILETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE E'CLUSIVELY RESTONSIBLE
FOR DETERMINING THE EC/ACT UTILITY LOCATIONS AND
ELEVATIONS CRIOR TO THE START OF CONSTRUCTION.
-ﬁ THIS DRAWING AND DESIGN ARE THE TROTERTY OF
. EA, INC. THEY ARE SUBMITTED ON THE CONDITION
» THAT THEY ARE NOT TO BE USED, RECRODUCED, OR
" FURNISHING INFORMATION TO OTHERS, WITHOUT THE
RIOR WRITTEN CONSENT OF CEA, INC. ALL COMMON
] LAW RIGHTS OF COLIYRIGHT AND OTHERWISE ARE
ao HEREBY STECIFICALLY RESERVED. © 2015 [EA, INC.
ZONED BB j’ CONSTRUCTION CONTRACTOR AGREES THAT IN
BI0 BEAVER ROAD™ % TN Rty Sovareucron
& CONTRACTOR WILL BE RETUIRED TO ASSUME SOLE
o AND COMILETE RESIIONSIBILITY FOR OB SITE
[72] CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE JROCECT, INCLUDING SAFETY OF ALL CERSONS
AND "RO[CERTY[THAT THIS RE[CUIREMENT SHALL BE
MADE TO ATTLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORTCING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN "ROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE CERFORMANCE
OF WORLI ON THIS CROZECT ECCECTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
| ROFESSIONAL.
LIGHTPOLE, TYP.
TRASH ENCLOSURE. 3 FULL WORKING DAYS
ON SHEET C—5.1 BEFORE YOU DIG CALL

“now whats below

Call before rou dir
MISS Lﬁ System, Inc.

1-800-482-7171

TOLL FREE

www.missdilLnet

JEA, Inc.

2430 Rochester Ct, Ste 100
Tro[, Ml 48083-1872

t: 248.689.9090
f: 248.689.1044

www.[eainc.com

30500 NORTHWESTERN HIGHWAY, SUITE 525
FARMINGTON HILLS, MI 48334
PRELIMINARY SITE PLAN
ALOFT AT PNC OFFICE CENTER

GROUP 10 MANAGEMENT
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| | | ©
GENERAL GRADING AND EARTHWORK NOTES: SYMBOLS: GRADING EEEE
LEGEND N WILSHIRE DR | » bl R
BENCHMARKS THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVMITIES ON THIS PROJECT PROPOSED SPOT GRADE ELEVATION. ALL GRADES == | =
© IRON FOUND ® BRASS PLUG SET @ sec. corner Founo (GPS DERIVED — NAVD8S) INDICATED ARE TOP OF PAVEMENT UNLESS 9450 GRAPHIC SCALE = o L
35 NV % onomnT e . RECORDED 1. CONTRACTOR TO FIELD VERIFY ALL EXISTING TREES AND BRUSH AND REMOVE ALL OTHERWISE NOTED. ADD 600 TO ALL 4-DIGIT : &, =
pA t MEASURED E%%;%%IL & WASHER N SOUTH SIDE OF LiGHT THAT ARE NECESSARY TO GRADE SITE. ELEVATIONS TO OBTAIN ACTUAL ELEVATION —40 0 20 40 80 160 5
C CALCULATED o
EXISTING ROPOSED POLE BASE, +500' NORTH OF SOUTH PROPERTY 2. ALL GRADES ARE TO TOP OF PAVEMENT UNLESS OTHERWISE NOTED. PROPOSED CONTOUR LINE —695— E;!_-E;E;— .
EXISTING PROPOSED , n
OH-ELECAN-O—< ELEC. PHONE OR CABLE TV OK. LI, POLE & GUY WRE Ll /AND 2715, WEST OF WEST SIDE OF FENCE. 3. THE STAGING OF CONSTRUCTION ACTIVITIES SHALL OCCUR ONLY WITHIN THE SITE N FEET — WG BIAVER Z|| 0
UG-CATV—{V—  UNDERGROUND CABLE TV, CATV PEDESTAL : . BOUNDARIES. ANY CONSTRUCTION ACTIVITIES OUTSIDE OF THE SITE BOUNDARIES ( ) HEE
EARTHWORK BALANCING NOTE: 1 inch = 40 ft i ]
SUG-PHONELD—  TELEPHONE UG, GABLE, PEDESTAL & MANHOLE SHALL BE AT THE SOLE RESPONSIBILITY AND RISK OF THE CONTRACTOR. : inch = . a N 393 | =
-UG-ELEC-EHEKE>-  ELECTRIC U.G. CABLE, MANHOLE, METER & HANDHOLE MAG NAIL & WASHER IN SOUTH SIDE OF LIGHT 4. ALL SOIL EROSION AND SEDIMENTATION CONTROL MEASURES SHALL MEET THE THE CONTRACTOR SHALL BE RESPONSIBLE FOR IMPORTING OR EXPORTING < o|3 2
. (@] A
—— 57— —-OfE—  GAS MAN, VALVE & GAS LINE MARKER ¥ é POLE BASE, i1?5' NORTH OF SOUTH PROPERTY REQUIREMENTS OF THE CITY OF TROY AND OAKLAND COUNTY. AN EROSION ALL MATERIALS AS REQUIRED TO PROPERLY GRADE THIS PROJECT TO THE FLOOD NOTE: x 2 E ol2 9
— =T ——@-—  WATRMAN, HYD, GATE VALVE, TAPPING SLEEVE & VALVE =L = @2 LINE AND +600° EAST OF CENTERLINE OF TROY CONTROL PERMIT MUST BE SECURED FROM THE CITY PRIOR TO CONSTRUCTION. FINISHED ELEVATIONS SHOWN ON THE APPROVED PLANS. THE CONTRACTOR BY GRAPHICAL PLOTTING. THE SUBJECT PARCEL LIES WITHIN "AREAS 0 ) 285 [N
_ B & suTRr SR, GLEANUT & HASOLE —_  e— CENTER DRIVE. SHALL MAKE THEIR OWN DETERMINATION OF CUT AND FILL QUANTITIES D R INED T B O EDE oF TE 0 25 ANEAL CHANGE ¥ o BEIE =
2 G STORM SEWER, CLEANOUT & MANHOLE —_ll e ELEV. — 694.51 5. REFER TO CONSTRUCTION PLANS FOR ALL SOIL EROSION AND SEDIMENTATION AND ALLOW FOR REMOVAL OF EXCESS OR IMPORTATION OF ADDITIONAL " e Q 9 ol <z
COMBINED. SEWER & MANHOLE CONTROL MEASURES AND NOTES. MATERIAL AT NO ADDITIONAL COST TO THE OWNER. FLOODPLAIN" (ZONE X) PER FEMA FLOOD INSURANCE RATE MAP 8 zZ, 3 Clo LLd
B e e o m _‘_oY‘D' 26125C—0541F, EFFECTIVE SEPTEMBER 29, 2006. e ) blelelz| o2
O . 6. ALL DISTURBED AREAS SHALL BE SEEDED AND MULCHED OR SODDED IN o LOWERY RD ol | |F
ACCORDANCE WITH THE LANDSCAPE PLANS. PROVIDE A MINIMUM OF 3" OF » ol 2|8l z
) *80 WATER VALVE BOX/HYDRANT VALVE BOX, SERVICE SHUTOFF TOPSOIL IN THESE AREAS UNLESS OTHERWSE NOTED. % DD O
MmO MAILBOX, TRANSFORMER, IRRIGATION CONTROL VALVE 9( é é g
@ UNDENTFID STRUCTURE 7. THE CONTRACTOR SHALL NOTE EXISTING UNDERGROUND UTILITIES WITHIN AND KIRTS BLVD
816.06 ADJACENT TO THE SITE. BACKFILL FOR EXISTING UTILITY TRENCHES SHALL BE — — o @l @f
X SPOT ELEVATION —
EXAMINED CRITICALLY. ANY TRENCHES FOUND TO HAVE SOFT, UNSTABLE OR o~—— 1 1°
CONTOUR LINE 671 UNSUITABLE BACKFILL MATERIAL, IN THE OPINION OF THE GEOTECHNICAL alalal>
% FENCE e ENGINEER, THAT ARE TO BE WITHIN THE ZONE OF INFLUENCE OF PROPOSED SHEE
oo GUARD RALL ——o—o BUILDINGS OR PAVEMENT SHALL BE COMPLETELY EXCAVATED AND BACKFILLED S
- STREET LIGHT .:é:. W|TH SUITABLE MATER'AL. O N =
SIGN
-~ = LOCATION MAP — NOT TO SCALE
o R SIDEWALK RAMP LEGEND:
) ST HEAVY R.O.W.
DUTY  DUTY  ONLY SIDEWALK RAMP 'TYPE R' ®
ASPHALT SIDEWALK RAMP 'TYPE P' ®
ST  HEAVY DEEP MATCH EX.
DUTY  DUTY  STRENGTH CURB DROP ONLY X |:|: 91.25
CRAVEL SHOULDER el REFER TO LATEST M.D.0.T. R—28 STANDARD RAMP
AND DETECTABLE WARNING DETAILS
\REPLACE EXISTING PAVEMENT TO CAUTIONL.
MATCH EXIS“NG GRADE As NECESSARY THE LOCATIONS AND ELEVATIONS OF ECISTING
FOR UTILITY CONSTRUCTION DRAWNG ARE ONLY A' RO, WATE. NO GUARANTEE IS
EITHER ECCRESSED OR IMCLIED AS TO THE
COMILETENESS OR ACCURACY THEREOF. THE
BN EOR BT L A1 T LoAnenE
ELEVATIONS CRIOR TO THE START OF CONSTRUCTION.
THIS DRAWING AND DESIGN ARE THE TROTERTY OF
EA, INC. THEY ARE SUBMITTED ON THE CONDITION
THAT THEY ARE NOT TO BE USED, RECRODUCED, OR
ocd. FURNISHING INFORMATION TO OTHERS, WITHOUT THE
RIOR WRITTEN CONSENT OF CEA, INC.’ALL COMMON
LAW RIGHTS OF COLIYRIGHT AND OTHERWISE ARE
HEREBY STECIFICALLY RESERVED. © 2015 [EA, INC.
CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCELTED
CONSTRUCTION RACTICES, CONSTRUCTION
CONTRACTOR WILL BE RETUIRED TO ASSUME SOLE
AND COMILETE RESIIONSIBILITY FOR OB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE JROCECT, INCLUDING SAFETY OF ALL CERSONS
AND "ROTERTYITHAT THIS RETJUIREMENT SHALL BE
MADE TO ATTLY CONTINUOUSLY AND NOT BE LIMITED
MATCH EXISTING GRADES CONTRACTOR FURTHER AGRELS TO DEFEND,
WHERE NEW PAVEMENT \ HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE CERFORMANCE
A 5 ABUTS EXISTING, TYP. e - PO S e
: MATCH EX|  [MATCH EX. MATCH EX. MA s MATCH EX. < RS
+ 91.25 \ + 90.85 \ + 90.80 : + 91.85 3 FULL WORKING DAYS
MATCH EX BEFORE YOU DIG CALL

811

“now whats below
‘ Call before rou dit
MISS Lﬁ System, Inc.

MATCH EX, MATCH EX.
+ 92.49 + 91.90

1-800-482-7171 www.missdillnet

TOLL FREE

DO NOT EXCEED 2%
//—SLOPE WITHIN BARRIER
_)J FREE PARKING AREAS.

\_SIDEWALK RAMP,
TYP. REFER TO
LEGEND THIS SHEET.

TOP OF PAVEMENT FLUSH

WITH WALK. TAPER PAVEMENT
DOWN 6" OVER 20 -
MATCH EX. |
+ 91.45 _ ;
( 1_§5% - -92.70 §- D E I n C
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Y | www.[eainc.com
MATCH EX. \ °-§TZ‘
+ 92.05 \
‘ fezes ®
|MATCH EX. n'd
+ 92.30 \ d b 2 T
K
DO NOT EXCEED 2% - L= . |=
- {SLOPE WITHIN BARRIER - =>u_|=
|:IA:A;§HOOEX. |r£Aggl-(|s J22 FREE_PARKING AREAS. Z 3 o T ANE
. R e ‘o | s
\, \ MATCH EXISTING GRADES L OO 2| |8
WHERE NEW PAVEMENT |:|':A32H30EX' = 29| ,|4
. <
/ ABUTS EXISTING, TYP. \( L (: 3 Z W, E 2|€
MATCH EX. MATCH EX] | Ozl O~ |5
+ 94.00 MATCH EX. + 93.10 = L zo|.l2
: + 94.00 : < z= <LI.CZ)8 e
ZAST)EHBBEX- MATCH EX. MATCH EX. |I£Aggl'|20EX- MATCH EX. i ~ ? < (foé) X L. 59 B2
- + 95.25 + 94.00 - + 93, = e
P/I: \, \ 93.65 T 93.50 g T Q) O(L}J)<zt—%
|MATCH EX. X 1 & L] w58
+ 92.65 , oy SEaBL A \—) - T 57 o e E (2)05( i g
{ L ; T 2 wo e P
e , V3 143 © Z ~ . 2 )
3 oox S oon oo ¥ oo Cosx 1 NBL.75] 325 o270, Yez70 Bz70HBZIY — — ¥ O * / < 55 LQuzl |
MATCH EX T2x RIM_93.70 1% T2 2l T2% By mmenen . O x| Z —uwf| |s
o Z o = L — -
|:|: 92.82 : 9415\ . ; A 3% E 1.5% E e ol M| 8 s |= <E<u5 ]k
: ———— % | N EpEE
. ———— =0 pres 7 T s |abkcere
——— &y, ' 605 96.05) e x - s | kS| |s
o5 S i ey e o | 0205 - o o R E
X J =3 4 m J s %
; & 0. S
< | g
>

ORIGINAL ISSUE DATE:
OCTOBER 23, 2015

TJEA [OB NO. 2015-196

SCALE: 1" 0400

DRAWING NUMBER:
REFERENCE DRAWINGS C 3 1

" " XREF: S:PROJECTS\2015\2015196 \DWG\15196—TOPOBASE.DWG
ALTA/ACSM LAND TITLE SURVEY" PEA, JOB #2012-069, LAST REVISED 5-9—12 XREF: S:PROJECTS\2015\2015196\DWG\SITE PLAN\CBASE—15196.DWG

XREF: S:PROJECTS\2015\2015196 \DWG\SITE PLAN\TBLK—15196.DWG




o|L|Cfw
ololsl
LEGEND GENERAL UTILITY NOTES: N _ W‘—J 5 st
@ IRON FOUND ® BRASS PLUG SET 1 f—
3% IRON SET @ MONUMENT FOUND @ scc. comner Founo 1. ALL UTILITY LINES, STRUCTURES AND TRENCHES SHALL BE CONSTRUCTED IN ACCORDANCE WITH GRAPHIC SCALE = o 2
£ NAIL FOUND (& MONUMENT SET R RECORDED THE STANDARDS AND REQUIREMENTS OF THE CITY OF TROY. 4, o)
% NAIL & CAP SET M MEASURED —-40 0 20 40 80 160 x
C CALCULATED 2. NO PHYSICAL CONNECTION TO THE EXISTING WATER MAIN CAN BE MADE UNTIL ALL NEW WATER =
EXISTING PROPOSED MAIN PASSES PRESSURE AND BACTERIOLOGICAL TESTS TO THE SATISFACTION OF THE CITY. W BIG BEAVER T
“W-0—=< p— | =z T
:Sz:i/ﬁ_@_ E;E[ncE}:RHo%NNEDO:ABCLAEBLTEvT\cIAw'ptg‘EEs'TifLE He 3. ALL WATER MAIN AND FITTINGS (3" DIAMETER AND LARGER) SHALL BE DUCTILE IRON, CLASS 54. ( IN FEET ) = = 2 § )
; 1 inch = 40 ft. ol 5
RUG-PHONE-(D—  TELEPHONE U.G. CABLE, PEDESTAL & NANHOLE 4. WATER MAIN SERVICE LEADS SHALL BE TYPE 'K' ANNEALED SEAMLESS COPPER WITH FLARED o N 222 | Z
-UG-ELEC-EHEKE>-  ELECTRIC U.G. CABLE, MANHOLE, METER & HANDHOLE FITTINGS, UNLESS OTHERWSE NOTED. S 2(9 @ O
— - O GAS MAIN, VALVE & GAS LINE MARKER Y é FLOOD NOTE: x ) < 8 % —_—
—_Y___ - . : i — . ' . (6) 2[ol=
5 -® WATERMAIN, HYD., GATE VALVE, TAPPING SLEEVE & VALVE ===~ 5. ALL WATER MAIN SHALL BE PROVIDED WITH 6' OF COVER UNLESS OTHERWISE NOTED BY GRAPHICAL PLOTTING, THE SUBJECT PARCEL LIES WITHIN "AREAS 0 = =33 (L)
O _o— R YR, SLEANOUT & MbOLE 5% 6. ALL FIRE HYDRANTS SHALL BE EJW #5BR MODEL #250 PER CITY STANDARDS. DETERMINED TO BE OUTSIDE OF THE 0.2% ANNUAL CHANCE S @ & é%( > | =
— S ones vm s - FLOODPLAIN" (ZONE X) PER FEMA FLOOD INSURANCE RATE MAP S Z, <55 | LW
® B O'®  CATCH BASN, INLET, TARD DRAN > = ‘Om. 7. ALL HYDRANTS TO BE A MINIMUM OF 5' FROM BACK OF CURB, TYP. 26125C—0541F, EFFECTIVE SEPTEMBER 29, 2006. o P ul @l Z| (7
» N2 o LOWERY RD wl = CfE
jg POST INDICATOR VALVE . 8. ALL NECESSARY FITTINGS, THRUST BLOCKS, RESTRAINING GLANDS, BLOW OFFS, ETC. FOR WATER % 213(8lz
® WATER VALVE BOX/HYDRANT VALVE BOX, SERVICE SHUTOFF MAIN ARE CONSIDERED INCIDENTAL TO THIS PROJECT. THE CONTRACTOR SHALL INSTALL THESE L2 2| o
™ @O MAILBOX, TRANSFORMER, IRRIGATION CONTROL VALVE ITEMS AS NECESSARY AND AS REQUIRED BY THE CITY OF TROY. 22| E| &
® UNIDENTIFIED STRUCTURE KIRTS BLVD
BI606 Lo 9. THE WATER MAIN CONTRACTOR SHALL NOTIFY THE INSPECTION SECTION OF THE DETROIT WATER — — oo mf
AND SEWER DEPARTMENT AT (313) 833—4682 AT LEAST THREE WORKING DAYS IN ADVANCE OF o~ e
CONTOUR LINE 671 STARTING CONSTRUCTION. RE e
>——>»——>— FENCE ¢ =
oo GUARD RAL o—o—o—o 10. ALL SANITARY SEWER 10" OR LARGER SHALL BE P.V.C. TRUSS PIPE (ASTM D2680) AND >
¥ STREET LGHT * FITINGS, WITH ELASTOMERIC GASKET JOINTS PER ASTM D3212 UNLESS OTHERWISE NOTED. o | -
SIGN
e = 11. ALL SANITARY SEWER LEADS SHALL BE POLYVINYL CHLORIDE (PVC) SDR 23.5 PIPE AND LOCATION MAP — NOT TO SCALE
T o e FITTINGS. ALL JOINTS TO BE ELASTOMERIC GASKET JOINTS PER ASTM D3212 UNLESS OTHERWSE
o e o NOTED. TAP EXISTING SANITARY 4
12. SANITARY LEADS SHALL BE PROVIDED WITH CLEANOUTS EVERY 100 FEET AND AT EVERY BEND SEWER PIPE. b3
AS SHOWN. ALL CLEANOUTS TO BE PROVIDED WITH E.J.LW. #1565 BOX OR EQUAL. s
DUTY DUTY STRENGTH 13. ALL STORM SEWER 12" DIAMETER OR LARGER SHALL BE REINFORCED CONCRETE PIPE (RCP
— C-76) CLASS IV WITH MODIFIED TONGUE AND GROOVE JOINT WITH RUBBER GASKETS UNLESS .
GRAVEL SHOULDER SPECIFIED OTHERWISE (ASTM C—443). T
14. ALL STORM SEWER LEADS SHALL BE PVC SCHEDULE 40 WITH GLUED JOINTS UNLESS OTHERWISE
NOTED.
15. PIPE LENGTHS ARE GIVEN FROM CENTER OF STRUCTURE AND TO END OF FLARED END SECTION EITTTY %
UNLESS NOTED OTHERWISE. A S CAUTION .
16. THE CITY OF TROY STANDARD DETAIL SHEETS ARE INCORPORATED INTO AND MADE A PART OF © UNDERGROUND UTILITIES AS SHOWN ON THIS
THESE PLANS. CONTRACTOR TO REFER TO THE CITY OF TROY STANDARD DETAIL SHEETS FOR DRAWING ARE ONLY A RO INATE. NO GUARANTEE IS
ALL STRUCTURE, PIPE MATERIALS, BEDDING, TESTING, ETC. NOTES AND DETAILS. GOM LETENESS OR ACCURAGY THEREOF. THE
BM#300 CONTRACTOR SHALL BE E'CLUSIVELY RESTONSIBLE
FOR DETERMINING THE EC/ACT UTILITY LOCATIONS AND
ELEVATIONS CRIOR TO THE START OF CONSTRUCTION.
THIS DRAWING AND DESIGN ARE THE TROTERTY OF
EA, INC. THEY ARE SUBMITTED ON THE CONDITION
THAT THEY ARE NOT TO BE USED, RECRODUCED, OR
CO[IED, IN WHOLE OR IN CART, OR USED FOR
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GENERAL NOTES:

1.

10.

ALL CONSTRUCTION AND MATERIALS SHALL BE IN ACCORDANCE WITH THE CURRENT
STANDARDS AND SPECIFICATIONS OF THE CITY OF TROY.

ALL NECESSARY PERMITS, TESTING, BONDS AND INSURANCES ETC., SHALL BE PAID
FOR BY THE CONTRACTOR. THE OWNER SHALL PAY FOR ALL CITY INSPECTION FEES.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR DUST CONTROL DURING THE PERIODS
OF CONSTRUCTION. THIS SHALL BE CONSIDERED INCIDENTAL TO THE JOB.

PRIOR TO ANY EXCAVATION, THE CONTRACTOR SHALL CONTACT MISS DIG (811) TO
VERIFY THE LOCATION OF ANY EXISTING UNDERGROUND UTILITIES AND SHALL NOTIFY
OTHER REPRESENTATIVES OF OTHER UTILITIES IN THE MCINITY OF THE WORK.

ALL PROPERTIES OR FACILITIES IN THE SURROUNDING AREAS, PUBLIC OR PRIVATE,
DESTROYED OR OTHERWISE DISTURBED DUE TO CONSTRUCTION, SHALL BE REPLACED
AND/OR RESTORED TO THE ORIGINAL CONDITION BY THE CONTRACTOR.

MANHOLE, CATCH BASIN, GATE VALVES AND HYDRANT FINISH GRADES MUST BE
CLOSELY CHECKED AND APPROVED BY THE ENGINEER BEFORE THE CONTRACTOR'S
WORK IS CONSIDERED COMPLETE.

CONTRACTOR SHALL REMOVE AND DISPOSE OF OFF—SITE ANY TREES, BRUSH, STUMPS,
TRASH OR OTHER UNWANTED DEBRIS AT THE OWNER'S DIRECTION, INCLUDING OLD
BUILDING FOUNDATIONS AND FLOORS. BURNING OF TRASH, STUMPS OR OTHER DEBRIS
SHALL NOT BE PERMITTED.

THE CONTRACTOR SHALL PROVIDE ALL NECESSARY BARRICADING, LIGHTS AND TRAFFIC
CONTROL DEVICES TO PROTECT THE WORK AND SAFELY CONTAIN TRAFFIC IN

ACCORDANCE WITH "MMUTCD".

ALL EXCAVATIONS SHALL BE SLOPED, SHORED OR BRACED IN ACCORDANCE WITH
MI—OSHA REQUIREMENTS. THE CONTRACTOR SHALL PROVIDE AN ADEQUATELY
CONSTRUCTED AND BRACED SHORING SYSTEM FOR EMPLOYEES WORKING IN AN
EXCAVATION THAT MAY EXPOSE EMPLOYEES TO THE DANGER OF MOVING GROUND.

ALL REFERENCES TO M.D.O.T. SPECIFICATIONS ARE TO BE IN ACCORDANCE WITH THE
CURRENT STANDARD SPECIFICATIONS FOR CONSTRUCTION.

PAVING NOTES:

1.

ALL WORKMANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH THE CURRENT
STANDARDS AND SPECIFICATIONS OF THE CITY OF TROY AND M.D.O.T.

IN AREAS WHERE NEW PAVEMENTS ARE BEING CONSTRUCTED, THE TOPSOIL AND SOIL
CONTAINING ORGANIC MATTER SHALL BE REMOVED PRIOR TO PAVEMENT
CONSTRUCTION.

SUBGRADE UNDERCUTTING, INCLUDING BACKFILLING SHALL BE PERFORMED TO REPLACE
MATERIALS SUSCEPTIBLE TO FROST HEAVING AND UNSTABLE SOIL CONDITIONS. ANY
EXCAVATIONS THAT MAY BE REQUIRED BELOW THE TOPSOIL IN FILL SECTIONS OR
BELOW SUBGRADE IN CUT SECTIONS, WILL BE CLASSIFIED AS SUBGRADE
UNDERCUTTING.

SUBGRADE UNDERCUTTING SHALL BE PERFORMED WHERE NECESSARY AND THE
EXCAVATED MATERIAL SHALL BECOME THE PROPERTY OF THE CONTRACTOR. ANY
SUBGRADE UNDERCUTTING SHALL BE BACKFILLED WITH SAND OR OTHER SIMILAR
APPROVED MATERIAL. BACKFILL SHALL BE COMPACTED TO 95% OF THE MAXIMUM UNIT
WEIGHT (PER ASTM D—1557) UNLESS OTHERWISE SPECIFIED.

BACKFILL UNDER PAVED AREAS SHALL BE AS SPECIFIED ON DETAILS.

ANY SUB—GRADE WATERING REQUIRED TO ACHIEVE REQUIRED DENSITY SHALL BE
CONSIDERED INCIDENTAL TO THE JOB.

GENERAL UTILITY NOTES:

1.

ALL WORKMANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH THE STANDARDS
AND SPECIFICATIONS OF THE CITY OF TROY AND M.D.O.T.

IT SHALL BE THE CONTRACTORS RESPONSIBILITY TO VERIFY AND/OR OBTAIN ANY
INFORMATION NECESSARY REGARDING THE PRESENCE OF UNDERGROUND UTILITIES,
WHICH MIGHT AFFECT THIS JOB.

ALL TRENCHES UNDER OR WITHIN THREE (3) FEET OR THE FORTY-FIVE (45) DEGREE
ZONE OF INFLUENCE LINE OF EXISTING AND/OR PROPOSED PAVEMENT, BUILDING PAD
OR DRIVE APPROACH SHALL BE BACKFILLED WITH SAND COMPACTED TO AT LEAST

NINETY-FIVE (95) PERCENT OF MAXIMUM UNIT WEIGHT (ASTM D-1557). ALL OTHER
TRENCHES TO BE COMPACTED TO 90% OR BETTER.

WHENEVER EXISTING MANHOLES OR SEWER PIPE ARE TO BE TAPPED, DRILL HOLES 4"
CENTER TO CENTER, AROUND PERIPHERY OF OPENING TO CREATE A PLANE OF
WEAKNESS JOINT BEFORE BREAKING SECTION OUT.

EXACT GRADES AND DEPTHS OF UTILUITIES ARE TO BE CHECKED CLOSELY WITH THE
FIELD ENGINEER PRIOR TO INSTALLATION.

REFER TO CITY OF TROY STANDARD DETAIL SHEETS FOR ADDITIONAL INFORMATION.

STORM SEWER NOTES:

1.

ALL STORM SEWER 12" AND LARGER SHALL BE RCP CLASS IV UNLESS OTHERWISE
NOTED. REFER TO CITY STANDARD DETAILS SHEETS FOR STANDARD BEDDING DETAILS.

JOINTS FOR ALL STORM SEWER 12" AND LARGER SHALL BE MODIFIED TONGUE AND
GROOVE JOINT WITH RUBBER GASKETS UNLESS SPECIFIED OTHERWISE (ASTM C—443)

ALL STORM SEWER LEADS SHALL BE CONSTRUCTED OF PVC SCHEDULE 40 PIPE AT
1.00%Z MINIMUM SLOPE WITH GLUED JOINTS, UNLESS OTHERIWSE NOTED. REFER TO CITY
STANDARD DETAIL SHEETS FOR BEDDING DETAILS.

REFER TO CITY OF TROY STORM SEWER DETAIL SHEETS FOR ADDITIONAL INFORMATION.

WATER MAIN NOTES:

1.

ALL WATER MAIN SHALL BE INSTALLED WITH A MINIMUM COVER OF 6' BELOW FINISH
GRADE. WHEN WATER MAINS MUST DIP TO PASS UNDER A STORM SEWER OR SANITARY
SEWER, THE SECTIONS WHICH ARE DEEPER THAN NORMAL SHALL BE KEPT TO A
MINIMUM LENGTH BY THE USE OF VERTICAL TWENTY TWO AND A HALF (22.5°) DEGREE
BENDS, PROPERLY ANCHORED.

ALL WORKMANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH THE CURRENT
STANDARDS AND SPECIFICATIONS OF THE CITY OF TROY.

ALL TRENCHES UNDER OR WITHIN THREE (3) FEET OR THE FORTY-FIVE (45) DEGREE
ZONE OF INFLUENCE LINE OF EXISTING AND/OR PROPOSED PAVEMENT, BUILDING PAD
OR DRIVE APPROACH SHALL BE BACKFILLED WITH SAND COMPACTED TO AT LEAST
NINETY—FIVE (95) PERCENT OF MAXIMUM UNIT WEIGHT (ASTM D-1557). ALL OTHER
TRENCHES TO BE COMPACTED TO 90% OR BETTER.

ALL TEE'S, BENDS, CONNECTIONS, ETC. ARE CONSIDERED INCIDENTAL TO THE JOB.

PHYSICAL CONNECTIONS SHALL NOT BE MADE BETWEEN EXISTING AND NEW WATER
MAINS UNTIL TESTING IS SATISFACTORILY COMPLETED.

MAINTAIN 10' HORIZONTAL CLEARANCE BETWEEN OUTER EDGE OF WATERMAIN AND ANY
SANITARY SEWER OR STRUCTURE.

ALL WATER MAIN SHALL BE DUCTILE IRON CLASS 54 WITH POLYETHYLENE WRAP.
REFER TO CITY OF TROY WATER MAIN DETAIL SHEETS FOR ADDITIONAL INFORMATION.

SANITARY SEWER NOTES:

1.

DOWNSPOUTS, WEEP TILE, FOOTING DRAINS OR ANY CONDUIT THAT CARRIES STORM OR
GROUND WATER SHALL NOT BE ALLOWED TO DISCHARGE INTO A SANITARY SEWER.

ALL SANITARY LEADS SHALL BE CONSTRUCTED OF PVC SDR 23.5 AT 1.00% MINIMUM
SLOPE.

ALL SANITARY SEWER SHALL BE CONSTRUCTED OF PVC TRUSS PIPE WITH A MINIMUM
DIAMETER OF 8" PER CITY REQUIREMENTS.

JOINTS FOR P.V.C. SOLID WALL PIPE SHALL BE ELASTOMERIC (RUBBER GASKET) AS
SPECIFIED IN A.S.T.M. DESIGNATION D-3212.

REFER TO CITY STANDARD DETAILS FOR PIPE BEDDING DETAILS.

REFER TO CITY OF TROY SANITARY SEWER DETAIL SHEETS FOR ADDITIONAL
INFORMATION.
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TREE PLANT LIST:

LANDSCAPE CALCULATIONS:
PER CITY OF TROY ZONING ORDINANCE

GENERAL SITE LANDSCAPE:
REQUIRED: 20% OF SITE AREA SHALL BE LANDSCAPE MATERIAL

2.05 AC.(89,298 SF) * 20% = .41 AC. (17,860 SF)

PROVIDED: 1.16 AC. (50,495 SF) OF SOFT—SCAPE
(44% LAWN AND PLANT BEDS PROVIDED)

PARKING LOT LANDSCAPE:

REQUIRED: 1 TREE / 8 PARKING SPACES
3' HT BERM OR SHRUB HEDGE WHEN PARKING
IS ADJACENT TO A PUBLIC ROAD

141 PARKING SPACES / 8 = 18 TREES REQUIRED
PROVIDED: 18 TREES

GREENBELT ALONG THE PROPOSED SOUTH ENTRY ACCESS DRIVE
AS REQUESTED BY THE CITY:

REQUIRED: A STRONG ENTRY CONNECTION BETWEEN ROAD AND
HOTEL AS REQUESTED BY CITY.

PROVIDED: 19 GREENBELT TREES, ALONG BOTH SIDES OF ENTRY
ACCESS DRIVE, 14 ENTRY SHRUBS, 24 PERENNIALS, 6 ORNAMENTAL
TREES, AND 12 EVERGREEN TREE BUFFER ALONG SE PROPERTY LINE]

AT GRADE EQUIPMENT SCREENING:
REQUIRED: SCREEN EQUIPMENT WITH LANDSCAPE
MATERIALS, HT. MINIMUM TO EQUAL EQUIPMENT HT.

PROVIDED: EVERGREEN AND DECIDUOUS SHRUB SCREEN

EXISTING RETENTION POND SCREENING:
REQUIRED: SCREEN EXISTING RETENTION BASIN WITH PLANTINGS AS
REQUESTED BY CITY.

PROVIDED: 28 DECIDUOUS TREES, 31 EVERGREEN TREES, AROUND
BASIN PERIMETER. PROVIDE 5 ORNAMENTAL TREES AND 44 SHRUBS
ON WEST SIDE. REPLACE FENCE, WEST SIDE, WITH DECORATIVE
FENCE APPROVED BY CITY. PROVIDE STORM WATER SEED WITHIN
BASIN.

EY:

UELISTING TREES TO REMAIN
WITH TREE CROTECTION FENCE

UUARUING LOT TREES

[IGREENBELT TREES

[ LERENNIALS

[ SCREENING SHRUBS LTREES

['FOUNDATION ULANTINGS AND
ORNAMENTALS BY OWNER

UIRRIGATED SOD LAWN
[CONTRACTOR SHALL RELLACE
DISTURBED AREAS WITH LAWN.
FIELD VERIFY LIMITS OF
DISTURBANCE. [

L'NON - IRRIGATED SEED LAWN
WITH MAT

[1STORM WATER SEED Mi(]
BY CARDNO (5170586-2412

[16-8" DIA. COBBLESTONE AT 12"
MIN. DECTH OVER WEED MAT.

AT EXISITNG
STORM WATER
OUTLET TO
PREVENT
EROSION AND

PROVIDE RIP RAP

WASH OUT AREAS

PROVIDE STORM
WATER SEED MIX

WITH MAT, PREP
BASIN WITH
TOPSOIL BASE.

IN EXISTING BASIN

LINK FENCE WEST
SIDE OF EXISTING
RETENTION BASIN
WITH DECORATIVE

BY CITY.

REPLACE 4' CHAIN

FENCE, APPROVAL

REMOVE BRUSH,

STUMPS AND DEAD

PLANT MATERIAL
BETWEEN FENCE
AND PARKING LOT
TYP.

NON IRRIGATED
SEED LAWN

WITH MAT, TYP.

ALUMINUM EDGE

- @ BETWEEN LAWN AND
+—- PLANT BED TYP.
= s
NI _ .\
' 1T

5 15"

o

BIKE RACK
SEE DTL. SHT.
L-1.2

)

* |—]IRRIGATED

LAWN TYP.

OWNER
OPTIONAL
TREES,
SHRUBS AND
PERENNIALS
TYP.

QUANTITY KEY SYMBOL COMMON NAME SCIENTIFIC NAME SIZE SPEC
5 ALS8 Allegheny Serviceberry Amelanchier laevis 8-10'Ht. B&B
7 AR2.5 Red Sunset Maple Acer rubrum 'Red Sunset’ 25" Cal. B&B
7 AS25 Sugar Maple Acer saccharum 'Green Mountain' 25" Cal. B&B
9 BN10 River Birch Betula nigra 10'Ht. B&B
5 GT25 Skyline Honeylocust Gleditsia triacanthos 'Skyline' Inermis 25" Cal. B&B
6 MS2.5 Sugar Time Crab Malus 'Sugar Tyme' 25" Cal. B&B
9 PC2.5 Cleveland Select Pear Pyrus calleryana 'Cleveland Select’ 2.5" Cal. B&B
8 QB2.5 Swamp White Oak Quercus bicolor 25" Cal. B&B
6 QM2.5 Bur Oak Quercus macrocarpa 25" Cal. B&B
14 TC2.5 Greenspire Linden Tilia cordata ‘Greenspire’ 25" Cal. B&B
EVERGREEN PLANT LIST:
15 PAS8 Norway Spruce Picea abies 8'Ht. B&B
7 PGS Black Hills Spruce Picea glauca 'Densata’ 8" Ht. B&B
24 PS8 Eastern White pine Pinus strobus 8'Ht. B&B
SHRUB PLANT LIST:
30 CS36 Red Twig Dogwood Cornus sericea 36" Ht. Cont.
15 JH6 Hetz Columnar Juniper Juniperus chinensis 'Hetzii Columnaris’ 6 B&B
23 P036 Summerwine Ninebark Physocarpus opulifolius 'Seward' 36" Ht. Cont.
12 SAW24 Anthony Waterer Spirea Spirea x bum. 'Anthony Waterer' 24" Ht. Cont.
42 VD36 Blue Muffin Viburnum Viburnum dentatum 'Christom’ 36" Ht. Cont.
PERENNIAL PLANT LIST:
15 CA Feather Reed Grass Calamagrostis x acutiflora 'Karl Foerster’ 1Gal. Cont
30 HH Happy Returns Daylily Hemerocallis 'Happy Returns’ 1Gal. Cont
3 TREE 3 TREE 3 TgEE 3 TREE 3 TREE
5P mE L ® 5 B ® s B n® 2 ¥
EXISTING TREE
TO _REMAIN TYP.
G}RZEE 2 gREE ﬂvg TREE2 TQREE 2 &REE ®3 TREE § TR% ®3 TREE3 mﬁf é TREE . TR,%E é TREE L =
2 TREE +3
2 TREE 43 ® 2 TREE +3
® ® ®
2 TRI?E +3 2 TREE +3
REMOVE WOOD
. CHIPS, REPLACE
1 WITH TOPSOIL AND
IRRIGATED SOD
LAWN
RESTORE DISTURBED AREA il [ N
WITH LAWN, TYP. I —
CONTRACTOR TO FIELD
VERIFY LIMITS. l ‘
== == N === == == >
= 1 ~1 L~

12" WIDE, 6—8" DIA.
COBBLESTONE BORDER
AT 12" MIN. DEPTH,
OVER WEED MAT. TYP.

=

X%

TREE PROTECTION FENCE
TYP. VERIFY LIMITS
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CAUTION [

THE LOCATIONS AND ELEVATIONS OF ETISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY ATICROUIMATE. NO GUARANTEE IS
EITHER EC/CRESSED OR IMILIED AS TO THE
COMULETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE E[ICLUSIVELY RESTONSIBLE
FOR DETERMINING THE ECACT UTILITY LOCATIONS AND
ELEVATIONS [RIOR TO THE START OF CONSTRUCTION.

THIS DRAWING AND DESIGN ARE THE CROZERTY OF
EA, INC. THEY ARE SUBMITTED ON THE CONDITION
THAT THEY ARE NOT TO BE USED, RETRODUCED, OR
COLIED, IN WHOLE OR IN CART, OR USED FOR
FURNISHING INFORMATION TO OTHERS, WITHOUT THE
RIOR WRITTEN CONSENT OF [EA, INC. ALL COMMON
LAW RIGHTS OF COL'YRIGHT AND OTHERWISE ARE
HEREBY S[ECIFICALLY RESERVED.  © 2015 [EA, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCETED
CONSTRUCTION "RACTICES, CONSTRUCTION
CONTRACTOR WILL BE RE[JUIRED TO ASSUME SOLE
AND COMIILETE RESI'ONSIBILITY FOR OB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE TROCECT, INCLUDING SAFETY OF ALL "ERSONS
AND "ROLERTYLTHAT THIS RELUIREMENT SHALL BE
MADE TO ACTLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORTING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN ROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE "ERFORMANCE
OF WOR[ION THIS TROTECT EICECTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
ROFESSIONAL.

3 FULL WORKING DAYS

BEFORE YOU DIG CALL

811

“now whats below
Call before rou di

MISS Lﬁ System, Inc.

1-800-482-7171 www.missdillnet

TOLL FREE

JEA, Inc.

2430 Rochester Ct, Ste 100
Trol] Ml 48083-1872
t: 248.689.9090
f: 248.689.1044
www.[eainc.com
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PRELIMINARY LANDSCAPE PLAN

CITY OF TROY, OATILAND COUNTY, MICHIGAN
DN.

30500 NORTHWESTERN HIGHWAY, SUITE 525

GROUP 10 MANAGEMENT

OART OF THE SE 14 OF SECTION 12, T. 2N., R. 11E,,

ALOFT AT PNC OFFICE CENTER
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VICTOR m STANLEY" Create a timeless moment.”
Praddc may e patented. Visie VICTORSTANL

ANLEY.COM for details.

TYPE: BRCS-105 (5 LOOPS, 7 BIKES)
(CYCLE SENTRY COLLECTION)
SURFACE MOUNT

BY: VICTOR STANLEY

P: 800-368-2573

QUANTITY: 1
COLOR: POWDER COAT GALV. BLACK

BIKE RACK DETAIL

NOT TO SCALE

TREE PROTECTION WILL BE ERECTED PRIOR TO START OF
CONSTRUCTION ACTIVITIES AND SHALL REMAIN IN PLACE
UNTIL CONSTRUCTION IS COMPLETE.

NO PERSON MAY CONDUCT ANY ACTIVITY WITHIN THE DRIP
LINE OF ANY TREE DESIGNATED TO REMAIN;INCLUDING,
BUT NOT LIMITED TO PLACING SOLVENTS, BUILDING
MATERIAL, CONSTRUCTION EQUIPMENT OR SOIL DEPOSITS
WITHIN DRIP LINES.

GRADE CHANGES MAY NOT OCCUR WITHIN THE DRIP LINE
OF PROTECTED TREES.

DURING CONSTRUCTION, NO PERSON SHALL ATTACH ANY
DEVICE OR WIRE TO ANY REMAINING TREE.

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

TREES LOCATED ON ADJACENT PROPERTY THAT MAY BE
AFFECTED BY CONSTRUCTION ACTIVITIES MUST BE
PROTECTED.

TREES TO BE PRESERVED SHALL BE IDENTIFIED WMITH
FLAGGING PRIOR TO THE TREE CLEARING OPERATIONS.

PROVIDE FENCE AROUND CRITICAL ROOT ZONE OF TREE.

FENCE SHALL BE PLACED IN A CIRCLE WITH A RADIUS OF
1' PER 1" DIAMETER OF THE TREE MEASURED AT 4.5'
ABOVE GROUND.

4' HIGH PROTECTIVE FENCING WITH
STEEL POSTS — 10' O.C.

CRITICAL
""ROOT ZONE |

EXISTING SOIL

TREE PROTECTION DETAIL

NOT TO SCALE

TURF

CURV—RITE ALUMINUM EDGING OR APPROVED
EQUAL WITH NATURAL ALUMINUM FINISH.

BED MEDIA
COMPACTED SUBGRADE

SPECIFICATION FOR LANDSCAPE BED EDGING:

LANDSCAPE BED EDGING SHALL BE CURV—RITE DESIGN 2 (CRD2) AS MANUFACTURED
BY CURV-RITE INC. WAYLAND, MICHIGAN 1.800.366.2878.

(8') EIGHT OR (16') SIXTEEN FOOT SECTIONS SHALL BE USED WITH ONE STAKE PER
(38") THIRTY EIGHT INCHES OF EDGING.

EDGING SHALL BE ALUMINIUM ALLOY 6063 — T6 WITH STAKES BEING 6061—T6.

STAKE SHALL SECURELY ENGAGE EDGING AND SHALL BE ENTIRELY BELOW TOP SURFACE
OF EDGING.

EDGING SHALL HAVE A MINIMUM OF (2") TWO INCHES OF INTERLOCKING OVERLAP
BETWEEN SECTIONS.

INSTALL AS PER MANUFACTURER'S SPECIFICATIONS WITH TOP OF EDGING }"—3}" ABOVE

COMPACTED FINISH GRADE. FINISH GRADE TO BE COMPACTED ON EITHER SIDE OF
EDGING TO MAINTAIN STABILITY.

ALUMINUM EDGE DETAIL

NOT TO SCALE

PLANT SO THAT TOP OF ROOT BALL IS FLUSH
TO GRADE OR 1-—2" HIGHER IF IN POORLY
DRAINED SOILS.

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

DO NOT PRUNE TERMINAL LEADER PRUNE
ONLY DEAD BROKEN BRANCHES.

WITH 2"-3" WIDE FABRIC STRAPS, CONNECT
FROM TREE TO STATE. REMOVE AFTER (1)
ONE YEAR, ALLOW FOR FLEXIBILITY.

(DO NOT USE WIRE & HOSE)

(3) THREE 2"x2" HARDWOOD STAKES DRIVEN A
MIN. OF 18" DEEP FIRMLY INTO SUBGRADE
PRIOR TO BACKFILLING.

SHREDDED HARDWOOD BARK MULCH TO
DRIPLINE. 3" DEEP AND LEAVE 3" CIRCLE OF

BARE SOIL AROUND TREE TRUNK. DO NOT
PLACE MULCH IN CONTACT WITH TREE TRUNK.
FORM SAUCER AROUND PLANT PIT.

SPECIFIED PLANTING MIX, WATER & TAMP TO
E ? REMOVE AIR POCKETS AMEND SOIL PER SITE

3"TYP,

WL

CONDITIONS & TREE REQUIREMENTS.

REMOVE ALL BURLAP FROM TOP 3 OF ROOTBALL.
DISCARD ALL NON—BIODEGRADABLE MATERIAL OFF
SITE.

PLACE ROOTBALL ON UNEXCAVATED OR
TAMPED SOIL.

DECIDUOUS TREE PLANTING DETAIL

NOT TO SCALE

PLANT SO THAT TOP OF ROOT BALL IS FLUSH
TO GRADE OR 1-2" HIGHER IF IN POORLY
r DRAINED SOILS.

W

STAKE JUST BELOW BRANCHES WITH 2"-3"
WIDE NYLON OR PLASTIC STRAPS. CONNECT
FROM TREE TO STAKE, OPPOSITE FROM EACH
OTHER, AND ALLOW FOR FLEXIBILITY. REMOVE
AFTER (1) ONE YEAR. (DO NOT USE WRE &

H SI%'?-I

(3% REE 2"x2" HARDWOOD STAKES DRIVEN A
/— MIN. OF 18" DEEP FIRMLY INTO SUBGRADE
PRIOR TO BACKFILLING.
SHREDDED HARDWOOD BARK MULCH TO
DRIPLINE. 3" DEEP AND LEAVE 3" CIRCLE OF
BARE SOIL AROUND TREE TRUNK. DO NOT
PLACE MULCH IN CONTACT WITH TREE TRUNK.
FORM SAUCER WITH 4" CONTINUOUS RIM.

T
Af

=N

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

REMOVE ALL BURLAP FROM TOP 3 OF ROOTBALL.
DISCARD ALL NON-BIODEGRADABLE MATERIAL OFF
SITE.

PLACE ROOTBALL ON UNEXCAVATED OR
TAMPED SOIL.

EVERGREEN TREE PLANTING DETAIL

NOT TO SCALE

PLANT SO THAT TOP OF ROOT BALL IS FLUSH
TO GRADE OR 1-2" HIGHER IF IN POORLY
DRAINED SOILS.

DO NOT COVER TOP OF ROOTBALL WITH SOIL.

m FORM SAUCER WITH 4" CONTINUOUS RIM.

SHREDDED HARDWOOD BARK MULCH 3" DEEP
AND LEAVE 3" CIRCLE OF BARE SOIL AROUND
TRUNK. DO NOT PLACE MULCH IN CONTACT

P
2"‘\]‘%;\;;")§ WITH TRUNK.
o

FINISH GRADE.

@ SPECIFIED PLANTING MIX. WATER AND TAMP

TO REMOVE AIR POCKETS.

REMOVE ALL BURLAP FROM TOP § OF ROOTBALL.
DISCARD ALL NON-BIODEGRADABLE MATERIAL
OFF SITE.

PLACE ROOTBALL ON UNEXCAVATED OR
TAMPED SOIL.

SHRUB PLANTING DETAIL

NOT TO SCALE

6"TYP.

VARIES PER
SPECIES SEE
PLAN FOR
QUANTITY

VARIES PER
SPECIES SEE
PLAN FOR
QUANTITY

PLANT PERENNIALS EQUAL DISTANCE
IN ALL DIRECTION
PLAN VIEW

3" SHREDDED BARK MULCH. DO NOT
PILE MULCH AGAINST PLANT STEMS

SPECIFIED PLANTING MIX

NOTE: REMOVE ALL CONTAINERS
PRIOR TO PLANTING.

SECTION VIEW

PERENNIAL PLANTING DETAIL

NOT TO SCALE
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GENERAL PLANTING NOTES: B W Jbs
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1.

LANDSCAPE CONTRACTOR SHALL VISIT SITE, INSPECT
EXISTING SITE CONDITIONS AND REVIEW PROPOSED
PLANTING AND RELATED WORK. IN CASE OF
DISCREPANCY BETWEEN PLAN AND PLANT LIST, PLAN
SHALL GOVERN QUANTITIES. CONTACT LANDSCAPE
ARCHITECT WITH ANY CONCERNS.

. CONTRACTOR SHALL VERIFY LOCATIONS OF ALL ON SITE

UTILITIES PRIOR TO BEGINNING CONSTRUCTION ON
HIS/HER PHASE OF WORK. ELECTRIC, GAS, TELEPHONE,
CABLE TELEVISION MAY BE LOCATED BY CALLING MISS
DIG 1-800—482—-7171. ANY DAMAGE OR INTERRUPTION
OF SERVICES SHALL BE THE RESPONSIBILITY OF
CONTRACTOR. CONTRACTOR SHALL COORDINATE ALL
RELATED ACTIVITIES WITH OTHER TRADES ON THE JOB
AND SHALL REPORT ANY UNACCEPTABLE JOB
CONDITIONS TO OWNER'S REPRESENTATIVE PRIOR TO
COMMENCING.

. ALL PLANT MATERIAL TO BE PREMIUM GRADE NURSERY

STOCK AND SHALL SATISFY AMERICAN ASSOCIATION OF
NURSERYMEN STANDARD FOR NURSERY STOCK. ALL
LANDSCAPE MATERIAL SHALL BE NORTHERN GROWN, NO.
1. GRADE.

. CONTRACTOR IS RESPONSIBLE FOR VERIFYING ALL

QUANTITIES SHOWN ON LANDSCAPE PLAN PRIOR TO
PRICING THE WORK.

. THE OWNER'S REPRESENTATIVE RESERVES THE RIGHT TO

REJECT ANY PLANT MATERIAL NOT MEETING
SPECIFICATIONS.

. ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT

TRUNKS AND SYMMETRICAL CROWNS.

. ALL SINGLE TRUNK SHADE TREES TO HAVE A CENTRAL

LEADER; TREES WITH FORKED OR IRREGULAR TRUNKS
WILL NOT BE ACCEPTED.

. ALL MULTI STEM TREES SHALL BE HEAVILY BRANCHED

AND HAVE SYMMETRICAL CROWNS. ONE SIDED TREES OR
THOSE WITH THIN OR OPEN CROWNS SHALL NOT BE
ACCEPTED.

. ALL EVERGREEN TREES SHALL BE HEAVILY BRANCHED

AND FULL TO THE GROUND, SYMMETRICAL IN SHAPE AND
NOT SHEARED FOR THE LAST FIVE GROWING SEASONS.

10.ALL TREES TO HAVE CLAY OR CLAY LOAM BALLS, TREES

WITH SAND BALLS WILL BE REJECTED.

11.NO MACHINERY IS TO BE USED WITHIN THE DRIP LINE OF

EXISTING TREES; HAND GRADE ALL LAWN AREAS WITHIN
THE DRIP LINE OF EXISTING TREES.

12.ALL TREE LOCATIONS SHALL BE STAKED BY LANDSCAPE

CONTRACTOR AND ARE SUBJECT TO THE APPROVAL OF
THE LANDSCAPE ARCHITECT PRIOR TO INSTALLATION OF
THE PLANT MATERIAL.

13.IT IS MANDATORY THAT POSITIVE DRAINAGE IS PROVIDED

AWAY FROM ALL BUILDINGS.

14.ALL PLANTING BEDS SHALL RECEIVE 3" SHREDDED

HARDWOOD BARK MULCH, SEE SPECIFICATIONS.
SHREDDED PALETTE AND DIED MULCH WILL NOT BE
ACCEPTED.

15.ALL LANDSCAPED AREAS SHALL RECEIVE 3" COMPACTED

TOPSOIL.

16.SEE SPECIFICATIONS FOR ADDITIONAL COMMENTS,

REQUIREMENTS, PLANTING PROCEDURES AND WARRANTY
STANDARDS.
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CAUTION [

THE LOCATIONS AND ELEVATIONS OF ETISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY ATICROUIMATE. NO GUARANTEE IS
EITHER EC/CRESSED OR IMILIED AS TO THE
COMULETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE E[ICLUSIVELY RESTONSIBLE
FOR DETERMINING THE ECACT UTILITY LOCATIONS AND
ELEVATIONS [RIOR TO THE START OF CONSTRUCTION.

THIS DRAWING AND DESIGN ARE THE CROZERTY OF
EA, INC. THEY ARE SUBMITTED ON THE CONDITION
THAT THEY ARE NOT TO BE USED, RETRODUCED, OR
COLIED, IN WHOLE OR IN CART, OR USED FOR
FURNISHING INFORMATION TO OTHERS, WITHOUT THE
RIOR WRITTEN CONSENT OF [EA, INC. ALL COMMON
LAW RIGHTS OF COL'YRIGHT AND OTHERWISE ARE
HEREBY S[ECIFICALLY RESERVED.  © 2015 [EA, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCETED
CONSTRUCTION "RACTICES, CONSTRUCTION
CONTRACTOR WILL BE RE[JUIRED TO ASSUME SOLE
AND COMIILETE RESI'ONSIBILITY FOR OB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE TROCECT, INCLUDING SAFETY OF ALL "ERSONS
AND "ROLERTYLTHAT THIS RELUIREMENT SHALL BE
MADE TO ACTLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORTING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN ROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE "ERFORMANCE
OF WOR[ION THIS TROTECT EICECTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
ROFESSIONAL.

3 FULL WORKING DAYS
BEFORE YOU DIG CALL

811

“now whats below

Call before rou dir
MISS Lﬁ System, Inc.

1-800-482-7171 www.missdillnet

TOLL FREE

JEA, Inc.

2430 Rochester Ct, Ste 100
Trol] Ml 48083-1872
t: 248.689.9090
f: 248.689.1044
www.[eainc.com
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ARCHITECTS ENGINEERS PLANNERS

150 West Jefferson Avenue
Suite 1300
Detroit, Ml 48226
WWW.Norr.com
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DATE: August 3, 2016

TO: Planning Commission

FROM: R. Brent Savidant, Planning Director

SUBJECT: CONDITIONAL REZONING APPLICATION (File Number CR JPCR2016-003) —
Proposed McClure Road Apartments, North of Big Beaver, East of Crooks, East

side of McClure (3142, 3114, 3086 McClure), Section 20, From R-1B (One Family
Residential) District to BB (Big Beaver) District

The applicant Tollbrook, LLC seeks a conditional rezoning of the subject parcel from R-1B (One
Family Residential) District to BB (Big Beaver) District. As part of the application, the applicant
submitted a Preliminary Site Plan for a 5-story, 140-room apartment building on McClure Road.

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.

The applicant seeks input from the Planning Commission on this application. The applicant
presented the project to the Planning Commission on July 12, 2016. The Planning Commission
provided feedback. The applicant revised the project based on the feedback, including
reorienting the building and reducing the height of the building.

The next step in the process is scheduling a Planning Commission public hearing. No specific
action by the Planning Commission is required at this time.

Please be prepared to discuss this item at the August 9, 2016 Planning Commission Regular
meeting.

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

G:\Conditional Rezoning\JPCR 2016-003 McClure Road Apartments Sec 20\PC Memo 08 09 2016.docx
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MEMORANDUM

TO: City of Troy Planning Commission
R. Brent Savidant, AICP

FROM: Benjamin R. Carlisle, AICP
DATE: August 2, 2016
RE: McClure Road Apartments

The applicant is requesting a
conditional rezoning of the
subject site encompassing
three (3) parcels located on
the east side of McClure
Road, just north of Big
Beaver. The three parcels
are currently zoned R1-B,
One Family Residential. The
total development  site ) a
acreage is 2.57 acres. The B G
two southernmost lots are e -
improved with a single-
family home. The
northernmost lot is vacant.

ﬁhild health-associates. he,

The application was last B : :
reviewed by the Planning Comm|55|on on July 12, 2016 Please see our July 7th memo for details.

Since that meeting, the applicant has made the following changes to their plans:

e Reduced the number of stories from six (6) to three (3) along northern edge of the building and
transitioning to five (5) stories further south.

e Increased the building setback along the northern property line, which is adjacent to single-
family residential, from 60 feet to 131 feet. The 131-feet setback is to the three-story portion of
the building. The northern property line setback to the 5-story portion of the building is
approximately 165 feet.

o Reduced the number of apartment units from 152 to 140

e Reduced the number of parking spaces from 205 to 199



McClure Road Apartments Conditional Rezoning
August 2, 2016

e Altered the building layout from an L-shaped building to U-shaped building.

e Moved a majority of the at-grade parking from the interior of site based on L-shaped building to
northern portion of site based on new U-shaped building

e Reduced the impervious surface percentage from 73% to 68%

e Reduced the building coverage percentage from 37% to 31%

e Provided architectural and design changes including incorporation of additional materials,
greater building relief and fenestration, and greater variations in the roofline.

Development Details

The applicant proposes to conditionally rezone the property from R1-B, One Family Residential to BB,
Big Beaver Form-Base District.

Comparison Chart-Development Details

Development as proposed
in Proposed on July 2016

Development as proposed on
August 2016

Current Zoning

R1-B

R1-B

Proposed Conditional Rezoning

BB, Big Beaver Form-Based
District

BB, Big Beaver Form-Based District

Site Development Area 2.57 acres 2.57 acres
Use Apartments Apartments
Impervious Coverage 73% 68%
Building Coverage 37% 31%
Units 152 140
Height 6 stories, 66 feet Three (3) along northern edge of
the building and transitioning to
five (5) stories further south.
The height in feet is not indicated
Setbacks Front 30 feet 31 feet
(McClure)
Rear 30 feet 30 feet
Side (north) 60 feet 131 feet to the 3-story portion;
approximately 165 feet to the 5-
story portion.
Side (south) 30 feet 30 feet
Required Parking by Ordinance 298 spaces 280 spaces
Provided Parking 205 spaces including 199 spaces




McClure Road Apartments Conditional Rezoning
August 2, 2016

Surrounding Zoning and Uses:

A table summarizing zoning and uses of the adjacent
properties is as follows:
Direction Zoning Use
North R-1B, One-Family | One Family Residential
Residential
South BB, Big Beaver Office
East BB, Big Beaver | Parking/ Office
(consent
judgement)
West PUD One Family Residential

There was discussion at the last Planning Commission
meeting regarding the process of establishing the Big
Beaver Zoning District in relation to the boundaries in the
Master Plan. Please find the attached memo from Dick

Carlisle providing more detail. I:I R1-B, One Family Residential

Rezoning Standards:

. BB, Big Beaver Form Based District

As set forth in Section 16.03, there are five (5) standards to
consider for a rezoning:

1. The proposed rezoning is consistent with the Master Plan.

2. The proposed rezoning will not cause nor increase any non-conformity.

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

4. The rezoning will not impact public health, safety, or welfare.

5. The rezoning will ensure compatibility with adjacent uses of land.

The applicant should address the aforementioned standards, specifically consistency with Master Plan,
attempts to address to impact upon public health, safety, and welfare of adjacent properties and ensure
compatibility with adjacent use of land. The applicant will be required to submit a traffic study.

The conditions offered by the applicant include the site plan as submitted. The applicant is seeking
Planning Commission input prior to submitting a complete conditional rezoning and site plan
application.

| look forward to discussing this memo.

Sincerely,

Perns . Code?

CARLISL@WORTMAN ASSOC., INC.
Benjamin R. Carlisle, AICP, LEED AP
Principal
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TO: Brent Savidant, Planning Director
City of Troy

FROM: Richard K. Carlisle
DATE: July 26, 2016
RE: Big Beaver Corridor Area

At a recent Planning Commission meeting, we were asked for the basis behind establishing
what is considered the Big Beaver Corridor.

Both the Master Plan and Zoning Ordinance make reference to the Big Beaver Corridor Study,
prepared in 2006. The Study was commissioned by both the City and the DDA with the intent of
transforming Big Beaver into a “World Class” boulevard.

The District Plan incorporated a much larger area than just properties with frontage directly on
Big Beaver. The thinking behind this was that a larger land area was needed to transform the
Corridor into a mixed use, higher density, walkable environment. It was also recognized that
many of the properties that front on Big Beaver do not have sufficient depth to be developed in
a manner envisioned by the Plan.

A key consideration in the District Plan was the Building Height Plan. In short, the Building
Height Plan called for a transition in building height from properties adjacent to Big Beaver
Road to properties interior from the roadway. In other words, higher buildings were envisioned
directly on Big Beaver transitioning to lower buildings adjacent to neighborhoods.

While the range of building heights was from 10-12 stories down to 2-3 stories, | believe the
actual application of the Building Height Plan was intended to be taken in context. The Plan
refers to such modulation in height, considering adjacent land uses.

The regulatory mechanism for implementing the Corridor Plan is the Zoning Ordinance,
specifically the Big Beaver Form Based Code District. The current District boundaries are
depicted on Map 5.04.1: Big Beaver District Regulating Plan. As is the case with many Zoning
Districts, the boundaries are not necessarily coincident with those shown by the Big Beaver
Corridor Plan. Modification of any District boundaries requires a rezoning based, in large part,
on the consistency of the request with the Master Plan and any supporting Plans.

Richard K. Carlisle, President Douglas J. Lewan, Executive Vice President
R. Donald Wortman, Principal John L. Enos, Principal David Scurto, Principal Benjamin R. Carlisle, Principal Sally M. Elmiger, Principal
Brian Oppmann, Associate Laura K. Kreps, Associate



Big Beaver Corridor Area
July 26, 2016

The Big Beaver Form Based Code is more specific about the relationship of height and use to
adjacent properties. There are clear standards to be applied to address the specific issue
regarding transition to adjacent properties that includes the following language found in
Section 5.04.E.4:

4. 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.

b. 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.

c. 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.

In conclusion, the Big Beaver Corridor Plan anticipates a potential Zoning District which is more
expansive than the current Big Beaver Form Based Code. However, in the application of the
Code to any specific parcel or project, the language in the Ordinance is clear in the need to
consider adjacent properties in regards to use, intensity and height.

| hope this answers the concerns the Commission may have. It may be useful to provide the
Commission with excerpts from the Plan which illustrate the concepts | discuss in this opinion. |

have included portions of the Plan. Please let me know if there are additional questions.

Yours Truly,

ReaGo

CARLISLE/WORTMAN ASSOC., INC.
Richard K. Carlisle, AICP
President
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STATEMENT OF SELECTED DESIGN PROFESSIONAL

THESE CONSTRUCTION DOCUMENTS WERE PREPARED FOR COMPLIANCE WITH THE MICHIGAN
CONSTRUCTION CODES IN EFFECT AT THE TIME OF PERMIT SUBMITTAL. ALL ENGINEERS,
CONTRACTORS AND SUPPLIERS INVOLVED WITH THIS PROJECT SHALL COMPLY WITH THE SAME
CODES ISSUED AND APPROVED CODE MODIFICATIONS AND/OR MUNICIPAL CONSTRUCTION BOARDS OF
APPEALS RULINGS AND WHENEVER REQUIRED SHALL PROVIDE SHOP DRAWINGS AND SUBMITTALS
CLEARLY DESCRIBING COMPLIANCE TO THE REGISTERED DESIGN PROFESSIONAL IN RESPONSIBLE
CHARGE FOR REVIEW AND APPROVAL.

REGISTERED DESIGN PROFESSIONAL IN CHARGE:
PETER STUHLREYER. A.LA.
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