500 W. Big Beaver

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

planning@troymi.gov

REGULAR MEETING

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

February 12, 2013 7:00 P.M. Council Chambers

ROLL CALL

APPROVAL OF AGENDA

APPROVAL OF MINUTES - January 22, 2013 Special/Study Meeting

PUBLIC COMMENTS - For Items Not on the Current Agenda

POSTPONED ITEM

CONDITIONAL REZONING APPLICATION (File Number CR 008) — Proposed Tim Horton's Café,
Northwest Corner Square Lake and Dequindre, Section 1, From NN (Neighborhood Node “N”) to CB
(Community Business) District

SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN REVIEW

PUBLIC HEARING — SPECIAL USE AND PRELIMINARY SITE PLAN REVIEW (File Number SU 400)
— Proposed Starbucks/Qdoba Oakland Mall Outlot, Northwest Corner of John R and 14 Mile, Section
35, Currently Zoned GB (General Business) District

PRELIMINARY SITE PLAN REVIEW

PRELIMINARY SITE PLAN REVIEW (File Number SP 979) — Proposed Galleria of Troy, North side of
Big Beaver between Wilshire and I-75, Section 21, Currently Zoned BB (Big Beaver) District

REZONING REQUEST

PUBLIC HEARING — CITY INITIATED REZONING APPLICATION (File Number Z 742) — Proposed
1071 Villa Park (part of Parcel Identification No. 88-20-02-301-010), East Side of Rochester Road,
South of South Boulevard, Section 2, From R-1D (One Family Residential) District to RT (One Family
Attached Residential) District

ZONING ORDINANCE TEXT AMENDMENT

ZONING ORDINANCE TEXT AMENDMENT (File Number ZOTA 245) — Sober Living Facility

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

10. PUBLIC COMMENTS - For Items on Current Agenda

11. PLANNING COMMISSION COMMENTS

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.

WTRY Broadcast Schedule Regular Meetings, Wednesday, 6:00 p.m. and 11: 00 p.m.Study Meetings, Wednesday, 3:00 p.m.
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PLANNING COMMISSION SPECIAL/STUDY MEETING — DRAFT JANUARY 22, 2013

Chair Tagle called the Special/Study meeting of the Troy City Planning Commission to order
at 7:00 p.m. on January 22, 2013 in the Council Board Room of the Troy City Hall.

1. ROLL CALL

Present:.

Donald Edmunds
Michael W. Hutson
Philip Sanzica
Gordon Schepke
Robert Schultz
John J. Tagle

Absent:

Edward Kempen
Tom Krent
Thomas Strat

Also Present:

R. Brent Savidant, Planning Director

Susan Lancaster, Assistant City Attorney

Ben Carlisle, Carlisle/Wortman Associates, Inc.

2. APPROVAL OF AGENDA

Resolution # PC-2013-01-007
Moved by: Schultz
Seconded by: Sanzica

RESOLVED, To approve the agenda as printed.

Yes: All present (6)
Absent: Kempen, Krent, Strat

MOTION CARRIED

3. APPROVAL OF MINUTES

Resolution # PC-2013-01-008

Moved by: Edmunds

Seconded by: Schepke

RESOLVED, To approve the minutes of the January 8, 2013 Regular meeting as
printed.

Yes: All present (6)

Absent: Kempen, Krent, Strat

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

There was no report as the ZBA representative was absent.

6. DOWNTOWN DEVELOPMENT AUTHORITY (DDA) REPORT

There was no January DDA meeting.

7. PLANNING AND ZONING REPORT

Mr. Savidant presented the 2012 Planning Commission Report.

STUDY ITEMS

8. INTERPRETATION OF ZONING ORDINANCE - Residential Treatment and Recovery
Facility

The Planning Commission discussed the tour of the Shelby Township sober living facility
that was conducted on January 17, 2012.

There was discussion on this item.

Paul Smith and David Lord, representing a possible sober living facility in Troy, were
present and participated in the discussion. The potential location for this facility is 2447,
2461 and 2501 Rochester Court.

The Planning Commission reached consensus on their support of sober living facilities
and the need for developing appropriate language in the Zoning Ordinance to permit
and regulate these facilities in Troy.

It was determined that the Planning Department will begin working on draft language
regulating sober living facilities. The Planning Commission agreed that conceptually,
they should be regulated similar to adult foster care facilities. That is, smaller facilities
should be permitted by right in single family neighborhoods but larger facilities, more
commercial in nature, should be permitted by special use in more intense districts such
as multiple family districts.

Some members of the Planning Commission mentioned the importance of informing the
neighbors of potential facilities in the area.
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9. PLANNING COMMISSION CODE OF ETHICS

The Planning Commission discussed the Boards and Committees Code of Ethics
recently adopted by Troy City Council. This document will be provided to Planning
Commission members in the future by the Clerk’s Office.

OTHER BUSINESS

10. PUBLIC COMMENT - Items on Current Agenda

There was no one present who wished to speak.

11. PLANNING COMMISSION COMMENT

There was general discussion.

The Special/Study meeting of the Planning Commission adjourned at 8:45 p.m.

Respectfully submitted,

John Tagle, Chair

R. Brent Savidant, Planning Director

G:\Planning Commission Minutes\2013 PC Minutes\Draft\2013 01 22 Special Study Meeting_Draft.doc



DATE: February 7, 2013

TO: Planning Commission

FROM: R. Brent Savidant, Planning Director

SUBJECT: PUBLIC HEARING — CONDITIONAL REZONING APPLICATION (File
Number CR 008) — Proposed Tim Horton's Café, Northwest Corner

Square Lake and Dequindre, Section 1, From NN (Neighborhood Node *
N”) to CB (Community Business) District

The applicant, Troy-Dequindre Properties, LLC, seeks a conditional rezoning of the
subject parcel from NN (Neighborhood Node) to CB (Community Business) District.
The parcel is approximately 0.68 acres in area. The applicant proposes a Tim Horton’s
Restaurant and Café (with drive-through) on the site.

The Planning Commission discussed this item informally at the May 22, 2012
Special/Study meeting. A Planning Commission public hearing was held on January 8,
2013.

At the January 8, 2013 meeting, the Planning Commission postponed the item for 30
days to provide the applicant an opportunity to submit a traffic study, as offered by the
applicant. The applicant has not provided a traffic study.

The Planning Department recommends postponement of this item, the until such time
that the applicant provides a traffic study and City staff has opportunity to review the
traffic study.

Attachments:
1. Maps
2. Report from CWA
3. Minutes from 01 08 2013 Planning Commission Regular meeting (excerpt)

G:\Conditional Rezoning\CR-008 Tim Hortons Cafe Sec 02\PC Memo 02 12 2013.doc
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PROPOSED RESOLUTION

PUBLIC HEARING — CONDITIONAL REZONING APPLICATION (File Number CR 008)
— Proposed Tim Horton’s Café, Northwest Corner Square Lake and Dequindre, Section
1, From NN (Neighborhood Node “N”) to CB (Community Business) District

Proposed Resolution # PC-2013-02-
Moved by:
Seconded by:

RESOLVED, That the Planning Commission hereby recommends to the City Council
that the NN to CB conditional rezoning request, as per Section 16.04 of the City of
Troy Zoning Ordinance, located on the northwest corner of Square Lake and
Dequindre, within Section 1, being approximately 0.68 acres in size, be granted, for
the following reasons:

) or

(denied, for the following reasons: ) or

1. The proposed rezoning is inconsistent with the City of Troy Master Plan.

2. The proposed use does not meet the Special Use standards of Section 9.03 of
the Zoning Ordinance.

3. The proposed use does not meet the Drive-Through use standards of Section
6.10 of the Zoning Ordinance.

4. The small property area, coupled with the proposed drive-through use and
corner lot location, creates a number of site design issues.

5. The site does not meet minimum parking requirements, and the applicant has
not provided sufficient reasons for granting a parking space reduction.

(postponed, for the following reasons: )

Yes:
No:

MOTION PASSED / FAILED

G:\Conditional Rezoning\CR-008 Tim Hortons Cafe Sec 02\Proposed PC Resolution 2013 02 12.doc



CONDITIONAL REZONING, TIM HORTON'S
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(PUD) Planned Unit Development
(CF) Community Facilities District
(EP) Environmental Protection District
(BB) Big Beaver Road (Form Based)
(MRF) Maple Road (Form Based)
(NN) Neighborhood Nodes (A-U)

(CB) Community Business

(GB) General Business

(IB) Integrated Industrial Business District
(O) Office Building District

(OM) Office Mixed Use

(P) Vehicular Parking District

(R-1A) One Family Residential District
(R-1B) One Family Residential District
(R-1C) One Family Residential District
(R-1D) One Family Residential District
(R-1E) One Family Residential District
(RT) One Family Attached Residential District
(MR) Multi-Family Residential

(MHP) Manufactured Housing

(UR) Urban Residential

(RC) Research Center District

(PV) Planned Vehicle Sales
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Date: January 2, 2013

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

GENERAL INFORMATION

Applicant Burt Kassab

Project Name: Dequindre- Tim Hortons Cafe

Plan Date: November 14, 2012

Location: Northwest corner of Square Lake and Dequindre

Zoning: Neighborhood Node N

Action Requested: Planning Commission review and recommendation to the City Council

for Conditional Rezoning, Special Use Permit, and Preliminary Site Plan.

Required Information: Deficiencies noted.

SUMMARY OF DEVELOPMENT AND PROCEDURE

The 0.68 acre parcel is located in form-based district Neighborhood Node N and regulated as a Site Type
B. The proposed restaurant/café is permitted in Site Type B; however a drive-through use is not
permitted. In early April, Mr. Kassab requested a site reclassification to Site Type A, which does allow a
drive-through in a neighborhood node through a Special Use. The reclassification of Site Types can be
considered by the Zoning Administrator as outlined in Section 5.02.G. In considering the requested
reclassification, the Zoning Administrator found that the application did not meet the reclassification
standards outlined in Section 5.02.G.1-5. It appears that the only limitation to the applicant of the
Neighborhood Node zoning is the prohibition of the drive-through.

Subsequent to the reclassification denial, the applicant has requested to conditionally rezone the
property to CB, Community Business in order to construct a Tim Hortons Café and Bake Shop with a
drive-through. Drive-through uses are permitted by Special Use in the CB District. The requested
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conditional rezoning was informally and conceptually considered by the Planning Commission on May
22, 2012. Please see the attached minutes for more details.

While we support the development of the site as a commercial use, find that a drive-thru use
predicated on a conditional rezoning would not advance the Master Plan intent of Neighborhood Node
N at this location. Most importantly, there are numerous site planning issues created by the limited size
of the property.

There is an appropriate relationship between the safety and impact of drive-throughs and the size and
configuration of a site. A minimum lot size is necessary to ensure safe ingress/egress, sufficient space
for on-site for circulation, reduction of conflict between vehicular and pedestrians, and provision of
buffering to reduce potential impact upon adjacent properties. Current ordinance standards require
each site must be considered on a site- by-site basis when a drive-through is proposed.

The subject parcel is approximately 0.678 acres in area and a relatively small site for a drive-through
restaurant. As a comparison, the existing Tim Horton’s (with drive-through) on Rochester Road is
approximately 0.961 acres, and has only one curb cut. The Tim Horton's (with drive-through) recently
approved on Maple Road is approximately 0.746 acres, and has only one curb cut. These parcels are
both larger than the subject parcel and have only one point of ingress/egress, and therefore fewer
potential traffic conflicts. The small size results in a number of potential turning conflicts between
stacking cars, cars entering or leaving parking spaces, and cars entering or leaving the site. These
potential turning conflicts, in addition to increasing potential vehicular and pedestrian conflicts, could
negatively impact maneuverability and safety both on the site and in the immediate area. In addition to
the relatively small size of this site, a proposed restaurant use in combination with the corner location
also present hindrances for a drive-through. Quick serve restaurants and cafes are the largest parking
generator on a square foot basis. Thus even a small restaurant requires a significant amount of
parking. Secondly, a corner lot location allows for two points of ingress/egress, which adds additional
access and circulation conflict points.

The small property square footage, coupled with the proposed restaurant use and corner lot location
creates the following specific site planning issues:

o Deficiency of eight (8) required parking spaces;

e At least one (1) drive-through stacking space protrudes into the drive-aisle;

e Disjointed parking area;

e Potential deficiency in overall landscaped area;

e Impact on the residential property to the west;

e Access and internal traffic circulation at peak period times;

e Internal pedestrian circulation from the parking lot located behind the drive-through to the

building;

e Internal pedestrian circulation due to location of the preview menu and menu and speaker;

e Lack of a snow storage location;

e High visibility on Square Lake Road of the proposed dumpster enclosure;

e Significant traffic movements and conflict points on a small site; and

e Unknown findings of a future traffic study.

See the site plan review section for more detail. The applicant is seeking a conditional rezoning with a
condition being the submitted site plan. Because of the site planning issues we encourage the applicant
to either:
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1. Add the entire parcel or portions of the parcel to the north. By adding additional area to the

site, a drive-thru use might be feasible because issues of pedestrian and automobile conflict,
tight circulation, and encroachment and impact upon adjacent properties can be mitigated.
Adding the parcel to the north would allow the zoning administrator to potentially reclassify the
site to Site Type A which permits drive-through as a special use.

2. Maintain the retail use but eliminate the drive-through. By eliminating the drive-through the

proposed use is by-right within the underlying NN district, and the applicant would be only
required to go through a site plan review. This could be approved by the Planning Commission
at one meeting.

3. Consider an alternative use of the site.

Neighborhood Node “N” Zoning Map

Briarwood

E. Square Lake IIIIII.IIIIIII

Marble

Colleen

Opal

Dequindre

The proposed development requires the following:

1.

2.

Conditional rezoning from Neighborhood Node N to CB. Conditions of approval include the
submitted site plan including:

0 The site will be used a restaurant/coffee shop;

0 The configuration of the drive thru lane will be as shown on the Site Plan;

0 The location of the building will be the front corner of the site, as shown on the Site Plan;

0 The patio area layout will be as shown on the attached Site Plan (i.e. continuously
connected with and accessible from the sidewalks/plaza like area in the front corner of the
site);

0 The type/location of the bicycle rack will be as shown on the Site Plan; and

0 The fagade of the building will be as shown on the enclosed elevations.

Preliminary Site Plan approval.




Dequindre Tim Hortons - Conditional Rezoning, Special Use, and Site Plan Review.

3. Special Use for drive-thru.

PART 1: CONDITIONAL REZONING

Master Plan

Neighborhood nodes are the concentrated, commercial and mixed-use centers situated at major
intersections. The Master Plan for this node calls for:

Neighborhood Node N: Low-intensity commercial uses should remain, but redevelopment should
include an integrated compact residential component, live/work units, or small office. Service-
oriented development in combination with new residential development would provide a unique
setting here.

The proposed use as commercial (without a drive-through) is appropriate and encouraged. A
commercial use, built to the form-based district design standards outlined in the Zoning Ordinance, fits
the intent of this node and would greatly enhance and serve the adjacent neighborhood well. However,
due to site planning issues (most specifically the small size of the parcel), the intent to develop more
urban form buildings and pedestrian-oriented areas, and the character of the surrounding
neighborhood (see Neighborhood Node N section below), a drive-through use on this parcel was not
considered or intended in the Master Plan.

Zoning Background

Site Type B in neighborhood nodes permits a number of uses including attached and multiple family
residential, office/institution, service, and retail uses such as a Tim Hortons. However, a drive-thru
within Site Type B in any neighborhood node is not permitted. In early April, Mr. Kassab requested a
site reclassification to Site Type A, which does allow a drive-thru in a neighborhood node through a
Special Use. In considering the requested reclassification, the Zoning Administrator applies the
standards outlined in Section 5.02.G.1-5. It was the Zoning Administrator’s finding and our concurrence
that the application did not meet the standards for reclassification, and thus the reclassification was
denied. Please see attached letter from the Zoning Administrator for more details.

Considerations for Rezoning from Neighborhood Node N to CB, Community Business

Neighborhood nodes are located at major intersections adjacent to residential neighborhoods. These
nodes are intended to serve as commercial and mixed use centers serving as places to meet the basic
needs of the neighborhoods, as well as the community as a whole. The key parcels within the
neighborhood nodes are the corner parcels at these major intersections. Because the parcel in question
is a corner parcel, its importance to develop under the regulations of Site Type B and the design
standards outlined in the Neighborhood Node is a key to the future development and the
implementation of Neighborhood Node N. A potential rezoning of this parcel to CB, especially in
consideration of a drive-through, could limit the remaining parcels in the node to develop under the
Neighborhood Node N - Site Type B regulations. This is especially true for the parcel to the north,
which would be an isolated Neighborhood Node N parcel surrounded by differentiating zoning districts.

The applicant has done a nice job of attempting to adhere to the building placement requirements of
the Neighborhood Node. However, due to site planning restrictions, a rezoning of this parcel with a
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drive-through use would greatly limit the implementation of the Neighborhood Node N as envisioned in
the Master Plan.

SECTION 16.04.C.3

The Zoning Ordinance identifies five (5) findings that the Plan Commission should evaluate when
considering a Conditional Rezoning petition (Section 16.04.C). A Conditional Rezoning may only be
approved upon a finding and determination that all of the following are satisfied:

a)

b)

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

The site is only 0.68 acres in area. The site appears too tight for adequate circulation for a
drive-through use and creates the potential for both automobile and pedestrian conflicts.
Furthermore, the size limitation of the site does not allow for adequate buffering from
adjacent residential uses.

The conditions, proposed development and/or proposed use are not in material conflict with
the Master Plan, or, if there is material conflict with the Master Plan, such conflict is due to one
of the following:
I.  Achange in City policy since the Master Plan was adopted.
Il. A change in conditions since the Master Plan was adopted.
lll.  Anerrorin the Master Plan.

The form-based district permits a wide range of uses with site type B. Use groups 2
(residential/lodging), 3 (office/institution) and 5 (retail/entertainment/service) are all
permitted by right within site type B (see Table 5.06.C-1). There do not appear to be any
reasons that would preclude the site being used for any of these purposes, nor does your
application mention any.

A drive-through use on this site would be a significant deviation from the Master Plan, which
calls for the following in Node N: “Low-intensity commercial uses should remain, but
redevelopment should include an integrated compact residential component, live/work units,
or small office.

Service-oriented use development in combination with new residential development would
provide a unique setting here”. The drive-through component is more intense and less
compact than what is planned for this particular node.

The proposed use as commercial (without a drive-through) is appropriate and encouraged. A
commercial use, built to the form-based district design standards outlined in the Zoning
Ordinance, fits the intent of this node and would greatly enhance and serve the adjacent
neighborhood well. However, due to site planning issues (most specifically the small size of
the parcel), the intent to develop more urban form buildings and pedestrian-oriented areas,
and the character of the surrounding neighborhood (see Neighborhood Node N section
below), a drive-through use on this parcel was not considered or intended in the Master Plan.
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c) The conditions, proposed development and/or proposed use are in accordance with all terms
and provisions of the zoning district to which the land is to be rezoned, except as otherwise
allowed in the Conditional Rezoning Agreement.

If the applicant were able to address the identified site planning issues, the proposed
conditions are in accordance with all terms of the CB zoning districts.

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

In regards to utilities, the site is adequately served. However, the Engineering Department
has asked for a traffic study to determine any necessary on-site and/or public road
improvements. The applicant has requested that a traffic study be provided at a later date
(see Traffic section, below)

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

While a restaurant/café use would serve the adjacent neighborhood, the size limitation of the
site does not allow for adequate buffering of the drive-through from adjacent residential
uses.

PART 2: SITE PLAN

Traffic

Parking, traffic, and circulation for this site must be carefully examined. The Engineering Department
has requested a traffic study to review the need for a deceleration lane on Square Lake, internal
circulation, and potential for restricting left turns in and out of the site. The other Tim Horton locations
that have been built in Troy have been on higher volume roads including Big Beaver and Rochester
(both 6-lane boulevards) and Maple (5-lane road which required that they provide a right turn lane or at
least infill the one that stopped short of the existing site). In addition, Dequindre is a County border
road, so any work in the Dequindre ROW or impact from the development on Dequindre may need
input/permits from Sterling Heights/Macomb County/Oakland County.

The applicant has noted that they do not want to incur the expense of conducting a traffic study
without some assurance from the City that the project will be approved. However, because this is a
Conditional Rezoning where a condition is the submitted site plan, findings of the traffic study may
affect site layout. If the Planning Commission is inclined to approve the project we recommend that
applicant provide a traffic study prior to a recommendation of the conditional rezoning and preliminary
site plan approval. If the Planning Commission was to recommend approval and the traffic study
requires site plan changes, the applicant would be required to revise the conditional rezoning request.
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Access:

Access to the site will be via a curb cut off Square Lake and a curb cut off Dequindre. The Engineering
Department notes that both approaches are irregularly shaped. The applicant should try to reconfigure
the approaches so that they enter the property perpendicular to the property line and then provide the
necessary radii to match up to the parking lot. This would result in a more typical parking lot layout.

Circulation:

The proposed building would be located at the corner of the site, with all parking spaces located to the
side and rear. A proposed drive-through lane is located within the parking lot to the rear of the
building. The small size of the lot does not allow for an escape lane. The width of the stacking lane is 13
feet; however the width may be reduced to 10 feet. As noted, the tenth car stacking space protrudes
into the drive-aisle creating a circulation issue.

While the site will be provided with sidewalks along Square Lake and Dequindre, internal pedestrian
circulation is difficult. Access to the building from the parking lot behind the drive-through will require
pedestrians to cross the drive-through lane. In addition, the applicant will need to move the location of
the preview menu and menu board and speakers as they are located in the middle of the pedestrian
sidewalk. There must be at least a clear 5-foot wide walkway. The applicant should address pedestrian
conflict issues.

There is a significant amount of traffic movements and conflict points.

Items to be Addressed: 1). Provide traffic study prior to Planning Commission recommendation of
Conditional Rezoning and Preliminary Site Plan approval; 2). Reconfigure the approaches so that they
enter the property perpendicular to the property line; 3). Reduce drive-through width to 10 feet; and 4).
Reconfigure layout so that the tenth required stacking space does not protrude into drive-aisle.

Section 13.06 provides the following parking requirements:

Required Provided Compliance
Tim Hortons: 28 spaces 20 spaces Non-Compliant
1 space per 70 net sq/ft
Stacking Spaces 10 9 Non-Compliant
Barrier Free 1 2 Compliant
Bicycle Parking 2 2 Complaint
Loading 0 0 Compliant

The applicant is deficient by eight (8) parking spaces. The Planning Commission may reduce the
required parking provided that the applicant provide evidence that such parking is not necessary. The
approved Maple Road Tim Hortons was exactly the same square footage and provided 22 spaces.
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Items to be Addressed: Provide 8 additional spaces, or provide evidence that providing only 18
spaces is sufficient to address site parking needs.

Area, Width, Height, and Setbacks

Section 4.13 establishes the dimensional requirements for the CB District. Though rezoned to CB to
allow for the drive-through, the applicant has attempted to construct the site plan in accordance to site
orientation requirements of the Neighborhood Node Form-Based District. We have included
Neighborhood Node Form Based Requirements for information only. The requirements and the
proposed dimensions are as follows:

Front (Square Lake) 10’ minimum 0’ build-to-line 10 feet Complies
setback
Front (Dequindre) 10’ minimum 0’ build-to-line (may be 23.6 feet Complies
setback increased by the
Planning Commission to
30 foot with inclusion of
plaza)
Side (West) 20" minimum o’ 160 feet Complies
setback
Side (North) 20’ minimum o’ 35.5 feet Complies
setback
Building Height Maximum 2 stories, Maximum 3 stores, 45 20 feet Complies
30 feet.
Minimum Distance 75’ Not Applicable Over 160’ Complies
from a residential
building
Lot Coverage Not Applicable 30 percent 21.1% Not applicable
for CB district
Landscape Open 20 percent 20 percent Information Information
Space Not Provided | Not Provided

Applicant shall confirm that they have provided the necessary landscaped area.
Items to be Addressed: Provide landscape area information.
The applicant did not provide a Photometric Plan, as required.

Items to be Addressed: Provide a Photometric Plan in compliance with Article 13.
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Landscaping Plan

The application includes a landscape plan.

Greenbelt: 10 feet in width along Square | 10 feet 10 feet Compliant
Lake Road and Dequindre Road

Street Trees: The Ordinance requires that | Square Lake: 8 | Square Lake: 5 | Replace

the greenbelt shall be landscaped with a | deciduous deciduous and 3 | ornamental trees
minimum of one (1) deciduous tree for ornamental with deciduous
every thirty (30) lineal feet, or fraction

thereof, of frontage abutting a public road | Dequindre: 5 | Dequindre: 5

right-of-way. deciduous street trees

Site landscaping: A minimum of twenty | 20% Information not | Provide required
percent (20%) of the site area shall be provided information
comprised of landscape material.

Parking Lot Landscaping: 1 tree for every | 4 trees 3 trees Provide one
8 parking spaces. Trees may be located additional tree

adjacent to parking lot with planning
commission approval.

Screening Between Lland Uses: 80% | 80% opacity | Alternative 3: mix | Compliant

opacity with one of | of large and
three options narrow evergreen
trees

Based on a 0.68 acre site, the applicant is required to provide 592 sq/ft of landscaped area. The
applicant should confirm if they are have met this requirement. The applicant should indicate on site
plan where snow storage is proposed. Lastly, the applicant should provide trash enclosure details; the
applicant is encouraged to match the enclosure materials with the masonry of the building.

Items to be Addressed: 1.) Provide overall landscaping calculation; 2.) Replace ornamental trees with

deciduous ones along Square Lake; and 3). Provide one (1) additional parking lot tree; 4). Indicate on-site
snow storage; and 5). Provide trash enclosure detail.

DESIGN STANDARDS

A condition of the Conditional Rezoning is the compliance of the facades to the Neighborhood Nodes
Form Based design standards.

Building Orientation and Entrance

a. Primary Entrance: The primary building entrance shall be clearly identifiable and useable and
located in the front fagade parallel to the street. Complies
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b. Recessed Doorways. Where the building entrance is located on or within five (5) feet of a lot
line, doorways shall be recessed into the face of the building. Not applicable

c. Residential Dwellings. Entrances for all residential dwellings shall be clearly defined by at least
one (1) of the following:
I Projecting or recessed entrance. A recessed entrance is required if the building entrance
is located on or within five (5) feet of the lot line.
Il.  Stoop or enclosed or covered porch.
1. Transom and/or side light window panels framing the door opening.
IV.  Architectural trim or unique color treatments framing the door opening

Not Applicable

Ground Story Activation

a. 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 facade. 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.

It appears that the applicant is deficient in meeting the fifty (50) percent transparency
requirements along Square Lake and Dequindre and the 30% facing the parking area.

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.

Through the use of setbacks, and landscaping, the applicant has met this requirement.

Site Access and Parking

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

The applicant has not provided the necessary parking. See parking section.

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.

10
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Not Applicable

l. 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.
Complies

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.

The applicant has screened their parking lot in compliance with section 13.0.2.C.

Items to be Addressed: None

STANDARDS

Special Use Standards of Approval

In the OM District, restaurants with drive-through service are permitted as a special use. For any special
use, according to Section 9.02.D, the Planning Commission shall “...review the request, supplementary
materials either in support or opposition thereto, as well as the Planning Department’s report, at a
Public Hearing established for that purpose, and shall either grant or deny the request, table action on
the request, or grant the request subject to specific conditions.” Section 9.03 states that before
approving any requests for Special Use Approval, the Planning Commission shall consider:

1. Compatibility with Adjacent Uses. The Special Use shall be designed and constructed in a manner
harmonious with the character of adjacent property and the surrounding area. In determining
whether a Special Use will be harmonious and not create a significant detrimental impact, as
compared to the impacts of permitted uses.

The site is only 0.68 acres in area. The site appears too tight for adequate circulation for a
drive-through use and creates the potential for both automobile and pedestrian conflicts.
Furthermore, the size limitation of the site does not allow for adequate buffering from
adjacent residential uses. The special use as designed and constructed is not harmonious
with the character of adjacent property and the surrounding area.

11
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2. Compatibility with the Master Plan. The proposed Special Use shall be compatible and in accordance
with the goals and objectives of the City of Troy Master Plan and any associated sub-area and
corridor plans.

The proposed use as commercial (without a drive-through) is appropriate and encouraged. A
commercial use, built to the form-based district design standards outlined in the Zoning
Ordinance, fits the intent of this node and would greatly enhance and serve the adjacent
neighborhood well. However, due to site planning issues (most specifically the small size of
the parcel), the intent to develop more urban form buildings and pedestrian-oriented areas,
and the character of the surrounding neighborhood (see Neighborhood Node N section
below), a drive-through use on this parcel was not considered or intended in the Master Plan.

3. Traffic Impact. The proposed Special Use shall be located and designed in a manner which will
minimize the impact of traffic, taking into consideration: pedestrian access and safety; vehicle trip
generation (i.e. volumes); types of traffic, access location, and design, circulation and parking design;
street and bridge capacity and, traffic operations at nearby intersections and access points. Efforts
shall be made to ensure that multiple transportation modes are safely and effectively accommodated
in an effort to provide alternate modes of access and alleviate vehicular traffic congestion.

The subject parcel is a relatively small site for a drive-through restaurant, at a corner location
with two points of access. This small size results in a number of potential turning conflicts
between stacking cars, cars entering or leaving parking spaces, and cars entering or leaving
the site. These potential turning conflicts, in addition to increasing potential vehicular and
pedestrian conflicts, could negatively impact maneuverability and safety both on the site and
in the immediate area.

4. Impact on Public Services. The proposed Special Use shall be adequately served by essential public
facilities and services, such as: streets, pedestrian or bicycle facilities, police and fire protection,
drainage systems, refuse disposal, water and sewage facilities, and schools. Such services shall be
provided and accommodated without an unreasonable public burden.

The proposed use should not produce any additional impact on other public services, such as
police or utilities, beyond what would normally be experienced for other uses in the district.
However, based on findings of the traffic study, additional site plan changes and public street
improvements may be necessary.

5. Compliance with Zoning Ordinance Standards. The proposed Special Use shall be designed,
constructed, operated and maintained to meet the stated intent of the zoning districts and shall

comply with all applicable ordinance standards.

The applicant is deficient, or potentially deficient in several zoning ordinance standards. The
applicant should either seek the required relief or amend site plan as noted.

The Planning Commission is also required to generally consider the following for any special use
application:

12
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1. The nature and character of the activities, processes, materials, equipment, or conditions of
operation; either specifically or typically associated with the use.

The small size results in a number of potential turning conflicts between stacking cars, cars
entering or leaving parking spaces, and cars entering or leaving the site. These potential
turning conflicts, in addition to increasing potential vehicular and pedestrian conflicts, could
negatively impact maneuverability and safety both on the site and in the immediate area.

2. Vehicular circulation and parking areas.
The proposed site plan presents circulation and parking area issues.
3. Outdoor activity, storage and work areas.

The proposed use does not include any outdoor activity, storage, or work areas, thus this
standard is not applicable.

4. Hours of operation.

While, the proposed use is in an area where similar uses provide service to neighborhood
from early morning to evening, the use is proposed for 24-hours. A 24-hour drive-through use
may impact the adjacently western property, specifically queuing cars and the noise of the
menu board speaker.

5. Production of traffic, noise vibration, smoke, fumes odors, dust, glare and light.

A 24-hour drive-through use may impact the adjacently western property, specifically noise of
the menu board speaker and noise, and fumes from queuing cars.

Drive-Through
Use Standards
Section 6.10 provides specific use requirements for drive-through facilities.

A. Ingress and egress to drive-through facilities shall be part of the internal circulation of the site and
integrated with the overall site design. Clear identification and delineation between the drive-
through facility and the parking lot shall be provided. Drive-through facilities shall be designed in a
manner which promotes pedestrian and vehicular safety.

The subject parcel is approximately 0.678 acres in area. This is a relatively small site for a
drive-through restaurant, particularly one on a corner, with two curb cuts. This small size
results in a number of potential turning conflicts between stacking cars, cars entering or
leaving parking spaces, and cars entering or leaving the site. These potential turning conflicts,
in addition to increasing potential vehicular and pedestrian conflicts, could negatively impact
maneuverability and safety both on the site and in the immediate area.

13
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B. Single-lane drive-throughs may be located at the side of a building. Multiple-lane drive-throughs
shall be located in a manner that will be the least visible from a public thoroughfare. Canopy design
shall be compatible with the design of the principal building and incorporate similar materials and

architectural elements.

Compliant

C. Each drive-through facility shall provide stacking space meeting the following standards:

1. Each stacking lane shall be one-way, and each stacking lane space shall be a minimum

of ten (10) feet in width and twenty (20) feet in length.

2. If proposed, an escape lane shall be a minimum of twelve (12) feet in width to allow

other vehicles to pass those waiting to be served.

3. The number of stacking spaces per service lane shall be provided for the uses listed
below. When a use is not specifically mentioned, the requirements for off-street
stacking space for the use with similar needs, as determined at the discretion of the
Zoning Administration, shall apply.

Table 6.10

Use

Stacking Space Per Service Lane

Banks, Pharmacy, Photo Service, and Dry Cleaning

4

Restaurants with Drive-Through 10
Auto Washes (Self-Service)
Entry 2
Exit 1
Auto Washes (Automatic)
Entry 8
Exit 2

The applicant has not provided adequate stacking area. The tenth car stacking space

protrudes into the drive-aisle creating a circulation issue.

Sincerely,

14




PLANNING COMMISSION REGULAR MEETING — DRAFT JANUARY 8, 2013

CONDITIONAL REZONING REQUEST

5. PUBLIC HEARING — CONDITIONAL REZONING APPLICATION (File Number CR 008)
— Proposed Tim Horton’s Café, Northwest Corner Square Lake and Dequindre, Section 1,
From NN (Neighborhood Node “N”) to CB (Community Business) District

Mr. Hutson informed the Board he has a client who might be involved in litigation with
the petitioner's law partner. Mr. Hutson asked to recuse himself from discussion and
deliberation on this item to avoid any appearance of impropriety.

The Board had no objection to the request.
[Mr. Hutson exited the meeting.]

Mr. Carlisle gave a review of the Conditional Rezoning application. Mr. Carlisle said the
proposed drive-through use predicated on a conditional rezoning would not advance the
Master Plan intent of the Neighborhood Node “N” zoning classification. He addressed
the size of the parcel in relation to the drive through, the restaurant use in terms of
parking and the corner location with two access points.

Mr. Carlisle further identified specific site plan issues:

Deficiency in parking spaces; 20 provided, 28 required.

Requirement of 10 stacking spaces; 10" stacking space protrudes into drive aisle.

Bisected / disjointed parking area.

Potential deficiency in overall landscape area; 20% required, plan does not indicate.

Impact on residential property to the west.

Access and internal traffic circulation; specifically in morning and evening hours.

Internal pedestrian circulation; both from parking lot to building and in location of

menu/speaker board.

Lack of snow storage location.

e Dumpster location; high visibility on Square Lake Road.

e Unknown specifics from future traffic study; petitioner expressed feedback from
Planning Commission prior to providing traffic study.

Mr. Carlisle did not recommend approval of the Conditional Rezoning application, as
submitted. He offered the following suggestions:

o Consider adding a portion, if not all, of the parcel to the north.

0 Keep restaurant use but eliminate the drive-through.

o Consider an alternative use of site.

Mr. Savidant announced the Planning Department received 16 email messages from
residents in the area, of which copies were distributed to members prior to the beginning
of tonight’'s meeting.

The petitioner, Burt Kassab, was present. Mr. Kassab stated the property owner, Sam
Askar, is present and in the audience. Mr. Kassab addressed the size of the parcel. He
compared the proposed Tim Horton restaurant site to two existing Tim Horton
restaurants in Troy on Rochester Road and Maple Road, as relates to parcel size and
building size. Mr. Kassab said they have tried to meet the Neighborhood Node
requirements in every respect.
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Mr. Kassab reported the overall landscaped area is 21.1%; exceeding the 20%
requirement. He stated Tim Horton’s corporate office is satisfied that the 20 parking
spaces provided will be sufficient. Mr. Kassab said the parcel to the north provides a
great buffer to the residential neighborhood. He addressed the location and decibel
level of the menu/order board that faces Square Lake, indicating it should have no affect
on the neighborhood. Mr. Kassab said a drive through restaurant is a corporate
requirement.

Mark Kellenberger, Tim Horton’s project planner, was present. Mr. Kellenberger said to
his knowledge, all freestanding Tim Horton restaurants in Michigan are drive-through
restaurants; those without drive-through’s are located in non-traditional locations.

There was discussion on the following:
e  Curb cuts / access points.
o Critical to petitioner to attract business from both Square Lake and Dequindre
Roads.
o Curb cuts currently exist, installed by City during widening of right of way.
o0 Affect on development should traffic study determine elimination of one curb
cut to potentially alleviate traffic issues.
= Petitioner stated restaurant operations would likely not go forward with
development.
= Elimination could potentially create more traffic issues.
o Engineering review had comments on curb cuts; asked petitioner to provide
traffic study.
o Deficiency of eight (8) parking spaces.
0 Restaurant operations satisfied proposed parking is sufficient.
e  Traffic, internal circulation, drive-through.
0 Morning hours draw majority of business, heaviest traffic and drive-through
use.
0 Afternoon/evening hours light; new marketing strategy to attract customer
base.
0 Configurations of turn lanes at intersection.
0 No escape lane proposed.
e Buffer to residential.
o Dense evergreens to west and north.
o0 Fence around property line.
o Parcel to north acts as buffer.
o0 Masonry wall on west.
¢ Noise levels; petitioner addressed menu board location.
e  Property to north; parcel larger in size than subject parcel.
e Positive features of site plan, restaurant use and location.
o Patio.
o Walkability.
0 Two access points.
o Good fit for potential customer base; nearby hospital.
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PUBLIC HEARING OPENED

The following residents spoke in opposition:

Residents who spoke in opposition expressed concerns with:

Tom Dombrowski 2900 Briarwood Ct
Robert Cantlon 2864 Briarwood
Prabhakar Vallury 2878 Briarwood
Matthew Zelenak 2819 Briarwood
Pari Tathavadekar 2861 Briarwood
Lisa Havlish 2875 Briarwood
Srivatsan Santhanam 2945 Briarwood
Ritika Undemane 2892 Briarwood
Anup Gongle 2936 Briarwood
Norman Balston 2916 Briarwood
Akram Muhammad 2978 Briarwood

24-hour operation.

Drive through facility.

Traffic congestion, signalization.
Internal circulation; stacking of cars.
Noise level.

Lights.

Garbage, litter.

Overall safety.

Safety of school children; bus pickup.
Re-use of existing vacant parcels.
Loitering; negative impact on children.
Non-friendly sidewalk/bicycle use.
Deviation from Master Plan intent.

The following resident spoke in favor:

G. James Grix 2508 Coral

Mr. Grix said a restaurant would generate revenue, offer employment and a ‘go to’
place for the neighborhood. He said other cities are attracting drive-through

restaurants and potential revenue because Troy turns them away.

PUBLIC HEARING CLOSED

Discussed followed:

Site plan design as relates to positive features and deficiencies.

0 Stacking spaces critical; no provision to waive Zoning Ordinance requirement.

Master Plan intent.

Responsibility of Planning Commission; health, safety and welfare of residents.

Potential impact / non-impact on neighboring residents.
Limited operational hours for drive through.
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e Approval process.
0 Recommendation to City Council.
o Conditions to site plan must be volunteered by petitioner.
o Site plan, if approved, would not come back before Board.
e Consider noise/decibel study.
e Potential of traffic study to impact lay of the property.
o0 Site plan might not come back before Board.
e Legal opinion to complete Conditional Rezoning Agreement and traffic study prior to
recommendation to City Council.

The property owner, Sam Askar, addressed attempts to develop parcel after purchasing
it from the City seven years ago. Mr. Askar said the asking price of the property to the
north is high, and even if acquired a larger Tim Horton restaurant would be proposed.
He intimated that most likely the Tim Horton’s corporate office would go to another city
with a proposal if the Board does not approve this application. Mr. Askar, noting he is
familiar with the area, addressed the concern expressed for the safety of school children.

Mr. Kassab said he believes the asking price of the parcel to the north is above market
and informed the Board that negotiations could not be reached with the two owners.

Mr. Kassab said if the Board chose to postpone the item, he would work on traffic study
issues and relocation of the dumpster.

Resolution # PC-2013-01-003
Moved by: Schultz
Seconded by: Krent

RESOLVED, To postpone the item for thirty (30) days, not to exceed 30 days.
Yes: All present (9)

MOTION CARRIED
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CITY OF TROY, OAKLAND COUNTY, MICHIGAN

CONDITIONAL REZONING PLANS FOR

43003 DEQUINDRE ROAD

SITE

LOCATION MAP

NOT TO SCALE

PROJECT DATA

DEVELOPER /APPLICANT

TIM DONUT U.S. LIMITED, INC.

CONTACT: MARK KELLENBERGER

565 EAST GRAND RIVER AVENUE., SUITE 101
BRIGHTON, MI 48116

OFFICE PH: 810.844.2747

MOBILE PH: 248.770.1915

CIVIL ENGINEER/SURVEYOR/LANDSCAPE ARCHITECT

METRO CONSULTING ASSOCIATES
CONTACT: MATTHEW W. BUSH, PE
6001 SCHOONER DRIVE
BELLEVILLE, MI 43111

PH: 734.483.1427

FAX: 734.483.3431

SITE _PLAN/BUILDING PERMITTING

CITY OF TROY, PLANNING DEPARTMENT
CONTACT: R. BRENT SAVIDANT

500 WEST BIG BEAVER ROAD

TROY, MI 48084

PH: 248.524.3300

AERIAL MAP

SCALE: 1"=40’

CONSTRUCTION  SITE  SAFETY IS THE RESPONSIBILITY OF THE CONTRACTOR.
NEITHER THE OWNER NOR THE ENGINEER SHALL BE EXPECTED TO ASSUME ANY
RESPONSIBILITY FOR SAFETY OF THE WORK, OF PERSONS ENGAGED IN THE WORK,
OF ANY NEARBY STRUCTURES, OR OF ANY OTHER PERSONS.

COPYRIGHT @ 2012 METRO CONSULTING ASSOCIATES; ALL RIGHTS RESERVED.

THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE SHOWN IN AN
APPROXIMATE WAY ONLY AND HAVE NOT BEEN [INDEPENDENTLY VERIFIED. THE
CONTRACTOR SHALL DETERMINE THE EXACT LOCATION OF ALL EXISTING UTILITIES
BEFORE COMMENCING WORK, AND AGREES TO BE FULLY RESPONSIBLE FOR ANY
AND ALL DAMAGES WHICH MIGHT BE OCCASIONED BY THE CONTRACTOR’S FAILURE
TO EXACTLY LOCATE AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES.

Know what's below.

Call before you dig.

NOT FOR CONSTRUCTION

Z

VICINITY MAP

NOT TO SCALE

SHEET INDEX

01 COVER SHEET

02 EXISTING CONDITIONS PLAN

03 PRELIMINARY LAYOUT PLAN

04 PRELIMINARY LANDSCAPE PLAN
05 PRELIMINARY GRADING PLAN

06 PRELIMINARY UTILITY ROUTING PLAN

PROJECT NARRATIVE

CONDITIONAL REZONING SUBMITTAL
REVISIONS PER CLIENT

ISSUED FOR:

10-03-2012
1M—=14-2012

DATE:

REV:

- METRO CONSULTING ASSOCIATES

734.483.3431

.
-

MICHIGAN 48111
FAX

6001 SCHOONER DRIVE
www.metroca.net

734.483.1427

BELLEVILLE,

PHONE:

TIM DONUT U.S. LIMITED, INC. (TIM HORTONS) IS REQUESTING CONDITIONAL REZONING
APPROVAL TO MODIFY THE REQUIREMENTS OF THE EXISTING NEIGHBORHOOD NODE DISTRICT
AND CONSTRUCT A RESTAURANT WITH DRIVE—THRU SERVICE AT THE NORTHWEST CORNER OF
DEQUINDRE AND SQUARE LAKE ROADS IN THE CITY OF TROY.

THE OVERALL PARCEL IS APPROXIMATELY 0.68—ACRE IN SIZE AND IS ZONED NN. THE
PROPOSED USE IS A PERMITTED USE IN THE NN ZONING DISTRICT. NO VARIANCES ARE
ANTICIPATED FOR THIS PROJECT.

THE PROPOSED RESTAURANT WILL BE APPROXIMATELY 1,953 SF AND WLL EMPLOY
APPROXIMATELY FIVE PEOPLE PER SHIFT. THE RESTAURANT WILL BE OPEN 24 HOURS AND
TYPICALLY TWO DELIVERIES ARE MADE EACH WEEK DURING OFF—PEAK HOURS.

THE SITE IS LOCATED IN ZONE X PER FEMA COMMUNITY MAP PANEL NUMBER 26125C0552F
DATED 09/29/2006. THE SOIL SURVEY OF OAKLAND COUNTY INDICATES THAT THE
PREDOMINANT SOIL TYPE ON THE SITE IS DEL REY LOAM.

ALL WORK INTERNAL TO THE SITE SHALL BE IN ACCORDANCE WITH THE MOST CURRENT
PUBLISHED VERSION OF THE CITY OF TROY CODE OF ORDINANCES.

THE PROPOSED RESTAURANT WILL UTILIZE THE EXISTING FULL—ACCESS DRIVEWAY ONTO
SQUARE LAKE ROAD. NO IMPROVEMENTS TO THIS EXISTING CURB CUT ARE PROPOSED AS
PART OF THIS PROJECT. THE EXISTING CURB CUT ONTO DEQUINDRE ROAD WILL BE MODIFIED
TO PROVIDE A FULL—ACCESS DRIVEWAY TO THE PROPOSED RESTAURANT. THE EXISTING
SIDEWALKS ALONG THE DEQUINDRE ROAD AND SQUARE LAKE ROAD FRONTAGES WILL BE
MAINTAINED AND RECONSTRUCTED AS NECESSARY. MINOR WORK IS ANTICIPATED WITHIN THE
DEQUINDRE AND SQUARE LAKE ROAD RIGHTS—OF—WAY. THIS INCLUDES RECONSTRUCTION OF
THE DRIVEWAY ONTO DEQUINDRE ROAD, AND CONNECTING TO THE EXISTING UTILITIES.
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CONSTRUCTION  SITE  SAFETY

IS THE RESPONSIBILITY OF THE CONTRACTOR.
NEITHER THE OWNER NOR THE ENGINEER SHALL BE EXPECTED TO ASSUME ANY
RESPONSIBILITY FOR SAFETY OF THE WORK, OF PERSONS ENGAGED IN THE WORK,

OF ANY NEARBY STRUCTURES, OR OF ANY OTHER PERSONS.

COPYRIGHT @ 2012 METRO CONSULTING ASSOCIATES; ALL RIGHTS RESERVED.

THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE SHOWN IN AN
APPROXIMATE WAY ONLY AND HAVE NOT BEEN [INDEPENDENTLY VERIFIED. THE
CONTRACTOR SHALL DETERMINE THE EXACT LOCATION OF ALL EXISTING UTILITIES
BEFORE COMMENCING WORK, AND AGREES TO BE FULLY RESPONSIBLE FOR ANY o
AND ALL DAMAGES WHICH MIGHT BE OCCASIONED BY THE CONTRACTOR’S FAILURE
TO EXACTLY LOCATE AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES.

Know what's below.
Call before you dig.
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LEGAL DESCRIPTION (BY OTHERS)

CONDITIONAL REZONING SUBMITTAL
REVISIONS PER CLIENT

ISSUED FOR:

10-03-2012
1M—=14-2012

DATE:

REV:
0
1

THE EAST 275.20 FT OF THE SOUTH 197 FT OF THE EAST % OF THE
SOUTHEAST )4 OF SECTION 1, TOWN 2 NORTH, RANGE 11 EAST, CITY OF
TROY, OAKLAND COUNTY, MICHIGAN, EXCEPT THE EAST 60 FT AND THE
SOUTH 60 FT.
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COUNTY: OAKLAND

SHEET: 02




K:\2012\1037 JOB FOLDERS\1037—12—5504\Drawings\Plan Sets\Conditional Rezoning\1037—12—5504—03—LA.dwg; 10/22/2012 3:38 PM; cbriere

PROPOSED VINYL
SCREEN FENCE
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CONSTRUCTION  SITE  SAFETY IS THE RESPONSIBILITY OF THE CONTRACTOR.
NEITHER THE OWNER NOR THE ENGINEER SHALL BE EXPECTED TO ASSUME ANY
RESPONSIBILITY FOR SAFETY OF THE WORK, OF PERSONS ENGAGED IN THE WORK,
OF ANY NEARBY STRUCTURES, OR OF ANY OTHER PERSONS.

COPYRIGHT @ 2012 METRO CONSULTING ASSOCIATES; ALL RIGHTS RESERVED.

THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE SHOWN IN AN
APPROXIMATE WAY ONLY AND HAVE NOT BEEN [INDEPENDENTLY VERIFIED. THE
CONTRACTOR SHALL DETERMINE THE EXACT LOCATION OF ALL EXISTING UTILITIES
BEFORE COMMENCING WORK, AND AGREES TO BE FULLY RESPONSIBLE FOR ANY
AND ALL DAMAGES WHICH MIGHT BE OCCASIONED BY THE CONTRACTOR’S FAILURE
TO EXACTLY LOCATE AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES.

|®

Know what's below.
Call before you dig.

NOTE: STORM WATER MANAGEMENT WILL BE PROVIDED THROUGH

Z

EAST 1/4 CORNER
SECTION 1, T.2N. R.1ME.
CITy OF TROY
OAKLAND COUNTY

CONC. "WALK

SITE DATA TABLE

SITE AREA 0.68 AC (29,488 SF)
ZONING NN
LAND USE DRIVE-THRU RESTAURANT
SITE DEVELOPMENT DATA REQUIRED PROPOSED
FRONT 10 FT (MIN) 10 FT
SBEJ.I!II;IZICNKC; SIDE OFT 64 FT
REAR 30 FT (MIN) 160 FT
HEIGHT 145 I;: ((ml\lx)i 20FT-4IN
BUILDING
INFORMATION STORIES 1 (MIN); 3 (MAX) 1
G.F.A. N/A 1,953 SQ FT
COVERAGE BUILDING N/A 6.6%
OPEN SPACE 30% 21.1%
TOTAL SPACES 28 (MIN) 20
LENGTH 17 FT/19FT 17 FT/19FT
WIDTH 9.5FT 9.5FT
PARKING AISLE 24 FT 24 FT
ADA SPACES
LOADING 0 0
STACKING 10 10

ORDINANCES.

CONFLICTS IN THE DESIGN

GENERAL NOTES

ALL WORK TO BE PERFORMED SHALL COMPLY WITH ALL GOVERNMENTAL, STATE AND MUNICIPAL CODES AND

INTENT EXIST.

2. PRIOR TO COMMENCING WORK, ALL PERMITS REQUIRED SHALL BE ISSUED AND SECURED.
PRIOR TO COMMENCING WORK, CONTRACTOR SHALL CONTACT THE OWNER AND/OR ENGINEER SHOULD SUBSTANTIAL

4. COORDINATE WITH ARCHITECTURAL DRAWINGS REGARDING THE CONSTRUCTION OF ALL BUILDING APPURTENANCES,

INCLUDING BUT NOT LIMITED TO DRIVE—THRU FEATURES (MENU BOARD, SPEAKER, PREVIEW BOARD, VEHICLE DETECTOR,

;; AND SIGNAGE), AND SITE LIGHT POLE FIXTURES.
O . 5. COORDINATE WITH ARCHITECTURAL DRAWINGS REGARDING THE CONSTRUCTION OF THE BUILDING AND ITS INTEGRATION
z - Eiz\ WITH THE SITE, INCLUDING THE INTEGRATION OF THE DRIVE—THRU LANE PAVEMENT AND BUILDING FOUNDATION.
%ﬁ, r — 6. COORDINATE WITH ARCHITECTURAL DRAWINGS REGARDING THE CONSTRUCTION OF PROPOSED SITE SIGNAGE.
5 ) 7. COORDINATE WITH ARCHITECTURAL DRAWINGS REGARDING TRAFFIC DIRECTION PAVEMENT MARKINGS.
Lﬂl Ll = 8. REFER TO ARCHITECTURAL DRAWINGS FOR DETAILS AND SPECIFICATIONS REGARDING THE REFUSE ENCLOSURE.
= 9. THERE ARE NO WETLANDS ON SITE.
p N 10. ALL PAVEMENT DIMENSIONS AND RADIUS CALL—OUTS ARE TO FACE OF CURB OR EDGE OF PAINT UNLESS OTHERWISE
N7 L~ SHOWN OR NOTED.
7 - 11. THE RESTAURANT WILL BE OPEN 24 HOURS AND WILL EMPLOY APPROXIMATELY 5 PEOPLE PER SHIFT
L] O
- w
N
LEGEND
PROPERTY LINE EX. CATCH BASIN
, x100.00 EXISTING SPOT ELEVATION & EX. ROUND CATCH BASIN
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- —— EX. WATER MAIN Of FOUND IRON PIPE
‘ ffffffffffff EX. STORM SEWER Q EX. UTILITY POLE
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————————— EASEMENT .
§§; EX. LANDSCAPE TREE ] PR. ASPHALT (PAVEMENT)
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AN UNDERGROUND CONVEYANCE AND COLLECTION SYSTEM.

TYPICAL VINYL FENCE DETAIL

STORM WATER QUALITY WILL BE PROVIDED MECHANICALLY
THROUGH THE USE OF AN "AQUA SWIRL” CHAMBER.
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CONSTRUCTION  SITE  SAFETY IS THE RESPONSIBILITY OF THE CONTRACTOR.
NEITHER THE OWNER NOR THE ENGINEER SHALL BE EXPECTED TO ASSUME ANY
RESPONSIBILITY FOR SAFETY OF THE WORK, OF PERSONS ENGAGED IN THE WORK,
OF ANY NEARBY STRUCTURES, OR OF ANY OTHER PERSONS.

COPYRIGHT @ 2012 METRO CONSULTING ASSOCIATES; ALL RIGHTS RESERVED.

THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE SHOWN IN AN
APPROXIMATE WAY ONLY AND HAVE NOT BEEN [INDEPENDENTLY VERIFIED. THE
CONTRACTOR SHALL DETERMINE THE EXACT LOCATION OF ALL EXISTING UTILITIES
BEFORE COMMENCING WORK, AND AGREES TO BE FULLY RESPONSIBLE FOR ANY
AND ALL DAMAGES WHICH MIGHT BE OCCASIONED BY THE CONTRACTOR’S FAILURE
TO EXACTLY LOCATE AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES.

|®

Know what's below.

Call before you dig.

CONC, WALK

g4 4

EAST 1/4 CORNER
SECTION 1, T.2N. R.1ME.
CITy OF TROY
OAKLAND COUNTY

LANDSCAPE CALCULATIONS

SCREENING BETWEEN LAND USES (137 LF)

REQUIRED
DECIDUOUS TREES: N/A
EVERGREEN TREES: 14

Z

PARKING LOT LANDSCAPING — 20 SPACES

REQUIRED
TREES: 3

SHRUBS: N/A

PROPOSED
5
14

3

21

RIGHT—OF—WAY GREENBELT — DEQUINDRE ROAD (137 LF)

REQUIRED
WIDTH: 10" MIN.
DECIDUOUS TREES: 5

PROPOSED
10’
5

RIGHT—OF—WAY GREENBELT — SQUARE LAKE ROAD (215 LF)

REQUIRED
WIDTH: 10" MIN.
DECIDUOUS TREES: 8
ORNAMENTAL TREES: N/A

JOTAL PROVIDED LANDSCAPING
REQUIRED
DECIDUOUS TREES: 16
EVERGREEN TREES: 14
ORNAMENTAL TREES: 0

PROPOSED
10’

5

3

PROPOSED
18

14

3

21

ISSUED FOR:

CONDITIONAL REZONING SUBMITTAL

REVISIONS PER CLIENT

DATE:

10-03-2012
1M—=14-2012

REV:

0
1

MIN. SIZE SPEC.

AN

2.5" CAL B&B

2.5" CAL B&B

2.5" CAL B&B

SHRUBS: 0
SYMBOL | KEY QTY. SPECIES
{ t| AR 8 ACER RUBRUM . .
. RED MAPLE
{ il QA 10 QUERCUS ALBA . .
. WHITE OAK
\% PG 14 PICEA GLAUCA . .
ZIN WHITE SPRUCE
7 ‘\\\\
ce 3 CERCIS CANADENSIS 5" CAL.
REDBUD
) | ™ 21 TAXUS X MEDIA "HICKSII"
HICKS YEW
. THIS PLAN IS FOR PLANTING LOCATIONS ONLY.
. SIZES SPECIFIED ARE MINIMUM SIZES TO BE INSTALLED.
" HEALTHY AND WEED—FREE CONDITION, FREE FROM REFUSE AND DEBRIS. ANY DEAD, DISEASED OR DAMAGED PLANT
FIRST.

5. ALL EXISTING TREES TO REMAIN THAT ARE DAMAGED DURING CONSTRUCTION SHALL BE REPLACED BY THE END OF THE
FOLLOWING PLANTING SEASON.

6. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFICATION OF ALL UNDERGROUND AND OVERHEAD
UTILITIES. PLANT MATERIAL IS TO BE LOCATED SUCH THAT IT WILL NOT INTERFERE WITH ANY UNDERGROUND OR
OVERHEAD UTILITIES. PLANTINGS WITHIN 15 FEET OF A FIRE HYDRANT SHALL NOT EXCEED 6 INCHES IN HEIGHT.

7. PLANT TREES AND SHRUBS AT THE SAME GRADE LEVEL AT WHICH THEY WERE GROWN IN THE NURSERY. IF HEAVY
GRADE.

8. REMOVE ALL TWINE, WIRE, NURSERY TREE GUARDS, TAGS AND INORGANIC MATERIAL FROM ROOT BALLS. PEEL BACK

9. ALL LANDSCAPE AREAS SHALL BE EXCAVATED OF ALL BUILDING/CONSTRUCTION MATERIAL AND POOR SOILS TO A

10. BACKFILL DIRECTLY BEHIND ALL CURBS AND ALONG SIDEWALKS AND COMPACT TO TOP OF CURB OR WALK TO
SUPPORT VEHICLE AND PEDESTRIAN WEIGHT WITHOUT SETTLING.

11. ALL DISTURBED UNPAVED AREAS ARE TO BE SPREAD WITH A MINIMUM 4 INCHES OF TOPSOIL AND SEEDED.

12. ALL LANDSCAPED AREAS SHALL BE PROVIDED WITH A READILY AVAILABLE WATER SUPPLY.

MATERIALS SHALL BE REGULARLY WATERED UNTIL ESTABLISHED.

13. IF AN APPROVED SPECIES IS NO LONGER ACCEPTABLE DUE TO SUCH THINGS AS INFESTATION OR DISEASE, A SUITABLE

PRIOR TO INSTALLATION.

7 2.5" CAL B&B
Z
© .
}7
T () \
L o I ; 18—24" HT. | CONT.
==
L ) '
O —
zI oz
| AN 1
0 AN
< f— . '
7 R
O - 1
L © 2
- w ;
~— 3. IN THE EVENT THE PLANT LIST DOES NOT MATCH THE PLAN, THE PLAN SHALL TAKE PRECEDENCE.
4. ALL LANDSCAPING SHALL BE INSTALLED AND MAINTAINED IN ACCORDANCE WITH TOWNSHIP STANDARDS IN A NEAT,
I z MATERIAL IS TO BE REPLACED WITHIN ONE YEAR, OR THE NEXT APPROPRIATE PLANTING PERIOD, WHICHEVER COMES
s
, CLAY SOILS ARE EVIDENT, PLANT TREES AND SHRUBS HIGHER, APPROXIMATELY 1/3 OF THE ROOT BALL ABOVE THE
THE TOP 1/3 OF BURLAP FROM EARTH BALLS AND REMOVE ANY BURLAP AROUND TREE TRUNKS.
DEPTH OF 18”—24" AND BACKFILLED WITH GOOD, MEDIUM TEXTURED PLANTING SOIL.
NEWLY PLANTED
I ! SIMILAR SPECIES SHALL BE USED AS REPLACEMENT. ANY PLANT SUBSTITUTIONS SHALL HAVE TOWNSHIP APPROVAL
: 14. RECOMMENDED PLANTING DATES ARE MARCH 1 TO MAY 15 FOR ALL MATERIALS AND OCTOBER 15 TO DECEMBER 15
FOR DECIDUOUS MATERIALS. PLANTINGS OUTSIDE THESE DATES SHALL HAVE PRIOR TOWNSHIP APPROVAL, AND MAY
l REQUIRE SPECIAL TREATMENT, SUCH AS EXTRA WATERING OR MULCHING, TO INCREASE SURVIVAL POTENTIAL.
: 15. PLANT MATERIAL SHALL NOT INTERFERE WITH SIGHT DISTANCE TRIANGLES.
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TOWNSHIP: 2 NORTH

RANGCE: 11 EAST
COMMUNITY: CITY OF TROY
COUNTY: OAKLAND

SHEET: 04




I RESIDENCE

CONDITIONAL REZONING SUBMITTAL

REVISIONS PER CLIENT

ISSUED FOR:

12"s

43109 DEQUINDRE RD. SA”N MH RIM 656.54
127 S NV 64209

127 N INW. %42.09

|

10-03-2012
1M—=14-2012

PAVING/GRADING NOTES

DATE:

GRADING NOTES

1. CONTRACTOR SHALL ENSURE POSITIVE DRAINAGE REMAINS IN POST CONSTRUCTION
CONDITIONS AND NO ADVERSE IMPACTS WILL OCCUR TO NEIGHBORING PROPERTIES DURING

REV:

\ NNy

AND AT COMPLETION OF CONSTRUCTION.

2. PROPOSED SPOT GRADES ARE SHOWN AT BOTTOM FACE OF CURB, UNLESS OTHERWISE
NOTED. FF = TOP OF FINISHED BUILDING SLAB, MATCH = MATCH EXISTING GRADE.,

T/P = TOP OF PAVEMENT, E/C = EDGE OF CONCRETE.
3. DRAINAGE SLOPES ARE SHOWN AS APPROXIMATE.

B R ©57.16
127 S INV. 853.96
& W INY. 653.16

CB BEBAIVE RIM 655.17
/6” INV. 653.72

656 I Ig
I.\

2\
5‘/&555.38 i

655.27 1.0% 655.0

FAX: 734.4835.3431

www.metroca.net

MICHIGAN 48111

6001 SCHOONER DRIVE

BELLEVILLE,
PHONE: 734.483.1427

) M

ATER MH KM ©56.43
2" N=S T/B 647.70

- METRO CONSULTING ASSOCIATES
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CLIENT NAME:
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127 S INV. 641.56
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PR. LIGHT FIXTURE
PR. CONCRETE (SIDEWALK)

MCA JOB #: 1037-12-5504

PR. ASPHALT (PAVEMENT)

PR. CONCRETE (PAVEMENT) DATE: 10-05-2012

HHHQ@ m@#@?ﬁ@mnﬂ@@

643.75X PR. SPOT GRADE DRAWN BY: CMB

1.5% PR. DRAINAGE SLOPES CHECK BY: s

BOOK/CREW: 44 / BC

ADDRESS: 43005 DEQUINDRE ROAD

SECTION: 01

TOWNSHIP: 2 NORTH

RANGCE: 11 EAST
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CONSTRUCTION  SITE  SAFETY IS THE RESPONSIBILITY OF THE CONTRACTOR THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE SHOWN IN AN COMMUNITY: CITY OF TROY

NEITHER THE OWNER NOR THE ENGINEER SHALL BE EXPECTED TO ASSUME ANY APPROXIMATE WAY ONLY AND HAVE NOT BEEN [INDEPENDENTLY VERIFIED. THE COUNTY: OAKLAND

SHEET:

RESPONSIBILITY FOR SAFETY OF THE WORK, OF PERSONS ENGAGED IN THE WORK, CONTRACTOR SHALL DETERMINE THE EXACT LOCATION OF ALL EXISTING UTILITIES Know what's below.
OF ANY NEARBY STRUCTURES, OR OF ANY OTHER PERSONS. BEFORE COMMENCING WORK, AND AGREES TO BE FULLY RESPONSIBLE FOR ANY o Call before you dig.
AND ALL DAMAGES WHICH MIGHT BE OCCASIONED BY THE CONTRACTOR’S FAILURE

COPYRIGHT @ 2012 METRO CONSULTING ASSOCIATES; ALL RIGHTS RESERVED. TO EXACTLY LOCATE AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES.
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CONSTRUCTION  SITE  SAFETY IS THE RESPONSIBILITY OF THE CONTRACTOR.
NEITHER THE OWNER NOR THE ENGINEER SHALL BE EXPECTED TO ASSUME ANY
RESPONSIBILITY FOR SAFETY OF THE WORK, OF PERSONS ENGAGED IN THE WORK,
OF ANY NEARBY STRUCTURES, OR OF ANY OTHER PERSONS.

COPYRIGHT @ 2012 METRO CONSULTING ASSOCIATES; ALL RIGHTS RESERVED.

THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE SHOWN IN AN
APPROXIMATE WAY ONLY AND HAVE NOT BEEN [INDEPENDENTLY VERIFIED. THE
CONTRACTOR SHALL DETERMINE THE EXACT LOCATION OF ALL EXISTING UTILITIES
BEFORE COMMENCING WORK, AND AGREES TO BE FULLY RESPONSIBLE FOR ANY
AND ALL DAMAGES WHICH MIGHT BE OCCASIONED BY THE CONTRACTOR’S FAILURE
TO EXACTLY LOCATE AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES.

Know what's below.
3 Call before you dig.

CB BEEHIVE RIM 656.42
18" W INV. 653.37
18" E INV. 653.37

SAN. MH RIM 657.05

8" E INV. 643.20
8" W INV. 643.30

CONC. WALK

12"s

SAN. MH RIM 656.54
127 S INV. 642.09
127 N INV. 342.09

__e57

B RIM 657.16
127 S INV. 653.96
6”7 W INV. 653.16

CB BEEAIVE RIM 655.17
/6” INV. 653.72

CONNECT YO EX. WM

DEQUINDRE RD.

ATER MH RIM 656.43
2" N=S T/R 647.70

CB BEBHIVE RIM 655.86
67 £ INV. 653.81

CB RIM B/56.44

12" N INY. 653.19

18" S INV. 653.19

6" W INV. 653.54

STORM MH| RIM 657.05
20" E INV.| 652.90

18" N INV.| 653.20
18" W INV.| 653.20

SAN. MH RIM 656.96
8" W INV. 642.31
127 S INV. 641.56
127 N INV. 641.66

(60" 1/2 WIDTH)
| \
| % I

Z

LEGEND

x100.00

EX.
———————————— EX.
EX.

>
3
>

e

HHHQ@ m@#@?ﬁ@mnﬂ@@

PR.
843.75X PR.
1.9% PR.

NOT FOR CONSTRUCTION

EX.
EX.
ADJACENT PARCEL LINE
EX.
EX.
EX.
EX.
EX.
********* EASEMENT
EX.
EX.
EX.
EX.
EX.
EX.
EX.
EX.
EX.
FOUND IRON PIPE
EX.
EX.

PR.
PR.
- PR.
I PR.
PR.
PR.

PR.
PR.

PROPERTY LINE
EXISTING SPOT ELEVATION
EXISTING CONTOURS

WATER MAIN
STORM SEWER
SANITARY SEWER
GAS
CURB/PAVEMENT

FENCE

GUARDRAIL

UNDERGROUND ELECTRIC
UNDERGROUND TELEPHONE
OVERHEAD ELECTRIC

LANDSCAPE TREE

HYDRANT

WATER MANHOLE

SANITARY MANHOLE
TRANSFORMER/ELECTRIC METER
GAS METER

CATCH BASIN

ROUND CATCH BASIN

LIGHT POLE

UTILITY POLE
SIGN

PARKING SPACES
ADA RAMP

CURB (TYPE 'E’)
CURB (TYPE °F")
LANDSCAPE TREE

LIGHT FIXTURE
CONCRETE (SIDEWALK)

=
e
&P
L1
I_
—
O =
P ;S
s T
— =<
w?d R
S 2L
ZQ<Z:§8
— xouw g
= =3
:DOE:
D 2=n°
= 3T
Q _I5¢
O i
O R
o ..
— =
L1 S
E (A
'III
—
Z
= <
< ~
S o -
Z O
= o
- E% Z é
~ Z
TR % -
il ¢ § BN O
= | L W =
il =R
i 1 =
%) = ]
- 23 5
= O E
Dl_a >
=Z = A
o 0OC 5 <C
o QOo =
=
= I =
— Lol
= %
i || — a
N
prd
}—
e
L
|
(@)

GRAPHIC SCALE
0 10 20 40

I o o

1 inch =

20 feet

(24"x36" DRAWINGS ONLY)

ASPHALT (PAVEMENT) MCA JOB #  1037—12—5504
CONCRETE (PAVEMENT) DATE: 10-03-2012
SPOT GRADE DRAWN BY: CMB
DRAINAGE SLOPES CHECK BY: TJC
BOOK/CREW: 44 / BC
ADDRESS: 43003 DEQUINDRE ROAD
SECTION: 01
TOWNSHIP: 2 NORTH
RANGE: 11 EAST
COMMUNITY:  CITY OF TROY
COUNTY: OAKLAND
SHEET: 06




EXTERIOR FINISH SCHEDULE GENERAL NOTES REVISION/UPLOAD DATE
REV. | DATE | DESCRIPTION

RFP#I [04/09/12 | GENERIC UPLOAD
RFP#5 |05/09/12 | GENERIC UPLOAD
05/14/12 | GENERIC UPLOAD

TAG PRODUCT MFG. PATTERN & COLOR COMMENTS SUPPLIER/CONTACT |, SEALANT AROUND DOOR/WINDOW FRAMES COLOR TO MATCH

ADJACENT MATERIAL.
NICHIHA

LAP SIDING NICHIHA FIBER CEMENT | SIERRA PREMIUM SMOOTH 8-3/4" LAP SIDING. CONTACT: MICHAEL RUSSO 2. ALL EXTERIOR FIBER CEMENT SHALL BE PREFINISHED BY THE
PRODUCTS PRE-PRIMED G.C. TO PAINT IN FIELD. (770)805-%66, 1-866-424-442], MANUFACTURER WHEREVER POSSIBLE

EMAIL: MRUSSO@NICHIHA.COM 3. ALL SEALANTS USED SHALL BE COLOR MATCHED TO THE
ADJACENT MATERIAL OR AS LISTED.

ARCHITECTURAL NICHIHA FIBER CEMENT | ARCHITECTURAL BLOCK PANELS. SIERRA PREMIUM
BLOCK PRODUCTS SMOOTH 8-3/4" PRE-PRIMED G.C. TO PAINT IN FIELD.

EXTERIOR ELEVATION KEYED NOTES: (=)

KURASTONE WALL PANELS. COLOR: MOUNTAIN ITEM: AT-1118-US

KURASTONE NICHIHA FIBER CEMENT

PRODUCTS BORDER PIECES (LG) COLOR: MOUNTAIN ITEM: ATB-1118L-US
CORNER PIECES COLOR: MOUNTAIN ITEM: ATD-1118-US . PREFINISHED METAL COPING W/ DRIP EDGE.
‘ ‘ 2. GAS METER. VERFIY EXACT LOCATION W/ UTILITY COMPANY, CIVIL
NICHIHA FIBER CEMENT ‘HN xgxﬁé 3/4" SMOOTH TRIM BOARDS PRE-PRIMED G.C. TO PAINT DRAWINGS AND TDL REPRESENTATIVE.
PRODUCTS
3. CLEAR ANODIZED ALUMINUM STOREFRONT W/ INSULATED GLAZING.
SEE WINDOW SCHEDULE ON SHEET All AND EXTERIOR FINISH LAST DESIGN BULLETIN
NICHIHA FIBER CEMENT | 3 172" X 3/4" SMOOTH TRIM BOARDS PRE-PRIMED G.C. TO PAINT SCHEDULE ON SHEET A5, NUM_ | DATE DESCRIPTION
PRODUCTS IN FIELD 4. FOUNDATION. (SEE STRUCTURAL) £#02-12 | 03/12/12 | NEW AWNINGS, LIGHTING
5. INTERNALLY ILLUMINATED BUILDING SIGNAGE PROVIDED AND DATE ISSUED: 04/09/2012
VERSETTA STONE WAINSCOT SILL COLOR TO MATCH KURASTONE INSTALLED BY TDL. G.C. TO PROVIDE ALL REQUIRED BLOCKING AND
VERSETTA STONE BORAL STONE INCLUDE IN NICHIHA PACKAGE FINAL ELECTRICAL CONNECTION. SIGN MANUFACTURER SHALL

WAINSCOT CAP PRODUCTS COLOR TAUPE OBTAIN SIGNAGE PERMITS FROM THE CITY BASED ON LOCAL

REQUIREMENTS. G.C. SHALL VERIFY ACTUAL LOCATION AND SIZE
OF SIGNS WITH SIGN MANUFACTURER. APPROVED DRAWINGS AND

NICHIHA FIBER CEMENT | COLOR: TDL SW6069 FRENCH ROAST SEALANT: TITEBOND WEATHER MASTER SEALANT COORDINATE LOCATIONS FOR BLOCKING AND UTILITIES. BEE
PRODUCTS £83
COLOR: 44211 6. CONTINUOUS CONCRETE FOOTING. (SEE STRUCTURAL) 5 §' ¥
<28
NICHIHA FIBER CEMENT | COLOR: TDL SWol08 LATTE SEALANT: TITEBOND WEATHER MASTER SEALANT 7. PROVIDE & INSTALL 4" DIA. CONCRETE FILLED STEEL PIPE ie8
EP-2 CRODLCTS BOLLARDS AROUND GAS METER AND CT CABINET PER LOCAL ge6
COLOR: 46431 CODES ¢ UTILITY COMPANY REQUIREMENTS. PAINT BOLLARDS £g3
COLOR: TED. 2o §
NICHIHA FIBER CEMENT | COLOR: TDL SW6062 RUGGED BROWN SEALANT: TITEBOND WEATHER MASTER SEALANT » £
PRODUCTS & PRECAST STONE SILL. SEE FINISH SCHEDULE. @
COLOR: 4986 T
9. AUTOMATIC BIPARTING DRIVE THRU WINDOW FURNISHED BY TDL §
PRODUCTS TDL REPRESENTATIVE.

10. LINE OF ROOF BEHIND.

1. DISCHARGE LOCATION FOR SECONDARY ROOF DRAINAGE. PROVIDE
ZURN Z-199 DOWNSPOUT NOZZLE @ 12" AF.F. PER CODE.

(@)
byl
-

CORNICE CANAMOULD CANAMOULD CORNICE #AS008

12. GOOSENECK LIGHT FIXTURE ABOVE AWNINGS MOUNT J-BOX @ 11'-0"

SHREMSHOCK

5
Q
s T
2o
[
Aer £t
13. GOOSENECK LIGHT FIXTURES ABOVE SIGNAGE BAND MOUNT J-BOX @ 8 7%
12'-4" % e
= 5 ©
14, HOLLOW METAL DOOR ¢ FRAME. PAINT: PAINT REAR DOOR AND <@g+
FRAME EP-2. §§8
[Te]
N 5. C/T CABINET AND METER AS REQ'D. VERIFY WITH LOCAL S ,,5,§
.@ Yy ELECTRICAL COMPANY. Eo b
oY
(2 jFC-4 16. FABRIC AWNING AND SUPPORT STRUCTURE PROVIDED AND 55°
EP-1 x - MC-2 INSTALLED BY OWNER. COLOR ¢ SIGNAGE T.B.D. G.C. TO PROVIDE
N EP-4| | BLOCKING IN WALL AS REQUIRED.
é D N /‘\ = TOP ?;._F;é\.ﬁiplf 1|=— 17. GENERAL PURPOSE LIGHT FIXTURE AS SPECIFIED ON SHEET El
INA : 8 Sl MOUNT FIXTURE @ 12'-4" AFF.
BYND. - FC-4¢ 21
O ARA 18. G.C. TO PROVIDE ¢ INSTALL &' DIA. CONC. FILLED PIPE BOLLARD @
(24 ~ y - EP-1 TOP Ore'f—:e"RAP;; DRIVE-THRU WINDOW. SEE PLACEMENT DETAIL ON SHEET SD-
= — — — N R — M le .@ 19, (2) LAYERS 11 1/4"W X 3/4" THICK NICHIHA S<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>