500 W. Big Beaver

PLANNING COMMISSION Troy, MI 48084

(248) 524-3364

WWWw.troymi.gov

Troy MEETING AGENDA planning@trogmi.gov
REGULAR MEETING

Michael W. Hutson, Chair, and Mark Maxwell, Vice Chair
Donald Edmunds, Philip Sanzica, Robert Schultz, Thomas Strat
John J. Tagle, Lon M. Ullmann and Mark J. Vleck

June 8, 2010 7:30 P.M. Council Chamber

ROLL CALL

APPROVAL OF AGENDA

APPROVAL OF MINUTES May 25, 2010 Special/Study Meeting

PUBLIC COMMENTS — For Items Not on the Agenda

SPECIAL USE REQUEST

PUBLIC HEARING — SPECIAL USE APPROVAL REQUEST (File Number SU 380) —
Proposed Unique Auto Sales, South side of Maple, West of Rochester (578 and 580 E.
Maple), Section 34, Currently Zoned M-1 (Light Industrial) District

PRELIMINARY SITE PLAN REVIEWS

PRELIMINARY SITE PLAN REVIEW (File Number SP 961) — Proposed Panera Bread Café,
West side of Coolidge, South of Maple (1325 Coolidge), Section 31, Currently Zoned M-1
(Light Industrial) District

PRELIMINARY SITE PLAN REVIEW (File Number SP 960) — Proposed VEHMA International
Improvements, Northwest Corner of Stephenson Hwy and Rankin (1055 Stephenson Hwy),
Section 35, Currently Zoned M-1 (Light Industrial) District

OTHER BUSINESS

PUBLIC COMMENTS - Items on Current Agenda

PLANNING COMMISSION COMMENTS

ADJOURN

People with disabilities needing accommodations for effective participation in this meeting should contact the City Clerk by e-mail at
clerk@troymi.gov or by calling (248) 524-3317 at least two working days in advance of the meeting. An attempt will be made to make
reasonable accommodations.

WTRY Broadcast Schedule Regular Meetings, Wednesday, 6:15 p.m. and 11:00 p.m. Study Meetings, Wednesday, 3:15 p.m.
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PLANNING COMMISSION SPECIAL/STUDY MEETING — DRAFT MAY 25, 2010

The Special/Study Meeting of the Troy City Planning Commission was called to order by
Chair Hutson at 7:30 p.m. on May 25, 2010 in the Council Board Room of the Troy City
Hall.

1. ROLL CALL

Present: Absent:
Donald Edmunds Philip Sanzica
Michael W. Hutson Mark J. Vleck
Mark Maxwell

Robert M. Schultz
Thomas Strat
John J. Tagle
Lon M. Ullmann

Also Present:

R. Brent Savidant, Acting Planning Director
Christopher Forsyth, Assistant City Attorney
Zachary Branigan, Carlisle/Wortman Associates, Inc.
Wanda Norman, Planning Department Intern

Kathy L. Czarnecki, Recording Secretary

2. APPROVAL OF AGENDA

Resolution # PC-2010-05-032
Moved by: Schultz
Seconded by: Strat

RESOLVED, To approve the Agenda as prepared.

Yes: All present (7)
Absent: Sanzica, Vleck

MOTION CARRIED
3. APPROVAL OF MINUTES

Resolution # PC-2010-05-033

Moved by: Tagle

Seconded by: Schultz

RESOLVED, To approve the minutes of the May 11, 2010 Regular meeting as
prepared.

Yes: All present (7)

Absent: Sanzica, Vleck

MOTION CARRIED
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4.

PUBLIC COMMENT

There was no one present who wished to speak.

BOARD OF ZONING APPEALS (BZA) REPORT

Mr. Edmunds gave a report on the May 18, 2010 Board of Zoning Appeals (BZA)
meeting.

Mr. Edmunds addressed the inconsistency in the Zoning Ordinance as relates to fire
suppression systems in residential districts.

Mr. Savidant said requirements relating to fire suppression systems should not be

included in the Zoning Ordinance because they are building code and fire code issues,
and the matter would be addressed with the re-write of the Zoning Ordinance.

DOWNTOWN DEVELOPMENT AUTHORITY (DDA) REPORT

Mr. Savidant reported there was no Downtown Development Authority meeting in May.

PLANNING AND ZONING REPORT

Mr. Savidant reported the following two items are scheduled to go before City Council on
June 7, 2010 (Announcement of Public Hearing) and June 21, 2010 (Public Hearings).

e Troy Sports Center Properties (File Number Z 737) — Rezoning Application
¢ Big Beaver Tavern Outdoor Seating (File Number SU 379) — Special Use Request

SPECIAL USE REQUEST

SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN REVIEW (File Number
SU 375) — Proposed Pro Car Wash East, East side of Rochester, South of Wattles,
Section 23, Currently Zoned H-S (Highway Service) District

Mr. Savidant reported the item went before the May 18, 2010 Board of Zoning
Appeals (BZA) meeting and was granted a variance for the landscaping.

Mr. Branigan gave an overview of the Planning Consultant report. He addressed
the building design layout, site circulation and parking. Mr. Branigan recommended
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that the Planning Commission approve the proposed project, conditioned on the
applicant addressing some issues noted in the Planning Consultant report; i.e.,
elevation of the canopy (height and design), access from the adjacent parking lot to
the north, and site design issues relating to parking, loading and site access and
circulation.

There was discussion on the following:
¢ Validity of parking spaces shown on site plan.
e Calculation of stacking spaces.

Robert Waldron of 3688 Rochester Road, Troy, was present to represent Martha
Waldron and the business, Pro Car Wash. Mr. Waldron addressed speed of a
carwash operation in determining the number of stacking spaces. He said the
property owner to the north is not comfortable with a cross access easement
agreement. Lastly, Mr. Waldron stated they are using the existing canopy at the
new location.

Mr. Branigan said he would not recommend approval of the site plan with the
access to the north, as noted on the site plan, without a cross access easement
agreement. Mr. Branigan said he is not comfortable with the proposed driveway
because the next owner might not redevelop the site. He said it is like a pressure
valve on the circulation to the south, and he would prefer no ingress at that location.

Mr. Savidant said the Planning Commission can require a petitioner to have a cross
access easement, but the petitioner has no control with other property owners. He
said it is unfair to put the burden on the petitioner to convince a neighbor to agree to
a cross access easement. Mr. Savidant said the Planning Consultant has brought
up a good point, but it is City policy to get a cross access easement from the
applicant.

Mr. Waldron said he is in agreement with a cross access easement.

Mr. Branigan said he would not hold up the City standard procedure but noted he
has serious reservations in going forward with approval of the site plan without a
Cross access easement agreement with both property owners.

There were brief comments on the cross access easement as relates to:
e Potential liability issues.

e Location; impedes traffic circulation to some extent.

e Legal agreement process.
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Resolution # PC-2010-05-034
Moved by: Edmunds
Seconded by: Schultz

WHEREAS, That Special Use Approval and Preliminary Site Plan Approval for the
proposed Pro Car Wash East automobile wash/service station/convenience store,
located on the east side of Rochester, south of Wattles, Section 23, within the H-S
zoning district, be granted, subject to the following condition:

1. The applicant granting a cross access agreement to the property to the north.

Yes: All present (7)
Absent: Sanzica, Vleck

MOTION CARRIED

OTHER BUSINESS

0. 54 E. SQUARE LAKE ROAD - Potential Café in Historic Structure, South Side of
Square Lake, East of Livernois, Section 10, Currently Zoned B-1 (Local Business)
District

Mr. Savidant introduced Connie Kelemen who has an interest in utilizing the historic
structure at 54 E. Square Lake Road as an old world European style café. Mr.
Savidant addressed the site as relates to the following:

e Chapter 13, Historic Preservation.

Zoning Ordinance.

Existing and adjacent zoning districts.

Master Plan.

Outdoor seating.

Existing gravel parking lot.

Existing landscaping.

Historic District Commission review and support.

Connie Kelemen of 1767 Three Lakes, Troy, addressed her vision to locate a
German café in Troy. Ms. Kelemen said the site is a perfect location for the café of
her vision, where she would serve refreshments such as coffee and dessert. She
distributed photographs and a sample of the crushed gravel parking lot material.

There was discussion on:

e Walkability of the location.

e Gravel parking lot; i.e., snow removal, relation to outdoor seating.
e Existing landscaping.

The Planning Commission expressed unanimous support of the proposed project.

Mr. Savidant asked Ms. Kelemen to contact him and he would walk her through the
site plan approval process.
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10.

POTENTIAL REZONING - East side of Rochester, South Side of Shallowdale
(4398 and 4518 Rochester Road), Section 14, Approximately 4 acres in size,
presently zoned R-1C (One Family Residential), R-1T (One Family Attached
Residential) and E-P (Environmental Protection)

Mr. Savidant addressed a potential rezoning of the four-acre parcel as relates to:

e Zoning classifications of parcel.

History of hodgepodge zoning.

Zoning of surrounding areas.

Master Plan.

Proposed use as credit union.

Building on two acres only; balance of property as open space, buffer for
residential.

Timothy Affolder of Kingsley Commercial Real Estate, 2100 Executive Hills, Auburn
Hills, was present to represent the developer.

Tom Alter, President of Genisys Credit Union of 363 W. Big Beaver, was also
present.

Mr. Affolder said Genisys Credit Union intends to build a 5,000 square foot building
with one drive-up ATM and two drive-up teller lanes. He indicated the portion zoned
E-P would remain as E-P, with some proposed improvements. Mr. Affolder said
any landscaping that might have to be removed would be replaced. Mr. Affolder
said the two existing Genisys locations in Troy would be combined to this one
location. He distributed photographs of existing Genisys Credit Unions.

Mr. Savidant addressed the relationship of the property to residential, which he
noted could be challenging in the rezoning process. He discussed the potential
development of a showplace credit union with a low impact design and green
features. Mr. Savidant commented that the petitioner is cognizant of the City’s
procedure for conditional rezonings.

Mr. Branigan briefly addressed the site with respect to the Master Plan.

Discussion followed on

e Pedestrian access.

Neighborly environment.

Walkability.

Sustainability.

Stormwater management.

Low impact development techniques.

Potential liability issues relating to “shared” areas.
Visibility of parked cars.

The consensus of the Planning Commission was favorable.
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11. COMPREHENSIVE ZONING ORDINANCE REWRITE (ZOTA 236) — Discussion
with Representatives from Carlisle/Wortman Associates, Inc.
Mr. Branigan presented an overview of Chapter 11 - Environmental Standards:
Natural Features Preservation and Renewable Energy Facilities. He addressed:
¢ Regulatory Flexibility for Natural Features Preservation.
e Stormwater Management.
¢ Wind Energy Conversion Systems.
e Solar Structures.
Mr. Branigan noted comments by Planning Commission members on vegetative
water features, wetlands regulations and preservation, stormwater management
and green development incentives.
It was the consensus of the Planning Commission to be more restrictive on Wind
Energy Conversation Systems in residential areas.
Mr. Branigan noted there are no proposed revisions to the Solar Structure section.
12. PUBLIC COMMENT - For Items Not on the Agenda
There was no one present who wished to speak.
13. PLANNING COMMISSION COMMENT
Mr. Savidant said he would provide updated materials on the Troy/Birmingham
Transit Center soon.
Mr. Branigan briefly addressed current construction going on in the City.
ADJOURN

The Special/Study Meeting of the Planning Commission adjourned at 9:26 p.m.
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Respectfully submitted,

Michael W. Hutson, Chair

Kathy L. Czarnecki, Recording Secretary

G:\Planning Commission Minutes\2010 PC Minutes\Draft\05-25-10 Special Study Meeting_Draft.doc



DATE: June 3, 2010

TO: Planning Commission

FROM: R. Brent Savidant, Acting Planning Director

SUBJECT: PUBLIC HEARING - SPECIAL USE APPROVAL REQUEST (File Number
SU 380) — Proposed Unique Auto Sales, South side of Maple, West of

Rochester (578 and 589 E. Maple), Section 34, Currently Zoned M-1 (Light
Industrial)

The applicant Unique Auto Sales submitted the above referenced Special Use Approval
application. They propose used auto sales and auctions on the subject property, which is
currently used for an automotive repair and towing business. The property is zoned M-1.

The attached report prepared by Carlisle/Wortman Associates, Inc. summarizes the
project.

Please be prepared to discuss the application at the June 8, 2010 Planning Commission

Regular meeting.

Attachments:
1. Maps.
2. Report prepared by CWA.

cc:  Applicant
File/ SU 380

G:\SPECIAL USE\SU 380 Unique Auto Sales Sec 34\SU-380 Unique Auto Sales 06 08 10.docx

PC 2010.06.08
Agenda ltem # 5



SPECIAL USE REQUEST

PUBLIC HEARING — SPECIAL USE APPROVAL REQUEST (File Number SU
380) — Proposed Unique Auto Sales, South side of Maple, West of Rochester
(578 and 580 E. Maple), Section 34, Currently Zoned M-1 (Light Industrial)
District

Proposed Resolution # PC-2010-06-

Moved by:
Seconded by:

RESOLVED, That Special Use Approval, as requested for the proposed used car
sale operation, located on the south side of Maple, west of Rochester, in Section
34, within the M-1 zoning district, be (granted, subject to the following
conditions):

1. No used automobile display within the required front yard.

) or
(denied, for the following reasons: ) or
(postponed, for the following reasons: )
Yes:
No:
Absent:

MOTION CARRIED / DENIED
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605 S. Main, Suite 1
Ann Arbor, MI 48104
734-662-2200

CARLISLE/WORTMAN ASSOCIATES, INC. fax 734-662-1935

Community Planners /Landscape Architects 6401 Citation Drive, Suite E
’ Clarkston, MI 48346
248-625-8480
fx 248-625-8455

MEMORANDUM

TO: Brent Savidant

FROM: Zachary Branigan

DATE: June 4, 2010

RE: Unique Auto Sales Special Use Request

We are in receipt of an application to add a used auto sales operation to an existing towing and
auto repair facility in an M-1 District on the south side of East Maple Road. Used auto sales are
permitted in the M-1 District subject to special use approval. The existing towing and repair
operation, located at 578 East Maple Road, is housing in an two-tenant building on a lot of
approximately 2.95 acres. The applicant’s current operation occupies both tenant spaces.
Required parking for the existing operation is provided in the front yard, which is a legally
existing nonconformity on this site.

The applicant has stated in the application for this project that the intent is to add both an auction
function and a used auto sales function. However, after consultation with the applicant, they
have decided against pursuing the auction approval at this time. This application, therefore, is
exclusively to permit conventional used auto sales.

In the M-1 District, used auto sales are permitted as a special use by Section 28.30.14 subject to

the following:

1. The outdoor display of banners, flags, balloons or similar promotional items is not
permitted.

2. The sales office shall be located on-site within a permanent building.

3. The sale of commercial vehicles shall be limited to pick-up trucks and passenger/cargo-
style vans.

4. All vehicles sold shall be in operable condition.

The exterior display of vehicles or exterior automobile storage shall not be permitted
within the required front yard.

6. To prevent a concentration of similar uses, a used automobile sales facility shall not be
located within 1,500 feet of another used automobile sales facility, automobile auction or
commercial vehicle sales facility. Distance shall be measured from lot line to lot line
using a straight line. This shall not preclude more than one such use being located on the
same site as part of a single facility.

Richard K. Carlisle, President ~ R. Donald Wortman, Vice President Douglas J. Lewan, Principal  John L. Enos, Principal
Jennifer L. Coe, Associate Sally M. Elmiger, Associate David J. Scurto, Associate Brian M. Oppmann, Associate Zachary Branigan, Associate



Unique Auto Sales Special Land Use
June 4, 2010

The only outstanding condition unmet by the application is the presence of autos for sale in the
front yard. The front yard cannot be used for vehicle displays, and further, required parking for
the existing uses cannot be occupied by the autos for sale. Therefore, the applicant must relocate
the proposed autos for sale to the rear yard and comply with the other requirements noted above.

Parking for used auto sales is determined by the indoor square footage of sales area.
No additional parking will be required by this addition, given that no showroom area is being
provided and the existing use is served by parking already.

This proposal has been reviewed by the various agencies within the City with few comments
received. Given that no modifications to the facility or site are proposed, there were no
objections from any City departments, other than minor comments on maneuvering and the
presence of the cars for sale in the front yard, which is prohibited, as noted above.

For any special land use, according to Section 03.31.04, 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 03.31.05 states that before approving any requests for special use approval,
the Planning Commission, or the City Council, where indicated, shall find that:

1. The land use or activity being proposed shall be of such location, size and character as to
be compatible with the orderly development or use of adjacent land and/or Districts.

2. The land use or activity under consideration is within the capacity limitations of the
existing or proposed public services and facilities which serve its location.

We believe the land use as proposed is of such location and character as to be compatible with
the orderly development or use of adjacent land and/or Districts.

We also concur with the reviews of all other City departments and have no significant objections
with regard to the proposed use, provided the applicant does not display automobiles for sale in
the front yard. Therefore, we recommend the Planning Commission approve the proposed
special land use, conditioned on the applicant submitting a revised application form omitting the
“auction” language, and a revised site plan clearly demonstrating that autos for sale will be locate
only in the rear or side yards and will not occupy any requires parking spaces.

iy AN

Z%PSLE/WORTM/AN ASSOCYATES, INC.
ary G. Branigan, LEED AP, AICP
Associate
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PROPERTY DESCRIPTION

578 MAPLE RD, TROY (PARCEL # 20-34-201-039)

PARCEL | (WARRANTY DEED FROM WILLIAM CLAYTON AND RUBY CLAYTON TO
HAROLD M. BJORNSTAD RECORDED IN LIBER 4974, PAGE 838)

LAND IN THE CITY OF TROY, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS:

A PARCEL OF LAND IN THE WEST HALF OF THE NORTHEAST 1/4 OF SECTION 34, TOWN
2 NORTH, RANGE 11 EAST, TROY TOWNSHIP, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS
BEGINNING AT A POINT 213.7 FEET EAST FROM THE NORTH 1/4 CORNER OF SAID
SECTION; THENCE SOUTH ALONG THE CENTER OF COUNTY DRAIN, 294 FEET TO A POINT;
THENCE IN A SOUTHEASTERLY DIRECTION ALONG THE CENTER OF SAID COUNTY DRAIN
359 FEET TO A POINT; THENCE NORTH 0° 12’ EAST 338 FEET; THENCE WEST 153.93
FEET TO A POINT; THENCE NORTH 5° 42’ EAST 142.85 FEET TO THE NORTH LINE OF
SAID SECTION; THENCE WEST 156.30 FEET TO THE POINT OF BEGINNING; EXCEPTING
THEREFROM THE FOLLOWING PARCEL OF LAND; THAT PORTION OF SUBJECT PROPERTY
LYING WITHIN THE FOLLOWING DESCRIPTION: A PARCEL OF LAND IN THE NORTHWEST
1/4 OF THE NORTHEAST 1/4 OF SECTION 34, TOWN 2 NORTH, RANGE 11 EAST, TROY
TOWNSHIP, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS COMMENCING AT THE NORTH 1/4
CORNER OF SAID SECTION 34; THENCE EAST ALONG THE NORTH LINE OF SAID SECTION,
527.23 FEET; THENCE SOUTH 7° 00’ 30" EAST 143.22 FEET TO AN IRON STAKE AT THE
POINT OF BEGINNING OF SAID PARCEL; THENCE SOUTH 100 FEET; THENCE WEST 150
FEET; THENCE NORTH 1° 53" 25" EAST 100 FEET TO AN IRON STAKE; THENCE EAST
146.7 FEET TO THE POINT OF BEGINNING. ALSO A PARCEL OF LAND IN THE NORTHWEST
1/4 OF THE NORTHEAST 1/4 OF SECTION 34, TOWN 2 NORTH, RANGE 11 EAST, TROY
TOWNSHIP, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS COMMENCING AT THE NORTH 1/4
CORNER OF SAID SECTION 34; THENCE EAST ALONG THE NORTH LINE OF SAID SECTION,
370 FEET TO THE POINT OF BEGINNING; THENCE SOUTH 3° 00" WEST 142.85 FEET;
THENCE SOUTH 0° 12" WEST 100 FEET; THENCE WEST 20 FEET; THENCE NORTH 0° 12’
EAST 100 FEET; THENCE NORTH 3° 00’ EAST 142.85 FEET TO THE NORTH LINE OF SAID
SECTION 34; THENCE EAST 20 FEET TO THE POINT OF BEGINNING.

SUBJECT TO THE RIGHTS OF THE PUBLIC AND OF ANY GOVERNMENTAL UNIT IN ANY
PART THEREOF TAKEN, USED OR DEEDED FOR STREET, ROAD OR HIGHWAY PURPOSES.

PARCEL Il (WARRANTY DEED FROM WILLIAM L. LEHNER AND CELESTE M. LEHNER
TO HAROLD M. BJORNSTAD ON JUNE 14, 1973)

CERTAIN REAL ESTATE LOCATED IN THE CITY OF TROY, OAKLAND COUNTY, MICHIGAN,
DESCRIBED AS PART OF THE WEST HALF OF THE NORTHEAST 1/4, SECTION 34, TOWN 2
NORTH, RANGE 11 EAST, TOWNSHIP OF TROY, OAKLAND COUNTY, MICHIGAN, DESCRIBED
AS FOLLOWS: BEGINNING AT A POINT WHICH IS DISTANT FROM THE NORTH 1/4 CORNER
OF SAID SECTION 34, EAST 1314.44 FEET AS MEASURED ALONG THE NORTH LINE OF
SAID SECTION 34, AND SOUTH 11° 35’ 08" WEST 365 FEET AS MEASURED ALONG THE
CENTERLINE OF ROCHESTER ROAD TO A POINT, THENCE WEST 529.10 FEET TO A POINT
OF BEGINNING; THENCE WEST 200 FEET; THENCE DUE NORTH 214.57 FEET; THENCE
SOUTH 89° 37’ 40" EAST 200 FEET; THENCE DUE SOUTH 214.57 FEET TO THE POINT OF
BEGINNING, SUBJECT TO THE RIGHT OF THE PUBLIC AND OF ANY GOVERNMENTAL UNIT IN
ANY PART THEREOF TAKEN, USED OR DEEDED FOR STREET, ROAD OR HIGHWAY
PURPOSES.

TAX 1.D. #20-34-201-039

PARCEL #20-34-201-039 (TAX DESCRIPTION)
LAND IN THE CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING PART OF THE
NORTHEAST 1/4 OF SECTION 34, TOWN 2 NORTH, RANGE 11 EAST, DESCRIBED AS:

BEGINNING AT POINT ON THE NORTH LINE OF SECTION 34, DUE EAST 213.70 FEET FROM
THE NORTH 1/4 CORNER OF SECTION 34; THENCE SOUTHERLY 294 FEET ALONG THE
CENTERLINE OF COUNTY DRAIN; THENCE SOUTHEASTERLY 359 FEET ALONG SAID DRAIN;
THENCE NORTH 00 12" 00" EAST 124.43 FEET; THENCE EAST 200 FEET; THENCE NORTH
00° 01" 30" WEST 214.57 FEET; THENCE WEST 200 FEET; THENCE SOUTH 00" 01" 30"
EAST 100 FEET; THENCE WEST 170 FEET; THENCE NORTH 00° 12" 00" EAST 100 FEET;
THENCE NORTH 03° 00" 00" EAST 142.85 FEET; THENCE WEST 136.30 FEET TO THE
POINT OF BEGINNING, EXCEPT THE NORTH 60 FEET IN ROAD. CONTAINING 2.49 ACRES.

590 MAPLE RD, TROY (PARCEL # 20-34-201-005)
LAND IN THE CITY OF TROY, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS FOLLOWS:

PARCEL A

PART OF THE NORTHWEST 1/4 OF THE NORTHEAST 1/4 OF SECTION 34, TOWN 2 NORTH,
RANGE 11 EAST, TROY TOWNSHIP (NOW CITY OF TROY), OAKLAND COUNTY, MICHIGAN,
DESCRIBED AS FOLLOWS: COMMENCING AT THE NORTH 1/4 CORNER OF SAID SECTION
34; THENCE EAST ALONG THE NORTH LINE OF SAID SECTION 527.23 FEET; THENCE
SOUTH 07° 00" 30" WEST 143.22 FEET TO AN IRON STAKE AT THE POINT OF BEGINNING
OF SAID PARCEL; THENCE SOUTH 100.00 FEET, THENCE WEST 150.00 FEET; THENCE
NORTH 01° 53’ 25” EAST 100.00 FEET TO AN IRON STAKE; THENCE EAST 146.70 FEET
TO THE POINT OF BEGINNING.

PARCEL B

ALSO, A 20.00 FOOT STRIP OF LAND DESCRIBED AS FOLLOWS: COMMENCING AT THE
NORTH 1/4 CORNER OF SAID SECTION 34; THENCE EAST ALONG THE NORTH LINE OF
SAID SECTION 34, 370.00 FEET TO THE POINT OF BEGINNING; THENCE SOUTH 03° 00’
WEST 142.85 FEET ALONG THE WEST BOUNDARY OF LAND CONVEYED TO MICHAEL CROSE
AND WIFE IN LIBER 3043, ON PAGE 565; THENCE SOUTH 00" 12° WEST 100.00 FEET;
THENCE WEST 20.00 FEET; THENCE NORTH 00° 12" EAST 100.00 FEET; THENCE NORTH
03° 00" EAST 142.85 FEET TO THE NORTH LINE OF SAID SECTION 34; THENCE EAST
20.00 FEET TO THE POINT OF BEGINNING.

LESS HOWEVER, THAT PORTION OF SAID PROPERTY CONSISTING OF THE SOUTH 27 FEET
OF THE NORTH 60 FEET OF THE WESTERLY 20 FEET OF SAID PROPERTY WHICH PORTION
WAS CONVEYED TO THE CITY OF TROY, A MUNICIPAL CORPORATION, AND RECORDED IN
LIBER 6206, PAGE 419, REGISTER OF DEEDS, OAKLAND COUNTY, MICHIGAN, NOVEMBER
20, 1973. ALSO, A PORTION OF PARCEL "B", BEGINNING AT THE NORTHWEST CORNER
OF PARCEL "A" AND STARTING 6.5 FEET WEST AND THEN RUNNING NORTHEAST ON A
STRAIGHT DIAGONAL LINE (TO THE NORTHEAST CORNER OF PARCEL "B”) IS SPECIFICALLY
EXCLUDED HEREFROM.
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BEGINNING AT POINT DISTANT EAST 527.23 FEET ALONG THE NORTH LINE OF SECTION
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DATE: June 3, 2010

TO: Planning Commission

FROM: R. Brent Savidant, Acting Planning Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP 961) — Proposed
Panera Bread Drive-Thru, West side of Coolidge, South of Maple (1325

Coolidge Hwy.), Section 31, Currently Zoned M-1 (Light Industrial) —
Controlled by Consent Judgment

The applicant ArcVision, Inc. submitted the above referenced Preliminary Site Plan
Approval application. They propose a drive-thru window for the Panera Bread on the north
side of the building. The property is zoned M-1 but is part of the Midtown Square
development and controlled by Consent Judgment. Therefore, the Planning Commission
has a recommending role for this application. City Council must approve the amended
Consent Judgment and site plan.

The attached report prepared by Carlisle/Wortman Associates, Inc. summarizes the
project.

Please be prepared to discuss the application at the June 8, 2010 Planning Commission
Regular meeting.

Attachments:
1. Maps.
2. Report prepared by CWA.
3. Drive-Thru Sound Pressure Levels From the Menu Board or Speaker Post.
4. Public Comment.

cc.  Applicant
File/ SP 961

G:\SITE PLANS\SP 961 Panera Bread Cafe Sec 31\SP-961 Panera Bread Improvement 06 08 10.docx

PC 2010.06.08
Agenda ltem # 6



PRELIMINARY SITE PLAN REVIEWS

PRELIMINARY SITE PLAN REVIEW (File Number SP 961) — Proposed Panera
Bread Café, West side of Coolidge, South of Maple (1325 Coolidge), Section 31,
Currently Zoned M-1 (Light Industrial) District

Proposed Resolution # PC-2010-06-

Moved by:
Seconded by:

RESOLVED, The Planning Commission recommends that Preliminary Site Plan
Approval, pursuant to Section 03.40.03 of the Zoning Ordinance, as requested
for the proposed Panera Bread Café drive-thru, located on the west side of
Coolidge, south of Maple, in Section 31, within the M-1 zoning district, be
(granted, subject to the following conditions):

) or
(denied, for the following reasons: ) or
(postponed, for the following reasons: )
Yes:
No:
Absent:

MOTION CARRIED / DENIED
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605 S. Main, Suite 1
Ann Arbor, MI 48104
734-662-2200

CARLISLE/WORTMAN ASSOCIATES, INC. fax 734-662-1935

Community Planners /Landscape Architects 6401 Citation Drive, Suite E
’ Clarkston, MI 48346
248-625-8480
fx 248-625-8455

MEMORANDUM

TO: Brent Savidant

FROM: Zachary Branigan

DATE: June 1, 2010

RE: Panera Bread Drive-Through Window, Consent Judgment Amendment

We are in receipt of an application to add a drive-through window to an existing Panera Bread
restaurant at the west end of an existing multi-tenant retail building within the Midtown Square
development. This window would be located on the north side of the existing building in what is
now a service drive for the tenants of the building. The drive would be located between the
building and the adjacent multi-family residential component of Midtown Square.

Given that the proposed project is within the boundaries of Midtown Square, a project approved
via consent judgment, the Planning Commission is not reviewing this project for preliminary and
final site plan approval but is rather considering the project in order to make a recommendation
to City Council, who has the authority to amend the consent judgment. The approved site plan
for Midtown Square is part of the consent judgment, and this project would essentially amend
that approved site plan.

This proposal has been reviewed by the various agencies within the City with few comments
received. The area the drive through is being proposed is currently impervious, is used for
deliveries, and would not significantly impact on-site circulation or increase traffic entering or
existing Midtown Square by a meaningful amount, according to the City Engineering
Department.

The proposed improvements include:

1. New equipment for the drive-through window (call box, pressure sensor for automobiles,
menu canopy and signs)

2. One-way traffic signage for the entire driveway, prohibiting eastbound traffic north of the
building

3. New striping, bollards, and directional arrows to direct traffic

4. New concrete trash pad

5. New median island

6. New small building addition to accommodate the drive-through window

Richard K. Carlisle, President ~ R. Donald Wortman, Vice President Douglas J. Lewan, Principal  John L. Enos, Principal
Jennifer L. Coe, Associate Sally M. Elmiger, Associate David J. Scurto, Associate Brian M. Oppmann, Associate Zachary Branigan, Associate



Panera Bread Drive-Through Addition
June 2, 2010

The addition of a drive-through window is permitted by action of City Council, given the nature
of this development as a project approved via consent judgment. Conventionally, restaurants and
drive-through lanes are not expressly permitted in the underlying M-1 District. However, this
project no longer resembles an M-1 District and essentially functions as a multiple-use retail and
residential project. The proposed drive-through window would be clearly accessory to an
established primary use on the site and would not alter the character or function of the overall
development.

However, given its proximity to the residential portion of Midtown Square, we feel some
additional care must be taken to provide a buffer between the proposed drive-through and the
residential units nearby. The residential buildings are perpendicular to the proposed drive-
through lane, reducing the conflict. However, we feel that a landscape treatment of obscuring
vegetation in the area would reduce the conflict of the added cars and expanded hours when
vehicles would now be using the lane.

The applicant has provided a review of the anticipated speaker sound pressure levels from the
new equipment, and has demonstrated that the proposed sound level should be similar to ambient
levels at the transitional area between the drive-through lane and the adjacent residential. While
not significantly louder, however, the new noise could prove to be a nuisance in that it is an
intermittent and irregular source of noise. The suggested landscape screen would further
mitigate the potential noise from the added speaker boxes for the drive-through ordering system.

No additional parking will be required by this addition, aside from the provided stacking, which
meets minimum Ordinance requirements for drive-through stacking.

We concur with the reviews of all other City departments and have no significant objections with
regard to the proposed addition. The project would not increase impervious surface, would not
significantly increase traffic, and with the addition of the landscaping buffer, would not
significantly alter or impact the adjacent multiple family residential structures. Therefore, we
recommend the Planning Commission recommend to the City Council that the consent judgment
be amended to permit the request drive-through lane, subject to the provision of a landscape
buffer along the north boundary of the retail portion of the site, to mitigate any potential negative
impacts caused by the additional traffic through this lane.

Iy}

Z:?KLE/WORTMN ASSOCYATES, INC.
ary G. Branigan, LEED AP, AICP
Associate




Customer Driven

Memo

Re: Drive-Thru Sound Pressure Levels From the Menu Board or Speaker Post
The sound pressure levels from the menu board or speaker post are as follows:

1. Sound pressure level (SPL) contours (A weighted) were measured on a typical HME SPP2
speaker post. The test condition was for pink noise set to 84 dBA at 1 foot in front of the
speaker. All measurements were conducted outside with the speaker post placed 8 feet from a
non-absorbing building wall and at an oblique angle to the wall. These measurements should
not be construed to guarantee performance with any particular speaker post in any particular
environment. They are typical results obtained under the conditions described above.

2. The SPL levels are presented for different distances from the speaker post:

Distance from the Speaker (Feet) SPL (dBA)
1 foot 84 dBA
2 feet 78 dBA
4 feet 72 dBA
8 feet 66 dBA
16 feet 60 dBA
32 feet 54 dBA

3. The above levels are based on factory recommended operating levels, which are preset for
HME components and represent the optimum level for drive-thru operations in the majority of
the installations.

Also, HME incorporates automatic volume control (AVC) into many of our Systems. AVC will adjust the
outbound volume based on the outdoor, ambient noise level. When ambient noise levels naturally decrease
at night, AVC will reduce the outbound volume on the system. See below for example:

Decibel Level of standard Decibel level of standard system
Distance from Outside Speaker system with 45 dB of outside with 45 dB of outside noise with
noise without AVC AVC active
1 foot 84 dBA 60 dBA
2 feet 78 dBA 54 dBA
4 feet 72 dBA 48 dBA
8 feet 66 dBA 42 dBA
16 feet 60 dBA 36 dBA

If there are any further questions regarding this issue please contact HME customer service at 1-800-848-4468.

Thank you for your interest in HME’s products.

HM Electronics, Inc. | 14110 Stowe Drive | Poway, CA 92064
phone: 800.848.4468 | fax: 858.452.7207 | www.hme.com



From: Brent Savidant

To: Kathy Czarnecki
Subject: FW: Panera drive thru window
Date: Friday, June 04, 2010 10:10:15 AM

From: thomasbartlett [mailto:thomasbartlett@comcast.net]
Sent: Friday, June 04, 2010 10:09 AM

To: Brent Savidant

Subject: Re: Panera drive thru window

Mr. Savidant:

Thank you for your timely response to my email. The following items are some of my concerns with Panera
adding a drive thru window.

1. The loud spreaker will start at 6:00am and run until closing.

2. We will not be able to open our windows due to the drive thru orders from the loud speakers.
3. Additional traffic and exhaust fumes from idiling vehicles.

4. Our pederstrain crossing to Panera is directly in front of the proposed drive thru window.

5. Delivery trucks will be parked outside our condo waiting to get access to the delivery doors located where the
drive thru traffic will be lining up to place orders.

6. We will have no privacy on our deck which faces the proposed drive thru window.
I would like to voice my concerns to the Planning Board on Jun 8th.
Thank you

Tom Bartlett

----- Original Message -----

From: Brent Savidant

To: thomasbartlett

Sent: Thursday, June 03, 2010 2:36 PM
Subject: RE: Panera drive thru window

Mr. Bartlett:

You can put your concerns in writing and email to me so that | can forward to the Planning
Commission. Or you can attend the meeting and voice your opinion. Or you can do both.

If you send me written comments today | will put the comments in the Planning Commission
packets.

Brent Savidant



mailto:/O=CITY OF TROY/OU=CITYOFTROY/CN=RECIPIENTS/CN=SAVIDANTB
mailto:CzarneckiK@troymi.gov
mailto:SavidantB@troymi.gov
mailto:thomasbartlett@comcast.net

From: thomasbartlett [mailto:thomasbartlett@comcast.net]
Sent: Thursday, June 03, 2010 2:30 PM

To: Brent Savidant

Subject: Panera drive thru window

Mr. Savidant,
I live at 1381 Raliegh Place, Troy MI. My condo unit is located adjacent to Panera Bread Cafe. My building

is approx. 180ft from the proposed drive thru window site. I'm concerned on how this will impact our quality of
life and would like the opportunity to voice my concerns at the June 8th meeting.

Thank you for your consideration.

Thomas Bartlett
248-458-6061
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SITE_NOTES &

A.

CONOO R N

KEYED NOTES )

ALL DIMENSIONS ARE TO GROUND LEVEL IMPROVEMENTS (FACE OF CURB, CONCRETE SLAB,
ETC.) UNLESS NOTED OTHERWISE.

NEW SAWCUT LINE.
NEW ASPHALT PAVEMENT.

NEW SENSOR LOOP, CONTRACTOR TO SAWCUT EXISTING PAVEMENT AS NEEDED TO INSTALL
LOOP AND PATCH.

NEW CONCRETE CURB AND GUTTER (STANDARD SECTION).

NEW DRIVE—=THRU ADDITION.

NEW CLEARANCE BAR.

NEW PREVIEW BOARD.

NEW MENU CANOPY.

NEW MENU BOARD.

NEW "DO NOT ENTER” STRIPING AND TRAFFIC FLOW ARROWS.

NEW ”DO NOT ENTER” SIGN.

NEW "DRIVE—THRU” STRIPING AND TRAFFIC FLOW ARROW.
NEW TRAFFIC FLOW ARROW.

NEW STRIPING.

NEW BOLLARD(S).

NEW CONCRETE CURB (WIDE SECTION).

NEW “DRIVE—THRU” SIGN.

NEW "LOADING ZONE” STRIPING.

NEW 4'x4’ CONCRETE PAD FOR TRASH RECEPTACLE.

NEW CONCRETE MEDIAN.
REMOVE AND REPLACE EXISTING CONCRETE RAMP AND BOLLARDS, AS REQUIRED.

NEW DEPRESSED CURB CONCRETE CURB AND GUTTER (STANDARD SECTION).

GROUP

EE=Eky

50 Crestwood Executive Center, Suite 500

St. Louis, MO 63126

CORE STATES
==

Phone (314) 843-4320
Fax (314) 843-4323
pbennett@core-eng.com

ARC-11497
1"=20"
05-06-10
MAB

PTB

Drawn By:
Checked By:

Job#
Scale:
Date

Documents prepared by CoreStates,
Inc., including this document, are to
be used only for the specific project
and specific use for which they were
intended. Any extension of use to any
other projects, by owner or by any
other party, without the expressed
written consent of CoreStates, Inc. is
done unlawfully and at the users own
risk. If used in a way other than that
specifically intended, user will hold
CoreStates, Inc. harmless from all
claims and losses

THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE
LOCATION AND/OR ELEVATION OF EXISTING UTILITIES AS
SHOWN ON THESE PLANS IS BASED ON DESIGN DRAWINGS,
RECORDS OF THE VARIOUS UTILITY COMPANIES, AND WHERE
POSSIBLE, MEASUREMENTS TAKEN IN THE FIELD. CORE

STATES, INC. DOES NOT GUARANTEE THAT LOCATIONS
SHOWN ARE EXACT. THE CONTRACTOR MUST CONTACT THE
APPROPRIATE UTILITY COMPANIES AT LEAST 72 HOURS
BEFORE ANY EXCAVATION TO REQUEST EXACT FIELD
LOCATIONS OF UTILITIES.




Survey obtained from and certified to by a land surveyor licensed in the state property is located.

This survey coordinated, but not performed, by Commercial Due Diligence Services.

Survey obtained from and certified to by a land surveyor licensed in the state property is located.

This survey coordinated, but not performed, by Commercial Due Diligence Services.

Survey obtained from and certified to by a land surveyor licensed in the state property is located.

Copyright © Commercial Due Diligence Services. This format and style is protected

by Copyright, all rights are reserved. Any use of this format and style is strictly prohibited without prior

written permission from First American Professional Land Services, L.P.
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BENCHMARK

City Benchmark 1618, Arrow atop hydrant located 50°+
North of the Subject Property (1325 Coolidge Hwy) and
15'+ East of the existing Coolidge Hwy. Right—of—Way.

(NAVD 88)

BENCHMARK "B” ELEVATION —————————— 739.32

Arrow atop hydrant located 5.5+ North of the curb
located at the North side of the Subject Property (1325
oolidge Hwy) and 112°+ West of the East line of the J

\gui/ ding.

PANERA BREAD (TROY) STRUCTURE LIST

JOB NO.: 10500018

This survey coordinated, but not performed, by Commercial Due Diligence Services.
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4 UTILITY NOTES

THE UNDERGROUND UTILITIES SHOWN HAVE BEEN LOCATED
FROM FIELD SURVEY INFORMATION AND EXISTING DRAWINGS.
THE SURVEYOR MAKES NO GUARANTEE THAT THE
UNDERGROUND UTILITIES SHOWN COMPRISE ALL SUCH UTILITIES
IN THE AREA, EITHER IN SERVICE OR ABANDONED. THE
SURVEYOR FURTHER DOES NOT WARRANT THAT THE
UNDERGROUND UTILITIES SHOWN ARE IN THE EXACT LOCATION
INDICATED ALTHOUGH HE DOES CERTIFY THAT THEY ARE
LOCATED AS ACCURATELY AS POSSIBLE FROM THE

STRUCTURE TYPE RIM | SIZE/PIPEDIRECTION INVERT COMMENTS
A SANITARY MH| 736.54 FLOWING EAST
8" E 726.44
8" SW 726.54
B SANITARY MH| 737.42 FLOWING EAST
8" W. 725.57
8" E 725.47
C SANITARY MH| 737.55 FLOWING EAST
8" W. 725.25
8" E 725.19
8" N. 725.20
D SANITARY MH| 736.76 FLOWING SOUTH
8" S.&W. | 723.96
E SANITARY MH| 733.20 FLOWING EAST
8" E &W. | 715.85
F SANITARY MH| 737.33 8" STRUCTURE NOT INVENTORIED
G CATCHBASIN | 736.39
24" SE 732.04
H STORMMH | 737.00
24" NW 731.33
12" S. 731.33
| CATCHBASIN | 734.93 FLOWING SOUTH
12" S. 730.60 | NLY INVERT OBSTRUCTED BY
12" N. NA OFFSET STRUCTURE
J CATCHBASIN | 733.13
12" N. & SSW| 727.93
K CATCHBASNN | 731.08 FULL OF DEBRIS
12" NW 726.88
L CATCHBASIN | 733.56
12" E 729.29
M STORMMH | 733.20
12" NNE 727.90
12" SE 726.60 W'LY INVERT PARTIALLY
24" SW 726.65 OBSTRUCTED BY OFFSET
12" W. 728.1 +/- STRUCTURE
N SANITARY MH| 733.87 UNDER BUSH - CANNOT OPEN
O CATCHBASNN | 734.43
24" NE 734.43
P CATCHBASIN | 736.13 FULL OF WATER, NO PIPES
VISIBLE
Q CATCHBASNN | 735.51
12" S.&N. | 730.61
R CATCHBASN | 735.64
12" NE 731.84
12" S. 731.14
S CATCHBASNN | 730.86 12" N. STRUCTURE NOT INVENTORIED

INFORMATION AVAILABLE. THIS SURVEYOR HAS NOT
kPHYSICALLY LOCATED THE UNDERGROUND UTILITIES. /

This survey coordinated, but not performed, by Commercial Due Diligence Services.

Survey obtained from and certified to by a land surveyor licensed in the state property is located.
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This survey coordinated, but not performed, by Commercial Due Diligence Services.

" UTILITY CONTACTS )

kMD/GG TICKET NO. BO1131251 /

WATER & SEWER:
CITY OF TROY ENGINEERING DEPI. 248.524.3383

CABLE: COMCAST 1.800.266.2278
ELECTRIC: DETROIT EDISON 1.800.477.4747

TELEPHONE:
AMERITECH 1.800.288.2020

MCl 1.888.624.5622

NATURAL GAS: CONSUMERS ENERGY 248.433.5618

DESCRIPTION PROVIDED

SURVEYOR'S __NOTES

UTILITY LOCATIONS ARE DERIVED FROM ACTUAL
MEASUREMENTS OR AVAILABLE RECORDS. THEY SHOULD
NOT BE INTERPRETED TO BE EXACT LOCATIONS NOR
SHOULD IT BE ASSUMED THAT THEY ARE THE ONLY
UTILITIES IN THIS AREA.

ALL OF THE ABOVE UTILITY PROVIDERS WERE CONTACTED
FOR MAPS OF THEIR ASSETS. AT THE TIME OF THE
SURVEY THE CITY OF TROY WAS THE ONLY UTILITY TO
PRODUCE MAPS OF THEIR IMPROVEMENTS. MISS DIGG WAS
CONTACTED PRIOR TO THE FIELD SURVEY. THE LOCATION
OF THE FIELD MARKINGS ARE REFLECTED IN THIS SURVEY.

CONSUMER’S ENERGY CONTACTED NEDERVELD TO INFORM
US OF A HIGH PRESSURE GAS MAIN IN THE VICINITY. THE
CONSUMER’S CONTACT REQUESTS THAT THE DESIGN
ENGINEER CONTACT HER PRIOR TO DESIGN AND
CONSTRUCTION.

CONTACT: LISA GONZALEZ 810.820.0677

NOTE TO CONTRACTORS: 3 (THREE) WORKING DAYS
BEFORE YOU DIG, CALL MISS DIG AT TOLL FREE

1-800—-482—7171 FOR UTILITY LOCATIONS ON THE GROUND.

ALL STATEMENTS WITHIN THE CERTIFICATION, AND OTHER
REFERENCES LOCATED ELSEWHERE HEREON, RELATED TO:
UTILITIES, IMPROVEMENTS, STRUCTURES, BUILDINGS, PARTY
WALLS, PARKING, EASEMENTS, SERVITUDES, AND
ENCROACHMENTS; ARE BASED SOLELY ON ABOVE GROUND,
VISIBLE EVIDENCE, UNLESS ANOTHER SOURCE OF
INFORMATION IS SPECIFICALLY REFERENCED HEREON.

A BOUNDARY SURVEY WAS NOT PERFORMED AS A PART
OF THIS TASK.

BASIS OF BEARING: THE BEARINGS SHOWN HEREON ARE
BASED ON THE LEGAL DESCRIPTION ON FILE AT THE CITY
ASSESSING OFFICE.

THE NEAREST STREET INTERSECTION IS E. MAPLE RD.
WHICH IS 700°+ NORTH OF THE SUBJECT PROPERTY.

DATE

Survey obtained from and certified to by a land surveyor licensed in the state property is located.

\\

COOLIDGE_HWY.

W. MAPLE RD.

Mg

N. CROOKS RD.

14 MILE RD.

N T

LOCATION MAP
Q NO SCALE j

Part of the Northeast 1/4 of Section 31, T2N, RI11E, City of Troy, Oakland County,
Michigan, Beginning at a point distant S01°40°27"W 87 feet and N88 24809°00"W 80
feet and S01°40°27°W 523 feet from the Northeast Section Corner; thence

S01°40°27"°W 402.20 feet; thence NB8B820°27°W 342.85 feet; thence NO1°39°33"E 21.35
feet; thence along a curve to the left, with a radius of 198.10 feet, having a chord

bearing N14°22°14"W 109.41 feet, a distance of 110.85 feet; thence along a curve to
the right, with a radius of 149.44 feet, having a chord bearing N1422°'14"W 82.53

feet, a distance of 83.62 feet; thence NO1°39°33"E 197.70 feet; thence S88°09°00"E
395.95 feet to the Point of Beginning.

SCALE 1" = 30
— T —
30° 15° 0 30’ 60’

Pre—Construction Existing Conditions Survey
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Survey obtained from and certified to by a land surveyor licensed in the state property is located.

Survey obtained from and certified to by a land surveyor licensed in the state property is located.

This_survey coordinated, but not performed, by Commercial Due Diligence Services.

Survey obtained from and certified to by a land surveyor licensed in the state property is located.

This_survey coordinated, but not performed, by Commercial Due Diligence Services.
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PANERA LEASE LINE

GENERAL NOTES:

A. AFTER PATCHING WALL, PAINT ENTIRE WALL FACE TO NATURAL

BREAK POINT.

B. MATERIAL AND FINISHES FOR NEW DRIVE THRU ADDITION TO
MATCH EXISTING. REFER ELEVATION DRAWINGS FOR MATERIAL FINISH

INFORMATION.

BAKERY CAFE:

#707

SYSTEM: G2 (FUN)

PROTOTYPE UPDATE: 2009-02

KEYED NOTES:
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ENERAL:

ABOVE NEW DRIVE-THRU AWNING.
FOR MORE INFORMATION.

FOR DETAILS.

EXISTING CAST STONE TO REMAIN.

NOT USED.

EXISTING BRICK TO REMAIN.

EXISTING DOOR AND FRAME.

EXISTING EXTERIOR LIGHTING.

NEW SERVICE DOOR.

GLASS.

INFORMATION.

DRAWINGS FOR MORE INFORMATION.

NEW BRICK TO MATCH EXISTING.

FOR DETAILS.

NEW SCUPPER AND DOWNSPOUT,
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PROVIDE AND INSTALL NEW GOOSE NECK EXTERIOR LIGHTING
SEE ELECTRICAL DRAWINGS

M/E/P ENGINEER:

NEW 4" CONC. FILLED STEEL BOLLARD. SEE CIVIL DRAWINGS

COORDINATE CAMERA ROUGH—IN LOCATIONS & HEIGHTS
W/PANERA REPRESENTATIVE, PRIOR TO INSTALLATION.

ARCHITECT:

Engineering Consultants

. STORE PLANNING
ST. LOUIS, MO 83148
FAX (314) 415-2300 www.orcv.com

ENGINEERING

INCORPORATED

SAINT LOUIS / DALLAS / LAS VEGAS / ORLANDO

1950 CRNG ROAD, SUME 300

PH. (314) 415-2400

EXISTING ALUMINUM/GLASS FRAMING SYSTEM W/ 1" INSULATED

NEW DRIVE THRU WINDOW. SEE SHEET A4.8 FOR MORE

PROVIDE AND INSTALL NEW EXT2 LIGHTING. SEE ELECTRICAL

NEW 6” CONC. FILLED STEEL BOLLARD. SEE CIVIL DRAWINGS

PREFINISHED METAL CAP TO MATCH EXISTING.

NEW CAST STONE TO MATCH EXISTING.

EXISTING EXTERIOR BUILDING SIGNAGE.

NEW DRIVE THRU AWNING. SEE SIGN VENDOR SHOP DRAWINGS.
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DATE: June 1, 2010

TO: Planning Commission

FROM: R. Brent Savidant, Acting Planning Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP 960) — Proposed
Vehma International Improvements, Northwest corner of Stephenson and

Rankin (1055 Stephenson), Section 35, Currently Zoned M-1 (Light
Industrial)

The applicant, Kemp & Peyerk-Sterling, LLC, submitted the above referenced Preliminary
Site Plan Approval application. The applicant is proposing to construct a two story,
142,000 square foot industrial building.

A cursory review of the application indicated the need for a variance from the 50-foot front
yard setback requirement in the M-1 district. The applicant submitted an application for the
Board of Zoning Appeals and is on the June 15, 2010 BZA agenda. Therefore, no action
is necessary prior to the BZA meeting.

The attached report prepared by Carlisle/Wortman Associates, Inc. summarizes the
required variance.

Please be prepared to discuss the application at the June 8, 2010 Planning Commission

Regular meeting.

Attachments:
1. Maps
2. Report prepared by CWA

cc.  Applicant
File/ SP 960

G:\SITE PLANS\SP 960 Vehma International Sec 35\SP-960 Vehma International 06 08 10.docx

PC 2010.06.08
Agenda ltem # 7



PRELIMINARY SITE PLAN REVIEW (File Number SP 960) — Proposed VEHMA
International Improvements, Northwest Corner of Stephenson Hwy and Rankin
(1055 Stephenson Hwy), Section 35, Currently Zoned M-1 (Light Industrial)
District

No action required.
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(PUD) Planned Unit Development

(B-1) Local Business District

(B-2) Community Business District

(B-3) General Business District

(R-C) Research Center District
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605 S. Main, Suite 1
Ann Arbor, MI 48104
734-662-2200

CARLISLE/WORTMAN ASSOCIATES, INC. fax 734-662-1935

Community Planners /Landscape Architects 6401 Citation Drive, Suite E
’ Clarkston, MI 48346
248-625-8480
fx 248-625-8455

MEMORANDUM

TO: Brent Savidant
FROM: Zachary Branigan
DATE: May 24, 2010

RE: Vehma International

We are in receipt of a site plan for the proposed Vehma International Building at 1055
Stephenson Highway. We have reviewed this submittal preliminarily for general compliance
with ordinance requirements and have determined that the project complies with the required
height limitations, building setbacks, minimum landscaped area, maximum lot coverage, and
general parking requirements. However, the applicant will be required to secure one variance to
proceed with the plan as designed.

Section 43.86.00, which was enacted in October of 2009, states that when a variance is required
for a project which also requires site plan approval, that project must first come before the
Planning Commission. It states:

If an application to the Board of Zoning Appeals requires site plan approval by the Planning
Commission pursuant to the provisions of Section 03.40.03, the applicant shall first apply for site
plan approval as set forth in Article 03.41.00. The Planning Commission shall review the site
plan including site layout and other design features, but shall not grant Preliminary Site Plan
Approval nor make a recommendation on the variance. The Planning Commission shall then
transmit the site plan and the minutes related to said site plan to the Board of Zoning Appeals.
The Board of Zoning Appeals shall transmit its decision related to the application to the
Planning Commission. The Planning Commission shall then take action on the site plan.

Consequently, the Planning Commission cannot make a determination on this project at this
time. The Planning Commission may make preliminary comments and have an initial discussion
with regard to general project principles.

We have determined that the project does not comply with minimum ordinance requirements,
and would need relief from the Board of Zoning Appeals to proceed, in the following area:

1. This site has three front lot lines, creating three front yard setback requirements along
Allen Drive, Rankin Street, and Stephenson Highway. The front yard setback
requirement for the M-1 District is 50 feet. Parking cannot be located within the front

Richard K. Carlisle, President ~ R. Donald Wortman, Vice President Douglas J. Lewan, Principal  John L. Enos, Principal
Jennifer L. Coe, Associate Sally M. Elmiger, Associate David J. Scurto, Associate Brian M. Oppmann, Associate Zachary Branigan, Associate



Vehma International
May 24, 2010

yard setback. The parking on Allen Drive and Rankin Street encroach into the front yard
setback.

This project cannot move forward as designed without relief from the Ordinance. Therefore, we
recommend that the Planning Commission postpone action on the applicant’s request until such
time as they can apply for and potentially obtain a variance from the Board of Zoning Appeals.

Sincerely,

Iy}

Z:?J{LE/WORTMN ASSOCHATES, INC.
ary G. Branigan, LEED AP, AICP
Associate

225-02-2910



PROPOSED NEVW BUILDING FOR:

Vehma International

CONDITIONS OF WORK

CONSTRUCTION COORDINATION:

1. ALL CONTRACTORS SHALL REVIEW ALL DRAWINGS & ARE RESPONSIBLE FOR A COMPLETE
REVIEW & SITE VISIT. ITEMS AFFECTING ALL TRADES ARE PLACED THROUGHOUT SET & NO
"EXTRAS" FOR MISSED ITEMS IN OTHER SECTIONS WILL BE PERMITTED. THE CONTRACTOR
SHALL IMMEDIATELY NOTIFY ARCHITECT OF ANY AMBIGUITY, INCONSISTENCY OR ERRORS
WHICH THEY DISCOVER UPON EXAMINATION OF DOCUMENTS, THE SITE OR LOCAL
CONDITIONS.

2. ANY CONTRACTOR OR SUBCONTRACTOR BY SUBMITTING A BID WARRANT'S THAT HE HAS
VISITED THE SITE AND IS AWARE OF ANY AND ALL SITE CONDITIONS AFFECTING HIS BID.

3. THE CONTRACTOR BY COMMENCING WORK ACCEPTS THE CONDITIONS OF THE SITE & THE
COMPLETENESS OF CONTRACT DOCUMENTS.

4. FIELD VERIFY ALL DIMENSIONS AND REPORT ANY DISCREPANCIES IMMEDIATELY TO THE
ARCHITECT. DO NOT SCALE DRAWINGS USE FIGURED DIMENSIONS ONLY.

5. ANY MATERIAL OR LABOR NEITHER SHOWN ON THE DRAWINGS NOR SPECIFIED, BUT WHICH
IS OBVIOUSLY NECESSARY TO COMPLETE THE WORK IN A WORKMANLIKE MANNER SHALL BE
FURNISHED WITHOUT COST TO THE OWNER.

6. ALL MATERIALS FURNISHED AND INSTALLED BY THE GENERAL CONTRACTOR SHALL BE
FREE FROM DEFECTS. ALL WORK SHALL BE GUARANTEED FOR A PERIOD OF (1) YEAR FROM
DATE OF ACCEPTANCE OF WORK. DURING THIS PERIOD THE GENERAL CONTRACTOR SHALL
CORRECT ANY PROBLEMS DUE TO DEFECTIVE MATERIALS OR FAULTY WORKMANSHIP AT NO
COST TO THE OWNER. ANY PROBLEM THAT OCCURS DURING CONSTRUCTION SHALL
IMMEDIATELY BE CORRECTED TO THE SATISFACTION OF THE OWNER.

7. NO SUBSTITUTIONS OF SPECIFIED MATERIAL OR EQUIPMENT WILL BE ACCEPTED UNLESS
WRITTEN REQUEST FOR APPROVAL HAS BEEN RECEIVED BY THE ARCHITECT AND
CONTRACTOR HAS RECEIVED WRITTEN APPROVAL FROM ARCHITECT.

8. DURING AND AT THE COMPLETION OF THE CONTRACTOR'S DAILY WORK, CONTRACTOR IS
RESPONSIBLE FOR THE CLEANING UP AND REMOVAL OF ALL RUBBISH AND DEBRIS BEFORE
LEAVING THE PROJECT JOB SITE.

PERMITS & SAFETY:
1. GENERAL CONTRACTOR SHALL APPLY & SUBMIT FOR BUILDING PERMIT.

2. GENERAL CONTRACTOR SHALL OBTAIN "ALL RISK" INSURANCE AND ALL CUSTOMARY
STATUTORY INSURANCE FOR COMPREHENSIVE GENERAL LIABILITY, ETC. AS REQUIRED BY
OWNER/LANDLORD.

3. GENERAL CONTRACTOR SHALL PROVIDE ADEQUATE PROTECTION OF WORK, MATERIALS,
FIXTURES, ETC. IN LEASED SPACE FROM LOSS OR DAMAGE FROM FIRE, THEFT OR
VANDALISM.

4. ALL WORK SHALL BE DONE IN COMPLIANCE WITH THE OCCUPATIONAL SAFETY AND HEALTH
ACT (OSHA). THE FOLLOWING ARE STRICTLY PROHIBITED WORK PRACTICES.

A. ANY COMBUSTIBLE MATERIALS ABOVE FINISHED CEILING OR IN ANY NON-SPRINKLED
LOCATIONS.

B. IMPOSING ANY STRUCTURAL LOAD, TEMPORARY OR PERMANENT ON ANY PART OF THE
LANDLORD'S WORK OR STRUCTURE WITHOUT PRIOR WRITTEN APPROVAL.

C. CUTTING ANY HOLES IN LANDLORD'S EXISTING FLOOR SLABS, WALLS OR ROOF
WITHOUT PROPER APPROVAL'S PROPER APPROVALS FROM LANDLORD. BEFORE STARTING
ANY UNDERSLAB WORK CONTRACTORS MUST CHECK WITH THE LANDLORD OR
SUPERINTENDENT OF THE LANDLORD'S GENERAL CONTRACTOR TO DETERMINE IF ANY
COMMON UTILITY OR OTHER TENANT UTILITY LINES EXIST WITHIN THE SPACE.

CODE COMPLIANCE:

1. WORK INDICATED IS TO BE EXECUTED IN ACCORDANCE WITH THE LATEST EDITIONS OF ALL
APPLICABLE CODES.

2. FIRE EXTINGUISHERS SHALL BE PROVIDED BY G.C. AND INSTALLED PER THE FIRE
MARSHALL'S INSTRUCTIONS.

3. ALL WALL FINISHES TO MEET CLASS lll FLAME SPREAD RATINGS.

4. INTERIOR FINISHES IN EXIT ACCESS CORRIDORS, OTHER EXIT WAYS, ROOMS, AND
ENCLOSED SPACES IN USE GROUPS "B" AND "S" IN SPRINKLED BUILDINGS ARE REQUIRED TO
HAVE AT LEAST A CLASS C: FLAME SPREAD 76-200; SMOKE DEVELOPED 0-450; RATING AS
LISTED IN TABLE 803.4 OF THE 2003 MICHIGAN BUILDING CODE.

5. SAFETY GLAZING MUST HAVE PERMANENT IDENTIFICATION IN ACCORDNCE WITH SECTION
2406.1.1 OF THE 2003 MICHIGAN BUILDING CODE.

6. ALL REQUIREMENTS OF THE MICHIGAN BARRIER FREE ACT & THE AMERICAN'S WITH
DISABILITIES ACT SHALL BE MAINTAINED.

7. ALL OFFICE FURNITURE & EQUIPMENT TO BE PROVIDED BY TENANT- SHOWN FOR LAYOUT
PURPOSES ONLY. TO COMPLY WITH ADA REQUIREMENTS, A MINIMUM OF 5 %, BUT NOT LESS
THAN (1) OF THE LUNCHROOM TABLES AND EMPLOYEE WORKSTATIONS (CUBICLES) SHALL BE
ACCESSIBLE. ACCESSIBLE TABLE AND WORKSTATION TOPS SHALL BE 28" MIN. TO 34" MAX.
A.F.F. KNEE AND TOE CLEARANCES AS FOLLOWS SHALL ALSO APPLY- TOE: 4" MIN. HIGH, 17"
MIN. TO 25" MAX. DEPTH, AND 30" MIN. WIDE. KNEE: 27" MIN. HIGH, 11" DEEP @ 9" HIGH TO 8"
DEEP @ 27" HIGH, AND 30" MIN. WIDE.

8. ALL ENTRANCE AND EXIT DOORS SHALL HAVE BARRIER FREE ACCESSIBILITY.

9. TO COMPLY WITH ADA REQUIREMENTS, CHANGES IN LEVEL GREATER THAN 1/2" SHALL BE
RAMPED AND CHANGES IN LEVEL BETWEEN 1/4" AND 1/2" SHALL BE BEVELED A MAXIMUM OF
1:2.

10. ALL LUNCHROOM APPLIANCES TO BE PROVIDED BY TENANT. TO COMPLY WITH ADA
REQUIREMENTS, DISHWASHERS MUST FIT UNDER A 34" HIGH (32 1/4" CLEAR UNDER)
COUNTERTOP, THE REFRIGERATOR MUST BE A SIDE-BY-SIDE OR BOTTOM FREEZER UNIT, AND
ALL MICROWAVE CONTROLS TO BE NO HIGHER THAN 46" A.F.F. TO MEET OBSTRUCTED HIGH
SIDE REACH REQUIREMENTS.

11. SIGNAGE INDICATING ACCESSIBILITY PROVISIONS SHALL BE PROVIDED AT EACH DOOR TO
AN EXIT DISCHARGE. A TACTILE SIGN STATING EXIT AND COMPLYING WITH ICC/ANSI A117.1
SHALL BE PLACED ADJACENT TO THE DOOR. PLEASE REFER TO SHEET A. 601 FOR ADDITIONAL
INFORMATION AND LOCATION.

FIRE PROTECTION NOTES:

THE BUILDING WILL BE PROVIDED WITH A FULL AUTOMATIC FIRE PROTECTION SPRINKLER SYSTEM (FIRE SUPPRESSION SYSTEM) WHICH WILL BE DESIGNED TO MEET M.B.C.
REQUIREMENTS AND CITY OF TROY INSPECTION AND PERMIT APPROVAL. SPRINKLER CONTRACTOR SHALL BE FULLY LICENSED AND BE RESPONSIBLE FOR PREPARATION OF
ENGINEERING DRAWING, SUBMISSION OF DRAWINGS TO ALL LOCAL AND STATE AGENCIES FOR APPROVAL, AND FOR COORDINATION OF REQUIREMENTS WITH OWNERS AND TENANTS

INSURANCE CARRIER.

FIRE PROTECTION SYSTEM FOR THE BUILDING EQUAL TO ORDINARY HAZARD N.F.P.A. NO. 13 CRITERIA WITH ONE (1) 8" D.l. BUILDING SERVICE PROVIDED. PRODUCTION / WAREHOUSE,

GROUP 2 ESFR SYSTEM.

BUILDING TO BE EQUIPPED WITH A FIRE ALARM SYSTEM (PER SPECIFICATIONS PAID FOR BY TENANT) AS REQUIRED PER N.F.P.A. 72-99 BASED ON BUILDING OCCUPANCY.

TYPE 2A FIRE EXTINGUISHERS SHALL BE PROVIDED AND SPACED A MAX. OF 75' APART PER SECTION 906.1 OF THE 2000 INTERNATIONAL FIRE CODE AND / OR BY THE DIRECTION OF THE

FIRE MARSHAL.

PROJECT LOCATION:
945 Stephenson Hwy

Troy, Michigan

SHEET INDEX:
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SP2
SP3
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TITLE SHEET

ENGINEERING SITE PLAN
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GOVERNING CODES: 2006 MICHIGAN BUILDING CODE
2006 MICHIGAN PLUMBING CODE
2006 MICHIGAN MECHANICAL CODE
2006 INTERNATIONAL FUEL GAS CODE
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2006 INTERNATIONAL FIRE CODE

BUILDING USE: BUSINESS/FACTORY B/F-2

SEPARATED OCCUPANCY
SPRINKLED

TYPE OF CONSTRUCTION:
2006 MBC: 2B (UNPROTECTED)
NFPA 220:  TYPE II-000
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TO THE FOLLOWING:
WHITE ON 4.00 INCH MAINS PAVING LEGEND
RED ON 6.00 INCH MAINS
ORANGE ON 8.00 INCH MAINS
GREEN ON 12.00 INCH MAINS PROPOSED CONCRETE PAVEMENT
BLUE ON 16.00 INCH OR LARGER MAINS SITE DATA-PROPOSED
NO PARKING SHALL BE PERMITTED AND/OR NO OBSTRUCTIONS SHALL BE PLACE OR  STEAREA I—:I PROPOSED ASPHALT PAVEMENT
CONSTRUCTED WITHIN FIFTEEN (15) FEET OF ANY FIRE HYDRANT OR FIRE DEPARTMENT CROSS/NET:  400.,811.39 SFT. OR 9.20 ACRES
CONNECTION, PUBLIC OR PRIVATE. ZONING
EXISTING:  M—1 (LIGHT INDUSTRIAL DISTRICT)
THE FIRE DEPARTMENT CONNECTION MUST BE LOCATED WITHIN ONE HUNDRED (100) BUILDING HEIGHT T EGEND
FEET OF A FIRE HYDRANT AND WITHIN FIFTY (50) FEET OF A MINIMUM EIGHTEEN (18)  REQUIRED: .3 STORIES MAX. ( 40 FEET)
FOOT WIDE PAVED DRIVEWAY OR STREET. PROVIDED: 2 STORIES MANHOLE
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LOT 9—14 OF "INDUSC'S OAKLAND INDUSTRIAL COMPLEX SUBDIVISION” ~ Mb>T NOT BE LOCATED ON THE SAME SIDE OF THE BOIDING OR STRUCTURE AS THE  OFFICE AREA = 50,342 SF. o SAN. CLEAN OUT
e ~ = .
PART OF THE NORTHWEST 1/4 OF SECTION 35, T.2N., R.11E., CITY OF STORAGE AREA = 15,565 SF. HYDRANT
TROY. GAKLAND GOUNTY. MICHIGAN. AS RECORDEL-IN. LISER 129 OF (150) FEET CAN BE MAINTAINED BETWEEN UTILITIES AND THE FIRE DEPARTMENT GATE_VALVE
PLATS, PAGE 49, 50, 51 AND 52, OAKLAND COUNTY RECORDS, CONNECTION. TOTAL 1ST FLOOR AREA = 141,871 SF. MANHOLE CATCH BASIN EXISTING WATERMAIN DRAWN BY:
EXCEPT THE WEST 366.00 FEET OF SAID LOT 14 AND THE WEST JHOLE CATCH BASI
S56.00 FEET OF THE NORTH 100.00 FEET OF SAID LoT 15, '&7e DESIGNATED EXIT DOORS ONTO DRIVES OR PARKING AREAS MUST BE PROTECTED WITH  PARKING REQUIRED O 1 EXISTING STORM SEWER R. Joh
Z CONTAINING 400.811 SQUARE FEET OR 9.20 AGRES ' GUARD POSTS OR PARKING BLOCKS. 1st FLOOR OFFICE: 25062 SF. USEABLE 25062/200 = 125 SPACES - Johnson
s ' : : 2nd FLOOR OFFICE: 16,608 SF. USEABLE 16608/200 = 83 SPACES Y EX. R. Y. CATCH BASIN
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. - o S Y P . briCke
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CITY COUNCIL FOR ULTIMATE APPROVAL. REAR: 20" (N. 29.49 (N.
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PR. ASPHALT

GU 648.00
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|RIM 646.75

INSTALL PERIMETER
CONCRETE CURB &
GUTTER (TYP)

TC 647.40
TW 647.45 GU 646.90
TP 647.45
20R_// [TC 648.00
: GU 647.50
SR.\TC 647.90
TC 64(;U706 T 1¢ 63710
: RIM_646.
GU 647.20 046.60
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& INSTALL PERIMETER
- CONCRETE CURB &
- GUTTER (TYP)
L ;o

(204" Wide)

CAUTION!

8" S—HP GAS

Stephenson Hw

BENCHMARK

ARROW ON HYDRANT
ELEVATION 647.45
N.A.V.D. 88

ToB4750 PR STORM
GU 647.00 SEWER (TYP)

R=40.00’
L=62.83
A =90°00°00"
CH. BRG.=

CAUTION! N.43°06'32"W.

6" S—MP GAS CH.=56.57’
GENERAL PAVING NOTES

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

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

INCHES.
ASPHALT: BASE COURSE — MDOT BITUMINOUS MIXTURE NO. 1100L, 20AA; SURFACE COURSE — MDOT

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

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

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

ALL CONCRETE PAVEMENT JOINTS SHALL BE FILLED WITH HOT POURED RUBBERIZED ASPHALT JOINT SEALING COMPOUND IMMEDIATELY
AFTER SAWCUT OPERATION. FEDERAL SPECIFICATION SS—S164.

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

ALL TOP OF CURB ELEVATIONS, AS SHOWN ON THE PLANS, ARE CALCULATED FOR A 6" CONCRETE CURB UNLESS OTHERWISE NOTED.
ALL SIDEWALK RAMPS, CONFORMING TO PUBLIC ACT NO. 8, 1993, SHALL BE INSTALLED AS INDICATED ON THE PLANS.

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

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

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

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

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

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

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

FLARED SIDE, TYP.

PR. CONCRETE DRIVE
APPROACH PER CITY
STANDARDS (TYP)

2” M.D.O.T. No. 1100T, 20AA

OND COAT — SS IH 0.10 GAL/SQ. YD.
" M.D.O.T. No. 1100L, 20AA

6" AGGREGATE BASE, 21AA

CAUTION!

6" S—MP GAS

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

o
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PROOF—ROLLED SUB BASE

*I~——CLASS A CONCRETE

- (3500 PSI MIN.)
+—— M.D.O.T. CLASS II

BARRIER FREE RAMP DETAIL ASPHALT PAVEMENT SECTION CONCRETE PAVEMENT SECTION
N.T.S. (DRIVE AND PARKING) N.T.S.
38
@ '\ -:kn v
ALIGN DRIVEWAY RETURN TO FIT Q\é‘}‘ GUTTER1 — 6+ CURB & GUTTER WIDTH
. OPENING IN CURB & GUTTER 5
PAVEMENT
. THICKNESS WALK WIDTH AS CALLED FOR ON PLANS
A /; s /‘f" mI:I_:
3 G+ = . Ig% 1/4" PER FOOT TOWARD STREET
T L o .
| — ~— FLOW LINE - | e e— + . . :
(I A~ UpLANE OF WEAKNESS) JOINTS \QREINFORCEMENT AS IN W
GYTTER 1* EXPANSION JONT *To EDGE OF GUTTER OR ADJACENT CURB & GUTTER
FACE OF INTEGRAL CURB SECTION A-A

MDOT DRIVEWAY OPENING DETAIL 'M'

N.T.S.

CONCRETE SIDEWALK SECTION

N.T.S.

PR. CONCRETE DRIVE

APPROACH PER CITY
STANDARDS (TYP)

ITAY

PARKING

| __—METAL SIGN WITH CONTRASTING COLORS
| ———SYMBOL OF COMPLIANCE

- SIGN INDICATING “VAN ACCESSIBILITY”

SHALL BE PROVIDED AT (1) OF EA. (8)

6'-8"
ABOVE PAVEMENT

ACCESSIBLE PARKING SPACES

2 1/2" DIA. OR 3" DIA. GALVANIZED
METAL SIGN POST

THRU—BOLT CONNECTION

10" DIA. CONCRETE BASE WITH
TELESCOPING SLEEVE FOR SIGN

(WHITE SIGN, GREEN LETTERS, BLUE SYMBOL)

3 T
; ZMHMFI
Ronkin Dr. Ll BARRIER FREE PARKING SIGN DETAIL
. . l] - o« b .
& Slte v a % Provide (1) for each accessible parking space
o} '§. )
F 3 2
£ g * || NOTE
& :it A SOIL EROSION PERMIT IS REQUIRED FROMT HE CITY OF TROY
14 Mile Rd. < ENGINEERING DEPARTMENT FOR THIS PROJECT.
PAVING LEGEND
M PROPOSED CONCRETE PAVEMENT
Locatiolt Map [EEEEEEE]
N.T.S. PROPOSED ASPHALT PAVEMENT
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M
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b 1
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N
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- GAE VALVE

7
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—i4 L
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3 2 9 3

FG 600.00

EXISTING SANITARY SEWER
SAN. CLEAN OUT
EXISTING WATERMAIN
EXISTING STORM SEWER
EX. R. Y. CATCH BASIN
EXISTING BURIED CABLES
OVERHEAD LINES

LIGHT POLE

SIGN

EXISTING GAS MAIN

PR. SANITARY SEWER
PR. WATER MAIN

PR. STORM SEWER

PR. R. Y. CATCH BASIN

PROPOSED LIGHT POLE

PR. TOP OF CURB ELEVATION
PR. GUTTER ELEVATION

PR. TOP OF WALK ELEVATION
PR. TOP OF PVMT. ELEVATION

FINISH GRADE ELEVATION

ENGINEERS

CIVIL ENGINEERS
LAND SURVEYORS
LAND PLANNERS

NOWAK & FRAUS ENGINEERS
1310 N. STEPHENSON HWY.
ROYAL OAK, MI 48067-1508

TEL. (248) 399-0886
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Vehma International
#945 Stephenson Hwy.
Troy, MI
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Kemp & Peyerk Development
275 W. Girard Road
Madison Heights, MI 48071
Contact:

Tom Kemp

Tel. (248)583-9030

Fax (248)583-3140

PROJECT LOCATION

Part of the Northwest 1/4
of Section 35,

T.2N., R.11E.

City of Troy,

Oakland Co., MI
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"Good” — no observed structural defects* l
"Fair” — minor structural defects, marginal form, some insect activity noted* FLOOD HAZARD NOTE l
Poor” — major structural defects, poor form, insect infested* PART OF THE PROPERTY DESCRIBED ON THIS SURVEY DOES
*Structural defects may include decayed wood, cracks, roolt problems, weak branch unions LIE WITHIN A SPECIAL FLOOD HAZARD AREA AS DEFINED BY l
cankers, poor itree architecture, dead/failed branches due to various causes. THE FEDERAL EMERGENCY MANAGEMENT AGENCY; THE
Tree # Botanical Name Common Name Dia. Type Other Dia. Condition Comments Tree # Botanical Name Common Name Dia. Type Other Dia. Condition Comments PROPERTY LIES WITHIN ZONES "AE” AND X" OF THE FLOOD
1 Acer platanoides Norway Maple 8 Good 36 Fraxinus americana  White Ash 16 Good INSURANCE RATE MAP IDENTIFIED AS COMMUNITY PANEL NO. Td)POGRAPH|C SURVEY NOTES
2 Acer platanoides Norway Maple 4 Good 37  Fraxinus americana  White Ash 10 Dead 26125C0561F BEARING AN EFFECTIVE DATE OF 9-26-—2006. ALL [ELEVATIONS ARE EXISTING ELEVATIONS, UNLESS OTHERWISE
3 Pinus nigra Austrian Pine 8 Fair  Terminal leader dieback, sparse crown 38 Fraxinus americana White Ash 9 Dead NOTHD.
4 Pinus nigra Austrian Pine 8 Good 39  Fraxinus americana White Ash 13 Dead
S5 Fraxinus pennsylvanica Green Ash 14 Dead Emerald Ash Borer (EAB) 40 Fraxinus americana White Ash 11 Dead LEGAL DESCRIPTION {IN-IIISMRYECI)-&(?:S;"%'\II’SUV’YTELT'FYOCBJK:IIDNAEI\IﬂEEROANII\IDMLI{I'\CI)IC(I;J%RSEIE%AIC-ZiN
6 Pinus nigra Austrian Pine 9 Good 41 Pinus nigra Austrian Pine 5.5 Good Low vigor LOT 9—14 OF "INDUSC’'S OAKLAND INDUSTRIAL COMPLEX 4
7 Pinus nigra Austrian Pine 14 Good 42 Pinus nigra Austrian Pine 6 Twin 3 Good Sparse crown development SUBDIVISION” PART OF THE NORTHWEST 1/4 OF SECTION 35, BE MADE TO THE COMPLETENESS, OR EXACTNESS OF LOCATION.
8 Gleditisia triacanthos Honeylocust 14 Good Low vigor 43  Acer platanoides Norway Maple 3.75 Poor Large trunk injury with wood exposed, S side of tree T.2N., R.11E., CITY OF TROY, OAKLAND COUNTY, MICHIGAN, AS
9 Gleditisia triacanthos Honeylocust 12 Good Low vigor 44  Pinus nigra Austrian Pine 6 Twin 4 Good Low vigor RECORDED IN LIBER 129 OF PLATS, PAGE 49, 50, 51 AND 52, mIEESSg RAV,\IEYny)AITE'\IDO%?&ogot%YEﬁssEgE“EHEog -E-E C-|9HRED
10  Pinus nigra Austrian Pine 15 Good 45  Acer platanoides Norway Maple 8 Good OAKLAND COUNTY RECORDS, EXCEPT THE WEST 366.00 FEET Maple Rd. SURVEYOR BY THE OWNER
1 Picea abies Norway Spruce 4 Good 46  Acer platanoides Norway Maple 8 Good ?gos()%lDFllfg'lT 3;_* SA,'A\IIDD PSE' YZI;:S.IS-I?I-IGGCgaTQI:EI.II-\I gagg% 1'1"ORTH
12 Picea abies Norway Spruce 5 Good 47  Acer platanoides Norway Maple 8 Good Low vigor, low primary crotch (4 1/2°) SQUARE FEET OR 9.20 ACRES » 2| DRAWN BY:
13 Picea abies Norway Spruce 4 Good 48  Acer platanoides Norway Maple 6 Good : ’ 3 R J h
14 Picea abies Norway Spruce 5.5 Good 49 Acer platanoides Norway Maple 5.5 Poor Trunk decay, surface girdling roots, low vigor SIDWELL # 88—20—35—102—045 9 LEGEND . Jonnson
15 Picea abies Norway Spruce 4 Good 50  Acer platanoides Norway Maple 5 Good i
16  Prunus serrulata pendula Weeping Cherry 10 Dead 51  Acer rubrum Red Maple 4 Poor Extensive decay in primary crotch BASIS OF BEARING NOTE Rankin Dr. | T MANAHOLE EXISTING SANITARY SEWER DESIGNED BY:
17 Prunus serrulata pendula Weeping Cherry 5 Dead 52  Acer rubrum Red Maple 3.5 Good . ~ I \ X Y :
18  Acer platanoides Norway Maple 4 Good 53  Acer rubrum Red Maple 4 Good ALL BEARINGS ARE IN RELA-I:I.ONSHIP.TO THE PREVIOUSLY kel Slte [0 o s B Brleel
cer pd oy e cer rus rape ESTABLISHED EAST LINE OF “INDUSC'S OAKLAND INDUSTRIAL & @ 3 EXISTING SAN. CLEAN OUT
19 Pinus nigra Austrian Pine 15 Good 54 Pinus nigra Austrian Pine 7 Good COMPLEX SUBDIVISION” AS RECORDED IN LIBER 129 OF N 3 o HYDRANT . :
20  Pinus nigra Austrian Pine 13 Good 55  Pinus nigra Austrian Pine 7.5 Fair  Low vigor, cankers on trunk (pitch), slight lean PLATS. PAGE 49. 50. 51 AND 52. OAKLAND COUNTY 2 = ;U GATE_VALVE APPROVED BY:
21 Malus spp. Flowering Crabapple 8 Good Dense crown development 56  Pinus nigra Austrian Pine 7.5 Good RECOR’DS RECOR;DED’ BEARING IS’N 01'53'28"E 3 2 a - ® EXISTING WATER MAIN B BriCkel
22  Acer palmatum Japanese Maple 7 Good 57  Acer rubrum Red Maple 4.5 Poor Decay in primary crotch i : : "§ g MAN,QOLE CATC,'i, BASIN °
23  Acer platanoides Norway Maple 8 Fair  Sparse crown dev., large girdling root 58  Acer rubrum Red Maple 5 Good CERTIFICATE OF SURVEY @ - e e EXISTING STORM SEWER DATE:
24  Betula nigra River Birch 11 Multiple 6, 6 Good 59  Acer rubrum Red Maple 5 Good 5 ¢ :
25  Amelanchier spp. Serviceberry 2.5 Multiple 2,2, 1,1  Good 60  Pinus nigra Austrian Pine 12 Good WE HEREBY CERTIFY THAT WE HAVE SURVEYED THE 14 Mile Rd. | [° X EX. R.Y. CATCH BASIN Aoril 30. 2010
. . . " . . " . . PROPERTY HEREIN DESCRIBED AND THAT WE HAVE p b)
26  Fraxinus americana White Ash 7 Dead 61  Pinus nigra Austrian Pine 11 Fair  Cankers on trunk (pitch) PLACED MARKER IRONS AT THE CORNERS OF THE ) ) EXISTING BURIED CABLES
27  Acer platanoides Norway Maple 10 Fair Basal trunk injury with wood exposed, some minor decay 62  Pinus nigra Austrian Pine 12 Good PARCEL OR AS INDICATED IN THE ABOVE SKETCH AND UTILITY POLE GUY POLE " .
28  Fraxinus pennsylvanica Green Ash 17 Dead 63  Pinus nigra Austrian Pine 9 Fair  Cankers on trunk (pitch) THAT WE HAVE COMPLIED WITH THE SURVEY OVERHEAD LINES SCALE: 1 = 40
29 Pinus nigra Austrian Pine 13 Good Leaning 15 64 Pinus nigra Austrian Pine 11 Fair Unidentified needle blight REQUIREMENTS OF PUBLIC ACT 132 OF 1970, AS GUY "WIRE
30  Pinus nigra Austrian Pine 13 Fair  Bottom 1/3 of crown is dead, unidentified needle blight 65  Acer rubrum Red Maple 5 Fair  Surface & girdling roots, low vigor AMENDED. ’ %::i— LIGHT POLE 40 20 0 20 40 60
31 Acer platanoides Norway Maple 4 Poor Large surface girdling root 66  Acer rubrum Red Maple 4.5 Dead H
32  Acer platanoides Norway Maple 5.5 Good 67  Acer rubrum Red Maple 55 Good 5 Ll o
33  Fraxinus americana White Ash 19 Dead LocatIO] p 1 SIGN NFE IOB NO. SHEET NO.
34  Fraxinus americana White Ash 16 Dead Notes: Hedge row of Northern White—cedar immediately W of tree #8, 24 shrubs, size range 2°—5" diameter, genereally “fair—good”™ condition N.T.S.
EXISTING GAS MAIN
35  Fraxinus americana White Ash 16 Dead Hedge row continuation S side of gravel access drive, 5 shrubs, size range 4"—5" diameter, middle shrub dead, otherwise “"good” condition EEWNSEIQC\)/;\ROLL PLS DATE: 4—//-08 F306_01 SP3




SENERAL TREE PROTECTION NOTES

I. APPROVED TREE PROTECTION SHALL BE ERECTED PRIOR TO THE START
OF CONSTRUCTION ACTIVITIES, AND SHALL REMAIN IN PLACE UNTIL THE
IN PLACE UNTIL CONSTRUCTION 1S COMPLETE.

TREE DRIPLINE 2. ALL UNDERSTORY VESETATION WITHIN THE LIMITS OF PROTECTIVE FENCING
SHALL BE PRESERVED.

3. NO PERSON MAY CONDUCT ANY ACTIVITY WITHIN THE DRIP LINE OF ANY

5/8" X £'&" RE-ROD, OR
EQUAL, SUPFPORT POSTS

TREE DESIGNATED TO REMAIN, INCLUDING BUT NOT LIMITED TO, PLACING ' 1‘2;
EVERY 10 OC. iﬂ—i\l/'\lET:Il—LSE EB)IQ:;;DII—I\‘IﬁEMATERIALS, CONSTRUCTION EQUIPMENT, OR SOIL DEPOSITS ‘g
INSTALL POSTS A MIN. 24" 4. WHERE GROUPINGS OF TREES ARE TO REMAIN, TREE FENCING SHALL BE %
INTO GROUND, TYPICAL PLACED AT THE LIMITS OF GRADING LINE. RANKIN DR, |I
| 5. ?CL;R,LNN?/ ?ﬁg;g@gi‘ég&gjo TF’OERRSE%T:LKHALL ATTACH ANY DEVICE OR WIRE ‘9 o " Td .
W E 4' HIGH FENCING, AS SPECIFIED, 4 HIGH PROTECTIVE 6. ALL UTILITY SERVICE REQUESTS MUST INCLUDE NOTIFICATION TO THE = 8}
0 B PLACED AT DRIP LNE O vty o e Nk it 4 SITE |8 ENGINEERS
LIMITS OF GRADING, AS INDICATED 7. SWALES SHALL BE ROUTED TO AVOID THE AREA WITHIN THE DRIP LINES OF g z
N PL—AN, TTRIeAL f= i;gggingEEEgN ADJIACENT PROFPERTIES THAT MAY BE AFFECTED BY CONSTRUCTION \J): g g
- " ACTIVITIES MUST BE PROTECTED. ) i CIVIL EN GIN EERS
OTE: 9. ROOT ZONES OF PROTECTED TREES SHOULD BE SURROUNDED WITH RIGIDLY
;i?&:sjzgl ffgg&';iguo.r EﬁE A IO.S%EKEEREEéI%i IDLE AND RUNNING EQUIPMENT SHALL BE PROHIBITED UNDER THE 14 MILE RD. ! 5 — LAND SURVEYORS
S CONSTRUCTION PERIOD 1. 5@2#555@53 Tr%ﬂs%[ﬁéi% AROUND PROTECTED TREES SHALL BE PROHIBITED. // ‘ ( LAND PLANN ERS
15 THE GRUBBING OF INDEROTORY VEGTATION WITHIN CONSTRUCTION MHEAS SHOUL
LT GRUBBING O DERSTOR CSETATIO T CONSTRUCTIO REAS SHOULD
Rt iy LOCATION MAF - Nowaks raus iNainEss
TREE PROTECTION DETAIL-PLAN TREE PROTECTION DETAIL-SECTION 5. TREES To B REMOVED SUALL BE MIELD VERIPIED, BvALIATED AND FLAGGED FOR 1310 N. STEPHENSON HWY.
NTS NTS REMOVAL BY THE LANDSCAFE ARCHITECT OR FORESTER, ONLY AS DIRECTED ROYAL OAK, MI 48067-1508
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SENERAL LANDSCAFPE NOTES PLANT SCHEDULE

N N
l. LANDSCAPE CONTRACTOR SHALL VISIT SITE, INSPECT EXISTING CONDITIONS KEY arY BOTANICAL/COMMON NAME SIZE SPACING  ROOT  COMMENT
AND REVIEN PROPOSED PLANTING AND RELATED WORK. IN CASE OF TREES
DISCREPANCY BETWEEN PLAN AND PLANT LIST, THE PLAN SHALL
Carplnus carollinlana " . . .
SOVERN GUANTITIES. CONTACT THE LANDSCAFE ARCHITECT WITH ANY cc 12 zarprue caro mara 3" cAL | SEE PLAN | BB FULL HEAD LANDSC AFPE REQUIREMENTS SOD NOTE: S
2. THE CONTRACTOR SHALL VERIFY LOCATIONS OF ALL ON-SITE UTILITIES o o Ginkgo biloba Princeton Sentry' S CAL cEE PLAN | BéB FULL HEAD EXISTING SITE ZONING: M-I, OFFICE SERVICE COMMERCIAL DISTRICT ALL LAWN AREAS DESIGNATED TO BE SODDED, SHALL :
PRIOR TO BESINNING CONSTRUCTION ON HIS/HER PHASE OF WORK. ANT Princeton Sentry Maiden Hair Tree EXISTING SITE AREA: 40021215 SF. OR 420 ACRES BE SODDED WITH A SPECIES NORMALLY GROWN IN OAKLAND . )a
DAMAGE OR INTERUPTION OF SERVICES SHALL BE THE RESPONSIBILITY N aive Soring Sron ) T
OF THE CONTRACTOR. MS q Tals —pring Snow 2" CAL SEE PLAN | B¢B FULL HEAD COUNTY. ALL SOD SHALL BE PLACED ON 3" PREPARED TOPSOIL, i
3. THE CONTRACTOR SHALL COORDINATE ALL RELATED ACTIVITIES WITH 2?’:”9 now c”ﬁbf‘PP'e — FRONTAGE LANDSCAPE AND WATERED DAILY UNTIL ESTABLISHED. g
OTHER TRADES, AND SHALL REPORT ANY UNACCEPTACBLE SITE CONDITIONS atanus x acertolia 'Columbia’ ; . W
TO THE OWNER'S REPRESENTATIVE PRIOR TO COMMENCEMENT. X l© Columbia Plone Tree 3" CAL | SEEFPLAN | B¢B FULL HEAD 10" WD., | TREE / 30 L.F. OF FRONTAGE |[ranciNDR. [ _
4. PLANTS SHALL BE FULL, WELL-BRANCHED, AND IN HEALTHY VIGOROUS v calleruana Aristocrat’ REQUIRED: s 4 .
W E GROWING CONDITION. 1) (o] %Wa 3" CAL SEE PLAN | B4B FULL HEAD RANKIN STREET: 101153 LF. ¢ u 9
5. PLANTS SHALL BE WATERED BEFORE AND AFTER PLANTING IS COMPLETE. , - lOIlB3 LF. /30 LF. = 3372 OR 34 TREES REQUI 4 5 l TE % z I
6. ALL TREES MUST BE STAKED, FERTILIZED AND MULCHED AND SHALL BE 75 22 Zelkova serrata 'Green Vase 3" cAL | oEE PLAN | BéB | FULL HEAD NS5 LF. /30 LF. =3572 0 S REQUIRED K 2 2
GUARANTEED TO EXHIBIT A NORMAL GROWTH CYCLE FOR AT LEAST TWO (2) Ereen Vase PROVIDED: 34 TREES [ ju g
YEARS FOLLOWING PLANTING. SHRUBS TEPHENSON HINY: ] F.
7. ALL MATERIAL SHALL CONFORM TO THE GUIDELINES ESTABLISHED IN THE MOST , rw— S N 46_0 oo LF N § . CIVIL ENGINEERS
RECENT EDITION OF THE "AMERICAN STANDARDS FOR NURSERY STOCK". ] 30 Taxus x m. Densiformis 30" HT 3' oc B¢B | MAINTAIN AS HEDGE 460 LF. /30 LF. = 1533 OR I5 TREES REQUIRED 14 T
&. CONTRACTOR WILL SUPPLY FINISHED GRADE AND EXCAVATE AS NECESSARY TO Dense Ten PROVIDED: |5 TREES b LAND SURVEYORS
SUPPLY PLANT MIX DEPTH IN ALL PLANTING BEDS AS INDICATED IN PLANT DETAILS Taxus x m. Everlon' ; . . 14 MILE RD. | [/ L
protgASaBs b Wb avdieailiy TE 46 | Lo E 24"HT | 2 0C B¢B | MAINTAIN AS HEDGE ALLEN DRIVE: 180.00 LF. |
S 4. PROVIDE CLEAN BACKFILL SOIL, USING MATERIAL STOCKPILED ON-SITE. SOIL SROUNDCOVERS FERENNIALS 180 L.F. /30 LF. = 6 TREES REQUIRED LAND PLANNERS
SHALL BE SCREENED AND FREE OF DEBRIS, FOREIGN MATERIAL, AND STONE. PROVIDED: 6 TREES
10. SLOW-RELEASE FERTILIZER SHALL BE ADDED TO THE PLANT PITS BEFORE c &5 Imperata cylindrica Red Baron' 2 EAL 2 oC CONT
BEING BACKFILLED. APPLICATION SHALL BE AT THE MANUFACTURERS RECOMMENDED Japanese Blood Grass
RATES. HS 3 Hemerocallis ‘Stella D'Oro > GAL > oc CONT SITE LANDSCAPE LOC/ ==|=| ON M p NOWAK & FRAUS ENGINEERS
Il. AMENDED PLANT MIX (PREPARED TOPSOIL) SHALL CONSIST OF I/3 SCREENED TOPSOIL, Stella D'oro Daylily REGUIRED: 10% OF SITE AREA A A 1310 N. STEPHENSON HWY.
1/3 SAND, AND |/3 PEAT, MIXED WELL AND SPREAD TO A DEPTH AS INDICATED . s - NT . .
IN PLANTING DETAILS. MM | eo | Mscanthus shensis Morning Light' | 5 cn | 3t 0c CONT AOOBIRE ST, x |O% = 4008122 ST i ROYAL OAK, MI 48067-1508
12. ALL PLANTINGS SHALL BE MULCHED WITH SHREDDED HARDWOOD BARK, SPREAD TO Morning Light Malden Srass PROVIDED: 5721473 SF. (14.42%)
A DEPTH OF 4" FOR TREES AND SHRUBS, AND 2" ON ANNUALS, PERENNIALS, AND TEL. (248) 399-0886
GROUNDCOVER PLANTINGS. MULCH SHALL BE FREE FROM DEBRIS AND FOREIGN
MATERIAL, AND PIECES ON INCONSISTENT SIZE. FAX. (248) 399-0805
3. NO SUBSTITUTIONS OR CHANGES OF LOCATION, OR PLANT TYPE SHALL BE MADE |
WITHOUT THE APPROVAL OF THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE.
4. THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED OF ANY DISCREPANCIES BETWEEN
THE PLANS AND FIELD CONDITIONS PRIOR TO INSTALLATION. '
I5. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING ALL PLANT ;
MATERIAL IN A VERTICAL CONDITION THROUSHOUT THE GUARANTEED PERIOD. PROFPOSED TRASH ENCLOSURE \ Sy )
6. THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE SHALL HAVE THE RIGHT . B 7 ————
TO REIECT ANY WORK OR MATERIAL THAT DOES NOT MEET THE REQUIREMENTS OF W &' HT MASONRY WALL. SEE | / ;’/ SEAL
THE PLANS AND/OR SPECIFICATIONS. ARCHITECTURAL DRANWINGS S /
7. THE LANDSCAPE CONTRACTOR SHALL SEED AND MULCH OR SOD (AS INDICATED ON |
PLANS) ALL AREAS DESIGNATED AS SUCH ON THE PLANS, THROUGHOUT THE CONTRACT : A —) , |©' BUFFER GREENBELT
LIMITS. FURTHER, THE CONTRACTOR SHALL BE RESPONSIBLE FOR RESTORING AREAS - “ i PROPOSED 2' WD STONE MULC NOT INALUDED IN OPEN ke OF Micg e,
DISTURBED DURING CONSTRUCTION, NOT IN THE CONTRACT LIMITS, TO EQUAL OR T “ //1 STRIP, 3-5" DEPTH OF 3/4" TO — ~/ SPACE INREAS :‘};\v KA TG
GREATER CONDITION. — o : L ‘ Jo. 1
18. ALL LANDSCAPE AREAS SHALL HAVE PROPER DRAINAGE THAT PREVENTS EXCESSIVE \ = =172" DIA WASHED RIVER ROCK — 4 o GEORGE A % 7 7%
WATER FROM PONDING ON LAWN AREAS OR AROUND TREES AND SHRUBS. R 9 R N GEOQTEXTILE FABR| 4 AR 2 7 ; OSTROWSKI, JR. - ™ =
9. ALL LANDSCAPE AREAS SHALL BE IRRIGATED WITH AN AUTOMATIC UNDERGROUND ‘ I3T  LANDSCAPE < ©
SYSTEM. L 2 '8 _ARQETE Q:
S 8806 327E. | 634 J O T N . > 5 :

—————————— ::llujiim—mﬁf e == _ — 7 @ 1T ”—i_“:‘r:_:“‘— =% — f

_— | |-PC
/

PROJECT

Vehma International
ALL AREAS DENOTED AS LAWN #945 Stephenson Hwy.
SHALL BE SOD ON 3" TOPSOIL

| | T RS ~1 A Troy, MI
- ———- R PR N7 I ? 2-PX
)\\\\ o ] r TANK §§ [ N - ) i g R ¥ PR

f
- 2-PX
Iy ~ — T 3 s el YT R AR T ST — ] 1-Fc CLIENT
— \ e AL B\ ; / Kemp & Peyerk Development
/ S R 1 | ALL LAWN TREES SHALL ﬁ—— RN e |l : 275 W. Girard Road
/o - . HAVE A 4' DIA MULCH RING L ‘ V. lrard Roa
No. 1150 / /) o e W/ 3" DEPTH DOUBLE SHREDDED Madison Heights, MI 48185
EX. BLDG. / y — —& | HARDWOOD BARK MULCH, TYPICAL Contact:
i 5// p) s;' .
- I PROPOSED PLANT BEDS Tom Kemp
/ T — o SHALL HAVE 3" DEPTH Tel. (248)583-9030
/ ——— —= | DOUBLE SHREDDED 2-FX P (2 48 )583 3140
/ . — HARDWOOD BARK MULCH, I-PC, ax (248)583-
[ | TYPICAL o
‘ - o
/
o SRS T e A~
/
/ I I — — | PROFPOSED TWO-STORY 8 PROJECT LOCATION
/ ; =
J S - — | INDUSTRIAL BUILDING = Part of the Northwest 1/4
5 ll, EE——- B 1
e J % ’ ] L | 1 [~ | / - METAL EDGED W/ 1/&'x4" RYERSON S T.2N., R.11E.
\ SR g v / OR EQUAL, TYPICAL N City of Troy
{ / T , = ’
A= | | T SPACE AREAS b — ewemc | I-1/2" DIA WASHED RIVER ROCK 2
[ S.88°06 32 E. —— i ON GEOTEXTILE FABRIC I SHEET
A —— T T s S I
e T T T e - 7 PROPOSED PLANT BEDS
\< ) ) S - . ) L . L . |L_SOEPiEEL_J SHALL HAVE 3" DEPTH ALL LANWN AREAS ADJACENT g Landscape Plan
L S | g TO BLDG SHALL BE SOD ON .
1\ I 3" FINE-GRADED TOPSOIL | 2
Lo RS [piha HARDWNOOD BARK MULCH, =B c
N TYPICAL B ®
NI— \ -Ms ALL AREAS DENOTED AS LAWN DN [mbwiou £ 2
— \o._ SHALL BE SOD ON 3" TOPSOIL [ — A Q.
()] L VAN N
B\ Ve y l ™.
LY i N
= Ul — L i —— <
|-PC
_; \ [ @5\:“ |
© l= . e SEE SHEET L3 FOR ‘
© § T l RETAINING WALL \E Know what's helow
—~ i |I-PC
- e . | |— | ) ‘ REVISIONS
0) = S
< TR TR
o A >
| S —ALL AREAS DENOTED AS LAWN
SHALL BE 0D ON 3" Torsoll  \ L3 L A
.. ] , g 5¥ phes.00, o A —
TANE R AT Rk By Sl s 7 ROPOSED TREE PROTECTION
/ VRN S =R B = . I I el s S IS Gl e N  — — —® —+/— — FENCING TO BE PLACED AT
/ QF\M = W re e - —si , »-s/\ | THE LIMITS OF DISTURBANCE
% 2 ___55:./—_.—-———— - .- < s - 7 , e k] / —
] - ‘-«\ g . : e : . " " R . ] . —‘? ‘g\:ﬁi—l} // N 1 {
N I — , ] @ I
ALL LANN TREES _ : " \\/i \ " i )~ RESTORE DISTURBED AREAS
[ s dcc v Oivevia 4-cc_ Rankin Street (60" Wide) R MTH 20D ON 3" ToPSOIL e
W/ 3" DEPTH DOUBLE SHREDDED J :
| HARDINOOD BARK MULCH, TYPICAL 7 -”4 | Ll G. Ostrowski
O # AN 7 — —r | - DESIGNED BY: |
- — R ~N e + = F—T‘ZF‘WI r&\ G. Ostrowski
_\ S e N o 10.00° AR |0' BUFFER GREENBELT RESTORE DISTURBED AREAS // / N | \ APPROVED BY:
\ / v e NOT INCLUDED IN OPEN WITH SOD ON 3" TOPSOIL L | \ G. Ostrowski
/ =62.83" SPACE AREAS | '
A =90°00'00 o | DATE:
CH. BRG.= i
> 04/22/10
N.43°06'32"W. l
CH.=56.57’ ' scaLE: 1" = 40'
40 20 0 20 40 60
NFE JOB NO. SHEET NO.
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RANKIN DR.

BED TO BE SFPADE CUT/METAL
EDESED PER PLAN AND

FLUSH WITH ADJACENT
LANDSCAFE AREA

3-5" DEPTH WASHED RIVER ROCK
3/4" TO |-1/2" DIA SET ON

A NIV

WNEED BARRIER, TYPICAL MAINTAIN 2" CLEAR AREA FROM STEM ‘9 ' > Td .
NOTES: } P ot ?
i e o ey seeos, gl SITE |§ : ENGINEERS
AS IT BORE ORIGINALLY. SHALL BE NATURAL IN COLOR. J(:tun %ﬂ g
DO NOT PRUNE TERMINAL LEADER. EARTH SAUCER AROCUND SHRUB V)
S )
ﬁEEgDTEQZ:IQ-§|§RABR|C/ m‘;%* PEAD OR BROREY e ' : :‘}“"""-‘ W "(“”“”‘\" 777777777 ~ PLANTING MIX, AS SPECIFIED 114 i CIVIL ENGINEERS
PLASTIC AND OTHER MATERIALS | 5/ =Ir REMOVE ALL NON-BIODEGRADABLE 14 MILE RD. | 5 L LAND SURVEYORS
o O S ] I LAND PLANNERS
ROOTBALL.
MISCELLANEOUS NOTES SUBGRADE SCARIPY SUBGRADE
|. SEE PLANT SCHEDULE FOR SPECIES, SPACING AND SIZE. : NOWAK & FRAUS ENGINEERS
2. TREE PROTECTION FENCING SHALL BE INSTALLED AND INSPECTED AS UNDISTURBED S0l | OCATION MAF 1310 N. STEPHENSON HWY
NECESSARY PRIOR HE START OF CONSTRUCTION. NTS. . :
o AL DT DL SHALL B ORIt SEADE Cor EDGE, TYRICAL. STONE MULCH DETAIL HEDEGE PLANTING DETAIL ROYAL OAK, MI 48067-1508
4. ALL 50D LAWN AREAS SHALL BE FINE-GRADED, FERTILIZED AND SODDED W/ NTS NTS TEL. (248) 399-0886
CLASS A BLENDED BLUEGRASS 50D, GROWN ON TOPSOIL, ON A MINIMUM OF 3" FAX. (248) 399-0805

PREPARED TOPSOIL. PREFPARED TOPSOIL SHALL CONSIST OF SCREENED ORGANIC
TOPSOIL, WITH AMENDMENTS AS NECESSARY.
5. ALL LANDSCAFE ISLANDS SHALL BE BACKFILLED WITH A SAND MIXTURE

TO FACILITATE DRAINAGE.

6. ALL PROPOSED LANDSCAFE ISLANDS SHALL BE CURBED.

7. ALL LANDSCAFE AREAS SHALL BE IRRIGATED, NITH AUTOMATIC UNDERSROUND
IRRIGATION SYSTEM.

&. OVERHEAD UTILITY LINES AND POLES TO BE RELOCATED SHALL BE COORDINATED IAL PLANTS SPACED

s tiag,
wh ey

W OF M/ ‘ ’,
ACCORDING TO PLANTING PLAN R < C/(/ “,
AND DIRECTED BY THE UTILITY COMPANY OF RECORD. ot o e v e ORNAMENTAL ERASSES SPACED ORI sy
4. EVERGREEN AND CANOPY TREES SHALL BE PLANTED A MINIMUM OF |0' FROM g:mODNEARK MI:‘L?O&GH MILCH 2¢ W " GEORGE A. ™. L

HARDWOOD BARK MULCH.

A FIRE HYDRANT AND MANHOLE, AND I5' FROM OVERHEAD WIRES. SHALL BE NATURAL IN COLOR.

0. ALL PLANT MATERIAL SHALL BE GUARANTEED FOR A PERIOD OF ONE (I) YEAR AFTER
PLANTING AND SHALL BE INSTALLED AND MAINTAINED ACCORDING TO THE CITY OF
TROY STANDARDS AND SFECIFICATIONS,

. ALL PROPOSED PARKING LOT TREES SHALL BE PLANTED A MINIMUM OF 4' FROM THE BACK
OF CURBE AND FPROPOSED WALKS.

2. ALL TREE AND SHRUB FPLANTING BEDS SHALL BE MULCHED WITH SHREDDED HARDWOOD
BARK, SPREAD TO A MINIMUM DEFPTH OF 3". ALL LAWN AREA TREES SHALL HAVE A 4'
DIAMETER CIRCLE OF SHREDDED HARDWOOD MULCH, 3" MINIMUM AWAY FROM TRUNK. ALL

* ! osTROWSKI, JR. = ¥
Psecsmar] ——PLANT MIX, l0-I2" DEEP é\ISCAPE . E

/ AS SPECIFIED

¢ inoisTuReED siperADE

PLANT MIX, 10-12" DEEFP
AS SPECIFIED

1y
AN N
W ‘1,

%\ 033

', \
EITTITTIRIAAN

PERENNIAL, ANNUAL, AND GROUNDCOVER BEDS SHALL RECEIVE 2-3" OF DARK COLORED PROJECT
BARK MULCH. MULCH 1S TO BE FREE FROM DEBRIS AND FOREIGN MATERIAL, AND SHALL PERENN' AL PLANTI Ne DETA”‘ ORNAMENTAL 6RA55 PLANTI Ne DETA”— Vehma In ternational
CONTAIN NO PIECES OF INCONSISTENT SIZE. Nt e #945 Steph H
ephenson Hwy.
Troy, MI
1/&" X 4" METAL EDGING TO CLIENT

BE SET 1/2" ABOVE FINISH
GRADE Kemp & Peyerk Development

4" DEFPTH SHREDDED .
HARWOOD BARK MULCH 275 W. Girard Road

PLANT MIX SPECIFICATION

PROVIDE AN &" HieH
CROWN (TYPICAL)

PLANT MIX SHALL BE PROVIDED FOR ALL PROPOSED PLANTINGS soD Madison Heights, MI 48185
PLANT MIX SHALL BE COMPOSED OF: Contact:

I/3 SCREENED TOPSOIL 3" TOPSOIL OVER LANN ADJACENT

/3 CLEAN COARSE SAND PLANT MIX, PLACE TO PLANT BED Tom Kemp

SOIL TO WITHIN "
OF TOP OF CURB.

I/3 PEAT MO9S

Tel. (248)583-9030
Fax (248)583-3140

PLANT MIX FOR ANNUAL, PERENNIAL AND GROUNDCOVER
PLANT BEDS SHALL INCLUDE AMENDMENT WITH FERTILIZER
PER THE RATES DESCRIBED BELOW:

6" CURB = *‘ﬁuﬁ AS SPECIFIED
. "DRIMANURE"; OR APPROVED EQUAL APPLIED - L = ; ;
AT THE MANUFACTURERS RECOMMENDED RATES TI—BACKFILL ISLANDS WITH == ‘T‘RSNEQ’J F-'ré< ;TE gfgéfﬁfé\gﬂﬁa
2. 13:13:13 FERTILIZER; APPLIED AT THE MANUFACTURERS R R L ' PLANT MIX TO FACILITATE =1l MULCH PROJECT LOCATION
RECOMMENDED RATES T T = - DRAINAGE, TYPICAL T
3. BONE MEAL; APPLIED AT 5 LBS PER CUBIC YARD OF SOIL : 18" GALVANIZED METAL STAKE
MIX | - \‘— — ‘— SUBERADE SPACED PER MANUFACTURERS Part of‘the Northwest 1/4
| | SPECIFICATIONS of Section 35,
S V.
WIPTH VARIES T.2N,, R.11E.
City of Troy,
CURBED ISLAND DETAIL METAL EDGING DETAIL Oakland Co.. MI
NTS ?
NTS
SHEET
Landscape Notes
PROPOSED LANDSCAPE and Details
SEE SHEET L2 ‘.‘ L TREE WRAP TO BE
\‘\‘)Q);U TS SECURED WITH BIO-
Ry g‘;gg,; =) DESRADABLE MATERIAL
FIRES VL Z AT TOP AND BOTTOM.,

REMOVE AFTER FIRST
WINTER.

USE 3 HARDWOOD STAKES

PER TREE (2"X2"X8').

DRIVE STAKES INTO UNDISTURBED
SOIL e-2" OUTSIDE ROOTBALL

STAKE TREES UST BELOW
FIRST BRANCH USING 2-3"
WIDE BELT-LIKE NYLON OR

PROPOSED POURED CONCRETE PLASTIC STRAPS. CONNECT olth & I_gé; 'EE_F’T‘:E S; \I/g"ABELONONE
RETAINING WALL, MINIMUM 2'-8" PLLOW FOR. o HEe T ) TEAR. NIRE DR ROPE THROUSH

IN HEIGHT REMOVE AFTER ONE (1) YEAR. A HOSE SHALL NOT BE ALLOWED.
MULCH 3" DEPTH WITH SHREDDED
12 MIN. HARDIWOOD BARK. MULCH SHALL BE Know what's bEIOW
NOTES: NATURAL IN COLOR. LEAVE 3" CLEAR

AROUND BASE OF TREE. Call before you dig.
MOUND TO FORM 3" EARTH SAUCER

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL. REVISIONS
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM I/3 OF
ROOTBALL

TREE SHALL BEAR SAME
1q RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY.

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

PLANTING MIX AS SPECIFIED

REMOVE ALL TAES, STRING,

FPLASTIC AND OTHER MATERIALS UNDISTURBED SOIL

N N—
T

DECIDUOUS TREE PLANTING DETAIL

NTS

DRAWN BY:

(A-N\CROSS-SECTION A-A G. Ostrowskd
" & DESIGNED BY:

U G. Ostrowski
APPROVED BY:

G. Ostrowski

DATE:
04/22/10

scaLe: 1" = 40'
40 20 0 20 40 60

—
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biddison |

architecture + design

Royal Oak, MI 48073

4327 Delemere Court Suite 100 ’
1:248.554.9500 f:248.554.0888

309"-2"

540'-6"
51'-0" 260-2" 96'-7" 247 108-2"
Consultants
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I |51 DIE WELD WORK IN PROPOSED NEW BUILDING FOR:
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