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

August 10, 2010 7:30 P.M. Council Chamber

1. ROLL CALL

2. APPROVAL OF AGENDA

3.  APPROVAL OF MINUTES July 13, 2010 Regular Meeting

4. PUBLIC COMMENTS — For Items Not on the Agenda

PRELIMINARY SITE PLAN REVIEWS

5. PRELIMINARY SITE PLAN REVIEW (File Number SP 862 A) — Proposed Weston Downs,
Southeast Corner of Wattles and Finch Road, Section 21, Currently Zoned R-1T (One Family
Attached Residential) District

6. PRELIMINARY SITE PLAN REVIEW (File Number SP 068 A) — Proposed Bethany Villa
Housing Association Community Building, West of John R Road and South of E. Big Beaver,
Section 26, Currently Zoned RM-1 (Multiple Family Residential) District

SPECIAL USE REQUEST

7. PUBLIC HEARING — SPECIAL USE APPROVAL AND PRELIMINARY SITE PLAN REVIEW
(File_Number SU 382) — Proposed The Barkshire, North of Maple, West of Crooks (1501
Temple City Drive), Section 29, Currently Zoned M-1 (Light Industrial) District

OTHER BUSINESS

8. PUBLIC COMMENTS - Items on Current Agenda

9. 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, 6:15 p.m. and 11:00 p.m. Study Meetings, Wednesday, 3:15 p.m.
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PLANNING COMMISSION REGULAR MEETING — DRAFT JULY 13, 2010

The Regular Meeting of the Troy City Planning Commission was called to order by Chair
Hutson at 7:30 p.m. on July 13, 2010, in the Council Chamber of the Troy City Hall.

1. ROLL CALL

Present:

Donald Edmunds

Michael W. Hutson

Mark Maxwell

Philip Sanzica

Robert Schultz

Thomas Strat

John J. Tagle

Lon M. Ullmann

Mark J. Vleck (arrived 7:40 p.m.)

Also Present:

R. Brent Savidant, Acting Planning Director

Allan Motzny, 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-2010-07-045
Moved by: Schultz
Seconded by: Tagle

RESOLVED, To approve the Revised Agenda, as prepared.

Resolution # PC-2010-07-046
Moved by: Edmunds
Seconded by: Ulimann

RESOLVED, To amend the motion on the floor to add to the agenda discussion on
the Transit Center as Agenda item #8-B.

Discussion on the motion on the floor.

Chair Hutson stated that discussion on the transit center might be more appropriate
at the joint meeting with Birmingham on July 14™ when representation from all
professions is present and available to address questions and concerns.

Mr. Ullmann expressed a desire to discuss some points tonight prior to the joint
meeting.
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Vote on the amendment to the motion on the floor.

Yes: Edmunds, Maxwell, Sanzica, Strat, Tagle, Ullmann
No: Hutson, Schultz
Absent: Vleck (arrived 7:40 p.m.)

MOTION CARRIED

Vote on Resolution # PC-2010-07-045, as amended.

Yes: All present (8)
Absent: Vleck (arrived 7:40 p.m.)

MOTION CARRIED

3. MINUTES

Resolution # PC-2010-07-046
Moved by: Sanzica
Seconded by: Schultz

RESOLVED, To approve the minutes of the June 22, 2010 Special/Study meeting
as prepared.

Yes: Edmunds, Hutson, Maxwell, Sanzica, Schultz, Strat, Ullmann
Abstain: Tagle
Absent: Vleck (arrived 7:40 p.m.)

MOTION CARRIED

4, PUBLIC COMMENTS - Items not on the Agenda

There was no one present who wished to speak.

PRELIMINARY SITE PLAN REVIEWS

5. PRELIMINARY SITE PLAN REVIEW (File Number SP 899 A) — Proposed
Automation Alley Addition, West side of Bellingham, South of Big Beaver (2675
Bellingham), Section 26, Currently Zoned R-C (Research Center) District

Mr. Branigan presented a summary of the Planning Consultant report on the
proposed Preliminary Site Plan application. Mr. Branigan addressed the 42 parking
spaces proposed for future use and the 22 spaces along the south boundary that
encroach into the neighboring site. Mr. Branigan said the existing 76 parking
spaces provide more than enough parking to accommodate the existing use and
expanded use.
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Mr. Branigan expressed support of the request and recommends the Planning
Commission approve the Preliminary Site Plan application with the condition to
eliminate the proposed parking spaces along the south boundary.

[Mr. Vleck arrived at 7:40 p.m.]

The petitioner, Randall DeRuiter of Synergy Group, 39400 Woodward Avenue,
Bloomfield Hills, was present.

Ken Rogers, Executive Director of Automation Alley, was also present.

Mr. DeRuiter requested consideration to approve the parking to the south,
conditioned upon securing a cross access easement in the future.

Mr. Savidant said it is required to designate a cross access easement on the site
plan at the time of site plan approval.

Mr. Branigan explained that should approval of the site plan be conditioned on
securing a cross access easement in the future, and the easement was not
secured, then the site plan would be rendered invalid because the condition of the
site plan was not met.

Mr. Savidant gave a brief explanation of the administrative process of Preliminary
Site Plan approval.

Resolution # PC-2010-07-047
Moved by: Schultz
Seconded by:  Strat

RESOLVED, That Preliminary Site Plan Approval for the proposed Automation
Alley addition, located on the west side Bellingham, south of Big Beaver Road (2675
Bellingham), Section 26, within the R-C zoning district, be granted, subject to the
following condition:

1. Submittal of a revised site plan indicating the elimination of the denoted future
parking along the south boundary of the property.

Yes: All present (9)

MOTION CARRIED
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6. PRELIMINARY SITE PLAN REVIEW (File Number SP 949 A) — Proposed Troy
Marketplace Parking Reduction, Southwest Corner of Big Beaver and Rochester
Roads, Section 27, Currently Zoned B-2 (Community Business) District

Mr. Branigan presented a summary of the Planning Consultant report on the
proposed Preliminary Site Plan application. He addressed the parking and parking
calculations for restaurants. Mr. Branigan expressed support of the request and
recommends the Planning Commission approve the parking modification, permitting
the site to go from a 201-space deficiency to a 218-space deficiency.

Mr. Maxwell asked (1) if there were any registered complaints on parking at the site,
and (2) how many parking spaces are allotted for the health club.

Mr. Branigan said he is not aware of any complaints relating to parking. He
indicated his personal observation is that the site has plenty of parking as well as
easily accessible parking. Mr. Branigan indicated the health club has plenty of
parking also because the major retail space next to them is vacant. He replied that
based on the report provided, the estimated peak demand for parking at the health
club on a weekend, including employees, could be as high as 527.

Mike Sullivan of Ramco-Gershenson, 31500 Northwestern Highway, Farmington
Hills, was present to represent the petitioner.

Resolution # PC-2010-07-048
Moved by: Edmunds
Seconded by:  Schultz

RESOLVED, The Planning Commission hereby approves a reduction in the number
of required parking spaces for the proposed Troy Marketplace uses to 1,438 when
a total of 1,656 spaces are required on the site based on off-street parking space
requirements, as per Article XL. This 218-space reduction is justified through the
application of ULI parking methodology, as outlined in the Technical Memorandum
prepared by PEA.

THEREFORE BE IT RESOLVED, That Preliminary Site Plan Approval for the
proposed uses, located on the southwest corner of Big Beaver and Rochester Road,
Section 27, within the B-2 zoning district, be granted.

Yes: All present (9)

MOTION CARRIED
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7. PRELIMINARY SITE PLAN REVIEW (File Number SP 963) — Proposed North Troy
Park Association, Southwest Corner of South Boulevard and Rochester Road,
Section 3, Currently Zoned O-1 (Office Building) District

Mr. Branigan presented a summary of the Planning Consultant report on the
proposed Preliminary Site Plan application. He addressed the parking and parking
calculations. Mr. Branigan expressed support of the request and recommends the
Planning Commission approve the parking modification, conditioned on the
restriction that the usable square footage for 6915 Rochester and 89 South
Boulevard be limited to 65% of the gross square footage.

Ron Radcliffe of Trivest Management Services, Rochester, was present to
represent the petitioner. He indicated that co-owners of the property were present
also.

Resolution # PC-2010-07-049
Moved by: Schultz
Seconded by:  Strat

RESOLVED, The Planning Commission hereby approves a reduction in the number
of required parking spaces for the proposed medical office uses to 143 when a total
of 193 spaces are required on the site based on off-street parking space
requirements, as per Article XL. This 50-space reduction is justified through the
application of ULI and ITE methodologies, as outlined in the Parking Space Analysis
prepared by Nowak & Fraus.

THEREFORE BE IT RESOLVED, That Preliminary Site Plan Approval for the
proposed medical office uses, located on the southwest corner of South Boulevard
and Rochester Road, Section 3, within the O-1 zoning district, be granted, subject to
the following condition:

1. That the usable square footage be limited to 65% for the final build out of 89
South Boulevard and 6915 Rochester Road.

Yes: All present (9)

MOTION CARRIED
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SPECIAL USE REQUEST

8. PUBLIC HEARING — SPECIAL USE APPROVAL AND PRELIMINARY SITE
PLAN REVIEW (File Number SU 381) — Proposed Renaissance Fencing Club,
North of Maple, West of Livernois (408 Oliver), Section 28, Currently Zoned M-1
(Light Industrial) District

Mr. Branigan presented a summary of the Planning Consultant report on the
proposed Special Use and Preliminary Site Plan application. He addressed the
proposed re-occupancy of the vacant industrial building with respect to site
improvements, occupancy, special use request and parking, inclusive of a shared
parking agreement with the adjacent landowner. Mr. Branigan indicated a
landscape plan is not required, but brought to the attention of the members that
there are no street trees on site. He recommends that as a Special Use, the
Planning Commission require the applicant to provide three street trees as a
condition to site plan approval.

Mr. Branigan expressed support of the Special Use and Preliminary Site Plan
application and recommends the Planning Commission approve the application with
conditions that the single class size is limited to 35 students, that tournaments are
held only on weekends, and that three street trees are provided along Oliver Street.

Mr. Schultz noted that it might be to the property owner’s advantage to seek and
receive the required variances for the legal nonconformities.

It was calculated that the class size could be increased to 45 students to correlate
to the number of parking spaces provided.

Mr. Edmunds addressed the shared access road on site and the sign displayed for
overflow parking.

Mr. Savidant said City staff would look into the matter to assure that the sign meets
City sign ordinance requirements.

Mr. Savidant announced the Planning Department received a letter from H & S
Inspection Service of 422 Oliver Drive, a copy of which was distributed to members
prior to the beginning of tonight’'s meeting. The letter, supportive of the Special Use
request, addresses concerns with the operation of the club.

Mary Bednar, civil engineer, fencer and coach at Renaissance Fencing Club, was
present to represent the petitioner.

Robert Snyder of 408 Oliver, Troy, was also present.
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8. A

Ms. Bednar addressed the shared parking agreement for overflow parking and class
size. She expressed concern with the placement and survival of three street trees,
noting the planting area is limited in size. Mr. Bednar also indicated that a sign
permit application for the overflow parking sign is in process.

The placement of the three streets trees was briefly discussed. It was noted there
iS no requirement to plant the trees in a straight line; they could be staggered. The
Planning Department will assist the petitioner with the placement of the street trees.

Mr. Snyder said he is not opposed to planting the trees. He just wanted to plant
them in the appropriate manner. Mr. Snyder briefly addressed the hardships
property owners are facing in the current economy.

PUBLIC HEARING OPENED

No one was present to speak.

PUBLIC HEARING CLOSED

Resolution # PC-2010-07-050
Moved by: Sanzica
Seconded by:  Vleck

RESOLVED, That Special Use Approval and Preliminary Site Plan Approval, as
requested for the proposed indoor commercial recreation use, located north of
Maple, west of Livernois (408 Oliver), in Section 28, within the M-1 zoning district,
be granted, subject to the following conditions:

1. No more than 45 students shall be permitted in a single class.
2. Tournaments shall be held only on weekends.
3. Three (3) street trees shall be provided along Oliver Street.

Yes: All present (9)

MOTION CARRIED

REMOVAL OF CONDITION OF 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) District

Chair Hutson addressed the item to reconsider the condition placed on Preliminary
Site Plan approval for Vehma International Improvements at 1055 Stephenson
Highway.
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Mr. Strat said he supports the reconsideration of the condition placed on Preliminary
Site Plan approval for Vehma. It was his assumption when the item was before the
Board for approval that the petitioner was in agreement to the condition.

Chair Hutson noted the initial Preliminary Site Plan met all requirements of the
Zoning Ordinance and the parent company did not agree with the condition placed
on the approval. Chair Hutson said it would be a disservice to the City to lose a big
development to another community because of a condition to place a berm.

Mr. Schultz said he supports the Resolution in front of the Board tonight. He said
the paperwork in front of the Board this evening makes it look like the Planning
Commission did something nefarious, noting that is not the case. He asked that the
record reflect that the petitioner agreed to the berm at the request of the Planning
Commission, and it was not demanded of them.

Resolution # PC-2010-07-051
Moved by: Schultz
Seconded by:  Strat

WHEREAS, The Troy Planning Commission performs an essential function for the
economic vitality of the City of Troy through its review and approval of preliminary
site plans for significant new projects and in-fill projects; and

WHEREAS, The Troy Planning Commission, after being presented with a
preliminary site plan application from Vehma, granted preliminary site plan approval
for a project located at 1055 Stephenson Highway, which is reported to generate
365 new jobs in the City of Troy and significant tax revenue; and

WHEREAS, This preliminary site plan approval, approved on June 22, 2010, was
conditioned on the construction of a berm adjacent to Stephenson Highway, which
although not required by Troy’s ordinance, was proposed to screen vehicles from
the roadway; and

WHEREAS, The developer has requested removal of this condition of the
preliminary site plan approval, and has indicated that the imposition of this condition
may subsequently impede this significant economic development project.

NOW THEREFORE, BE IT RESOLVED, That the Planning Commission hereby
REMOVES the requirement for the construction of a berm along Stephenson
Highway, which was a condition of the Preliminary Site Plan Approval granted on
June 22, 21010 for the proposed Vehma International Improvements.
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8.B

BE IT FURTHER RESOLVED, That the Planning Commission hereby RATIFIES
the Preliminary Site Plan Approval for the proposed Vehma International
Improvements, located at 1055 Stephenson Highway, on the Northwest corner of
Stephenson and Rankin in Section 35, which is within the M-1 zoning district,
pursuant to Section 03.30.03 of the Zoning Ordinance.

Yes: All present (9)
MOTION CARRIED

TROY/BIRMINGHAM TRANSIT CENTER

Mr. Edmunds said his major concern with the Transit Center Preliminary Site Plan is
the lack of elevators, although he commended the staff to show the elevators as an
alternate plan. Mr. Edmunds addressed the site plan in relation to the bid process
and grant funding, and offered the following Resolution for consideration.

Resolution # PC-2010-07-
Moved by: Edmunds
Seconded by:

RESOLVED, That the Planning Commission approves the Preliminary Site Plan
review of the Intermodal Transit Center, subject to the following conditions:

1. The plan incorporates two elevators to improve accessibility, as a required and
not an alternate bid package component.

2. Staff has requested to revise the site plan components so as to not exceed the
grant funding approved for the project.

There was discussion on the following.

Elevators; not as alternate plan.

Project costs/expenditures.

Federal grant funding.

Safety concerns.

Zoning Ordinance requirements met.

Identify concerns, specifically lack of elevators, to City Council.

Mr. Savidant reminded the Planning Commission that its role in the Preliminary Site
Plan approval process is to make a recommendation to City Council. He indicated
that expenditures for the project is a policy decision by City Council. Mr. Savidant
explained the Preliminary Site Plan approval process as a joint venture.

There was no support for the motion on the floor.
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OTHER BUSINESS

9. PUBLIC COMMENTS - Items on Current Agenda

There was no one present who wished to speak.

10. PLANNING COMMISSION COMMENTS

Mr. Strat welcomed Allan Motzny.

Mr. Schultz acknowledged the sadness of the tragic death of Saif Jameel and
extended sincere condolences to the family.

The Regular Meeting of the Planning Commission adjourned at 9:06 p.m.

Respectfully submitted,

Michael W. Hutson, Chair

Kathy L. Czarnecki, Recording Secretary

G:\Planning Commission Minutes\2010 PC Minutes\Draft\07-13-10 Regular Meeting_Draft.doc
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DATE: August 4, 2010

TO: Planning Commission

FROM: R. Brent Savidant, Acting Planning Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP 862 A) — Proposed

Weston Downs, Southeast Corner of Wattles and Finch Road, Section 21,
Currently Zoned R-1T (One Family Attached Residential) District

The applicant, Mondrian Properties Weston Downs, LLC, submitted the above referenced
Preliminary Site Plan Approval application. The applicant is proposing to modify the site
plan originally approved by the Planning Commission on April 10, 2001, although revised
since initially approved. The existing approved site layout includes 24 units, with all units
within attached condominiums. Sixteen of the units have been constructed. The applicant
now proposes to detach the remaining 8 units.

The required distance between buildings is 20 feet. The applicant proposes some units
with less than the 20 foot requirement. Therefore, the applicant requires setback
variances from the Board of Zoning Appeals. For this reason, no action is necessary prior
to the BZA meeting.

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

Please be prepared to discuss the application at the August 10, 2010 Planning

Commission Regular meeting.

Attachments:
1. Maps
2. Report prepared by CWA

cc.  Applicant
File/ SP 862-A

G:\SITE PLANS\SP 862-A Weston Downs Site Condominium Sec 21\SP-862A Weston Downs 08 10 10.docx

PC 2010.08.10
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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: August 5, 2010
RE: Weston Downs

We are in receipt of a site plan for the proposed changes to an approved condominium project,
Weston Downs. The applicant intends to alter the approved plans to omit a series of attached
single family buildings and replace them with 8 single family residential homes. The site is
currently partially developed. There are 6 buildings already constructed, along with all common
areas, the roadway, and landscaping improvements throughout the project. The landscaping is
maintained well and the existing buildings are of a very high construction standard.

We have reviewed this submittal preliminarily for general compliance with ordinance
requirements and have determined that the project will require a variance to proceed. The site
plan provided is limited in detail, perhaps in anticipation of the need for a variance.
Consequently, it does not fully comply with the requirements for preliminary site plan submittal
at this time; however, sufficient detail is provided to determine what action would be required
from the Planning Commission and Board of Zoning Appeals to proceed.

Article 30, Schedule of Regulations, established minimum dimensions for projects in the R-1T
district. Section 31.30.00.L provides specific guidance for R-1T projects. It states:

In an R-1T or R-M District, front, side, or rear yards need not refer to spacing between buildings
for a planned development of two (2) or more buildings on the same parcel. In such cases the
minimum distance between any two (2) buildings shall be regulated according to the formula
contained in Section 31.30.00 (C). This distance shall be no less than forty (40) feet, except as
modified by the following provisions relative to the R-1T District:

The Planning Commission may modify the minimum distance between buildings in R-1T Districts
in the following manner, when such is not controlled by the formula contained in Sub-section (C)
above:

1. The minimum distance between buildings containing no more than two (2) units and having a
total length (extending from the subject yard) of no more than sixty (60) feet, may be twenty (20)
feet.

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



Weston Downs
August 5, 2010

2. The minimum distance between buildings containing no more than four (4) units and having a
total length (extending from the subject yard) of no more than one hundred-twenty (120) feet,
may be thirty (30) feet.

3. The Planning Commission shall determine the appropriate minimum distance between
buildings, within the range provided above, when the subject buildings involve combinations of
unit counts and/or building lengths.

Given that the applicant’s proposal includes single dwelling buildings, the project would now
have structures “containing no more than two units” as regulated above. The Planning
Commission, when projects contain buildings with combinations of unit counts, is required to
determine the appropriate setbacks between buildings. However, under no circumstance, could
the setback between buildings be less than 20 feet between two buildings with “no more than two
units” as noted above.

The applicant proposed a setback of as little as 10 feet in one circumstance, and other distances
that are less than 20 feet, in several others. Therefore, in order to proceed, the applicant would
need to obtain a variance.

Should the variance be secured, we believe the other setbacks, which require Planning
Commission approval, provided between the existing buildings on the site and the new single
family buildings is sufficient, 30 feet between units 5 and 6, and 40 feet between units 19 and 20.
We believe the Planning Commission should find these setbacks acceptable, in accordance with
item 3, above.

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.

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.
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Sincerely,

NN

Zy{LE/WORTWAN ASSOCYATES, INC.
ary G. Branigan, LEED AP, AICP
Associate
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PREPARED FOR:

MONDRIAN PROPEFTIES
248-813-8730 THLEPHONE

248-813-8734 FACSIMILE

1111 WEST LONG "AKE ROAD
SUITE 103

TROY, MI 48098

LEGAL DESCRIPTION
AS FIELD SURVEYED BY
SPALDING DeDECKER ASSOCIATES, INC.
DECEMBER 2000

A PARCEL OF LAND LOCATED IN THE NORTHWEST 1/4 OF SECTION 21, T.2N,, R.11E.,
CITY OF TROY, OAKLAND COUNTY, MICHIGAN, IS DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTHWEST CORNER OF SAID SECTION 21, THENCE ALONG THE
NORTH SECTION LINE (ALSO BEING THE CENTERLINE OF WATTLES ROAD, VARIABLE
WIDTH), S88'58'33"E 1109.00 FEET, THENCE ALONG THE CENTERLINE OF FINCH ROAD
(WMIDTH VARIES), SO1°09'56"W 60.00 FEET; THENCE ALONG THE SOUTHERLY

RIGHT-OF ~WAY LINE OF WATTLES ROAD (SOUTH 1/2 BEING 60 FEET WIDE), S88'58'33"E
30.00 FEET TO THE POINT OF BEGINNING; THENCE ALONG THE SOUTH RIGHT-OF-WAY
LINE OF WATTLES ROAD, (SOUTH 1/2 BEING 60 FEET WIDE) S88'58'33"E 545.35 FEET;
THENCE S01'15'32"W (RECORDED AS S00'02'45°E) 699.00 FEET ALONG THE WESTERLY
LINE (AND AN EXTENSION THEREQOF) OF "WATTLES CREEK CONDOMINIUM" (OAKLAND
COUNTY CONDOMINIUM SUBDIVISION PLAN NO. 239); THENCE N88'58'33"W 287.21 FEET
(RECORDED AS 287.00 FEET); THENCE NO1°09'56"E 455.40 FEET, THENCE N88'58'33"W
257.00 FEET, THENCE ALONG THE WEST RIGHT—OF—WAY LINE OF FINCH ROAD (EAST
1/2 BEING 30 FEET WIDE), NO1"09'56"E 243.60 FEET TO THE POINT OF BEGINNING.
CONTAINING 6.0552 ACRES SUBJECT TO THE RIGHTS OF THE PUBLIC IN WATTLES ROAD
AND SUBJECT TO AND TOGETHER WITH ALL EASEMENTS, EXCEPTIONS, RESTRICTIONS,
RESERVATIONS AND CONDITIONS CONTAINED IN PRIOR CONVEYANCES OF RECORD OR
OTHERWISE.

NOTE:

This property is not within the flood hazard area as
indicated by Flood Hazard Boundary Map 260180 COCO3E.
City of Troy, Oakland County, Michigan, as prepared by
the Department of Housing and Urban Development,
Federal Insurance Administration,

Identification date September 16, 1988

FOR THE MAIN PARCEL, TOPOGRAPHIC ond/or BOUNDARY SURVEY,
DESCRIPTION, EXISTING UTILITIES, SITE TOPOGRAPHY WITH SPOT
INCLUDING PROPERTY LINES, LEGAL ELEVATIONS, OUTSTANDING PHYSICAL
FEATURES AND EXISTING STRUCTURE LOCATIONS WAS PROVIDED BY THE
FOLLOWING COMPANY, AS A CONTRACTOR TO THE SELLER/OWNER:

LANDMARK ENGINEERING CO.
24001 SOUTHFIELD ROAD, SUITE 210
SOUTHFIELD, M/ 48075

PHONE: 248-557-3000 FAX:  248-557-3059

FENN & ASSOCIATES, INC. AND

SPALDING DEDECKER ASSOCIATES, INC. WILL NOT BE HELD RESPONSIBLE
FOR THE ACCURACY OF THE SURVEY OR FOR DESIGN OMISSIONS
RESULTING FROM SURVEY INACCURACIES.

FINAL
3 WORKING DAYS |

BEFORE YOU DIG ON —Ccrnlic

SITE PLAN APPROVED

CALL MISS RenFiloc

1-800-482-71

FOR BE LOCRON OF \MOERCROUD F/

PLANNING DEPARTMENT

'
viwe, DepT. Cop
NOTICE: FLens 7

CONSTRUCTION SITE SAFETY IS THE SOLE 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.

NOTE:

THE LOCATION AND ELEVATION OF EXISTING UNDERGROUND
UTILITIES AS SHOWN ON THIS PLAN ARE ONLY APPROXIMATE.

NO GUARANTEE IS EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE CONTRACTOR SHALL
BE EXCLUSIVELY RESPONSIBLE FOR DETERMINING THE EXACT
LOCATION AND ELEVATION OF EXISTING UTILITIES AND PROPOSED
UTILITIES CROSSINGS IN THE FIELD PRIOR TO CONSTRUCTION.

- THE VARIOUS UTILITY LINES SHOWN HEREON ARE BASED UPON
FIELD DATA WHEREVER POSSIBLE. ADDITIONAL INFORMATION
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DATE: August 5, 2010

TO: Planning Commission

FROM: R. Brent Savidant, Acting Planning Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP 068 A) — Proposed
Bethany Villa Housing Association, West of John R Road and South of E. Big

Beaver (1680 Jackson), Section 26, Currently Zoned RM-1 (Multiple Family
Residential) District

The applicant, Wolverine North America, submitted the above referenced Preliminary Site
Plan Approval application. They propose 7,410 square foot clubhouse for the existing
retirement community. Bethany Villas was originally approved by the Planning
Commission on March 12, 1968.

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

Please be prepared to discuss the application at the August 10, 2010 Planning

Commission Regular meeting.

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

cc:  Applicant
File/ SP 068 A

G:\SITE PLANS\SP 068-A Bethany Villa Community Building Sec 26\SP-068 A Bethany Villa PC Report 08 10 10.docx

PC 2010.08.10
Agenda ltem # 6



PRELIMINARY SITE PLAN REVIEWS

PRELIMINARY SITE PLAN REVIEW (File Number SP 068 A) — Proposed
Bethany Villa Housing Association Community Building, West of John R Road
and South of E. Big Beaver, Section 26, Currently Zoned RM-1 (Multiple Family
Residential) District

Resolution # PC-2010-08-
Moved by:
Seconded by:

RESOLVED, That Preliminary Site Plan Approval for the proposed Bethany
Villa Housing Association community building, located West of John R Road
and South of E. Big Beaver, Section 26, within the RM-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

G:\SITE PLANS\SP 068-A Bethany Villa Community Building Sec 26\Proposed Resolution 08 10 10.docx



Bethany Villa Housing Association Inc.
City of Troy Planning Department
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Bethany Villa Housing Association Inc.
City of Troy Planning Department
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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 Ciration Drive, Suite E

Clarkston, MI 48346
248-625-8480
fax 248-625-8455

Date: August 5, 2010

Preliminary Site Plan Review
For
City of Troy, Michigan

Applicant: Michael Houseman, on behalf of Bethany Villa Housing
Association, Inc.

Project Name: Bethany Villa Housing Association Community Center

Plan Date: June 2, 2010

Location: 1680 Jackson

Zoning: RM-1, Multiple Family Residential Low Rise

Action Requested: Preliminary Site Plan Approval

Required Information: Deficiencies noted

PROJECT AND SITE DESCRIPTION

We are in receipt of a submittal including a site plan, a topographic survey, a preliminary grading
plan, a landscape plan, floor plans, elevations, and site details. The applicant intends to build a
community center building which would be 7,410 square feet in size. The building would have a
garage, two meeting rooms, a computer lab, a kitchen, a library, a conference room, reception,
maintenance and office areas, a beauty shop, and restrooms.

Location of Subject Property:
The property is located on the west side of John R. Road, south of Big Beaver Road, in the
current open central area of an existing multiple-family retirement community.

Size of Subject Property:
The parcel is 20.19 acres in size.




Bethany Villa 8-5-10

Current/Proposed Use of Subject Parcel:
The site is currently home to a multiple family residential retirement community. This specific
building location would be in an area that is currently an open space.

Current Zoning:
The property is currently zoned RM-1, Multiple Family Residential Low Rise.

Zoning Classification of Adjacent Parcels:
North:  M-1, Light Industrial District
South:  M-1, Light Industrial District
East: R-1E (Across John R. Road)
West:  M-1, Light Industrial District.

AREA WIDTH, HEIGHT, SETBACKS

Required and Provided Dimensions:

Section 30.10.11 requires the following setbacks and height limits for RM-1 properties. The
project currently complies with all required dimensions. For the purpose of this review, we will
look only at the proposed building.

Required: Provided:
Setbacks
North 30 feet* 81.63 feet
South 30 feet* 104.19 feet
East 30 feet*
West 30 feet*
Building Height (addition) 25 feet, 2 stories Not provided

* Setbacks between buildings in an RM-1 District are controlled by a formula using the length of two adjacent
buildings and their proposed height. Although we do not have the existing height of the building or the adjacent
buildings we are confident that the proposed building’s location greatly exceeds the minimum setback between
buildings permitted in an RM-1 District.

Items to be Addressed: 1.) Provide all building heights, existing and proposed. 2.) Provide all
setback calculations using the formula established by Section 31.30.00.C.

PARKING, LOADING

Proposed Parking:

The site plan indicates that the project would include 61 new parking spaces. The existing
residential units have their own dedicated parking. The site is immediately adjacent a large
existing church with its own parking lot.
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Parking Calculations:
The parking calculations provided by the applicant are as follows.

Required
Required for fraternal 1 space for every 3 persons of capacity, 150 total planned capacity, 50 required
halls, social clubs, lodge spaces
buildings
Total Provided 61 spaces, 1 barrier free

The site plan exceeds required parking by 11 spaces. It is our understanding that the applicant is
exploring the possibility of reducing the proposed parking further to save open space. While the
project can clearly lose 11 spaces and remain compliant with the Ordinance, we would support a
parking modification and a further reduction in proposed spaces, given that the majority of users
for this site will walk to the building from their unit. Unlike other halls or lodges, this one is
located within the community it is designed to serve, and is not located remotely, nor is it
designed to serve a population spread throughout the community. In fact, we suggest that
applicant pursue a shared parking agreement with the adjacent church, with which the Bethany
Villa project is associated, and eliminate proposed parking altogether.

Items to be Addressed: Explore possible reduction or elimination of the proposed surface lot to
reduce impervious surface.

SITE ACCESS AND CIRCULATION

Proposed Circulation:

The site would be accessed primarily on foot by the residents of the Bethany Villa community.
This building is primarily for their use, although events may be held there. The building, as
designed, if accessed via automobile, would be served by the existing circulation lane along the
south boundary of the adjacent church’s parking area. This roadway is not an actual road;
however, the Bethany Villa project and the church share common interests. The roadway is
actually on the subject site’s property and provides adequate access to the site.

Items to be Addressed: None.

NATURAL RESOURCES

The proposed parking area and building would require the removal of about 15 existing trees.
Other than the trees, this open area is within an existing, multiple family development, which is
essentially devoid of valuable natural features (with the exception of existing landscaping and
trees).

Items to be Addressed: None.
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LANDSCAPING

A landscape plan has been provided with this submittal; however no landscaping is specifically
required for project as it has no actual frontage on a public road. The area surrounding the
building is sufficiently landscaped, with a combination of crabapples, locusts, ginkos, pears, and
lindens. Also, the landscaping plan makes use of a variety of shrubs including junipers, day
lilies, lilacs, roses, and others.

Items to be addressed: None.

LIGHTING

The applicant has not provided a photometric plan or any lighting details for this project. Full
lighting details will be provided for final site plan approval.

Items to be Addressed: None.

SUBMITTAL REQUIREMENTS

Section 3.43.01 establishes the requirements for preliminary site plan approval. The minimum
standards necessary for review have been met.

Items to be Addressed: None.

RECOMMENDATIONS

The project complies with all dimensional requirements, does not increase parking requirements
beyond what is available or possible on the subject site, and will have no significant impact on
natural features. It has been reviewed by all City departments and no objections have been
raised. We support the improvement of this property and recommend the Planning Commission
approve the preliminary site plan. If offered by the applicant, we support the condition that
parking be reduced to no more than that required by Ordinance, or that a waiver be granted and
that it be removed entirely if a shared parking agreement can be obtained with the adjacent
church.

/77““6“ \T}/ﬁ\’

WLE/WORTMAN ASSOCYATES, INC.
ary G. Branigan, LEED AP, AICP
Associate




40 pearl st., n.w. suite 900
grand rapids, michigan
phone: 616.451.3041

fax: 616.451.3713

Al post associliates
architects

SHEET INDEX:

T TITLE / COVER

C1 TOPOGRAPHIC AND BOUNDARY
SURVEY AND REMOVALS

C2 ALTA / ACSM LAND TITLE SURVEY

C3 SITE PLAN

C4 GRADING / UTILITY PLAN

L1 LANDSCAPE PLAN

Al.1 FLOOR PLAN

Al.2 REFLECTED CEILING PLAN / ROOF PLAN

A2.1 EXTERIOR ELEVATIONS

A3.1 BUILDING SECTIONS

A3.2 BUILDING SECTIONS

A3.3 WALL SECTIONS

A3.4 WALL SECTIONS

A4.1 INTERIOR ELEVATIONS

A4.2 INTERIOR ELEVATIONS

A5.1 SCHEDULES

S1 FOUNDATION / FRAMING PLANS

S2 STRUCTURAL DETAILS

M1 MECHANICAL PLAN

M2 MECHANCAL DETAILS / SCHEDULES

El ELECTRICAL POWER AND LIGHTING PLANS

E2 SITE ELECTRICAL

E3 DETAILS, LEGENDS, AND SPECIFICATIONS

P1 PLUMBING PLANS AND DETAILS

F1.1 FINISH PLAN

STRUCTURAL: soils & Structures
6480 Grand Haven Rd.
DESIGN Muskegon, Michigan 49411
Phone: 231-798-4127
Fax: 231-798-1383

MECHANICAL: mE Design

DESIGN 211 Spencer, N.E
Grand Rapids, Michigan 49505
Phone: (616) 454-1181
Fax: (616) 4542292

Bethany Villa of Troy

1680 Jackson Drive
Troy, Michigan

R e T

[RTUAND LAES, s

ALLRS

|
T L ] n-..wlbhu_r m

m.—..,u -

N L E

1 B
L ¥
L | . a
o m

mg:ﬁ -

» W50 ELDRIDGE o

T X e

=TT T 7/ 1 b s

N} rasadilii= g t— e | =

a1 1 a4 . rI.IJF I.I||_..q..u ...|....M|...4 | o =

_ _. = [

sl 71777 AR R L = ]

LB _\.ﬁ = I e _Y.Flum_.H % ADON

_, ; ~PRESCOTTIT] i = e — HnmwT M..lu.‘.ﬂ

. LD a0 —% 1 TF< [

BISINEWBURGH JUU R-1E) 2 1 = B

i) WATNRREISRIMIIN ARIENESS Ee e B
R el N orcriEl | TR Dbt _tJ.lEM......l,._,m gy B

Prepared By: Land & Resource

3800 W. River Dr.

i

{(RAE) |

LR =

LT

M
1

{1l { g _ |
| IGAMILLA _e A

1 |

T H E
RARE L .M++...n. ! Ln.m.l‘ ”_Num lA =
= LLI paris LY

PROJECT /2N
LOCATION \ [/

Grand Rapids, Michigan 49503
Phone: (616) 458.7210
Fax: (616) 458-4741

5 ok Par Date: 5-3-10

. WMMM&WWWQMWWE o mxr wHﬁ”—”J >. Drawn By: ND]J
ELECTRICAL: Bazen Electric PLUMBING: ME Design
DESIGN 750 Ball DESIGN 211 Spencer, N.E

Grand Rapids, Michigan 49505
Phone: (616) 454-1181
Fax: (616) 4542292

New Community Center

BASED ON MBC 2006:
BUILDING USE A-2
CONSTRUCTION TYPE 5B

ALLONWABLE SQUARE FOOTAGE 6000
SPRINKLER INCREASE 12000
FRONTAGE INCREASE not required
TOTAL ALLOWABLE 18,000 PER FLOOR
ACTUAL SQUARE FOOTAGE T4l4 SQUARE FEET

TRAVEL DISTANCE

@ OCCUPANT LOAD

ALLONWABLE HEIGHT | STORIES
ACTUAL HEIGHT | STORIES \@ EXITING LOAD
TRAVEL DISTANCE 250" — — — — — — | HOUR FIRE BARRIER

CODE COMPLIANCE PLAN
1 1 <

SCALE: 1/16" = 1'-0"

Vl
O
[Y
-
LL
O
<
-
—
>
Vl
Z
<
1
—
L]
M

NEW COMMUNITY CENTER

1680 JACKSON DRIVE

TROY, MICHIGAN

CONSTRUCTION

REVIEW
REVIEW

issued for

12/16/09
04/16/10
06/02/10

detail
number

detail

sheet

tes

architects

(616)451-3041
(fax) 451-3713

grand rapids, michigan

40 pearl st., n.w. suite 900

post assoc

file no. O@lwm

sheet no.

T




Hartiasd 5

Troy Commaons
Shapping Center

PH. 616.301.7888

2
5
L3
2 E Big Beaver Ad E Big Beaves Rl
5 £ Big Beaver Fid

2

IMPROVEMENT -
LOCATION

0
O Py LYo

BETHANY VILLA OF TROY

New Concepts -© Proven Design

3800 W. RIVER DRIVE STE A COMSTOCK PARK, MI 495321

METAL SIGN |
| | | 1 TYPICAL

o T— ' TOPOGRAPHIC AND BOUNDARY SURVEY | Cl

%
0
S
2
¥ Ciwysier Fuy ;. B Garry L
2 .. "PROJECT LOCATION—" K™ %
) ' 3 s
n: ‘y\‘?‘\f D e : £ Ennser |;.~.‘.‘.I 2
m' :I ;r ! £l = w = - &(
z h [ e
IROY, MICHIGAN : i —! Q
’ O et % z 3 ES ! o
SITE MAP VICINITY MAP 2 O
_— . NOT TO SCALE NOT TO SCALE
75.00° kp | — !
|
jT 'ﬁ | | A
R o o 59.00 N Z
. . Z . = 1 '. <
@T_ ? — 28.70’ — |
! 1 o o i fam\
' %! COURTYARD |© | =
o % | -
® nl= ] 3l ! —_
| - pa 28.70° } =
S
= ' I I & REMOVALS
— PORCH (TYP g N
= ( )\ F.F.=644.25 = 2 N N Z
wn f | o] |I <t <
| . _ _ L o0 N R o
S ! / / ‘ ‘ \ T_ 28.70° ! - - T
— : T : : a | &=
} — — % [ ] S S 1 o) | ™~ O
=750 3 @| COURTYARD |2 ! = C3 =
l - - - PROPOSED SITE PLAN |
l 15.90’ 15.90' JAGKSON 28.70' 1 - | - >
— Jd . = BLDG. #1 watsok! | H O
: 74.50’ _ ! -
Tl e Bl B @ | _ C4 - PROPOSED GRADING/UTILITY PLAN Jo £
- | s Rl r [R S gl %{ ! — APPROKIMATE AREA AFFEQTED|/DESCRIBED ——1— o
% L 3 8 35 |% Al 1% N IN COMCAST MEMORANDOM OF| AGREEMENT o L]
O o] (o) | D h
P & 8 8 = 9 | (L.27140, B.599) [—
_ e /k\ ] ] 5?3 H I Z
_- 15.90 15.90 L of || JSET
o L REMOVE TREES AS SN A BENCH MARK LEGAL DESCRIPTION m
_ 7 112.00° ‘ X >< RM23 CHISELED SQUARE IN CENTER OF HEADWALL FOR SPENCER—BARNARD DRAIN  LAND SITUATED IN THE CITY OF TROY, OAKLAND COUNTY, MICHIGAN:
_+ — | FEX. [SAN[MH ON EAST SIDE OF CHICAGO ROAD, ABOUT 1200 FEET SOUTH OF MAPLE ROAD. O
e —— = —— N _] = L _ 444/ RIM=642.71 FEMA ELEV.= 640.82 (NAVD88 DATUM) A PARCEL OF LAND LOCATED IN THE NORTHEAST 1/4 OF SECTION 26, TOWN 2 NORTH,
_- i | /1 10"N=631.36 RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, AND DESCRIBED AS >
_ - MG . EﬁgLSTS—BEE | | 10"E=631.31 ASPHALT W/ A FOLLOWS: BEGINNING AT A POINT ON THE EAST SECTION LINE OF SAID SECTION 26
.- — - - - - = - e H i ! DISTANT NORTH 621.30 FEET FROM THE EAST 1/4 CORNER OF SAID SECTION; THENCE —
N 891120" W 989.18'(R) I\ FLOOD HAZARD NOTE NORTH 89 DEGREES 10 MINUTES 00 SECONDS WEST, 1311.51 FEET; THENCE NORTH 00 —
— [ 0
: o : SAN —— — BY GRAPHIC PLOTTING & LIMITED OBSERVATION ONLY, A PORTION OF THE DEGREES 08 MINUTES 00 SECONDS WEST, 422.00 FEET; THENCE SOUTH 89 DEGREES 11
______________________ W il sttt A N G o = i ittt ittt Rttty S— _“_ e i"_'_ . — O PROPERTY DESCRIBED ON THIS SURVEY LIES WITHIN A SPECIAL FLOOD HAZARD MINUTES 20 SECONDS EAST, 989.18 FEET; THENCE SOUTH 132.00 FEET; THENCE SOUTH 89 Z
S 8911'20" E  989.18'(R) AREA AS DEFINED BY THE FEDERAL EMERGENCY MANAGEMENT AGENCY; THE DEGREES 11 MINUTES 20 SECONDS EAST, 47.01 FEET, THENCE SOUTH 250.20 FEET; )
PROPERTY LIES WITHIN ZONE(S) AE & X OF THE FLOOD INSURANCE RATE MAP THENCE SOUTH 89 DEGREES 10 MINUTES 00 SECONDS EAST, 275.99 FEET TO A POINT ON
IDENTIFIED AS MAP NO. 26125C0561G BEARING AN EFFECTIVE DATE OF THE EAST SECTION LINE OF SAID SECTION 26; THENCE ALONG THE EAST LINE OF SAID z
m ———————————————————————————————————————————— 01-16—2009. ' SECTION SOUTH 40.00 FEET TO THE POINT OF BEGINNING. I
___________ B B L DESCRIBED 25’ WD. EASEMENT m— — _ =
H \\ e (FOR INGRESS 3; EGRESS v L2085 0 1 b e b AT T T T T T T T R T T T T SURVEY NOTES LAND SITUATED IN THE CITY OF TROY, OAKLAND COUNTY, MICHIGAN: O <D(
66.20° N - L.5663, P.710 66.20’
i Tm— l ' PART OF THE EAST 1/2 OF THE NORTHEAST 1/4 OF SECTION 26, TOWN 2 NORTH, RANGE O O
i Tee— } 1. THERE WAS NO OBSERVABLE EVIDENCE OF EARTH MOVING WORK, BUILDING 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS: BEGINNING AT A oy
I T~ i 34.60’ CONSTRUCTION OR BUILDING ADDITIONS WITHIN RECENT MONTHS. POINT ON THE EAST LINE OF SAID SECTION 26, BEING ALSO THE CENTERLINE JOHN R. "
: I T | IST. . H ’
_ L ' — APPROX. LOCATION ~—__( , 2. EXCEPT AS SHOWN, THERE ARE NO CHANGES IN STREET RIGHT—OF—WAY ROAD, DISTANT NORTH 1043.30 FEET FROM THE EAST 1/4 CORNER SAID SECTION 26, AND I I I §
I 34.60 OF EASEMENT FOR EDISON & BELL ~==—- | . . PROCEEDING THENCE NORTH 89 DEGREES 11 MINUTES 20 SECONDS WEST 323.00 FEET; -
i NI ' ~— - S N> EITTER COMPLETED OR PROPOSED, AND AVAILABLE FROM THE THENCE NORTH 0.48 FEET; THENCE NORTH 89 DEGREES 11 MINUTES 20 SECONDS WEST LLJ T
a 3| ! L] o o (L.5347, P.141 & L.5474, P.396) T REMOVE 87 LF ]! 1 courTYARD CONTROLLING JURISDICTION. 989.18 FEET; THENCE NORTH 00 DEGREES 08 MINUTES 00 SECONDS WEST 339.96 FEET, -~ O
N B B 21 courtyarRD |a ~—— | S MORE OR LESS, ALONG THE WEST LINE OF THE SOUTHEAST 1/4 OF THE NORTHEAST 1/4
B : R B~ - | % ) ]
SR H I 2 ° e ASPHALT CURB Ll S ONSTELGTION: OR Rep A \BLE EVIDENCE OF RECENT STREET OR SIDEWALK OF SECTION 26 TO A CONCRETE MONUMENT ON THE SOUTH LINE OF THE NORTHEAST 1/4
: A 34.60° sFr— P U ' OF THE NORTHEAST 1/4 OF SECTION 26; THENCE NORTH 00 DEGREES 20 MINUTES 55
| ] ' = 1 g SN el 34.60’ SECONDS WEST 445.10 FEET TO A POINT 940.00 FEET SOUTH OF THE NORTH LINE OF
! L= @ } RS T E';qsﬁﬂrgﬁ?ﬂ%gsTSRFC']ERLDTOV%%EETE%@%%NTﬂ',qD&MEEQQTT'(N:S'},}‘\?%?E%NEE%F ALL SECTION 26; THENCE NORTH 89 DEGREES 53 MINUTES 23 SECONDS EAST 524.36 FEET
| ' :| c_;é F F :644 20 b I >< 1| : a IMMEDIATELY OF ANY DISCREPANCIES. ALONG A LINE PARALLEL TO AND 940.00 FEET SOUTH OF THE NORTH LINE OF SECTION 26;
| AT ¥ e ' ] I i THENCE SOUTH 00 DEGREES 48 MINUTES 40 SECONDS WEST 612.18 FEET; THENCE SOUTH z
; _lo [ s ]
i L de . T | - L de e 5. ALTA/ASCM LAND TITLE SURVEY BY NOWAK & FRAUS ENGINEERS DATED 89 DEGREES 11 MINUTES 20 SECONDS EAST 10.00 FEET; THENCE SOUTH 00 DEGREES 48 =
i - — e | . | . : : —
|. g o courtYARD |12 FLAGPOLE 1 5\ | ! RECORDS. EAST LINE OF SAID SECTION 26, 35.48 FEET TO THE PLACE OF BEGINNING. SUBJECT TO Q| S
L 2 3 IN L/S ', S 1|l N THE RIGHTS OF THE PUBLIC OVER ANY PART THEREOF USED, DEEDED OR TAKEN FOR =% T
| il - ; AREA W/ 2 | N I @1 COURTYARD HIGHWAY PURPOSES. RESERVING AN EASEMENT FOR INGRESS AND EGRESS AS DEEDED = g
L 34.60 LIGHTS ! 2 L & LEGEND OVER THE NORTH 25 FEET OF THE WESTERLY 524.36 FEET OF THE DESCRIBED PARCEL. o |8 8
| | 2 Jr SUBJECT TO THE RIGHTS OF THE PUBLIC IN LAND USED FOR JOHN R. ROAD. v |z
1 3.70° e T e SBTR  ra I—— 5 |a
RIRRE ELDRIDGE : TO BE REMOVED _ e
IR BLDG. #6 5 >< - g A - TRAVERSE PONT Q- FIRE HYDRANT BASED ON A FIELD SURVEY, ALL OF THE ABOVE IS BEING DESCRIBED AS:
- ARSI . S 2315 / 4 A - WELL o -
T | G N 5,465 SF BIT. p WATER VALVE A PARCEL OF LAND LOCATED IN THE NORTHEAST 1/4 OF SECTION 26, TOWN 2 NORTH,
= | E 2315 3 REMOVAL FLDRIDGE Q — HIGHWAY — GAS METER RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, AND DESCRIBED AS oo
N | [1S " OVERHANG W/ wms\ 1 WATER METER FOLLOWS: BEGINNING AT A POINT ON THE EAST SECTION LINE OF SAID SECTION 26 S5
3 | 3.70" WALLS (TYP) | _ - DISTANT DUE NORTH 621.45 FEET FROM THE EAST 1/4 CORNER OF SAID SECTION; THENCE S
< ! SAWCUT 219 LF ) | BLDG. #2 ® - MONUMENT — TELEPHONE RISER NORTH 89 DEGREES 06 MINUTES 05 SECONDS WEST, 1311.51 FEET; THENCE NORTH 00 5|8
= ! 3460 >< | . T O — FOUND IRON STAKE DEGREES 06 MINUTES 22 SECONDS WEST, 761.69 FEET; THENCE NORTH 00 DEGREES 17
< '| . 2N BIT, PAVEMENT 4 ro 34.60 4 — ELECTRIC METER MINUTES 32 SECONDS WEST, 445.10 FEET TO A POINT 940.00 FEET SOUTH OF THE NORTH
& . o o P ) / bl < 3 o — SET IRON STAKE LINE OF SECTION 26; THENCE NORTH 89 DEGREES 56 MINUTES 46 SECONDS EAST, 524.36
o 1 o~ »l COURTYARD [|» & A e COURTYARD |27 e ,{ — SIGN ] — CATCH BASN FEET ALONG A LINE PARALLEL TO AND 940.00 FEET SOUTH OF THE NORTH LINE OF 5
| ® 2 Qs ¢ >< e 4 a 5 9 () - ROUND CATCH BASIN SECTION 26; THENCE SOUTH 00 DEGREES 48 MINUTES 40 SECONDS WEST, 612.18 FEET; 3¢
g — | S 3750 P A o : ] _ RR SION THENCE SOUTH 89 DEGREES 11 MINUTES 20 SECONDS EAST, 10.00 FEET; THENCE SOUTH g5
1 > ; - EX. STM MH | y Lo T 34.60° C @ - UTILTY MANHOLE 00 DEGREES 48 MINUTES 40 SECONDS WEST, 146.71 FEET; THENCE SOUTH 89 DEGREES 11
| RIM=641.16 | L o) plol o—c — GUY POLE MINUTES 20 SECONDS EAST 791.49 FEET; THENCE DUE SOUTH ALONG THE EAST LINE OF
| 18"5=638.31 = >< A o | £ rLea3’30 GUY ANCHOR (O - STORM MANHOLE SAID SECTION 26, 35.48 FEET, THENCE NORTH 89 DEGREES 11 MINUTES 20 SECONDS
: o 7 < F.=643. - WEST, 323.00 FEET; THENCE DUE SOUTH, 132.00 FEET; THENCE SOUTH 89 DEGREES 11
>< 230 NgBMgROP%WE%RC . >< 1 N o — UTILITY POLE @ - SANITARY MANHOLE MINUTES 20 SECONDS EAST, 47.01 FEET; THENCE DUE SOUTH, 249.78 FEET; THENCE
66.20’ Q ol / S 66.96" ® - ELECTRIC MANHOLE SOUTH 89 DEGREES 06 MINUTES 05 SECONDS EAST, 275.99 FEET TO A POINT ON THE
(L.5322, P.325) ! y L] 0.2 ¥¢ — LIGHT POLE EAST SECTION LINE OF SAID SECTION 26; THENCE ALONG THE EAST LINE OF SAID SECTION o e o 0
> I — : DUE SOUTH, 40.00 FEET TO THE POINT OF BEGINNING. EXCEPT THAT PART TAKEN FOR s
______ e 1| “REMOVE 100 SF = REMOVE 66 SF s !“F i ﬁ /1?/ . — POST @ - TELEPHONE MANHOLE JOHN R ROAD, IF ANY. 2535 ﬂ e
S I ol N O T CONC. SIDEWALK. ! - ' L2627
———————————————————— ———\—_Tx——gn—s—m————————————————————————‘-:R—‘————————————————————T,————>—g-————/’——————————————EP—N—C—.—gl—D—E—\!A—L—K ——————————————————Jl i ]| . .CONC WALK[ (TYP) SB#XX@ — SOIL BORING — SHRUB a é E e u U
,. A e i A S = = > X BTSN ) —— T— PECIOUOUS TREE PROPERTY INFORMATION 2585 @ 3
L ) - oL
/47 GAS| ———————-————————/ ————— % ——————— ot o N s s /N AR o —SAN VR ——F - N H ——————————————————————————————— 4 — U.G. UTILITY MARKER el m B
i i [ b d . SAN M , b O & OWNER: = Oc
® / 118.70° [RIM=643.01 | 74.95 | ME — MAILBOX — CONIFEROUS TREE BETHANY VILLA SENIOR APARTMENTS =2 1
: 8"W=636.26 ! ‘ 1680 JACKSON DR B
! o
| I , : 8"E=635.26 : ; ! TROY, M 48083 S C
28.80 28.80 huﬂ 15.40 HE !_L J_L ‘ — WATER UTILITY LINE (248) 6895838 S g T
= e / ! 4 . e e s e = TELEPHONE UTILITY LINE ONING: RN
APPROX. LOCATI( ) ) e ! ml . % 3 4 101.80 A = — : : - — — ELECTRIC UTILITY LINE A ®
OF EASEMENT EQ o 9 3 ™3 < 18 ] B B - 2
SR © ) T | & S | = |® ; - - — — — ————— — GAS UTILITY LINE
EDISON & BELL S < COURTYARD < 1 COURTYARD ELDR| D GE 15.40 ‘3—':’| S < > 28.80 \ ] UTI LITY NOTE H
Vi e ™ ) <™ Cl © w23 ! — STEAM UTILITY LINE 0
(L.5347, P44 ‘ﬁ’ BLDG. #5 o Clo 3 ELDRIDGE \ : _ — STORM UTILITY LINE THE UTILITIES SHOWN ON THIS SURVEY WERE DETERMINED BY FIELD OBSERVATION ALONG («]
L.5474, P.396) b SN - PN - | BLDG #4 . C?b . . WITH A UITILTY PLANS PROVIDED BY THE CITY OF TROY AND RECORDED PUBLIC RECORDS. a
I , b , o > (= S ' . : 2 R 3 ] — SANITARY UTILITY LINE ALL LOCATIONS ARE APPROXIMATE. THE LOCATION OF ANY OTHER UNDERGROUND
—17 28.80 L 28.80° s & |& < ;_——E 15.40 | COURTYARD f G| COURTYARD [ g E\ SERVICES WHICH MAY EXIST CAN ONLY BE DEPICTED IF A UTILITY PLAN IS FURNISHED TO
2, oo ] = © [ 3 ™ oo » o = FI —  —  —. —. —.. — . — — FIBER OPTIC UTILITY LINE THE SURVEYOR. ‘
101.80’ o © ! K -y Il ‘ é — OVERHEAD UTILITY LINE
L
’ L.I_. ’
780 2680 = | REMOVAL LEGEND !
| O
' = = = ] o . . =z
118.70 — 6;\5‘\* | FULL DEPTH BITUMINOUS REMOVAL 7 _ Horizontal Scale in Feet -
. ) SO fleno- - 09-35
- o o o — o D\ - \] ; ;z ;z CONCRETE REMOVAL 3 WORKING DAYS
- /" . BEFORE YOU DIG sheet no.
| | >< >< TREE REMOVAL CALL MISS DIG
3 _ CONC. WALK (TYP) - ®) % A 4 1-800-482-7171
C Ao SAWCUT BITUMINOUS PAVING
& & WM — —— | L ALL UTILITIES AS SHOWN ARE APPROXIMATE LOCATIONS DERIVED FROM
— ACTUAL MEASUREMENTS AND AVAILABLE RECORDS. THEY SHOULD NOT BE
ASPHALT W/ ASPH. CURB E.] DS — | =%—>&  REMOVE CONC. CURB & GUTTER INTERPRETED TO BE EXACT LOCATION NOR SHOULD IT BE ASSUMED THAT
w THEY ARE THE ONLY UTILITIES IN THE AREA.




-— - | - NORTH LINE OF SECTION 26 f— - - - - - - BIG BEAVER ROAD
N.E. CORNER
N. 1/4 CORNER | £ OF SECTION 26 \PPRONMATE LOGATION GF 0,2%-1.0%
& T.2N., R.11E. FLOOD HAZARD AREA "ZONE X" -
OF SECTION 26 E (FOUND MONUMENT (PER F.EM.A. FLRM.) |
T.2N., R.11E. S e ) BY GRAPHICALLY PLOTTING ONLY BY GRAPHICALLY PLOTTING ONLY
(FOUND MONUMENT) g o , A EL00D, HAZARD AREA “ZONE AE+ “ZONE X WHICH 13 NOT WITHI A 100 YEAR
? ”
‘ o N 895323 E 524.36 (R) ELEV. +644.25 (PER FEM.A. FLRM.) FLOOD HAZARD AREA (PER F.EM.A. FLRM.)
] ” ’ SET -
- N 89°56'46” E  524.36'(M) IRON_ | SITE a
RON / 75.69'(R&M)  FoUND - S
MR ] _WMPEROTYRECORDS(MP)__ . _ I Y. - | . 3
+,-x——><——?'——A'N"§”-—K FENCE |,y X X——X——X——X—X—X Y X e X X X ——— X X —— X = X ——— X ] x-—x—x———x——x——x——xl—'——_ A . % o E N IN E E RS
- ; 1 . 5.30° SHED ( }
~ e — 1 i ~|ENCROACHMEN 0 Z
N A =¥ o ! \ o o
/ » 8 : @ - 30' BLDG. SETBACK LINE - . & -
Y A % =1 ASPHALT W/ ASPH. CURB » 0
=z A s ) CIVIL ENGINEERS
7 - - . <\ ® L L - ﬂ
i r‘ L V-H‘! r| ,—H, ly - ; (« /
j N LAND SURVEYORS
< . — —4 b .
, @ 104,80’ c N ) =1 | =] ._FENCE 085 .~ LAl q LA | \] RS
e | - | FENCE 085 . BENCH MARK LEGAL DESCRIPTION TITLE NOTES DP NE
. ) 1 15.90° 15.90' §] | L _ c / §M23 Chi;eled ZQ‘]J)O"G in ceEnte{ 02 headwall for Land situated in the City of Troy, Oakland County, Michigan: Subject t MAPLE ROAD
- - . pencer—Barnard Drain on East side of Chicago Road, about ’ : : ubject to:
L ) & 4 -3 g : © e . d 1200 feet South of Maple Road. ? A parcel of land located in the Northeast 1 i i NOWAK & FRAUS ENGINEERS
3 s/ A E R g 2 IR 8 = e o g FEMA ELEV.= 640.82 (NAVD88 Datum) o P ocated in the Northeast 1/4 of Section 26, Town 2 North, Range 11 East, Rights or claims of parties in possession not shown of record.
a o 08: © 9 & |9 @ | = = / ity of Troy, Oakland County, Michigan, and described as follows: Beginning at a point on the 1310 N. STEP WY,
o 8 W g 2 ) Eost Section line of said Section 26 distant North 621.30 feet from the East 1/4 corner of Easements or claims of easements not shown by the public records and existing water. LOCATION MAP ) EPHENSON H .
9 5 . . : B = E o ° g o . " said Section; thence North 89 degrees 10 minutes 00 seconds West, 1311.51 feet; thence mineral, oil and exploration rights. ’ ROYA]_ O MI 480 -
a 25 54 | 5/ E |z d & |z s more z FLOOD HAZARD NOTE North 00 gegrees 08 minutes 00 seconds West, 422.00 fect: thence South 80 Jegrees 1! AK, 67-1508
—_— ‘90" . . s 3 3 -l & minutes seconds Eas .18 feet; thence South 132.00 feet; thence South 89 degrees 11 The dower or homestead rights, if any, of the wife of individual i indivi -
- 5.9.0 / — 2200 - 69.65 g 5] /1/5‘9 4 ? x By graphic plotting & limited observation only, a portion of the minutes 20 seconds East, 47.01 feet; thence South 250.20 feet; thence South 89 degrees 10 shown herein to be a p<:|rtyg in interes){. e of any individual insured or of any individuol 50 0 25 S0 100 TEL. (248) 399-0886
I I— [ ﬁ FT € | 15.90° 15.90’ F.F.=644.70 5 property described on this survey lies within o Special Flood minutes 00 seconds East, 275.99 feet to a point on the East Section line of said Section 26; | FAX (2 48) 399-0805
| o l _ & B : / é / . /-E/ . z ?azord Atr:a as derftineld by i:e F;derc(:l )ETEergency Management thence along the East line of said Section South 40.00 feet to the point of beginning. ?:siltgfggozgd .lste Restric'éions not appTaring I.in' the reco{d crliain of title, but omitting '
s ] 3570 —'T \ . : 4 . 3 b gency; the property lies within Zone(s & X of the Flood ictions, if any, based on race, color, religion or national origin.
O P A T ¢ 4 | — L L [ © Insurance Rate Map identified as Map No. 26125C0561G bearing : . " .
JACKSON \_conc. coverep : : ] T ! 2 an effective date of 01—16—2009. Land situated in the City of Troy, Oakland County, Michigan: Right of way in favor of Consumer Power Co. as recited in instrument recorded in Liber 5322, GRAPHIC SCALE 1"=50"
Adbiibaded 2 : . . ! Page 325, Oakland County Records. [A| i i i i
BLDG. #5 PORCH (TYP) | Part of the East 1/2 of the Northeast 1/4 of Section 26, Town 2 North, Ronge 11 East, City ¢ Y s [Approximate location of said R.OW. is shown hereon.]
| 2 ' of Troy, Oaklan ounty, Michigan, described as: Beginning at a point on the East li f said i in Lil
— L[ 2870 [— / 3 UTILITY NOTE Section 26, being also the canteriine John R. Road, distant North 1043.30 fest from the Eost g:f's';:n2:tE?:fT:ZLSfofﬂdﬁmc;nof'zfﬁit?:sai’v;"geﬁ»733 f Oaklftnd] County Records. [Blanket —
3 COURTYARD S | ~ 1 EENocf P2 /E5 Tll;e utilities shown on this survey were determined by field ¢V/4tc§5?'>eg)osqfid tSe;:;ion 26'\i O&d Op;t)aceeding thence North 89 degrees 11 minutes 20 seconds P ubject property.
—~~ 5 2 . 5 observation along with a Uitilty Plans provided by the City of es X ‘eet; thence Nor .48 feet; thence North 89 degrees 11 minutes 20 seconds E: t G i i in Li in Li
o = I . 2 | : 9 ) X Troy and .recorded public records. All locations O{e approgimote. West 989.18 feet; thence North 00 degrees 08 minutes 00 secgnds West 339.96 feet, more or 3356.?%eqr;<|an;ar(|3to$:t§/ %::::;TOEA::;::::::(’Ic;::.latif:r issztz;l: uhg;enhezlirr:r;nljclb\:irdgf?h Page
.\_/.\/ - & T 5 1 n\ I ¥ COURTYARD 5 g The location of any other underground services which may exist less, along the West line of the Southeast 1/4 of the Northeast 1/4 of Section 26 to a underground lines are not legible or not described. No shrubs or folic;ge shall be ermit:;d on
9 o) * —] H o 4 B : o SAN ol —r - | |E :Spv ec;:! be depicted if a Utility Plan is furnished to the ggncgﬁte mol\rler:néooz the So;(’;h Iinetof tShE? Northeast 1/4 of the Northeast 1/4 of Section Grantor’s property within five feet of the front door of transformer enclosure(s) OFI)' switching
T — = = ”__|' y g . ; thence No egrees minutes seconds West 445.10 feet to a point 940.00 feet i : . e : .
0N \—F F.F,=644,70 | ﬁ > South of the North line of Section 26; thence North 89 degrees 53 minutes 33 seconds Ec:i c:zmitﬁs)j nor shall shrubs or foliage be permitted within five feet of service connecting
< < T / e : cc cd 55700 50.50" ’:Il 524.36 feet along a line paradllel to and 940.00 feet South of the North line of Section 26; pedestals.
<+ 3 — — 28.70 i - o e 2 SURVEY NOTES thence South 00 degrees 48 minutes 40 seconds West 612.18 feet; thence South 89 degrees Right of way in favor of Douglas Drain Drai Distri dod in i :
-8 B ;| = ™ ) . 11 minutes 20 seconds East 10.00 feet; thence South 00 degrees 48 minutes 40 seconds .g Y ot Douglas Urain Urainage '.s trict as recited in instrument recorded in
5| COURTYARD | : I ! J‘-’ ere was no observable evidence of earth moving work, West 146.12 feet, more or less; thence South 89 degrees 11 minutes 20 seconds East 792.51 Liber 6878, Page 41, Ockland County Records. [Said easement is plotted hereon.]
- - : 1 28.70" U building construction or building additions within recent months. feet;, more or less; thence South along the East line of said Section 26, 35.48 feet to the : " L
= = e 28.70 — | - e @ E . . " . . place of beginning. Subject to the rights of the public over any part thereof used, deeded or Easement in favor of City of Troy recorged in Liber 22598, Page 553, and in Liber 22598,
—i L7 : 2 courTYARD |2 \ ‘ rxcep .t?‘S s! °W"'I ere are no changes in street right—of—way taken for highway purposes. Reserving an easement for ingress and egress as deeded over Page 550, Oakland County Records. [Said easements are plotted hereon.]
:ln *'(\l o 7 B | k2l 24 co 0 ' o (;giir:lllin;r jlflg;:'.l?c?:it:: or proposed, and available from the tr;eu:lortthZS feelt of the V‘esterly 524.36 feet of the described parcel. Subject to the rights Rental Use A ¢ discl
. 4 — 0 2870 2 i > —~ . of the public in land used for John R. Road. ental Use Agreement as disclosed in Liber 39557, Page 095, Oakland County Records. [Not a
Te) T 1] 7/ < Y | i y
b .;2 E I /JACKSON / = fg l xg There was no observable evidence of recent street or sidewalk Plottable exception.]
N~ - .. o Al | & BLDG. #3 *g 0 | o construction or repairs. BASED ON A FIELD SURVEY, ALL OF THE ABOVE IS BEING DESCRIBED AS: Grant of Easement as disclosed in Liber 5296, Page 469, Oakland County Records. [Said
oo ) - o . - ~ easement is plotted hereon.]
loXs] el : o B : 28470,/ | T +§ -~ I 00 A parcel of land located in the Northeast 1/4 of Section 26, Town 2 North, Range 11 East,
ey % sTM : L 7 4 J_F*. _ . c $ 15} ," - BUILDING DATA City of Troy, Oakland County, Michigan, and described as follows: Beginning at a point on the All exceptions shown or noted on this survey were obtained from Title Commitment
zzt, g ——0) 2] courtvaro |2 74 — ~ (3 N East Section line of said Section 26 distant Due North 621.45 feet from the East 1/4 corner No. TT228830909, dated 09—07-2009, issued by Triumph Title Agency, Inc.
= - - - 2 ') FF —644 50 // I'l—_ l — BUILDING NUMBER | BUILDING ADDRESS | SQUARE FOOTAGE of said Section; thence North 89 degrees 06 minutes 05 seconds West, 1311.51 feet; thence
‘_ — § = — /. = . oo’ e " L %o} ELDRIDGE 1. 853—1871 10,588 Nc?rth 00 degrees 06 minutes 22 seconds West, 761.69 feet; thence North 00 degrees 17 TITLE NO
L g _ ~ . } - / = // < - | ELDRIDGE 2. 824—1843 9,662 mlnl{tes 32 seconds West, 445.10 feet to a point 940.00 feet South of the North line of TES
S — 49.80 i 3 1|5.40 / g _ d -3 / ‘ ELDRIDGE 3. 874—1891 9,662 Section 26; thence North 89 degrees 56 minutes 46 seconds East, 524.36 feet along a line Subject to:
g g 3 [ (52,00 0 ca SN o E o 5 / = ELDRIDGE 4. 800—1820 9,662 4pﬁ>_grall<’al E(o arlg 94-0.0('?)i fe“elt tS,oté'ghz 1of the North line of Section 26; thence South 00 degrees . )
b5 : . - - ol & [o o E s o ELDRIDGE 5. 754—1779 9.662 minutes seconds Wes' .18 feet; thence South 89 degrees 11 minutes 20 seconds faq i
15:)0 15,90 | < 5 o g N N § N ‘“1 E |- I ELDRIDGE 6. 731—1752 10.588 gosi':(.h 13@;0% feet; t=11ence Stou'(h2 000 degr:esE48 r%nutes 40 seconds West, 146.71 feet; thence Rights or claims of parties in possession not shown of record.
4 a o - ELDRIDGE 7. 701=1721 9,662 Sou degrees minutes seconds East 791.49 feet; thence Due South along the East i i isti
- 5’ /9 g o 5 g o g o 15.90 75.90 / n g ¢ JACKSON 1. 679—1700 0,641 line of said Section 26, 35.48 feet; thence North 89 degrees 11 minutes 20 secondgs West, E:::zeer:;fngl c;rné:lc:;)r(n ?ogtiggs?:: ts not shown by the public records and existing water,
v €[ 183 . e {] es 3 JACKSON 2. Seo— 1680 e 323.00 feet; thence Due South, 132.00 feet; thence South B9 degrees 11 minutes 20 seconds : P s
- . JACKSON 3. 646—1663 689 ast, . ‘eet; thence Due South, . eet; thence South 89 degrees 06 minutes 05 : : N T . s
=} 8 5 - ] l 0 = JACKSON 4. 629—1645 *689 seconds East, 275.99 feet to a point on the East Section line of saingection 26; thence Zﬂgwﬂ°¥,’§:e§,' :\oonl:esteadr'rllgr]ts,. 'tf an)é, of the wife of any individual insured or of any individual SURVEYOR'S CERTIFICATION
— 90" 15.90° W . . o JACKSON 5. 609—1628 -689 glLor](g the East line of said Section Due South, 40.00 feet to the point of beginning. EXCEPT € a party In interest.
= 75,06/ - . © 5 jﬁggg g gg g— Egg 1,689 at part taken for John R Road, if any. Building and Use Restrictions not appearing in the record chain of title, but omitting | hereby certify to:
| = - 4 . ST™ [ sv o /™~ 4 ’ n = . =15 1,689 restrictions, if any based on race, color, religion or national origin. ;
,,5 = : S L__I I U.S. Department of Housing and Urban Development (HUD),
0 | " i L 3 & ALL BUILDING S.F. IS BASED ON EXTERIOR BUILDING DIMENSIONS i i : i . Bethany Villa Housing Association, In ted Michi N Profi i
ey B N . cc / . A GROUND LEVEL oNLY. Right of way in favor of Consumer Power Co. as recited in instrument recorded in Liber 5322, St dares Cooital LG » Incorporated, a Michigan Non—Profit Corporation
35.10 ERXT AN Hcﬁ — EZ 7675 1/ Page 325, Oakland County Records. [Approximate location of said R.O.W. is shown hereon.] Tri.umc;:e?'itleoﬂgl;]cy Inc
- P72 < UNLESS OTHERWISE NOTED, ALL APARTMENT BUILDINGS ARE ONE i : : i
" JACKSON | K T ./ 4 // ’ STORY, CONSTRUCTED OF WOOD FRAME WITH BRICK EXTERIOR. Memorandum of Agreement as disclosed in Liber 27140, Page 596, Oakland County Records. Lawye rs_'l‘ltle Insurance Corporotlop . Lo
BLDG #6 : Apg;o%f:'rglcfg'c} {é.?"é'}“i O%N%AR — . _,'_7 [Blanket Agreement only covers a portion of the subject property as shown hereon.] and to its successors and/or assigns as their respective interests may appear, that:
d . = ~ - 4 ALL ELDRIDGE BUILDINGS ARE FLAT R i
.\—!' et L | conc. cOVERED g . ELEV. 464455 (PER FEMA. FIRM) _—X s coM S ) o .I DO NOT EXCEED %10.5’, MEASURED Fggl: go%glfgi '-T"gGHTS Agreement, Easement and Restriction as disclosed in Liber 5677, Page 320, Oakland County lthr:agi"ecyagf C,Tr:roilheoglzf;’:: 535.”35 pﬁ{cr:%ﬁrdoie?g;pégﬂz%zghe I%nihsqoy{n hgriﬁp et
] X =z A "EM.A. F.LRM. & o A 3 ) - ; and that it and this map was
g / PORGH (1P : E i i i ' ¥ / %‘ g J FINISHED GRADE. Records. [Blanket] madg in accordance with the HUD Survey Instructions and Report, form HUD—-92457, gnd the
sr — 2 courramo [3 e I _— — 28.70 —— = ALL JACKSON BUILDINGS ARE COMPOSITE SHINGLE ROOF & Grant of Easement as disclosed in Liber 5386, Page 739, Oakland County Records. [Blanket B Lo e o roarvey, a8 demd in the Minimum Standard Detal Requirements
- M . (5} » ) o
< —L T A = ' — PERGOLA F.F.=644 35/ =2 BUILDING HEIGHTS DO NOT EXCEED £14.2', MEASURED FROM Easement for underground municipal utilities over subject property.] or ALTA/ and Title Surveys dated 2005.
e ; / y | . ATOP PATIO | . / / B 3 PEAK TO FINISHED GRADE. Easement Grant and Declaration as disclosed in Liber 5347, Page 141, and in Liber 5474, P To the pest of s knowledge, belief and infon-nation, except as shown hereon: = There are no
3 = dn : N L2 | S = < > -Iber » Fag , in Liber , Page encroachments either way across property lines; title lines and lines of actual possession are
W F,F,—6/4-4,7O | . —— s | g s 3 DATA 393. OOklargldrCounty Rec:)r;’.is..bII:AppromTczte Io<|:)atc||onN is shown hereon, easement width for the same; and the premises are free of any 100/500 year retumn frequency flood hazard
8 e 57 £ z ITE nderground lines are not legible or no escribed. No shrubs or foliage shall be permitted on except h iti
& — ! — 2870 ] : . d ] COURTYARD | = b Land Area: Grantor’s property within five feet of the front door of transformer enclosure(s) or switching M)::p pcot:r:u:ivtv;,Nc;nd22$§gcggg?6c?ndltlon(s) ore shown on the Federal Flood Insurance Rate
x 9 2 | / yd L —/ /— » J 879 4'-38 SF. or 20.19 Acres (Gross) caZnnet(s)fI nor shall shrubs or foliage be permitted within five feet of service connecting ’ ) )
= |l COURTYARD 2 : —11 28.70" 1 - ’ - . - pedestals. RYLLLLINTS
] © ] PERGOLA Y4 i 4 ” 876,947 SF. or 20.13 Acres (Calc. to 33’ R.O.W. Li " 1
z - 7 : : ATOP PATIO | - : o - : -O.W. Line). oY OF My, .
% — L 28.70 , ) / JACKSON — Zone :7‘;303 |S£'F| OI'FZO..?Q RACIjgs £Cc||l<;I 59 GODR.O.!(V- Line). Easement[ for ingress and egress as disclosed in Liber 5663, Page 710, Oakland County Sk ?....fclf/e"o
Y ' . BLDG #2 Buildin. ultiple ramily Residential Medium Density Records. [Said easement is plotted hereon.] RSN e, &g
. . g Setbacks: SO0 1
- 59.00 peac | ' / TEZ/ 3510 : 77.05 ! F’,'Ontf 30 All exceptions shown or noted on this survey were obtained from Title Commitment Kevin Navaroli, P.S. 3 * - KEVIN . K z
o le | i T o 4 I_ i | o % g:jes— 3360' No. TT228820909, dated 09—07—2009, issued by Triumph Title Agency, Inc. No. 53505 Sk NAVAROLI ¥ H
- cc o L LLI = I PROFESSIONAL [g
(%] . bt I . - A . <
o— - — B w. === — K | / P /75/00’ // 5.90 ) - ’ = < Total Parking: 226 striped spaces including 37 barrier free PR SUR:{gYOR oW s
3 : O |- w spaces. > . . R S
ST™M 2 ’ : L// 15.90" 15.90’ = wooo| ——— 0 e - ., 53503 -'; &
h g7 o BV o o = SIGN O E Max. Building Height permitted: 2 stories/25’ %FESS\O“P‘\'
| . o ol £ [ o £ [ % =112 o -
\m___m Son ,-LL ,.I-I.T I_L ,JJ_I . b / o E E § E E §L g %E 7 Ihe ab:ve setback & height requirements were obtained ™
g - 5] N N o > i i It
TN 04 80 | % § § & 3 g s E § rom the City of Troy Zoning Ordinance.
15.90" / 15.90" : 15.90’ 15.90" 4] z <
3 4 2 | A g2 L A z l 104,80’ 8 O | Y AP
-8 ] E E E 2 E 5 / gu ' p— - — % S 89'1 1 20 E
- . ol o @) . .
: 15 48 | T 2 s, 10.00'(Re&M)
i " — 15.90" 15.90" : in I N SET
) . -
: S - 7 754) , ﬂg | ;; S™ @I L IRON
=5 13 - . .
& sl . E ‘ . M7 B c c N LEGEND
8 o - & B ) Z pd 59.00" o0 1w or P égﬁg = éSPh'J't
s —— B . ! = Concrete
Z g 3 / T ) ) \ | < — 28.70° [— | /2\ c = Cable
2 = o - ] L CATV = Cable TV
(/? S JACKSON . . S; COURTYARD ?’ % :_1 CcB O = Catch Basin
%‘ - § BLDG. #7 .\ | \ K - ‘(x) % g 1[: CB Y{ = Beehive Catch Basin
= _ ) . - 0 — 2 . O co = Clean Out
: ER— : — . CONC. COVERED i = % - ‘
7 { s = S meesR -8 e e eooE
of courTvarp |2, | @ } 3 g ) ) GP = Guard Post
2 g : . = r T 1T T T uard Pos
: S - : —y e 1o~ | 1 1 i GV ® = Gate Valve
1 = 2870 /g_p-—.— | ¢ ; 1 [ .5 . B [ P &1 Lo Oiiner: HYD v = Hydrant
e \ TS0 . |5 ! !| | | T"APPROXIMATE AREA AFFECTED/DESCRIBED AR 71 N.E. CORNER ',f;s * 2 Haht Pole
2 F.F.=644.70 : / l1 0 o« IN COMCAST MEMORANDOM OF AGREEMENT | OF SECTION 26 LS o I bandacope
3 F 2470// g 15.90" / AL Bok o B (L.27140, P.599) T.2N., R.11E. MW o = Monitor Well
5 4 3 g L - MEI%R) * A 2| / | -~ S ASPHALT PARKING LOT (FOUND MONUMENT) OH LINES = Overhead Lines
§ _ o) COURTYARD 8 / 19 .9 C ,9 @ 1 1 f I (! ] 1 1 | I i I 1 1 | 1 i I ! (] 1 I r i I | (] I ( 1 1 I I i 1 | I 1 1 I 1 I | i 1 | I 1 I I f it i | 1 1 i i 1 I ) i 1 | i i 1 1 1 I I i 1 i 1 P " = Phone
: o 5 e g g & |¢ 111 m [ : ! | : Lo Ir Lol o Lo Lo | Lo [ | Lo PH & = Physically Handicapped
= s TR | - 2 11 | ! b I ! b T b s L | b 1| o | | | | | | s E o PIV = Post Indicator Valve
: ; - — b . L | L e : L o L PAL = Property Lie
- bbb - = - = | | | — - | ] J— i .L ' — o — = i
g ' | | N IL | | \l | | | | I | | | | | Lo | | S: 890‘ 1’20» E | ‘IO 9 | g’ | I | | | | i | | | | | ;gw = EFT#{nngﬁter
% 59.00 - 4 2 Lo Lo ] L Lo | 1 £792.51°(R) 1 791.49° (M)t + 1 1 1 0000 Lo Lo ~ = Right of Way
L L :v-é__ 4 €  — ol gl | | ] I ] | ] | 1 ] 1 1 || 1 1 [ T T T ! T T T T T T T T T t t ' ' + ' Tt ' . t ' . ' 4 : ’ . + . - : : i : : ? . : f . ; ; I ) ) L . ] L | ] I = SAN = Sanitary Sewer
— r__""r__tﬁ":_‘-’:—t_______ Il Ly s e s s L oy G oo e L e |—-8 SO ® = Water Shutoff
L — oz w BUS STOP = W 3 o o S/fa & \:M- 50° PARKING STRIPE Sx e = Storm Sewer
% ' 2 ASPHALT W/ ASPH. CURB > 5 . TRANS [XI = Transf
0 | g — : ENCLOSURE ! f \ 3 s e 5 500 s oF prop cory ] | ENCROACHMENTS e RS B o
_—ee e — - - = "\ 777 WM = Water Main
—~ e e e L O e ) = ol = X SAN T A 2y 1 ; T { GAS | y W <+
= ’: B = —_—— —_——— === — = —D — —— — — —  — 00— = 1 SAN_ T T / —_— .._GAS ... R Fll. = Found Iron
N’ y \ Ty 8 - i i — [ Eil o Te) S.l. = Set Iron
N LS [ 15" ) (o] =
ry oF En APPROX. LOCATION SESCRIBED 25 WD EASENENT : . § | g __J_— IRON : N 89*11'20” W 323.00 (R&M) = M) (R) = Record Measurement
© - / — ' e __ SEMENT FOR EDISON & BELL FOR INGRESS & EGRESS ! S — — 10° WD. R.O.W. FOR : . P.O.B M) = Surveyed Measurement
- — | MY | : ”: (L5347, P41 & L5474, P.396) (L5663, P.710) | 05 - . [ S CONSUMER POWER CO. FOUND IRON ON R.O.W. §l ~ . F -.U.B. (© = Calculated
Ol by, — 1 ' A | (! _ . _ : 3 (L5322, P.325) 5.90° S. OF PROP. COR  |=],
~ % ! ||| ~—— : of 4 ) | c .
! o E T 1 s A8 B4.65" | = l ]
- = , B \ e - o
=| ‘ 2 === T+ > e | : = 8 I
‘ o ! 9N cormearn |22 i 2| cowrmvaro |2 Tl ' 2| covrmvarn [ h \ i Orner ey
5 5 1] 5 & HIERI 7% g \ S~ ! 2 e A N ) |
= ] 34.60" 2 e / 34.60 sb— BY GRAPHICALLY PLOTTING ONLY ' - -
N 7 s i v T | | # ¥ /S / / ol . APPROX. LOCATION FLOOD HAZARD AREA \J\-- 3 3460 \, | PROJECT
8 ; /ﬁ'?"/ELDRlDGE i L ks F.F.=644 20/°- Lc "ZONE X' WHOH IS NO‘{ WITHIN A 100 YEAR | 9 \, |:|_: .
£ == : : i .. . D HAZARD AREA (PER F.EM.A. F.LRM. . 5 \ B
S| e g | )| BT ) S 2 - = I BETHANY VILLA
o 63.95 / // pd (N A - ‘ < | / 34.60’ . . (®) R
> 34.60° )| N :{ g COURTYARD g \ 2 : 8550° %\ 2 " \ APARTMENTS
~ : I o > o | N KN N Li N
& « i ' i - @] courtyarD | - 50" 5 | ~
3 = . . 8 3 — . > S 8911120 E .
X=Y N i FLAGPOLE @ 1 > A i~ d \, ) , z L PROJECT LOCATION
X A N L/S AREA W/ s : A= % === - N s 47.01°(R&M) I | . ')
< S\ e - + w| courtvarp |7 . JALONG P/C ] ) T . g
¢ | . 3 : — & | > S > TR ———— W — —— TRt ‘ = . No. 1569 & 1680
@ £ - /\____OVERHANG 3 345 - FOUND IRON FOUND T e J :
. < IRON IRON ON s - 2 ackson Drive
X i W/ WING WALLS (TYP) II—:BLLDD%D?QE e APPROX. LOCATION PARCEL COR. |- | g2 O3
s : . 2 OF EASEMENT FOR EDISON & BELL 1010 1) [$]
( 3 3 [ 6 ] I— (L5347, P.141 & L5474, P.396) e oML g Sll % Part of the N.E. 1/4 of
§ g APPROX. LOCATION X gz 24,60 9D e L . JB'mg BEnas 8 .
¢ % || = OF EASEMENT FOR EDISON & BELL cormvarn |28 = 5 q w . 0 O SR > Section 26, T.2N., R.11E.
Q (L5347, P.141 & L5474, P.396) ] S & g| CoURTvARD Iy = - N -1A N . ’ ’
L]0 34.60 t : T — | OVERHANG A A DT E Clty Of Troy
10 WD. R.O.W. FOR = ”g ' T ' ' W/ WING WALLS (TYP) G e | sl <L o
CONSUMER POWER CO. 5 . F.F.=643.30 G GEE 3 Oakland County, MI
L : | Ei=. © Y ’
(L.5322, P.325) L s a2.05 - Ewat @ =
| \ | 56,20 - | 66.20° ) 3 ‘2 . g% = C o
....................... Ly CPC 5 : : c . - el ‘ TS T E SHEET
: i - n s e | ofsy @k
_________________________ | . . A R s N [}
| = ook oy — Z 33 2 ALTA/ACSM
- - s o}
\— T Rl T b |.® T #S "
118.70° A . = I '3 o 1
3 | | N\ = o - :IO: Land Title Survey
28.80° 5 * : < & 2D < - - -
n /R P C ll 1 T O~ FART OF S iA -
3 / : 1 g 3 & | 5
/9 $ / o i o © 101.80' 1 o) ! n g
COURTYARD |5 3% COURTYARD s A@ " 21 Is 3 g 3 5 s £ f‘\ B = : ’ 7495 3780 (3 |
E o ELDRIDGI : A i lg i = / 28.80" 8 28.80° [ 9 | ; } S - \ g x
N BLDG. #5] 2 i 3 |ELDRIDGE 3 | ralll LU NS o 20 |
- of £ |o % I 4 z L . B o N .
28.80" L 28 80° // / = I § ] BLDG #4 COURTYARD § /g/ § courTvARD |37, : / i /101'80 Rl g o ‘ . REVISIONS
¥ ™) 5] : [=] ey © [oY2h b > :
101{0 ; Eﬁ 00* 3 . ” ||.//"’ v 9 S _,L: 28,80’ é Sas0/ /EL/DR|DGE§ £ @ Skc Te]
T T ¢ L : < L : : ~ Py g 5 8 N STATUTORY
© 15.40° — w - L | ] 2 /v 2 BLDG. #3 33’ R.O.W. LINE
= 80 28.80 [ | ] % B - 2 A p o
o /] S8 = /<t 3 P 2 C =
22, 118.70' 158.40 A 5 o ¥ O/¥ i b 15.40° —
. A & © M M Lo 2 ) o < e
x » = = M 3 n 3 £00'2 , s 60 R.O.W. LINE |
s || STM Em—— - ' L / m b 2805 . PER OAKLAND COUNTY TAX MAPS 1
EASEMENT FOR PUBLIC ROADWAY, DETENTION POND n N i 1 I 1.1t o o 7550 L 550 io \ -
PUBLIC UTILTEES & STORM | ©—O—=Y1 1\, |\' ~  PFEEESFR NN A\ /f 2w e — : . Te—a N : o / |
DRAINAGE /SEWER — - T ——d_ 118,70 [ - ;
Lt v =T FTTFT G g v Ik RIS 1% ™ e
i i 3 . et LT L - Bl T N i ISR Y SRR N It I | ‘CONc A ) \ - " ==/|+/ 2N 1ENCROACHMENT
Pdghgoﬁaﬁgeysﬁ%gh‘ ASPHALT W/ ASPH. CURB  * b 3 = —-@ £ : L‘ — = 7T S 891000"” E——275.99°(R Sﬁ%‘ - . .
& - L ; — 1 — ‘ARY —— ] -
DRAINAGE,/SEWER \ ko L 5 o s |t PR S 89'06'05" E——275.99'(M)_ "ol Y/
(L.22598, P.550) ‘ 7 TYPICAL § ! e
@ 2 307 BLDG. SETBACK LINE =W —— O = —————"RoN| - -
1 [ 3 e
® | } (\\Founo | i T\ ASPHALT W/ ASPH. CURB i)y wire AL 025 =S
- ) IRON ON P/L 1 L
MARK i P’Jé,,_ .
P b = - . — - ——————— . 4 ] N A
| X S OF A ASPHALT W/ CONC. CURB I | Ti el S e L T L e T N 189*10°00” W|:. T T ot - - - e, ’ P
(L6878, P.41) / (L6878, P.41) L] OF EASEMENT: FOR -EDISON - & BELL 1 T2 RIF
| . / | | (L5347, P.A41_ & L5474, P.396) 5
. DESIGNED BY:
. n ﬂ- .
BY GRAPHICALLY PLOTTING ONLY S o) \ | S =
APPROXIMATE LOCATION OF 100 YEAR “oa NN
. ~ NN
FIO s e ‘T A P Foe BT GAOAT PO O 33
ELEV. 3644.25 (PER F.EM.A. FLRM.) . % /
. . EM.A. FLRM. FLOOD HAZARD AREA "ZONE X" . ,_APPROX. LOCATION FLOOD HAZARD AREA APPROVED BY:
/ (PER F.EM.A. FLRM.) 'ELONE X" WHICH IS NoI WTHIN A 100 YEAR ‘
00D HAZARD AREA (PER F.EM.A. FIRM.)
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NFE JOB NO.
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MATERIAL TYPES:

CONTRACTION & EXPANSION JOINT NOTES:

STANDARD PAVEMENT SECTION BARRIER FREE PARKING SIGN

1. PLACE 1" FIBER JOINT FILLER AT 400" MAXIMUM INTERVALS
NOT TO SCALE

12" N B2
WIDTH AS INDICATED ON PLAN - 4AKEr
HMA WEARING COURSE MDOT HMA 4C (165#/SYD) X ., } MIN. ! @) Dﬁ 5e
HMA LEVELING COURSE MDOT HMA 3C (165#/SYD) PROVIDE LIGHT BROOM FINISH L {{= INSTALL REINFORCING 5 TP A = A
WW.F. 6°x6"— W 1.4 . Z & &
A L WIDTH AS INDICATED IN PLAN PAVEMENT ,. 5 D 14 X = /W 4” CONCRETE i > = &\ 5 & ¥
ALL MATERIAL DESIGNATIONS REFER TO M.D.O.T. STANDARD SURFACE IN ACCORDANCE WITH . o| ' ) S ©9
SPECIFICATIONS FOR CONSTRUCTION, 2003 EDITION AND LATEST A.D.A. REQUIREMENTS 4" CONCRETE R - — — 2y | 2 @
SUPPLEMENTAL SPECIFICATIONS o — / TP % x / ——r— —x——x ‘ ! Ol &2
1.5” HMA ' 'y . y ah s N § =
WEARING COURSE f'*s } 4" THICK COMPACTED | 2" MIN. = HE
APPLY TACK COAT * 2" MIN %‘I) #4 REBAR — _f M.D.O.T. CL Il SAND . Z Z:D E
1.5” HMA -~ | (CONT.) ~ 2
e COURSE T TP COMPACTED SUBGRADE E g
— . : g
R RAVEL Baae 4" THICK COMPACTED SUBBASE Z N
= = (MDOT CLASS Il SAND) s |6 s O &
DETECTABLE WARNING - © !
PAVERS 24°X6’ 0
SIDEWALK RAMP DETAIL STANDARD SIDEWALK THICKENED EDGE SIDEWALK - REINFORCED 5
NO SCALE NOT TO SCALE NOT TO SCALE PER MICHIGAN BARRIER FREE
DESIGN GRAPHICS MANUAL 1993 D
12" MDOT CLASS Il SAND SUBBASE 1 a)

NOT TO SCALE

- = ;  —— " 2. PLACE 1" FIBER JOINT FILLER AT SPRING POINTS OF CURB
\ - = 28.70 - I RETURNS (& INTERSECTING STREETS) LL
CONC. C(OVEF)?ED © |
| PORCH (TYP o 3. PLACE 1” FIBER JOINT FILLER IN ADJACENT CONTRACTION
5 N\ F.F.=644.25 = J || JOINTS EACH SIDE OF CATCH BASINS. O <ZE
. J >
' | ; ) B 1 O-LD | 4. PLACE CONTRACTION JOINTS AT 40" MAXIMUM INTERVALS (NO LEGEND QO
28.70 —— | SAW JOINTS ALLOWED) - -
- ] 1 J = - = =} B q oD / / O
127,50 3 | COURTYARD | Z — | o THICKENED EDGE CONCRETE SIDEWALK =
JACKSON~ /"~ Z -0 | 22 :
— ! |
| 15.90 15.90’ 28.70 — 5 L» , 3 PROPOSED CONCRETE WALKS & SURFACES I >
BLDG. #1 ' NT %2 4 O
/ 0O ‘ o) 1 2 | 74.50° YARD T I .
MH(R) s el = |e of £ e BT ® SETBACK PROPOSED STANDARD PAVEMENT SECTION I Y F
/ J 3 8 2 g = |g - | = ~l =
3 3 © = PARKING COUNT
/ /) FU ° : E / % || 1”/FT._SLOPF ® > IE
ST 1529 Ay 1 2 | R s T T —— STANDARD CURB & GUTTER
e 12,00’ B Xl - LL
T . [ T _ 5T L iy 21 I @ O
- = . OnQ
\ J / 1 10"N=631.36 Tl >
: WM ol Bus Ston’ | 10"E=631.31 N ASPHALT W/ ASPH. CL |—
{ \ o o — - _ _ Z
| " = ¢ MODIFIED CURB & GUTTER—— ~ — — — — — | —
( )~ ) = | —= —EX—10" SAN = ] - SAN——  ———— (SEE. NOTE) NOTES Z
J ?a'ﬁ, [ . PROP. CONC. CURB & GUT. 1. DIMENSIONS ARE TO FACE OF CURB UNLESS INDICATED < D
| > PER DETAIL THIS SHT. NOTE: OTHERWISE ON PLANS. z
] [ —_I | 8 ———————————— Y ——————————— MODIFIED CURB & GUTTER SHALL BE THE SAME DETAIL BUT THE
| i %{ _ _____é. JAL_\ ap 26.5" | o - ] e — - r—\ ST TGRS T GUTTER SHALL SLOPE AWAY FROM THE CURB FACE @ 17/FT. 2. RADIl ARE 5 FEET UNLESS INDICATED OTHERWISE ON PLANS. >
| ; _ N T — - 20.15 ) d——— N N — — — A
] ‘m 66.20° - | N | e ﬁ ‘ STANDARD CONCRETE CURB & GUTTER 3. CONTRACTOR TO FIELD VERIFY HORIZONTAL & VERTICAL LOCATION O =
] I_]P T~ - | =) 2 o ' OF ALL EXISTING UTILITIES PRIOR TO CONSTRUCTION AND MUST o O
RN - . ll < x < : 34760 NOT TO SCALE NOTIFY ENGINEER IMMEDIATELY OF ANY DISCREPANCIES. o
— _ | o~ P o~ . .
| —‘l—u*’c , | T~ §:__ ___ ]_! | P _'_ l 4 BUILDING SQUARE FOOTAGE IS BASED ON EXTERIOR BUILDING m § DZ:
| At 2250 - STANDARD CONC. = 1 201} 77 | N [ DIMENSIONS AT GROUND LEVEL ONLY. =
I| ‘ ||| 2N courTYARD |2 WALK PER DEI‘AIL\"'* B | -"4 % + ] COURTYARD oo Z 9
: 3 S THIS SHT. T~ | n l ) =
| ll ]| y; ) . hh‘"“““l L4 _.n_.. — |
I 34.80° =y i — ; PROPOSED Eh“‘ S @ 34.60' ol —
L s 5 '|' N7 7 : SITE DATA
l | | S F.F.=644.20 BUILDING | - 1l || C z
= b / ’ """ | S =
T 3460 i q | 20" = 34.60" ~— LAND AREA: =
'| ! . ¥ oL ,Z,A-1 0 SF | . o\ | | —h\ B 879,438 S.F. OR 20.19 ACRES (GROSS) § .
| ! 2| courtvaro |2 s | 'ﬂé /) > | Il . . 876,947 S.F. OR 20.13 ACRES (CALC. TO 33’ R.O.W. LINE) 21 2
\ ] ) 5 AREA W/ o o 1 I N 7 SN Bl courtvarn |1 ZONED: RM MULTIPLE FAMILY RESIDENTIAL MEDIUM DENSITY 5|2 3
N 34.60 - LIGHTS /] - N g BUILDING SETBACKS: 5|8 3
I THICKENED EDGE 4 2 ' ' FRONT=30' v | O
i - il CONC. WALK PER BARRIER FREE SGNS—~ ) -4————+ 4 ——4———— e R AN - =30 5%
= N\ | cLDRIDGI o PER DETAIL THIS SHT.. . 7 = 3.70 SIDES=30 e
l\| || 3(DG ﬂ@ > : DETAIL THIS SHT. A a7 \\\- 7 / - , o REAR=40’
1 \g J. o /2315 ."_./.a : ..,/:-;..q u —— T 2 SWos1e
| 2315 & . ’ S o C olo
18 OVERAMNG ] iG> ~ — =2 AR \\ 29— o ELDRIDGE MAX BUILDING HEIGHT PERMITTED: 2 STORIES/25' 5|5
3.70° WALLS (TYP _ ! - A N ~_ - -, BLDF\ #2 =
— = ~N . . S| @
N— [ Z ; ; - o THE ABOVE SETBACK & HEIGHT REQUIREMENTS WERE OBTAINED ©
34,60 S L LLLLLLL //‘/ qpf///////////////// LLLLLLL 2L L7777 27% /Jé j 4 34.60' A | FROM THE CITY OF TROY ZONING (?RDINANCE.
2] courmvaro s 8 @) ‘ = - ,@% N D) | 2 courmvarn |2 o s TOTAL PARKING: 3
‘ ‘ B | | | - A = /] f / ! @, O o/ 7 Z EXISTING=226 STRIPED SPACES INCLUDING 37 B.F. SPACES st
34,60 L 2 5T 1M6H/ | - |4 2 ] Bl —5 3460 — PROPOSED=287 STRIPED SPACES INCULDING 39 B.F. SPACES :
,,: : — - - Dj F m\ | I B—
18”5=638.31 =| 7S ~ ||5l | T PARKING REQUIREMENTS FOR PROPOSED BUILDING:
—— ) oR ! - ' | (SEC. 40.21.36: LODGE HALLS,
66.20° S - | A ]| 605 SOCIAL CLUBS & FRATERNAL ORGANIZATIONS)
o i £ . ‘ "‘ ] - _ L | REQUIRED = 1 SPACE/3 PERSONS ocT ™ 0
R I I L O . ‘ E OAIP' ?HFI S P PER : ]| L H g W / MAX OCCUPANCY=150 553 0 i
C 4\_ ; | | IR i | - 150/3 = 50 REQUIRED SPACES g5 O 0
_______ T — X B SAN - i~ - S ey, ¥ R N J ___ CONC. WALK|[(TYP) | ;i%i - )
111 /47 GAS - T DD T T T = T T 7 T T T X 1—1/4" CAS ) : f ' .r PROPOSED = 61 PROPOSED SPACES c25 8 M D
- T = ———:—f———:————:———% ____X\_‘E'foTN_MH___ 7 T . SR N N S8 =
b i b1 b b i | b4 i @ El 3 (1]
() , RIM=643.01 /| TS C 20 L
118.70 8"W=636.26 l ya . W g g 00
! 28.80 28.80" 8°E=635.26 . 15.40’ = o (1) E
- - o - T ‘ : . o 4 0
cha 58.05' ‘ 1 o |o Lo 101.80’ 4 o) z @
o7 % ¢ 8¢ " ; e |k ol £ |3 ™ - = S
g i COURTYARD i ;E COURTYARD | | DRIDGE 242 :‘:—| & g ; % :‘%_ it e 28.80’ 28.80° [ — /*\ ml, - 'ﬂ
< BLDG. #5] ¢ 8 IEL | 0
Il . ~
0 # [= ;-‘(f ) o ' BLDG. #4 (=) %_3 o © n
L~ 550 = B B0 § e i S —— 15.40' - .| COURTYARD 1€ Q;} COURTYARD § S =
='4.00 12 ) 2400 © 9 o7 >/ © = ‘
01.80’ 5] © | 58.05 1] ™ L'L
7 H P ¢ ) : - : EE—
E 15.40 i — kHH EH‘/ ;’ 28.80’ - 28.80’ [ 0 30 60
i \ y I 0 o
D{J)) . : 74.95 ~ EG 118.70 . CJ&\X\ ///,,-: . Horizontal Scale in Feet _—————————————
i ___T& < file no. 09_35
@ 0 1 I O - - Q 9, - - - N 4@\ 3 WORKING DAYS
W e _ & ~ | ,_: .. BEFORE YOU DIG sheet no.
— _ . N > \ (<% | CALL MISS DIG
f 3 _ CONC. WALK (TYp) ' - 13 / 1-800-482-7171
: = %" (T:w WM ALL UTILITIES AS SHOWN ARE APPROXIMATE LOCATIONS DERIVED FROM
ACTUAL MEASUREMENTS AND AVAILABLE RECORDS. THEY SHOULD NOT BE
ASPHALT W/ ASPH. CURB & — INTERPRETED TO BE EXACT LOCATION NOR SHOULD IT BE ASSUMED THAT
THEY ARE THE ONLY UTILITIES IN THE AREA.

METAL SIGN
TYPICAL

PROPOSED SITE PLAN




SET FRAME IN MIN: FINISHED GRADE & Ve WATER % éﬁ §§
1" THICK MORTAR EﬂTEwégfwT\;g%sm _\ PROOF CAP PROPERTY LINE = g §5
| FNISHED GRADE\ WHEN N CURB) — " TEMPORARY SAMPLE D% 8
W L f PORTABLE VALVE WRENCH 12 POINT TO BE =1
I 6" MIN. USED FOR VALVE — REMOVED o) B &
wl_Qo ACTUATION s A : :
| |2z, BRICK OR GRADE GROUND + Qe
£ z RING(S) WITH MIN. 7
1 / ASPHALT 'SURFACING = E:ig% 1/2 MORTAR COATING N\ = B2
1 <|z80° INSIDE AND OUTSIDE CORPORATION STOP PER : Z|~ &
12" APPROVED- 1| 1 - N Yo" ) SPECIFICATIONS 2 CURB BOX PER ol
TOP SOIL :—BSTE{ESLSJEEEL?J ST 6—478 % /,/; SPECIFICATIONS 2 g
)/ COPPER LEAD z
gIITNLJA?Ig\{JESR - ® L7 TO BE INSTALLED % g
90% RELATIVE ~ PRECAST — = \ = AFTER TESTING > >_
COMPACTED
APPROVED S UNDISTURBED SAND BACKFILL: \ N — 8 GRANULAR BACKFILL \_ 0
EXCAVATED SOIL. COMPACTED TO UNDISTURBED CURB STOP PER >
MATERIAL 95% OF MAXIMUM SOIL o SPECIFICATIONS m
UNIT DENSITY C N e olz % ﬁ%‘E?IEEED GRANULAR PROP. WATERMAIN COPPER LEAD Q
HAND—TAMP 6 of¢ 6 HAND—TAMP w2 R
SAND BACKFILL— AL - SO \M'N' & MVAROUND St S —UNDISTURBED GROUND SADDLE AS NOTES: A
= SIDES OF v 1 . . SAMPLE POINT TO REMAIN IN
SE?VTPSETEA%XTSUM PIPE ‘15 PIPE . N \ 74*—IN AREAS OF IMPERVIOUS SOILS ;%LDBECTSSBE&L\LENNJ SPECIFICATIONS SERVICE FOR FUTURE SERVICE LEAD. <Zt
UNIT DENSITY © 3 MIN. \ o e e & SPIGOT CONNECTIONS 2. NO TAP SHALL BE MADE CLOSER l_
INTEGRAL BASE UNLESS ‘ THAN 18" TO ANY FITTING, JOINT @ far=\
APPROVED BY ENGINEER OR ADJACENT TAP. _,
TYPICAL TRENCH DETAIL TYPICAL TRENCH DETAIL
NOT TO SCALE UNDER ASPHALT SURFACES ONLY STANDARD CATCH BASIN SANITARY SEWER CLEANOUT COPPER SERVICE LEAD LL
NOT TO SCALE NOT TO SCALE
NOT TO SCALE CONNECTION/SAMPLE POINT O _
NOT TO SCALE <
| | i (ED
| f -l m 4 | O
Rk E | =
| q I >:
P : - o
s ! © O o] 1 m P_:
! la ! I
- G | LLI
b A | ) > =
-~ |
- | | LLI
| — & EX. SAN MH O
A N N N i S i R i S o R B Sy GV S 1 RIM=642.71
7 | 10°N=631.36 >_
— = WG ! | 10"E=631.31
) /| CORE MH Z =
6" SW=633.31 » m—
Jl EX. 107 SAN— ,4 o SN ,' pd
E <=
— : R S
------------ — 17 [ . | e ==t R —— S
R I i T TR _“"'H-«PEE PLACE 338 LF 1 1/2 LACE 50 J_I e emintn s ST S EE T U WIS LM
— - ol T K—COPPER WTR SVC |LF 6" SAN o = O %
| LR Tl | SWR @ N S
' bl T 1 1.00% R O 7
: |I S~ . I I| : |I Pipe Type: HDPE B(.‘th‘dﬂ\;’ Villa - (1.1‘0\;', MI i
|| I T - || I i ll Mannings Coeff: n=.012 Storm Sewer Sizing - 10 year flow m g o
| S~ L] i :l % i . i Project # 100018 LL] %
I T & T ! l I l O
| SAN SWR C:0. PER | i o, f?j»j\ l | | o Z s
I DETAIL THIS SHT. T4 'dbo < | : | | FROM SUM | Intersity | FLOW |LENGTH | PIPE MH |INV.UP | DOWN ACTUAL TOTAL Wetred | 10-yr HGL |10y HGL
! RIM=644.00 ﬁa T me " ™ ' . MH |TOMH |BASIN|AREA| ¢ |cxa|CXA| 1, Q | OFPIPE |SIZE |SLOPE| FALL |DROP [STREAM |STREAM| RIM |COVER | CAP. | VEL |TIME| TIME | %Full |Perimster | slope Elev
|| 6"NE=633.81 I i ]1 i I~ T-PROP STM MH w/ 8 Acres ' [Cihe | ofe f n | % | & | & Elev | Elev Elev f fs | fi/sec min | ' [ % Flev
| ~de | b | FLAT TOP REDUCER 5 — _
N ) - M R | = . 03 7. MH 044 |0o0| 040 | 040 43 173 117 12 | oso lose | 010 | 63000 | &3a4 64108 190 773 347 056 556 064 700 0 63078 )
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RIM=6#1.81 ! N 5 3 2
18"NW=638.61 .| PROP-STM- M R e e 515
12"NE=638.51 W/ 8" FLAT S L
; AT TOP REDUCER 'R e @
40 LF  18™ RIM=641.60 AN
STM SWR 12°SW=639.03 oE | o g
u] T o o~
@ 0.25% ] 12"N=639.13 | ll : ! NOTE S8
———— ~ [(o]
| i / 1. STORMWATER RUNOFF WILL BE COLLECTED 2
'b?%'ad a | rl BY THE EXISTING STORM SEWER SYSTEM.
¥k, -
0% | o Oé_%-—-"f\\ ! s o
o s SR =— - h | Z i
1 - _~ | ©Z
T \:_F____..- | EX. STM MH |
S ___l.:‘..-- | RIM=641.16 | ! r
| 18"5=638.31 = |
X | CORE 7 ! |
112" SW=638.41 : P !
PROP STM. MH WITH [ oI .
FLAT TOP REDUCER o \I 18 "SE=638.41 " | e : ’ LEGEND e 0
oRIM=64198 o, | RIM TO BE ADJ. 3 ! bt ' | sggr @0
12" E=639.00 7 N TO\E/=642.88 (| | § - " H L 0 .
X 8 SAN o~ ~ X ® SAN. Vs X B SANL | o \ fl —~LEV)____~ PROPOSED CONTOURS ;w.%: 'ﬂ 0
—————————————————————————————————————————————— TS Sy B el el itk Eiihs )74 > TR e & * T : | =85 x
——————————————————————————————————————————————————— e O % O 7 NS A 7 f EXISTING CONTOURS 22 m P
T £ SAN MH , T ‘ 3 Z T
+ “ ot s ﬁ 2 00
= . I : Q
SE 635 26 | i l / @ = PROPOSED STORM CATCH BASIN ém W C
: 5 (@I T - g s
4 o * | S e SILT FENCE S @
U'): =
o gi \ U’l L)
| ! l’ ;‘}+ 0
| | | ¥ TOP OF CURB/GUTTER ELEVATION g.
=C :
‘ '] ! ‘3‘2\\ JJ —A= DIRECTION OF DRAINAGE FLOW ‘
= '
=
? C K \ /Eg — = —  SWALES, PARKING LOT LOW POINTS
| .
~
| g PARKING LOT HIGH POINTS 0 % "
- N > T [T ———
____ ST . L D o o o o o | . sM™M o o o . o A i D SR N B— S——— . S™™M L L L o o L [}< Horizontal Scale in Feet file no. 09'35
- Ko \i PROPOSED WATERMAIN
— 3 sheet no
W T — =N ? \\ '
T T - = o PROPOSED SANITARY SEWER e
+ WM —_—— ___\J\ N SN - S 3 WORKING DAYS

- __"’Ih'f

) _ i —— —— % [ J PROPOSED MANHOLE { r”;r"\. BEFORE YOU DIG
D . \3 W —— 1 4%\ CALL MISS DIG

W — —\¢ 1-800-482-7171

- PROPOSED STORM SEWER S s/
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LEGEND ~ Call MISS DIG

3 full working days before you dig:

DECIDUOUS TREES Michigar's ® iy
One-Call N

EVERGREEN TREES 1.800- 4%2"11

on the net at: WWw.missdig.org
"1 SHRUB BED
o
~— EDGING

NEW SEEDED AREAS

SITE PREPARATION NOTES

1. ALL EX. STREET TREES SHALL BE PROTECTED FROM
CONSTRUCTION ACTIVITIES——STORAGE, DUMPING, PARKING,
TRAVEL, ETC. PROTECTION DEVICES SHALL INCLUDE AND
ENCOMPASS THE DRIP LINE OF EACH TREE.

2. ANY EX. STREET TREES DAMAGED DURING CONSTRUCTION
SHALL BE REPLACED AT CONTRACTOR’S EXPENSE TO OWNER’S

SATISFACTION.
WRAP TREE FROM TOP OF ROOT- m
BALL TO LOWEST BRANCH. GENERAL_PIANTING NOTES
OVERLAP & TIE SECURELY.
1. ALL PLANTING SIZES SHOWN SHALL BE AT TIME OF PLANTING.
RUBBER HOSE SECTIONS AROUND 2. ALL PLANT MATERIAL SHALL BE FREE OF DISEASE AND INSECTS >
IREE [ JOTAL) WATH DOUBLE AND SHALL CONFORM TO THE CITY OF TROY LANDSCAPE <
NEATLY DTleangE JOCETHER & DESIGN AND TREE PRESERVATION STANDARDS ALL LANDSCAPING L)
- SHALL BE MAINTAINED IN A HEALTHY CONDITION, ANY DEAD OR T
WIRE BRACING SHALL BE TAUT. DISEASED PLANTINGS SHALL BE REMOVED & REPLACED WITHIN < O
2"x2" HARDWOOD POST (STRAIGHT & 1 YEAR. =
R D SR & Eoar o EVENLY 3. ALL PLANT MATERIAL TO BE USED SHALL BE AS SPECIFIED OR I -
PIT & IN MULCH SAUCER. APPROVED EQUAL. S
- 3” SHREDDED BARK MULCH. 4- ALL LANDSCAPE BEDS TO BE MULCHED WlLL HAVE SHREDDED m
E: g MULCH SAUCER SHALL BE: BARK MULCH UNLESS OTHERWISE NOTED. J oy r
© 2 4"x12" RIM AND 8’ DIA. MIN. 5. ALL UNPAVED AREAS AND AREAS NOT OTHERWISE PROPOSED fr—
g (OMIT IN PLANTING BEDS) AS LANDSCAPE BED OR AN AREA TO BE MULCHED SHALL BE LL
9 <¥- D ] ;miHT IECR)ggETABLETS SEEDED TO ESTABLISH A VEGETATIVE LAWN COVER IN > -
1 | 1 i B M| O 47 : )
. Ir NN o JeBETS ACCORDIANCE WITH CITY OF TROY STANDARDS Z
-8 -9 2/3 TOPSOIL & 1/3 SAND. LL
S —— — Eg |: TREAT WITH MYCHORIZZAL INOCULANT | ANDSCAPE NOTES
o " L S s 1. PLANTING SOIL FOR ALL TREES SHALL BE AS PER APPROPRIATE O
R NG e s e ROOTBALL: REMOVE WRAPPING &TIES .
SIN. BIL. st W oaee 2 YRR IR N FROM TOP & SIDES. DETAIL AND SPECIFICATIONS. >-
-' i U U NOTE: 2. TREES SHALL BE MULCHED AND INSTALLED AS PER DETAILS AND Z =
GIN. BIL: = USE THIS DETAIL FOR SPECIFICATIONS —
= e oA —— O oM CTEE Whap | ANTING. 3. MULCH ALL NEW TREES WITH 3" SHREDDED HARDWOOD BARK 4
“===———""" [/ \TREE PLANTING DETAIL MULCH— 8 IN DIAMETER. SUBMIT TO LANDSCAPE ARCHITECT FOR < =
\_/NOT TO SCALE APPROVAL PRIOR TO INSTALLATION.
S— - o . 4. |LANDSCAPE CONTRACTOR SHALL VERIFY LOCATION OF ALL NEW =
N — NN\ - 3" SHREDDED BARK MULCH AND EXISTING UTILITIES PRIOR TO ANY GRADING OR PLANTING WORK. —
_ ",‘ /| —— - 2" DIA. (OMIT IN PLANTING BEDS) TURF AND PLANTING AREAS. F o <
& lb‘. 2 PIC. PUN. | / / FINISH GRADE 6. FINE GRADE AND SEED ALL NEW AND DAMAGED TURF AREAS, AS QO 8
T ] = PLANT FOOD TABLETS WELL AS ALL DISTURBED AREAS.
"/ o r‘!/‘ . £ 5320 PLANTING BACKFILL TO BE: 7. CONTRACTOR SHALL APPLY A MYCHORRIZAL INNOCULANT INTO o’
)} | . ( 2/3 TOPSOIL & 1/3 SAND. PLANTING SOIL OF ALL TREES AS PER MANUFACTURER’S
53 MIT: 8. CONTRACTOR SHALL SUPPLY SAMPLES OF INNOCULANT, = O
SR =@ & DERF JILE (ONLY WHERE FERTILIZER TABLETS, MULCH, TOPSOIL TO LANDSCAPE ARCHITECT. =
®) 53 S OOTBALL: REMOVE WRAPPING & 9. NEW TOPSOIL SHALL HAVE A LOAMY TEXTURE AND SHALL BE
m TES FROM TOP' & SIDES. ISSTETDRSZ:S \:EIEEP SS}EEEL NOT BE INSTALLED UNTIL AFTER LANDSCAPE
?g;"?OUgAELANTING DETAIL ARCHITECT HAS APPROVED CONDITION OF TREE TRUNK. REMOVE z
\_/ TREE WRAP IN SPRING OF YEAR FOLLOWING PLANTING. o
—CHANNEL, METAL POSTS 8
8 MAX ) l(Js LENGTH 'MIN.) o
| MH W/—= T/ 2°x6" HORIZONTAL BOARDS %
| S HRUB PLANTING [OR2 x 4 P.T. POSTS 2
TAREA 7] 0
~1 ORANGE POLYET{ZI_ENE o)
5 BARRIER FENCE (4 HEIGHT L
—SECURE FENCING TO POS
W/ 3 NYLON TIES PER POST.

BETHANY VILLA OF TROY

NOTES: Landscape/ Buffer Requirements for Zoning District RM-1
1. ALL TREE PROTECTION SHALL BE INSTALLED
AND MAINTANED BY THE CONTRACTOR AND APPROVED Greenbelt @ Public Street Standards Required Provided
BY LANDSCAPE ARCHITECT PRIOR TO COMMENCEMENT 10' Green belt, 1tree/ 20' of frontage 147 1£.=7 trees 5 new + 2 existing
OF SITE CONSTRUCTION. BARRIERS SHALL BE 16 LF o
X 16 LF MINIMUM CENTERED ON TREES. %‘;uuusc p
T
/O TREE PROTECTION BARRIER tvpicaL PLANT MATERIAL LIST
U NOT TO SCALE (PLANT MATERIAL SHALL BE OF SPECIMEN QUALITY)
KEY [ SCIENTIFIC NAME { COMMON NAME SIZE 8550 0n
o Do ~
Evergreen and Deciduous Trees: To be furnished balled and burlapped or spade dug. o % ] ﬂ b}
GIN.BIL. Ginko biloba 'Autumn Gold Autumn Gold Gingko 2 1/2" cal. 5 £ g 9 u 8
GLE. TRI Gleditsia tricanthos Honey Locust 21/2" cal. E -3 g :,’g ﬂ D
MAL. RJ Malus Jewelcole Red Jewel Crapapple 2" cal. .J;‘ %U = 'E .E
MAL. SS. Malus Spring Show Spring Show Crapapple 2" cal. T 2 ° 0
PYR.CAL. Pyrus calleryana 'Redspire’ Redspire Pear 2" cal. g g-. m C
TIL.AME. Tilia americana 'Boulevard' Boulevard Linden 21/2' cal. = m ©
TIL.COR. Tilia cordata 'Greenspire' Greenspire Littleleaf Linden 2 1/2' cal. u
ZEL. SER Zelkova serrata 'Green Vase' Green Vase Zelkova 21/2' cal.
Shrubs: To be furnished in containers or balled and burlapped. H
COR. ALB. Cornus alba Dogwood No. 3 m
EUO.ALA.FB. |Euonymus alatus 'Select’ FIRE BALL Burning Bush No. 2 °
FOR.INT. Forsythia intermedia 'Lynwood Gold' Lynwood Gold Forsythu No. 3 n
HEM.SO. Hemerocallis 'Little Business' Little Business Daylily No. 3 ‘
JUN. CHI. KAL. [Juniperus chinensis 'Kalley's Compact [Kalley's Compact Juniper No. 3
JUN. CHLOG. [Juniperus chinensis 'Old Gold' Old Gold Juniper No. 3
PIC.ABI. N. Picea abies Norway Spruce 6' ht.
ROS.FC. Rosa 'F C' Rose No. 3
SYR.PAT. Syringa patula Miss Kim Lilac No. 3
VIB.TRI. Vibumum trilobum Compactum Compact American Cranberrybush 36"
[ PROPOSED LANDSCAPE PLAN
: :
WM ' SCALE: 1"= 30'-0" Comelisse
v ALL UTILITIES AS SHOWN ARE APPROXIMATE LOCATIONS DERIVED FROM DeSIgn ASSOClateS, IHC.
— — - ACTUAL MEASUREMENTS AND AVAILABLE RECORDS. THEY SHOULD NOT BE LANDSCAPE ARCHITECTURE
INTERPRETED TO BE EXACT LOCATION NOR SHOULD IT BE ASSUMED THAT 818 Sarasota SE / Grand Rapids, MI 49546
THEY ARE THE ONLY UTILITIES IN THE AREA. ph 616.949 8893 / fax 616.949. 8166




1'-5"
ﬁ?w _ 21'-6" 5" [ 64" " 10-2 1/2"
N— _
% Y o\ b V
— ¥ AN
’ » » ” ’ » c m.h ’ » ’ » » ” AAV
2-3"  3-4" 2'-3 5'—0 5'—1 ey :
13"
L & [ o
_ _._|_._ N/ __ n GENERAL NOTES:
@ . . 6 ‘ 1. ALL INTERIOR WALLS SHALL BE %" GYP. BD.
% ON BOTH SIDES OF 2x4 STUDS W/ SOUND
S BATT. INSULATION.
@ 2. EXTEND ALL WALLS TO GYP. BD. ON
D) BEAUTY BOTTON OF TRUSS CHORD.
KITCHEN T —b SHoP
1191 AN T (116 ]
et/ TR e
© [
00 TYPE | HOOD N ] o
e u CORK.
00 IEEEN N
STAINLESS .
STEEL 4 LEG 2 q
S| e VA |—
(7 Y9
& . CEIE
N J
/czomxwa__zjuu 15 / T /02 F @ .Au_”uv F
/ / DISHWASHER A4.1 L— M v am " _gn
— \A42 / 9’ 3-4 3-8
® 3-0" © 14" Z
— REF. o )
@ 7" T
= I (o2 (o3 S
@ p _ 3 A3 o, S
H ,n_u REF. o ’ i ’ ) L >
] / / - 2x6 STUD WALL FOR SERVICE u 14'-10 | 13'-0 27’15 1/2 177-1 1/4 ] 38'-8 3
AT, : ELECT. PANEL COMPUTER 1 9 1/4” \_ ¥
Tl [l sEEELECT. sHeETs LAB 1 COORD. _ — 97'-0" Y
: | _ —
: Las (1ot ] -
FREEZER ’ ” ’ ” ’ ” ’ ” I E
. - 13'-0 29'-0 13'-0 _ 42'-0
O | otte” 1°=0" 1-0" 1'-0" 2'—6" T
1 ] 120 —ﬁ 5" 6-6" _4-0" [ |15—0" _4-0" _/&-0" [f=0" [&=0"  5-0" £-0", 6-6" 19'-6" #-0"  8-0" _4-0"_  6-6" prd
/ [ - "_o” _ . i LLJ
2 I | - -
— «© -~ N
ENLARGED i e — >
FLOOR PLAN ” o =K ; _ -
. AN ¥ _ L ] |l >
: . > Y _ ﬂ - ” %
" SCALE: 1/4" = 10" ) % - z_g - | ] 9 z_g )
b T I _ > M _.W_
_
.| 3 v
”a [on\ -0 - _ =S 0o
% d _ 5 &7 5| Z
> N 1HR < | 2 T O %
i 1
,J_ — : ; v_ C X
N 5 \0_/ 27'—0" an
. _ _ _ —
ol A3 W S
ST =4 MEETING 1] o
pain ” M= ¢
111 5 o 8
Ey <
3 (53 Plearace | | 4 3
. ; 23] | [ 107 - ~
5 X - 2 ol [io7] 4 =
QL il A4.1 1
= . == B B 01 03 e 2
- o] - - AdT AT 100 -0 Mk
@ c | 04 P& (o7g o Ad | T
>iv - 180" g Ry =] .
04 » | 5" G4 : £
< 12 A @\ i 02 3
: : ~ } A2.1 @
(o] < 2 = ) 0
[ | MAINTENANCE © 100'=0" N =2
i © COVERED : . i W)
S ONERE _ s ]9 w ~ T i T
| <5 E w5 Ny LI | o
NI 1.° f i 3|2
I w | MEETING = Lo ol
@LA g — ROOM # FILES/ | | ) R B
i 112 ] £ GOPTe J o N i
S L A 309 5.F. (TOTAL) Gezr[105 || | 4
Tk —inl 5
~ [
in
E /
= _ MNGR. = ”A_u
¥ _ [104 ] I .
| ° h
| - I
|
_ w.a 13 ~
i : . 255z WU
I - o PR e t
| 130" 1'-0" S ek p o
_ _ SED
! KITEHEN T sgox @0
L olleg | Cred Yan o % czeé 2D
I | Yo & J 7o Q.
5 N _ 15'-0" | 5 G 00
d R “ g5 C
..M N | 2 - m s
_ N/ CONFER. © v o
. |
! B | 103 |, 7 ~ @
|| &2/ 1)
() | o m
R S o
R _ S (D) = a
T _ n_uu._m. 118 ERVICE " K \74:2/ .
| ) X ] ©| 4
| 4 COMPUTER COORE A | J \|
m 1—o" ﬁa LAB @ o5\ Go2) “ 05 \1 ——
i [122 ] 122 | 57 X T s \2d KNOX BOX LOCATION |z
s a [0 ‘| | -HEIGHT T.B.D. _ .
< o2 m \p4:2) : ,»_m - <
o 3 7N v T .|
- . o .
¢ y T|E J file no. O@|“wm
— I 5 —~
1 E 4 — sheet no.
[ s '_n” - .—»lO:
1'-0 V ° 1'-0 e
mvlmg A»log mleg #vlog #vlcg wvlog #%log #vlog - #vlog #vlma #vlmg mvlog #vlmg
\3l-a” 3-3"
FLOOR PLAN AR 22'-0" 21°=0" 120" 11'=0" 17'=0” 12'=0” 2-0" > A A
$ $ |
J J
SCALE: 1/8" = 1'-0" -
7345 SF. (+ 313 S.F. - PORCH) 2 97'-0




o A3 ©
|
" _ _ _ "
i I L N
ponN- _| DOWN
SPOUT SPouUT
g ©1\ DOWN- © O
53/ sPouT '\ N~
o R
&7 |
DONN T
SPOUT
(22
A3 | _ _
=z
U 3
N i =
I
//_N_Uem VENT A &)
;s >
o
RIPGE VENT L o ~
.A | E
- >
D / LLI
[{e]
|
A o > O
i DOWN
mﬂ%\ /’m_omm VEN SPoUT /O W
A3 N M
i = A W w
o) nmv e} o) o) o} .%.l@.. — M m
A ” 0 0 Z
M o ol o (@) g o I T O %
4£-0” 40— 4-0 O W
A d a M b D |@| _ _ _ W <
2 ~ : L g
N O I .—O..IO: @] 8
/ 5 He o 4 o S Z 2
RIDGE VENT /N MEETING : :
= g \ (12 Sl e B _ T
| o W) c 1T W) ° ) HEE GYPSUM BD. ON |
7 @ x _ BOTTOM CHORD “
Con =X 5 | o o d N ECH. GARAGE !
SPOUT . < [108 ] _ [107 ] ! S
N7 P H o o} — o o} e} o} —/— T T T T 3
: [ _ [ _ 2
,a_u 9 L o . .%m.lo.. o ~ o o o o .. _ M M 2
ohase =4 1'-6" . $OFFIT % g fen LT T \_ i / ﬁ | @
N - +H o o I ° BULKHEAD |© g o |ITThoe[ ] 1 y N
Al — CTION \ ) L 1 ﬁ
- — I 9 - L%m 80" MAINTENANCE T 8|S
ALL ROOF SLOPES SHALL BE 5:12 - - = BULK- [ 1106 | =| <
§ e AL O C SENANIS =E S TS il 53
J b_| o 9 i |
16" ROOF OVERHANG DIMENSIONS FROM 0, Tor S [ [\ .
\ ROOF PLAN , AN FACE OF BRICK TO FASCIA 470 N i ol 4°T° o o R o N -
" SCALE: 1/8" = 1-0" ) \_ 7 ! K Mmmm._._ Lm ! _ 0 p= _ _ mm mm
o HOAN_M “ | 3 Nrm,k.m_&rm.. R 15 /_m/ FILES/ v
PROVIDE ALUM. GUTTERS AT ALL o T o ~
EAVES AND DOWNSPOUTS AS SHONWN O g a ) o mJ \ — 1| /z .r_v. Ea _Omuoﬂd
o) ©, [ I I TN
VAD A= N .w _ _ RECEPT.
A/ / " | o BULKHEAD ) [102 ] ccT o
© o ol iz ] 94 ™\ g © LoBBY - . S83 no
A /N == MNER. |, 8'+0 VR [
AR AN o [[ 700 1o [ho#[] sfgs o
420 o . e s = 0
° S ° _HMW -0 810" Lo o\ 2z @
] || |&| - % 70 [~ _ _ < Wn(olel\ - .._“u
_ 16" iy
> o) WOMEN MEN A \ - ° 0], 090" 7| 350’ 3 W W m
EAV ~ 1 =1 5P | NS -ere.BD. o n C
. - N 15 [ 113 ] ~ - “H1  BULKHEAD M ©
HooD KITCHER Cre 1] ] w 15 ﬂw, j ° o “
| 119 | 116 1 —
[ | _ i | © ol J8'=p1HN , o P 80 Oﬂv mn
\\. [ _ _ 1 o ! [ I - L)
\ — I ] A = i — J\ Y B: © —_/ © S
sl—o = ORRIDOR [\ /[:=i&- ﬁw,nm; | BuLkrEAT S 8
O 40" o[120 | o o [ Jg2 St¥ |, 68 Y Avm.- 4 . -3
TYPE B PADS i 1 \/__Mﬂ i ‘
H = H o o
° // (@] o]
y ¢© q_.\._ﬂcm._.mn,m_vmro.. SERYIGE .m_vN -8" ol .
ﬁ_w 122 ] ,\\_\mmu 9'-0" =T file no
- _ .
$ﬂ.m o 4 09-35
[o2\ . . PaN sheet no.
= g+
e
REFER TO
ELECTRICAL 7 E T T Nw
FOR ACTUAL
LIGHTING PLANS v A N N

REFLECTED CEILING PLAN =~
n SCALE: 1/8" = 1'-0" ! <




CONTINUOUS RIDGE VENT
DIMENSIONAL ASPHALT /

CONTINUOUS RIDGE VENT

>_.cz.,_\®m_4z4__mmw, mm oon,‘,__”__wnmca FIBERGLASS SHINGLE 72\
- BUR DAYLIGHT
VINYL DOUBLE 4 SIDING ALUMINUM FASCIA
ALUMINUM GUTTER & DOWNSPOUT
ALUMINUM FASCIA J - BURY LINE AND DAYLIGHT -

SEE ROOF PLAN >
=) 12
o 15
12
TRUSS BRG. T LTI IO T TT I T TT I IT T TITT 0 i
oo % = : i ¥ : :
_ WIND. HEAD EI= f — — SEgS — S
loT'-4" H = ] = ElE Ej= — N
= = | HE SRNE
__WIND. SILL = S| ENSES sASINPN S| I
02'-4" lA_v. = mw i Ty
__FIN. FLR. } Z
I0O-0"
4" VINTL TRIM ALUMINUM CLAD BEAM WRAP
BRICK COLUMN gt
v BASE WITH CAST |0"x6' FIBERGLASS COLUMN
STONE CAP v
o2\, SOUTH ELEVATION 4% VINYL TRIM (FRIEZE BOARD)
A2/t e J
C SCALE: 1/8" =10 SLOPED ROWLOCK SILL

ALUM. GUTTER & DOWNSPOUT
- BURY LINE AND DAYLIGHT

SEE ROOF PLAN
DIMENSIONAL ASPHALT / CONTINUOUS RIDGE VENT
FIBERGLASS SHINGLE
CONTINUOUS RIDGE VENT B

VINYL DOUBLE 4 SIDING
VINYL DOUBLE 4 SIDING AS, ALUMINOM FASCIA
ALUMINUM FASCIA ALUMINUM GUTTER ¢ DOWNSPOUT
ALUM. GUTTER ¢ S - BURY LINE AND DAYLIGHT -
DOWNSPOUT BURY < SEE ROOF PLAN
LINE AND DAYLIGHT | / _

S 2 B
- SEE ROOF PLAN // |5 A _ mwv
o I@' //’/ // /\_
TRUSS BRG : ;
oo % : _

WIND. HEAD

TROY, MICHIGAN

[
—
~—

Pl |

i
»

,,,,,,,,,

loT-4" g L
__WIND. SILL .A_v. A A A A

_OM.IA.S OO OO O O O O O O O L T O T O T T,
FIN. FLR.

100'-0"

)

o o  vonererr 752\, WEST ELEVATION <

- BURY LINE AND DAYLIGHT I |
@ SCALE: 1/8" = 1'-0"

ALUMINUM CLAD BEAM WRAP
4" VINYL TRIM (FRIEZE BOARD) v

SEE ROOF PLAN

DIMENSIONAL ASPHALT /
FIBERGLASS SHINGLE

Vl
O
[Y
-
LL
O
<
—
—
>
Vl
Z
<
1
—
L]
M

SLOPED
RONWLOCK SILL

NEW COMMUNITY CENTER

1680 JACKSON DRIVE

CONTINUOUS RIDGE VENT

VINYL DOUBLE 4 SIDING
ALUMINUM FASCIA
B ALUM. GUTTER &
- DOWNSPOUT BURY
LINE AND DAYLIGHT
- SEE ROOF PLAN

CONTINUOUS RIDGE VENT

DIMENSIONAL ASPHALT /
FIBERGLASS SHINGLE

VINTYL DOUBLE 4 SIDING

ALUMINUM FASCIA

ALUMINUM GUTTER ¢ DOWNSPOUT
< BURY LINE AND DAYLIGHT -

SEE ROOF PLAN

w

issued for

REVIEW
REVIEW

| O
—— 12 Q| =
— S5 ol e
— S| 3
_ TRUSS BRG i — — o= t - e
no-o" |.4v. I X 7 =
|->=|ZU|._||_m>U : LT : — — —H
oT-4" = = =g
— |“—|zo|cm|——'—' INNNEN (ENNENENNNENNNNENNENRRRNE] ) \ ) ) \—ﬁ W H W ) _ H. WW
4'x5' VINYL 2-8"x5' VINYL oz % \ e oA | (1074 e T
SLIDING WINDOW CASEMENT WINDOW __FIN. FLR. . I
000"
@ @ INSUL. STEHL
—10"x8'-4" FIBERGLASS COLUMN OVERHEALD] DOOR S
4" VINYL TRIM S83 % no
L ALUMINUM CLAD BEAM WRAP > 285 P
WINDOW TYPES 752\, NORTH ELEVATION CONCRETE|sTOOP - 2577 08
4 : 4" VINYL TRIM L R REFER TO LIVIL B3EXLQ L] 0
] L] = | | S SO —~
SCALE: 1/4" = 1'-0" }M._ ' SCALE: 1/8" = 1'-0" ' A W m.m ..m a ._lu
4" VINTL FRIEZE BOARD el a P
ROWLOCK TRANSITION BAND Ty Qc
ALUM, GUTTER & DOWNSPOUT CONTINUOUS RIDGE VENT 5 e Q0
. [e)]
- BURY LINE AND DAYLIGHT (02 DIMENSIONAL ASPHALT / o o n C
(o3 SEE ROOF PLAN "3 FIBERGLASS SHINGLE > CONTINUOUS RIDGE VENT < TR
A3} DIMENSIONAL ASPHALT / VINTL SHAKE SIDING DIMENSIONAL ASPHALT / ]
FIBERGLASS SHINGLE | ALUMINUM FASCIA FIBERGLASS SHINGLE
VINYL DOUBLE 4 SIDING ALUMINUM GUTTER & DOWNSPOUT ALUMINUM FASCIA __%_
- BURY LINE AND DAYLIGHT -
\ ALUMINUM FASCIA o A PATHE SOLDIER COURSE 0
ALUM. GUTTER WINDOW HEAD
¢ Ww:hwmnﬁmo SLOPED ROWLOCK SILL =3
DAYLIGHT - mmmM \ 12 s g \
4 ROOF PLAN 3 _W
VINYL DOUBLE 4 SIDING
ﬂm_.o_umo ROWLOCK. SILL Z 7
|._._wcm|m.m|.;.\u L ] A 2 5 N : i
— _ WD, HEAD = _ ; / A r _ =
) [ _ NI/, T [T [T ~ / .. NN 1 i
\ / S~ loT-4" — — file no. Owuwm
\ /.0.;&.-».. FIBERGLASS COLUMN —
: —
) INRA 1 | — sheet no.
SE ALUMINUM CLAD BEAM WRAP  AIND. SILL A : A A A N . , A A E =
—0“.'#8 Av T T T T TP T m [T [T T O T T T T /—/OO /—— T T T O O O O T T T
= _FIN.FLR. R
] oo D
A v 10"x®'-4" FIBERGLASS COLUMN A N n A

\0:7 | m_|m<>l_l_oz @ mZ|_Im< ALUMINUM CLAD BEAM NRAP \0:7 m>m|_l m_|m<>l_l_oz ALUMINUM CLAD BEAM NRAP
A

4 : 4" VINYL TRIM AROUND ALUM: \s . 4" VINYL TRIM AROUND ALUM.
- | |
@ SCALE: 1/8" = 10" ' ENTRY STSTEM @ " SCALE: 1/8" = 10" ' ENTRY STSTEM
4" VINYL FRIEZE BOARD VINYL SIDING ABOVE DOOR




DATE: August 5, 2010

TO: Planning Commission

FROM: R. Brent Savidant, Acting Planning Director

SUBJECT: PUBLIC HEARING — SPECIAL USE APPROVAL AND PRELIMINARY SITE
PLAN REVIEW (File Number SU 382) — Proposed The Barkshire, North of

Maple, West of Crooks (1501 Temple City Drive), Section 29, Currently Zoned
M-1 (Light Industrial) District

The applicant, Victor Saroki & Associates Architects PC, proposes to renovate a vacant
industrial building into a dog kennel and grooming facility. Dog kennels are permitted subject
to Special Use Approval, therefore a public hearing is required.

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

Please be prepared to discuss the application at the August 10, 2010 Planning Commission
Regular meeting.

Attachments:
1. Maps.
2. Report prepared by CWA.
3. Parking Analysis, prepared by PEA.
4. Public comment.

cc:  Applicant
File/ SU 382

G:\SPECIAL USE\SU 382 The Barkshire Sec 29\SU-382 PC Report 08 10 2010.docx

PC 2010.08.10
Agenda ltem # 7



SPECIAL USE REQUEST

PUBLIC HEARING — SPECIAL USE APPROVAL AND PRELIMINARY SITE
PLAN REVIEW (File Number SU 382) — Proposed The Barkshire, North of
Maple, West of Crooks (1501 Temple City Drive), Section 29, Currently Zoned M-
1 (Light Industrial) District

Resolution # PC-2010-08-
Moved by:
Seconded by:

RESOLVED, The Planning Commission hereby approves a reduction in the
number of required parking spaces for the proposed commercial kennel to 15
when a total of 25 spaces are required on the site based on off-street parking
space requirements, as per Article XL. This 10-space reduction is justified
through a comparison of parking spaces provided for similar uses in the area,
as outlined in the Parking Analysis prepared by PEA. Furthermore, this
reduction will allow for additional pervious surface throughout the site.

THEREFORE BE IT RESOLVED, That Preliminary Site Plan Approval for the
proposed The Barkshire commercial kennel, located north of Maple, west of
Crooks on 1501 Temple City Drive, Section 29, 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

G:\SPECIAL USE\SU 382 The Barkshire Sec 29\Proposed Resolution 08 10 10.docx
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605 S. Main, Suire 1
Ann Arbor, MI 48104
734-662-2200

| CARLISLE/WORTMAN ASSOCIATES, INC. [ 734.662.1935

6401 Citation Drive, Suite E
Clarkston, MI 48346
248-625-8480
fax 248-625-8455

Date: August 5, 2010

Special Use Review
For
City of Troy, Michigan

Applicant: Victor Saroki, FAIA, on behalf of the Barkshire
Project Name: The Barkshire

Plan Date: July 12, 2010

Location: 1501 Temple City Drive

Zoning: M-1, Light Industrial

Action Requested: Preliminary Site Plan Approval, Special Use Approval
Required Information: Deficiencies noted

PROJECT AND SITE DESCRIPTION

We are in receipt of a preliminary site plan and special use submittal for the reuse of an existing
industrial building for a pet day care facility/commercial kennel. The project proposes a series of
major improvements including a new parking lot, new building interior and exterior renovations,
new landscaping, and a new outdoor dog play area.

Location of Subject Property:
The property is located on the south side of Temple City Drive, west of Crooks Road.

Size of Subject Property:
The parcel is 0.88 acres in size.
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Proposed Uses of Subject Parcel:
The applicant proposes to use the existing building for a dog and cat day care facility.

Current Use of Subject Property:
The subject property is currently a vacant former industrial building.

Current Zoning:
The property is currently zoned M-1, Light Industrial District.

Zoning Classification of Adjacent Parcels
North:  M-1, Light Industrial District
West:  M-1, Light Industrial District
South:  M-1, Light Industrial District
East: M-1, Light Industrial District

BUILDING LOCATION AND SITE ARRANGEMENT

The existing building is well positioned on this smaller site, with an area along the west side of
the building available for a new parking area and the new proposed outdoor play area. The
applicant intends to remove and replace the existing parking lot with a revised layout. The site is
accessed from the north boundary along Temple City Drive. The applicant intends to maintain
the same access.

Items to be Addressed: None.

AREA WIDTH, HEIGHT, SETBACKS

The site is home to an existing building. Required and existing setbacks, which are not being
altered by the project, are as follows:

Required Provided

Setbacks
Front 50 feet 49.92 feet
Side East 10 feet 9.81 feet
Side West 10 feet 79.7 feet
Rear 20 feet 25.81 feet
Building Height 40 Feet, 3 stories 22 feet, 4 inches
Lot Coverage 40 percent 29.5 percent
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There are two previously existing legal nonconformities on this site. Both the east side yard
setback and the front yard setback are slightly deficient. However, the applicant is not proposing
the increase the level of nonconformity and they are permitted to remain.

A note in the upper left corner of Sheets P-1.0, P-2.0, P-3.0, and P-4.0 incorrectly lists the
required setbacks as 20 feet for each side yard and 40 feet total. Sheet P-2.0, in the Site Data
Table in the lower right, correctly lists the actual required setbacks, 10 feet on either side with 20
feet in total. Correct site data should be shown on all sheets.

Items to be Addressed: Correct site data on all sheets.

SITE ACCESS AND CIRCULATION

Proposed Circulation:

The site is accessed from the north boundary along Temple City Drive. The applicant intends to
maintain the same access point, but redesign and rebuild the approach itself. The City Traffic
Engineer is concerned that the reconfiguration of the drive may impact access to the adjacent site
to the west. The applicant should demonstrate that the proposed driveway reconfiguration will
not negatively impact the site to the west.

The site plan includes a row of new spaces along the east facade of the building, on the subject
site, but accessed via the adjacent property. The site plan includes a statement that they will
obtain a cross access easement prior to construction. This is not acceptable for several reasons.

First, we do not support this location for these parking spaces, as they are not convenient to the
building and will require users to walk with their dogs through the access drive of an industrial
property. Second, the maneuvering lane width is insufficient to service the spaces, as it would
not allow two-way traffic. If the adjacent parcel is functioning, and the property is being used,
this could create many conflicts with the vehicles on the adjacent property. In fact, vehicles
using the proposed spaces would likely have to proceed south through a long alley and exit the
site there, at the adjacent industrial property’s south frontage. This is inconvenient, and could
create unsafe conflicts. Third, if the location were acceptable, the cross access easement must be
in place prior to final site plan approval, not prior simply to construction.

We do not support the use of the proposed area along the east facade for parking. These spaces
should be removed and the proposed parking area on the west side of the building should be
modified to accommodate additional spaces.

Sidewalks:

The site provides a walkway from the proposed parking lot to the front door of the building. The
five proposed spaces on the east boundary, accessible only from the property to the east, are not
connected to the front door by sidewalks. We do not support the location of these spaces
generally, but if they were to remain, a sidewalk must be installed from the main entrance to the
spaces to allow for adequate, safe, ingress and egress. However, we do not support the
installation of these spaces. This neighborhood has no frontage sidewalks.
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Items to be Addressed: 1.) Demonstrate that the proposed driveway will not negatively impact
the site to the west. 2.) Remove the proposed parking spaces along the east facade.

PARKING

Proposed Parking:
The site plan indicates a total of 15 parking spaces which includes 1 barrier free parking space.

Parking Calculations:
The parking calculations provided by the applicant are as follows.

Required Provided

One (1) for each employee in the largest 15 spaces. The applicant has also
working shift, plus one (1) for each fifteen | had a parking study completed and
(15) animals within the board capacity of | is requesting a parking modification
the building; or one (1) for each four
hundred fifty (450) square feet of gross
floor area, whichever is greater. The
applicant has used the following: One (1)
space per 450 square feet of gross floor
area = 11,382/450 = 25.29 (25 spaces)

The applicant has provided 15 spaces parking spaces, 10 less than that required by Ordinance.
However, we do not support the proposed location of five of the spaces, accessible only from the
east property. With these spaces removed, the site plan would be deficient by 15 spaces,
providing only 10 when 25 are required.

The applicant has provided a parking study. The study states that 15 spaces should be required
based on other facilities in the area and their existing parking space counts compared with their
number of kennels and square footage. We believe the study is sound and provides good
guidance on parking demand. Consequently, we support the applicant receiving a parking
modification to permit a reduced number of spaces. However, we believe the applicant should
remove the five proposed spaces along the east facade and replace them with additional spaces in
the proposed main parking lot. These five spaces would be ineffectual and would not safely or
efficiently serve the property. We would support a parking modification of 11 spaces if the
applicant were to add four additional spaces to the main lot, consolidating the proposed parking
and very nearly matching the average number of spaces provided by other commercial kennels in
the area.

Items to be Addressed: Remove the five parallel parking spaces to the east and expand the main
parking area to 14 spaces, obtaining a modification of 11 spaces from the Planning Commission.



The Barkshire 8-5-2010

NATURAL RESOURCES

The site is previously developed and contains no natural features. The proposed plan would not
impact any protected natural features, and will actually improve the natural condition of the site
by adding a refreshed landscaped area.

Items to be Addressed: None.

LANDSCAPING

A landscape plan has been submitted as part of this application. The plan includes 6 new trees to
satisfy the frontage tree requirement (1 tree for every 30 linear feet of frontage = 160 feet/30 =
5.3 =6 trees). The site plan also provides adequate greenbelt along Temple City Drive. The site
plan includes 12.6 percent landscaped area in the front and side yards, not including the
greenbelt, exceeding the minimum 10 percent requirement.

The applicant has stated that the dog play area of the site will be screened with opaque fencing,
although no details are provided to ensure the screening selected will meet this requirement. A
detail of proposed fencing must be provided given the importance of screening for this use.

Items to be Addressed: Provide fencing details.

LIGHTING

The applicant has not provided a photometric plan or any lighting details for this project. Full
lighting details will be provided for final site plan approval.

Items to be Addressed: None.

SPECIAL USE REVIEW

For any special 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.

Required Information

In the M-1 District, commercial kennels are permitted by Section 28.30.07 as a special use. As
such, a special use permit must be issued to allow the project to move forward, in accordance
with Section 03.31.00. Section 03.33.00 establishes the information required for a special use
application. All required information has been provided.

Use Standards
Section 28.30.07 lists two conditions for kennels within the M-1 District. They are as follows:
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A. The site shall be no closer than three hundred (300) feet from any residentially zoned or used
property. This distance provision shall not apply to residentially zoned land which is developed
or committed for uses other than the construction of residential dwellings.

B. A Commercial Kennel establishment may include ancillary uses such as pet grooming and pet
obedience training.

The proposed facility is not within 300 feet of residential property and may include ancillary
uses. The use-specific standards of special use approval for a commercial kennel have been met.

Standards of Approval
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 by the site plan is of such location and character as to be
compatible with the orderly development or use of adjacent land and/or Districts. The only
outstanding concern that we believe merits consideration is the possibility of noise from barking
dogs. Given that the adjacent properties are all zoned M-1 District and are used for non-
residential purposes, and that the applicant has taken measures to screen the property, we do not
believe that dog noise will create a significant disturbance. The Planning Commission, however,
should discuss this possibility with the applicant. The majority of the time the dogs spend at the
kennel will be spent indoors, where barking will not be audible from adjacent sites.

The City Engineer had no comment with regard to public services and facilities.
Items to be addressed: Discuss noise concerns with the Planning Commission.

SUBMITTAL REQUIREMENTS

Section 3.43.01 establishes the requirements for preliminary site plan approval. The minimum
standards necessary for review have been met.

Items to be Addressed: None.

RECOMMENDATIONS

This project cannot move forward as designed without several revisions to the proposed parking
arrangement. Therefore, we recommend that the Planning Commission postpone action on the
applicant’s request until such time as they can address the items noted herein. Should the
applicant provide a solution acceptable to the Planning Commission, we do not object to
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Planning Commission approval of the request, conditioned on the applicant submitting a revised
set of plans reflecting the proposed parking solution.

edsy (O
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Ms. Rita Dunker e
1022 Waterfall Court 15; i| =] (o= D)
Birmingham, M1 48009 MY /

JuL 12 2010
RE: Parking Analysis Regarding the Proposed Barkshire in Troy, Michigan
PLANNING

Dear Ms. Dunker:

Pursuant to your request, Professional Engineering Associates (PEA) has completed an analysis of the
parking requirements for the proposed Barkshire development. Qur assignment in the matter was to
determine the appropriate number of parking spaces for this proposed use based on the related
attributes of similar developments in the area. The following sections present the analyses, associated
results, and recommendations of this study.

ANALYSIS
General Information

Based on conversations with the development architect, review of the City of Troy Ordinance, and
observation of the operation of several similar developments, the development team believed that the
number of parking spaces (25) required by the City of Troy was excessive. Conversations with the City
of Troy staff resulted in the need to provide an analytical approach toward supporting our reduced
parking request. To that end we developed a scope of work for this study that was sent to the City staff
for concurrence. The scope involved the following:

Identifying similar developments in the immediate area,

Determining the important attributes of each development, i.e. number of parking spaces, number
of kennels, number of employees, gross square footage of building, services offered and hours of
operation.

Based on this information, an average parking space requirement would be calculated based on the
number kennels and another based on the gross square footage of the building. Then these
requirements would be applied to the same attributes of the proposed Barkshire.

Parking Analysis

In the immediate area of the proposed Barkshire, three similar developments were identified, two in the
City of Troy and one in the City of Royal Oak. The following table is a summary of these developments.

2009 American Society of Landscape Architects-Michigan Chapter “Firm of the Year”
Howell Office 2900 E. Grand River Avenue, Howell, Ml 48843 - (517) 546-8583 - Fax (517) 546-8973
« Municipal Engineering + Traffic Engineering: Asset Management - Suslainable Design - Geotechnical Engineering- Site Development Wetland Services:




Barkshire Parking Analysis

Facility [ Pet Suite Retreat | All American Pet Resort| Camp Bow Wow
City Troy Royal Oak Troy
# Kennels 100 160 58
# Employees 2 4 3
Square Footage 12600 8500 8000
# Spaces 15 13 9
Hours of Operation SatTH8108 Mon-Sat- 9107 Mon-Fri6:30to 7
Fri-8to7 Sun - Noon to 7 Sat-Sun8to11&51t08

Based on this information, two parking rates were calculated, an average number of spaces per 15
kennels and average number of spaces per 450 sq ft of gross building size. These developments
average 1.93 parking spaces per 15 kennels and they average 0.58 parking spaces per 450 sq ft of
gross building size. The proposed Barkshire development will have 106 kennels and will be 11,340
gross square feet in size. Applying the average rates calculated from the similar developments to the
Barkshire proposal results in 14 spaces required based on the proposed number of kennels and 13
spaces required based on gross square footage.

RECOMMENDATION

Based on the results of the analysis described above, PEA recommends that this development as
proposed, include 15 parking spaces in the development proposal. This recommendation will require a
10 parking space waiver from the City of Troy.

Sincerely,

PROFESSIONAL ENGINEERING ASSOCIATES, INC.

A s

B

Michael J. Labadie, P.E.
Senior Transportation Engineer

JUL 12 2010

PLANNING DEP1



From: Erancis Engelhardt

To: Planning

Cc: Erancis Engelhardt

Subject: Reference Public Hearing Planning File # SU-382 The Barkshire
Date: Saturday, July 31, 2010 3:39:56 PM

This is in reference to a application for a Special Use file # SU-382 at 1501 Temple City Drive.

I am the owner of a 6-unit multi-tenant building at 1490 Premier Road 88-20-29-476-018, which is
located to the south of the subject property.

Since there are five tenants that utilize my building, I am concerned about the noise that a dog kennel

will produce at 1501 Temple City Drive directly to the north of my property. | have tenants who have

expressed their concern also to me and | do not want a special use which produces objectionable noise
to cause my tenants to vacate their suites.

Since | am unable to attend the August 10 hearing, please register my objection to this "Special Use"
request to the Planning Commission.

Sincerely,

Francis A. Engelhardt, member
Engelwood Resources L.L.C.

P. O. Box 412

Birmingham, Michigan
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From: Joe Del

To: Planning

Cc: Dhawal Zatakia

Subject: SU-382 THE BARKSIRE

Date: Tuesday, July 27, 2010 1:07:18 PM

Relative to Parcel No. 88-20-29-476-002
1501 Temple City Drive

Pls accept the following comments relative to the above:

I have experienced the noise level barking dogs in close proximity of kennel
This continuous barking is noise pollution to neighboring businesses and

is disruptive in the daily work process.

In one case | know is a business in the Rochester Area that had to move
because a kennel moved in next door...common wall...... strip

mall....barking noise levels where distracting....

It is the continuously barking that creates the problem...pollution

I have nothing against anyone running a business, but this kind of a
business should be noise isolated from the businesses nearby
Thank You

Joe Del

for

AMERICAN HYDROSTATICS

1750 BLANEY RD

TROY

48084


mailto:joedel@americanhydrostatics.com
mailto:planning@troymi.gov
mailto:dz@americanhydrostatics.com

From: Jarvis Williams

To: Planning
Subject: file SU-382 THE BARKSHIRE
Date: Friday, July 23, 2010 5:19:52 PM

AS OWNER OF THE PROPERTY @1450 TEMPLE CITY DR, WE ARE DEAD SET
AGAINST HAVING SUCH A BUSINESS ON OUR STREET.
THIS WILL CREATE A CONSTANT NOISE AND BE INCONSISTENT WITH OUR

INDUSTRIAL ZONING.

SUCH A BUSINESS MUST BE LOCATED OUTSIDE OF MAJOR POPULATION AREAS.
SHOULD YOU HAVE ADDED CONCERN PLEASE ADVISE.

RESPECTFULLY

JARVIS WILLIAMS MGR

TEMPLE CITY INV LLC


mailto:jarviswilliams@gmail.com
mailto:planning@troymi.gov

From: Jerry Williams

To: Planning
Subject: Planning File # SU-382 The Barkshire : Parcel # 88-20-29-476-002

Date: Friday, July 23, 2010 4:45:12 PM

Re: Planning File # SU-382 The Barkshire : Parcel # 88-20-29-476-002

Dear Planning Department,

I am the tenant/owner of 1450 Temple City Drive and am across the street and 2
buildings down from the proposed parcel zone change.

I am strongly opposed to this zoning request change. | can appreciate the desire of
the individual to start or move a business, however | feel this would further reduce
the value of our property and deter further investment or expansion by other's on
the street.

Please do not allow this zoning change request.

Respectfully,

Jerry Williams
Vice President
Detection Systems & Engineering Co.
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ZONING:

The current zoning classification is M—1 Light Industrial District.
(Per City of Troy Online Zoning Map)

Required setbacks (per City of Troy Zoning Ordinance, Chapter

39, Article XXVl and XXX.)

M=1 Zonings:
Front Yard: 50 FT

Side Yard: 20 FT least one, 40 FT total two

Rear Yard: 20 FT

Maximum Building Height: 3 Stories, 40 FT

BENCHMARKS:

705.072 NAVD88

BM #:

Arrow on hydrant, south side of Temple City Drive, approx. 58 feet
north of the northeast building corner of building #1501.

Elev. = 704.878 NAVD88

BM #2:

Set benchtie in easterly face of utility pole, approx. 10 feet east and
30 feet south of the southeast building comer of building #1521.

Elev. =

FLOODPLAIN:

Subject parcels are in "Areas determined to be outside of the 0.2%

annual chance floodplain." (Zone X) per Flood Insurance Rate Map
Number 26125C—0541F, Effective September 29, 2006.

LEGAL DESCRIPTION

(Per City of Troy Tax Assessing Records)

PARCEL NO 20-—-29—476—002
Town 2 North, Range 11 East, Section 29, Lots 42 & 43 of "Supervisor's Plat
No. 23", as recorded in Liber 15 of Plats, Page 58, Oakland County Records.

NORTH ROW LINE TEMPLE CITY DR.

ZONED:
M—1, LIGHT INDUSTRIAL

GRAPHIC SCALE

-20 0 10 20 40 80

I e ey —

( IN FEET )
1 inch = 20 ft.

M—1, LIGHT INDUSTRIAL

CURB HEIGHT TO VARY TO
MAINTAIN T/C ELEVATION
705.00. REFER TO SHEET
P—3.0 FOR GRADING, TYP.

PROPOSED OPAQUE FENCING
AND GATES FOR PUPPY

PLAY AREAS, TYP.

REPLACE PAVEMENT AND TEMPLE CITY DRI VE NOTE:
4 . ALL WORK WITHIN THE TEMPLE CI
CURBS WITHIN THE TEMPLE : (60'WIDE — PUBLIC) DRIVE RIGHT—OF—WAY IS UNDER THE
CITY DRIVE RIGHT—OF—WAY JURISDICTION OF THE CITY OF TROY
PER CITY REQUIREMENTS. 3 AND REQUIRES A PERMIT.
\ "
| 722.15'(M)(P)
N89°10'00"W 160.00'(C)(P)
162.10'(C) 162.15'(P) SOUTH ROW LINE A \
TEMPLE CITY DR. 80.00'(C)(P)
ﬁ 320.04'(M) 320.00'(P)
22.00' 24.00"
N
PROVIDE 4" BLUE STRIPING PROVIDE DETECTABLE CONCRETE STOOP. REFER 2
AT BARRIER FREE PARKING WARNING SURFACE AT TO ARCHITECTURAL PLANS g
SPACE AND SYMBOL. EDGE OF WALK. FOR DETAILS.
80.19'
PROVIDE 4" YELLOW
STRIPING AT STANDARD 5.00"
PARKING SPACES, TYP. ] — A
. e 4 ' - L '
- oSN AL /1<]|| 50' FRONT SETBACK 9.81
3 ®
_ - CONCRETE SIDEWALK.
S e o] | g | SR o
DETAIL ON SHEET P~5.0 — e SHEET P—5.0
15.19¢
CONCRETE PARKING 3.00'_ 19.00" 24.00" 19.00" BARRIER FREE PARKING
BUMPER, TYP. REFER TO | = F’\CS)ISNS.HIEEI;ER TO DETAIL
DETAIL ON SHEET P—5.0 _\\ r P-5.0 \
DUMPSTER ENCLSOURE AND i 5 | 's?'.P ACEo PR MBER OF o
AC
CONCRETE PAD. REFER TO = L " |SPACES PER ASLE, TP, =
DETAILS ON SHEET P—5.0 \ ! ® ( = S
\ ! 4 \PAINT EXISTING PROTECTIVE
— < BOLLARDS AT GAS METER,
~ ! | e YELLOW (TYP. OF 2)
= . | BARKSHIRE BUILDING S
Lo > 0 L 11,382 SQ.FT. & L
ZONED: Lo ! U~ F.F. 705.90 o o) NOTE:
M—1, LIGHT INDUSTRIAL oN . ¥ — v o A CROSS—ACCESS EASEMENT
S , TIT W 3 WILL BE OBTAINED FROM THE
b5 «| - L_j 7 & ADJACENT PROPERTY OWNER
o= I, > S PRIOR TO CONSTRUCTION.
o LJ K
] R
PROPOSED OPAQUE FENCING N =} PROVIDE 4" YELLOW )
AND GATES FOR PUPPY 2 - ____—{STRIPING AT STANDARD SITE DATA TABLE:
PLAY AREAS, TYP. B! T PARKING SPACES, TYP. ZONING:
| = / EXISTING ZONING: M—1 (LIGHT INDUSTRIAL DISTRICT)
QIEI(.: ETyEPI;Y PLAY AREAS TO ! 5 | 7
YNTHETIC GRASS . , R SITE_AREA:
SURFACE, TYP. REFER TO >I1.70 48.00 GROSS AND NET SITE AREA = 0.88 ACRES
DETAIL ON SHEET P—5.0 [
|
! Tﬁ ZONED: SETBACKS:
| Lo M—1, LIGHT INDUSTRIAL FRONT YARD: 50 FEET
' | SIDE YARD: 10 FEET EACH
| | REAR YARD: 20 FEET
- [
BUILDING INFORMATION:
N EXISTING BUILDING AREA = 11,382 SQ.FT.
=
NEW WOODEN DECK WITH MAXIMUM ALLOWED BUILDING HEIGHT = 40 FEET OR 3 STORIES
I METAL AWNING, TYP. REFER ZONED: - _gn
| T ARG, pTIP- REFE M—1. LIGHT INDUSTRIAL PROPOSED BUILDING HEIGHT = 1 STORY, 22'—4
i FOR DETAILS. PARKING CALCULATIONS:
GROSS FLOOR AREA = 11,382 SQ.FT.
REQUIRED PARKING = 1 SPACE PER 450 SQ.FT. G.F.A. = 25 SPACES
PARKING PROVIDED = 15 SPACES INC. 1 H/C SPACE
AS RECOMMENDED IN PARKING ANALYSIS AS PREPARED BY
PROFESSIONAL ENGINEERING ASSOCIATES, INC. DATED JULY 2, 2010
CONCRETE STRAIGHT
_—{CURB, TYP. REFER TO LOT COVERAGE:
DETAIL ON SHEET P-5.0

MAXIMUM LOT COVERAGE PERMITTED = 40%
PROPOSED LOT COVERAGE = 11,320 SQ.FT./0.88 ACRES = 29.5%
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@ IRON FOUND ® BRASS PLUG SET GSEC_ CORNER FOUND
X IRON SET (® MONUMENT FOUND
& NAIL FOUND (8} MONUMENT SET R RECORDED
& NAIL & CAP SET M MEASURED
C CALCULATED
EXISTING PROPOSED
—OH—ELEC—W-O——< ELEC., PHONE OR CABLE TV O.H. LINE, POLE & GUY WIRE
—UG—CATV—v}—  UNDERGROUND CABLE TV, CATV PEDESTAL
IXFUG—PHONE-T)—  TELEPHONE U.G. CABLE, PEDESTAL & MANHOLE
-UG—ELEC—E) @ ELECTRIC U.G. CABLE, MANHOLE, METER & HANDHOLE CAUTION!
- THE LOCATIONS AND ELEVATIONS OF EXISTING
- GAS MAIN, VALVE & GAS LINE MARKER UNDERGROUND UTILITIES AS SHOWN ON THIS
! é DRAWING ARE ONLY APPROXIMATE. NO GUARANTEE IS
——X_——_@-—  WATERMAN, HYD., GATE VALVE, TAPPING SLEEVE & VALVE == Ea—@. - EITHER EXPRESSED OR IMPLIED AS TO THE
@ oL COMPLETENESS OR ACCURACY THEREOF. THE
_ —O—  SANITARY SEWER, CLEANOUT & MANHOLE oo CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
£9 - FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
—--—4=-—@&)—  STORM SEWER, CLEANOUT & MANHOLE —Q'-°°+ ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
© COMBINED SEWER & MANHOLE ® THIS DRAWING AND DESIGN ARE THE PROPERTY OF
& CATCH BASN @ PROFESSIONAL ENGINEERING ASSOCIATES, INC. THEY
ARE SUBMITTED ON THE CONDITION THAT THEY ARE
HH INLET (NO INCOMING LINES) NOT TO BE USED, REPRODUCED, OR COPIED, IN
Y.D D. WHOLE OR IN PART, OR USED FOR FURNISHING
O " YARD DRAIN (2' DIA. & SMALLER) o] INFORMATION TO OTHERS, WITHOUT THE PRIOR
WRITTEN CONSENT OF PROFESSIONAL ENGINEERING
O POST INDICATOR VALVE R 2 ASSOCIATES, INC. ALL COMMON LAW RIGHTS OF
COPYRIGHT AND OTHERWISE ARE HEREBY
® *8 WATER VALVE BOX/HYDRANT VALVE BOX, SERVICE SHUTOFF SPECIFICALLY RESERVED. © 2009 PROFESSIONAL
M [T [0  MALBOX, TRANSFORMER, IRRIGATION CONTROL VALVE ETOTFERNG ASSOCATES I
CONSTRUCTION CONTRACTOR AGREES THAT IN
® UNIDENTIFIED STRUCTURE ACCORDANCE WITH GENERALLY ACCEPTED
© CONSTRUCTION PRACTICES, CONSTRUCTION
o>\ SPOT ELEVATION [671.21] CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
N AND COMPLETE RESPONSIBILITY FOR JOB SITE
X AS BUILT ELEVATION CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
670 CONTOUR LINE 671 AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
S¢—>— FENCE ¢ TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
GUARD RALL -o— o — o U INDEMNIFY AND HOLD DESIGN PROFESSIONAL
. HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ES STREET LIGHT * ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
< SIGN v ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
7/ — - PROFESSIONAL.
__CONCA CONCRETE L 4 a4
3 FULL WORKING DAYS
7] e
JASH BEFORE YOU DIG CALL
STANDARD HEAVY DEEP
GRAVEL SHOULDER T "
WATER MAIN CITY OF TROY PLANS FOR TEMPLE CITY DRIVE, DATED MAY 1971 !
SANITARY SEWER CITY OF TROY PLANS FOR TEMPLE CITY DRIVE, DATED MAY 1971 KnOW Whats beIOW
STORM SEWER CITY OF TROY PLANS FOR TEMPLE CITY DRIVE, DATED MAY 1971 Ca" before yOU dlg
ELECTRIC ITC TRANSMISSION — NO FACILITIES ON SITE, ERIN KEELER, RECIEVED 6—3—10 MISS D G S t I
"DTE OUTSIDE SALES PRODUCT MAP #313—384" DETROIT EDISION
ROBIN O'CONNELL, RECEIVED 5-25-10 ysiem, Inc.
TELEPHONE VERIZON /MCI COMMUNICATIONS — NO FACILITIES, JOHN BACHELDER, RECEIVED 6—4—10 . .
“AT&T HAND SKETCH OF UTILITIES" AT&T, GREG HILLS, RECEIVED 6—11—10 1-800-482-7171 www.missdig.net
GAS BUCKEYE PIPELINE — NO FACILITIES ON SITE, TERIANN FOLEY, RECEIVED 5—24—10 (TOLL FREE)
CONSUMERS ENERGY MAP 02—-61—29—4 DATED 5-21—-10" CONSUMERS ENERGY,
MIGNON KEZELE, RECEIVED 5-24-10
SUNOCO PIPELINE — NO FACILITIES ON SITE, TRACY HOFFMAN, RECIEVED 5-26-10
CATV “"COMCAST PRINT — 1501 TEMPLE CITY" COMCAST, CHRIS CYR, RECEIVED 6—9—10

THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVITIES ON THIS PROJECT.

1.

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

REFER TO SHEET P—5.0 FOR ON—SITE PAVING DETAILS.

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

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

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

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

PERFORMED [N

HAVING JURISDICTION AND SHALL NOT BEGIN UNTIL ALL NECESSARY

PERMITS HAVE

IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO ADJUST THE
TOP OF ALL EXISTING AND PROPOSED STRUCTURES (MANHOLES, CATCH
BASINS, INLETS, GATE WELLS ETC.) WITHIN GRADED AND /OR PAVED AREAS
TO FINAL GRADE SHOWN ON THE PLANS. ALL SUCH ADJUSTMENTS SHALL

BE INCIDENTAL

ACCORDANCE WITH THE REQUIREMENTS OF THE AGENCIES
BEEN ISSUED FOR THE WORK.

TO THE JOB AND WILL NOT BE PAID FOR SEPARATELY.

XREF: L:\2010095\DWG\TOPOBASE—10095.DWG

XREF: L:\2010095\DWG\SITE PLANS\PBASE—10095.DWG

XREF: L: :2010095\PWG SITE PLANS\TBLK—10095.DWG
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2430 Rochester Ct. Suite 100
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Phone: (248) 689-9090
Fax: (248) 689-1044
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ZONING:

The current zoning classification is M—1 Light Industrial District.
(Per City of Troy Online Zoning Map)

Required setbacks (per City of Troy Zoning Ordinance, Chapter

39, Article XXVl and XXX.)

M=1 Zonings:
Front Yard: 50 FT

Side Yard: 20 FT least one, 40 FT total two

Rear Yard: 20 FT

Maximum Building Height: 3 Stories, 40 FT

BENCHMARKS:

Elev. = 704.878 NAVD88

Elev. = 705.072 NAVD8S

BM #:
Arrow on hydrant, south side of Temple City Drive, approx. 58 feet
north of the northeast building corner of building #1501.

BM #2:
Set benchtie in easterly face of utility pole, approx. 10 feet east and
30 feet south of the southeast building comer of building #1521.

LEGAL DESCRIPTION

FLOODPLAIN:

Subject parcels are in "Areas determined to be outside of the 0.2%
(Zone X) per Flood Insurance Rate Map
Number 26125C—0541F, Effective September 29, 2006.

annual chance floodplain."

PARCEL NO 20—29-—476—002

(Per City of Troy Tax Assessing Records)

Town 2 North, Range 11 East, Section 29, Lots 42 & 43 of "Supervisor's Plat
No. 23", as recorded in Liber 15 of Plats, Page 58, Oakland County Records.

RIM ELEVATION
TO MATCH EX.
GRADE +703.0

MATCH EXISTING
GRADES IN PAVEMENT
PATCH AREAS, TYP.

TEMPLE CITY DRIVE

NOTE:

GRAPHIC SCALE

-20 0 10 20 40 80
( IN FEET )
1 inch = 20 ft.

. ALL WORK WITHIN THE TEMPLE CITY
o (60'WIDE — PUBLIC) DRIVE_RIGHT—OF—WAY IS UNDER THE
JURISDICTION OF THE CITY OF TROY
AND REQUIRES A PERMIT.
MATCH EX. | MATCH EX. | MATCH EX
|GRADE :|:702.54\ IGRADE +702.76 ,GRADE £702.94 Erd
,{ \ S .
702.80
TOP OF PAVEMENT TO
MATCH EX.
BE FLUSH WITH TOP OF
GRADE +703.00 EXISTING ROLL CURB. j
T T
A
T T T
T/W 705.65| [T/W 705.75| [T/W 705.65
NATCH EX - F.G. 705.00| |F'G. 704.80 F@ 704.80
GRADE_:£703.90 705.30 T/W 705.80
703.50] [704.30 704.55] [705.40 — F'G. 705.00
__ _RIDGE \ T X: T T
- 4 X
703.85] [703.65 [704.45] - [704.65 b 50450 [704.50
\Y;
L < «
RIM_703.20] [704.20 :
Y [RIM_703.20] TS 505.00
Y . GENERAL GRADING AND EARTHWORK NOTES:
MATCH EX. - -
703.60
GRADE_703.90 704,00 70450 ) THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVITIES ON THIS PROJECT
1 [T/DECK
P XS 762,40 1. CONTRACTOR TO FIELD VERIFY ALL EXISTING TREES AND BRUSH AND REMOVE ALL
< | ps.p THAT ARE NECESSARY TO GRADE SITE.
L_
~ 2. ALL GRADES ARE TO TOP OF PAVEMENT UNLESS OTHERWISE NOTED. ADD 0.50' TO
MATE X AT 4 [704.80 OBTAIN TOP OF CURB ELEVATION.
IGRADE t70410] | T
: - 703.70] 042 70450 | T/DECK 3. THE STAGING OF CONSTRUCTION ACTIVITIES SHALL OCCUR ONLY WITHIN THE SITE
| 705.40 BOUNDARIES. ANY CONSTRUCTION ACTIVITIES OUTSIDE OF THE SITE BOUNDARIES
703, 80 7041 L SHALL BE AT THE SOLE RESPONSIBILITY AND RISK OF THE CONTRACTOR.
MATCH EX. | =
|GRADE £704.20 A , ‘ 704.50[ | o 4. ALL SOIL EROSION AND SEDIMENTATION CONTROL MEASURES SHALL MEET THE
< 4.80 REQUIREMENTS OF THE CITY OF TROY. AN EROSION CONTROL PERMIT MUST BE
704.10 | _ 704.30 = SECURED FROM THE CITY PRIOR TO CONSTRUCTION.
= [704.00]
L= 04.0 | T/DECK 5. SEE ADDITIONAL GRADING AND EARTHWORK NOTES ON DETAIL SHEET P-5.0
704.00] . [704.00 g 7043 | 705.40
\, L 6. REFER TO SHEET CONSTRUCTION PLANS FOR ALL SOIL EROSION AND
RA&%ls_FEGATE DETENTION AREA: RIM_704.20 SEDIMENTATION CONTROL MEASURES AND NOTES.
FROM THE SITE WILL BE : BARK
STORED WITHIN THE VOIDS OF THE 704.25 1312'8|?2E53L,3}FD'NG p.s.| 7. ALL DISTURBED AREAS SHALL BE SEEDED AND MULCHED OR SODDED IN
UNDERGROUND AGGREGATE STORAGE [~ — — FF. 705.90 ACCORDANCE WITH THE LANDSCAPE PLANS. PROVIDE A MINIMUM OF 3" OF
é’:fé[; &E%ssTgNNgTEISE AND c | T/DECK TOPSOIL IN THESE AREAS UNLESS OTHERWISE NOTED.
HEET P—4.0 705.40
5 L 8. THE CONTRACTOR SHALL NOTE EXISTING UNDERGROUND UTILITIES WITHIN AND
= ADJACENT TO THE SITE. BACKFILL FOR EXISTING UTILITY TRENCHES SHALL BE
A—TF0a55 EXAMINED CRITICALLY. ANY TRENCHES FOUND TO HAVE SOFT, UNSTABLE OR
MATCH EX. . - UNSUITABLE BACKFILL MATERIAL, IN THE OPINION OF THE GEOTECHNICAL
GRADE £704.05 = ENGINEER, THAT ARE TO BE WITHIN THE ZONE OF INFLUENCE OF PROPOSED
- BUILDINGS OR PAVEMENT SHALL BE COMPLETELY EXCAVATED AND BACKFILLED
704.00 I T/DECK
J 590G | Ao WITH SUITABLE MATERIAL.
i ; & |——f [Foas0]
R e Ea s X A ~Tr/pECK SYMBOLS: GRADING
<09 704.25 I‘ 705.40
‘ | T/DECK |RIM:J7( 4.00 | PROPOSED SPOT GRADE ELEVATION
XQISE 5); 21 _Jl 705.00 | 704.50] AL GRADES INDICATED ARE TOP OF
04.30 = , DS, os] PAVEMENT UNLESS OTHERWISE NOTED.
BM#2 [
Pl 2] B "\ TT/bECK ——703—— PROPOSED CONTOUR LINE
l | x//' T/DECK ! | -70540 5/301065600
| A
| J70%.00 I [70s.00 | T/DECK T/DECK
1 | ] I 05.40 T/DECK 705.40 T/C 705.00
Al | _ o540 / ¢ 70450 EARTHWORK BALANCING NOTE:
- . T/C 705.00 1. THE CONTRACTOR SHALL BE RESPONSIBLE FOR IMPORTING OR
704.60 \m [704.30] 704,00 \ 9\ / G_704.40 EXPORTING ALL MATERIALS AS REQUIRED TO PROPERLY GRADE
- - THIS PROJECT TO THE FINISHED ELEVATIONS SHOWN ON THE
704.60 L ] APPROVED PLANS. THE CONTRACTOR SHALL MAKE THEIR OWN
DETERMINATION OF CUT AND FILL QUANTITIES AND ALLOW FOR
— T 'S [705-00 /_%RSA:-LETI%T 'I:I})C VARY REMOVAL OF EXCESS OR IMPORTATION OF ADDITIONAL MATERIAL
- 704.70 | (Eevanon Soreo AT NO ADDITIONAL COST TO THE OWNER.
704.70
705.00] 4 705.20 / T/C 705.00
705.10 “5570 I G_704.20
7\
705.20 7
R
DOG PLAY AREAS WILL DRAIN —
OVERLAND OR VIA UNDERDRAINS I —"""1]1/C 705.00
TO THE AGGREGATE DETENTION G 704.35
AREA. REFER TO UTILITY PLANS
FOR ADDITIONAL INFORMATION.
705.20,
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X IRON SET (® MONUMENT FOUND
& NAIL FOUND (8} MONUMENT SET R RECORDED
& NAIL & CAP SET M MEASURED
C CALCULATED
EXISTING PROPOSED
—OH—ELEC—W-O——< ELEC., PHONE OR CABLE TV O.H. LINE, POLE & GUY WIRE
—UG—CATV—v}—  UNDERGROUND CABLE TV, CATV PEDESTAL
IXFUG—PHONE-T)—  TELEPHONE U.G. CABLE, PEDESTAL & MANHOLE
~UG—ELEC-EMEKE>  ELECTRIC U.G. CABLE, MANHOLE, METER & HANDHOLE CAUTION!!
- THE LOCATIONS AND ELEVATIONS OF EXISTING
— —— — @A GAS MAIN, VALVE & GAS LINE MARKER UNDERGROUND UTILITIES AS SHOWN ON THIS
’ ! é DRAWING ARE ONLY APPROXIMATE. NO GUARANTEE IS
— —X————@-—  WATERMAIN, HYD., GATE VALVE, TAPPING SLEEVE & VALVE == --—@. - EITHER EXPRESSED OR IMPLIED AS TO THE
) COMPLETENESS OR ACCURACY THEREOF. THE
_ —O—  SANITARY SEWER, CLEANOUT & MANHOLE C.O CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
@ ‘ z FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
—_———l=- STORM SEWER, CLEANOUT & MANHOLE ——e—l— ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
: COMBINE) sm & MANHOIE . THIS DRAWING AND DESIGN ARE THE PROPERTY OF
@ CATCH BASIN @ PROFESSIONAL ENGINEERING ASSOCIATES, INC. THEY
ARE SUBMITTED ON THE CONDITION THAT THEY ARE
INLET (NO INCOMING LINES NOT TO BE USED, REPRODUCED, OR GOPIED, IN
( ) D WHOLE OR IN PART, OR USED FOR FURNISHING
OY‘D' YARD DRAIN (2' DIA. & SMALLER) INFORMATION TO OTHERS, WITHOUT THE PRIOR
WRITTEN CONSENT OF PROFESSIONAL ENGINEERING
O POST INDICATOR VALVE ASSOCIATES, INC. ALL COMMON LAW RIGHTS OF
COPYRIGHT AND OTHERWISE ARE HEREBY
® *8 WATER VALVE BOX/HYDRANT VALVE BOX, SERVICE SHUTOFF SPECIFICALLY RESERVED. © 2009 PROFESSIONAL
M [T [0  MALBOX, TRANSFORMER, IRRIGATION CONTROL VALVE ETOTFERNG ASSOCATES I
CONSTRUCTION CONTRACTOR AGREES THAT IN
® UNIDENTIFIED STRUCTURE ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
\Q).Qz@ SPOT ELEVATION CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
< AND COMPLETE RESPONSIBILITY FOR JOB SITE
Q(b@ AS BUILT ELEVATION CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
670 CONTOUR LINE 671 AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
S¢—>— FENCE ¢ TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
GUARD RALL o—Uo— U0 — U INDEMNIFY AND HOLD DESIGN PROFESSIONAL
N HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ES STREET LIGHT * ALLEGED, IN CONNECTION WITH THE PERFORMANCE
— - OF WORK ON THIS PROJECT EXCEPTING LIABILITY
SIGN ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
— - PROFESSIONAL.
__CONCA / CONCRETE 4 A,
& — 3 FULL WORKING DAYS
7] s e
J/ ASPH BEFORE YOU DIG CALL
STANDARD HEAVY DEEP
GRAVEL SHOULDER T
WATER MAIN CITY OF TROY PLANS FOR TEMPLE CITY DRIVE, DATED MAY 1971 !
SANITARY SEWER CITY OF TROY PLANS FOR TEMPLE CITY DRIVE, DATED MAY 1971 KnOW What S beIOW
STORM SEWER CITY OF TROY PLANS FOR TEMPLE CITY DRIVE, DATED MAY 1971 Ca" before yOU dlg
ELECTRIC ITC TRANSMISSION — NO FACILITIES ON SITE, ERIN KEELER, RECIEVED 6—3—10 MISS D G S t I
"DTE OUTSIDE SALES PRODUCT MAP #313—384" DETROIT EDISION
ROBIN O'CONNELL, RECEIVED 5-25-10 ysiem, Inc.
TELEPHONE VERIZON /MCI COMMUNICATIONS — NO FACILITIES, JOHN BACHELDER, RECEIVED 6—4—10 . .
YAT&T HAND SKETCH OF UTILITES" AT&T, GREG HILLS, RECEIVED 6—11—10 1-800-482-7171 www.missdig.net
GAS BUCKEYE PIPELINE — NO FACILITIES ON SITE, TERIANN FOLEY, RECEIVED 5—24—10 (TOLL FREE)

CONSUMERS ENERGY MAP 02—61—29—4 DATED 5—21—10" CONSUMERS ENERGY,
MIGNON KEZELE, RECEIVED 5-24-10

SUNOCO PIPELINE — NO FACILITIES ON SITE, TRACY HOFFMAN, RECIEVED 5-26—10
"COMCAST PRINT — 1501 TEMPLE CITY" COMCAST, CHRIS CYR, RECEIVED 6—9—10

PROFESSIONAL
ENGINEERING
ASSOCIATES

2430 Rochester Ct. Suite 100
Troy, Ml 48083-1872
Phone: (248) 689-9090
Fax: (248) 689-1044
website: www.peainc.com
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ZONING:

The current zoning classification is M=1 Light
(Per City of Troy Online Zoning Map)

39, Article XXVl and XXX.)

M=1 Zonings:
Front Yard: 50 FT
Side Yard: 20 FT least one, 40 FT total
Rear Yard: 20 FT
Maximum Building Height: 3 Stories, 40 FT

Required setbacks (per City of Troy Zoning Ordinance, Chapter

Industrial District.

two

BENCHMARKS:

BM #:

Arrow on hydrant, south side of Temple City Drive, approx. 58 feet
north of the northeast building corner of building #1501.

Elev. = 704.878 NAVD88

BM #2:

Set benchtie in easterly face of utility pole, approx. 10 feet east and
30 feet south of the southeast building comer of building #1521.

Elev. = 705.072 NAVD88

FLOODPLAIN:

Subject parcels are in "Areas determined to be outside of the 0.2%

annual chance floodplain." (Zone X) per Flood Insurance Rate Map
Number 26125C—0541F, Effective September 29, 2006.

LEGAL DESCRIPTION

(Per City of Troy Tax Assessing Records)
PARCEL NO 20—29—476—002

Town 2 North, Range 11 East, Section 29, Lots 42 & 43 of "Supervisor's Plat
No. 23", as recorded in Liber 15 of Plats, Page 58, Oakland County Records.

CONSTRUCT MANHOLE
OVER EXISTING 24"
STORM_SEWER.

GENERAL UTILITY NOTES:

1. ALL UTILITY LINES, STRUCTURES AND TRENCHES SHALL BE CONSTRUCTED IN ACCORDANCE WITH
THE STANDARDS AND REQUIREMENTS OF THE CITY OF TROY.

2. REFER TO CONSTRUCTION PLANS FOR ADDITIONAL UTILITY DETAILS AND NOTES.

3. ALL STORM SEWER 12" DIAMETER OR LARGER SHALL BE REINFORCED CONCRETE PIPE (RCP C-76)
CLASS IV WITH MODIFIED TONGUE AND GROOVE JOINT WITH RUBBER GASKETS UNLESS SPECIFIED

OTHERWISE (ASTM C—443).

4. ALL STORM SEWER LEADS SHALL BE PVC SCHEDULE 40 WITH GLUED JOINTS UNLESS OTHERWSE

NOTED.

5. PIPE LENGTHS ARE GIVEN FROM CENTER OF STRUCTURE AND TO END OF FLARED END SECTION

UNLESS NOTED OTHERWISE.

6. THE CITY OF TROY STANDARD DETAIL SHEETS ARE INCORPORATED INTO AND MADE A PART OF
THESE PLANS. CONTRACTOR TO REFER TO THE CITY OF TROY STANDARD DETAIL SHEETS FOR ALL
STRUCTURE, PIPE MATERIALS, BEDDING, TESTING, ETC. NOTES AND DETAILS.

CAUTION!!
U.G. GAS AND

MAIN CROSSINGS.

(60'WIDE — PUBLIC)

WATER

TEMPLE CITY DRIVE

NOTE:

ALL WORK WITHIN THE TEMPLE CITY
DRIVE RIGHT-OF-WAY IS UNDER THE
JURISDICTION OF THE CITY OF TROY
AND REQUIRES A PERMIT.

12" ST _

4' DIA. CATCH BASIN WITH 6"
UNDERDRAIN STUBS. A 4" DIA.

RESTRICTED FLOW. SEE
CALCULATIONS THIS SHEET.

RESTRICTOR WILL BE INSTALLED IN
THE DOWNSTREAM PIPE. DETENTION
WILL BE PROVIDED BASED ON THE X

|
]

REFER TO SECTION A—A THIS
SHEET FOR CROSS—SECTIONAL
DETAIL ON THE AGGREGATE
STORAGE AREA.

T

=

UNDERGROUND AGGREGATE STORAGE AREA:
RUNOFF FROM THE SITE WILL EITHER DRAIN OVERLAND AND
PERCOLATE DIRECTLY TO THE AGGREGATE, DRAIN VIA A PERF.
UNDERDRAIN PIPE OR 'BACK—~UP' INTO THE STORAGE AREA
DUE TO THE RESTRICTOR PLACED IN THE DOWNSTREAM CATCH
BASIN. THE REQUIRED STORAGE VOLUME (1,286 C.F.) WILL BE
STORED IN THE AGGREGATE VOIDS. A 30% AGGREGATE
POROSITY WAS USED IN THESE CALCULATIONS, WHILE LAB
TESTING SHOWS AN ACTUAL POROSITY OF +40%. STORAGE
VOLUME CALCULATIONS ARE SHOWN ON THIS SHEET.

Hiai IO NU R R <l N i S S v

EXISTING DOWNSPOUT
WILL CONTINUE TO
SPLASH ON-—GRADE.

p.s.b

BARKSHIRE BUILDI
11,382 SQ.FT.
F.F. 705.90

NG D.S. //

EXISTING DOWNSPOUTS WILL
PROPOSED UNDERGROUND

GRAPHIC SCALE

-20 0 10 20 40 80
( IN FEET )
1 inch = 20 ft.

SYNTHETIC GRASS SURFACE. SEE
DETAIL ON SHEET P-5.0

4" MIN. LEVELING BED OF

2
|
=
&
S M.D.O.T. CLASS Il SAND.
& GEOTEXTILE SEPARATION FABRIC
BETWEEN SAND AND M.D.O.T. 6A
AGGREGATE, TYP.
%/v AN AN ANAAN A AN } NN N N\ S
X \\ ”{,!’,’lwm"’”!(”ﬂ \§/$/\/ STORAGE_ELEVATION WITHIN
RAAL AL AL AT P AL P AL AT AP T AL AL AL AL PRY AGGREGATE FOR 25-YEAR STORM
N W ) =€ @ - €5 @ = € @ - € @ - € @) - €5 €1 > € @ - o @ > o @) > Co @) = EVENT (ELEV. +702.20)
R ISgsSse e @seBe@seBe@seBe@oed
NViwgdewdawde QWHeWIHIaWHIOWHIWWPIQWPH® W
RN P P T S P P T ] s Py TROY,
D \\/ 3..,.,.3;‘,,.,._',.,._', S i s o e o e ,._.:,.,,._.,, ,.,..“,! BOTTOM OF AGGREGATE LAYER AT
AL A B A W WA Bl o e o St A B LR/ EDGES OF STOARGE AREA 0 BE
) i"’,’","’!‘»’,", L g8 g8 J’.”J’.”J’.”»’. R4, SLOPE SUBGRADE TOWARDS
SIN e e e e e e e e e e | ]
AL DA AL D] DA ] DA A 4] THRES,  omoan avca, i
) "e-A“’-i&.’-)ﬂgb}.ﬂg’.}&.biﬂ.{-i...‘g\‘:-‘-A“v}:&n,.‘.;‘:—x /'
NN ASANFANFAEN N . NN AN N NN
NG R PROVIDE GEOTEXTILE SEPARATION
\\//\ TR \//\\, FABRIC M.D.O.T. A AGGREGATE
Q/\/\\‘\//\\ AND SUBGRADE, TYP.
< SUBGRADE SOILS. DO NOT

COMPACT IN ORDER TO
MAXIMIZE INFILTRATION.

4" PERF. HDPE UNDERDRAIN
WITH FILTER SOCK. REFER TO
DETAIL ON SHEET P-5.0

SECTION A—A: UNDERGROUND

EXISTING DOWNSPOUTS
ON THE EAST BUILDING
FACE WILL CONTINUE TO
SPLASH ON—GRADE.

NOTE:

HEAVY DASHED LINE INDICATES
AREA OF SITE THAT DRAIN TO THE
PROPOSED STORM SEWER SYSTEM

(AREA = 0.56 Ac)

*
\ ﬁ BE CONNECTED TO THE
o
i STORM SEWER SYSTEM.
S
m
= e B
gl jisseg i
|3 '
A
fign2d |
2eH~2e
S = s
BM#2 ]
! 1
I—_:_—I A
| } oy J |
| ‘ l  — |
[ |
L | L] |
L —=q_ L |
47"55?\\
. HDBE\U\
AN~ ~

NOTE:

DOG PLAY AREAS HAVE NO SURFACE DRAINAGE SYSTEMS.
RUNOFF IS DIRECTED AWAY FROM THE BUILDINGS. RUNOFF WILL
EITHER PERCOLATE THROUGH THE SYNTHETIC GRASS MATERIAL
AND DRAINAGE SUBGRADE TO UNDERDRAINS AS SHOWN, OR
WILL DRAIN DIRECTLY TO THE UNDERGROUND AGGREGATE
STORAGE AREA. THIS WILL MINIMIZE CONTAMINATION FROM THE
DOG PLAY AREAS, MAXIMIZE INFILTRATION OF SMALLER
RAINFALL EVENTS AND PROVIDE A LEVEL OF FILTRATION TO
THE PERCOLATED RUNOFF VOLUMES.

AGGREGATE STORAGE AREA

NOT TO SCALE

u
<
N -
—_— 1 —
KIRTS BLVD
N SOMERSET BLVD e
Q ©
z 1 e
= X
<C e z
1 o Q
Ll x =
i o
o | (& [
S 2
= ]
(o)
X
I
(8]
MAPLE RD -
m
o
4
@ IRON FOUND ® BRASS PLUG SET GSEC_ CORNER FOUND
X IRON SET (® MONUMENT FOUND
& NAIL FOUND (8} MONUMENT SET R RECORDED
& NAIL & CAP SET M MEASURED
C CALCULATED
EXISTING PROPOSED
—OH—ELEC—W-O——< ELEC., PHONE OR CABLE TV O.H. LINE, POLE & GUY WIRE
—UG—CATV—v}—  UNDERGROUND CABLE TV, CATV PEDESTAL
IXFUG—PHONE-T)—  TELEPHONE U.G. CABLE, PEDESTAL & MANHOLE
-UG—ELEC—E) @ ELECTRIC U.G. CABLE, MANHOLE, METER & HANDHOLE CAUTION!
- - THE LOCATIONS AND ELEVATIONS OF EXISTING
- - GAS MAIN, VALVE & GAS LINE MARKER UNDERGROUND UTILITIES AS SHOWN ON THIS
! é DRAWING ARE ONLY APPROXIMATE. NO GUARANTEE IS
— —X————@-—  WATERMANN, HYD., GATE VALVE, TAPPING SLEEVE & VALVE e Ea—@. - EITHER EXPRESSED OR IMPLIED AS TO THE
@ oL COMPLETENESS OR ACCURACY THEREOF. THE
_ —O—  SANITARY SEWER, CLEANOUT & MANHOLE oo CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
@ ‘ z o FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
——--—<=-—@E)—  STORM SEWER, CLEANOUT & MANHOLE cee—l@— ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
: COMBINE) sm & MANHOIE . THIS DRAWING AND DESIGN ARE THE PROPERTY OF
@ CATCH BASIN @ PROFESSIONAL ENGINEERING ASSOCIATES, INC. THEY
ARE SUBMITTED ON THE CONDITION THAT THEY ARE
B INLET (NO INCOMING LINES) .Y NOT TO BE USED, REPRODUCED, OR COPIED, IN
Y.D .D. WHOLE OR IN PART, OR USED FOR FURNISHING
O " YARD DRAN (2' DIA. & SMALLER) (o] INFORMATION TO OTHERS, WITHOUT THE PRIOR
WRITTEN CONSENT OF PROFESSIONAL ENGINEERING
O POST INDICATOR VALVE R 2 ASSOCIATES, INC. ALL COMMON LAW RIGHTS OF
COPYRIGHT AND OTHERWISE ARE HEREBY
® *8 WATER VALVE BOX/HYDRANT VALVE BOX, SERVICE SHUTOFF SPECIFICALLY RESERVED. © 2009 PROFESSIONAL
M [T [0  MALBOX, TRANSFORMER, IRRIGATION CONTROL VALVE ETOTFERNG ASSOCATES I
CONSTRUCTION CONTRACTOR AGREES THAT IN
® UNIDENTIFIED STRUCTURE ACCORDANCE WITH GENERALLY ACCEPTED
o CONSTRUCTION PRACTICES, CONSTRUCTION
o>\ SPOT ELEVATION [671.21] CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
N AND COMPLETE RESPONSIBILITY FOR JOB SITE
X AS BUILT ELEVATION CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
670 CONTOUR LINE 671 AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
S¢—>— FENCE ¢ TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
GUARD RALL -o— o — o U INDEMNIFY AND HOLD DESIGN PROFESSIONAL
N HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ES STREET LIGHT * ALLEGED, IN CONNECTION WITH THE PERFORMANCE
— - OF WORK ON THIS PROJECT EXCEPTING LIABILITY
SIGN ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
7/ — - PROFESSIONAL.
__CONCA CONCRETE 49 4.
— — 3 FULL WORKING DAYS
7] I
JASH BEFORE YOU DIG CALL
STANDARD HEAVY DEEP
GRAVEL SHOULDER e
WATER MAIN CITY OF TROY PLANS FOR TEMPLE CITY DRIVE, DATED MAY 1971 !
SANITARY SEWER CITY OF TROY PLANS FOR TEMPLE CITY DRIVE, DATED MAY 1971 KnOW What S beIOW
STORM SEWER CITY OF TROY PLANS FOR TEMPLE CITY DRIVE, DATED MAY 1971 Ca" before yOU dlg
ELECTRIC ITC TRANSMISSION — NO FACILITIES ON SITE, ERIN KEELER, RECIEVED 6—3—10 MISS D G S t I
"DTE OUTSIDE SALES PRODUCT MAP #313—384" DETROIT EDISION
ROBIN O'CONNELL, RECEIVED 5-25-10 ysiem, Inc.
TELEPHONE VERIZON /MCI COMMUNICATIONS — NO FACILITIES, JOHN BACHELDER, RECEIVED 6—4—10 . .
YAT&T HAND SKETCH OF UTILITES" AT&T, GREG HILLS, RECEIVED 6—11—10 1-800-482-7171 www.missdig.net
GAS BUCKEYE PIPELINE — NO FACILITIES ON SITE, TERIANN FOLEY, RECEIVED 5—24—10 (TOLL FREE)

CONSUMERS ENERGY MAP 02—61—29—4 DATED 5—21—10" CONSUMERS ENERGY,
MIGNON KEZELE, RECEIVED 5-24-10

SUNOCO PIPELINE — NO FACILITIES ON SITE, TRACY HOFFMAN, RECIEVED 5-26—10
"COMCAST PRINT — 1501 TEMPLE CITY" COMCAST, CHRIS CYR, RECEIVED 6—9—10

STORMWATER STORAGE CALCULATIONS:

RESTRICTION CALCULATION:

THE ALLOWABLE DISCHARGE FROM THIS SITE WAS CALCULATED USING A 4"
RESTRICTOR PIPE, THE SMALLEST ALLOWABLE DIAMETER BY THE CITY OF
TROY ENGINEERING DEPARTMENT. THE HEAD OF THE RESTRICTOR PIPE WAS
ASSUMED TO BE 12" BELOW THE CATCH BASIN RIM ELEVATION OF 702.20

USING THE ORIFICE EQUATION:

Q= 0.62A (2GH)"0.5 H= 702.20 — 699.50 (APPROX. INVERT ELEV.) = 2.70'
A= 4" PIPE AREA = 0.0873 SQ.FT.

Q = 0.62x0.0873x(2x32.2x2.70)™0.5 = 0.714 C.F.S.

ALLOWABLE DISCHARGE = 0.714 CFS

THESE CALCULATIONS WILL BE FINALZED DURING CONSTRUCTION PLAN
PREPARATION ONCE FINAL INVERT ELEVATIONS THROUGHOUT THE STORM
SEWER SYSTEM ARE ESTABLISHED.

DETENTION CALCULATIONS:

AREA TO BE DETAINED = 0.56 ACRES (PROPERTY DRAINING TO STORAGE AREA)
AVERAGE RUNOFF COEFFICIENT = 0.57

ALLOWABLE DISCHARGE = FLOW FROM 4" RESTRICTOR PIPE (0.714 CFS)

DETENTION REQUIREMENT (OAKLAND CO. FORMULA)
Qo = ALLOWABLE DISCHARGE / ACREAGE (RUNOFF COEF.)
0.714 C.F.S./(0.56 AC. X 0.57) = 2.51 CFS/ACRE OF IMPERVIOUSNESS

0.C.D.C. ORIFICE OUTLET FORMULA FOR STORAGE TIME FOR A

25 YEAR STORM DESIGN
T = —25 + (8062.5 / Qo) 0.5 = 31.68 MINUTES
Vs = 12,900T—40QoT =(12900 X 31.68) —40 X 2.51 X 31.68
T+25 56.68
= 4029 C.F./ACRE
Vt = Vs (ACREAGE) RUNOFF COEF.

= 4029 CF./A X 0.56 AC. X 0.57 = 1,286 C.F.

TOTAL REQUIRED STORAGE VOLUME = 1286 C.F.

DETENTION PROWVIDED:

DETENTION STORAGE WILL BE PROVIDED IN THE VOIDS OF THE AGGREGATE
MATERIAL INSTALLED WITHIN THE FOORPRINT OF THE 'AGGREGATE STORAGE
AREA'. TESTED POROSITY OF THE M.D.O.T. 6A AGGREGATE IS +40%, WHILE
CALCULATIONS FOR THIS SYSTEM USE ONLY 307%.

REQUIRED VOLUME = 1286 C.F.
REQUIRED VOLUME OF AGGREGATE (ASSUMING 30% VOIDS) = 4287 C.F.

BOTTOM OF AGGREGATE STORAGE AREA AT ELEV. 701.00

STORAGE ELEVATION AS USED FOR RESTRICTOR CALCULATION = 702.20
DEPTH OF AGGREGATE STORAGE = 1.20'

THEREFORE REQUIRED AGGREGATE STORAGE AREA = 4287/1.20 = 3573 SF.

AREA PROVIDED = 4250 S.F.
VOLUME PROVIDED (ASSUMING 30% VOIDS) = 1530 C.F.

XREF: L:\2010095\DWG\TOPOBASE—10095.DWG
XREF: L:\2010095\DWG\SITE PLANS\PBASE—10095.DWG

PROFESSIONAL
ENGINEERING
ASSOCIATES

2430 Rochester Ct. Suite 100
Troy, Ml 48083-1872
Phone: (248) 689-9090
Fax: (248) 689-1044
website: www.peainc.com
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ORIGINAL
ISSUE DATE: JULY 12,2010

PEA JOB NO. 2010-095

SCALE: 1"=20'

XREF: L: :2010095\PWG SITE PLANS TBEK—10095.DWG

DRAWING NUMBER:

P-4.0
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GRNERAL HOTES: 13 DT g 2o g

1. ALL CONSTRUCTION AND MATERIALS SHALL BE IN ACCORDANCE WITH THE CURRENT . " "

STANDARDS AND SPECIFICATIONS OF THE CITY OF TROY. z \ |28 ﬁiﬁé OB MTH 3" CADMIOM PLATED BOLTS,. NUTS. D :ZTDMC::)TT 411001 2088
|1 > = . .D.O.T.

2. ALL NECESSARY PERMITS, TESTING, BONDS AND INSURANCES ETC., SHALL BE PAID RESERVED . B{3% i) L BITUMINOUS LEVELING COURSE

FOR BY THE CONTRACTOR. THE OWNER SHALL PAY FOR ALL CITY INSPECTION FEES. 107 DIA. CIRCLE W £ - \
S AT VAN ACCESSIBLE STALLS PROVIDE

3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR DUST CONTROL DURING THE PERIODS PARKING - /ADDITIONAL R7—BA "VAN ACCESSIBLE" SIGN. z, =
OF CONSTRUCTION. THIS SHALL BE CONSIDERED INCIDENTAL TO THE JOB. )V |ﬁ | | | | | \H | | | | | | (D

4. PRIOR TO ANY EXCAVATION, THE CONTRACTOR SHALL CONTACT MISS DIG ) Ml i oM 188 STEEL TUBE. EXTEND INTO CONCRETE g;‘,gggggm#g;g&gﬁgﬁgﬁ;ﬁ% > Z
(1—800—482—7171) TO VERIFY THE LOCATION OF ANY EXISTING UNDERGROUND W ) o © FILLED PIPE 2'-0". PROVIDE WELDED WATERTIGHT CAP. TO 95% MAX. DENSITY (ASTM D—1557)\%0 O
UTILITES AND SHALL NOTIFY OTHER REPRESENTATIVES OF OTHER UTILITIES IN THE E E \ 'v|> PAINT BLACK. X —
VICINITY OF THE WORK. £ R \/ R ([)

At T ' COMPACT UPPER 10" OF EXIST. B ANEAN NANANANAN —

5. ALL PROPERTIES OR FACILITIES IN THE SURROUNDING AREAS, PUBLIC OR PRIVATE, ( \i%° \N\ | SUBGRADE OR FILL TO MIN. 95% ——] k\{’/><//%//\\<//\\</\\2//\\<//\\< >
DESTROYED OR OTHERWISE DISTURBED DUE TO CONSTRUCTION, SHALL BE REPLACED ONLY \ oS '65? }\\ S> N FR,Q::EC,:{CE \B(éffo\; .Q”;'\.TST MAX. DENSITY (ASTM D—1557) L
AND/OR RESTORED TO THE ORIGINAL CONDITION BY THE CONTRACTOR. > >S5 .

J 4 i z STANDARD DUTY ASPHALT DETAIL o

6. MANHOLE, CATCH BASIN, GATE VALVES AND HYDRANT FINISH GRADES MUST BE R R - © ~ NOT TO SCALE =
CLOSELY CHECKED AND APPROVED BY THE ENGINEER BEFORE THE CONTRACTOR'S 2 B ORDER AND LEGEND - ™ PAVEMENT SURFACE 0
WORK IS CONSIDERED COMPLETE. %Cigglsz% BLUE BACKGROUND. ¢ PARKING SPACE '_1'- E

/ 4
— 7'—0" MOUNTING HEIGHT NOTE: SYMBOL SHALL BE PAINTED WITH %

" TRASH OR OTHER UNWANTED DEBRIS AT THE OWNER'S DRECTION, INCLUDING OLD &7-9) BLUE TRATFC PANT. TN OUTUNE SHOW | B S DIA. STANDARD STEEL PPE FLLED WITH CONCRETE CROUDE 102 TO0LED CoNTEaL i
BUILDING FOUNDATIONS AND FLOORS. BURNING OF TRASH, STUMP'S OR OTHER DEBRIS 1] n NN P THE WIDTH OF THE SIDEWALK.

SHALL NOT BE PERMITTED. BARRIER FREE STANDARD BARRIER FREE AL S x
= NAE NN WIDTH VARIES " MDOT 35P, o

8. THE CONTRACTOR SHALL PROVIDE ALL NECESSARY BARRICADING, LIGHTS AND TRAFFIC M SYM&— FQR PARKING_'\%E‘OASSA_E :Io i\///\ A ) //i\/ #6—14" LONG BARS EACH WAY THROUGH PIPE. SAAMCONCRETE >
CONTROL DEVICES TO PROTECT THE WORK AND SAFELY CONTAIN TRAFFIC IN " ,\<//\ ’ \///\\//; 2% CROSS SLOPE / m
ACCORDANCE WITH "MMUTCD". DN N S — —k g

X /\ | RS 1'-6" DIA. CONCRETE BASE //Q/// L — — 2 R Zz

9. ALL EXCAVATIONS SHALL BE SLOPED, SHORED OR BRACED IN ACCORDANCE WITH A e XN Vo K//\‘

MI—OSHA REQUIREMENTS. THE CONTRACTOR SHALL PROVIDE AN ADEQUATELY 2l & .\///\\\/ YOSHALL CONFORM WITH CURRENT STATE ’\//<\\/\/\/\/\/\/ l/ \/ /\/\/\,/\/\
CONSTRUCTED AND BRACED SHORING SYSTEM FOR EMPLOYEES WORKING IN AN _ N OSIINIONE Y ANVANN NN N\ AN
EXCAVATION THAT MAY EXPOSE EMPLOYEES TO THE DANGER OF MOVING GROUND. - NSNS AND LOCAL CODES AND REGULATIONS. SRR 5 ’W” A

MO 2. WHERE INSTALLED IN EXIST. PWMT. 4 WD.OT. CLASS Il SAND BASE SUBGRADE COMPACTED TO

10. ALL REFERENCES TO M.D.O.T. SPECIFICATIONS ARE TO BE IN ACCORDANCE WITH THE SAW CUT AND REPAIR TO MATCH EXIST. COURSE. COMPACTED _TO 95% 95% MAXIMUM DENSITY ASTM

1990 STANDARD SPECIFICATIONS FOR CONSTRUCTION. MAXIMUM DRY DENSITY ASTM D-1557 (MODIFIED PROCTOR)
IGN AND POST INSTALLATION D—1557 (MODIFIED PROCTOR) PROVIDE 6"x6" W1.4xW1.4 W.WE.
BPAVING NOTES: NOT TO SCALE CONCRETE SIDEWALK
NOT TO SCALE

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

2. IN AREAS WHERE NEW PAVEMENTS ARE BEING CONSTRUCTED, THE TOPSOIL AND SOIL ’ 0 M.D.0.T. 35P, 6AA
CONTAINING ORGANIC MATTER SHALL BE REMOVED PRIOR TO PAVEMENT CONSTRUCTION. &" / CONCRETE MIX. CAUTION!

— | | UNDERGROLIND UTILITIES AS SHOWN ON THIS.

3. SUBGRADE UNDERCUTTING, INCLUDING BACKFILLING SHALL BE PERFORMED TO REPLACE a8 DRAWING ARE ONLY APPROXIVATE. NO GUARANTEE 1S
MATERIALS SUSCEPTIBLE TO FROST HEAVING AND UNSTABLE SOIL CONDITIONS. ANY L. ¢ % COMPLETENESS OR ACCURACY THEREOF. THE
EXCAVATIONS THAT MAY BE REQUIRED BELOW THE TOPSOIL IN FILL SECTIONS OR BELOW . < GONTRAGTOR SHALL BE EXCLUBIVELY RESPONSIELE
SUBGRADE IN CUT SECTIONS, WILL BE CLASSIFIED AS SUBGRADE UNDERCUTTING. EXISTING DOWNSFOUNT o |" > A R Sy

A

4. SUBGRADE UNDERCUTTING SHALL BE PERFORMED WHERE NECESSARY AND THE o | PROFESSIONAL ENGINEERING ASSOCIATES, NC. THEY
EXCAVATED MATERIAL SHALL BECOME THE PROPERTY OF THE CONTRACTOR. ANY N <] NOT TO B8 UGED, REPRODUCED, OR GOPIED, N
SUBGRADE UNDERCUTTING SHALL BE BACKFILLED WITH SAND OR OTHER SIMILAR : WHOLE OR IN PART, OR USED FOR FURNISHING
APPROVIiID MATERIAL. BACKFILL SHALL BE COMPACTED TO 95% OF THE MAXIMUM UNIT 6% CAST RON HUB Coa g WRITTEN CONSENT OF PROFESSIONAL ENGINEERING
WEIGHT (PER ASTM D—1557) UNLESS OTHERWISE SPECIFIED. ~—_ RS OCIATES, INC- ALL COMMON LAW RIGHTS OF

. ) -#4- BARS COPYRIGHT AND OTHERWISE ARE HEREBY
5. BACKFILL UNDER PAVED AREAS SHALL BE AS SPECIFIED ON DETAILS SIS ENGNEERNG ASSOOATES Mo
- : SUBGRADE OR ENGINEERED A 8“ CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
b AN SESUE MTG D TO M e 096 S e ST et
. " - N AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
FLOOR - CLEAN OUT CON CR ETE STR AlGHT CURB OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
GENERAL UTILITY NOTES: AN - P SURFAGE e e R e e
- PUETIEEEE = / TO NORMAL WORKING HOURS, AND CONSTRUCTION
R 2 [(e] CONTRACTOR FURTHER AGREES TO DEFEND,

1. ALL WORKMANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH THE STANDARDS [ I _‘_(/ :ﬁ:mgsmsu’::g ;glﬁ?(aigiﬁpﬁg;fﬁog;; o
AND SPEC'F'CA“ONS OF THE CITY OF 1.ROY. ALLEGED, IN CONNECTION WITH THE PEéFORMMCE

> 2 ARISING FROM THE SOLE NEGLIGENGE OF THE DESIGN

2. IT SHALL BE THE CONTRACTORS RESPONSIBILITY TO VERIFY AND/OR OBTAIN ANY R . g CHAMFER PROFESSIONAL.

INFORMATION NECESSARY REGARDING THE PRESENCE OF UNDERGROUND UTILITIES, S 4
WHICH MIGHT AFFECT THIS JOB. e i TREE 916" DA x 18" 3 FULL WORKING DAYS
LA s LOCATION OF FITTING DETERMINED DRIVEN FLUSH WITH TOP.
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N fh— S0 o
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CENTER TO CENTER, AROUND PERIPHERY OF OPENING TO CREATE A PLANE OF o e, Know what's Delow
WEAKNESS JOINT BEFORE BREAKING SECTION OUT. " Ca" before you dig
6 { RAINAGE OPENINGS MISS DIG System. In

5. EXACT GRADES AND DEPTHS OF UTILITES ARE TO BE CHECKED CLOSELY WTH THE ystem, inc.

FIELD ENGINEER PRIOR TO INSTALLATION. 1:)?3%:182_7171 missdig.net

6. REFER TO CITY OF TROY STANDARD DETAIL SHEETS FOR ADDITIONAL INFORMATION. TYPICAL ROOF CONDUCTOR CONNECTION —

NOT TO SCALE TWO 3/8" DIA. RODS — CONTINUOUS
STORM SEWER NOTES: CONCRETE PARKING BUMPER
NOT TO SCALE

1. ALL RCP CL—IV STORM SEWER SHALL BE INSTALLED ON CLASS 'B' BEDDING OR BETTER.

2. JOINTS FOR ALL STORM SEWER 12" AND LARGER SHALL BE MODIFIED TONGUE AND
GROOVE JOINT WITH RUBBER GASKETS UNLESS SPECIFIED OTHERWISE (ASTM C—443) CURB. STRUCTURE
ALL STORM SEWER 12" AND LARGER SHALL BE RCP CLASS IV UNLESS OTHERWISE NOTED. F%T—l

4. REFER TO CITY OF TROY STORM SEWER DETAIL SHEETS FOR ADDITIONAL INFORMATION. 210" caTon Basn~ = —— PROFESSIONAL
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LANDSCAPE KEY:

TEMPLE CITY DRIVE
(BO'WIDE — PUBLIC)

722.15'(M)(P)

GREENBELT]

b7+ LANDSCAPED
St L ARER

PROPOSED TREE

wmw O PROPOSED SHRUBS

By EXISTING LAWN

ety RESTORE ALL DISTURBED AREAS
WTH SEED LAWN

LANDSCAPE REQUIREMENTS:

=

-

e

PTOOOCD00E

o B

YY)

D ¢

S00?750°00"W
213.03°(C) 212.83'(P)

MP2

EXISTING LAWN TO
REMAIN. RESTORE
ALL DISTURBED

AREAS WITH SEED

LAWN, TYP.

PEA STONE OVER

FILTER FABRIC —

PROVIDE METAL
EDGING AROUND
PERIMETER OF STONE

NOO?50°00"E  266.30°(C)(P)

TOTAL SITE AREA: 0.88 ACRES

ZONING: LIGHT INDUSTRIAL DISTRICT (M-1)

SITE LANDSCAPING:

REQUIRED:

10% OF THE SITE AREA SHALL BE LANDSCAPED.

(FRONT AND SIDE YARDS ONLY)

38,333 SF * 0.10 = 3,833 SF LANDSCAPED AREA REQUIRED

PROVIDED:

4,867 SF OR 12.6% SITE LANDSCAPED AREA

(CALCULATION DOES NOT INCLUDE LAND WITHIN GREENBELT, AT REAR
OF BUILDING, OR LANDSCAPE AREAS LESS THAN 5 WIDE OR 200 SF.)

4,867 SF TOTAL LANDSCAPED AREA PROVIDED ON SITE.

GREENBELT:

REQUIRED:

10’ WIDE GREENBELT ALONG ANY PUBLIC STREET
1 TREE FOR EVERY 30 LF OF ROAD FRONTAGE
TEMPLE CITY DRIVE = 160

160° / 30’ = 5.3= 6 TREES REQUIRED

PROVIDED:
do.._._mi_m__wm GREENBELT ALONG TEMPLE CITY DRIVE FRONTAGE
6 S

TREE PRESERVATION:
THERE ARE NO EXISTING TREES LOCATED ON THE SITE.

PLANT LIST:

GRAPHIC SCALE

-20 0 10 20 40

80 Z

DATE

( IN FEET )
1 inch = 20 ft.

GENERAL PLANTING NOTES:

N SOMERSET BLVD

KIRTS m_.<o\_

MAPLELAWN DR

"CROOKS RD \R
REVISIONS

MAPLE RD

No. | BY | CHK| DESCRIPTION

LOCATION MAP NOT TO SCALE

NE.

DECIDUOUS TREES

QUAN. KEY  COMMON/BOTANICAL NAME SIZE SPEC.
3 TT2.5 Sterling Silver Linden 2.5" CAL. B&B
Tilia tomentosa 'Steriing'
3 UA25  Valley Forge American Elm 2.5" CAL. B&B

Ulmus americana 'Valley Forge'

ORNAMENTAL TREES

1. Landscape contractor shall visit site, inspect existing site
conditions and review proposed planting and related work. In case
of discrepancy between plan and plant list, plan shall govern
quantities. Contact Landscape Architect with any concerns.

2. Contractor shadll verify locations of all on site utilities prior to
beginning construction on his/her phase of work. Electric, gas,
telephone, cable television may be located by calling MISS DIG
1—-800—482-7171. Any damage or interruption of services shall be
the responsibility of Contractor. Contractor shall coordinate all
related activities with other trades on the job and shall report any
unacceptable job conditions to Owner’s Representative prior to
commencing.

3. Al plant material to be premium grade nursery stock and shall
satisfy American Association of Nurserymen standard for Nursery

free of pests and diseases. Plant material shall be installed to the
standards of the City of Troy.

4. Contractor is responsible for verifying all quantities shown on
landscape plan prior to pricing the work.

5. The owner’s representative reserves the right to reject any plant
material not meeting specifications.

6. All single stem shade trees to have straight trunks and
symmetrical crowns.

7. All single trunk shade trees to have a central leader; trees
with forked or irregular trunks will not be accepted.

8. All multi stem trees shall be heavily branched and have
symmetrical crowns. One sided trees or those with thin
or open crowns shall not be accepted.

9. All trees to have clay or clay loam balls, trees with sand balls
WILL BE REJECTED.

10. Low growing shrubs shall have a minimum spread of twenty—four
(24) inches at time of planting.

11. No machinery is to be used within the drip line of existing
trees; Hand grade all lawn areas within the drip line of
existing trees.

12. All tree locations shall be staked by Landscape Contractor
and are subject to the approval of the Landscape Architect
prior to installation of the plant material.

Stock. All landscape material shall be Northern Grown, No. 1. Grade,

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

Install sod in all areas indicated on plan. Sod to be well established,
mineral growth, no peat sod will be allowed. Sod blend shall consist
of the following bluegrass types: 55% barons, 15% majestic, 15%
glade, and 15% abbey or approved equivalent. Acceptance and
Guarantee notes shall apply to dll sod. Sod must be instadlled
only after irrigation system has been completely installed and
approved by the Project Representative.

It is mandatory that positive drainage is provided away from
from all buildings.

All planting beds shall receive 3" shredded hardwood bark mulch
over weed barrier filter fabric, see specifications. Shredded
palette and died mulch will not be accepted.

All tree pits must be tested for proper drainage prior to planting
trees. A drainage system must be installed if planting pit does
not drain sufficiently. Required in heavy clay soils.

Contractor will provide finished grade and excavate as necessary to
supply all landscaped and lawn areas with 4" compacted topsoil.

Acceptance of grading and sod shall be by the Landscape Architect
and/or Project Representative. The Contractor shall assume
maintenance responsibility for a minimum of one (1) year.

Maintenance shall include watering, weeding, replacements of washouts,
and other operations necessary to keep sod in a thriving condition.
Upon final acceptance by Landscape Architect and/or Project
Representative, the Owner shdll assume all maintenance responsibilities.

All landscaped areas shall be irrigated. The automatic irrigation
system shall provide 100% coverage for all landscaped areas.

GUARANTEE OF PLANTS for one (1) year shall begin after acceptance
by Landscape Architect and/or Project Representative. The contractor
shall guarantee dll plants to be in a healthy, vigorous condition for

a period of one (1) year following acceptance. Contractor shall
replace without cost to Owner, any dead or unacceptable plants,

as determined by Project Representative during and at the end

of the guarantee period.

All plant material shall be maintained in good condition by mowing,
watering, mulching, etc., so as to present a healthy, neat, and orderly
appearance, free from refuse and debris. All unhealthy and dead
material shall be replaced within (1) year or the next appropriate
planting season.

See specifications for additional comments, requirements, planting
procedures, planting timing, and warranty standards.

1 MP2 Prairiefire Crabapple 2.0"Cal. Cont.
Malus 'Prairiefire’
SHRUBS
18 TO5 Mission Arborvitae 5' Ht. Cont.
Thuja o. 'Techny'
5 V030 Compact European Cranberry Viburmum 30" Ht. Cont.
Viburnum o. ‘Nanum’
PERENNIALS
47 MS Slender Maiden Grass 1 Gal. Cont.
Miscanthus sinensis 'Gracillimus’
PRELIMINARY COST ESTIMATE:
QUAN. ITEM DESCRIPTION UNIT UNIT PRICE ITEM PRICE
6 Deciduous Trees 2.5" CAL. $300.00 $1,800.00
1 Ornamental Tree 2.0" CAL. $250.00 $250.00
47 Perennials EA $12.00 $564.00
23 Shrubs 30" Ht./5' Ht. $80.00 $1840.00
6 3" Deep Shredded Hardwood Bark Mulch cY $45.00 $270.00
200 Seed Lawn Restoration SY $3.50 $700.00
1 Pea Stone over filter fabric w/ metal edging LUMP $600 $600.00
TOTAL:  $6,024.00

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

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

3 — 2" x 2" HARDWOOD
STAKES DRIVEN (MIN. 18")
FIRMLY INTO SUBGRADE
PRIOR TO BACKFILLING

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

WITH 2"-3" WIDE NYLON OR
PLASTIC STRAPS CONNECT
FROM TREE TO STAKE

ALLOW FOR FLEXIBILITY
REMOVE AFTER ONE (1) YEAR
(DO NOT USE WIRE & HOSE)

SHREDDED HARDWOOD

BARK _MULCH TO DRIPLINE

37 DEEP  AND LEAVE

3" CIRCLE OF BARE

SOIL AROUND TREE TRUNK

DO NOT PLACE MULCH

¥ | IN CONTACT WITH TREE TRUNK
i 2\ FORM_SAUCER AROUND

El= PLANT PIT

REMOVE ALL BURLAP
FROM TOP 1/3 RD. OF
ROOTBALL DISCARD ALL

NOTE: OFF-SITE
STAKING AS REQUIRED, STAKE PLANTS PLACE ROOT BALL ON UNEXCAVATED

WITHIN 24 HOURS. REMOVE STAKE
AND STRAPS AFTER 1 GROWING SEASON OR TAMPED SOIL

DO NOT PRUNE TERMINAL LEADER
PRUNE ONLY DEAD OR BROKEN BRANCHES

DECIDUOUS TREE PLANTING DETAIL

NOT TO SCALE

PLANT SO THAT TOP OF ROOT
BALL IS EVEN WITH THE

FINISHED GRADE OR 1-2" HIGHER
IF IN POORLY DRAINED SOILS P OF RoaT
BALL WITH SOIL

SHREDDED HARDWOOD
BARK MULCH

3" DEEP AND LEAVE
3" CIRCLE OF BARE
SOIL AROUND SHRUB TRUNK
DO NOT PLACE MULCH

IN CONTACT WITH TRUNK

SPECIFIED PLANTING
MIX WATER & TAMP
TO REMOVE AR
POCKETS

ROOT BALL

FORM SAUCER WITH
4" CONTINUOUS RIM

FIN. GRADE

SHRUB PLANTING DETAIL

NOT TO SCALE

XREF: L: \2010095\DWG\ TOPOBASE—10095.DWG
XREF: L: \2010095\DWG\SITE PLANS\PBASE—10095.DWG
XREF:_L: \2010095\DWG\SITE_PLANS\ TBLK—10095.DWG

REMOVE UPPER
1/3 OF BURLAP
FROM ROOT BALL

REMOVE ALL
NON—BIODEGRADABLE
MATERIALS FROM THE

PLACE ROOT BALL ON
UNEXCAVATED OR TAMPED SOIL

CAUTION!

THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE. NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THERECF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.

THIS DRAWING AND DESIGN ARE THE PROPERTY OF
PROFESSIONAL ENGINEERING ASSOCIATES, INC. THEY
ARE SUBMITTED ON THE CONDITION THAT THEY ARE
NOT TO BE USED, REPRODUCED, OR COPIED, IN
WHOLE OR IN PART, OR USED FOR FURNISHING
INFORMATION TO OTHERS, WITHOUT THE PRIOR
WRITTEN CONSENT OF PROFESSIONAL ENGINEERING
ASSOCIATES, INC. ALL COMMON LAW RIGHTS OF
COPYRIGHT AND OTHERWISE ARE HEREBY
SPECIFICALLY RESERVED. © 2008 PROFESSIONAL
ENGINEERING ASSOCIATES, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

3 FULL WORKING DAYS
BEFORE YOU DIG CALL

8

Know what's below
Om__ before you dig
MISS DIG System, Inc.

1-800-482-7171 www.missdig.net

(TOLL FREE)

PROFESSIONAL
ENGINEERING
ASSOCIATES

2430 Rochester Ct. Suite 100
Troy, Ml 48083-1872
Phone: (248) 689-9090
Fax: (248) 689-1044
website: www.peainc.com

KTR P.M. SAS

| sur.

DN PB
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RITA DUNKER LTD., LLC
1022 WATERFALL CT
BIRMINGHAM, MI 48009
PRELIMINARY LANDCSAPE PLAN
THE BARKSHIRE
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CITY OF TROY, OAKLAND COUNTY, MICHIGAN
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