Standards for Non-Use Variances

Special or unique conditions and circumstances exist which are peculiar to
the land, structure, or building involved and which are not generally applicable
to other lands, structures or buildings in the same district.

A literal interpretation of the provisions of this ordinance would deprive the
applicant of rights commonly enjoyed by other properties in the same district
under the terms of this ordinance; and that the variance is the minimum
necessary.

The special conditions and circumstances do not result from the actions of the
applicant.

The granting of the variance will be in harmony with the general purpose and
intent of this ordinance.

The variance will not be injurious to the neighborhood or otherwise
detrimental to the general welfare.

The spirit of this ordinance shall be observed, public safety secured and
substantial justice done.



RECOMMENDED FORM FOR MOTIONS GRANTING
OR DENYING REQUESTS FOR DIMENSIONAL VARIANCES

MOVE TO GRANT THE VARIANCE REQUESTED:

l. PRELIMINARY FINDINGS: The variance would:

A. Not be contrary to public interest; and

B. Does not permit the establishment of a prohibited use within a zoning
district; and

C. Does not cause an adverse effect to properties in the immediate vicinity or

zoning district; and
D. Relates only to property described in the application for variance.
. SPECIAL FINDINGS:
A. The petitioner has any of the following practical difficulties:
1. No reasonable use can be made of the property; or
2. Public health, safety and welfare would be negatively affected; or

3. Conforming is unnecessarily burdensome. Variance is not
excessive.

ND

B. These practical difficulties result from the following unusual characteristics
of the property:

1. (size —e.qg.)
2. (location —e.g.)
3. (configuration —e.g.)

ALTERNATIVE TO AAND B

C. The following significant natural features or resources would be destroyed:
1.

2.
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*This is a two stage motion. The first stage is to make all the findings under I. If you
cannot make all the findings under I, you must deny the variance and state why

If all the preliminary findings are met under I, then you must make special findings under
Il. This requires that the petitioner demonstrate A(1) or A(2) or A(3) and B. If the
purpose of the variance is to preserve natural features, only C applies under Il.
Therefore to grant a variance you need:
1 (A) (B) (C) (D) + 11 (A) (B)
Or
1 (A) (B) (C) (D) + 11 (C)

MOVE TO DENY VARIANCE REQUESTED

l. PRELIMINARY FINDINGS
A. It would be contrary to public interest; or

B. It would permit the establishment of a prohibited use as the principal use
within a zoning district; or

C. It causes an adverse effect to properties in the immediate vicinity; or
D. Relates to property not described in the application for the variance.

(If any of the above, you must state the facts for the finding.)

OR
I. SPECIAL FINDINGS
A. The petitioner has not demonstrated any practical difficulty; or
B. The petitioner’s problem or practical difficulties do not result from any

unusual characteristics of the property because:

1. They are the result of the proposed use and not the property — e.g.
2. They are economic alone — e.g.
3.
OR
C. No significant natural features or resources are negatively affected.
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RECOMMENDED FORM FOR MOTIONS GRANTING OR
DENYING REQUESTS TO EXPAND NONCONFORMING USES

MOVE TO GRANT EXPANSION OF NONCONFORMING USE:
l. PRELIMINARY FINDINGS: Expansion would
A. Not be contrary to public interest; and

B. Does not cause an adverse effect to properties in the immediate vicinity or
zoning district; and

C. Relates only to property described in the application for variance.
Il SPECIAL FINDINGS:

A. The petitioner has a hardship due to the following exceptional conditions
applying to the property:

1. Expansion is necessary to implement the spirit of the ordinance
because . . .. (state facts).

OR

2. Expansion is necessary to insure public safety because . . . . (state
facts).

OR

3. Expansion is necessary to accomplish substantial justice because .

AND

B. Expansion is necessary for the preservation and enjoyment of substantial
property rights possessed by the subject property because . . . . (state
facts).

II. CONDITIONS:
Expansion is conditioned upon petitioner complying with all requirements of the

City Code applicable to the subject use as if the use was in the proper zoning
district.
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MOVE TO DENY EXPANSION OF A NONCONFORMING USE:

PRELIMINARY FINDINGS:

A. It would be contrary to the public interest because . . . . (state facts) or
B. It would cause an adverse effect to properties in the immediate vicinity
because . . .. (state facts) or
C. Relates to property not described in the application for expansion.
OR

Il. SPECIAL FINDINGS:

A. The petitioner has not demonstrated a hardship;
OR
B. The petitioner’s problem or hardship does not result from exceptional

conditions applying to the property because:

1. The problem is the result of the proposed use — e.g.
2. The problem is economic alone — e.qg.
OR
C. Expansion is not necessary for the preservation and enjoyment of

substantial property rights possessed by the subject property because:
(state facts).
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ZONING ORDINANCE 43.73.00 EXPANSION OF NONCONFORMING USES OR
STRUCTURES:

The intent of the Zoning Ordinance is to permit legal nonconforming structures or uses to
continue until they are removed but not to encourage their survival. However, where literal
enforcement causes unnecessary hardship, the Board may permit the expansion of
nonconforming uses or structures if it makes specific findings that expansion is necessary to
implement the spirit of the Ordinance, to insure public safety or accomplish substantial justice.

The Board may only grant the minimum variance necessary to relieve the hardship. A hardship
justifying a variance under this section exists if:

A. There are exceptional conditions applying to the property, and

B. A variance is necessary for the preservation and enjoyment of substantial property rights
possessed by the subject property, and it is not detrimental to the preservation and enjoyment
of substantial property rights possessed by other properties in the vicinity or Zoning District.

The provisions of this Section do not apply, and the expansion of nonconforming uses is
expressly prohibited if the uses on all abutting properties are within a use category different than
that of the subject use. For the purpose of this Section, use categories are Residential/Special,
Commercial, Office and Industrial.

If the Board grants an expansion of a nonconforming use or structure, it shall require to the
fullest reasonable extent that all requirements of the City Code applicable



BOARD OF ZONING APPEALS

The Board of Zoning Appeals is a group of seven of your neighbors or peers appointed
by City Council to pass judgment on requests for variances and other matters that are
brought before them. A variance is a relaxation of the literal provisions of the Zoning
Ordinance. Petitioners must indicate a hardship or practical difficulty running with the
land that would warrant the granting of the variance.

PROCEDURE

The Board will hear the items in the order that they appear on the agenda. When an
item is called, the Chairman will verify that the petitioner is present. Then the City
Administration will summarize the facts of the case. The petitioner will then be given an
opportunity to address the Board to explain the justification for the action requested.

After the petitioner makes their presentation, and answers any questions that the Board
may have, the Chairman will open the Public Hearing. Any person wishing to speak on
the request should raise their hand and when recognized by the Chairman, come up to
the podium and sign in on the sheet provided. The speaker should identify themselves
with name and address, indicate their relationship to the property in question (i.e. next
door neighbor, live behind the property, etc.) and state whether they are in favor of or
against the variance request and give reasons for their opinion. Comments must be
directed through the Chairman. Comments should be kept as brief as possible and
closely pertain to the matter under consideration. Only one person will be recognized
by the Chairman to speak at one time.

At the conclusion of public comments the Chairman will close the Public Hearing. Once
the Public Hearing is closed, no other public comment will be taken unless in response
to a specific question by a member of the Board. The Board will then make a motion to
approve, deny, or table (delay action) the request. In order for the request to pass a
minimum of four votes for approval are needed. If the request is not granted, the
applicant has the right to appeal the Board’s decision to Oakland County Circuit Court.

April 2010



INTRODUCTIONS

Chairman introduces staff and Board members. Suggest starting with Recording
Secretary and go counterclockwise.



500 W. Big Beaver

g, Cltyg/ BOARD OF ZONING APPEALS Troy, M 48084

(248) 524-3364

I'Oy MEETING AGENDA e
REGULAR MEETING

David Lambert, Chair, and Michael Bartnik, Vice Chair
Glenn Clark, Kenneth Courtney, Donald L. Edmunds
William Fisher, A. Allen Kneale

January 18, 2011 7:30 P.M. Council Chamber

1. ROLL CALL — Excuse Absent Members if necessary

2. APPROVAL OF MINUTES — December 21, 2010

3. POSTPONED ITEM

A. VARIANCE REQUEST, CAMELIA SANDULACHE, 405 E. MAPLE — In order to
enlarge the existing building proposed to be used as a dental office: 1) A 16 foot
variance from the required 20 foot side yard (east yard) setback, 2) An 11 foot
variance from the required 30 foot yard front yard (west yard) setback, and 3) A
10 foot variance from the requirement that the proposed handicapped ramp be
set back 20 feet from the west property line.

SECTIONS: 1) and 2) 30.20.01, 3) 41.45.00

4. HEARING OF CASES

A. VARIANCE REQUEST, DAN IVANOVIC CONSTRUCTION, 5188 SERENA
DRIVE - In order to enlarge the attached garage, a 5 foot variance to the
required 40 foot front yard setback.

SECTION: 30.10.01

B. VARIANCE REQUEST, LOUIS PAULL, 1396 COUNTRY DRIVE — In order to
construct an uncovered patio structure, an 8 foot variance from the required 30
foot setback adjacent to Pine Way Road.

SECTIONS: 30.10.02 AND 41.45.00

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.


mailto:clerk@ci.troy.mi.us�
http://www.troymi.gov/�

5. COMMUNICATIONS

6. PUBLIC COMMENT

7. MISCELLANEOUS BUSINESS

A. POLICY ON EXCUSING ABSENT MEMBERS — Postponed from December 21,
2010 Meeting

8. ADJOURNMENT

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.


mailto:clerk@ci.troy.mi.us�

BOARD OF ZONING APPEALS MEETING — DRAFT DECEMBER 21, 2010

The Board of Zoning Appeals meeting was called to order by Chair Lambert at 7:30 p.m. on
December 21, 2010, in the Council Chamber of the Troy City Hall.

1.

ROLL CALL

Present:.

Michael Bartnik
Glenn Clark
Kenneth Courtney
Donald L. Edmunds
William Fisher

A. Allen Kneale
David Lambert

Also Present:

Paul Evans, Zoning and Compliance Specialist
Christopher Forsyth, Assistant City Attorney
Kathy L. Czarnecki, Recording Secretary

APPROVAL OF MINUTES

Resolution # BZA 2010-12-056

Moved by Clark
Seconded by Fisher

MOVED, To approve the November 16, 2010 Regular meeting minutes as printed.

Yes: All present (7)
MOTION CARRIED

HEARING OF CASES

A. VARIANCE REQUEST, CAMELIA SANDULACHE, 405 E. MAPLE — In order to

enlarge the existing building proposed to be used as a dental office: 1) A 16 foot
variance from the required 20 foot side yard (east yard) setback, 2) An 11 foot
variance from the required 30 foot yard front yard (west yard) setback, and 3) A 10
foot variance from the requirement that the proposed handicapped ramp be set back
20 feet from the west property line.

ORDINANCE SECTIONS: 1) and 2) 30.20.01, 3) 41.45.00

Mr. Evans addressed the three setback variances individually with respect to
location and zoning of adjacent properties. Mr. Evans said the item went before the
Planning Commission at their November meeting, at which time no action was taken
because the item required variances. Mr. Evans displayed the renderings provided
by the applicant.

1



BOARD OF ZONING APPEALS MEETING — DRAFT DECEMBER 21, 2010

Arthur Kalajian, project architect, of 1871 Austin Drive, Troy, was present to
represent the petitioner. Mr. Kalajian addressed the following:

Nature, position and configuration of the site.

Existing building square footage, grade level and dual frontage of corner lot.
Building renovation and floor layout.

ADA regulated ramp and access.

Lighting.

Zoning Ordinance requirements relating to parking, landscaping and stormwater.

Mr. Kalajian addressed concerns expressed by the neighboring property located at
415 E. Maple, relating to parking, traffic and trash removal. Mr. Kalajian said there
would be minimal impact on the neighboring property with respect to parking. He
said there is no shared parking agreement with the neighbor. Mr. Kalajian proposes
to place a demountable precast curb in the parking area to impede cars from
crossing onto the neighboring property. Mr. Kalajian said trash would be placed in a
covered container behind a gate and removed on a weekly basis for curb pickup.

Petitioner Camelia Sandulache of 36669 Waltham Drive, Sterling Heights, was
present. Dr. Sandulache said there would be four employees. She estimated the
total number of people in the facility at any given time would be eight, four
employees and four patients.

Mr. Bartnik complimented the architect on the aesthetics and location of the barrier
free ramp.

Mr. Forsyth said the Board can consider the potential parking concern as far as
practical difficulty is concerned and the impact it might have on the adjoining

property.
PUBLIC HEARING OPENED

Richard Taubman of 32255 Northwestern Highway, Farmington Hills, was present to
represent Dr. Sklar, the neighboring property located at 415 E. Maple. He
addressed the size of the property in relation to its proposed use, the rectangular
shape and non-uniqueness of the property, and the existing site and no variances
sought at the time Dr. Sklar's facility was constructed. Mr. Taubman said the
increase in traffic and overflow parking would impact his client. Mr. Taubman
referred to Section 43.73.00 of the Zoning Ordinance that addresses expansion of
nonconforming uses or structures. He asked that the Board deny the variance
request, and to the extent that should a variance be granted, that the Board grant
the minimum variance necessary to relieve the hardship, as stipulated in Section
43.73.00.



BOARD OF ZONING APPEALS MEETING — DRAFT DECEMBER 21, 2010

A short discussion followed on:

e Nonconforming structures.

e Rear property line in relation to 415 E. Maple.

e Lack of landscaping to screen parking lot view from 415 E. Maple.
e Parking lot design.

Mr. Forsyth stated the Board should make its decision based on the presentations
provided tonight by both the petitioner and the adjacent neighbor at 415 E. Maple.

Alexandru Derecichei of Century 21 Realtors, 4820 Rochester Road, Troy, was
present. Mr. Derecichei asked the Board to grant the request because the proposed
use would positively impact the neighborhood and the City.

Chair Lambert noted there is no written correspondence on file.

PUBLIC HEARING CLOSED

Discussion followed on:

e Proposed parking; the proposal meets Zoning Ordinance requirements.

e Planning Consultant report; Site Access and Circulation — “The site will be
accessed from two proposed entrances; one on Kirkton Avenue and a second,
which will access the existing parking area for the adjacent office property to the
east and north. This configuration is acceptable and provides adequate access
to the small parking area in a challenging space.” The Board noted the current
proposal would not provide for access to the adjacent office property without
modifications to the adjacent office property’s sidewalk.

Resolution # BZA 2010-12-057
Moved by Bartnik
Seconded by Kneale

MOVED, To grant requested variances.

Preliminary Findings:

e The variances are not contrary to public interest.

e The variances do not permit the establishment of a prohibited use within a zoning
district.

e The variances do not cause an adverse effect to properties in the immediate
vicinity or zoning district.

e The variances relate only to property described in the application for variance.

Special Findings:

¢ Conforming is unnecessarily burdensome. Variances are not excessive.

e The practical difficulties result from the unusual characteristics of the property
including (1) size; (2) location and (3) configuration. The 60’ x 122’ corner lot of a
standard rectangular configuration is difficult or impossible for the petitioner to
make any reasonable use of the premises.



BOARD OF ZONING APPEALS MEETING — DRAFT DECEMBER 21, 2010

5.

Discussion on the motion on the floor.

Chair Lambert expressed concern to support the motion because the one variance
relates to the potential impact on the neighboring property located at 415 E. Maple.

Mr. Courtney expressed concern with the proposed parking and the extension of a
nonconforming building. He would prefer to table the item.

Mr. Clark expressed concern with the extension of a nonconforming building and the
potential impacts on 415 E. Maple and residential characteristics of the
neighborhood. He would prefer to table the item.

Mr. Bartnik expounded on the reasons to grant the variances. He addressed the
surrounding zoning and uses and practical difficulties in relation to the configuration
of the property. Mr. Bartnik stated the construction of any commercial building on
this site would require approval of variances. He believes there would be minimal
impact on the doctor’s property.

Discussion continued on:

Site design.

Floor design in relation to barrier free ramp.
Landscaping.

Parking layout/design.

Resolution # BZA 2010-12-058
Moved by Bartnik
Seconded by Clark

MOVED, To postpone the item to the January 18, 2011 Regular Meeting to provide
the petitioner an opportunity to meet with the neighbor and come back to the Board
with amenable revisions.

Yes: All present (7)
MOTION CARRIED

It was requested of the petitioner to address the proposed demountable precast curb
in the parking lot area with the Planning Department and to research whether a
Cross access easement currently exists on the site.

COMMUNICATIONS

None.



BOARD OF ZONING APPEALS MEETING — DRAFT DECEMBER 21, 2010

8.

PUBLIC COMMENT

There was no one present who wished to speak.

MISCELLANEOUS BUSINESS

A. APPROVAL OF PROPOSED 2011 BOARD OF ZONING APPEALS MEETING
SCHEDULE
The 2011 Board of Zoning Appeals meeting schedule was reviewed and
acknowledged by Board.

B. POLICY ON EXCUSING ABSENT MEMBERS
Mr. Evans introduced the item. He said there appears to be no legal requirement
that absent members must be excused from attendance of a meeting, and asked
the Board to consider removing that item from future agendas.
After a short discussion, it was the consensus of the Board to postpone this
matter to the next meeting.
Chair Lambert asked that the item be placed on the January 18, 2011 agenda
under Miscellaneous Business.

ADJOURNMENT

The Board of Zoning Appeals meeting adjourned at 8:56 p.m.

Respectfully submitted,

David Lambert, Chair

Kathy L. Czarnecki, Recording Secretary

G:\BZA\WMinutes\Draft\12-21-10 BZA Meeting_Draft.doc



3.

POSTPONED ITEM

A.

VARIANCE REQUEST, CAMELIA SANDULACHE, 405 E. MAPLE — In
order to enlarge the existing building proposed to be used as a dental
office: 1) A 16 foot variance from the required 20 foot side yard (east yard)
setback, 2) An 11 foot variance from the required 30 foot yard front yard
(west yard) setback, and 3) A 10 foot variance from the requirement that the

proposed handicapped ramp be set back 20 feet from the west property
line.

SECTIONS: 1) and 2) 30.20.01, 3) 41.45.00



ZONING ORDINANCE 43.73.00 EXPANSION OF NONCONFORMING USES OR
STRUCTURES:

The intent of the Zoning Ordinance is to permit legal nonconforming structures or uses to
continue until they are removed but not to encourage their survival. However, where literal
enforcement causes unnecessary hardship, the Board may permit the expansion of
nonconforming uses or structures if it makes specific findings that expansion is necessary to
implement the spirit of the Ordinance, to insure public safety or accomplish substantial justice.

The Board may only grant the minimum variance necessary to relieve the hardship. A hardship
justifying a variance under this section exists if:

A. There are exceptional conditions applying to the property, and

B. A variance is necessary for the preservation and enjoyment of substantial property rights
possessed by the subject property, and it is not detrimental to the preservation and enjoyment
of substantial property rights possessed by other properties in the vicinity or Zoning District.

The provisions of this Section do not apply, and the expansion of nonconforming uses is
expressly prohibited if the uses on all abutting properties are within a use category different than
that of the subject use. For the purpose of this Section, use categories are Residential/Special,
Commercial, Office and Industrial.

If the Board grants an expansion of a nonconforming use or structure, it shall require to the
fullest reasonable extent that all requirements of the City Code applicable
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CITY OF TROY

BOARD OF ZONING APPEALS APPLICATION

CITY OF TROY PLANNING DEPARTMENT FILE NUMBER
S0 80 2CAER KO0 i Gy, [rooamon
: C REGULAR MEETING FEE ($150.00)

PHONE; 248- 524-3364 >
FAX: 248-524-3382 : roy VARIANCE RENEWAL ($35.00)
SPECIAL MEETING ($750.00)

E-MAIL: ptanning@troymi.gov
http://Mww.troymi.gov/Planning

NOTICE TO THE APPLICANT

REGULAR MEETINGS OF THE CITY BOARD OF ZONING APPEALS ARE HELD ON THE THIRD
TUESDAY OF EACH MONTH AT 7:30 P.M. AT CITY HALL. PLEASE FILE A COMPLETE
APPLICATION, WITH THE APPROPRIATE FEE, AT LEAST TWENTY-SEVEN (27) DAYS
BEFORE THE MEETING DATE.

A COMPLETE APPLICATION THAT MEETS ZONING ORDINANCE REQUIREMENTS IS PLACED
ON THE NEXT AVAILABLE AGENDA OF THE BOARD OF ZONING APPEALS.

. ADDRESS OF THE SUBJECT PROPERTY: 40§ E. MAPLE RoHnRD

LOTNO. D suspivision _Gouvell. HelonTs
Locatep onTHE N oyl SIDE OF (ROAD) M APLEE PO
peTweeN Rechesre 2D. AND _L\VEatNos RD .

ACREAGE PROPERTY: Attach legal description if this an acreage parcel

2. PROPERTY TAX IDENTIFICATION NUMBER(S): __ 28 -2 -~ X1-318-0|&H

SEAoN 20 .30 0
3. ZONING ORDINANCE SECTIONS THAT ARE APPLICABLE TO THIS APPEAL: MIN. YARD SEIARCKS

4. REASONS FOR APPEAL: On a separate sheet, please describe the reasons justifying the requested action.

5. HAVE THERE BEEN ANY PREVIOUS APPEALS INVOLVING THIS PROPERTY? If yes, provide date(s) and
particulars: _ Y NKINOW N

Revised 05/26/10




6. APPLICANT INFORMATION:
naME_ GAMELLA | Q)ar\du\ac(f\e

company.__ AN Nacom s q}e'f\"w‘g%‘%/ |

aooress.__V5T1o A Mile ©d cude A

oy Clinden Twp STATE A zp_ St Bo38
TELEPHONE | B3 al\ &y .

E-MAIL \'i\@o @ /42( maCoMchA@nL‘SHf-COuA

7. RELATIONSHIP OF APPLICANT TO THE OWNER OF THE SUBJECT PROPERTY:

@M\Nér ConeR

8. OWNER OF SUBJECT PROPERTY:
NAME ?OUALD Ro&ol//‘f_s/{:/

COMPANY____ _ e
ADDRESS 2561 JupAH 2D,

cITY Q1o v state__ 1Y) L zr F8RET
TELEPHONE 244- 73¢- %//é

E-MAIL

The undersigned hereby declare(s) under penalty of perjury that the contents of this application are true to the
best of my (our) knowledge, information and belief.

The applicant accepts all responsibility for all of the measurements and dimensions contained within this

application, attachments and/or plans, and the applicant releases the City of Troy and its employees, officers,
and consultants from any responsibility or liability with respect thereto

l, RovaLp rzobo\l 1T3KY (PROPERTY OWNER) HEREBY DEPOSE AND SAY THAT ALL THE ABOVE
STATEMENTS AND STATEMENTS CONTAINED N THE INFORMATION SUBMITTED ARE TRUE AND CORRECT
AND GIVE PERMISSION FOR THE BOARD MEMBERS AND CITY STAFF TO CONDUCT A SITE VISIT TO
ASCERTAIN PRESENT CONDITIONS.

SIGNATURE OF APPLICANT % pate (@ —ll— 2010
prvTName_ (A melice  Sondal ache

mu»/

SIGNATURE OF %RTY OWNER
T
pRINTNAME;ZToxvall . =7 S 830vieT- ST

paTE SO-//- Zo/o

L 7

Revised 05/26/10
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13 BN \ ; @ / | | Nin LAND SITUATED IN THE CITY OF TROY, COUNTY OF OAKLAND, STATE OF MICHIGAN
- BUILDING Lot i s o0 SibE SE‘; e To | \ EX. SIDEWALK TO LOT, 3, SUPERVISOR'S FLAT OF LOTS | TO &, 5l TO BB, &3 TO 14 AND 1T TO 128,
5, =L _ | 6T R S | ‘ BE REMOVED ALL INCLUSIVE, COUNCIL HEIGHTS, AS RECORDED IN LIBER 52, PAGE |5 OF PLATS,
/ S ] 9 | ) = | | OAKLAND COUNTY RECORDS. CAMILIA
- ‘ 1 i} | i} m ! 1 \ N | i} ‘ l
§ = sz ? -2 g 2412 IRONDA B «© | ‘ ! |‘ Hl COMMONLY KNOUN AS : 405 E. MAPLE ROAD, MI 48083 SANDULACHE
L2 I — ! ‘ ¢ | | | TAX I D. 20-27-318-018
oo © i PROPOSED POLE e B i 586-412-1144
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g | L ANDSCAPE : ~ , S ONSTRUCT MH. ~ 0 I+
‘ - - - - = > 1 - - rd I N
\  PROPOSED GROUND Y / ¥ OVER Ex] 12" 6TORM 3 -y _
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N PROPOSED Q PROPOSED e | 9. ~ 3 ha
' 5'-0" SIDEWALK o 5'-0" SIDEWALK _ - 7 | | < S | |
| — - o4
E-—- J ) J PrOPOSED 0 s -7 " N\“Ex HrDRANT | | L s
_________ PR S _/_/___EX_ﬁ_W_______\;_ T T / ‘ | | 4 CONCRETE 1 DESCRIPTION
\ I & / | . | u L DRIVF « SITE PLAN AND
| i EDCE. O ASPHAT T K E | 0 ~ | n 5 PREL IMINARY
\ | S . / %/} \ @ I 4 ; | | oe ENGINEERING
\ ; ) ~ / ® | Ll
/ 1 0l
& | KIRKTON AVE. (50" R.O.W.) I R EOS * B[4 STRM
—_——— - : - S — ] mrag, | » | s O p e Ne.
B | CENTERLINE OF ROAD (ASPHALT) e T T } T ADC-I12\@
X ~ — P
| //& \%\\\R \ ,,/””’//
I v " @ H“\\“‘\‘ ///(_Jri_ i CTW
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b EDEE OF ASPHALT \/\ |
_____________ P |
’ OED WREs T T —— d |
L\ L SR ettt JQ/ |
| e e e . T T ——
EX. 12 STORM | EX. [2' STORM e - =) :
|
DRIVE .' ™ :
DESIGN
! ZON |N& @ - I | AEK
1
N PROPOSED SITE PLAN |
SCALE: 10°=1'-0° |
\
|
VARIANCES: BUILDING AREA.
EAST YARD SETBACK (BUILDING) GENERA- INFORTIATION VARIANCES REGUIRED
EXISTING BUILDING lst FLOOR ——— 95 GS&F. =
REQUIRED: 20 FEET MAX. BLDG. HT. ALLOLED 3 STORIES, 36" HIGH ® e EAST SIDE TARD SETBACK OF 4'-0" GENERAL SITE ENGINEERING NOTES
. PROPOSED | 8TORY, 14'-6" AVG. HT. EXISTING BUILDING BASEMENT —— 3B GSF. REQUIRED 16'-@" VARIANCE.
PROPOSED:4 FEET ZONING DISTRICT @-I PROFOSED BUILDING 222 GSF. PROPOSED ADDITION STARTS AT 2'-2 172" 1) STORM WATER DETENTION
E— EAST OF EXISTING BUILDING. SHEET NO.
_ CONBTRUCTION TYPE Y B PAVEMENT AREA TO HAVE CATCH BASING AND DETENTION 4) UTILIZE EXISTING WATER MAIN TAP ALONG
VARIANCE: 16 FEET TOTAL BUILDING AREA 2352 GSF. PER CITY OF TROY ENGINEERING STAND ARDS. DETENTION ROW AND PROVIDE SHUT OFF VALVE AS
NON USABLE 18T FLOOR AREA —— 600 GSF. P TO BE DETAINED WITHIN THE PROPOSED PAVEMENT AREA REQUIRED.
WEST YARD SETBACK (BUILDING) SETBACKS * gﬁguggg %Tﬁﬁiig,\l& ?DUE 10 CORNER AND WITH UNDERGROUND PIPING AS REQUIRED.
i NON USABLE BASEMENT AREA ——— 25> GEF ) ALL UTILITY LINES TO BE INSTALLED
REQUIRED: 30 FEET ERONT LOT STREET FRONTAGE (MATCHING EXISTING 5
] S BUILDING) CLEAR OF ANY EXISTING OR PROPOSED
) yon REQ'D. 300 TOTAL NET USABLE 18T FLOOR 81 GSF. : TREES OR SHRUBS THAT ARE TO REMAIN.
PROPOSED: 19’ (196" actual) PROVIDED: 80UTH SIDE ¢ EXISTING) = &'-2" AREA (EXCLUDING BASEMENT AREA SEE L ANDSCAPE DUG.
AND FIRST FLOOR EXTERIOR WALLS, 2) SANITARY STSTEM
VARIANCE : 11 FEET oot ADDITION S e CORRIDOR, MECHANICAL AND LANDCSAPE AREA ool EROSION AND SED MENTATION
PROFPOSED ADDITION) = 13'-&", RESTRM. AREAS) SEE SUEET A-| TO BE INSTALLED PER CITY OF TROY ENGINEERING & )SCIL EROSIO L SED ©
REAE . . = TOTAI_ REQL”EED I@% OF 5|TE NET AREA= STANDARDS. CONTROL MEASURE& ARE TO BE
WEST YARD SETBACK (HANDICAP RAMP) RiD 0.0 5611 = 562 SF. PROVIDED DURING CONSTRUCTION.
REQUIRED: 20 FEET PROVDED 60" PARKING REQUIREMENTS: 3) WATER MAN
. PROVIDED  &'-" ( EXISTING) TOTAL PROVIDED = &76 SF. ) A SOIL EROSION PERMIT FROM THE
_ 4'-2" (PROFPOSED ADDITION IST FLOOR NET AREA = 8|7 SF/ 122 = 8 CARS (SEE SHEET L-| FOR MORE INFO.) MAX. DISTANCE OF CLOSEST HYDRANT TO MOST CITY OF TROYT ¢ ENGINEERING COPYRIGHT ® 2010
PROPOSED:10 FEET EAST SIDE PROVIDED = 9 CARS (INCLUDING (1) BF. ACCESSIBLE SPACE) REMOTE AREA OF BUILDING 1S 97T DEPARTMENT [& REQUIRED. 6 DOCUMENT ¢ SUBJECT
. SIDES MATTER CONTAINED THEREIN
VARIANCE: 10 FEET ECURED 200 BASEMENT 16 NOT AN ADDITIONAL OCCUPIED AREA, 16 PROFRIETART AND 16
o USED EXCLUSIVELY FOR STORAGE, MECHANICAL ¢ STAFF T R 2 Lee
PROVIDED  NORTH SIDE = t &T-6 PERSONAL OCCUPYING THE UPPER LEVELS. OF THE INDIVIDUAL OR ENITY

FOR WHICH IT WAS PREFPARED
AND 18 NOT TO BE USED OR
REFPRODUCED WITHOUT THE
WRITTEN FPERMISSION OF
ARTHUR E. KALAJIAN 4
ASSOCIATES INC.
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VARIANCES:	
EAST YARD SETBACK (BUILDING)	
REQUIRED:	20 FEET
PROPOSED:	4 FEET
VARIANCE:	16 FEET
WEST YARD SETBACK (BUILDING)
REQUIRED:	30 FEET
PROPOSED:	19’ (19’6” actual)
VARIANCE	:	11 FEET
WEST YARD SETBACK (HANDICAP RAMP)
REQUIRED:	20 FEET
PROPOSED:	10 FEET
VARIANCE:	10 FEET
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| o | \ | BIG BEAVER ROAD /
| = EX. SIDEWALK |
| TO RPFYMAIN ARTHUR E. KALAJIAN
| | -5 & ASSOC. ING.
: EX. ASPHALT PAVEMENT H \\ I‘ , ARCHITECTS
R O
| EAN \ } S| SECTION 21, o 1871 AUSTIN DRIVE
| N
| : E S . V| XN RXE. o TROY MICHIGAN
I $i I @ ) -q'
| " \:& ‘] % \ } -(—) - - + - -
— EX. SDEWALK 20’NKR" T | & ¥ .
- : : N02 39 08 W \ | A v 1% ! FAX: 248-824-0217
9 | B ] I o s el
1 f ‘ >, | I
| j \ 3 P
. ! Wi PROPOSED
a i :\ | A SITE , O
S 3 . A of DENTAL CLINIC
y : / . ™ \
EXISTNG \ R i I I TO EXISTING
p \ -
 BULDNG - Ll | S | —Ex BIDEWALK MAPLE ROAD | BUILDING
o \ T =
S5 . PROPOSEID | > N
\
NS PROPOSED \POLE ADDITION ~ LOCATION MAP OWNER AND
M~ MOUNTED L IGHTING = CONTACT PERSON
o0 FIXTURE \ f 7 % 0 ~N / NOT TO SCALE
Z \\ / . B e e 3
WALL MOUNTED ™, < | =x|STING va
LIGHTING FI2>§TUFQE\:“ - 7 L 0 - PROPOSED ORGANIC CAMILIA
ms u LANDSCAFE AREA SANDULACHE
EX. SIPEWALK P REQUIRED FRONTAGE
EXISTNG TREES % g P ANDSCAPED AREA 586-412-1144
© BE REMOVED o™
(TYP. FOR 4) Yy O 586-873-0455
NON ORGANIC PART OF
LIMIT OF I@'-@" L LANDSCAPE AREA
REQUIRED EWALK
. FRONTAGE NON ORGANIC AREA
i LANDSCAPE i |
E - -
2 PROPOSED BUILDING | @
SIGN 2@ SF. —
S MAX. i m o
122.30’ LANDSCAPE AREA REGUIREMENT Zy 19
_ _ » TOTAL SITE AREA 1,341 &F, [TT1 1] . ®
= L e R e NET SITE AREA (MINUS @' FRONTAGE) —— 56112 SF. ~
| PROPOSED Q PROPOSED = | N - d
- ® = i - Y ll | I©% OF SITE NET AREA 562 SF. 2 Yy
: L —= | * TOTAL PROP. ORGANIC AREA ——— 108 SF. > BT )
EX. &' WM ~ 7 / EX. \ I » TOTAL NON ORGANIC AREA 510 SF. I 0 1D 0
——————————————————————————————————————————————————————————————————— — / HYDRANT | Q
. - / . | » 20% REQUIRED LANDSCAPE AREA TO BE NON n_ A
S o~ & | ORGANIC AREA 122 SF.
'\ EDEE OF ASPHALT T / = | 1 —
\ ,' LN / C%% @ | * TOTAL LANDSCAPAED AREA PROVIDED = o |
2 , S / 7 S W‘ 102402 = 8o SF.
/
L ; KIRKTON AVE. (50’ R.O.W.) s EE reeE mEqUREMENT
A W _ - _ _ _ _ _ - 4 — — — Y f . . | » NUMBER OF REQUIRED FRONTAGE TREES = FRONTAGE (FT) /3@ PER
® | ~— X7 | CITY OF TROY ZONING ORDINANCE SEC 3271022 LANDSCAPE
o CENTERLINE OF ROAD (ASPHALT) - = RM | |
\\ | e T | SOUTH FRONTAGE = 60'-@" /30 = 2 TREES REQUIRED SITE PLAN AND
. | // «dﬁ - WL — | WEST FRONTAGE = 122'-4" /2@ = 4 TREES REQUIRED DETAILS
| AR B e RS .
\ B 1 oA RN | - » TOTAL NUMBER OF TREES REQUIRED = & TREES
‘ \‘ o —— T T TRy e j) l « TOTAL NUMBER OF TREES PROVIDED = & TREES ( | EXISTING + 5
y b EDEE OF ASPHALT > | PROPOSED) JOB NO.
SEE SCHEDULE BELOW) ADC-121@
NOTE -
LANDSCAPE NOTES AND PLANTING SPECIFICATIONS: NO EXISTING TREES TO BE PRESERVED BETWEEN 4"- 1@" CALIPER ‘
N pROPOéED elTE PlAN PER CITY OF TROYT LANDSCAPE DESIGN ¢ PRESRVATION SEAb
1. ALL REQUIRED LANDSCAPE AREAS SHALL BE COMPLETELY PLANTED SCALE: 10°=1"-0 STANDARD SECTION 2.24-A) AND 2.
WITH GRASS, GROUND COVER OR OTHER LANDSCAPE MATERIAL,
2. ALL LANDSCAPE MATERIAL EXCEPT TREES SHALL BE MAINTAINED
SO AS NOT TO EXCEED (3) FEET IN HEIGHT. EX TREE SCHEDULE
3. ALL PLANT AND GRASS MATERIALS TO BE IN COMPLIANCE WITH THE PLANT SCHEDULE ID. NOJSIZE[TREE TYPE | CONDITION]  NOTES
CITY ORDINANCE AND CONFORM TO THE STANDARDS OF THE MICHIGAN QTY.| TYPE COMMON NAME BUTANICAL NAME SIZE REMARKS T | 18" |oAK GOOD |TO BE REMOVED
ASSOC. OF NURSERYMEN, 2 | PA |NORWAY SPRUCE Plcea abies 6'-8’ H. 2 12" |OAK GOOD | TO BE REMOVED
4, ALL PLANT MATERIAL SHALL RECEIVE ¢3) PARTS TOPSOIL TO (1> PART
PEAT [\I:DSS PyANTING MIX. . 3 GBF |FASTIGIATE MAIDENHAIR |Gingko biloka ‘FASTIGIATA’ 3° caol. B&B 207 ON CENTER 3 4" |MAPLE GOOD TQ BE REMOVED
TREE (mal ly) "
5. ALL PLANTING BEDS SHALL RECEIVE A 4° LAYER OF SHREDDED BARK D 2 4 |24 IMAPLE Goob |To BE REMOVED zae JeseToso Toman
MULCH. ALL BEDS SHALL RECEIVE A PRE-EMERGE WEED KILLER PRIOR 0-25- 10| RvL| AEK | A
TO INSTALLATION OF MULCH. ALL BEDS SHALL BE WATERED THOROUGHLY
TWICE DURING THE FIRST 24 HR. PERIOD AFTER PLANTING.
6. PLANT MATERIAL ¢ B & B > SHALL BE BALLED WITH ORIGINAL SOIL, INTACT LEGEND
WITH THE FIBROUS ROOTS TO INSURE MAX., RECOVERY AFTER PLANTING, e DETALL N
7. ANY BARE AREAS OF 12° OF LARGER DIA. SHALL BE RESEEDED AND - '
INCLUDED IN MAINTENANCE PERIOD, SHT. NAME
8. ALL NURSERY STOCK SHALL BE PLANTED PER APPLICABLE STANDARDS
INCLUDING THE INSTALLATION STANDARDS BY THE MICHIGAN STATE HIGHWAY QUANTITY
DEPT. AND SIZED AS SHOWN IN THE PLANTING SCHEDULE. RUBBER HOSE @i
9. LANDSCAPING SHALL BE PLANTED IN A SOUND WORKMAN LIKE MANNER NEMMON
AND ACCEPTED GOOD PLANNING PROCEDURES. THE LANDSCAPE AREAS RUBBER HOSE GUY WIRE (2-#1/2 TWISTER A
TO BE PROTECTED FROM VEHICULAR ENCROACHMENT, ~J m
GUY WIRE (2—#1/2 TWISTER) NG (2) 2x2 CEDAR STAKES 3
10. MAINTENANCE TO THE LANDSCAPING SHALL BE PERFORMED SUCH AS TO >é (2 PER TREE, o %O RUPLSED
KEEP THE LANDSCAPE IN GOOD CONDITION WITH A HEALTHY, NEAT AND () 2x2 CEDAR STAKES - 18 BELOW TREE PIT IN 0 |
AND DEAD MATERIAL SHALL BE REPLACED WITHIN (1> YEAR OR PART OF 18* BELOW TREE PIT IN —’// 5 SIGN AREA (MIN. QX %@ SHRUBS
THE NEXT PLANTING PERIUD WHICHEVER IS FIRST. UNDISTURBED SOIL) ' TREE WRAP a LETTERS &" HIGH) 24
: )
11, SEE SHEET A FOR LOCATION OF PLANT MATERIAL 4% BARK MULCH ‘\’_/ 4% BARK MULCH S PROPOSED
o f Q DECIDUOUS
) MOUNDED EARTH < MOUNDED EARTH ~ TREES
4* BARK MULCH SAUCER 1} SAUCER )
MOUNDED EARTH EXISTING GRADE | EXISTING GRADE | ) _— SROPOSED % RS
. a2 — - /_'
LR RO — = LU
REMOVE BURLAP FROM =2 [ e REMOVE BURLAP FROM ——img el | , | GRADE. TREES IR
EXISTING GRADE TOP 1/3 OF BALL =" " & TOP 1/3 OF BALL =l } =
| H|E ‘ 1 1"
REMIVE BURLAP PRIV 7 i ST ——— PLANT MIXTURE =T & PLANT MIXTURE ) 42 MAX COPYRIGHT © 2010
—F [ {Ts = =
AN - SCARIFY TO 6° DEPTH EF & ™ SCARIFY TO 6 DEPTH Sl | =liE=T=l=] | == THIS DOCUMENT 4 SUBJECT
PLANT MIXTURE : Tt | Sl = Lﬁﬂ;ﬂz& MATTER CONTAINED THEREIN
SCARTFY 10 3¢ DEPTH :”l/—j @ UNDISTURBED SOIL - 18,[— UNDISTURBED SOIL —I=ITEIMH] 5 PROPRIETARY AND IS
W 6 E ]_ INTENDED ONLY FOR THE USE
OF THE INDIVIDUAL OR ENITY
EVERGREEN TREES DECIDUOUS TREES GROUND SIGN DETA ey e
S ERUREL == Seealliole RLLS STALE NDVE e 4D 18 Not 70 BE ugED o
MAX. SIZE GRD SIGN 20 SQ FT. 10’ HIGH UJEE?ET‘?PEE?’H&&ION OF
PROPOSED 20 SQ. FT. 5° HIGH ARTHUR E. KALAJIAN ¢

ASSOCIATES INC.




2 X 18'-4" \- PROPERTY . ' I
P LINE .
T O | ~EGRESS WINDOW WELL
w 1 |
) / [
= __'_'}" ___________________________________________________________ i
| | ! "
AR I
0 |
S N R 1 D —, WA S— ) P B S L
R | ]
S |
l |
i LAB. STERLIZATION! N .
-l | |
T-2" : -Il_@u N A ' : I PROPOSED
PRI : SIGN 20 SF.
e - ! MAX.
Lo |
- | ]
4 FILES &
. |
.- I !
% : _— RAISED
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i Sal OFFICE i ! i
o . '.+I"' et |
b L4 ___ NI , "
: ; o ,|V7 -2" 4'-@
£ r___:+1____ﬂl ,
I - T I I
. o , T ¥ o——~ e N = 1,2 Ly G AT L PG T LY S CYT TG PRGBS (Y | | /‘_REMOVE
| 200 - 5o . i K PORTION OF
7 T ! ke EXISTING
R | | Lo PLATFORM
_/__ S A KIDS ] L AND STEPS
CAR OVERHANG P co L L
LiMIT B R I I ]
N B | L]
DR | | A
DR | : i
S P : : :
T T T Ce——p————— -
R | |
R T L |
o - ]
PR |
AR L .
P T
' = Lot | | RAISED PLANTER
A . AR Y |
= T 1T = N DAl tam N DISPLAY I /
CL T BE VAN i — | .
S & T ACCESSIBLE. C N ] | | I S | N P S I i 4
“TePL. L eleN L , s
\ R | N PROP. CANOPY _ !
e T SUPPORT COL. -
- SEAT RAISED PLANTER ' 7 ,
SLORE T
. /
112 ] s EDGE OF
> > —— — —— v v al SIDEWAY
UPf e RAME W2 N A = [V Q / in
" el w O L B 0 A | ™
9 _ _ _ - 2
9 N\ SIGN CLEARANCE AREA
3_1 ]
PROPOSED SIGN - 2
20 SF. MAX. o A '
i} %
g v
/ ]
]
PROPERTY LINE 25'-0" I
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BUILDING AREA:
N PROPOSED 18T FLOOR PLAN EXISTING BUILDING lst FLOOR 35 GSF.
SCALE: 1747=1"-0" EXISTING BUILDING BASEMENT 5 GSF. THE EXISTING BUILDING BASEMENT OF (915) GSF WILL

NON USABLE 19T FLOOR AREA

EXTERIOR WALLS, CORRIDPOR, MECHANICAL
¢ RESTRM. AREAS TO BE EXCLUDED.

PROPOSED BUILDING

TOTAL BUILDING AREA

NON USABLE 1ST FLOOR AREA
NON USABLE BASEMENT AREA

TOTAL NET USABLE I1ST FLOOR
AREA (EXCLUDING BASEMENT
AREA AND lst EXTERIOR WALLS,
CORRIDOR, MECHANICAL AND
RESTRM. AREAS).

522 GSF.

2352 GSF.

620 GSF.
A5 GSF.
87l GSF.

REMAIN AS A NON PUBLIC ACCESSIBLE AREA USED
EXCLUSIVELY FOR PRIVATE USE AND WILL NOT INCREASE
THE BUILDING OCCUPANT LOAD.

THE PRIMARY USE WILL BE FOR MECHANICAL EQUIPMENT
AND STORAGE AREA.

THE PROPOSED ADDITION WILL HAVE A CRAUWL SPACE
ACCESSIBLE THROUGH THE EXISTING BASEMENT.

A

& ASSOC. INC.
ARCHITECTS

1871 AUSTIN DRIVE
TROY MICHIGAN
48083

OFFICE: 248-524-3816
FAX: 248-8524-0217
askalajan@ebogiobal.net

PROPOSED
DENTAL CLINIC

RENOVATION AND
ADDITION TO EXISTING
BUILDING

OWNER AND
CONTACT PERSON

CAMILIA
SANDULACHE

586-412-1144
586-873-0455

1
- me
2K
mm4q5
OF )y _
Z mk
'<[ [ 111 0 )
T Qo
| I
_l 1
|
DESCRIPTION:
FLOOR PLAN
JOB NO.
ADC- 1212
SEAL:

120-05- 10| RVW.| AEK | MA

SHEET NO.

COPYRIGHT © 2010

THIS DOCUMENT ¢ SUBJECT
MATTER CONTAINED THEREIN
1S PROPRIETARY AND (S
INTENDED ONLY FOR THE USE
OF THE INDIVIDUAL OR ENITY
FOR WHICH IT WAS PREPARED
AND IS NOT TO BE USED OR
REFPRODUCED WITHOUT THE
WRITTEN PERMISSION OF
ARTHUR E. KALAJIAN ¢
ASSOCIATES INC.
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"ALPHA

PART OF THE SW 1/4 OF SECTION 27,
T. 2N., R. 11E., CITY OF TROY, OAKLAND COUNTY, MICHIGAN.

DENTAL CENTER"

CATCH PASIN
RIM 66015

NORTH

STORM M
RIM 66l 4>

o
o

S WPNE

Fo L5

Tl Y ,
87'29'52"5——' 60.00
& R ik

SIDEWALK /W
Sz
X 8" WATERMAN
J’ZT_A_** v N\ PAVT ¢b  PAVT CP ;ﬁ%%
> GUTTER — oM M RM 4129 RN #43 :
RM #6124
B
12 —_—
PRIMARY BENCHMARK / . s
Eﬁé%ﬁfﬁﬁ;ﬂ\f r ROKW S
ARROW ON TOP OF HYDRANT LOCATED AT THE X — X
NORTHEAST CORNER OF MAPLE ROAD AND KIRKTON AVE. $ \/ p—a /
ELEVATION 664.65 {/ T~ — Y
NUMBER NORTHING EASTING ELEVATION GTTER o o polA4 o4l
o 7] @
w16 TR OF LRD o
159 384573 13454040.73 664.65 — MAP | E ROAD
N
a
¢ (ASPHALT)
CONTROL POINTS: A 3
. X
NUMBER LEGAL DESCRIPTION:
NORTHING EASTING ELEVATION Part of the SW 1/4 of Section 27, City of Troy (T.2N., R.11E.),
Oakland County, Michigan, described as follows:
1 384549.79 13454 044,59 661 .86 Lot 3, "Supervisors Re—Plat of Lots 1 to 8, 51 to 55, 69 to 74,
and 117 to 128, all inclusive, Council Heights" as recorded in L.52,
2 384365.27 13454138 . 41 661,33 P.15 of Plats, Oakland County Records.
3 384690.90 13454040.73 664 .65
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SIPEWALK
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415 -
&M (P
/ RM G0l
N
« /
/
/
o
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& / GATE VAVE
M 6620 PAVT CP
\&ﬂ\%} T RM 66026
STORM. M
RM 46626 \

,L’@%NMH
J— RIM 4424

(i) STORM M
RIM &él)?

_ EX B WATERMAN _ ——
TP OF ORP

(ENTERLNE OF ROMD

TP OF AARD

SECTION 27,

MAPLE ROAD

LOCATION MAP
NOT TO SCALE

LEGEND
/N CONTROL POINT
¥OX FIRE HYDRANT
® GATE VALVE
O MANHOLE — AS INDICATED
o CATCH BASIN
| PAVEMENT CATCH BASIN
4 SIGN
s + TOP OF BANK
¢ OF DRAIN

— — —— EXISTING WATERMAIN
—— —— EXISTING SANITARY SEWER
EXISTING STORM SEWER

€3 TREE

EXISTING PAVEMENT

Know what's below.
Call vefore you dig.

THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE
SHOWN IN AN APPROXIMATE WAY ONLY AND HAVE NOT BEEN
INDEPENDENTLY VERIFIED BY THE OWNER OR ITS
REPRESENTATIVE. THE CONTRACTOR SHALL DETERMINE THE
EXISTENCE AND EXACT LOCATION OF ALL EXISTING UTILITIES
(WHETHER SHOWN OR NOT SHOWN ON THIS DRAWING) BEFORE
COMMENCING WORK, AND AGREES TO BE FULLY RESPONSIBLE
FOR ANY AND ALL DAMAGES WHICH MIGHT BE OCCASIONED
BY THE CONTRACTOR'S FAILURE TO EXACTLY LOCATE AND
PRESERVE ANY AND ALL UNDERGROUND UTILITIES.

© 2008 - w ASSOCIATES, INC. ALL RIGHTS RESERVED.
THESE PLANS AND DRAWINGS ARE OWNED BY AND THE
SOLE PROPERTY OF JJ ASSOCIATES, INC. ANY
REPRODUCTION, COPYING, REUSE OR DISTRIBUTION OF THESE
PLANS AND DRAWINGS IS STRICTLY PROHIBITED WITHOUT
THE PRIOR WRITTEN CONSENT OF JJ ASSOCIATES, INC.
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ARTHUR E. KALAJAN
; Yy ARCHITECTS
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Arthur E.Kalajian & assoc. inc, architects 1871 AUSTIN ST., TROY, M.

48083

248-524- 3616 (FAX) 248-524- 0217 ( E MAIL) aekalajian@sbcglobal.net

November 24, 2010

City of Troy
500 W. Big Beaver Rd.
Troy, Mi.48084

Attn: Zoning Board of Appeals

Re: Proposed Dental Office , “Alpha Dental Center”, 405 E. Maple Rd. Troy, Mi.
Applicant : Alpha Dental Center, Camelia Sandulache
Project Architect : Arthur kalajian

Subject :

Proposed Addition & Renovation To Existing Building

Parcel ID# 20-27-378-018

The following outline is an explanation of our request and the impact to the
neighboring area:

A. Our proposal meets all of the site plan requirements including parking and
landscaping, other than the proposed building addition with the exterior ramp, front
and side setbacks.

The proposed addition will match the existing building west setback of 19.5’, and
requires a 10.5’ setback variance.

The proposed addition also requires a 16’ variance on the east side, which will
project approximately 2’-4” beyond the existing building east side. This east side
building setback encroachment backs up towards the adjacent property off street
parking lot and facility which is of similar use.

The existing building front setback is proposed to be cut back from 0’ to 6’ back
from the property line.

The exterior barrier free accessible ramp is integral with the adjacent barrier free
accessible space and stairs and needs to be approximately 24’ long in order to
provide handicap accessibility into the existing and proposed building addition.
The ramp will have a curb and railing above grade and incorporate an exterior
landscape planter and seat as a decorative feature. Placing the ramp 10’ further
into the site is not feasible due to the required parking area width and sidewalk
clearance.

The overall appearance will enhance and dramatize the new entrance yet not be
obtrusive to the site.

If the ramp is considered part of the porch structure per section 41.45.00, then a
10’ variance in the front setback would be required.

The site is only 60.0" in width and being a corner site has (2) front, 30’ wide
setbacks and 20’ side setback. When applying all the required setbacks, there is
only a 10’ wide building possible which this makes any addition functional and
economical impractical.
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¢ Without any significant addition, the project would not be feasible because of its
size of only 915 gsf. and requires variances to the building setbacks to make it
more viable. The intended Dental use requires a minimum of (4) treatment rooms
to be functional.

The following outline, are reasons justifying the request for the setback variances and
expansion to a non-conforming existing building setback:

A. The proposal is not contrary to the public interest
e The proposed building is similar in height to the existing and is designed
architecturally to enhance the existing residential building and transform the site
to a more appropriate office type development that will enhance the property.

e The site directly to the north and east is a O-1 medical office building. The site
across the street to the west is a residential type building also a O-1 office.

B. The project is not a prohibited use within the zoning of the site.

e This proposal is a dental medical facility which is within the allowed O-1 zoning
use.

e The Applicant desires to be relocated within the City of Troy.

C. This proposal should not cause substantial adverse effects to the properties in the
immediate vicinity and zoning district.

e The proposed building addition and the renovation of the existing building will
complement each other and enhance the surrounding area and add a positive
influence to the neighborhood area by improving the tired, rundown deteriorating
structure.

e There are no significant natural features or resources on the site. The 4 existing
trees along the rear will be replaced with 5 trees which are to be planted along the
front landscaped greenbelt. The proposed landscaping will more effectively
enhance the property and its surroundings.

e This project will have minimal impact to the area and will be a positive use to the
property which is severely restrictive in its current state.

Sincerely,

Arthur E. Kalajian R.A, NCARB.



PLANNING COMMISSION REGULAR MEETING — DRAFT NOVEMBER 9, 2010

PRELIMINARY SITE PLAN REVIEW

6. PRELIMINARY SITE PLAN REVIEW (File Number SP 965) — Proposed Alpha
Dental Center, 405 E. Maple Road, Northeast Corner of Maple and Kirkton,
Section 27, Currently Zoned O-1 (Office Building) District

Mr. Branigan presented a summary of the proposed Preliminary Site Plan
application for Alpha Dental Center. He addressed the variances relating to the
nonconforming setbacks that the petitioner is required to obtain prior to
Preliminary Site Plan approval. Mr. Branigan noted the photometric plan appears
to exceed the minimum lighting limitation. He indicated the concern could be
addressed prior to Final Site Plan approval, or the petitioner might address it
prior to coming back before the Planning Commission.

Mr. Branigan expressed support for the proposed project. He recommended the
Planning Commission take no action on the site plan this evening, to allow the
applicant to pursue the required setback variances.

There was a brief discussion on the building design and parking layout with
respect to the existing trees on site. Mr. Branigan said the design layout is the
best possible, given the small property size. Mr. Branigan confirmed there would
be no berm on the north side.

It was noted that the landscape plan appeared to have a label error on the types
of trees provided.

The petitioner, Dr. Carmelia Sandulache, was present.

Chair Hutson stated the item would be scheduled on a Board of Zoning Appeals
agenda.
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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: November 4, 2010

Preliminary Site Plan Review
For
City of Troy, Michigan

Applicant: Camelia Sandulache

Project Name: Alpha Dental Center

Plan Date: October 10, 2010

Location: 405 East Maple Road

Zoning: O-1, Office Building District
Action Requested: Preliminary Site Plan Approval
Required Information: Deficiencies noted

PROJECT AND SITE DESCRIPTION

We are in receipt of a preliminary site plan which includes a site plan, landscaping plan,
topographic survey, lot survey, photometric plan, perspective drawing, proposed floor plan, and
exterior elevations.

Location of Subject Property:
The property is located on the north side of Maple Road between Rochester Road and Livernois
Road, on the corner of Maple Road and Kirkton Avenue.

Size of Subject Property:
The parcel is 0.17 acres in size.
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Proposed Uses of Subject Parcel:

The applicant proposes to build an addition to an existing building for the purpose of housing a
new dental office with its own parking lot. The building is currently 915 square feet, and the
proposed addition would add 522 square feet.

Current Use of Subject Property:
The subject property is currently an existing single family home.

Current Zoning:
The property is currently zoned O-1, Low Rise Office.

Zoning Classification of Adjacent Parcels and Current Land Use:

North:  O-1, Low Rise Office; office building

South: (across Maple Road) M-1, Light Industrial District; single family home, industrial
building (former U.S. Computer Exchange)

East: O-1, Low Rise Office; office building

West:  O-1, Low Rise Office; office building

BUILDING LOCATION AND SITE ARRANGEMENT

The existing building is located at the corner of the site near the street, with a typical residential
rear yard behind. The proposed layout adds square footage to the rear (north) side of the building,
and a parking area in what is currently the rear yard. This rear yard parking area would have
access to Kirkton Avenue and cross access to the existing office building complex that wraps
around the property on the north and east sides. The preservation of the existing building
necessitates this design, which effectively uses the small area available on this site.

Items to be Addressed: None.

AREA WIDTH, HEIGHT, SETBACKS

Required and Provided Dimensions:
Section 30.20.00 requires the following setbacks and height limits:

For this project, there are two front yards, on Kirkton Avenue and Maple Road, both of which
require a front yard setback. Given that this single family home was rezoned for office use, there
are legal existing nonconformities with regard to setbacks. The front yard setback on Maple
Road is unaffected, given that no improvements are proposed along that frontage. However, the
Kirkton Avenue front yard and the side yard along the east property boundary will be affected by
the proposed addition. Consequently, all the setback requirements are not met. The applicant
must obtain variances for the new addition, which encroaches into the front yard setback on the
west side and the side yard setback on the east side.
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Required: Provided:
Front 6 feet (previously existing
(to Maple Road R.O. W) 30 Feet legal nonconformity)
19 Feet, 6 inches 6 feet
Front (existing building) (previously existing legal
(to Kirkton Drive R.O.W) 30 Feet nonconformity)
Front (addition)
(to Kirkton Drive R.0.W) 30 Feet 25 Feet, 6 inches
Rear ]
(to north property line) 20 Feet 67 Feet, 6 inches
Side
(to east property line) 20 Feet 4 Feet
Building Height Maximum of 3 stories or 36 feet. 1 story; 14 feet, 6 inches

Items to be Addressed: Obtain variances for nonconforming setbacks.

PARKING

Proposed Parking:
The site plan shows 9 parking spaces, including a barrier free space.

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

Required Provided
One (1) space per 100 S.F. of Usable Area 8 spaces plus (1) Barrier Free
817/100=8 spaces space= 9 spaces

The applicant has provided an extra parking space. The proposed plan meets minimum parking
requirements.

Items to be Addressed: None.

SITE ACCESS AND CIRCULATION

Proposed Circulation:

The site will be accessed from two proposed entrances; one on Kirkton Avenue and a second,
which will access the existing parking area for the adjacent office property to the east and north.
This configuration is acceptable and provides adequate access to the small parking area in a
challenging space.
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Sidewalks:

The applicant is proposing two sidewalks around the west (Kirkton Avenue) and south (Maple
Road) frontages. The south sidewalk is 8 feet in width, as required, and the west sidewalk is 5
feet, also as required. These sidewalks continue existing sidewalks in the vicinity and provide
sufficient pedestrian access across the site. The site plan also includes new paved area and a
walkway connecting the main entrance of the office to the parking area and the Kirkton Avenue
sidewalk.

Items to be Addressed: None.

NATURAL RESOURCES

The site is an existing single family home with typical residential landscaping. The rear yard
does have four existing trees that would be removed in order to allow for the installation of the
parking lot. The landscape plan includes the installation of 5 new trees to meet minimum
landscaping requirements. The proposed plan would not impact any protected natural features.

Items to be Addressed: None.

LANDSCAPING

A landscape plan has been provided identifying how Ordinance requirements are being met in
accordance to the City of Troy Landscape Design and Tree Preservation Standards.

Article 39.20.02 states ““All land use buffers, landscaping, screening and open space areas
required under the terms of this Chapter shall be reviewed by the Planning Department as to
compliance with the intent of this Chapter, and by the Department of Parks and Recreation as to
compliance with the Landscape Design and Tree Preservation Standards.”

Trees:

The landscape plan appears to show 5 existing trees, one of which is along Maple and does not
appear to be proposed for removal, although it is not identified on the “existing tree schedule” on
sheet L-1. There are 4 existing trees that will be removed for the new parking area, but 5 new
trees will be installed to meet minimum landscaping requirements for the street frontage
requirements for Kirkton Avenue and Maple Road. The 5 proposed trees, paired with the single
existing tree to be preserved (mentioned above) meet the minimum frontage tree requirements.

Greenbelt:
A ten (10) foot wide greenbelt has been provided along the public street frontages.

Minimum landscaped area:
The proposed landscape plan provides 810 total square feet of landscaped area, and 562 square
feet are required. The plan exceeds Ordinance requirements.

Items to be Addressed: None.
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LIGHTING

The applicant has provided a photometric plan and detail of proposed lighting and indicated the
proposed location for parking lot luminares on site plan. Lighting is sufficient for the site as
shown in the preliminary plan, although we are concerned that some light levels appearing on the
photometric plan which encroach into the adjacent property to the north and east may be
excessive. This encroachment would need to be eliminated prior to final site plan review to
comply with Section 40.25.11, which states:

All lighting used to illuminate any off-street parking area shall be so installed as to be confined
within and directed only onto the parking area and the property which it serves. Parking structures
shall be designed so that all architectural and vehicular lighting is shielded or screened from view
from adjacent properties. No lighting shall be so located or visible as to be a hazard to traffic
safety.

Items to be Addressed: Eliminate lighting encroachment prior to final site plan approval.

ELEVATION

Proposed floor plans and elevations have been provided by the applicant. Building materials
include brick veneer, typical residential shingles, and E.I.F.S. or saddle siding for a small detail
over entrances. Materials are suitable to this type of building.

Items to be Addressed: None.

SUBMITTAL REQUIREMENTS

Section 3.43.01 establishes the requirements for preliminary site plan approval. Required
elements and detail sufficient to review the preliminary site plan have been provided.

Items to be Addressed: None.

RECOMMENDATIONS

We support the proposed project, however there are two variances required to permit the project
to proceed as designed. We recommend the Planning Commission take no action on the site plan
as submitted to allow the applicant to pursue these variances and resubmit a site plan addressing
our comments noted above.
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Arthur E.Kalajian & assoc. inc, architects 1871 AUSTIN ST., TROY, M.
48083
248-524- 3616 (FAX) 248-524- 0217 ( E MAIL) aekalajian@sbcglobal.net

January 14, 2011

City of Troy
500 W. Big Beaver Rd.
Troy, Mi.48084

Attn: Zoning Board of Appeals

Re: Proposed Dental Office , “Alpha Dental Center”, 405 E. Maple Rd. Troy, Mi.
Applicant : Alpha Dental Center, Camelia Sandulache
Project Architect : Arthur kalajian

Subject : Alternate Proposed Addition & Renovation To Existing Building

The following outline is an explanation of and alternate and modified design
considering the Zoning Board and the adjacent neighbor’s opinions

After having several discussions with the adjacent neighbor, they submitted a list of 6 items
of concern which they felt must be met in order to obtain their consent to our proposal.
Several options were explored from which we derived the enclosed alternate floor plan site
plan and landscape plans for consideration which address most of their concerns.

Also enclosed is the adjacent neighbors e-mails (dated 12-22-10 & 1-4-11) stating their 6
items of concern and their firm stance to them, for the Boards record.

The following outline is our comments to these 6 items and how we have addressed them
within this alternate floor plan and site plan scenario.

Item 1. The neighbors request for parking space reduction as an option to our current
proposal is not possible under the present Zoning Request because any modification of the
parking dimensions from the City standards would require an additional variance which not
permissible under the current petition and a new petition and application with fees would
have to be implemented.

Any screening of the parking lot will need to be performed by the neighbor on their property
that can occur along the north side of their sidewalk where there is ample space to plant
scrubs. There is no required screening to abutting O-1 zoned properties therefore this item
should not be an issue or even entertained.

Item 2. Our alternate building plan shows the proposed addition reduced by 2’-21/2"” on the
east side and matches the existing building location. The east setback variance request will
also reduced by this amount.
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Item 3. Any proposed on grade air condensing units will have evergreen shrubs screening
them from the adjacent property.

Item 4. We are not planning on having any other structures along the eastern side of the
property. The location of any electrical transformers will be up to the Utility Company.

Item 5. The proposed total number of treatment rooms remains as (4), which should not be
an issue since the required parking is met. The request by the adjacent neighbor for the
reduction of a treatment room is not warranted and is not acceptable by the Petitioner.

The intended Dental use requires a minimum of (4) treatment rooms to be functional and
economically viable.

Item 6. A trash enclosure has been added along the west side of the building screened from
view with gates.

Our proposal meets all of the site plan requirements including parking and landscaping other
than the proposed building addition required front and side setbacks.

This modified proposed addition will not extend beyond the existing building setbacks along
west and the east sides and are within the confines of the present structure.

We also added pre-fab 6” concrete bumpers at the end of the parking aisle along the east
property line to ensure no cross trafficking between the adjacent parking lots.

The new proposal meets the legitimate concerns of the adjacent neighbor and should not
cause substantial adverse effects to their property and therefore the building setback
variances which are the only issues that are being requested, should be granted.

Sincerely,

Arthur E. Kalajian R.A, NCARB.

Cc: Camelia Sandulache
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From: raseyeguy@aol.com
Sent: Wednesday, December 22, 2010 11:21 PM

To: aekagian@sbcglobal .net
Cc.  Taubman, Richard
Subject: 405 E. Maple

Hi Mr. Kalgjian,

We are sorry to have surprised you and Dr. Sandaluche last night at the
ZBA meeting. Our meeting this past Sunday (at our request) was primarily to
learn more about the project. We had not been contacted by Dr. Sandaluche
prior to our requesting a meeting.

Our main concern with the project iswe feel it is simply too large for
the parcel of land. We purchased our property with the belief that zoning laws
would keep the property smilar to what it currently is, without structures
and parking lots right on top of us. We aso did not intend, or want other
businesses using our parking lot.

We feel we could agree to Dr. Sandaluch's plans expanding the structure
if the following conditions are met:

1. The parking spaces need to be reduced one foot in length, adding two feet
to the North green belt area. With this added space, we would ask that tall
shrubs or small shade trees be planted.

2. The addition must be in line with the current structure on the Eastern
side.

3. Theair conditioning units need to be surrounded by shrubs.

4. There can be no other structures located in the East green belt area,
including, but not limited to garbage collection units and power transformers.

5.  Thetotal number of treatment rooms must be reduced to three. With the
additional space made available by eliminating one treatment room, a staff
lounge or doctor's private office should be incorporated. There can not be
space made for a future fourth patient/treatment room. We want an assurance
that there will be no more than three treatment/patient rooms.

6. There shall be a trash enclosure located on the Western side of the
building.

If the following terms are satisfactory to both you and Dr. Sandaluche, we
will support the project.

Thank you,

Robert Sklar and Brenda M oskovitz
415 E. Maple, Troy, Ml

file:/lIG)...ZA%2012%2021%2010/A pplication/1-14-11%20amendments/Dr. Skl ar%20re%20405%20E. %20M apl €%62012-%62022- 10%20.txt[ 1/14/2011 2:41:20 PM]



From: Macomb Dentistry [amdentistry@yahoo.com]

Sent: Saturday, January 08, 2011 6:07 PM
To: aekalajian; camelia lucian
Subject: Fw: appointment on 1/9/2011 about the property on 405 Maple Rd.

----- Forwarded Message ----

From: "raseyeguy@aol.com"” <raseyeguy@aol.com>

To: Macomb Dentistry <amdentistry@yahoo.com>

Sent: Sat, January 8, 2011 1:10:00 PM

Subject: Re: appointment on 1/9/2011 about the property on 405 Maple Rd.

Dear Dr. Sandulache,

Unfortunately, we will be out of town this weekend and will be unable to meet. As you know, we have been in contact with your
architect concerning your project. As we stated to him, we would be happy to support the project provided all our conditions stated
in the letter were met. We feel that these conditions are most reasonable given the size of the property, and from the description of
your practice, these changes should leave you with a great building that you will enjoy.

Respectfully,

Dr. Sklar and Dr. Moskovitz

From: Macomb Dentistry

To: RAS

Subject: appointment on 1/9/2011 about the property on 405 Maple Rd.

Sent: Jan 7, 2011 5:58 PM

Hello, Dr. Sklar

As we discussed on Dec 21,2010 we should have an appointment with you on 1/9/2011 to discuss any other concerns that you

have about our office.
Please let us know what time is good for you; for us 2:30pm is a good time.

Please e-mail at ( amdentistry@yahoo.com) or call me to confirm the appointment.

Thank You,

Dr. Sandulache

file:/lIG|/...ast%20BZA%2012%2021%2010/Application/1-14-11%20amendments/Dr.SKlar%20re%20405%20Maple%20Rd.%201-8-11.htm[1/14/2011 2:41:20 PM]
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Community Planners /Landscape Architects 6401 Citation Drive, Suite E
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Date: January 17, 2011

Preliminary Site Plan Review
For
City of Troy, Michigan

Applicant: Camilia Sandaluche

Project Name: Alpha Dental Center

Plan Date: January 11, 2011

Location: 405 East Maple Road

Zoning: O-1, Office Building District
Action Requested: Preliminary Site Plan Approval
Required Information: Deficiencies noted

PROJECT AND SITE DESCRIPTION

We are in receipt of a revised preliminary site plan which includes a site plan, landscaping plan,
and floor plan. Although the building and site plan have been revised, we have not received a
revised topographic survey, lot survey, photometric plan, perspective drawings, or exterior
elevations, though these were included in the past. Therefore, we reserve the right to make
additional comment upon submission of these revised items. It is our understanding, however,
that these items have not been revised at this time given that the applicant is still seeking only
the variances required to allow the project to move forward. If the variances are granted and the
project moves forward, a full preliminary site plan application, fully updated, will be required.

Location of Subject Property:
The property is located on the north side of Maple Road between Rochester Road and Livernois
Road, on the corner of Maple Road and Kirkton Avenue.
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Size of Subject Property:
The parcel is 0.17 acres in size.

Proposed Uses of Subject Parcel:

The applicant proposes to build an addition to an existing building for the purpose of housing a
new dental office with its own parking lot. The building is currently 915 square feet, and the
proposed addition would add 470 square feet.

Current Use of Subject Property:
The subject property is currently an existing single family home.

Current Zoning:
The property is currently zoned O-1, Low Rise Office.

Zoning Classification of Adjacent Parcels and Current Land Use:

North:  O-1, Low Rise Office; office building

South: (across Maple Road) M-1, Light Industrial District; single family home, industrial
building (former U.S. Computer Exchange)

East:  O-1, Low Rise Office; office building

West:  O-1, Low Rise Office; office building

BUILDING LOCATION AND SITE ARRANGEMENT

The existing building is located at the corner of the site near the street, with a typical residential
rear yard behind. The proposed layout adds square footage to the rear (north) side of the
building, and a parking area in what is currently the rear yard. This rear yard parking area would
have access to Kirkton Avenue and would provide a stub drive and cross access to the existing
office building complex that wraps around the property on the north and east sides; however,
access from the existing adjacent project is not proposed at this time and would not be
connected. The connection on the adjacent parcel, off the project site, is not required at this
time. The preservation of the existing building necessitates this design, which effectively uses
the small area available on this site.

Items to be Addressed: None.

AREA WIDTH, HEIGHT, SETBACKS

Required and Provided Dimensions:
Section 30.20.00 requires the following setbacks and height limits:

For this project, there are two front yards, on Kirkton Avenue and Maple Road, both of which
require a front yard setback. Given that this single family home was rezoned for office use, there
are legal existing nonconformities with regard to setbacks. The front yard setback on Maple
Road is unaffected, given that no improvements are proposed along that frontage. However, the
Kirkton Avenue front yard and the side yard along the east property boundary will be affected by
the proposed addition. Consequently, all the setback requirements are not met. The applicant
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must obtain variances for the new addition, which encroaches into the front yard setback on the
west side and the side yard setback on the east side.

Required: Provided:
Front 6 feet (previously existing
(to Maple Road R.0. W) 30 Feet legal nonconformity)
Front
(to Kirkton Drive R.0.W) 30 Feet 19 Feet, 6 inches
Rear _
(to north property line) 20 Feet 68 Feet, 4.5 inches
Side _
(to east property line) 20 Feet 6 Feet, 3 inches
Building Height Maximum of 3 stories or 36 feet. 1 story; 14 feet, 6 inches

Items to be Addressed: Obtain variances for nonconforming setbacks.

PARKING

Proposed Parking:
The site plan shows 9 parking spaces, including a barrier free space.

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

Required Provided
One (1) space per 100 S.F. of Usable Area 8 spaces plus (1) Barrier Free
817/100=8 spaces space= 9 spaces

The applicant has provided an extra parking space. The proposed plan meets minimum parking
requirements.

Items to be Addressed: None.

SITE ACCESS AND CIRCULATION

Proposed Circulation:

The site will be accessed from one proposed entrances on Kirkton Avenue and a second potential
future access by way of cross access to the adjacent office property to the east and north. This
configuration is acceptable and provides adequate access to the small parking area in a
challenging space.

Sidewalks:
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The applicant is proposing two sidewalks around the west (Kirkton Avenue) and south (Maple
Road) frontages. The south sidewalk is 8 feet in width, as required, and the west sidewalk is 5
feet, also as required. These sidewalks continue existing sidewalks in the vicinity and provide
sufficient pedestrian access across the site. The site plan also includes new ramp and paved area
and a walkway connecting the main entrance of the office to the parking area and the Kirkton
Avenue sidewalk.

Items to be Addressed: None.

NATURAL RESOURCES

The site is an existing single family home with typical residential landscaping. The rear yard
does have four existing trees that would be removed in order to allow for the installation of the
parking lot. The landscape plan includes the installation of 5 new trees and the retention of one
existing tree to meet minimum landscaping requirements. The proposed plan would not impact
any protected natural features.

Items to be Addressed: None.

LANDSCAPING

A landscape plan has been provided identifying how Ordinance requirements are being met in
accordance to the City of Troy Landscape Design and Tree Preservation Standards.

Article 39.20.02 states ““All land use buffers, landscaping, screening and open space areas
required under the terms of this Chapter shall be reviewed by the Planning Department as to
compliance with the intent of this Chapter, and by the Department of Parks and Recreation as to
compliance with the Landscape Design and Tree Preservation Standards.”

Trees:

The landscape plan shows 5 exiting trees, one of which is along Maple and does not appear to be
proposed for removal, although it is still not identified on the “existing tree schedule” on sheet
L-1. There are 4 existing trees that will be removed for the new parking area, but 5 new trees
will be installed to meet minimum landscaping requirements for the street frontage requirements
for Kirkton Avenue and Maple Road. The 5 proposed trees, paired with the single existing tree
to be preserved (mentioned above) meet the minimum frontage tree requirements.

Greenbelt:
A ten (10) foot wide greenbelt has been provided along the public street frontages.

Minimum landscaped area:
The proposed landscape plan provides 850 total square feet of landscaped area, and 562 square
feet are required. The plan exceeds Ordinance requirements.

Items to be Addressed: None.
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SUBMITTAL REQUIREMENTS

Section 3.43.01 establishes the requirements for preliminary site plan approval. Required
elements and detail sufficient to review the preliminary site plan have been provided, although
not all materials were updated for this review, as noted previously.

Items to be Addressed: None.

RECOMMENDATIONS

We support the proposed project, however there are two variances required to permit the project
to proceed as designed. We recommend the applicant pursue these variances and resubmit a site
plan addressing our comments noted above.

Vedsy 19

Zﬂ?JKLEIWORTRﬂNKSSOC%TES INC.
ary G. Branigan, LEED AP, AICP
Associate

#225-02-10125



4. HEARING OF CASES

A. VARIANCE REQUEST, DAN_ IVANOVIC CONSTRUCTION, 5188
SERENA DRIVE - In order to enlarge the attached garage, a 5 foot
variance to the required 40 foot front yard setback.

SECTION: 30.10.01












CITY OF TROY

BOARD OF ZONING APPEALS APPLICATION

CITY OF TROY PLANNING DEPARTMENT
500 W. BIG BEAVER ROAD

TROY, MICHIGAN 48084

PHONE: 248 524-3364

FAX: 248-524-3382

E-MAIL: planning@iroymi.gov

hitp:ihwww. troymi.goviPlanning

|

Giy,/

Tmy

FILE NUMBER,

LOCATION

REGULAR MEETING FEE ($150.00)
VARIANCE RENEWAL (535.00)

SPECIAL MEETING ($650.00)

NOTICE TO THE APPLICANT

REGULAR MEETINGS OF THE CITY BOARD OF ZONING APPEALS ARE HELD ON THE THIRD
TUESDAY OF EACH MONTH AT 7:30 P.M. AT CITY HALL. PLEASE FILE A COMPLETE
APPLICATION, WITH THE APPROPRIATE FEE, AT LEAST TWENTY-SEVEN (27) DAYS

BEFORE THE MEETING DATE.

A COMPLETE APPLICATION THAT MEETS ZONING ORDINANCE REQUIREMENTS IS PLACED

ON THE NEXT AVAILABLE AGENDA OF THE BOARD OF ZONING APPEALS.

. ADDRESS OF THE SUBJECT PROPERTY: M

LOT NO. __j{D susbivision __ (34l ey < Vivg yaeos < sROMNTW

LOCATED ON THE _ EATT

BETWEEN L OAlx LAK o

SIDE OF (ROAD) __ D MM <

AND Sy oM BLVD

ACREAGE PROPERTY: Aftach legal description if this an acreage parcel

3. ZONING ORDINANCE SECTIONS THAT ARE APPLICABLE TO THIS APPEAL:

particulars: U D

. PROPERTY TAX IDENTIFICATION NUMBER(S): 88 -20-0%

- 308 =004

. REASONS FOR APPEAL: On a separate sheel, please describe the reasons justifying the requested action.

. HAVE THERE BEEN ANY PREVIOUS APPEALS INVOLVING THIS PROPERTY? I yes, provide date(s) and

Revised 97110



6. APPLICANT INFORMATION:
NAMEM _
company__[VANOVIC  (omSTRICADA) J AN,
aooress _ST2HES Dueeasborovisd  De.
CIW.SHAQ.EA;_M&;LQ___STATE _Mi z2r YEB 7]

TELEPHONE S20-057)2

E-MAIL

7. RELA 1P OF APPLI TTOTH R OF THE T PERTY:

Conhcrns

8. QWNER OF SUBJECT PROPERTY:

name_EVAS  AND. A)zc;féﬂci_&é’.;é

COMPANY.
aooress > B H SeZeda D

cITY jZQK?L state__MH e Y BT &5
TELEPHONE % 5@ 28] ~F06 [

E-MALL

The undersigned hereby declare(s) under penalty of perjury that the contents of this application are true to the
best of my {our) knowledge, information and belief.

The applicant accepts all responsibility for all of the measurements and dimensions contained within this

application, attachments and/or plans, and the applicant releases the City of Troy and its employees, officers,
and consultants from any responsibility or liability with respect thereto

1, I’L (PROPERTY OWNER) HEREBY DEPQSE AND SAY THAT ALL THE ABOVE
STATEMENTS AND STATEMENTS CONTAINED IN THE INFORMATION SUBMITTED ARE TRUE AND CORRECT
AND GIVE PERMISSION FOR THE BOARD MEMBERS AND CITY STAFF TO CONDUCT A SITE VISIT TO
ASCERTAIN PRESENT CONDITIONS.

SIGNATURE OF APPLICANT : DATE.,LQL@Z/ZZLJZﬁ

PRINT NAME:_ 1 AN IVANO Y] C i

SIGNATURE OF PROPERTY OWNER é g 4 l/ DATE § G/ 2.8 /tyo

PRINT NAME: C‘* v, aL:HH‘

Revisad 87/10



12211 Hiawatha
Shelby Township, MI 48315

December 14, 2010

Mr. Paul Evans

Zoning & Compliance Specialist
Planning Department

City of Troy

500 W. Big Beaver

Troy, MI 48084

Dear Mr. Evans:

This letter will confirm our discussion concerning Dr. Evan Black, my son-in-law, who is
petitioning for approval to expand from a three-car to a four-car garage.

Mr. Dan Ivanovic. the builder erred in the “Reason for Appeal”. The four-car garage is
required for doctors who come from Europe and other parts of the U.S. for eve surgery
training provided by Dr. Black at the Detroit Eye Institure. When in training, these
doctors stay at Dr. Black’s residence from one day to as long as two weeks. The addition
to the garage would alleviate vehicle congestion while the doctors are in training
especially in the winter months.

I have contacted the neighbors about the expansion and they have no objections.
You may contact to discuss this request at (586) 781-9061.

Sincerely,

Mikulas (Nick) Kuzdak
Cc: Dr. Evan Black, Dan Ivanovic

Note: Paul Evans: evanspm/@troymi.gov
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4. HEARING OF CASES

B. VARIANCE REQUEST, LOUIS PAULL, 1396 COUNTRY DRIVE — In order
to construct an uncovered patio structure, an 8 foot variance from the
required 30 foot setback adjacent to Pine Way Road.

SECTIONS: 30.10.02 AND 41.45.00
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CITY OF TROY

BOARD OF ZONING APPEALS APPLICATION

CITY OF TROY PLANNING DEPARTMENT
500 W. BIG BEAVER ROAD

TROY, MICHIGAN 48084

PHONE: 248- 524-3364

FAX: 248-524-3382

E-MAIL: planning@troymi.aov
http://www.troymi.gov/Planning

|

Cityyf
Troy

FILE NUMBER
LOCATION
REGULAR MEETING FEE ($150.00)
VARIANCE RENEWAL ($35.00)

SPECIAL MEETING ($650.00)

NOTICE TO THE APPLICANT

REGULAR MEETINGS OF THE CITY BOARD OF ZONING APPEALS ARE HELD ON THE THIRD
TUESDAY OF EACH MONTH AT 7:30 P.M. AT CITY HALL. PLEASE FILE A COMPLETE
APPLICATION, WITH THE APPROPRIATE FEE, AT LEAST TWENTY-SEVEN (27) DAYS

BEFORE THE MEETING DATE.

A COMPLETE APPLICATION THAT MEETS ZONING ORDINANCE REQUIREMENTS IS PLACED
ON THE NEXT AVAILABLE AGENDA OF THE BOARD OF ZONING APPEALS.

. ADDRESS OF THE SUBJECT PROPERTY:._| 390G CouNTRY DRVE
LOTNO. A S SUBDIVISION CRES CENT RIGE SUB NOZ

LOCATEDONTHE L EET

BETWEEN _PINE WWAY DOxWE

SIDE OF (ROAD) PINE W AY DOORIWVE,

aD_A\RORA DRIVE

ACREAGE PROPERTY: Attach legal description if this an acreage parcel

particulars:

PROPERTY TAX IDENTIFICATION NUMBER(S): & & = ZS'ZS ~-B5-2PB3 -B(R

. ZONING ORDINANCE SECTIONS THAT ARE APPLICABLE TO THIS APPEAL: H1.4 8.0 0

. REASONS FOR APPEAL: On a separate sheet, please describe the reasons justifying the requested action.

. HAVE THERE BEEN ANY PREVIOUS APPEALS INVOLVING THIS PROPERTY? If yes, provide date(s) and

Revised 9/7/10




6. APPLICANT INFORMATION:
NAME ‘—oou\S LAl

COMPANY
ADDRESS V296 CouNTIRY DRWE
cry_ TRoY sTATE _MI 2 4839053 "

TELEPHONE _R48 -89 -1198
EMAIL lcoulsS PanaL ) BQ@ COMCAST . NET

7. RELATIONSHIP OF APPLICANT TO THE OWNER OF THE SUBJECT PROPERTY:

OSWNER

8. OWNER OF SUBJECT PROPERTY:
NavE LoulS PALLLL

COMPANY .
ADDRESS \29@ CooniNTITRY ORINE
cry TReY staTE M| 2P48FIR-6531]

teLerHone 248 -R MG~ 1982 7
emaL_L oS PANLL 3@ COMeAST NET

The undersigned hereby declare(s) under penalty of perjury that the contents of this application are true to the
best of my (our) knowledge, information and belief.

The applicant accepts all responsibility for all of the measurements and dimensions contained within this

application, attachments and/or plans, and the applicant releases the City of Troy and its employees, officers,
and consultants from any responsibility or liability with respect thereto

1, LO;;‘;S AL (PROPERTY OWNER) HEREBY DEPOSE AND SAY THAT ALL THE ABOVE
STATEMENTS AND STATEMENTS CONTAINED IN THE INFORMATION SUBMITTED ARE TRUE AND CORRECT
AND GIVE PERMISSION FOR THE BOARD MEMBERS AND CITY STAFF TO CONDUCT A SITE VISIT TO
ASCERTAIN PRESENT CONDITIONS.

SIGNATURE OF APPLICANT 7&4% ‘QW/ DATE 552

PRINT NAME: L_>1\S PA; [T

SIGNATURE OF PROPERTY OWNER%M 6’244/% DATE_{Z-P )bl

PRINT NAME: i ‘PALU L

Revised 9/7/10



1396 Country Drive
Troy, M1 48098-6537

October 5, 2010
City of Troy Planning Department
500 W. Big Beaver Road

Troy, Michigan 48084

Dear Sir/Madam,

My wife and | are requesting approval for a variance by your Board of Zoning Appeals to allow the patio to be
constructed as designed. We were not aware of the set back constraints when our home was constructed. Thus we
need your approval to proceed with construction. Our reasons are outlined below to support our request.

1) The location of the door wall presents the only location for access to the proposed patio.
2) The patio will be constructed to match the same quality of materials used in constructing our home.

Lastly, my wife and I desire the authorization to build the patio to complete our vision of having the luxury of a patio
for outdoor enjoyment.

Sincerely,
@f’aull

att.



Crescent Ridge/Parc Homeowners Association
Board of Directors

October 13, 2010

Mr. Lou Paull
1396 Country Drive
Troy, Michigan 48098

Re: Request for variance approval

Dear Mr. Paull,

The Crescent Ridge/Parc Homeowners Association Board of Directors has reviewed your
plans for construction of a patio adjacent to your home which requires variance approval
from the City of Troy. These plans are from Robert W. Summers dated 9/16/2010.

If the Troy Board of Zoning Appeals approves your variance request, and there are no
issues or concemns from the neighbors who will be contacted as part of the city approval
process, then the Crescent Ridge/Parc Homeowners Association Board would have no
additional objections with the construction of the patio as shown.

Please feel free to contact any Board Member if you have any questions,

Gam Ny

Crescent Ridge/Parc Homeowners Association, Board of Directors
Jan Towey, President



1396 Country Drive
Troy, M| 48098-6537

November 16, 2010
City of Troy Planning Department
500 W. Big Beaver Road

Troy, Michigan 48084

Dear Sir/Madam,

Preliminary analysis to move the East side patio proposal to the North side of our home entail substantial alteration
of the current landscaping and other installation features requiring either removal or relocation. The expense to make
those alterations are considerable. Outlined is a listing of factors which need to be addressed.

Install
- Two to three steps from door wall to pathway to patio
- Hand rail/banister for walk down body support to reach pathway to rear patio
Relocate
- Two sprinkler control valve manifolds
- Affected sprinkler lines
- One downspout
* Replace gutter based upon relocation of downspout
- Underground downspout discharge lines and in ground emitters
- AC condenser
- Sill cock
Remove
- 15 shrubs
- One columnar maple tree
- One clump maple tree
- All decretive stone and landscape fabric (redistribute stone to other locations on property)
- Edging

Glass blocks



Potential obstruction of daylight entering basement

Security

Grade and rear hall doors must always be locked when using a North side patio.

Sincerely,
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Page 1 of 1

Louis

From: "Louis" <louispaull36@comcast.net>
Date: Wednesday, December 08, 2010 12:09 PM
To: “Louis" <louispaull36@comcast.net>

Attach:  AO02a alt. patio plan A 120610.pdf
Subject:  Fw: Revised alt A plan

From: Louis

Sent: Wednesday, December 08, 2010 12:08 PM
To: evanspm@troymi.gov

Subject: Fw: Revised alt A plan

Subject: Fw: Revised alt A plan
Paul,
The attachment represents the best alternative to all the previous patio design proposals. |

will now have the disc made which will include all the requested documents. | will call you
when completed for an appointment and submission to the ZBA.

Lou

12/8/2010



Page 1 of 1

Louis

From: "Louis" <louispaull36@comcast.net>
Date: Wednesday, December 08, 2010 11:47 AM
To: <evanspm@itroymi.gov>

Subject:  Fw: Revised patio Designs - Update

Subject: Fw: Revised patio Designs — Update

Paul,

Compared to the original patio layout the attachments I sent before show varied degrees of
resizing. The zero encroachment makes the patio not useful. We are not pleased with the 25
or 64 square foot penetration into the allowed 10 foot variance within the set back either. It
cuts down on the full utilization of the patio. Relative to the original 217 square foot
proposal, the 120 square foot intrusion, it is the most promising. If the Zoning Board Appeals
Committee agrees, we are also willing to add a third tree between two trees on the East

side of the city strip which may help to partially conceal the patio. Lastly, we would also be
willing add a hedgerow on the surrounding perimeter of the patio to almost obscure it from
either the sidewalk or street. The type of shrubs could be boxwood or other slow growing
shrubs. The selection of a specific shrub and subsequent plantings is TBD.

Lou

12/8/2010
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o ALTERNATE PATIO STRUCTURE PLANS
PROVIDED BY THE APPLICANT FOLLOW THIS
PAGE.

e THESE ARE ALTERNATIVES THE APPLICANT
ADVISED STAFF HE CONSIDERED BUT CHOSE
AGAINST.

e THE APPLICANT SHOULD BE WILLING TO
TESTIFY TO WHY THESE ALTERNATIVES WERE
NOT CHOSEN, IF THE BOARD BELIEVES IT IS
NECESSARY.

Paul
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Print - Maps Page 1 of 1

Bing Maps

My Notes

w FREE! Use Bing 411 to find movies,
] businesses & more: 800-BING-411

-=!-—i Bird's eye view maps can't be printed, so another map view has been substituted.

http://www.bing.com/maps/print.aspx?mkt=en-us&z=2& s=b&cp=42.613896,-83.176544... 10/12/2010



6501 Pine Way Drive - Google Maps Page 1 of 1

| COUNTRY D
GO L}gle ma pS Address Gugq.;’"cm R R\VE
SIDE YARD Save trees. Go green

Download Google Maps on your
phone at google.com/gmm

& =
(=)

=

http://maps.google.com/maps?f=q&source=s_q&hl=en&geocode=&q=1396+Country+Dri... 10/4/2010



1393 Country Drive - Google Maps Page 1 of 1

1396

Address 488€ Country Drive

FQQ}J‘T.YARD Save trees. Go green

Download Google Maps on your /&
phone at google.com/gmm 4
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