500 W. Big Beaver

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

planning@troymi.gov

REGULAR MEETING

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

May 10, 2011 7:30 P.M. Council Chamber

ROLL CALL

APPROVAL OF AGENDA

APPROVAL OF MINUTES — April 26, 2011 Special/Study Session

PUBLIC COMMENTS - For Items Not on the Agenda

PRELIMINARY SITE PLAN REVIEW

PRELIMINARY SITE PLAN REVIEW (File  Number SP 343 D) - Proposed Site
Improvements, North side of Big Beaver, West of Crooks (1500 W. Big Beaver), Section 20,
Zoned O-1 (Low Rise Office) District

PRELIMINARY SITE PLAN REVIEW (File Number SP 968) — Proposed Suburban Cadillac
Buick, North of Maple, West of Crooks (1810 Maplelawn), Section 29, Zoned M-1 (Light
Industrial) District

SPECIAL USE REQUEST

PUBLIC HEARING - SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN REVIEW —
Proposed Maple Plaza Renovations (McDonald’'s Restaurant with Drive-Thru Facility),
Northwest Corner of Maple and Livernois (72 W. Maple), Section 28, Zoned B-2 (Community
Business) District

STUDY ITEMS

POTENTIAL REZONING AND DEVELOPMENT PROJECT — East side of Stephenson, north
of Fourteen Mile (466 Stephenson), Section 35, Currently Zoned RC (Research Center)
District

POTENTIAL DEVELOPMENT PROJECT - Potential Tim Horton’s Restaurant, Northwest
corner of Square Lake and Dequindre (43003 Dequindre), Section 1, Currently Zoned NN
(Neighborhood Node) District

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



TROY CITY PLANNING COMMISSION AGENDA April 12, 2011

OTHER BUSINESS

10. PUBLIC COMMENTS - Items on Current Agenda

11. PLANNING COMMISSION COMMENTS

ADJOURN

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

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

2


mailto:clerk@ci.troy.mi.us�

PLANNING COMMISSION SPECIAL/STUDY MEETING — DRAFT APRIL 26, 2011

The Special/Study Meeting of the Troy City Planning Commission was called to order by
Chair Hutson at 7:30 p.m. on April 26, 2011 in the Council Board Room of the Troy City
Hall.

1. ROLL CALL

Present:

Donald Edmunds
Michael W. Hutson
Tom Krent

Mark Maxwell
Philip Sanzica
Robert M. Schultz
Thomas Strat
John J. Tagle

Lon M. Ullmann

Also Present:

R. Brent Savidant, Acting Planning Director

Allan Motzny, Assistant City Attorney

Zachary Branigan, Carlisle/Wortman Associates, Inc.
Kathy Czarnecki, Recording Secretary

2. APPROVAL OF AGENDA

Resolution # PC-2010-04-021
Moved by: Schultz
Seconded by: Maxwell

RESOLVED, To approve the Agenda as prepared.
Yes: All present (9)
MOTION CARRIED

3. APPROVAL OF MINUTES

Resolution # PC-2011-04-022

Moved by: Edmunds

Seconded by: Strat

RESOLVED, To approve the minutes of the April 12, 2011 Regular meeting as
prepared.

Yes: Edmunds, Hutson, Krent, Maxwell, Sanzica, Schultz, Strat, Tagle
Abstain: Ullmann

MOTION CARRIED



PLANNING COMMISSION SPECIAL/STUDY MEETING — DRAFT APRIL 26, 2011

4.

PUBLIC COMMENT

There was no one present who wished to speak.

BOARD OF ZONING APPEALS (BZA) REPORT

Mr. Strat presented a summary of the April 19, 2011 Board of Zoning Appeals meeting.

DOWNTOWN DEVELOPMENT AUTHORITY (DDA) REPORT

Mr. Savidant presented a summary of the April 27, 2011 DDA meeting.

PLANNING AND ZONING REPORT

Mr. Savidant reported on the newly adopted Zoning Ordinance.

Mr. Branigan reported on the windmills situated in front of City Hall.

PRELIMINARY SITE PLAN REVIEW

PRELIMINARY SITE PLAN REVIEW (File Number SP 967) — Proposed Gaucho
Brazilian Steakhouse, 3635 Rochester Road, West Side of Rochester between
Troywood and Colebrook, Section 22, Currently Zoned B-3 (General Business)
District and P-1 (Vehicular Parking) District

Resolution #2011-04-023
Moved by: Tagle
Seconded by: Schultz

RESOLVED, That Preliminary Site Plan Approval, pursuant to Section 03.40.03
of the Zoning Ordinance, as requested for the proposed Gaucho Brazilian
Steakhouse, located on the west side of Rochester between Troywood and
Colebrook (3635 Rochester Road), in Section 22, within the B-3 zoning district,
be granted, subject to the following conditions:

1. That the parking immediately to the south of the building be revisited or
redesigned to consider angled parking and a sidewalk added to connect the
entry point of the building to the western part of the building.

2. To grant the Planning Department discretion to eliminate one parking
space, if necessary, from the site plan as originally submitted.

Yes: All present (9)
MOTION CARRIED



PLANNING COMMISSION SPECIAL/STUDY MEETING — DRAFT

APRIL 26, 2011

OTHER ITEMS

9. PUBLIC COMMENT - Items on Current Agenda

There was no one present who wished to speak.

10. PLANNING COMMISSION COMMENT

There was general Planning Commission discussion.

ADJOURN

The Special/Study Meeting of the Planning Commission adjourned at 8:34 p.m.

Respectfully submitted,

Michael W. Hutson, Chair

Kathy L. Czarnecki, Recording Secretary

G:\Planning Commission Minutes\2011 PC Minutes\Draft\04-26-11 Special Study Meeting_Draft.doc



DATE: March 5, 2011

TO: Planning Commission

FROM: R. Brent Savidant, Planning Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP 343 D) — Proposed

Site Improvements, North side of Big Beaver, West of Crooks (1500 W. Big
Beaver), Section 20, Zoned O-1 (Low Rise Office) District

The petitioner, Facility Management Partners, submitted the above referenced Preliminary
Site Plan Approval application for building and site improvements to the existing office
building at 1500 Big Beaver. Proposed improvements include updating the building
exterior, modifying the berm and landscaping in front of the building, and adding more
parking.

Note, the application was submitted prior to adoption of the new Zoning Ordinance,
therefore the “old” provisions were applied. Big Beaver Form-Based provisions do not
apply for this application.

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

application.

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

cc:  Applicant
File/ SP 343 D

G:\SITE PLANS\SP 343 D 1500 W Big Beaver Sec 20\SP-343 D 1500 Big Beaver 05 10 11.docx

PC 2011.05.10
Agenda Item # 5



PRELIMINARY SITE PLAN REVIEW

PRELIMINARY SITE PLAN REVIEW (File Number SP 343 D) — Proposed Site Improvements,
North side of Big Beaver, West of Crooks (1500 W. Big Beaver), Section 20, Zoned O-1 (Low
Rise Office) District

Proposed Resolution # PC-2011-05-
Moved by:
Seconded by:

WHEREAS, The applicant submitted the Preliminary Site Plan Approval application prior to
adoption of the comprehensively rewritten Zoning Ordinance, therefore the now-repealed
Zoning Ordinance provisions shall apply.

THEREFORE BE IT RESOLVED, That Preliminary Site Plan Approval, pursuant to Section
03.40.03 of the Zoning Ordinance, as requested for the proposed site improvements for 1500
W. Big Beaver, located on the north side of Big Beaver and west of Crooks, in Section 20,
within the O-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 343 D 1500 W Big Beaver Sec 20\Proposed Resolution SP 343 D 05 10 11.docx
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605 S. Main, Suite 1
Ann Arbor, MI 48104

r ‘l CARLISLE/WORTMAN ASSOCIATES, INC. Plryrid

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

MEMORANDUM

TO: Brent Savidant

FROM: Zachary Branigan

DATE: May 4, 2011

RE: 1500 W. Big Beaver parking addition

We are in receipt of a preliminary site plan for a parking lot expansion project at 1500 W. Big
Beaver Road. The submittal includes an engineered site plan, a tree preservation plan, a
landscape plan, and an existing conditions plan with topography and a full tree survey. It is our
understanding that this submittal met with your satisfaction for preliminary site plan submittal
given the limited nature of the project. We have received comments from the engineering fire,
and public works department, none of which had any comments or objections to the project. We
agree with your assessment that the provided information is sufficient to review the plan for
preliminary site plan review. Given the limited nature of the project, we are providing a more
focused review in a memorandum format.

The application was received by the City of Troy prior to the enacting of the new Zoning
Ordinance, and it is the intention and right of the applicant to be processed under the regulations
of the former Zoning Ordinance. All requirements of the City of Troy noted herein are therefore
requirements that were present under the former, now repealed, Ordinance.

Parking

The site currently provides 264 parking spaces, spread throughout the site. The building is
76,400 square feet in area. Assuming an 80% usable square footage calculation, as the applicant
has in this instance, 61,120 square feet of the building may be considered usable. We
acknowledge that few square feet may actually be calculated as useable given a detailed review
of the floor plan, but this calculation method is acceptable and common for a building with an
adaptable floor plan and which is vacant or leasable to a wide variety of tenants.

Assuming the 80% usable calculation, and using the required parking calculation from the
former Ordinance, 305 spaces would be required (61,120/one space for every 200 square feet of
usable area = 305 spaces). The new parking area, which would expand an existing front yard
parking area, would bring the site into compliance with this requirement, allowing for a total of
305 spaces on the site.

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



Sheffield Office Complex Parking Reduction Request
November 6, 2009

The applicant has also included a landbanked bay of 21 additional potential parking spaces in the
rear yard, which would bring the total parking up to 326 spaces. We support the concept of
landbanking these spaces.

It is our understanding that the applicant is requesting the new spaces and landbanked spaces, as
well as a series of landscape revisions, to make the site more marketable and move-in ready for
prospective tenants, and to provide maximum flexibility in the future with regard to the potential
of adding newly permitted non-office uses to the site. This would require a new site plan
approval process, of course. Parking in the front yard is prohibited in most cases in the Big
Beaver Form Based Code District, which this site falls under in the new Ordinance. However, as
stated previously, this project is being processed under the former Ordinance, which allows the
proposed parking configuration.

Landscaping

The new parking area would impact an existing berm and many existing trees. The site plan
application includes a survey which demonstrates that the site has 91 existing trees, 51 of which
are to be removed. One of these trees is dead. The landscape plan shows that 33 new trees will
be added to the site, along with extensive shrubs and groundcovers. The site plan also includes a
new 3-foot berm along the front parking area, in accordance with the design recommendations of
the Big Beaver Design Guidelines, to replace the larger berm displaced by the new parking.

We support the provision of the new berm, which is of sufficient height to screen the cars in the
adjacent parking area, as intended in the Guidelines. We also support the proposed species and
configuration of the new landscaping materials, which should help enhance the site and mitigate
for the impact of removing the more mature trees and larger berm.

The site plan also includes improved hardscape elements near the entrance of the building,
including a variety of decorative pavers and integrated planting beds. A new bench, provided in
accordance with the Big Beaver Design Guidelines, is also proposed at the center of the site
adjacent to the existing 8-foot wide sidewalk in a new hardscape decorative concrete paver area.
The applicant has not provided proposed material details or samples of these elements in this
submittal, as the former Ordinance did not require them; however, we recommend that you
encourage the applicant to bring these to the meeting with the Planning Commission.

Site design and other requirements

We support the applicant’s design elements which were inspired by the Big Beaver Design
Guidelines. The extended apron and walkway area between the building and the street, done in
decorative concrete pavers, along with the enhanced parking landscaping, new screening berm,
new greenbelt trees, enhanced hardscape elements, and overall new site landscaping treatments,
will go far in mitigating the addition of new parking between the building and the street. We
typically object to the provision of parking in this area, however, it is not prohibited under the
former Ordinance, and the site plan does a commendable job of incorporating site design
techniques to connect the building with the street, make it more accommodating for pedestrians,



Sheffield Office Complex Parking Reduction Request
November 6, 2009

and improve its marketability and street presence, all while bringing the site into compliance
with the minimum parking requirements of the former Ordinance.

Recommendation

The preliminary site plan application to expand the existing parking area complies with the
Zoning Ordinance and brings the site into compliance with Ordinance requirements. We do not
support the provision of excess parking; however, the application does not violate any regulation
of the former Ordinance and has been reviewed by the other departments of the City for
stormwater management, traffic, and safety, and has been found to be without fault. Also the
excess 21 spaces are proposed to be landbanked in the rear yard, and the site design incorporates
many characteristics of the Big Beaver Design Guidelines in order to make the site more
accessible to pedestrians and to mitigate the potential negative characteristics of the expanded
parking area. Therefore, we recommend the Planning Commission approve the applicant’s
request for preliminary site plan approval.

Please do not hesitate to contact us with any questions, comments, or concerns.

Sincerely,

Iy

Zﬂf?}S(LEMORTMNKSSOCH&TES INC.
ary G. Branigan, LEED AP, AICP
Associate

225-02-1108
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. N.70'50'08"W., 241.76 FEET; THENCE N.00°36'00E., 55.00 FEET; TC 600.00 PR. TOP OF CURB ELEVATION April 18, 2011
. o i - i i i —— - i - e — ? THENCE N.70°50"10”W., 200.00 FEET TO A POINT ON THE
EASTERLY RIGHT—OF—WAY LINE OF SAID BECK ROAD; THENCE U 600.00]
142.76 FEET ALONG THE ARC OF A CURVE TO THE RIGHT HAVING PR. GUTTER ELEVATION SCALE: 1" = 40'
A RADIUS OF 1096.28 FEET (CHORD BEARING N.0421"18"E., [W 600.00]
142.66 FEET), ALSO BEING ALONG THE EASTERLY RIGHT—OF—WAY PR. TOP OF WALK ELEVATION 40 20 0 20 40 60
UNE OF BECK ROAD TO THE PONT OF BEGINNING. T5 60000 PR, TOP OF PYMT, ELEVATION |
TAX ID NO. 20—20-476—057
FG 600.00 FINISH GRADE ELEVATION NFE JOB NO. SHEET NO.
CONTAINING 224,931.48 SQ. FT. OR 5.163 ACRES OF LAND. G419 SP1




Tree Inventory List

Client Name: Core Partners

Job Number: G419

Job Location: 1500 W Big Beaver, Troy
Date Completed: 41172011

Condition Description Notes:

"Good" - no observed structural defects*

“Fair” - minor structural defects, marginal form, some insect activity noted*
"Poor” - major structural defects, poor form, insect infested*

*Structural defects may include decayed wood, cracks, root problems, weak branch unions
cankers, poor tree architecture, dead/failed branches due to various causes.

Tree # Botanical Name Common Name Dia. Type Other Dia. Condition
1 Pinus nigra Austrian Pine 14 Good
2 Pinus nigra Austrian Pine 13 Good
3 Pinus nigra Austrian Pine 8 Good
4 Pinus nigra Austrian Pine 13 Good
5 Pinus nigra Austrian Pine 14 Fair
6 Pinus nigra Austrian Pine 15 Good
7 Pinus nigra Austrian Pine 14 Fair
8 Pinus nigra Austrian Pine 13 Fair
9 Pinus nigra Austrian Pine 12 Good
10 Pinus nigra Austrian Pine 14 Good
1" Pinus nigra Austrian Pine 1 Good
12 Pinus nigra Austrian Pine 12 Good
13 Pinus nigra Austrian Pine 1" Fair
14 Pinus nigra Austrian Pine 13 Good
15 Pinus nigra Austrian Pine 12 Fair
16 Pinus nigra Austrian Pine 12 Fair
17 Pinus nigra Austrian Pine 13 Fair
18 Pinus nigra Austrian Pine 1" Good
19 Pinus nigra Austrian Pine 14 Good

20 Pinus nigra Austrian Pine 14 Good
21 Pinus nigra Austrian Pine 12 Good
22 Pinus nigra Austrian Pine 14 Good
23 Pinus nigra Austrian Pine 14 Good
24 Malus spp. Crabapple spp. 7 Twin 6 Good
25 Malus spp. Crabapple spp. 7 Good
26 Acer rubrum Red Maple 8 Good
27 Acer rubrum Red Maple 10 Good
28 Acer rubrum Red Maple 8 Fair

29 Acer rubrum Red Maple 10 Good
30 Acer rubrum Red Maple 9 Good
31 Acer rubrum Red Maple 6 Poor
32 Acer rubrum Red Maple 7 Good
33 Acer saccharinum Silver Maple 29 Fair

34 Pinus nigra Austrian Pine 12 Good
35 Pinus nigra Austrian Pine 8 Good
36 Pinus nigra Austrian Pine 12 Good
37 Pinus nigra Austrian Pine 14 Good
38 Pinus nigra Austrian Pine 1" Good
39 Pinus nigra Austrian Pine 12 Good
40 Pinus nigra Austrian Pine 12 Good
a1 Pinus nigra Austrian Pine 15 Good
42 Pinus nigra Austrian Pine 14 Good
43 Acer platanoides Norway Maple 13 Good
44 Acer platanoides Norway Maple 1" Good
45 Acer platanoides Norway Maple 13 Good
46 Pinus nigra Austrian Pine 10 Fair

47 Pinus nigra Austrian Pine 14 Good
438 Pinus nigra Austrian Pine 13 Good
49 Pinus nigra Austrian Pine 14 Good
50 Pinus nigra Austrian Pine 13 Good
51 Pinus nigra Austrian Pine 9 Good
52 Pinus nigra Austrian Pine 13 Multiple 8,6,4 Good
53 Pinus nigra Austrian Pine 12 Good
54 Pinus nigra Austrian Pine 14 Good
55 Crataegus phaenopyrum Washington Hawthorn 6 Multiple 6 stems Good
56 Crataegus phaenopyrum Washington Hawthorn 5 Multiple 5 stems Fair

57 Crataegus phaenopyrum Washington Hawthorn 5 Multiple 7 stems Good
58 Pinus nigra Austrian Pine 15 Good
59 Crataegus phaenopyrum Washington Hawthorn 3 Muitiple 6 stems Fair

60 Crataegus phaenopyrum Washington Hawthorn 5 Muitiple 4 stems Good
61 Pinus nigra Austrian Pine 14 Good
62 Crataegus phaenopyrum Washington Hawthorn 5 Multiple 4 stems Good
63 Crataegus phaenopyrum Washington Hawthorn 6 Multiple 5 stems Good
64 Crataegus phaenopyrum Washington Hawthorn 6 Muitiple 4 stems Good
65 Crataegus phaenopyrum Washington Hawthorn 6 Muitiple 6 stems Good
66 Crataegus phaenopyrum Washington Hawthorn 5 Muitiple 5 stems Good
67 Acer platanoides Norway Maple 1 Good
68 Acer platanoides Norway Maple 1 Poor
€9 Acer platanoides Norway Maple 12 Good
70 Acer platanoides Norway Maple 9 Good
71 Malus spp. Crabapple spp. 6 Good
72 Malus spp. Crabapple spp. 6 Good
73 Malus spp. Crabapple spp. 4 Good
74 Malus spp. Crabapple spp. 6 Good
75 Malus spp. Crabapple spp. 5 Good
76 Acer platanoides Norway Maple 9 Good
77 Acer platanoides Norway Maple 13 Good
78 Uimus americana American Elm 20 Dead
79 Prunus spp. Flowering Cherry 4 Good
80 Pinus mugo Mugo Pine 4 Multiple 4,3 Good
81 Pinus mugo Mugo Pine 4 Multiple 4,4,3,3 Good
82 Malus spp. Crabapple spp. 5 Good
83 Malus spp. Crabapple spp. 5 Good
84 Malus spp. Crabapple spp. 5 Good
85 Pinus mugo Mugo Pine 3 Muitiple 6 stems Good
86 Malus spp. Crabapple spp. 8 Twin 7 Good
87 Malus spp. Crabapple spp. 5 Multiple 4,3 Good
88 Malus spp. Crabapple spp. 4 Good
89 Malus spp. Crabapple spp. 4 Good
90 Malus spp. Crabapple spp. 3 Good
91 Malus spp. Crabapple spp. 4 Good
92 Malus spp. Crabapple spp. 6 Good
93 Malus spp. Crabapple spp. 6 Good
94 Malus spp. Crabapple spp. 6 Good
95 Malus spp. Crabapple spp. 6 Good
96 Pinus strobus Eastern White Pine 1 Good
97 Malus spp. Crabapple spp. 6 Good
98 Malus spp. Crabapple spp. 8 Good
99 Malus spp. Crabapple spp. 7 Good
100 Malus spp. Crabapple spp. 7 Good
101 Malus spp. Crabapple spp. 8 Good
102 Malus spp. Crabapple spp. 7 Good
103 Malus spp. Crabapple spp. 9 Good
104 Malus spp. Crabapple spp. 6 Good
105 Pyrus calleryana Bradford Pear 12 Good
106 Pyrus calleryana Bradford Pear 13 Good
107 Malus spp. Crabapple spp. 7 Good
108 Malus spp. Crabapple spp. 7 Good

ANTHONY J. DOMBROWSKI
Registered Forester
State of Michigan ID #3301000669
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LEGAL DESCRIPTION

PART OF THE SOUTHEAST 1/4 OF SECTION 20, TOWN 2 NORTH,
RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN,
BEING MORE PARTICULARLY DESCRIBED AS: COMMENCING AT THE
SOUTHEAST CORNER OF SAID SECTION 20; THENCE
N.0000°00"W., 297.00 FEET ALONG THE SOUTH LINE OF SAID
SECTION 20; THENCE N.00°44'29"E., 102.01 FEET TO A POINT ON
THE NORTH RIGHT—OF—WAY LINE OF WEST BIG BEAVER ROAD
(WIDTH VARIES); THENCE N.OO00’00"W., 433.76 FEET ALONG
SAID NORTH RIGHT—OF—WAY LINE; THENCE N.00°02’02"E., 509.26
FEET; THENCE N.89°56'47"E., 449.64 FEET; THENCE
S.00°44°29"W., 88.00 FEET; THENCE S.89°56'47"W., 7.33 FEET;
THENCE S.00°57°17°W., 323.76 FEET; THENCE S.90°00'00"E., 9.50
FEET; THENCE S.00°59'17"W., 97.98 FEET TO A POINT ON SAID
NORTH RIGHT—OF—WAY LINE; THENCE N.90°00°00"W., 9.94 FEET
ALONG SAID NORTH RIGHT—OF—WAY IINE TO THE POINT OF
BEGINNING.

TAX ID NO. 20—-20—-476—-057
CONTAINING 224,931.48 SQ. FT. OR 5.163 ACRES OF LAND.

FLOOD HAZARD NOTE

THIS PROPERTY IS NOT LOCATED WITHIN THE FLOOD HAZARD
AREA INDICATED BY FLOOD INSURANCE RATE MAP (FIRM) NO.
26125C0533F OR 26125C0541F DATED: SEPTEMBER 29, 2006

TOPOGRAPHIC SURVEY NOTES

ALL ELEVATIONS ARE EXISTING ELEVATIONS, UNLESS OTHERWISE
NOTED.

UTILITY LOCATIONS WERE OBTAINED FROM MUNICIPAL OFFICIALS
AND RECORDS OF UTILITY COMPANIES, AND NO GUARANTEE CAN
BE MADE TO THE COMPLETENESS, OR EXACTNESS OF LOCATION.

THIS SURVEY MAY NOT SHOW ALL EASEMENTS OF RECORD

UNLESS AN UPDATED TITLE POLICY IS FURNISHED TO THE
SURVEYOR BY THE OWNER.
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COOLIDGE RD.

SITE

I—75

CROCKS RD.

[]

15 MILE RD.

BIG BEAVER RD.

LOCATION MAP .

T.S.

5/8" X 6'8"RE-ROD, OR
EQUAL, SUPPORT POSTS
EVERY 10' O.C.

INSTALL POSTS A MIN. 24"
INTO GROUND, TYPICAL

4' HIGH FENCING, AS SPECIFIED,
TO BE PLACED AT DRIP LINE OR
LIMITS OF GRADING, AS INDICATED
ON PLAN, TYPICAL

NOTE:

PROTECTION FENCING TO BE
MAINTAINED THROUGHOUT THE
CONSTRUCTION PERIOD

TREE PROTECTION DETAIL-SECTION

NTS

TREE DRIPLINE

4' HIGH PROTECTIVE
FENCE, AS SPECIFIED
PLACED AT TREE DRIPLINE

NTS

GENERAL TREE PROTECTION NOTES

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

2. ALL UNDERSTORY VEGETATION WITHIN THE LIMITS OF PROTECTIVE FENCING
SHALL BE PRESERVED.

3. NO PERSON MAY CONDUCT ANY ACTIVITY WITHIN THE DRIP LINE OF ANY
TREE DESIGNATED TO REMAIN, INCLUDING BUT NOT LIMITED TO, PLACING

SOLVENTS, BUILDING MATERIALS, CONSTRUCTION EQUIPMENT, OR SOIL DEPOSITS

WITHIN THE DRIP LINE.

4, WHERE GROUPINGS OF TREES ARE TO REMAIN, TREE FENCING SHALL BE
PLACED AT THE LIMITS OF GRADING LINE.

5. DURING CONSTRUCTION, NO PERSON SHALL ATTACH ANY DEVICE OR WIRE
TO ANY TREE, SCHEDULED TO REMAIN.

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

7.SWALES SHALL BE ROUTED TO AVOID THE AREA WITHIN THE DRIP LINES OF
PROTECTED TREES.

8. TREES LOCATED ON ADJACENT PROPERTIES THAT MAY BE AFFECTED BY CONSTRUCTION

ACTIVITIES MUST BE PROTECTED.
9. ROOT ZONES OF PROTECTED TREES SHOULD BE SURROUNDED WITH RIGIDLY
STAKED FENCING.

10. THE PARKING OF IDLE AND RUNNING EQUIPMENT SHALL BE PROHIBITED LINDER THE

DRIP LINE OF PROTECTED TREES.

11. THE STRIPPING OF TOPSOIL FROM AROUND PROTECTED TREES SHALL BE PROHIBITED.

12. ALL TREES TO BE REMOVED SHALL BE CUT AWAY FROM TREES TO REAMIN.

13. THE GRUBBING OF UNDERSTORY VEGETATION WITHIN CONSTRUCTION AREAS SHOULD
BE CLEARED BY CUTTING VEGETATION AT THE GROUND WITH A CHAIN SAW OR

MINIMALLY WITH A HYDRO-AXE.
14, THE CONTRACTOR IS RESPONSIBLE FOR THE REPLACEMENT PER ORDINANCE

GUIDELINES, FOR THE DAMAGE OR REMOVAL OF ANY TREE DESIGNATED TO REMAIN.

15. TREES TO BE REMOVED SHALL BE FIELD VERIFIED, EVALUATED AND FLAGGED
REMOVAL, BY THE LANDSCAPE ARCHITECT OR FORESTER, ONLY AS DIRECTED
BY THE OWNER OR OWNERS REPRESENTATIVE.

FOR

TREE PRESERVATION SUMMARY

TOTAL TREES SURVEYED: 108
TOTAL TREES ON-SITE: 21
TOTAL TREES TO BE REMOVED 51
MINUS DEAD TREES: -1
NET TREES TO BE REMOVED: 50
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17 MILE RD.
EE:__J GENERAL LANDSCAPE NOTES
. - ..
I T~ / - 1. LANDSCAPE CONTRACTOR SHALL VISIT SITE, INSPECT EXISTING CONDITIONS . . 0
— AND REVIEW PROPOSED PLANTING AND RELATED WORK. IN CASE OF . a N~
—_— T SO D N OTE . DISCREPANCY BETWEEN PLAN AND PLANT LIST, THE PLAN SHALL 2 o |
_ . GOVERN QUANTITIES. CONTACT THE LANDSCAPE ARCHITECT WITH ANY u g : -
I ALL LAWN AREAS DESIGNATED TO BE SODDED. SHALL 2 St CONTRACTOR SHALL VERIFY LOCATIONS OF ALL ON-S ) = 9
I : LL ON-SITE UTILITIE = &
— , BE SODDED WITH A SPECIES NORMALLY GROWN IN OAKLAND PRIOR TO BEGINNING CONSTRUCTION ON HIS/HER PHASE OF WORK. ANY 3 S ITE 0
o ) COUNTY. ALL SOD SHALL BE PLACED ON 3" PREPARED TOPSOIL, DAMAGE OR INTERUPTION OF SERVICES SHALL BE THE RESPONSIBILITY 0 E N G I N E E RS
- { ) - OF THE CONTRACTOR.
| — AND WATERED DAILY UNTIL ESTABLISHED. 3. THE CONTRACTOR SHALL COORDINATE ALL RELATED ACTIVITIES WITH ’—|
OTHER TRADES, AND SHALL REPORT ANY UNACCEPTACBLE SITE CONDITIONS L \
- TO THE OWNER'S REPRESENTATIVE PRIOR TO COMMENCEMENT.
REMOVE EXISTING STONE » I 4.5%&?&2@8&%7#3‘1WELL—BRANCHED, AND IN HEALTHY VIGOROUS BIG BEAVER RD. C IVI L ENGINEERS
SI:IDS RTE(;LQSE V_\rIIYFIL-: CSS\)F L 3 X _ ' l 5. PLANTS SHALL BE WATERED BEFORE AND AFTER PLANTING IS COMPLETE. LAND SURVEYORS
I L , L 6. ALL TREES MUST BE STAKED, FERTILIZED AND MULCHED AND SHALL BE
- H NBIO54'47'E 449 64 EX. 18" STORM SEWER [ = S O 2 %%Rspggi%a vm gxgl EL ﬁNthRMAL GROWTH CYCLE FOR AT LEAST TWO [2) LAND PLANNERS
) g b@@' - 1 7. ALL MATERIAL SHALL CONFORM TO THE GUIDELINES ESTABLISHED IN THE MOST
Al RECENT EDITION OF THE "AMERICAN STANDARDS FOR NURSERY STOCK".
—_— l l l l l l l l l l l l l l l l l 41 )\\ *E 8. CONTRACTOR WILL SUPPLY FINISHED GRADE AND EXCAVATE AS NECESSARY TO NOWAK & FRAUS ENGINEERS
I ‘ SUPPLY PLANT MIX DEPTH IN ALL PLANTING BEDS AS INDICATED IN PLANT DETAILS
— ]] ALL LAWN TREES SHALL ] | REMOVE EXISTING STONE AND A DEPTH OF 4" IN ALL LAWN AREAS. 46777 WOODWARD AVE.
' PROPOSED PLANT BEDS & AND REPLACE WITH SOD 9. PROVIDE CLEAN BA%KFILL SOIL, USING MATERIAL STOCKPILED ON-SITE. SOIL 15 MILE RD PONTIAC, MI 48342-5032
—_— HAVE A 4' DIA MULCH RING SHALL HAVE 3" DEPTH © N SHALL BE SCREENED AND FREE OF DEBRIS, FOREIGN MATERIAL, AND STONE. : ! 5
W/ 3" DEPTH DOUBLE SHREDDED DOUBLE SHREDDED % ON 3"TOPSOIL, TYPICAL 10. SLOW-RELEASE FERTIZER SHALL BE ADDED TO THE PLANT PIS BEFORE N | TEL. (248) 332-7931
HARDWOOD BARK MULGH, TYPICAL HARDWQOD BARK MULCH, = RATES. ' AT THE MANGACTIRERS RECOMMETDR FAX. (248) 332-8257
. 11. AMENDED PLANT M|X (PREPARED TOPSOIL) SHALL CONSIST OF 1/3 SCREENED TOPSOIL,
| ! TYPICAL l % | 1/3 SAND, AND 1/3 PEAT, MIXED WELL AND SPREAD TO A DEPTH AS INDICATED I_O CAT' O N MAP
£ IN PLANTING DETALLS, NS
& - 12. ALL PLANTINGS SHA[L BE MULCHED WITH SHREDDED HARDWOOD BARK, SPREAD TO '
) o A DEPTH OF 4" FOR TREES AND SHRUBS, AND 2" ON ANNUALS, PERENNIALS, AND
— EXISTING N AREAS %! . GROUNDCOVER PLANTINGS. MULCH SHALL BE FREE FROM DEBRIS AND FOREIGN
TOREMAIN, RESTORE A g © 13 NO SUBSTTLTIONS QR CHANGES OF LOCATION, OR PLANT TYPE SHALL BE MADE
T — 21-HS NECESSARY W/ SOD = = % GR WITHOUT THE APPROYAL OF THE LANDSCAPE ARCHITECT OR OWNERS REPRES SEAL
1 o | OUNDCOVER KEY ' RESENTATIVE.
N S o g 14. THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED OF ANY DISCREPANCIES BETWEEN
F% C S89°54'47"W THE PLANS AND FIELD CONDITIONS PRIOR TO INSTALLATION. lgxﬁll:legg zcozhﬁl\(f EOR EQCU | RSEI;A ENTS
— " 15. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING ALL PLANT 1 : O-1, OFFICE DISTRICT
} / e S 138 . @ TYPICAL SOD LAWN AREAS, SOWN ON 3" TOPSOIL MATERIAL IN A VERTICAL CONDITION THROUGHOUT THE GUARANTEED PERIOD. EXISTING SITE AREA:  224.931.48 S.F. OR 5.16 ACRES
—_— A | 3 = oy 16. THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE SHALL HAVE THE RIGHT ’ A :
\pe : - I ¢ e " TO REJECT ANY WORK OR MATERIAL THAT DOES NOT MEET THE REQUIREMENTS OF :
————— O % s @ 3-4' DIA SPADE CUT EDGE W/ 3" SHREDDED BARK MULCH THE PLANS AND/OR JPECIFICATIONS. FRONTAGE LANDSCAPE 2
I , 17. THE LANDSCAPE CONTRACTOR SHALL SEED AND MULCH OR SOD (AS INDICATED ON 10' WD., 1 TREE / 30 L.F. OF FRONTAGE :
—_— @ 7 @ 3" DEPTH DOUBLE SHREDDED HARDWOOD BARK MULCH PLANS) ALL AREAS DESIGNATED AS SUCH ON THE PLANS, THROUGHOUT THE CONTRACT ” o z
T — .y LIMITS. FURTHER, THE CONTRACTOR SHALL BE RESPONSIBLE FOR RESTORING AREAS REQUIRED: %
—_— : © DISTURBED DURING CONSTRUCTION, NOT IN THE CONTRACT LIMITS, TO EQUAL OR BIG BEAVER: 433.76 LF.
- © (4) 1/8'X 4' METAL EDGING, TYPICAL GREATER CONDITIO
I ] | R L] — N B % ' 18. ALL LANDSCAPE A:féAs SHALL HAVE PROPER DRAINAGE THAT PREVENTS EXCESSIVE 433.76 LF. /30LF.=14.46 OR 15 TREES REQUIRED
H T WATER FROM PONDING ON LAWN AREAS OR AROUND TREES AND SHRUBS. PROVIDED: 14 TREES, INCL 1 EXISTING
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— 7 SYSTEM. SITE LANDSCAPE
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DATE: March 5, 2011

TO: Planning Commission

FROM: R. Brent Savidant, Planning Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP 968) — Proposed

Suburban Cadillac Buick, North of Maple, West of Crooks (1810 Maplelawn),
Section 29, Zoned M-1 (Light Industrial) District

The petitioner, Studio Design, submitted the above referenced Preliminary Site Plan
Approval application for a significant renovation of the Somerset Cadillac Buick building at
1810 Maplelawn. Proposed improvements include removal and replacement of 12,260
square feet of building area, a new 2,461 square foot mezzanine and a 774 square foot
addition.

Note, the application was submitted prior to adoption of the new Zoning Ordinance. The
attached report prepared by Carlisle/Wortman Associates, Inc. summarizes the
application.

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

cc:  Applicant
File/ SP 968

G:\SITE PLANS\SP 968 Suburban Cadillac Buick Sec 29\SP-968 Suburban Cadillac 05 10 11.docx
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PRELIMINARY SITE PLAN REVIEW

PRELIMINARY SITE PLAN REVIEW (File Number SP 968) — Proposed Suburban Cadillac
Buick, North of Maple, West of Crooks (1810 Maplelawn), Section 29, Zoned M-1 (Light
Industrial) District

Proposed Resolution # PC-2011-05-
Moved by:
Seconded by:

WHEREAS, The applicant submitted the Preliminary Site Plan Approval application prior to
adoption of the comprehensively rewritten Zoning Ordinance, therefore the now-repealed
Zoning Ordinance provisions shall apply.

THEREFORE BE IT RESOLVED, That Preliminary Site Plan Approval, pursuant to Section
03.40.03 of the Zoning Ordinance, as requested for the proposed site improvements for
Suburban Cadillac Buick, located north of Maple, west of Crooks, at 1810 Maplelawn, in
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:\SITE PLANS\SP 968 Suburban Cadillac Buick Sec 29\Proposed Resolution SP 968 05 10 11.docx
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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
fax 248-625-8455

Date: May 4, 2011

Preliminary Site Plan Review
For
City of Troy, Michigan

Applicant: Suburban Maplelawn, LLC
Project Name: Suburban Cadillac - Buick

Plan Date: Rev. April 29, 2011

Location: 1810 Maplelawn Drive

Zoning: PV, Planned Vehicle Sales 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, lighting plan, enlarged
area site plan, landscape plan, floor plans, and elevations. The site plan submittal provides
sufficient information for a preliminary review.

The submittal is divided between references to the adopted 2011 Zoning Ordinance and the
former Zoning Ordinance, Chapter 39. The landscaping plan, for instance, refers to the site’s
former designation as M-1, Light Industrial District, and refers to the requirements under the
former Ordinance for landscaping. The site plan refers to the new designation of the site for
zoning and dimensions, but the old Ordinance for parking regulations. Regardless of the
notations on the submittal, the application was technically processed before the new Ordinance
was enacted. However, the dimensional requirements of the PV District are largely similar to
the former M-1 District. We will make special notation where any differences occur or would
affect the outcome of the review. In short, we will review the plan for compliance formally with
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the old Ordinance, but will demonstrate compliance where applicable with newer adopted
regulations.

The applicant intends to demolish a portion of an existing automotive dealership building and
construct a new, larger portion of that building (largely on the former building’s footprint) to
allow for an expanded operation. Additional site improvements will be made as the building is
renovated. EXxisting landscaping will be maintained and new landscaping will be added.

The site is surrounded on its south, east, and north sides by other PV District properties, and by
IB, Integrated Industrial Business District, on the west side. The site has frontage on Maplelawn
Drive, in the Troy Auto Mall highlighted in the Troy Master Plan.

Location of Subject Property:
The property is located on the west side of Maplelawn Drive, approximately halfway between
Maple Road and Crooks Road.

Size of Subject Property:
The parcel is 7.24 acres, or 315,375 gross square feet in size. Excluding the Maplelawn Drive
right-of-way, the site is 274,525 net square feet in size.

Proposed Uses of Subject Parcel:
The applicant proposes to continue using the site for the existing automotive sales business.

Current Use of Subject Property:
The subject property is currently occupied by an automotive dealership building with sales floor
area, offices, parts, and service areas.

Current Zoning:
The property is currently zoned PV, Planned Vehicle Sales District.

Zoning Classification of Adjacent Parcels and Current Land Use:

North: PV, Planned Vehicle Sales District; automotive dealership

South: PV, Planned Vehicle Sales District; automotive dealership

East: PV, Planned Vehicle Sales District (across Maplelawn Drive); automotive dealership
West:  IB, Integrated Industrial Business District; Design Center

BUILDING LOCATION AND SITE ARRANGEMENT

The existing building is located at the center of the site with parking on all sides and a pair of
entrances to Maplelawn Drive. The proposed site arrangement is nearly identical, albeit with a
slightly larger building and slightly expanded landscaping areas. We have no objection to the
proposed site arrangement.

Items to be Addressed: None.

AREA WIDTH, HEIGHT, SETBACKS
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Required and Provided Dimensions:
Section 30.20.00 of the old Ordinance and Section 4.19.D.2 of the new Ordinance require the
following setbacks and height limits:

Required: Provided: ‘
Eront 30 feet (current Ordmance)
(to Maplelawn Drive R.O. W) 50 feet (old Ordinance) 155 feet
Rear
(to west property line) 20 feet (both) 163 feet
Side
(to south property line) 10 feet (both) 146 feet
Side
(to north property line) 10 feet (both) 15 feet
o ) Maximum of 4 stories or 50 feet
Building Height (current Ordinance)
Maximum of 3 stories or 40 feet
(old Ordinance) 2 stories, 28 feet, 4 inches
Lot coverage Maximum 40 percent (both) 12.8 percent

The minimum site area for the PV District is 15 acres, which was the same for automobile
dealerships permitted as special uses in the former M-1 District. This site is 7.4 acres gross, 6.3
acres net. The site area, however, is a previously existing legal nonconformity and is allowed to
remain.

Items to be Addressed: None.

PARKING

Proposed Parking:
The site plan shows 721 total parking spaces throughout the site, reserved for employees,
customers, vehicle storage, new vehicle and used vehicle display, and service.

Parking Calculations:
The parking calculations provided are as follows.
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Required Provided
Two spaces for every one service bay plus one 44 customer spaces
space for every 200 square feet of showroom 44 pre-owned vehicle display
area (old Ordinance) spaces
126 new vehicle display
36 service bays = 72 service spaces spaces
8,610 square feet of showroom area/200 = 79 service spaces
43 spaces 106 employee spaces
322 vehicle storage spaces
43 + 72 = 115 spaces required 721 total spaces provided

Two spaces for every one service bay plus one
space for every 250 square feet of showroom
area (new Ordinance)

36 service bays = 72 service spaces
8,610 square feet of showroom area/250 =
34 spaces

43 + 72 = 107 spaces required

The proposed plan greatly exceeds parking requirements, but the parking requirements do not
take into account spaces set aside for vehicle display or storage. It is therefore customary in the
former M-1, current PV District, to permit a large excess of proposed or available parking.

It is unclear how the specific provided sales floor area calculations were derived. The proposed
main sales floor area is not detailed with an area calculation; however, the new proposed
mezzanine is so detailed. Given the large excess of available parking, we do not object to the
plan. However, a revised plan should further detail how the specific sales floor area of 8,610
square feet was derived, and should explain if the mezzanine area was included.

Items to be Addressed: Provide additional detail about how sales floor area calculation was
derived.

SITE ACCESS AND CIRCULATION

Proposed Circulation:

The site will be accessed from two existing entrances on Maplelawn Drive, as it currently exists.
We have no objection to this approach. Site circulation will essentially remain unchanged, with
the exception of the proposed additional new landscaped islands.

Sidewalks:

The applicant is proposing a new pedestrian-accessible platform around the front of the building,
which ties in with existing pedestrian amenities along the adjacent parking area and throughout
the customer parking area. Sidewalks are not provided throughout the west side of Maplelawn in
the PV District, an existing condition that may remain.
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Items to be Addressed: None.

NATURAL RESOURCES

The site is an existing building with typical site landscaping. The proposed plan would not
impact any protected natural features. The plan does, however, add new landscape materials and
landscape islands for the front parking areas.

Items to be Addressed: None.

LANDSCAPING

The site plan provides landscaping information on a separate landscape plan, including full
details about the quantity, species, and details of proposed materials. The plan also shows
proposed material locations and new landscaped islands at the front of the building, increasing
the landscaped area of the site.

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

Trees:

The site plan shows existing trees on site, and details plans to add 16 new trees. The greenbelt
requirements in both the old and new Ordinances require one tree for every 30 linear feet of
frontage. This site has 352 feet of frontage, requiring 12 trees. Four existing trees will be
preserved and 8 new trees will be added to satisfy ordinance requirements.

Also, 8 additional trees will be added within the existing and proposed landscape islands
between incorporated within the customer parking areas.

The proposed species are permitted species within the new Ordnance, and the proposed material
dimensions actually exceed minimum tree DBH requirements.

Minimum landscaped area:

The proposed landscape plan provides 19,410 total square feet of landscaped area. The
applicant’s calculations are based on gross site area, but should be based on net site area. The
net site area, 274,525, should be used. Under the former Ordinance, 10 percent of the site
(27,453 square feet should be provided. The new Ordinance requires double that, 20 percent or
54,905 square feet (however, the new Ordinance allows greenbelt and parking lot landscaping to
be counted, as well as landscaped area anywhere on the site; the former Ordnance excluded
many landscaped areas from the calculation).

Regardless of the calculation, the site is deficient in landscaped area. However, the plan does
not eliminate any existing landscaped area, and therefore does<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>