AGENDA
PLANNING COMMISSION PUBLIC HEARING/REGULAR MEETING
CITY OF FARMINGTON HILLS
NOVEMBER 20, 2025 @ 7:30 P.M.

FARMINGTON HILLS CITY HALL - CITY COUNCIL CHAMBER
31555 W. ELEVEN MILE ROAD, FARMINGTON HILLS, MICHIGAN 48336
Cable TV: Spectrum — Channel 203; AT&T — Channel 99
YouTube Channel: https://www.youtube.com/user/FHChannel8
www.fhgov.com (248) 871-2540

1. Call Meeting to Order
2. Roll Call
3. Approval of Agenda

4. Public Hearing

A. AMEND PLANNED UNIT DEVELOPMENT 12, 2014,
INCLUDING SITE PLAN 60-7-2025

LOCATION: 12 Mile, west of Orchard Lake Road

PARCEL I.D.: 22-23-10-476-067

PROPOSAL: Construct new fast-food restaurant with drive-through on a
vacant outlot within B-4, Planned General Business District

ACTION REQUESTED: Recommend to City Council

APPLICANT: Ronald J. Sesi

OWNER: SSFHC Real Estate, LLC

5. Regular Meeting

A. SITE PLAN - 65-10-2025 (PUD 1, 2025)

LOCATION: 29150 Twelve Mile Rd.

PARCEL I.D.: 22-23-00-376-035

PROPOSAL: Construct of multiple-family dwellings units within RA-1A, One
Family Residential District

ACTION REQUESTED: Site Plan approval

APPLICANT: Schafer Development, LLC

OWNER: Mike Yousif

6. Approval of Minutes October 16, 2025, Regular Meeting

7. Public Comment
8. Commissioner/Staff Comments
9. Adjournment
Respectfully Submitted,
Kristen Aspinall, Planning Commission Secretary

Staff Contact:

Diane Mulville-Friel


https://www.youtube.com/user/FHChannel8
http://www.fhgov.com/

City Planner

Planning and Community Development Department
(248) 871-2540

dmulville-friel@fhgov.com

NOTE: Anyone planning to attend the meeting who has need of special assistance under the Americans with
Disabilities Act (ADA) is asked to contact the City Clerk’s Office at (248) 871-2410 at least two (2) business days
prior to the meeting, wherein arrangements/accommodations will be made. Thank you.


mailto:dmulville-friel@fhgov.com
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ACTION REQUESTED: Recommend to City Council
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November 12, 2025

Farmington Hills Planning Commission
31555 W 11 Mile Rd
Farmington Hills, M1 48336

PUD Amendment

Case: PUD 12, 2014/60-7-2025

Site: 12 Mile, west of Orchard Lake Rd (Parcel ID 22-23-10-476-067)
Applicant: Ronald J. Sesi

Plan Date: revised 10/28/2025

Zoning: B-4 Planned General Business

We have completed a review of the application for PUD, site plan, and landscape plan approval
referenced above and a summary of our findings is below. Items in bold require specific action by the
Appl|cant Items in italics can be addressed admnmstratnvely
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Project Summary — Changes to Approved PUD

The applicant proposes to build a Culver’s with a drive-thru on an outlot within an approved PUD known
as Orchard 12 Center. The affected portion of the site is a separate lot and is 0.567 acres/24,700 square
feet (this was referred to as “Parcel B” in the PUD agreement). Though modifications are not proposed
to the rest of the PUD except for the removal of several parking spaces, this project will affect circulation
through the site as well as the parking available for the larger Orchard 12 shopping center.

Existing Conditions
1. Zoning. The site is currently zoned B-4 Planned General Business.

2. Existing site. The site is currently occupied by a parking lot. The site has no wetlands or other
notable natural features. Four existing street trees are proposed to remain.

3. Adjacent Properties.

Direction Zoning Land Use
North B-4 Commercial (Orchard 12 main center)
East B-3 Commercial
South ES Commercial
West B-4 Commercial (Orchard 12 main center)

4. Site configuration and access. The site is accessed from the larger Orchard 12 shopping center; the
nearest driveway is located at the southeast corner of Parcel B, though not on the parcel itself. An
access easement permitting blanket access across the two parcels, including to parking spaces and
the proposed dumpster enclosure should be executed prior to construction. The easement will be
addressed administratively.

PUD Amendment:

This is a major amendment to an existing planned unit development. The proposed use is a stand-alone
drive-thru restaurant. The existing PUD agreement permits a drive-thru restaurant on Parcel A, but not
on Parcel B; per Section 34-4.27.2, fast-food and carryout restaurants are permitted in the B-4 district
only when located in a building with at least one other use, and not with a drive-thru. The PUD
agreement must be amended to permit the proposed use as proposed.

Site Plan & Use:

1. Summary of Proposed Use. As noted above, the applicant proposes a stand-alone fast-food
restaurant with a drive-thru. Per Section 34-4.27, fast-food restaurants are permitted without drive-
thrus in the underlying B-4 district if they are located in a building with at least one other use. The
proposed stand-alone building is 4,123.93 square feet.

2. Master Plan. The 2024 Future Land Use Map in the City of Farmington Hills Master Plan designated
this site as Commercial, consistent with existing development and the proposed site plan and use.

3. Dimensional Standards of the B-4 District (34-3.1.26.E).

Standard B-4 Requirement Proposed

Lot Size Not Specified 0.567 acres/24,700 sq ft
Lot width Not Specified 123.5 ft

Lot coverage Not Specified

Front setback 120 ft 44.7 ft

Page 7 of 80



Rear setback 20 ft 67.5 ft
Side setback (east) 10 ft 38. ft
Side setback (west) 10 ft 29.8 ft
Building height 50 ft/ 3 stories 23 ft
N -
Front Yard Open Space 10% of required front yard m(;ttfrowded, appears to be

1. Based on scaled measurements of the plan.

4. Notes to Schedule of Regulations (34-35)

a. Landscaping for all yards abutting a street shall be provided. See comments below on
landscaping.

j. Parking in the front yard setback. Parking may be permitted in the front yard setback provided
that the parking is set back not less than 10 feet and an area within the front yard, including that
10’, remains as lawn or landscaped area which is equal to the specified percentage of the area
of the required front yard setback. This standard is met.

n. See the loading/unloading requirements of Section 34-5.4. See comments below on loading/
unloading.

0. Rooftop equipment shall be screened in accordance with Section 34-5.17. See comments below
on rooftop equipment.

v. Required landscaped area. In any yard abutting a street or freeway, a landscaped area not less
than 10 feet deep and abutting the street or freeway shall be provided in the setback. This area
is provided. See landscaping comments below for more information.

B-2 and B-4 District Required Conditions (34-3.10). The uses in the B-4 District shall require review
and approval of the site plan by the planning commission. Uses are required to be conducted within
a building and deal directly with the public. The proposed use largely meets this standard, though
drive-thru activity does occur outdoors.

Pedestrian Access. (34-3.24). Pedestrian access-ways are required between public sidewalks and
principal building entrances, principal building entrances and off-street parking lots, and between
uses on abutting parcels. This is not shown on the plans.

Fast food or Carry-out Restaurants (34-4.27). The ordinance requires that all fast food or carry out
restaurants in the B-2 District are located in a building which includes at least one other principal
use. The structure for the drive-in restaurant is stand-alone and does not meet this standard.

Drive-in Restaurants (34-4.35). The use standards for drive-in restaurants are specific to the B-3 and
LI-1 district, where drive-in restaurants are allowed to be located. However, since the applicant has
included a drive-in as a part of a PUD application, the planning commission and City Council should
consider these standards as part of this PUD review.

The drive-in standards include the following requirements. (The plans do not comply with the
regulations listed under a. and d.).

a. Drive-in restaurants shall provide a building setback of at least 60 feet from any street right-of-
way. Signs and other structures shall provide setbacks required in Section 34-3.1.

The plans propose the drive-in restaurant to be located 44.7 feet from the right-of-way, within
the front yard setback and less than 60’ from the right-of-way.
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9.

10.

b. No space set aside for the stacking of vehicles waiting to be served from a drive-in window shall
be closer than thirty-five (35) feet to any adjacent residential zoning lot, except when such lot is

occupied by use other than residential.
The proposed drive-in restaurant is not within 35’ of adjacent residential.

¢. The zoning lot occupied by such use shall not abut an RA District unless the district is separated
from the lot by a major or secondary thoroughfare.

The subject site is not abutting any property zoned RA.

d. Vehicular access drives to a drive-in restaurant shall be located at least sixty (60) feet from the
Right-of-Way of any intersecting street.

Vehicular access drives are less than 60’ from the right-of-way.

We further note that the order confirmations boards labeled on the plans are on the south side
of the building, directed toward 12 Mile Road, while the pick-up window is on the east side. As
much of the drive-through lane comes after the pick-up window as before it as a result. See
items 9 and 10 below, which discusses standards for drive-thru lanes.

Drive-thru stacking (34-5.2.12). Drive-thru restaurants require 10 stacking spaces, including 5
before the ordering station. The plans show 5 stacking spaces before the order confirmation
board, though not before the ordering board; two of these spaces are partially on Parcel A. 8
other spaces are shown, though it is not quite clear how they will be used, as they are not located
before the pass-through window; if these spaces are meant to be for waiting for orders that will
be brought out, a note on the plans would help clarify that aspect of operations.

Drive-thru Design Standards (34-5.2.12). Drive-thrus are required to meet the following design
standards:

A. Drive-through lanes shall be separate from the circulation roads and lanes necessary for ingress
to and egress from the property. This standard is met.

B. Drive-through lanes shall not use any space that is necessary for adequate access to parking
spaces. This standard is met.

C. Drive-through lanes where vehicle stacking and waiting occur shall not be permitted in the front
yard. This standard is not met. Vehicle stacking spaces are in the front yard, as are the order
confirmation and menu boards.

D. Drive-through lanes and associated bypass lanes shall be set back at least 10 feet from the side
and rear lot lines. This standard is met.

E. Drive-through lanes located adjacent to a street shall be buffered by a minimum 10 foot wide
landscaped planting adjacent to the right-of-way as specified in 34-5.14. This standard is met
with a 10-foot buffer area.

F. Drive-through lanes shall provide one (1) by-pass lane to allow unobstructed travel for vehicles
to pass those waiting to be served. This standard is met.

G. All designated pedestrian areas which pass through a stacking space/by-pass lane area shall be
clearly marked through pavement striping, alternative paving material or a stamped pattern or
texture in the pavement. No pedestrian areas pass through the lanes; however, the required
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pedestrian connection to the 12 Mile sidewalk is not shown on the plan. A crosswalk should
also be shown on the north side of the building where a sidewalk leading toward the rest of
the shopping center is shown.

Drive-through lanes shall have a minimum width of nine (9) feet. The drive-thru lane is 10.5 feet
wide and the bypass lane is 12.5 feet wide.

Drive-through lanes shall have a minimum length of twenty (20) feet per vehicle. These
dimensions are met, though as noted above, the function of some of these spaces is not clear.
Drive-through lanes shall have a minimum centerline turning radius of twenty-five (25) feet. This
standard appears to be met.

Drive-through lanes shall be striped, marked or otherwise distinctly delineated. It appears this
standard will be met.

11. Off Street Parking (34-5.2). The addition of this use will reduce the overall parking available for the
12 Orchard shopping center.

Parking Study Observations. The applicant’s traffic study included a parking study. The
applicant’s parking traffic consultant observed occupancy on Friday, August 15, from 5:00pm to
7:00pm and Saturday, August 16, from 12:00pm to 2:00pm. Peak observed occupancy was 186
spaces between 12:30pm and 1:00pm on Friday, August 16.

Parking Study Calculations vs Ordinance Requirements for Shopping Centers. The applicant’s
parking study calculated required parking for each individual use in the shopping center,
including the proposed drive-through restaurant, arriving at a figure of 543. The shared parking
analysis reduces that figure to 444 spaces. However, the same parking study observed far less
actual usage than this requirement, as noted above.

Section 34-5.2 of the zoning ordinance provides a parking requirement for shopping centers,
which is designed to account for the fact that multiple users have different peak business hours,
and that individual tenants will come and go. This standard requires 1 space per 150 square feet
of usable floor area for the first 15,000 square feet, and 1 space per 175 square feet of usable
floor area for the next 85,000 square feet. With Culver’s, this shopping center will total 73,411
square feet of gross floor area. The table below calculates the shopping center requirement
based on this square footage:

Gross Floor Area | Usable Floor Area (est) Spaces Required Spaces Provided

15t 15,000 sq ft:
15,000 x 0.75* = 11,250

11,250/150 = 75

73,411
15,001 - 100,000 sq ft:

58,411 x 0.75 = 43,808.25

43,808.25/175 = 250

Total 325 361 (see below)

*75% of gross floor area is an industry-standard estimate of usable floor area.

Overall Parking Count. Per the applicant’s plans, 428 spaces are present on the existing
shopping center site. The overall shopping center will have 362 spaces after the proposed
development, a net reduction of 66 spaces. Counting spaces, we found 425 spaces on the site,
with a net reduction of 64, for a final count of 361. Either the depiction of spaces must be
updated, or the applicant’s numbers should be revised. These numbers are also different in
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12.

13.

14.

15.

16.

the AECOM Parking and Traffic Study, which states that there will be 351 spaces on the site.
The study also says there are 415 spaces on the overall site, which is not consistent with the
observed number of spaces.

e Culver’s Parking Requirement. A parking calculation for the Culver’s as though it were a stand-
alone use was provided by the applicant. The applicant estimated usable floor area as 80% of
the total floor area of the building. Based on this calculation, and using the 1 space per 30
square feet of usable floor area standard for fast-food, carryout, and drive-thru restaurants, the
applicant arrives at a requirement of 110 parking spaces, plus 7 spaces for the patio for a total of
117 spaces. 18 spaces are provided on the site. Based on the floor plans, the actual customer-
accessible area of the store appears to be around 1,596 square feet, which would yield a
requirement of 53 spaces. Floor plans included in the parking and traffic study show 92 seats.

e Conclusion. When the observations of the parking study are considered in tandem with the
ordinance requirement for a shopping center, we believe that the 361 parking spaces provided
on the site will be adequate to accommodate all users of the center. We do not find that any
relief for parking is required, based on the fact that the new restaurant functions as part of the
overall center, and the total parking count exceeds the requirement for a shopping center.

Off-Street Parking Space Layout, Standards, Construction, and Maintenance (34-5.3). The applicant
included the following minimum parking space layout dimensions.

34-5.3.3.A Minimum Off Street Parking Dimensions

Required Provided
Maneuvering Lane Width 20 ft 24 fr**
Parking Space Width 9 ft 9 ft
Parking Space Length 20 ft* 18 ft w/ 2-ft overhang

*May include a maximum 2’ unobstructed vehicle overhand area at the front of the parking space

**Maneuvering lanes are located primarily on Parcel A.

Off-Street Loading and Unloading (34-5.4). Loading space is required in the ratio of 10 square feet
per front foot of building. Compliant space provided in side yard.

Outdoor Seating (34-4.32). An outdoor seating area with four tables is proposed. This area appears
to meet the requirements of Section 34-4.32.

Landscaping (34-5.14) and Screening (34-5.15). Parcel A is not required to be screened from any
neighboring properties. Per Section 34-5.14.4.C., five (5) large deciduous 5 parking lot trees are
required, and these are provided. The plan also proposes to keep all four existing street trees;
protective fencing for these trees should be shown on the plans.

Exterior Lighting (34-5.16). A photometric plan was provided showing numerous values in excess of
0.3 footcandles at the property line, though given that the site functions as part of a larger shopping
center, these could be considered values internal to the site. However, these values should be
observed at the south property line. Additionally:

e Proposed lighting exceeds the required 4:1 uniformity ratio.
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17.

18.
19.

20.

21.

22.

e We were unable to review whether the site meets the maximum illumination of 2.5
lumens per sf of pavement area.
e Various notes related to lighting compliance should be added to this sheet.
e Lighting cut sheets were not provided, and compliance with cut-off requirements cannot
be verified.
Rooftop Screening (34-5.17). Screening of rooftop equipment is required where any is provided.
Mechanical equipment on the ground shall be screened per Section 34-5.1.4.D. Sheet A-8.0 clearly
shows that the parapet will screen all rooftop equipment.

Tree Removal (34-5.18). No trees will be removed from the site.

Dumpster Enclosures. (34-5.1.3). Proposed dumpster enclosures, which are accessed from Parcel A,
appear to meet the requirements of Section 34-5.1.3.

Design Standards (34-5.20). £/evations appear to be mislabeled—the “left” and “right” elevations
are switched; it would clearer to label these as “east” and “west” to reduce ambiguity. The design
standards of Section 34-5.20 were adopted after initial plans were submitted; these standards apply
to all walls facing a public right-of-way.

a. Building Materials. EIFS is limited to an accent material (less than 40% of fagade) located not
less than 8 feet above grade; this standard is not met; multiple fields of this material are
located below 8 feet; percentage not known. Separate from relief granted under a PUD, the
planning commission may grant relief from building material requirements when it finds that
the materials are consistent with surrounding development and the waiver will achieve a
specific architectural objective.

b. Architectural scaling requirements are met.
c. Roof/parapet standards are met; this building will have a flat roof.

d. Buildings facing a major thoroughfare are required to have 60% window coverage on the ground
floor. This standard appears not to be met on the southern facade. Separate from relief granted
under a PUD, the planning commission may grant relief from building material requirements
when it finds that the materials are consistent with surrounding development and the waiver
will achieve a specific architectural objective, and that compliance with the standard will
result in a practical difficulty.

e. Entranceway standards are met
Requested Relief from Ordinance Standards.

a. 34-3.1.26- Permit a drive-in restaurant that is not permitted in the B-4 district:
b. 34-4.27.2- Permit fast-food in a stand-alone building
C. 34-3.1.24.E- Setback relief for front setback (reduction from 120’ to 44.7’).

Other Issues. Unless the applicant plans to seek relief from ordinance requirements as part of an
amendment to the PUD agreement, the drive-thru requires significant redesign.

We are available to answer questions.
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Respectfully,

Giffels Webster
Joe Tangari, AICP Julia Upfal, AICP
Principal Planner Senior Planner
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12 Mile
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Master Plan designations for this area. See discussion above.
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v Y ! H Il I s DEPARTMENT OF PUBLIC SERVICES
JACOB RUSHLOW, P.E., DIRECTOR

INTEROFFICE CORRESPONDENCE

DATE: November 6, 2025
TO: Charmaine Kettler-Schmult, Director of Planning & Community Development
FROM: Dayton Emerson, Civil Engineer |

SUBJECT: Proposed Amended PUD 12, 2012
12 Mile Road, West of Orchard Lake Road - Proposed Culvers
REVISED SP #: 60-07-2025 PJ #: 10-25-77
Sidwell #: 22-23-10-476-067

This office has performed a preliminary review of the above referenced revised PUD
Qualification plan submitted to the Planning Department on October 30, 2025, and provided to
the Engineering Division on October 30, 2025. Our preliminary comments are as follows:

1. The original PUD was approved in 2014. Verification of completing the Engineering
requirements as requested on page 3 of that agreement, paragraph 4 sub item F must be
confirmed.

2. A 15-inch public sanitary sewer exists just west of this site on property owned and
operated as part of the plaza. In addition, an 8” public sewer exists along the north side of
12 Mile Road. It is available for service. The preliminary plans identify tapping into the
public sewer along the 12 Mile Road frontage. This is appropriate.

3. An 8” inch water main exists along the west side of this site on property owned by the
shopping plaza. This same watermain extends eastward along the north property line of
this proposed Culvers within the confines of the site. The revised plan shows the water
service line tapping the water main along the north property line within the Culvers
property. This is appropriate.

4. The plans identify no additional or new curb cuts to 12 Mile Road. This is appropriate.
Please note that a traffic and parking study prepared by AECOM was received by the
City’s engineering consultant. Review comments were returned to the proponent on
September 30, 2025, but these comments have not been addressed at this time. It is the
City’s understanding that an actual parking lot count during existing operations was

31555 West Eleven Mile Road e Farmington Hills Ml 48336
Administration ¢ 248.871.2530 Phone Engineeri?g8-648.871.2560 Phone 248.871.2561 Fax
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conducted and is intended to support the amount of parking provided rather than relying
solely on land use calculations.

Please note that internal access to the bank property to the east should be provided at
this time to allow for the Bank to ultimately gain access through the shopping plaza. This
may be challenging and necessitate future grading work, however, if planned at an
appropriate spot this would ultimately allow for the removal of existing curb cuts to both
12 Mile Road and Orchard Lake Road.

5. The existing plaza including this property was designed to utilize parking lot surface
detention. This new restaurant will trespass into one of those surface parking lot
detention areas. The proposed plan identifies conceptually that the site will provide
underground storage. This is appropriate. The design of it as well as an accounting of all
the other storm detention areas in the original plaza must be provided for construction
review.

Similarly, the storm discharge must be maintained at an agricultural rate and the
downstream system must be identified and confirmed to have capacity. Because it
appears to extend offsite into Plaza property private easements will be necessary from
the Culvers site to where the storm drainage ultimately ties into a public storm sewer.

6. Storm water quality improvements will be required in accordance with the Oakland
County stormwater standards. Attached with this review are comments from the City’s
Environmental Engineer Tyler Sonoga. These must be addressed during Engineering
review. Please note that he can be reached at 248-871-2533.

7. We suggest that the proponent and their engineer meet with the Engineer Division via a
virtual meeting or in person to discuss the site in further detail.
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H II I s DEPARTMENT OF PUBLIC SERVICES
JACOB RUSHLOW, P.E., DIRECTOR

ApwWhH

City of Farmington Hills
Environmental Review

Project Name: Culvers —Orchard Plaza

Address: Twelve Mile Road Plan Received: 10-28-2025
SP: 60-7-2025 Review #: 1
Plan Dated: 10-28-2025 Review Date: 11-04-2025

As requested, | have conducted a plan review of the above reference engineering plans. | have the
following comments:

1. Infiltration practices need to be used to the maximum extent practicable and will count as part of the
required water quality volume. Infiltration tests need to be performed and layout should be
considered to direct stormwater to infiltration practices. Provide proof of infiltration testing. If
infiltration rates are shown to be usable per the standards, then areas should be considered to
implement the practice. If tests show the soils are unsuitable, there is an alternative approach detail
on pages 29-35 of the standards.

2. Additional comments may be involved while reviewing for full engineering approval.

Should you have any questions, please do not hesitate to call.

Respectfully submitted,

Tyler Sonoga
Civil/Environmental Engineer
Department of Public Services

cc: City of Farmington Hills, M. Saksewski

31555 West Eleven Mile Road e Farmington Hills Ml 48336
Administration ¢ 248.871.2530 Phone Engineering e 248.871.2560 Phone 248.871.2561 Fax
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e. this Agreement.

The items listed in a through e, above, are referred to in this Agreement as the “PUD
Documents.”

3: The Property shall be subject to, and may be used for any use permitted under,
the B-4 zoning district regulations, with the exception that the proposed new building to be
located on Parcel A adjacent to Orchard Lake Road, may include a fast food/carry out with drive
through restaurant.

4. The City's approval of the PUD Plan and PUD Documents, and the Property and
any development thereon, are subject to compliance with this Agreement and the following
conditions:

a. In the northwest corner of the site, in the area where a portion of the
Existing Building B will be removed, the Proprietor will install a brick
paver plaza in one area in a manner depicted on the PUD Plan and PUD
Documents.

b. In the area adjacent to Orchard Lake Road, where the new proposed
retail structure on Parcel A is to be located, additional brick pavers and a
seating area will be provided in accordance with the PUD Plan and PUD
Documents.

C. Additional landscaping shall be provided throughout the site as shown on
the PUD Plan and PUD Documents, and such landscaping shall be
reflected on a landscape plan to be submitted to the Planning
Commission per subsection d, below.

d. Submission and approval of site plans and landscape plans for the
redevelopment of the Center by the City Planning Commission and City
Engineering Division will be required in accordance with the Zoning
Ordinance, and Chapter 21, Article III of the City Code, and all other
applicable standards, rules and regulations.

e. The fast food/carry out restaurant with a drive through is authorized on
Parcel A, subject to the requirements of the PUD Plan and PUD
Documents, and the placement of the proposed new retail building
adjacent to Twelve Mile Road on Parcel A, as shown in the PUD Plan and
PUD Documents, including the setback therefor, is hereby authorized.

f. The requirements of the engineering review letters attached as Exhibit C
and dated February 1, 2013, April 2, 2013, July 3, 2013, August 6, 2013,
and September 11, 2013, shall be complied with, except and to the
extent the PUD Plan or PUD Documents and/or this Agreement expressly
provide otherwise.
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As suggested in the February 1, 2013 engineering review letter for the lot
split, the Proprietor will enter appropriate ingress/easement
agreement(s), in a form acceptable to the City, with the adjoining bank
and/or former gas station property if the bank and/or gas station agree to
Cross access easements.

g. The requirements of the Fire Department, including without limitation the
following: (i) satisfaction of the alternate protection provisions set forth in
Section 12-11(4) of the City's Code of Ordinances by installing a fire
suppression system in compliance with NFPA 13 throughout the new
building on the south side of the Property; and (ii) fire lane signs shall be
no further than one hundred feet apart, and the fire lane shall be
properly posted and maintained in conformance with and in the locations
required under the Michigan Manual of Uniform Traffic Control Devices.

h. The signs for the Property shall be as depicted on the attached Exhibit D,
and shall not exceed 12 feet in height and 160 square feet in area.

i Improvements to the facades of Existing Buildings A and B, subject to
Proprietor's submission of elevation plans detailing such fagade
improvements as part of the Site Plan review and approval and Planning
Commission approval of same.

j Within thirty (30) days of the date of a written notice to the Proprietor
that the City, or another party on behalf of the City, is proceeding with
the installation of a traffic light on 12 Mile Road at the south entranceway
to the PUD, the Proprietor shall contribute to the City an amount equal to
Thirty-three and one-third Percent (33.333%) of the total cost for the
installation of such traffic light, provided that such amount shall not
exceed $50,000.

k. All improvements shown on the PUD Plan and PUD documents shall be
completed as required by applicable ordinances and regulations; and,
before any certificate of occupancy may be issued for any new building
constructed on either Parcel A or Parcel B, the following improvements
shall be completed: (1) demolition of the portion of Existing Building B
depicted on the PUD Plan as being removed and construction of the brick
paver plaza shown on the PUD Plan; and (2) installation of the additional
landscaping to be placed throughout the site as shown on the PUD Plan
and/or on the approved landscape plan.

The City will not unreasonably deny or delay any permits or approvals where the Proprietor has
met the applicable requirements for the issuance of the particular permit or approval.

5. The Zoning Board of Appeals shall have no jurisdiction over the Property or the
application of this Agreement.
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DATE:
TO:

FROM

February 1, 2013
Planning Commission

: James Cubera, Engineering Manager

SUBJECT: Lot Spilit # LS-1-2013 - 27839 Orchard l.ake Road

Bosco Shopping Plaza — Sidwell #: 22-23-10-476-051

This office has performed a preliminary review of the above referenced lot split
submitted to the Planning Department on January 18, 2013. The plan must meet
the requirements of Section 27 of the City Code (Ordinance C-11-99), which

becam
Paragr

e effective on January 3, 2000. Note that under Section 27-130,
aph 2 (C-1), a signed approval of the Engineering Division indicating

compliance with Section 27-110, Paragraph 2 (h) is necessary. This approval

will be

considered once all Engineering issues have been resolved. With this in

mind, our preliminary comments are as follows:

1.

A review of the file of the original site plan from the Bosco Shopping Mall
indicated that there are several outstanding items which include the
submittal of as-builts and the submittal of required easements. These
need to be addressed prior to this lot split moving forward.

Our office notes that when the original Bosco Development was
constructed, detention was provided for the entire development within the
parking lot. With this proposed split, should a building be proposed for
Parcel B, this could impact the detention system. Prior to any parcel split
being approved by the Engineering Division, the overall detention system
must be verified as being adequate and the new plans must show how
detention will be provided for Parcel B without affecting the remaining site
detention.

It is noted that traffic is a major issue at the Orchard Lake Road and 12
Mile Road intersection. Should a split be granted, it is suggested that
Parcel B be required to maintain the existing curb cuts that are part of the
original development and that internal ingress/egress easements be
provided. We strongly suggest that no new curb cut be allowed to 12 Mile
Road.

K:\Shared\je\2 0 1 3127839 Orchard Lk Rd Lot Split LS-1-2013.doc
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10.

Lot Split # LS-1-2013 — 27839 Orchard Lake Road
Bosco Shopping Plaza — Sidwell #: 22-23-10-476-051
Page 2

Additionally, it is suggested that the overall parent parcel prepare
appropriate ingress/egress easements to allow access for the Comerica
Bank and what used to be the gas station.

All resultant parcels must have direct frontage to a public water main.
Therefore, this lot split will be required to loop the water main from the
hydrant line located due north of the proposed Parcel B and this must be
tied into the 8" main located on the north side of 12 Mile Road in front of
Parcel B as part of the split.

Our office notes that a 10” public sanitary sewer exists on the north side of
Orchard Lake Road across the frontage of the site. The lot split will be
required to provide a 8” service lead from this main to the resultant Parcel
B.

The public storm outlet does not appear to be identified on the plan. The
lot split plan must identify the local public outlet and extend a public storm
line from it, to service this future Parcel B.

We note that public sidewalks exist along the 12 Mile Road and the
Orchard Lake frontage of the site. Therefore no addition sidewalks will be
required.

Our office notes that on the plan that was submitted, there is an easement
for Detroit Edison that runs across the property. We question if this will
conflict with the proposed development of Parcel B.

We question how the private storm sewer that runs along the west
property line of Parcel B will be addressed. Will that line be impacted by
development of Parcel B? It may have to be upgraded to minimum public
standards and dedicated as public.

The commercial properties located on the south side of 12 Mile Road,
across from this proposed lot split are investigating the feasibility of
installing a traffic signal at the drive located on the north side of 12 Mile
Road west of this proposed lot. The proposed sighal would serve the
development to the north and south and provides an opportunity to
consolidate drives, improve access and operations. The proponent may
wish to contact these properties to discuss this in further detail.

K:\Shared\jc\2 0 | 3127839 Orchard Lk Rd Lot Split LS-1-2013.doc
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INTEROFFICE CORRESPONDENCE

Date: October 31, 2025

To: Planning Commission

From: Jason Baloga, Fire Marshal

Subject: Site Plan Review 60-7-2025 (Twelve Mile/Orchard Lake — Culver’s)

The Planning Commission shall be aware that in order for this site to meet the 50° turning
radius requirement, it appears that the Fire Department will need to utilize both the drive-
through lane and bail-out lane to circulate the building. It also appears that Fire
Department apparatus will need to travel under drive through awnings to make the turn.

1. Drive through stacking shall not block Fire Department access to the complex.

2. The minimum clearance between the finished roadway surface and any overhead
obstruction shall be 13°6”.

3. The building shall be maintained to Michigan Building Code and International
Fire Code requirements, in addition to compliance with City Ordinance, Chapter
12 Section 12-11 Fire Department Site Plan Review and Design Standards.

a. Site must be designed to accommodate fire apparatus with a 50-foot

turning radius.
b. The minimum drive width shall be 14 feet.

PRy N

Jason Baloga, Fire Marshal

JB/al

31455 West Eleven Mile Road ¢ Farmington Hills M| 48336

Administration ¢ 248.871.2800 248.871.2801 Fax Fire Prevention ¢ 248.871.2820
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Owner / Developer

SSFHC Real Estate LLC
2246 Oakwood Drive
Troy, MI 48085

Tel. (248) 245-2852

CONTACT: Mr. Derrick J. Sesi

Architect

MRP DESIGN GROUP

3450 Acworth Due West Road
Building 100, Suite 120
Kennesaw, GA 30144

Tel. (770) 917-9172

Fax. (770) 917-9470

CONTACT: Jose Becerra

Civil Engineer

NOWAK & FRAUS ENGINEERS
46777 Woodward Ave.
Pontiac, Ml 48342-5032

Tel. (248) 332-7931

Fax. (248) 332-8257

CONTACT: Allen J. Eizember, P.E.

Landscape Architect

NOWAK & FRAUS ENGINEERS
46777 Woodward Ave.
Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax. (248) 332-8257

CONTACT: George A. Ostrowski, PLA, LEED AP

City of Farmington Hills,

Oakland County, Michigan
SITE PLAN DOCUMENTS

Prepared For
Culver's

THIRTEEN MILE ROAD

LEGAL DESCRIPTION - PER RECORD

SITUATED IN THE CITY OF FARMINGTON HILLS, OAKLAND COUNTY, MICHIGAN,
DESCRIBED AS:

PART OF LOTS 27 AND 28, PARK HILL SUBDIVISION OF THE EAST 1/2 OF THE
SOUTHEAST 1/4 OF SECTION 10, TOWN 1 NORTH, RANGE 9 EAST, FARMINGTON
TOWNSHIP, NOW CITY OF FARMINGTON HILLS, OAKLAND COUNTY, MICHIGAN,
ACCORDING TO THE PLAT THEREOF AS RECORDED IN LIBER 43, PAGE 59, OF
PLATS, OAKLAND COUNTY RECORDS, BEING MORE PARTICULARLY DESCRIBED AS:
BEGINNING AT THE SOUTHEAST CORNER OF SAID LOT 27; THENCE DUE WEST,
123.50 FEET ALONG THE NORTHERLY LINE OF TWELVE MILE (120 FEET WIDE);
THENCE DUE NORTH, 200.00 FEET; THENCE DUE EAST, 123.50 FEET TO A POINT
ON THE EASTERLY LINE OF SAID LOT 27; THENCE SOUTH 00 DEGREES 05 MINUTES
00 SECONDS WEST, 200.00 FEET ALONG SAID EAST LINE OF LOT 27 TO THE POINT

OF BEGINNING.

TAX ID NUMBER: 23-10-476-067

CONTAINING: 24,700 SQUARE FEET OR 0.567 ACRES

FARMINGTON ROAD

ORCHARD LAKE ROAD

Site

TWELVE MILE ROAD

LOCATION MAP

Project Name

ulver's - Orchard Plaza

Know what's helow
Call vefore you dig.

SHEET INDEX
SP0OO Cover Sheet
SPO1 Boundary and Topographic Survey
SP02 Overall Site Plan
SP02.1 Dimensional Site Plan
SPO3 Preliminary Paving and Grading Plan
SP04 Priliminary Utility Plan
SP04.1 Contech Detention Details
L1 Landscape Plan
A-1.0 Dimension Floor Plan
A-3.0 Exterior Elevations, Door & Window Schedule
A-8.0 Cross Sections & Details
A-9.0 Sections & Details
E301 Electrical Photometric Plan
Reference Plan
C12 Parking Lot/ Existing Underground Detention
(Existing)
REVISIONS:

06-09-25 ISSUED FOR SITE PLAN REVIEW
10-14-25 REVISED PER CITY-PC COMMENTS
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AR AH CATCH BASIN \ [ 849.32 /
" N gy db RIM 848.91 : : EX. UNDERGROUND (UG.) CABLE
10" C'«W‘.vaa%éc’ 250 PUBLICLY DEDICATED —— / \\ unuTY PO"f vy PO"% e
O ‘ @) -
O . INV 83, 85017 & . —_— — 8 — OVERHEAD (OH.) LINES
— O EiNV 834170 ——— Lg( TWELVE MILE ROAD (120 WD.) 849 51 | up LPGUY WIRE
= =Oo\ ASPHALT PAVEMENT W/ CONC. CURB : | I LIGHT POLE
- - y SIGN
. B _ < EXISTING GAS MAIN
— 850.52 850.54 _ = =9 g7 849.56°
= _ 3851 .11 850.85 oL ) 249. | ASPH. ASPHALT
> . 851.43 _ _x - 850.35 9 849.46 CONC. CONCRETE
3 RS AR 251.19 849.8 /
— CAUTIQN!! 35 Ne FD. / FND. FOUND
—_ __ ——851.17 : 849. 2 RAWN BY:
- 6” GAS MAIN RET. WALL RETAINING WALL DRAWN BY:
- BENCHMARK 850.16 - M. Carnaghi
- RO O HYBRANT GATE VALVE ~ R.O.W. RIGHT—OF—WAY . g
—
TE VALVE .03
= 851.05 NAVD 38 DATUM A 848.85 | R 849.0 849:09 Pk SET PK NAL DESIGNED BY:
. - (TYP) TYPICAL
849.94 A0 l_—— 548.42 R RECORD APPROVED BY:
850.82 ~ B % 20" WATER 392 \ GU 848.36 o) EASURED .
‘ =~ A cus75 0" ——GCU 848. _ K. Navaroli
- J. T x
GU 850.51 GU 850.3 GU 849.86 CU 84921 ’ I / CONC /\TC 848.91 s;t SS:JLZI_TISEUNE DATE:
TC 851.11 TC 850.91 TC 850.49 /FC 850.1 TC 849.78 e \ - on GAS WETER May 16, 2025
. . . . — -
- - — EM ELECTRIC METER " v
TCH BASIN - - 7 scaLe: 1" =20
"M B49.24 849.35 : 1C 849.53 LS LANDSCAPE o o . o 2
I e . 30
o - — 9- TC 849 93 TC 849.99 U 849.21 DS DOWNSPOUT o ——
- - — — TC 849.4 (84056 OUB49.44 cp CUARD POST -
IE————_— 0 5 GU 849.45 G ' MB MAIL BOX EJOB NO. SHEET NO.

E859-09 SP01




THIRTEEN MILE ROAD
BENCHMARK
/ N
P
v
w € D
o) <
<C O
gl *| ENGINEERS
x
g | z o
S 67.20 o <
‘ 2 ~I|  CIVIL ENGINEERS
pd
= [
= < LAND SURVEYORS
57,85 T
= Sj < LAND PLANNERS
1te S
NOWAK & FRAUS ENGINEERS
TWELVE MILE ROAD 46777 WOODWARD AVE.
PONTIAC, MI 48342-5032
L.ocation Map TEL. (248) 332-7931
N.T.S. FAX. (248) 332-8257
WWW.NFE-ENGR.COM
N
|
2 SEAL oot e,
8 C\\ '\?’ ...... C’s'/ I",
" :‘/\V“..' '.. QY”’
’ NI 1
120.00 Sg o ALLEN J. ¢*
:®: EZEMBER ¥ =
H %‘. ENGNEER . &
w E R NO. N
N ..§2E)13141.4:§.. L
//
/ -
/ / S
/////
/,/ o PROJECT
L ——
,4_//’4/ & PARKING CALCS Culver's - Orchard Plaza
€ ORIGINAL OVERALL SITE 428 SPACES . .
TOTAL REMOVED ON OUTLET 84 SPACES Farmington Hills, MI
— TOTAL ADDED (CULVER’S SITI 18 SPACES
BENCHMARK _ OVERALL POST DEVELOPMENT 362 SPACES
Q NET DECREASE 66 SPACES
=
A LIGHTING NOTE CLIENT
~ THE EXISTING ON—SITE LIGHT POLES ARE REMAINING, THE POLES AND  SSFHC Real Estate LLL.C
a FIXTURES HAVE BEEN UPDATED IN THE FIELD. IN ADDITION THERE ARE .
< ADDITIONAL POLES AND LIGHT FIXTURES PROPOSED TO MEET THE 2246 Oakwood Drive
O CITY OF FARMINGTON HILLS ZONING ORDINANCE. SOME OF THE
x EXISTING LIGHT POLES THAT ARE IN CONFLICT WILL BE RELOCATED TO Troy MI 48085
wl THE LOCATIONS WHERE THE PROPOSED LIGHT POLES ARE TO BE >
v INSTALLED. THE SITE WILL UNIFORM LIGHTING ACROSS THE ENTIRE
< SITE. REFER TO PHOTOMETRIC PLANS AND CUT SHEETS FOR MORE
| DETAIL. Contact:
o Mr. Ronald J. Sesi
<I( ENGINEERING SITE PLAN NOTES Ph: 248-245-2852
O ALL PROPOSED GRADES WILL MATCH EXISTING ELEVATIONS AT THE
I PROPERTY LINES. ADDITIONAL DETAILS SHALL BE PROVIDED ON
O DETAILED ENGINEERING DRAWINGS TO BE PREPARED UPON APPROVAL
ON SITE PLAN DOCUMENTS.
THE PROPOSED GRADING CONTOURS SHALL BE TIED INTO EXISTING
CONTOURS AT ALL LOCATIONS. ADDITIONAL DETAILS SHALL BE PROJECT LOCATION
PROVIDED ON DETAILED ENGINEERING DRAWINGS TO BE PREPARED
UPON APPROVAL OF SITE PLAN DOCUMENTS. Part of the SE 1/4
ALL ACCESS DRIVES INTO THE SITE AND AROUND THE BUILDING WILL of Section 10
BE DESIGNED TO ACCOMMODATE FIRE APPARATUS WITH A 50 FOOT
TURNING RADIUS. THE 50 FOOT RADIUS SHALL BE MEASURED T0 THE  T.1N.. R.9E.
CENTERLINE OF THE ROADWAY. : > . .
City of Farmington Hills,
ALL ESTABLISHED FIRE LANES WILL BE POSTED PER THE CITY OF o
FARMINGTON HILLS FIRE DEPARTMENT REQUIREMENTS. Oakland County, MlChlgan
-6 \ NOTE
‘6 DUE EAST v EXISTING AND PROPOSED DETENTION TO BE PROVIDED VIA A SHEET
y — — UNDERGROUND DETENTION SYSTEM. DETAILS TO BE PROVIDED DURING
123.50 — \ IBENCHMARK ENGINEERING REVIEW PHASE OF PROJECT. Overall Site Plan

.
]

LEGAL DESCRIPTION - PER RECORD

SITUATED IN THE CITY OF FARMINGTON HILLS, OAKLAND COUNTY,
MICHIGAN, DESCRIBED AS:

|

PART OF LOTS 27 AND 28, PARK HILL SUBDIVISION OF THE EAST 1/2
OF THE SOUTHEAST 1/4 OF SECTION 10, TOWN 1 NORTH, RANGE 9

N EAST, FARMINGTON TOWNSHIP, NOW CITY OF FARMINGTON HILLS,
OAKLAND COUNTY, MICHIGAN, ACCORDING TO THE PLAT THEREOF AS
RECORDED IN LIBER 43, PAGE 59, OF PLATS, OAKLAND COUNTY
RECORDS, BEING MORE PARTICULARLY DESCRIBED AS: BEGINNING AT
THE SOUTHEAST CORNER OF SAID LOT 27; THENCE DUE WEST, 123.50
FEET ALONG THE NORTHERLY LINE OF TWELVE MILE (120 FEET WDE);
THENCE DUE NORTH, 200.00 FEET; THENCE DUE EAST, 123.50 FEET
TO A POINT ON THE EASTERLY LINE OF SAID LOT 27; THENCE SOUTH

00 DEGREES 05 MINUTES 00 SECONDS WEST, 200.00 FEET ALONG .
SAID EAST LINE OF LOT 27 TO THE POINT OF BEGINNING. Know W'iilts bhelow
TAX ID NUMBER: 23—10-476—067 Callvefore you dig.
g CONTAINING: 24,700 SQUARE FEET OR 0.567 ACRES
g DATE ISSUED/REVISED
N PAVI NG LEG EN D 06-09-25 ISSUED FOR SITE PLAN REVIEW
-72 = 10-14-25 REVISED PER CITY-PC COMMENTS
o)
PROPOSED SS/ENSTTORY :?,/ o 555 v PROPOSED CONCRETE PAVEMENT 10-28-25 PC SUBMITTAL
FINISH FLOOR 852.50 L
o
N 2 PROPOSED ASPHALT PAVEMENT
a 7
t o
e
e
i LEGEND
Ll MANHOLE
s EXISTING SANITARY SEWER
‘ ° SAN. CLEAN OUT
9 s % 7 HY%iANT GATE_VALVE
- =1 =N —— —®— —— EXISTING WATERMAIN
= — —— = MANHOLE CATCH BASIN
Qz Zgill |ﬂ‘ l M“) D ] EXISTING STORM SEWER DRAWN BY:
&, P.0.B. EX. R. Y. CATCH BASIN J. Lawrey
- SE.  CORNER
EXISTING BURIED CABLES
3 LOT 27 UTILITY POLE GUY POLE DESIGNED BY:
——— GUYMRE OVERHEAD LINES A. Fizember
]
DUE WEST 123.50 s LIGHT POLE APPROVED BY:
a\ i SIGN A. Eizember
\ ——— - - - —————— EXISTING GAS MAIN .
\“ c.o. MANHOLE DATE:
© PR. SANITARY SEWER May 16. 2025
HYDRANT GATE VALVE Yy 195,
— — 68— —— PR. WATER MAIN
EIEET C-B. MAN;OLE scaLe: 1" = 30
; PR. STORM SEWER
TWELVE MILE ROAD (120" WD.) 30 15 0 15 30 45
\\ ' - PR. R. Y. CATCH BASN T
\\ 3¢ PROPOSED LIGHT POLE NFE JOB NO. SHEET NO.
)

CAUTION!

\Royal Ok Jobs — Pre G500\EODO—FILES\E859—09\Office\Site Plans\E859—09_SIT.dwg 10,/28/2025 11:40 AM
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THIRTEEN MILE ROAD
N
w € D
(o) <
< (@)
2| *| ENGINEERS
s L
=z X
@) <
— —
W E o - CIVIL ENGINEERS
z
= @
= < LAND SURVEYORS
o T
= Site S LAND PLANNERS
@)
NOWAK & FRAUS ENGINEERS
S TWELVE MILE ROAD 46777 WOODWARD AVE.
PONTIAC, MI 48342-5032
L.ocation Map TEL. (248) 332-7931
N.T.S. FAX. (248) 332-8257
WWW.NFE-ENGR.COM
1"x6” WOLMANIZED #2 = F | F =
SELECT FIR OR PINE ON ; 3|8 1F i ;
2"x6” WOLMANIZED FRAME : aE g E 3E :
WITH STEEL BACKING X g HF gF : |
i 1 11 = i SEAL
— — s‘;/@ O.F..WC/V/I"",
DUE EAST 5R. S E53
) S e
123.50 * I-?Ililﬁli/lNB EJé .:*
= — POURED CONCRETE SCREENWALL :_hlAsTT(:AI\_'LLPé; [();FZC%FE 3" CLEARANCE 19.33' 9.0 %  ENGNEER S E
‘7 27 ! PR. DUMPSTER WITH SIMULATED BRICK PATTERN TO SLAB 4 i ] 2 O, R
' PR._CONCRETE /ENCLOSURE e o .0 .+ . . . % . 6201314145 = @ ¢
SIDEWALK ST I o — s e, ! N R
I a o . ; . < oD
PR, LIGHT POLE =i bS] Ro
T [ [ ] a < <
PRI .: | '+ = | DUMPSTER | _ RPN
| © 1 1 o & A J 4, .
\ - [| umpsTER || [ DUMPSTER || - < . )
\ 1 0 DR ————, * . CONC. ‘PAD -
'= R — a a v <
10'R) PR ] Z L e | R N = a @ 4
< = [o] . a i
N o L SN S5y S, ! PROJECT
5 > Mo % | DUMPSTER |, P, J
——— X . ¥ L Y T !
J R. i NIRRT . REREY Culver's - Orchard Plaza
t] A‘d e 4., a a . ‘ . .
10 & 3 Og v g, o ATl Farmington Hills, MI
& ( D 2 o 13 CLASS A CONCRETE 3500 PSI - 7 T .
e 7% _8' , AT 28 DAYS — TYPICAL 4” DIA. STEEL =TE
o > 25'R. — BUMPER POSTS (TYP) ol £
2'R. 3 z
, 15'R. =
® T o rr Sracking : DUMPSTER ENCLOSURE DETAIL CLIENT
\ | e £ NS SSFHC Real Estate LLC
— ca state
a|
= ~PR. LIGHT POLE .
E (TYP) 2246 Oakwood Drive
PR, DOOR o
- n
18.0’ PRAMONCLITHIC CONC.— < FIRE DEPARTMENT NOTES Troy, MI 48085
. 14
_ (TYP) 7.0’ 53 o PROPER HYDRANT COVERAGE SHALL BE PROVIDED.
z N
uzuj /—PR. PR. STACKING A PROPOSED ADDRESS GRAPHIC MUST BE SUBMITTED TO THE FIRE Contact:
s SPACE (TYP) DEPARTMENT FOR REVIEW AND APPROVAL. Mr. Ronald J. Sesi
< L . .
— . THE BUILDING SHALL NOT BE USED FOR FLAMMABLE LIQUID OR . _ _
= o 7 | o HAZARDOUS MATERIALS STORAGE; THE LEASE SHALL SPECIFICALLY Ph: 248-245-2852
T 4 [—PR. MONOLITHIC CONC. 38.2" o} PROHIBIT POISONS; EXPLOSIVES, RADIOACTIVE, CORROSIVES, AND
4] N ' CURB & WALK 8 OTHER REGULATED HAZARDOUS MATERIALS.
00 N
, o N
2 12.
& \ PROPOSED ONE STORY > THE BUILDING SHALL BE PROPERLY MAINTAINED.
5 RESTAC;JSF? ggz 50 3 " LoADING 2ONE PROJECT LOCATION
- FL - (= " .
§ BiRUSH S 127 MN ENGINEERING SITE PLAN NOTES Part of the SE 1/4
o
PR. DOOR PR. DOORx-{ ¢ % \ ALL PROPOSED GRADES WILL MATCH EXISTING ELEVATIONS AT THE .
- L o PROPERTY LINES. ADDITIONAL DETAILS SHALL BE PROVIDED ON of Section 10
g DETAILED ENGINEERING DRAWINGS TO BE PREPARED UPON APPROVAL
21 PR. LIGHTPOLE ON SITE PLAN DOCUMENTS. T.1N., R.OE.
MANEUVERING (TYP) P THE PROPOSED GRADING CONTOURS SHALL BE TIED INTO EXISTING Clty of Farmlngton Hills,
LANE | WMIDTH > PR. CONCRETE = CONTOURS AT ALL LOCATIONS. ADDITIONAL DETAILS SHALL BE . 4.
PAVEMENT 5 PROVIDED ON DETAILED ENGINEERING DRAWINGS TO BE PREPARED Oakland County, MlChlgan
5 FIRE w UPON APPROVAL OF SITE PLAN DOCUMENTS.
L ANE ALL ACCESS DRIVES INTO THE SITE AND AROUND THE BUILDING WILL
gg.A Fg)DRDI-:R CONFIRMATION - BE DESIGNED TO ACCOMMODATE FIRE APPARATUS. SHEET
\ 2
PR, MENU BOARD ALL ESTABLISHED FIRE LANES WILL BE POSTED PER THE CITY OF | |
THE SYMBOL ‘P’ IS BLACK, CIRCUMSCRIBED IN A FARMINGTON HILLS FIRE DEPARTMENT REQUIREMENTS. i i i
PR. PR. STACKING \ \ RED CIRCLE WITH A RED SLASH ON A WHITE Dimensional Site Plan
SPACE (TYP) \ % BACKGROUND AND BLACK BORDER.
THE SUPPLEMENTAL EDUCATIONAL PLAQUE NO LEGAL DESCRIPTION - PER RECORD
PARKING, WITH A RED LEGEND AND BORDER ON SITUATED IN THE CITY OF FARMINGTON HILLS, OAKLAND COUNTY,
& 8R ?HEVHSILEAEIBBCSALCKGROUND, MAY BE USED ABOVE MICHIGAN, DESCRIBED AS:
A" PART OF LOTS 27 AND 28, PARK HILL SUBDIVISION OF THE EAST 1/2
P gﬁ\l%EEsigLélb[\)NsBEPc%grRmsﬁaETOPE%E’E-II—?HAT THE OF THE SOUTHEAST 1/4 OF SECTION 10, TOWN 1 NORTH, RANGE 9
DIRECTION. TO INDIGATE THE REGUL ATED ZONE EAST, FARMINGTON TOWNSHIP, NOW CITY OF FARMINGTON HILLS,
: OAKLAND COUNTY, MICHIGAN, ACCORDING TO THE PLAT THEREOF AS
P.0.B. RECORDED IN LIBER 43, PAGE 59, OF PLATS, OAKLAND COUNTY
SE-CORNER FIRE LANE SIGN DETAIL RECORDS, BEING MORE PARTICULARLY DESCRIBED AS: BEGINNING AT
. THE SOUTHEAST CORNER OF SAID LOT 27; THENCE DUE WEST, 123.50 o
LOT 27 FEET ALONG THE NORTHERLY LINE OF TWELVE MILE (120 FEET WIDE); N\ I
THENCE DUE NORTH, 200.00 FEET; THENCE DUE EAST, 123.50 FEET
T TO A POINT ON THE EASTERLY LINE OF SAID LOT 27; THENCE SOUTH
gg'AF?gDER CONFIRWARIGH PARGHG 00 DEGREES 05 MINUTES 00 SECONDS WEST, 200.00 FEET ALONG . b I
PR. CONCRETE METAL SIGN WITH CONTRASTING COLORS Know what's DEIOW
SAID EAST LINE OF LOT 27 TO THE POINT OF BEGINNING.
P AVEMENT (WHITE SIGN, GREEN LETTERS, BLUE SYMBOL) ca" :
DUE WEST 123.50° e SYMBOL OF COMPLIANCE TAX ID NUMBER: 23—10—476—067 before you dig.
: =z [] » »
& SIGN INDICATING "VAN ACCESSIBILITY .
\ = 1] SHALL BE PROVIDED AT (1) OF EA. (8) CONTAINING: 24,700 SQUARE FEET OR 0.567 ACRES
: e ACCESSIBLE PARKING SPACES DATE ISSUED/REVISED
i re » »
. ) . 06-09-25 ISSUED FOR SITE PLAN REVIEW
\ ol 2 Sl QBT o caLvzeD PAVING LEGEND
! o
i @ 10-14-25 REVISED PER CITY-PC COMMENTS
\ < THRU—BOLT CONNECTION
\ PROPOSED CONCRETE PAVEMENT 10-28-25 PC SUBMITTAL
\
= 10" DIA. CONCRETE BASE WITH PROPOSED ASPHALT PAVEMENT
= TELESCOPING SLEEVE FOR SIGN
— 11—
) ==
120" WD.
i TWELVE MILE ROAD ( BARRIER FREE PARKING SIGN DETAIL LEGEND
N.T.S. MANHOLE
Provide (1) for each accessible parking space S EXISTING SANITARY SEWER
: SAN. CLEAN OUT
SITE DATA HY%iANT GATE_VALVE
SITE AREA - — EXISTING WATERMAIN
GROSS/NET: 24,700 SFT. OR 0.567 ACRES MANHOLE CATCH BASIN
D ] EXISTING STORM SEWER :
CAUTION!! JONING DRAWN BY:
6” GAS MAIN EXISTING: B4 (PLANNED GENERAL BUSINESS DISTRICT) EX. R. Y. CATCH BASIN J. Lawrey
1]
BENCHMARK PARKING
REQUIRED: 1 SPACE/ 30 SFT. OF USABLE BUILDING AREA EXISTING BURIED CABLES DESIGNED BY:
\ UTILITY POLE GUY POLE
4,123.93 X .80 = 3,299.14 SFT. .
4,123.93/ 30 SFT. = 110 SPACES — b— GUY$WIRE OVERHEAD LINES A. Eizember
1 SF}ACE/ 75 SFT. OF PATIO AREA ¢ LIGHT POLE
480/ 75 = 7 SPACES :
TOTAL PARKING REQUIRED = 117 SPACES i APPROVED Bg'
SIGN A. Eizember
PROVIDED: 18 SPACES PROVIDED INCLUDING
2 BARRIER FREE SPACES _ EXISTING GAS MAIN DATE:
c.o. MANHOLE :
SITE_AREA 24,700.00 SFT. 100.0% NDRANT .G T vALvE T SANITARY SEWER May 16, 2025
BUILDING FOOTPRINT 4,123.93 SFT. 16.7% v
PARKING & DRIVES 15,829.04 SFT. 64.1% — —&— — PR WATER MAN " \
OPEN SPACE 4.747.03 SFT. 19.2% INET C-B- MANaoLE SCALE: 1" =20
PR. STORM SEWER
, 20 10 0 10 20 30
BUILDING HEIGHT: 50" MAXIMUM/ 3 STORIES - PR R. Y. CATCH BASIN
SETBACK REQUIREMENTS REQUIRED PROVIDED
FRONT: (120'(§OU'EH) ) (44.7' SOUTH ) %f% PROPOSED LIGHT POLE NFE JOB NO. SHEET NO.
SIDE: 10°(WEST),10°(EAST)  29.8’(WEST),38.2'(EAST
REAR: 20'(NORTH) 67.5'(NORTH E859-09 SP02.1
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GENERAL PAVING NOTES

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

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

ASPHALT: BASE COURSE — MDOT BITUMINOUS MIXTURE HMA, 4E ML; . .
SURFACE COURSE — MDOT BITUMINOUS MIXTURE HMA, 5E ML;
BOND COAT — MDOT SS—1H EMULSION AT 0.10 GALLON PER SQUARE YARD;

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

——®—

ENGINEERS

CIVIL ENGINEERS
LAND SURVEYORS
LAND PLANNERS

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

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

FARMINGTON ROAD
ORCHARD LAKE ROAD

. Site
ALL WORKMANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH THE CURRENT
STANDARDS AND SPECIFICATIONS OF THE MUNICIPALITY AND THE MICHIGAN DEPARTMENT OF \

TRANSPORTATION STANDARD SPECIFICATIONS FOR CONSTRUCTION, CURRENT EDITION. NOWAK & FRAUS ENGINEERS

ALL TOP OF CURB ELEVATIONS, AS SHOWN ON THE PLANS, ARE CALCULATED FOR A 6” TWELVE MILE ROAD 46777 WOODWARD AVE.
PONTIAC, MI 48342-5032

CONCRETE CURB UNLESS OTHERWISE NOTED. \

m%_lcil%gmé_ﬁ $I_,|°\EhAI;?_,ASgNFORMING TO PUBLIC ACT NO. 8, 1993, SHALL BE INSTALLED AS Location Map TEL. (248) 332-7931
: N.T.S. FAX. (248) 332-8257
CONSTRUCTION OF A NEW OR RECONSTRUCTED DRIVE APPROACH CONNECTING TO AN | -
EXISTING STATE OR COUNTY ROADWAY SHALL BE ALLOWED ONLY AFTER AN APPROVED '1 [ — WWW.NFE-ENGR.COM
PERMIT HAS BEEN SECURED FROM THE AGENCY HAVING JURISDICTION OVER SAID ROADWAY. : . — =/
FOR ANY WORK WITHIN THE PUBLIC RIGHT—OF—WAY, THE CONTRACTOR SHALL PAY FOR AND ) ' -V — T AN a
SECURE ALL NECESSARY PERMITS AND LIKEWISE ARRANGE FOR ALL INSPECTION. O | — — N
EXISTING TOPSOIL, VEGETATION AND ORGANIC MATERIALS SHALL BE STRIPPED AND REMOVED b
FROM PROPOSED PAVEMENT AREA PRIOR TO PLACEMENT OF BASE MATERIALS. T ER — B
< MAT! 8 |
EXPANSION JOINTS SHOULD BE INSTALLED AT THE END OF ALL INTERSECTION RADII. TP 853.42 TG, 854.55 \ \ SEAL )
TP 855,80 ~ WUUOF My,
SIDEWALK RAMPS, CONFORMING TO PUBLIC ACT NO. 8, 1973, SHALL BE INSTALLED AS P IRE o \ Y 3;\‘;\9.,....,.0/7,
SHOWN AT ALL STREET INTERSECTIONS AND AT ALL BARRIER FREE PARKING AREAS AS 1 MATCH EX] .G,
INPICATED N THE PLANS. %ngz% [T AE85| MATCH EX L TP 853.45 BENCHMARK *0)- ALLEN J. ™ ¢*
T - IR > WX
ALL PAVEMENT AREAS SHALL BE PROOF—ROLLED UNDER THE SUPERVISION OF A GU 85235 e . TP_853.39 i | /e pr'8" ConcReTE ;%S pzemeer ¥
GEOTECHNICAL ENGINEER PRIOR TO THE PLACEMENT OF BASE MATERIALS AND PAVING TC & 5] PER CITY-STANDARDS ST oNeR  SE G
MATERIALS. - SIS . PR. 4” |CONCRETE ] o R
282 852.55 - - ® NO. R
A5G SIDEWALK (TYP. A RN
FILL AREAS SHALL BE MACHINE COMPACTED IN UNIFORM LIFTS NOT EXCEEDING 9 INCHES Fca55.05] Bl o gg;gg - 206(0 ) || e ‘ ", Gy+.6201314145 . 6@\
THICK TO 98% OF THE MAXIMUM DENSITY (MODIFIED PROCTOR) PRIOR TO PLACEMENT OF 0U_852.55) o : R 852.10 - ot Y
PROPOSED PAVEMENT, 5 olglle GU_850.55 GU 852.80 X
p— -mm N b % \ TC 85320 o
= GU -852.
Tp_852.60 [GU_852.45]
P 85225, C 852.95 TC 852.50
(P%.(P A)DA RAMP —(|o; @ GU_852.00
. < =\ T TC 852.55
Tc 85050 TC §52.70 PROJECT
GU 852.00 GU 852.20 '
NV Culver's - Orchard Plaza
R : 852.25 s . .
N\ [ 85240 T B52.05 v < EoL00 = Farmington Hills, MI
MATCH EX 52.00 0o a2 e — 52.40] | HP k.
TP 852 852 P\ —
T? 89210 TC 852.30 852.15 w 85215 TP-5510 — 33 &
L & 8855%(0) W 852.50 TW 852.50 o\ 8520 a1 =
\ ) 852.40 TW 852.50 / o3
5 4 CLIENT
= 1
TP_851.45 TW 852.50 / 3l €&
\ 5 - ‘ﬁ‘“ 'ﬁ P\I‘Q.:MBNEU_JTHIC CURB % %% SSFHC Real Estate LLC
— — .
=3 30 E & WALK (TYP.) 5| = lRlM 851.50 2246 Oakwood Drive
= EEll - E IM_851.65
\ o 55 ol E > o R o2 Troy, MI 48085
Bl L= [SlNE RS gl [Sls 2
[_est.28h 8l @4 [BIaR 53 2 |2
\ RicE oL ; = ; Contact:
WATGH X MATCH EX] g Mr. Ronald J. Sesi
TP_852.00 Tp_851.40 T 2 [2E |
: | PR. ADA RAMP al 182 _ £ Ph: 248-245-2852
: (TYP.) =| B3 3 .
° =l =
- PROPOSED ONE STORY 3 5
L Ao B RESTAURANT S =
MATCH EX] 3 FINISH FLOOR 852.50 ——1
RiRE ) L [TW 852.50 ~ PROJECT LOCATION
\ . B2 | 2 PR. MONOLITHIC CURB s = P fthe SE 1/4
EIEEE A & wak(TyP.) S ol art o .t e /
T 85160 [gig o & of Section 10
52 5 SHENE ) T.IN., ROE
00| cd < 5|0 . o . .
2 £ o . . .
2 = Zle 2 PER PLAN City of Farmington Hills,
C 852.25% 2 o 6" < .
TR 851, CU BSLE0} | Oakland County, Michigan
- " 5"
. W 851.95 e s} 17— T}(/)o:(_JED JOINT
uc b I ) (078579
\ 2| S " R SLOPE 1/8" PER FT.
= /S ) SHEET
- . < A4 < 4 a 9 . . .
\ W 852.50 % % Ve 3 ] ) . A Preliminary Paving and
R S5 R ; © T g — S S Grading Plan
A [MATCH EX| . S S/ © L . s
L | TW 851.80 b=t = = 5 2 8" CONCRETE PAVEMENT (3500 PSI MIN.) o /7 T
TC_851.80] /| K& 26 . / 8" AGGREGATE BASE, 21AA S &
A ~ P, : S NN NN NN
i ! =
‘ S5 AR FESRUVR SRR 6" AGGREGATE BASE, 21AA
S & : APPROVED SUBGRADE
“[TC_850.80
GU_ 850,30 o
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ORIGINAL STORAGE (7,886 CFT) FOR DETENTION FOR PROPOSED SITE
WAS INCLUDED IN AREAS F AND G OF THE PARKING LOT (SEE
REFERENCE PLAN SHEET C12).
PROPOSED DETENTION MODIFIES AREAS F AND G TO A STORAGE
VOLUME OF 554 CFT.
THE REMAINING 7,332 CFT IS ACCOUNTED FOR IN THE PROPOSED
UNDERGROUND DETENTION SYSTEM.
PROVIDED DETENTION VOLUME CALCULATIONS - PARKING LOT
Volume of Frustum: AB=H(A+B+V AB)/ 3
AREA F
Contour Elevation Surface Area (sft) Incremental Volume (cft) Cumulative Volume (cft)
851.77 4 . 0
852.30 2,219 409 409
Volume of Proposed Area F: 409
AREA G
Contour Elevation Surface Area (sft) Incremental Volume (cft) Cumulative Volume (cft)
850.18 4 - 0
850.50 1,288 145 145
Volume of Proposed Area G: 145
TOTAL VOLUME PROVIDED (cft) 554
REQUIRED DETENTION VOLUME CALCULATIONS
100 Year Post-Development Detention Volume
Name of Project: Culvers
Location of Project: Farmington Hills, Ml
NFE Project No.: E859-09
Volume Required (Parking areas F and G - Original Design): 7886 cft

The above volume is to be replaced with a combination of revised parking lot storage and supplemental
underground detention system.

Volume Provided in Parking Lot (modified areas F and G): 554 cft
Underground Detention Volume Required: 7,332 cft
MANHOLE
S EXISTING SANITARY SEWER

SAN. CLEAN OUT

HYDRANT
GATE_VALVE
hOS Q

— EXISTING WATER MAIN
MANHOLE CATCI-’L‘ BASIN
0 Lt
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* PR. R. Y. CATCH BASIN
SAND BACKFILL
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N.T.S. 3¢ PROPOSED LIGHT POLE
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Contact:
Mr. Ronald J. Sesi
Ph: 248-245-2852

PROJECT LOCATION

Part of the SE 1/4

of Section 10

T.1IN., R.9E.

City of Farmington Hills,
Oakland County, Michigan

SHEET
Priliminary Utility Plan

11
\Vr

Know what's helow
Call vefore you dig.
DATE ISSUED/REVISED

06-09-25 ISSUED FOR SITE PLAN REVIEW
10-14-25 REVISED PER CITY-PC COMMENTS
10-28-25 PC SUBMITTAL

DRAWN BY:
J. Lawrey

DESIGNED BY:
A. Eizember

APPROVED BY:
A. Eizember

DATE:
May 16, 2025

scaLE: 1" = 20

20 10 0 10 20 30

e

NFE JOB NO. SHEET NO.

E859-09 SP04

age 29 0




\Royal Oak Jobs — Pre G500\EQDO—FILES\E859—00\0ffice\Site Plans\E859—09_UTL.dwg 10,/28,/2025 11:40 AM

PROJECT SUMMARY
CALCULATION DETAILS

« LOADING = HS20/HS25

« APPROX. LINEAR FOOTAGE = 274 LF

STORAGE SUMMARY

» STORAGE VOLUME REQUIRED = 7,332 CF
* PIPE STORAGE VOLUME = 5,385 CF

» BACKFILL STORAGE VOLUME = 1,949 CF
» TOTAL STORAGE PROVIDED = 7,333 CF

» STONE VOID = 30%

PIPE DETAILS

» DIAMETER = 60"

* CORRUGATION = 5x1

* GAGE =16

» COATING =ALT2

* WALL TYPE = XFILTRATION
* BARREL SPACING = 30"

BACKFILL DETAILS

» WIDTH AT ENDS = 12"
+ ABOVE PIPE = 0"

» WIDTH AT SIDES = 12"

- 573"

IN GEOGRAPHIES WITH
SALTING. SEE

INSTALLATION NOTE 3 1.

TABLE 1:
MIN. CORR.
DIAMETER, D 2
COVER | PROFILE ' - - .
610" 12" 11727 x 1/4" _
> 3
12'48" 120 223" x 112" LQu 4 CMP :
ofa { &
>48"-96" 12 3 x 1" 5 x 1" & g =S I <
sou HAUNCH /o o
06" o8 NPT 384 ZONE =

e  STRUCTURAL BACKFILL MUST EXTEND TO
LIMITS OF THE TABLE

e TOTAL HEIGHT OF COMPACTED COVER FOR

CONVENTIONAL HIGHWAY LOADS IS

MEASURED FROM TOP OF PIPE TO BOTTOM

OF FLEXIBLE PAVEMENT OR TOP OF RIGID
PAVEMENT.

TABLE 2: xFiltration

>

ABOVE DETAILISA
RECOMMENDATION. CONSULT
GEOTECHNICAL EOR FOR PROJECT
SPECIFIC BACKFILL REQUIREMENTS.

TRENCH — 1/ FILL ENVELOPE —_ EMBANKMENT

MINIMUM WIDTH DEPENDS ON SITE CONDITIONS AND ENGINEERING JUDGEMENT

INSTALLATION NOTES

WHEN PLACING THE FIRST LIFTS OF BACKFILLIT IS
IMPORTANT TO MAKE SURE THAT THE BACKFILL IS PROPERLY
COMPACTED UNDER AND AROUND THE PIPE HAUNCHES.

OTHER ALTERNATE BACKFILL MATERIAL MAY BE ALLOWED
DEPENDING ON SITE SPECIFIC CONDITIONS, AS APPROVED BY
SITE ENGINEER.

IF SALTING AGENTS FOR SNOW AND ICE REMOVAL ARE USED
ON OR NEAR THE PROJECT, A GEOMEMBRANE BARRIER IS
RECOMMENDED OVER THE UPPER HALF OF THE PIPE. THE
GEOMEMBRANE LINER IS INTENDED TO HELP PROTECT THE
SYSTEM FROM THE POTENTIAL ADVERSE EFFECTS THAT MAY
RESULT FROM A CHANGE IN THE SURROUNDING
ENVIRONMENT OVER A PERIOD OF TIME. PLEASE REFER TO
THE CORRUGATED METAL PIPE DETENTION DESIGN GUIDE
FOR ADDITIONAL INFORMATION.

CAEXPORTS\TEMPLATES\CMP_V10.DWG 10/18/2019 10:02 AM

COVER REQUIRED TO AVOID DAMAGE TO THE PIPE. MINIMUM COVER IS MEASURED FROM THE TOP OF THE PIPE TO

THE TOP OF THE MAINTAINED CONSTRUCTION ROADWAY SURFACE.

CONSTRUCTION LOADING DIAGRAM

SCALE: N.T.S. {
OPENING IN |
PROTECTION
SLAB FOR
SPECIFICATION FOR DESIGNED DETENTION SYSTEM: CASTING
SCOPE PIPE

THIS SPECIFICATION COVERS THE MANUFACTURE AND INSTALLATION OF
THE DESIGNED DETENTION SYSTEM DETAILED IN THE PROJECT PLANS.

MATERIAL
THE MATERIAL SHALL CONFORM TO THE APPLICABLE REQUIREMENTS
LISTED BELOW:

ALUMINIZED TYPE 2 STEEL COILS SHALL CONFORM TO THE
REQUIREMENTS OF AASHTO M-274 OR ASTM A-92.

THE GALVANIZED STEEL COILS SHALL CONFORM TO THE
REQUIREMENTS OF AASHTO M-218 OR ASTM A-929.

THE POLYMER COATED STEEL COILS SHALL CONFORM TO THE
REQUIREMENTS OF AASHTO M-246 OR ASTM A-742.

THE ALUMINUM COILS SHALL CONFORM TO THE APPLICABLE
OF AASHTO M-197 OR ASTM B-744.

CONSTRUCTION LOADS

CONSTRUCTION LOADS MAY BE HIGHER THAN FINAL LOADS. FOLLOW THE

MANUFACTURER'S OR NCSPA GUIDELINES.

NOTE:

THESE DRAWINGS ARE FOR CONCEPTUAL
PURPOSES AND DO NOT REFLECT ANY LOCAL
PREFERENCES OR REGULATIONS. PLEASE
CONTACT YOUR LOCAL CONTECH REP FOR
MODIFICATIONS.

‘The design and information shown on this drawing is provided

THE PIPE SHALL BE MANUFACTURED IN ACCORDANCE TO THE APPLICABLE
REQUIREMENTS LISTED BELOW:

INTERRUPTED BAR
REPLACEMENT, SEE
NOTE 6.

ALUMINIZED TYPE 2: AASHTO M-36 OR ASTM A-760

GALVANIZED: AASHTO M-36 OR ASTM A-760
ARPOICAERE COATED: AASHTO M-245 OR ASTM A-762

ALUMINUM: AASHTO M-196 OR ASTM B-745

APPLICABLE
HANDLING AND ASSEMBLY

o

ROUND OPTION PLAN VIEW

X <
‘ ; .
e
OPENING IN 4
PROTECTION = :
SLAB FOR : =
CASTING
N |
rd |
'
STANDARD STANDARD \|
REINFORCING, ~ REINFORCING, 2B L g‘gg&%%m’gﬁTBAR
SEE TABLE SEE TABLE REPLACEMENT,

SHALL BE IN ACCORDANCE WITH NCSP'S (NATIONAL CORRUGATED STEEL
ARRBEEABEBCIATION) FOR ALUMINIZED TYPE 2, GALVANIZED OR POLYMER
COATED STEEL. SHALL BE INACCORDANCE WITH THE MANUFACTURER'S
RECOMMENDATIONS FOR ALUMINUM PIPE.
REQUIREMENTS
INSTALLATION
SHALL BE IN ACCORDANCE WITH AASHTO STANDARD SPECIFICATIONS FOR
HIGHWAY BRIDGES, SECTION 26, DIVISION Il DIVISION Il OR ASTM A-798 (FOR
ALUMINIZED TYPE 2, GALVANIZED OR POLYMER COATED STEEL) ORASTM
B-788 (FOR ALUMINUM PIPE) AND IN CONFORMANCE WITH THE PROJECT
PLANS AND SPECIFICATIONS. IF THERE ARE ANY INCONSISTENCIES OR
CONFLICTS THE CONTRACTOR SHOULD DISCUSS AND RESOLVE WITH THE
SITE ENGINEER.

IT IS ALWAYS THE RESPONSIBILITY OF THE CONTRACTOR TO FOLLOW OSHA
GUIDELINES FOR SAFE PRACTICES.

SQUARE OPTION PLAN VIEW

NOTES:

-

N

w

>

o

o

. DESIGN LOAD HS25.

. DESIGN IN ACCORDANCE WITH AASHTO, 17th EDITION. 7. TRIM OPENING WITH DIAGONAL #4 BARS, EXTEND

BARS A MINIMUM OF 12" BEYOND OPENING, BEND

EARTH COVER = 1' MAX.

o

BARS AS REQUIRED TO MAINTAIN BAR COVER.

. PROTECTION SLAB AND ALL MATERIALS TO BE

PROVIDED AND INSTALLED BY CONTRACTOR.

CONCRETE STRENGTH = 3,500 psi

©

. REINFORCING STEEL = ASTM A615, GRADE 60.

PROVIDE ADDITIONAL REINFORCING AROUND
OPENINGS EQUAL TO THE BARS INTERRUPTED,
HALF EACH SIDE. ADDITIONAL BARS TO BE IN
THE SAME PLANE.

MANHOLE CAP DETAIL
SCALE: N.T.S.

PROJECT No.:

. DETAIL DESIGN BY DELTA ENGINEERING, BINGHAMTON, NY.

SEQ.No.: |DATE:

CAEXPORTS\TEMPLATES\CMP_V10.DWG 10/18/2019 10:02 AM

GEOGRID— /
/ /_ UNDERCUT AND REPLACE
BEDDING UNSUITABLE SOILS

LOADS, INCREASED TEMPORARY MINIMUM COVER REQUIREMENTS ARE
NECESSARY. SINCE CONSTRUCTION EQUIPMENT VARIES FROM JOB TO JOB,
IT IS BEST TO ADDRESS EQUIPMENT SPECIFIC MINIMUM COVER
REQUIREMENTS WITH YOUR LOCAL CONTECH SALES ENGINEER DURING
YOUR PRE-CONSTRUCTION MEETING.

: PIPEA PIPEB | PPEC | | PIPED )

8"LOOSE LIFTS BEDDING

GRADE THE FOUNDATION SUBGRADE TO A UNIFORM OR SLIGHTLY SLOPING
GRADE. IF THE SUBGRADE IS CLAY OR RELATIVELY NON-POROUS AND THE
CONSTRUCTION SEQUENCE WILL LAST FOR AN EXTENDED PERIOD OF TIME,

IT IS BEST TO SLOPE THE GRADE TO ONE END OF THE SYSTEM. THIS WILL
ALLOW EXCESS WATER TO DRAIN QUICKLY, PREVENTING SATURATION OF THE =~ GEOTECHNICAL ENGINEER OF RECORD, COMPACTION IS CONSIDERED

SUBGRADE.

GEOMEMBRANE BARRIER

THE RESISTIVITY OF A PROJECT SITE MAY CHANGE OVER TIME DUE TO THE USE FOR LARGE SYSTEMS, CONVEYOR SYSTEMS, BACKHOES WITH LONG
OF VARIOUS SALTING, DE-ICING, AND AGRICULTURAL AGENTS APPLIED ON OR
NEAR THE AREA. TO MITIGATE THE POTENTIAL IMPACT OF THESE AGENTS, AN THE ENTIRE WIDTH OF THE SYSTEM IS REACHED, ADVANGE THE EQUIPMENT
HDPE MEMBRANE LINER WILL BE INSTALLED ON THE CROWN OF EACH PIPE,

CREATING AN IMPERMEABLE BARRIER. THIS MEASURE IS DESIGNED TO

PROTECT THE SYSTEM FROM ENVIRONMENTAL CHANGES THAT COULD LEAD TO

PREMATURE CORROSION AND REDUCE THE OVERALL SERVICE LIFE.

20 MIL PE IMPERMEABLE (12" FOR 12'9 - 96°2)
LINER OVER TOP OF PIPE \ 16" FOR 1022 AND

LTS oF

‘The design and information shown on this drawing is provided

IF AASHTO T99 PROCEDURES ARE DETERMINED INFEASIBLE BY THE
ADDITIONAL CONSIDERATIONS

BECAUSE MOST SYSTEMS ARE CONSTRUCTED BELOW-GRADE, RAINFALL
CAN RAPIDLY FILL THE EXCAVATION; POTENTIALLY CAUSING FLOATATION
AND MOVEMENT OF THE PREVIOUSLY PLACED PIPES. TO HELP MITIGATE
POTENTIAL PROBLEMS, IT IS BEST TO START THE INSTALLATION AT THE
DOWNSTREAM END WITH THE OUTLET ALREADY CONSTRUCTED TO ALLOW
AROUTE FOR THE WATER TO ESCAPE. TEMPORARY DIVERSION MEASURES
MAY BE REQUIRED FOR HIGH FLOWS DUE TO THE RESTRICTED NATURE OF

ADEQUATE WHEN NO FURTHER YIELDING OF THE MATERIAL IS OBSERVED
UNDER THE COMPACTOR, OR UNDER FOOT, AND THE GEOTECHNICAL
ENGINEER OF RECORD (OR REPRESENTATIVE THEREOF) IS SATISFIED WITH
THE LEVEL OF COMPACTION.

REACHES OR DRAGLINES WITH STONE BUCKETS MAY BE USED TO PLACE
BACKFILL. ONCE MINIMUM COVER FOR CONSTRUCTION LOADING ACROSS

TO THE END OF THE RECENTLY PLACED FILL, AND BEGIN THE SEQUENCE

AGAIN UNTIL THE SYSTEM IS COMPLETELY BACKFILLED. THIS TYPE OF THE OUTLET PIPE.

CONSTRUCTION SEQUENCE PROVIDES ROOM FOR STOCKPILED BACKFILL

DIRECTLY BEHIND THE BACKHOE, AS WELL AS THE MOVEMENT OF CATCH BASIN

CONSTRUCTION TRAFFIC. MATERIAL STOCKPILES ON TOP OF THE INLET

BACKFILLED DETENTION SYSTEM SHOULD BE LIMITED TO 8- TO 10-FEET HIGH WaTeR PAVED PARKING LOT

AND MUST PROVIDE BALANCED LOADING ACROSS ALL BARRELS. TO
DETERMINE THE PROPER COVER OVER THE PIPES TO ALLOW THE
MOVEMENT OF CONSTRUCTION EQUIPMENT SEE TABLE 1, OR CONTACT YOUR
LOCAL CONTECH SALES ENGINEER.

WATER ELEVATION IN
DETENTION SYSTEM

FINISHED FUNCTIONING SYSTEM
TYPICAL BACKFILL SEQUENCE

OUTLET CONTROL

EMBANKMENT

« BELOW PIPE = 0"
XFILTRATION"JOINT STANDARD BACKFILL SPECIFICATIONS
| MATERIAL LOCATION MATERIAL SPECIFICATION DESCRIPTION
N MINIMUM TRENCH WIDTH MUST ALLOW ROOM FOR PROPER COMPACTION OF .
5 B HAUNCH MATERIALS UNDER THE PIPE. MINIMUM EMBANKMENT WllapTgE(lzl;liE;'éEOR INITIAL FILL ENVELOPE:
2 1 FILL ENVELOPE WIDTH PER ENGINEER OF RECORD THE SUGGESTED MINIMUM TRENCH WIDTH, OR EOR RECOMMENDATION: PIPE 24" - 144% D 4 40"
PIPE <12":D + 16" 24" D + 100"
| PIPE > 12" 1.5D + 12" PIPE > 144": D + 10'0
N PRIOR TO PLACING THE BEDDING, THE FOUNDATION MUST BE CONSTRUCTED TO A UNIFORM AND STABLE GRADE. IN THE EVENT THAT UNSUITABLE FOUNDATION MATERIALS ARE
2 FOUNDATION AASHTO 26.5.2 - PER ENGINEER OF RECORD ENCOUNTERED DURING EXCAVATION, THEY SHALL BE REMOVED AND FOUNDATION BROUGHT BACK TO GRADE WITH A FILL MATERIAL APPROVED BY THE ENGINEER OF RECORD.
NOTES PIPE SHOULD BE PLACED ON THE FOUNDATION BOTTOM WITH A 4”-6” MINIMUM STONE DEPTH ROUGHLY SHAPPED TO FIT THE BOTTOM OF THE PIPE. IF THE ENGINEER OF RECORD DETERMINES THAT
3 BEDDING AASHTO M 43: 3, 357, 4, 467, 5, 56, 57 STONE BEDDING IS NOT NEEDED, THE PIPE MAY BE PLACED ON THE TRENCH BOTTOM SEPERATED WITH A NON-WOVEN GEOTEXTILE PLACED AT THE INVERT OF A RELATIVELY LOOSE MATERIAL THAT IS
 ALL RISER AND STUB DIMENSIONS ARE TO ROUGHLY SHAPED TO FIT THE BOTTOM OF THE PIPE, 2” MIN DEPTH.
CENTERLINE. ALL ELEVATIONS, DIMENSIONS, AND .
LOCATIONS OF RISERS AND INLETS, SHALL BE 4 CORRUGATED METAL PIPE
VERIFIED BY THE ENGINEER OF RECORD PRIOR TO
RELEASING FOR FABRICATION o HAUNCH ZONE MATERIAL SHALL BE HAND SHOVELED OR SHOVEL SLICED INTO PLACE TO ALLOW FOR PROPER COMPACTION WITHOUT SOFT SPOTS. BACKFILL SHALL BE PLACED IN 8" +/-
o ALL FITTINGS AND REINFORCEMENT COMPLY WITH = 106-0 - FREE-DRAINING, ANGULAR, NATURALLY LOOSE LIFTS AND COMPACTED TO 90% STANDARD PROCTOR PER AASHTO T 99. BACKFILL SHALL BE PLACED SUCH THAT THERE IS NO MORE THAN A TWO LIFT (16") DIFFERENTIAL BETWEEN
ASTM AQGS. = BACKFILL OCCURRING WASHED-STONE PER AASHTO  ANY OF THE PIPES AT ANY TIME DURING THE BACKFILL PROCESS. THE BACKFILL SHOULD BE ADVANCED ALONG THE LENGTH OF THE SYSTEM TO AVOID DIFFERENTIAL LOADING. WHERE
2/ A M 43: 3, 357, 4, 467, 5, 56, 57 OR CONVENTIONAL COMPACTION TESTING IS NOT PRACTICAL, THE MATERIAL SHALL BE MECHANICALLY COMPACTED UNTIL NO FURTHER YIELDING OF MATERIAL IS OBSERVED UNDER THE
o ALL RISERS AND STUBS ARE 225" x 5" CORRUGATION APPROVED EQUAL * COMPACTOR. “IN
AND 16 GAGE UNLESS OTHERWISE NOTED. AREAS WITH HIGH WATER TABLE FLUCTUATIONS THAT INTERACT WITH THE PIPE ZONE, CONSIDER INSTALLING A GEOTEXTILE SEPARATION LAYER TO PREVENT SOIL MIGRATION.
« RISERS TO BE FIELD TRIMMED TO GRADE.
« QUANTITY OF PIPE SHOWN DOES NOT PROVIDE A~ UP TO MIN. COVER - AASHTO M 145: A-1, A-2, A-3 ABOVE
EXTRA PIPE FOR CONNECTING THE SYSTEM TO 0 COVER MATERIAL MIN. COVER - PER ENGINEER OF REGORD COVER MATERIAL MAY INCLUDE NON-BITUMINOUS, GRANULAR ROADBASE MATERIAL WITHIN MIN COVER LIMITS
EXISTING PIPE OR DRAINAGE STRUCTURES. OUR
SYSTEM AS DETAILED PROVIDES NOMINAL INLET /3, | RIGID OR FLEXIBLE PAVEMENT (IF PER ENGINEER OF RECORD FLEXIBLE PAVEMENT SHOULD NOT BE COUNTED AS PART OF THE FILL HEIGHT OVER THE CMP. FINAL BACKFILL MATERIAL SELECTION AND COMPACTION REQUIREMENTS SHALL FOLLOW THE
AND/OR OUTLET PIPE STUB FOR CONNECTION TO / APPLICABLE) PROJECT PLANS AND SPECIFICATIONS PER THE ENGINEER OF RECORD.
EXISTING DRAINAGE FACILITIES. IF ADDITIONAL PIPE )
1S NEEDED IT IS THE RESPONSIBILITY OF THE A SIDE GEOTEXTILE NONE GEOTEXTILE LAYER IS RECOMMENDED ON SIDES OF EXCAVATION TO PREVENT SOIL MIGRATION WHEN STONE BEDDING IS USED.
CONTRACTOR. IF NO STONE BEDDING IS USED, THEN SIDE GEOTEXTILE IS REQUIRED.
« BAND TYPE TO BE DETERMINED UPON FINAL DESIGN.
< THE PROJECT SUMMARY IS REFLEGTIVE OF THE B GEOTEXTILE BETWEEN LAYERS NONE IF SOIL TYPES DIFFER AT ANY POINT ABOVE PIPE INVERT, A GEOTEXTILE LAYER IS RECOMMENDED TO BE PLACED BETWEEN THE LAYERS TO PREVENT SOIL MIGRATION.
DYODS DESIGN, QUANTITIES ARE APPROX. AND
SHOULD BE VERIFIED UPON FINAL DESIGN AND NOTES:
S APPROVAL. FOR EXAMPLE, TOTAL EXCAVATION DOES s e FOR MULTIPLE BARREL INSTALLATIONS, THE RECOMMENDED STANDARD SPACING BETWEEN PARALLEL PIPE RUNS SHALL BE THE PIPE DIAMETER /2 BUT NO LESS THAN 12" FOR DIAMETERS <72". FOR 72" AND LARGER DIAMETERS, THE MINIMUM SPACING IS 36". CONTACT
g NOT CONSIDER ALL VARIABLES SUCH AS SHORING 8 YOUR CONTECH REPRESENTATIVE FOR NONSTANDARD SPACING.
2 AND ONLY ACCOUNTS FOR MATERIAL WITHIN THE e * APPROVED REGIONAL EQUIVALENTS FOR SECTION 5 INCLUDE CA-7, MIDOT 6AA, 6A, OR 5G, PROVIDED THEY MEET THE PARTICLE SIZES INDICATED.
& ESTIMATED EXCAVATION FOOTPRINT. g
£ o THESE DRAWINGS ARE FOR CONCEPTUAL PURPOSES E MANUFACTURER RECOMMENDED BACKEFILL
2 AND DO NOT REFLECT ANY LOCAL PREFERENCES OR 2
£ REGULATIONS. PLEASE CONTACT YOUR LOCAL ASSEMBLY H NOT TO SCALE
S CONTECH REP FOR MODIFICATIONS. SCALE: 1" = 10' E
> >
g ot e o o i g s | ® Al ® PROJECTNo: |SEQ.No: |DATE: § TS o o e s \l ® Al i PROJECTNo: |SEQ.No: | DATE:
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CMP DETENTION SYSTEM INSPECTION AND
REINFORCING TABLE CMP DETENTION INSTALLATION GUIDE IN-SITU TRENCH WALL MAINTENANCE
n A =1 WHEN FLOWABLE FILL IS USED, YOU MUST PREVENT PIPE FLOATATION.
TEMPORARY COVER FOR ACCESS CASTING TO BE PROPER INSTALLATION OF A FLEXIBLE UNDERGROUND DETENTION SYSTEM  IF EXCAVATION IS REQUIRED, THE TRENCH WALL NEEDS TO BE CAPABLE OF TYPICALLY, SMALL LIFTS ARE PLACED BETWEEN THE PIPES AND THEN UNDERGROUND STORMWATER DETENTION AND INFILTRATION SYSTEMS MUST
CONSTRUCTION LOADS Y PROVIDED AND INSTALLED % CMP *BEARING WILL ENSURE LONG-TERM PERFORMANCE. THE CONFIGURATION OF THESE ~ SUPPORTING THE LOAD THAT THE PIPE SHEDS AS THE SYSTEM IS LOADED. IF ALLOWED TO SET-UP PRIOR TO THE PLACEMENT OF THE NEXT LIFT. THE BE INSPECTED AND MAINTAINED AT REGULAR INTERVALS FOR PURPOSES OF
HEIGHT ‘ BY CONTRACTOR. RISER A 2B REINFORCING PRESSURE SYSTEMS OFTEN REQUIRES SPECIAL CONSTRUCTION PRACTICES THAT SOILS ARE NOT CAPABLE OF SUPPORTING THESE LOADS, THE PIPE CAN DEFLECT. Qk'[g"\’l\’és‘égwgggﬁaz SEJE'TE E(I)_gl\CAELIC’):: 1'_5;‘ 2 E{gﬂ%"é%’;ﬁgzﬁ’fem PERFORMANCE AND LONGEVITY.
FINISHED | :
OF e | (PSF) DIFFER FROM CONVENTIONAL FLEXIBLE PIPE CONSTRUCTION. CONTECH PERFORM A SIMPLE SOIL PRESSURE CHECK USING THE APPLIED LOADS TO WEIGHT OF THE PIPE, AND THE EFFECT OF OTHER RESTRAINING INSPECTION
COVER y 3 o #5 @ 12 OCEW 2410 ENGINEERED SOLUTIONS STRONGLY SUGGESTS SCHEDULING A DETERMINE THE LIMITS OF EXCAVATION BEYOND THE SPRING LINE OF THE MEASURES. THE PIPE CAN CARRY LIMITED FLUID PRESSURE WITHOUT
X [ 24" x4 26" #5 @ 12" OCEW 1780 PRE-CONSTRUCTION MEETING WITH YOUR LOCAL SALES ENGINEER TO OUTER MOST PIPES. PIPE DISTORTION OR DISPLACEMENT, WHICH ALSO AFFECTS THE CLSM INSPECTION IS THE KEY TO EFFECTIVE MAINTENANCE OF CMP DETENTION
L B o 1 DETERMINE IF ADDITIONAL MEASURES, NOT COVERED IN THIS GUIDE,ARE |\ MOST CASES THE REQUIREMENTS FOR A SAFE WORK ENVIRONMENT AND LIFT THICKNESS. YOUR LOCAL CONTECH SALES ENGINEER CAN HELP SYSTEMS AND IS EASILY PERFORMED. CONTECH RECOMMENDS ONGOING,
S | . ! 246" #5 @ 12" OCEW 2,120 DETERMINE THE PROPER LIFT THICKNESS. ANNUAL INSPECTIONS. SITES WITH HIGH TRASH LOAD OR SMALL OUTLET
1 - - . i 30" voxae 32 e ocEW P APPROPRIATE FOR YOUR SITE. PROPER BACKFILL PLACEMENT AND COMPACTION TAKE CARE OF THIS CONCERN. -
v } | - - @ . CONTROL ORIFICES MAY NEED MORE FREQUENT INSPECTIONS. THE RATE AT
/ . 36" 25 5 g #5 @ 10" OCEW 1,890 _ BACKFILL - WELL GRADED WHICH THE SYSTEM COLLECTS POLLUTANTS WILL DEPEND MORE ON SITE
GASKET MATERIAL @ CMP|RISER 3 X5 #5 @ 10" OCEW 1,350 FOUNDATION LvE LoAD & GRANULAR AND SMALLER SPECIFIC ACTIVITIES RATHER THAN THE SIZE OR CONFIGURATION OF THE
CONSTRUCTION LOADS SUFFICIENT TO PREVENT - P CONTROL FLOATATIONAND PIPE SYSTEM
SLAB FROM BEARING ON e o 956'5-6" . #5 @ 10" OCEW 1,720 CONSTRUCT A FOUNDATION THAT CAN SUPPORT THE DESIGN LOADING . O RO L OATATION AN .
FOR TEMPORARY CONSTRUCTION VEHICLE LOADS, AN EXTRA AMOUNT OF COMPACTED COVER MAY BE REQUIRED OVER RISER TO BE PROVIDED BY - - So X 56" #5 @ 9" OCEW 1,210 APPLIED BY THE PIPE AND ADJACENT BACKFILL WEIGHT AS WELL AS MAINTAIN CLsM o
THE TOP OF THE PIPE. THE HEIGHT-OF-COVER SHALL MEET THE MINIMUM REQUIREMENTS SHOWN IN THE TABLE BELOW. CONTRACTOR. - B - <@ ) ) . ITS INTEGRITY DURING CONSTRUCTION. INSPECTIONS SHOULD BE PERFORMED MORE OFTEN IN EQUIPMENT
THE USE OF HEAVY CONSTRUCTION EQUIPMENT NECESSITATES GREATER PROTECTION FOR THE PIPE THAN FINISHED o 48" °g © 50" #5@9" OCEW 1,600 GEOTEXTILE SEPARATION EVBANKMENT WASHDOWN AREAS, IN CLIMATES WHERE SANDING AND/OR SALTING
GRADE COVER MINIMUMS FOR NORMAL HIGHWAY TRAFFIC. = X6 #5 @ 8" OCEW 1,100 IF SOFT OR UNSUITABLE SOILS ARE ENCOUNTERED, REMOVE THE POOR SOILS e DING) Wit UNIFORMLY OPERATIONS TAKE PLACE, AND IN OTHER VARIOUS INSTANCES IN WHICH ONE
SECTION VIEW DOWN TO A SUITABLE DEPTH AND THEN BUILD UP TO THE APPROPRIATE N , GRADED BEDDING LAYER. WOULD EXPECT HIGHER ACCUMULATIONS OF SEDIMENT OR ABRASIVE/
PIPE SPAN AXLE LOADS (kips) ** ASSUMED SOIL BEARING CAPACITY ELEVATION WITH A COMPETENT BACKFILL MATERIAL. THE STRUCTURAL FILL  BEDDING - WELL GRADED CORROSIVE CONDITIONS. A RECORD OF EAGH INSPEGTION IS TO BE
) p MATERIAL GRADATION SHOULD NOT ALLOW THE MIGRATION OF FINES, WHICH ~ GRANULARAND SMALLER MAINTAINED FOR THE LIFE OF THE SYSTEM
INCHES 1850 | 5075 75110 | 110150 CAN CAUSE SETTLEMENT OF THE DETENTION SYSTEM OR PAVEMENT ABOVE. WEIGHTED PPE WITH MOBILE
o, ‘ IF THE STRUCTURAL FILL MATERIAL IS NOT COMPATIBLE WITH THE \__ CONCRETE BARRIERS
MINIMUM COVER (FT) ~% oA A UNDERLYING SOILS AN ENGINEERING FABRIC SHOULD BE USED AS A BACKFILL PLACEMENT (OR OTHER REMOVABLE WEIGHTS) MAINTENANCE
12-42 20 25 30 30 < %:ﬁ *® REPUCES DVER ExXCAATION AND RepLACEMENT P GUA T ¢ ¢ CMP DETENTION SYSTEMS SHOULD BE CLEANED WHEN AN INSPECTION
' ’ i ’ v ’ REDUCES OVER EXCAVATION AND REPLACEMENT FILL QUANTITIES.
48-72 30 30 35 40 ‘ #4 DIAGONAL TRIM 1 " conm MATERIAL SHALL BE WORKED INTO THE PIPE HAUNCHES BY MEANS OF REVEALS ACCUMULATED SEDIMENT OR TRASH IS CLOGGING THE DISCHARGE
78120 30 35 40 40 #4 DIAGONAL TRIM BAR (TYP. 4 PLACES), —. GEOGRID USED TOREDUCE  BACKFILL—, e WASNT USED SHOVEL-SLICING, RODDING, AIR TAMPER, VIBRATORY ROD, OR OTHER EFFECTIVE ORIFICE.
g : - : : BAR (TYP. 4 PLACES), — SEE NOTE 7. . METHODS. CONSTRUCTION LOADING '
126-144 35 4.0 45 45 SEENOTE7. ~ \ \  EMBANKMENT MAXIMUM UNBALANCE LIMITED ACCUMULATED SEDIMENT AND TRASH CAN TYPICALLY BE EVACUATED
/ a ,x 2" COVER — TO 2 LIFTS (APPROX. 16") TYPICALLY, THE MINIMUM COVER SPECIFIED FOR A PROJECT ASSUMES H-20 THROUGH THE MANHOLE OVER THE OUTLET ORIFICE. IF MAINTENANCE IS NOT
*MINIMUM COVER MAY VARY, DEPENDING ON LOCAL CONDITIONS. THE CONTRACTOR MUST PROVIDE THE ADDITIONAL - (TYP) LIVE LOAD. BECAUSE CONSTRUCTION LOADS OFTEN EXCEED DESIGN LIVE  PERFORMED AS RECOMMENDED, SEDIMENT AND TRASH MAY ACCUMULATE IN

FRONT OF THE OUTLET ORIFICE. MANHOLE COVERS SHOULD BE SECURELY
SEATED FOLLOWING CLEANING ACTIVITIES. CONTECH SUGGESTS THAT ALL
SYSTEMS BE DESIGNED WITH AN ACCESS/INSPECTION MANHOLE SITUATED AT
OR NEAR THE INLET AND THE OUTLET ORIFICE. SHOULD IT BE NECESSARY TO
GET INSIDE THE SYSTEM TO PERFORM MAINTENANCE ACTIVITIES, ALL
APPROPRIATE PRECAUTIONS REGARDING CONFINED SPACE ENTRY AND OSHA
REGULATIONS SHOULD BE FOLLOWED.

ANNUAL INSPECTIONS ARE BEST PRACTICE FOR ALL UNDERGROUND SYSTEMS.

DURING THIS INSPECTION, IF EVIDENCE OF SALTING/DE-ICING AGENTS IS
OBSERVED WITHIN THE SYSTEM, IT IS BEST PRACTICE FOR THE SYSTEM TO BE
RINSED, INCLUDING ABOVE THE SPRING LINE SOON AFTER THE SPRING THAW
AS PART OF THE MAINTENANCE PROGRAM FOR THE SYSTEM.

MAINTAINING AN UNDERGROUND DETENTION OR INFILTRATION SYSTEM IS
EASIEST WHEN THERE IS NO FLOW ENTERING THE SYSTEM. FOR THIS
REASON, IT ISA GOOD IDEA TO SCHEDULE THE CLEANOUT DURING DRY
WEATHER.

THE FOREGOING INSPECTION AND MAINTENANCE EFFORTS HELP ENSURE
UNDERGROUND PIPE SYSTEMS USED FOR STORMWATER STORAGE CONTINUE
TO FUNCTION AS INTENDED BY IDENTIFYING RECOMMENDED REGULAR
INSPECTION AND MAINTENANCE PRACTICES. INSPECTION AND MAINTENANCE
RELATED TO THE STRUCTURAL INTEGRITY OF THE PIPE OR THE SOUNDNESS
OF PIPE JOINT CONNECTIONS IS BEYOND THE SCOPE OF THIS GUIDE.
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GENERAL LANDSCAPE NOTES

1.

LANDSCAPE CONTRACTOR SHALL VISIT SITE, INSPECT EXISTING CONDITIONS
AND REVIEW PROPOSED PLANTING AND RELATED WORK. IN CASE OF
DISCREPANCY BETWEEN PLAN AND PLANT LIST, THE PLAN SHALL
GOVERN QUANTITIES. CONTACT THE LANDSCAPE ARCHITECT WITH ANY
CONCERNS.
THE CONTRACTOR SHALL VERIFY LOCATIONS OF ALL ON-SITE UTILITIES
PRIOR TO BEGINNING CONSTRUCTION ON HIS/HER PHASE OF WORK. ANY
DAMAGE OR INTERUPTION OF SERVICES SHALL BE THE RESPONSIBILITY
OF THE CONTRACTOR.
THE CONTRACTOR SHALL COORDINATE ALL RELATED ACTIVITIES WITH
OTHER TRADES, AND SHALL REPORT ANY UNACCEPTACBLE SITE CONDITIONS
TO THE OWNER'S REPRESENTATIVE PRIOR TO COMMENCEMENT.
PLANTS SHALL BE FULL, WELL-BRANCHED, AND IN HEALTHY VIGOROUS
GROWING CONDITION.
PLANTS SHALL BE WATERED BEFORE AND AFTER PLANTING IS COMPLETE.
ALL TREES MUST BE STAKED, FERTILIZED AND MULCHED AND SHALL BE
GUARANTEED TO EXHIBIT A NORMAL GROWTH CYCLE FOR AT LEAST ONE (1)
YEAR FOLLOWING PLANTING.
ALL MATERIAL SHALL CONFORM TO THE GUIDELINES ESTABLISHED IN THE MOST
RECENT EDITION OF THE "AMERICAN STANDARDS FOR NURSERY STOCK".
8. CONTRACTOR WILL SUPPLY FINISHED GRADE AND EXCAVATE AS NECESSARY TO
SUPPLY PLANT MIX DEPTH IN ALL PLANTING BEDS AS INDICATED IN PLANT DETAILS
- AND A DEPTH OF 3" IN ALL LAWN AREAS.
P 9. PROVIDE CLEAN BACKFILL SOIL, USING MATERIAL STOCKPILED ON-SITE. SOIL
SHALL BE SCREENED AND FREE OF DEBRIS, FOREIGN MATERIAL, AND STONE.
0.  SLOW-RELEASE FERTILIZER SHALL BE ADDED TO THE PLANT PITS BEFORE
BEING BACKFILLED. APPLICATION SHALL BE AT THE MANUFACTURERS RECOMMENDED
RATES.
AMENDED PLANT MIX (PREPARED TOPSOIL) SHALL CONSIST OF 1/3 SCREENED TOPSOIL,
1/3 SAND, AND 1/3 COMPOSTED MANURE (DAIRY DOO OR EQUAL), MIXED WELL AND
SPREAD TO A DEPTH AS INDICATED IN PLANTING DETAILS.
ALL PLANTINGS SHALL BE MULCHED WITH SHREDDED HARDWOOD BARK, SPREAD TO
A DEPTH OF 3" FOR TREES AND SHRUBS, AND 2" ON ANNUALS, PERENNIALS, AND
GROUNDCOVER PLANTINGS. MULCH SHALL BE FREE FROM DEBRIS AND FOREIGN
MATERIAL, AND PIECES ON INCONSISTENT SIZE.
NO SUBSTITUTIONS OR CHANGES OF LOCATION, OR PLANT TYPE SHALL BE MADE
WITHOUT THE APPROVAL OF THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE.
14.  THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED OF ANY DISCREPANCIES BETWEEN
THE PLANS AND FIELD CONDITIONS PRIOR TO INSTALLATION.
THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING ALL PLANT
MATERIAL IN A VERTICAL CONDITION THROUGHOUT THE GUARANTEED PERIOD.
16.  THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE SHALL HAVE THE RIGHT

TO REJECT ANY WORK OR MATERIAL THAT DOES NOT MEET THE REQUIREMENTS OF
THE PLANS AND/OR SPECIFICATIONS.

2.

3.

4.

5.

6.

7.

17. THE LANDSCAPE CONTRACTOR SHALL SEED AND MULCH OR SOD (AS INDICATED ON
PLANS) ALL AREAS DESIGNATED AS SUCH ON THE PLANS, THROUGHOUT THE CONTRACT
LIMITS. FURTHER, THE CONTRACTOR SHALL BE RESPONSIBLE FOR RESTORING AREAS
DISTURBED DURING CONSTRUCTION, NOT IN THE CONTRACT LIMITS, TO EQUAL OR
GREATER CONDITION.

18.

ALL LANDSCAPE AREAS SHALL HAVE PROPER DRAINAGE THAT PREVENTS EXCESSIVE
WATER FROM PONDING ON LAWN AREAS OR AROUND TREES AND SHRUBS.
19.

ALL LANDSCAPE AREAS SHALL BE IRRIGATED WITH AN AUTOMATIC UNDERGROUND
SYSTEM.

THIRTEEN MILE ROAD

FARMINGTON ROAD

SITE

TWELVE MILE ROAD
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ORCHARD LAKE ROAD

LOCATION MAP

N.T.S.

NOTE:

GUY DECIDUOUS TREES ABOVE
3" CALIPER, STAKE TREES BELOW
3" CALIPER

USE 3 HARDWOOD STAKES
PER TREE, 36" ABOVE GROUND

KEY LEGEND

@ TYPICAL SOD LAWN AREAS, SOWN ON 3" TOPSOIL

1
|
|

@ RESTORE EXISTING LAWN AREAS W/ HYDROSEED AND MULCH

STAKE TREES JUST BELOW
FIRST BRANCH USING 2-3"
WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS. CONNECT
FROM TREE TO STAKE OPPOSITE.
ALLOW FOR SOME FLEXING.
REMOVE AFTER ONE (1) YEAR.

FOR UPRIGHT, 18" IF ANGLED.
DRIVE STAKES INTO UNDISTURBED
SOIL 6-8" OUTSIDE ROOTBALL

TO A DEPTH OF 18" BELOW

TREE PIT. REMOVE AFTER ONE

(1) YEAR. WIRE OR ROPE THROUGH
A HOSE SHALL NOT BE ALLOWED.

MULCH 3" DEPTH WITH SHREDDED

A\

NOTES:

REMOVE TOP LAYER OF DIRT FROM BALL TO
EXPOSE FIRST WOODY ROOT. PLANT TREETO A

HARDWOOD BARK. MULCH SHALL BE
1l NATURAL IN COLOR. LEAVE 3" CLEAR
) AROUND BASE OF TREE.

MOUND TO FORM 3" EARTH SAUCER

A REMOVE ALL MATERIALS FROM THE TOP OF
DEPTH EQUAL TO THE BOTTOM OF ROOTBALL = [ 7, > ROOTBALL, INCLUDING BURLAP
TO WHERE THE TOP OF FIRST WOODY ROOT IS e 3
AT GRADE, OR SLIGHTLY HIGHER THAN FINISH T |l

GRADE UP TO ¢" ABOVE GRADE, IF DIRECTED
BY LANDSCAPE ARCHITECT FOR HEAVY
CLAY SOILS

CUT DOWN WIRE BASKET AND FOLD
Ti DOWN ALL BURLAP FROM 1/2 OF
ROOTBALL

©
O
o
O
~
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S ©
1o — PROPOSED 2' WIDE STONE
/ MULCH ADJACENT TO PKG

APPROXIMATE LOCATION OF
|| 10" WD. DETROIT EDISON
EASEMENT (L.7673, P.52)

LOT 26

PARK HILL SUBDIVISION
(L.43, P.59)
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A————— = ALL PROPOSED PLANT BEDS / R
1-TO_ _ _TOBEFINISHED W/ 3'DEPTH
- — SHREDDED HARDWOOD BARK
MULCH, TYPICAL /
A
9HM
/
( N
VAN
T PUBLICLY DEDICATED N WS)\ N // \
| | E ROAD (12 . S
BED DURING | TWELVE MIL oY |

w/ CONC.

@ 4' DIA SPADE CUT EDGE W/ 3" SHREDDED BARK MULCH
@ 3" DEPTH DOUBLE SHREDDED HARDWOOD BARK MULCH
@ 3/4"-11/2" STONE MULCH, 3-4" DEPTH ON WEED BARRIER

@ 3/16" X 4" BLACK STEEL EDGING, STAKED PER MANUFACTURER

GENERAL SEED NOTE:

ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE SLIT-SEEDED, OR
DROP-SEEDED WITH SPECIFIED BLENDS, AND STABILIZED WITH WOOD CELLULOSE
FIBER MULCH (2,000 LBS PER ACRE) . IN AREAS SUBJECT TO EROSION, SEEDED LAWN
SHALL BE FURTHER STABILIZED WHERE NECESSARY WITH BIODEGRADABLE EROSION
BLANKET AND STAKED UNTIL ESTABLISHED. ALL SEED SHALL BE APPLIED OVER A

MINIMUM 3" PREPARED TOPSOIL, AND SHALL BE KEPT MOIST AND WATERED DAILY
UNTIL ESTABLISHED.

SEEDING INSTALLATION SHALL OCCUR ONLY:
SPRING: APRILT TO JUNEI
FALL: AUGUST 15 TO OCTOBER 15

TYPICAL SEEDED LAWN MIX:

ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDROSEEDED
WITH TYPICAL DROUGHT TOLERANT, DURABLE BLENDED SEED MIX, AT
A RATE OF 4-6 LBS PER 1,000 S.F.
MIX IS COMPRISED OF

40% KENTUCKY BLUEGRASS

20% PERENNIAL RYE GRASS

20% CREEPING RED FESCUE

20% CHEWINGS FESCUE

IRRIGATION NOTE:

ALL LANDSCAPE AREAS, INCLUDING THOSE WITHIN THE R.O.W. SHALL

BE IRRIGATED WITH AN AUTOMATIC UNDERGROUND IRRIGATION SYSTEM.

THE SYSTEM SHALL OPERATE IN COMPLIANCE WITH LOCAL STANDARDS

AND SEASONAL RESTRICTIONS. SEPARATE ZONES SHALL BE PROVIDED FOR

LAWN AREAS AND PLANTING BEDS. IRRIGATION SHALL BE DESIGNED IN THE

THE MOST EFFICIENT MANNER NECESSARY TO FULLY IRRIGATE ALL PLANTING AREAS.

BED TO BE EDGED PER
PLAN AND SET FLUSH W/
ADJACENT LANDSCAPE
AREA

3-4" DEPTH WASHED
COBBLESTONE; STONE 3/4"
TO 1 1/2"DIA, TYPICAL

GEOTEXTILE FABRIC/
WEED BARRIER

UNDISTURBED
SUBGRADE

PLANTING MIX TO BE AMENDED PER
SITE CONDITIONS AND REQUIREMENTS
OF THE PLANT MATERIAL

SCARIFY SUBGRADE AND PLANTING
PIT SIDES. RECOMPACT PIT BASE TO
4" DEPTH

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN TREE PIT = 3X
BRANCHES. ROOTBALL WIDTH
REMOVE ALL TAGS, STRING,

PLASTIC AND OTHER MATERIALS

DECIDUOUS TREE PLANTING DETAIL

NTS

MAINTAIN 2" CLEAR AREA FROM STEM

MULCH 3" DEPTH W/ SHREDDED
HARDWOOD BARK MULCH. MULCH
SHALL BE NATURAL IN COLOR.

EARTH SAUCER AROUND SHRUB

NOTES:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE

PLANTING MIX, AS SPECIFIED
AS IT BORE ORIGINALLY.

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

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
FOLD DOWN ALL BURLAP FROM TOP
1/3 OF ROOTBALL.

REMOVE ALL TAGS, STRING,

SCARIFY SUBGRADE
PLASTIC AND OTHER MATERIALS

UNDISTURBED SOIL

HEDGE PLANTING DETAIL

NTS

ORNAMENTAL GRASSES SPACED
ACCORDING TO PLANTING PLAN

MULCH 2" DEPTH W/ SHREDDED
HARDWOOD BARK MULCH. MULCH
SHALL BE NATURAL IN COLOR.

PLANT MIX, 10-12" DEEP
AS SPECIFIED

UNDISTURBED SUBGRADE

ORNAMENTAL GRASS PLANTING DETAIL

NTS

PERENNIAL PLANTS SPACED
ACCORDING TO PLANTING PLAN

MULCH 2" DEPTH W/ SHREDDED
HARDWOOD BARK MULCH. MULCH
SHALL BE NATURAL IN COLOR.

PLANT MIX, 10-12" DEEP
AS SPECIFIED

UNDISTURBED SUBGRADE

PERENNIAL PLANTING DETAIL

NTS

1/4" X 4" METAL EDGING TO
BE SET 1/2" ABOVE FINISH
GRADE

4" DEPTH SHREDDED

LAV ADJAGENT . W" 3 HARWOOD BARK MULCH
COBBLESTONE MULCH DETAIL er AT o
NS S "%&’:&3&: AS SPECIFIED
4" DEPTH X 9" WIDE EXCAVATED
TRENCH TO BE BACKFILLED WITH
MULCH
18" GALVANIZED METAL STAKE
SPACED PER MANUFACTURERS
SPECIFICATIONS
NTS
KEY QTY BOTANICAL/COMMON NAME SIZE SPACING ROOT COMMENT
TREES
Acer rubrum 'Armstrong’ .
AR 5 Armstrong Red Maple 3" CAL SEE PLAN B&B FULLY BRANCHED HEADS
Malus 'Adirondack’ "
MA 2 Adirondack Crabapple 2" CAL SEE PLAN B&B FULLY BRANCHED HEADS
SHRUBS
Hydrangea arborescens 'Annabelle’ \
HA 6 30" HT SEE PLAN B&B WELL-ROOTED
Annabelle Hydrangea
nnabells Hyd . LANDSCAPE REQUIREMENTS
RA 34 Ribes alpinum ‘Green Mound 24" HT 30" OC B&B WELL-ROOTED
Green Mound Alpine Currant EXISTING SITE ZONING: B-4, PLANNED GENERAL BUSINESS DISTRICT
Thuja occidentalis 'Smarsgrd' : ! B EXISTING SITE AREA: 24,700 S.F. OR 0.567 ACRES
T 1 Emerald Green Arborvitae STHT Foc B&B WELL-ROOTED
GROUNDCOVERS/PERENNIALS SITE LANDSCAPE
Hakonechloa macra "
HM 25 Japanese Forest Grass 2 GAL 24" OC CONT WELL-ROOTED 1 TREE PER 2,800 S.F. OF PAVED SURFACE
Hemerocalis Stella DOro’ REQUIRED: 12,879.40 L.F. / 2,800 S.F. = 4.59 OR 5 TREES REQUIRED
HS 46 Stela D Oro | Daylily 2 GAL 24" OC CONT WELL-ROOTED PROVIDED: 5 TREES
Panicum virgatum 'Northwind' " )
PV 8 Northwind Switch Grass 3 GAL 30" OC CONT WELL-ROOTED
Sporobolus heterolepis Tara' " B
SH 37 Tara Prairie Dropseed 2 GAL 18" OC CONT WELL-ROOTED

NOWAK & FRAUS ENGINEERS
46777 WOODWARD AVE.
PONTIAC, MI 48342-5032

TEL. (248) 332-7931
FAX. (248) 332-8257
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WINDOW TYPES
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=z
I - I 4! ’O‘/ " " =
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ALLIM. FRAME ( NATURAL cowmx = 74 SOLID SURFACE WRAP TILE FROM WALL INTO
= /1 _
PROVIDE AND INSTALL READY ACCESS MODEL 600 ——— | S Y AL WTH 15" NOSE = OPENING, LEE T2 TRANSITION lll
— S VERIFY FINISH WITH AT VERTICAL AND HORIZONTAL
NSULATED OR ENERGY SAVER SERVICE WINDOW: 47 NP0 PN D00 DUrebE COm e .
/"W X 4 J5"'H. FORMED BY WINDOW FRAME NSl T @2 e o : &
VERIFY W/ MFG, FOR INSTALLATION REQ'S
NOTE FLORIDA PROJECTS TO LISE READY ACCESS CB-PPRTING OPTION) /V /V
MOPEL 600 HIRRICANE-4T7 /o'W X 4% )5 'H. REFER 0L, SLL TYPE | SLL TYPE 2
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REFER 1O FOOD SERVICE PLAN 10 VETERMINE TYPES AB & C TVPES D g E
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CENERAL NOTES:

MATERIAL OPTIONS:

(2D sTONE:

I DONOTPRYSTACK CULTURED STONE

A METAL ROOF EDGE AND RUNNER CANOPY FLASHING
o EXCEPTIONAL METALS, COLOR: HARBOR BLLE
o (RUNNER CANOPY ALTERNATIVE COLOR- POWDER COAT RAL 500! GREEN BLLE)

o ENVIRONMENTAL STONEWORKS, STYLE: TUSCAN LEDGE, COLOR: ASPEN NICKEL CREEK
(3 5lL & ACCESSORES:
o COORDINATE PRODUCT WITH MFGL, MATCH COLOR TO ASPEN NICKEL CREEK, FLAT LIGHT STONES T0 BE
ISED AT SCONCE FIXTLRES
4 TOWERS AND DRIVE-THRU BUMP OUT:
EIFS: MEDILM SAND FINISH, COLORS: SHERWIN WILLIAMS SW70%8 TONY TALPE
(5 HORIZONTAL ACCENT BAND:
EIFS: MEDILM SAND FINISH, COLORS: SHERWIN WILLIAMS SW7O19 GALNTLET GRAY
6 MAN FIELD MATERIAL,
EIFS: MEDIM SAND FINISH, COLORS: SHERWIN WILLIAMS SW6 071 POPLLAR GRAY

CONTROL JOINTS PER MFGREQ.

CENTER OR ALION PETWEEN ELEMENTS

9'-0"

0

PLUE LED ACCENT LICHTING———2=
SAGNAGE BY OWNER i -

STANDARD PROTOTYPE AWNINGS

QUANTITIES:
1O - CANVAS AWNINGS @ 6

1Z -T0TAL

7' H 8

AWNING COLOR SPECIFICATIONS:

COWNER SUPPLIED / VENDOR INSTALLED)

0" Wx2'-0" D
2 - CANVAS AWNINGS @ 6'-7 Hx 6'-0'" Wx 2'-O'" D

o  DARARPOO TEND & AWNING, CANVAS COLCR:
SUNBRELLA ROYAL BLLE TWEED 4617 STRAIGHT PROFILE

SCONCE LIGHTING CCORNER & ENTRY) .

o LIHONALIGHTING, OLLWULED PI 4CK 120 DB,
COLOR: DARK BRONZE (2B OLLWD FOR DOWN
LIGHT ONLY OFPTION FOR DARK SKY COMPLIANCE)
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Statistics

Description
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Avg Ma x Min Max/Min
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Colc Zone #1 + 24 fg 80 fc 02 fc 40.0:1 12.0:1
Schedule
Number Lamp Input
Symbol Label Image QTY Manufacturer Catalog Description Lomps Outout LLF Power Polar Plot
S Lithonla Lighting RSX1 LED P1 40K R2 |RSX Area Luminaire Size 1 P1 Lumen 1 7121 0.95 51.3435
Package 4000K CCT Type R2 Distribution
A
.
1 Lithonla Lighting RSX1 LED P1 40K R2 |[RSX Area Luminaire Size 1 P1 Lumen 1 7121 0.95 102.687
Package 4000K CCT Type R2 Distribution
z B Nresturent state_tugetinp Arestourent stats.magedbnp
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Parking Lot Volume Calculation - As-Built Area A (5-18-79)

Formula: Conical Frustum

Formula: V= 183 xhx (A +{AxA)"050+A;)

Area, A;: 5,848.00
Area, Ay: 4.00
Storage Elevation: 851.34
Outlet Elevation: 849.60
Depth of Storage, h: 1.74
Volume Provided: 3,482.87

Square Feet
Square Feet

Feet
Feet

Feet

Cubic Feet

Parking Lot Volume Calculation - As-Built Area B (5-18-79)

Formula: Conical Frustum

Formula: V = 13xhx (A + (A xA; )™ 0.50+A,)

Area, Aq: 17,439.00
Area, As: 4.00
Storage Elevation: 853.79
QOutlet Elevation: 851.24
Depth of Storage, h: 2.55
Volume Provided: 15,051.05

Parking Lot Volume Calculation - As-Built Area C (5-18-79)

Formula: Conical Frustum

Square Feet
Square Feet

Feet
Feet

Feet

Cubic Feet

Formula: V = 1/3xhx (A + (A xA)"0.50+A,)

Area, Aq: 6,314.00
Area, A;: 4.00
Storage Elevation: 853.79
QOutlet Elevation: 851.91
Depth of Storage, h: 1.88
Volume Provided: 4,058.87

Square Feet
Square Feet

Feet
Feet

Feet

Cubic Feet

Parking Lot Volume Calculation - As-Built Area D (5-18-79)

Formula: Conical Frustum

Formula: V= 1/3xhx (A + (A xA)"0.50+A;)

Area, A;: 8,261.00
Area, As: 4.00
Storage Elevation: 853.79
Outlet Elevation: 851.83
Depth of Storage, h: 1.96
Volume Provided: 5,518.56

Square Feet
Square Feet

Feet
Feet

Feet

Cubic Feet

Parking Lot Volume Calculation - As-Built Area E (5-18-79)

Formula: Conical Frustum

V= 1/éxhx(A4+(A4er)"

Formula: 0.50+A;)
Area, A: 4,298.00 Square Feet
Area, Ao 4.00 Square Feet
Storage Elevation: 852.30 Feet

Qutlet Elevation: 851.88 Feet

Depth of Storage, h: 0.42 Feet
Volume Provided: 620.64 Cubic Feet

BENCHMARK
ARROW ON HYDRANT
ELEVATION 854.30
U.S.G.S. DATUM

|BENCHMARK

ARROW ON HYDRANT
ELEVATION 854.75
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THIRTEEN MILE ROAD

Site

FARMINGTON ROAD
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ORCHARD LAKE ROAD

N.T.S.

Location Map

BENCHMARK

ARROW ON HYDRANT
ELEVATION 856.74
U.S.G.S. DATUM

U.S.G.S. DATUM

| BENCHMARK

ARROW ON HYDRANT
ELEVATION 858.23

ORCHARD LAKE ROAD (130"

VOLUME STORED IN EXISTING PIPE - (AS-BUILT)

Parking Lot Volume Calculation - As-Built Area F (5-18-79)

Parking Lot Volume Calculation - As-Built Area G (5-18-79)

Formula: Conical Frustum

Formula: Conical Frustum

V= 1/3xhx(N+(AXA2)A

Formula: 0.50 + A) Formula: V=183xhx (A +(AxA)*050+A)
Area, Aq: 6,652.00 Square Feet Area, Aq: 13,881.00 Square Feet
Area, A;: 4.00 Square Feet Area, A;: 4.00 Square Feet
Storage Elevation: 852.30 Feet Storage Elevation: 851.10 Feet

Outlet Elevation: 8561.44 Feet Qutlet Elevation: 849.84 Feet

Depth of Storage, h: 0.86 Feet Depth of Storage, h: 1.26 Feet

Volume Provided: 1,954.81 Cubic Feet Volume Provided: 5,930.67 Cubic Feet

Parking Lot Volume Calculation - As-Built Area H (5-18-79)
Formula: Conical Frustum

Formula: V = 1/3xhx (A + (A xA)"0.50+A,)

Area, A
Area, A,

Storage Elevation:
Qutlet Elevation:

Depth of Storage, h:

Volume Provided:

852.56 Feet

413.00 Square Feet
4.00 Square Feet

852.96 Feet

0.40 Feet

61.02 Cubic Feet

Parking Lot Volume Calculation - As-Built Area | (5-18-79)

Formula: Conical Frustum

Formula: V= 183xhx{A+{A xA)*050+A;)

Area, Ay: 217.00 Square Feet
Area, Ay 4.00 Square Feet
Storage Elevation: 852.96 Feet

Qutlet Elevation: 852.61 Feet

Depth of Storage, h: 0.35 Feet
Volume Provided: 29.22 Cubic Feet
Total Combined Storage Volume (Pond): 36,707.71 Cubic Feet

Detention Volume Calculation
"""""""""""""""""""""""""""""""""""""""""" Formula: V = 3.14159 x (Pipe F‘ta\dius)2 x Length of Pipe Formula: V = 3.14159 x (Pipe Ra\dius)2 x Length of Pipe
Pipe Diameter 18.00 Inch Pipe Diameter 15.00 Inch
Length, L: 838.00 Linear Feet Length, L: 137.00 Linear Feet
Radius, R: 0.75 Feet Radius, R: 0.63 Feet
bbbbbb Volume Provided: 1,480.87 Cubic Feet Volume Provided: 168.12 Cubic Feet
PUBLICLY DEDICATED : Formula: V = 3.14159 x (Pipe I’{adiuz‘-.)2 x Length of Pipe Formula: V = 3.14159 x (Pipe Radius)2 x Length of Pipe
TWELVE MILE ROAD (120" WD.) |
’ Pipe Diameter 12.00 Inch Pipe Diameter 8.00 Inch
Length, L: 691.00 Linear Feet Length, L: 185.00 Linear Feet
Radius, R: 0.50 Feet Radius, R: 0.33 Feet
Volume Provided: 542.71 Cubic Feet Volume Provided: 64.58 Cubic Feet
Total Volume Provided: 2,256.28 Cubic Feet

Detention Basin Volume Calculation - Farmington Hills

As-Built (05/18/79)

Proposed Use:
Required Detention:

Contributing Acreage:

Volume Required:

Volume Provided (Ponding):
Volume Provided (Pipe):
Total Volume Provided:

Overall Commercial
Inches / Entire Site

2.000

7.230

52,489.80
36,707.71

2,256.28
38,963.99

Acres

Cubic Feet

Cubic Feet (Min)
Cubic Feet (Min)
Cubic Feet (Min)

ENGINEERS

CIVIL ENGINEERS
LAND SURVEYORS
LAND PLANNERS

NOWAK & FRAUS ENGINEERS
46777 WOODWARD AVE.
PONTIAC, MI 48342-5032

TEL. (248) 332-7931
FAX. (248) 332-8257
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PROJECT

Orchard Plaza

12 Mile Road and

Orchard Lake Road
Farmington Hills, MI 48334

CLIENT

Orchard 12. LLC

c/o Gordon Realty, LLC
766 Riverside Drive
Coral Springs, FL. 33071

Contact: Todd Gordon
(954) 346-9494 - Tel.
(888) 465-3394 - Fax

PROJECT LOCATION
Part of the SE 1/4

of Section 10

T.1N., R.9E.

City of Farmington Hills,
Oakland County, Michigan

SHEET

Parking Lot / Existing
Underground Detention
(Existing)

Know what's helow
Call before you dig.

REVISIONS

04—15—14 ISSUED FOR ENGINEERING REVIEW

06—23—14 REVISED PER ENGINEERING REVIEW
07—17—-14 REVISED PER ENGINEERING REVIEW
07—24—14 FINAL APPROVED

DRAWN BY:
R. Johnson

DESIGNED BY:
B. Brickel

APPROVED BY:
B. Brickel

DATE:
May 30, 2013

1" = 40

SCALE:

40 20 0 20 40 60

e —

NFE JOB NO. SHEET NO.

E859-03 C12
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SITE PLAN — 65-10-2025 (PUD 1, 2025)

LOCATION: 29150 Twelve Mile Rd.

PARCEL I.D.: 22-23-00-376-035

PROPOSAL: Construct of multiple-family dwellings units
within RA-1A, One Family Residential
District

ACTION REQUESTED: Site Plan approval

APPLICANT: Schafer Development, LLC

OWNER: Mike Yousif
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PUD 1, 2025/SP 65-10-2025
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Sources: Esri, TomTom, Garmin, FAO, NOAA, USGS, © OpenStreetMap
contributors, and the GIS User Community
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PUD 1, 2025/SP 65-10-2025

Greencastle Rd

Zoning districts
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Sources: Esri, TomTom, Garmin, FAO, NOAA, USGS, © OpenStreetMap

contributors, and the GIS User Community
I:I Tax Parcels
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November 10, 2025

Farmington Hills Planning Commission
31555 W 11 Mile Rd
Farmington Hills, M1 48336

PUD Review

Case: PUD 1, 2025/65-10-2025

Site: 29150 Mile (Parcel ID 22-23-376-035)

Applicant: Schafer Development, LLC

Plan Date: revised 10/15/2025

Zoning: RA-1A One Family Residential District (33,000 square feet)

We have completed a review of the application for PUD and site plan approval referenced above and a
summary of our findings is below. Items in bold require specific action by the Applicant. Items in italics
can be addressed administratively.

Parcels, Roads, Municipalities, and Irnagery Oakland County. Munrclpal:fles Istate'af.wl'] 2iM||e1Rdw

~ Michigan.: Map Exported: October 0872024: ©2024/Giffels Webster.
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Existing Conditions

1. Zoning. The site is currently zoned RA-1A, which has a minimum lot size of 33,000 square feet.

2. Existing site. The site is 4.55 acres and vacant. The site has a small amount of wetland and surface
water in the northeastern corner, and is heavily wooded.

3. Adjacent Properties.

Direction Zoning Land Use
North RA-1A Single family homes
East RA-1A Single family home
South RA-2 Single family home & church
West RA-1A Private school

4. Site configuration and access. The site is proposed to be accessed from a single road to 12 Mile Rd.

Project Summary

The applicant proposes 24 units of two-story attached townhouses in six buildings which include four
unit each. All units have two-car garages. The access street is a t-shaped road stubbed to the west side
property line and toward the east side property line.

PUD Approval
City Council granted approval to this plan at its regular meeting on July 14, 2025:

MOTION by Knol, support by Boleware, that the City Council of Farmington Hills hereby approves the
application for PUD 1, 2025, dated February 28, 2025, (revised May 27, 2025), submitted by Steven
Schafer, subject to the following conditions:
1) Any conditions and requirements of the Planning Commission’s May 15, 2025, motion recommending
approval of the PUD plan and Giffels Webster’s most recent review shall be complied with or addressed
to the satisfaction of the Planning and Community Development Department;
2) Any conditions and requirements stated in the reviews of the City Engineer and City Fire Marshal shall
be complied with or addressed to the satisfaction of the City Engineer and Fire Marshal;
3) 1. That the proponent discuss the possibility of a fence on the eastern property line next to Mr. Levy’s
property, and that a decision be made about the fence that satisfies Mr. Levy as to whether he wants a
fence or not. The decision is up to Mr. Levy.
2. That the pocket park not be on the eastern property line next to Mr. Levy’s property.
3. That an easement be placed next to the stub road extending to the eastern property line for utilities
and road in case Mr. Levy decides to develop his property in the future.
4. That the proponent meet with the Engineering Department to review the traffic report and
accommodate any of the Engineering Department’s recommendation regarding traffic — whether any
sort of decel lane is needed.
5. That the proponent meet with Fire and Engineering regarding the Fire Department’s and
Engineering’s letter advising the need for a cul-de-sac to better understand where they are referencing
the need for a cul-de-sac; and if they want the cul-de-sac to be placed at the end of the stub road on
the eastern side of the property, that at that point, this PUD is negated and has to come back to Council
for further potential revisions.
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Site Plan Review:

1. Summary of Proposed Use. The applicant has submitted a revised site plan to address the

conditions of City Council approval. The plan proposes 28 units in six buildings, four of which include
five units, and two of which include four units. All units have two-car garages. Access to the site is
from 12 Mile Road via a t-shaped road that stubs toward the east and west property lines (a
potential connection west is shown on the plans as well).

Density. The parcel is 198,198 square feet. Density is determined by the number of rooms. To
determine the number of rooms, the following standard (Section 34-3.5.2.F.) is applied:

Two-bedroom unit: 3 rooms
Three-bedroom unit: 4 rooms

The applicant proposes 28 units, likely with 12 three-bedroom units and 16 two-bedroom units
(based on the configuration of the buildings and applicant’s representation that the corner units
would be larger), for a total of 94 rooms, based on the standard above. The following densities are
permitted under conventional zoning:

District Lot Area/sq ft Rooms permitted
RC-1 1,900 104 rooms
RC-2 1,400 141 rooms
RC-3 1,050 188 rooms

The proposed density is consistent with the RC-1 district. Under RA-1A zoning, the maximum
number of units available is 6. The applicant has noted that end units are three bedrooms, while
interior units are two bedrooms with an optional third bedroom. If all units were built with the
three-bedroom option, the number of rooms would be 112, in line with the RC-2 district.

Master Plan. The master plan’s Future Land Use map designates this site as Single Family, low

density, which is consistent with the RA-1A district. It is not part of a Special Planning Area.

4. Dimensional Standards of the RA-1A district (34-3.1.4.E).

Standard RA-1A Requirement Proposed

Lot Size 33,000 sq ft 4,55 acres

Lot width 140 ft 286 ft

Lot coverage 35% 37.2%*

Front setback 50 ft 62.5 ft — 35 ft to new front
(after r-o-w dedication)*

Rear setback 35 ft 220.7 ft

Side setback (east) 15 ft 64.5 ft

Side setback (west) 15 ft 37.5ft

Building height Max. 30 ft Not specified on plan**

*Consistent with approved PUD.
**Applicant noted as compliant at May, 2025, PC meeting.

Parking. The applicant has proposed parking consistent with the requirements for 2-bedroom and 3-
bedroom multi-family units.

| Standard | Required Parking Proposed
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10.

11.

Two BR Unit
Three BR Unit

2 spaces/unit
2.5 spaces/unit

Each proposed townhouse unit includes a
two-car garage and 22’ driveway strip, or
space for four vehicles

Circulation. A public sidewalk is shown along 12 Mile Road, but there are no sidewalks within the
development. This is consistent with the approved PUD.

Open Space. The plan does not specifically identify any area as open space, though there are areas
of significant topography that are marked as outside the limits of development.

Waste Management. Collective waste management is not proposed; curbside waste pickup is
proposed, which should be addressed with a note on the plans.

Lighting. Lighting information was not provided. The applicant’s presentation in May, 2025 indicated
that lighting would be provided by residential light fixtures mounted on each unit; this should be
addressed with a note on the plans.

Rooftop Screening. Rooftop units are not proposed; ground-mounted equipment will need to be

screened.

Elevations and Floor Plans. Elevations and floor plans were not provided; they will be required at

site plan approval.

12. Landscaping (34-5.14) and Screening (34-5.14).

Item Required Proposed/Comments

Landscape plan To be prepared, signed, anf:J sealed
. . by a sealed landscape architect
informational .

. Compliant
requirements The spacing and root type of all
(34-5.14.3) pacing P

proposed trees.
Minimum size and Size C.enter to center
spacing requirements - - d|stan.ce (max)
(34-5.14.F) (Height/width) | groupings | rows
e Evergreen Trees 8 ft. height 20 ft. 12 ft. Compliant
5 ft. height 10 ft. 5 ft.
e Narrow Evergreen eig Compliant
Trees

e Large Shrubs 30 in. height 10 ft. 5 ft. N/A
e Small Shrubs 24 in. width 4 ft. 4 ft. N/A
e Large Deciduous 3 in. caliper 30ft. ) Compliant
e Small deciduous trees | 2 in. caliper 15 ft. - Compliant
° Hedge shrubs 24 in. helght 3 ft. 3 ft. N/A

Canopy Trees (34-5.14.4)

One such tree shall be provided for
each two thousand eight hundred
(2,800) square feet of the paved

N/A This plan does not have a
parking lot, which this standard is

thoroughfare (34-5.14.5)

high

) generally applied to.
surface area on the zoning lot
Parking lot screening A planted hedge of small shrubs, or
from public A masonry wall or berm of 2 feet No parking lot proposed.
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Required along east, west, and
north property lines;
e 665 feet on east property line= | o East: 13 large deciduous
11 large deciduous, 22 small (preserved), 22 small
deciduous, 32 large shrubs, 11 deciduous, 32 large shrubs, 11
evergreens (each property line) evergreens
Buffer area from RA e 636 feet on west property line= | o West: 13 large deciduous
District (34-5.14.6)" 12 large deciduous, 21 small (preserved), 23 small
deciduous, 34 large shrubs, 12 deciduous, 36 large shrubs, 12
evergreens (each property line) evergreen
e 286 feet on north property line - | ® North: 10 large deciduous
=6 large deciduous, 11 small (preserved), 11 small
deciduous, 17 large shrubs, 6 deciduous, 17 large shrubs, 6
evergreen evergreens
1. The overall provided screening is generally dense, and appears to be compliant with ordinance

standards.

2. The applicant notes that the ten-foot maintenance path for the stormwater basin will also be
used as an access path to a seating area overlooking Pebble Creek.

13. Tree Removal (34-5.18). A tree survey was provided. Sheet L1 notes 159 regulated trees removed
(requiring 159 replacements), and 19 landmark trees with a total dbh of 432.6 inches removed
(requiring 36 replacements). The applicant proposes to plant 114 replacement trees and pay into
the tree fund for the remaining 81. When comparing the number of required buffer trees to the
total number of trees proposed on the site, it appears that 118 trees can be counted as
replacements, which would equate to 77 trees paid into the fund.

14. Fence. A fence has been added along the eastern property line, per discussions with the neighbor
that were required by Council.

15. Seating area. The seating area has been moved away from the neighboring property and
repositioned along the public sidewalk.

16. Approved Relief from Ordinance Standards
a. Permit attached single-family at max density of 112 rooms.
b. 37.5% lot coverage in lieu of required 35% (was 37.2% on final plan; i.e. more compliant).

c. Allow 35-ft front setback from new front property line.

We are available to answer questions.

Respectfully,

NED Zae

Joe Tangari, AICP
Principal Planner
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“Zoning:(City qz Hills, Farmington. Parcels: C
Exported: October;08,12024102024(Giffels Webster: )

Current zoning
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Single-Family. : .
Residential | Subject:Site

Michigan. Map Exported.: October 08, 2024. ©2024 Gig’el} Webster.

Master Plan designations for this area. See discussion above.
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Hydric Soils

- 1% Annual Chance Flood Hazard

B l 0.2% Annual Chance Flood
I Hazard

Regulatory Floodway

- Surface Water

e, Water,and Wetlands: NWI\Version 2. Spec:af Flood Hazard Area FEMA. Hydric Soils: NWI Rar
'4es and !magery Oakfand Ccunfy’h/ﬂap Expaned October,08Y ¥5024702024 Grffe!s Websrer

Wetland map
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FARMINGTON

TAA H II I S DEPARTMENT OF PUBLIC SERVICES
: JACOB RUSHLOW, P.E., DIRECTOR
v . .

ApwWh )

INTEROFFICE CORRESPONDENCE

DATE: November 11, 2025

TO:

Diane Mulville- Friel, City Planner

FROM: ShonQuase Dawkins, Civil Engineering /%

SUBJECT: Revised PUD #1-2025 AKA Townes of Woodcreek

29150 Twelve Mile Road
22-23-12-376-035
PJ #12-25-72

This office has performed a preliminary review of the above referenced REVISED PUD plan Our
comments remain consultant with previous memos dated March 26, 2025 and June 10 2025, as
follows:

1.

The 8” sanitary sewer stub must be provided to the east property line to accommodate
basement service for the upstream service area. This stub needs to be identified.

. The 8” watermain stub must be provided to the east property line. This stub needs to be

identified.

The Traffic Impact Statement has been recently received and under review.

. The northeast corner of this site is within the EGLE regulated 100 year floodplain. Depending

on the final design a permit from them may be required.

The existing right or way in the area for 12 Mile Road is an implied 33’ right of way. We
suggest that the proponent dedicated the ultimate 60" right of way to the city to comply with
the master right of way plans.

Detention, restriction and storm water were previously addressed. The details on sheet C08
will be reviewed during construction review. Attached are comments from our Environmental
engineer, Tyler Sonoga. Any question regarding these can be referred to him at 248-871-
2538,

The fencing requirement to accommodate the wall and the pond as well as the overall grading
at the east end of the site will need to meet City standards and can be addressed during

31555 West Eleven Mile Road e Farmington Hills Ml 48336
Administration e 248.871.2530 Phone Engineering e 248.871.2560 Phone 248.871.2561 Fax

) Pa%e 49 of 80
Public Works e 27245 Halsted Road e Farmington Hills M| 48331 e 248.871.2850 Phone ¢ 248.871.2851 Fax



construction review when more detailed plans are provided. Additionally, the outlet discharge
system must be extended to the creek with a non-erodible design. This may necessitate an
EGLE permit. Also, the 8 wide access path for maintenance must be clearly labelled as right
now it appears to look like an overflow channel.
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INTEROFFICE CORRESPONDENCE

DATE: October 30, 2025
TO: Planning Commission
FROM: Jason Baloga, Fire Marshal

SUBJECT:  Site Plan 65-10-2025 / PUD 1-2025/3-2024 (29150 Twelve Mile)

The Fire Department has no objection to approval of this Site plan contingent upon compliance
with the following requirements:

1. The gate shall comply with the International Fire Code and Engineering requirements;
the Fire Department and City shall not be responsible for any damage to the gate.

a. Gate shall be secured with a Knox Lock. Contact the Fire Department when you
receive your lock and it is ready to be placed.
b. Gate shall remain unobstructed; snow removal shall be strictly enforced.
2. In the occupancies which have a fire suppression system with a Fire Department
Connection, the maximum distance between the connection and the closest hydrant

shall not exceed 150 feet.

3. The riser room shall be located in a common area or dedicated space. Riser room shall

not be located in a private residence.

Jason Baloga, Fire Marshal

31455 West Eleven Mile Road ¢ Farmington Hills M1 48336
Administration ¢ 248.871.2800 Phone 248.871.2801 Fax Fire Prevention ¢ 248.871.2820 Phone



Owner / Developer

Schafer Development
31400 Northwestern Highway, Suite H
Farmington Hills, Ml 48334

Contact:

Steve Schafer

Tel. (248) 613-6262

Email: steve@schafer-dev.com

Landscape Architect

Nowak & Fraus Engineers
46777 Woodward Ave.
Pontiac, M| 48342-5032

Contact: George Ostrowski, PLA, LEED AP

Tel: (248) 332-7931

Civil Engineer

Nowak & Fraus Engineers
46777 Woodward Ave.
Pontiac, M| 48342-5032

Contact: Patrick Williams, P.E.

Tel: (248) 332-7931

City of Farmington Hills,

Oakland County, Michigan
SITE PLAN DOCUMENTS

Prepared For
Schafer Development

13 Mile Rd

/l/oﬁ%
LI/G
Ny /@ﬁ

LEGAL DESCRIPTION

Land situated in the City of Farmington Hills, County of Oakland, State of
Michigan, described as follows:

Part of Lot 4, Supervisor's Plat No. 9, according to the plat thereof recorded in
Liber 54 of Plats, page 32, Oakland County Records, described as follows:
Beginning at a point distant North 89 degrees 13 minutes 20 seconds East 1403.01
feet and North 00 degrees 12 minutes 22 seconds East 33.00 feet from the
Southwest corner of Section 12, Town 1 North, Range 9 East, City of Farmington
Hills, Oakland County, Michigan; thence North 00 degrees 12 minutes 22 seconds
East 692.95 feet; thence North 89 degrees 13 minutes 20 seconds East 285.95
feet; thence South 00 degrees 12 minutes 22 seconds West 692.95 feet; thence
South 89 degrees 13 minutes 20 seconds West 285.95 feet to the Point of
Beginning.

ADDRESS: 29150 Twelve Mile Road
PIN: 23-12-376-035

Site

l W 12 Mile Rd I
= -1

Inkster Road

LOCATION MAP

N.T.S.

Project Name

29150 W 12 Mile Roa
Farmington Hills, M| 48334

Know what's helow
Call vefore you dig.

SHEET INDEX

SP-0 Cover Sheet

1of3 Boundary/ Topographic / Tree Survey

20of 3  Boundary / Topographic / Tree Survey

30f3 Boundary/ Topographic / Tree Survey

SP-1 Demolition Plan

SP-2 General Site Plan

SP-3 Paving & Grading Plan

SP-4 Utility Plan

L1 Tree Preservation Plan

L2 Landscape Plan

L3 Landscape Notes & Details
REVISIONS:
02-28-25 SUBMIT FOR SITE PLAN REVIEW
04-08-25 ADDED EMERGENCY VEHICLE ACCESS DRIVE
04-16 25 ADDED OPEN SPACE CALC, REVISE TREE LIST
05-27-25 REVISED LANDSCAPE PLAN TO ADD ACCESS DRIVE
06-30-25 REVISED PER CITY REVIEW
10-14-25 REVISED PER CITY REVIEW
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PONTIAC, MI 48342-5032
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Tag# Status Landmark Exempt Off-site  Dia. (in) Other Dia. Botanical Name
558 remove no no no 13 12.4,11.8 Quercus velutina
559 remove no no no 9 9 Quercus alba
560 remove no no no 14.9 6.3 Quercus alba
561 remove no no no 7.1 Ulmus americana
562 remove no no no 8.6 4 Acer rubrum
563 remove no no no 12.4 Quercus alba
564 remove no yes no 9.9 58 Acer negundo
565 remove no no no 7.6 Ulmus pumila
566 remove no no no 8.3 Ulmus americana
567 remove no no no 6 Ulmus americana
568 remove no yes no 10.1 9.4 Acer negundo
569 remove no no no 8.5 7.9,7.2,7, 6 Acer negundo
570 remove no no no 7.4 4.8 Acer negundo
571 remove no no no 12.5 Celtis occidentalis
572 remove no no no 14.2 Acer saccharum
573 remove no yes no 7 Acer negundo
574 remove no no no 7.2 Ulmus pumila
575 remove no yes no 9.4 8.9 Malus sp.
576 remove yes no no 253 Robinia pseudoacacia
577 remove no no no 10.9 Robinia pseudoacacia
578 remove no no no 11.9 Acer negundo
579 remove no no no 6.7 Acer negundo
580 remove no no no 14.1 Robinia pseudoacacia
581 save no no 15.9 Robinia pseudoacacia
582 remove no no no 23.5 Robinia pseudoacacia
583 remove no no no 6.1 Acer saccharum
584 save no no 7 Robinia pseudoacacia
585 remove no no no 15.9 Robinia pseudoacacia
586 save no no 6.7 Robinia pseudoacacia
587 save no yes 20.8 Robinia pseudoacacia
588 save yes yes 29.8 Pinus strobus
589 remove no no no 9.8 Robinia pseudoacacia
590 remove yes yes no 12.9 6.7 Malus sp.
5921 remove no no no 14 Ulmus americana
592 remove no yes no 9.9 Acer negundo
593 remove no no no 10 Celtis occidentalis
594 remove no no no 13.3 Prunus serofina
595 remove no yes no 12 Acer negundo
596 remove no no no 12.5 Ulmus americana
597 remove no no no 12.6 Morus alba
598 remove no no no 23 Morus alba
599 remove no no no 10.5 Acer saccharum
600 remove no no no 15.9 Robinia pseudoacacia
601 remove no yes no 6.5 Acer negundo
602 remove no yes no 7 Acer negundo
603 remove no yes no 8.2 Acer negundo
604 remove no yes no 11.4 11 Malus sp.
605 remove no no no 10 Acer negundo
606 remove no yes no 7.3 Acer negundo
607 remove no no no 13.8 Quercus velutina
608 remove no no no 10.8 Prunus serofina
609 remove no no no 13.2 Prunus serotina
610 remove no no no 8.7 Acer negundo
611 remove no no no 8 Quercus v elutina
612  remove yes no no 16.2 Quercus velutina
613 remove no no no 12.1 Prunus serotina
614 remove no no no 6 Prunus serotina
615 remove no no no 6 4,3 Acer negundo
616 save no no 8.2 Quercus velutina
617 remove no no no 9.2 Quercus palustris
618 remove no no no 11.2 Ulmus americana
619 remove yes no no 22.5 Picea pungens
620 remove no no no 19 Ulmus americana
621 remove no no no 12.2 Quercus rubra
622 remove no no no 9.3 Prunus serotina
623 remove yes no no 22.6 Picea pungens
624 remove no no no 7.4 Pinus sylv estris
625 remove no no no 6.8 Quercus v elutina
626 remove no no no 10.4 Quercus v elutina
627 remove no no no 17.1 Picea pungens
628 remove yes no no 18.3 Picea pungens
629 remove yes no no 20.4 Picea pungens
630  remove yes no no 25.4 Picea pungens
631 remove no no no 20.6 Ulmus americana
632 save no no 14.2 Prunus serofina
633 remove no yes no 13.2 Acer negundo
634 remove no yes no 15.8 Acer negundo
635 save yes yes 19.5 Acer negundo
636 save no no 10.3 8.1 Malus sp.
637 remove no no no 7.2 Malus sp.
638 save no no 11.8 10.1 Acer negundo
639 save yes yes 24.5 Pinus strobus
640 save no no 8.8 Ulmus americana
641 remove yes yes no 14 13 Malus sp.
642 remove yes no no 26.6 Picea abies
643 remove no no no 17 Picea abies
644  remove yes no no 18.9 Picea abies
645 remove no no no 7.5 Morus alba
646 remove no no no 6.5 Rhamnus cathartica
647 save no yes 6.2 Picea abies
648 save no yes 7.5 7 Acer negundo
649 save no yes 16.6 12.4 Acer negundo
650 save yes yes 24.2 Ulmus pumila

Common Name Condition
black oak fair
w hite oak fair
w hite oak good
American elm fair
red maple good
w hite oak good
boxelder poor
Siberian elm fair
American elIm fair
American elm fair
boxelder poor
boxelder fair
boxelder fair
northern hackberry good
sugar maple fair
boxelder poor
Siberian elm fair
crabapple sp. poor
black locust good
black locust good
boxelder fair
boxelder fair
black locust good
black locust good
black locust good
sugar maple fair
black locust fair
black locust good
black locust good
black locust good
w hite pine good
black locust good
crabapple sp. poor
American elm fair
boxelder poor
northern hackberry fair
black cherry fair
boxelder poor
American elm fair
w hite mulberry fair
w hite mulberry fair
sugar maple fair
black locust good
boxelder poor
boxelder poor
boxelder poor
crabapple sp. poor
boxelder fair
boxelder poor
black oak fair
black cherry fair
black cherry fair
boxelder fair
black oak fair
black oak good
black cherry fair
black cherry fair
boxelder fair
black oak good
pin oak good
American elm fair
Colorado spruce good
American elIm good
red oak fair
black cherry fair
Colorado spruce good
Scots pine fair
black oak good
black oak good
Colorado spruce good
Colorado spruce good
Colorado spruce good
Colorado spruce good
American elm good
black cherry good
boxelder poor
boxelder poor
boxelder good
crabapple sp. poor
crabapple sp. fair
boxelder fair
w hite pine good
American elm fair
crabapple sp. poor
Norway spruce good
Norway spruce good
Norway spruce good
w hite mulberry fair
common buckthorn good
Norway spruce good

boxelder
boxelder
Siberian elm

fair
fair
fair

Job Number:
Job Location:

Date:

Performed By:

Tree Inventory List

0399

29150 W 12 Mile Road
12/5/2024

A. Simon

Condition Description Notes:

"Good" - ho observed structural defects*
"Fair" - minor structural defects, marginal form, some insect activity noted*
"Poor" - major structural defects, poor form, insect infested*

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

Comment 1
co-dominant frunks
co-dominant frunks

heavy vine

heavy vine

5.8" trunk broke off
heavy vine

twisted or bent trunk
twisted or bent tfrunk
broken or dead limbs
co-dominant frunks
co-dominant frunks
heavy vine

pruned for OH lines
main trunk dead
pruned for OH lines
co-dominant trunks
2037

30 degree lean
twisted or bent trunk

2867

2868

topped for OH lines
asymmetric crown

2876

several dead trunks
twisted or bent frunk
main frunk dead
twisted or bent frunk
heavy vine

main frunk dead
heavy vine

heavy vine

several broken or dead limbs

asymmetric crown

40 degree bend
main frunk dead
twisted or bent trunk
11" tfrunk dead
cavity in base of trunk
prostrate frunk
asymmetric crown
asymmeftric crown
asymmetric crown
asymmetric crown
asymmetric crown

heavy vine
heavy vine
twisted or bent frunk

asymmetric crown
2007

asymmetric crown
heavy vine

2009

asymmetric crown

2016
2017
2018
2001
heavy vine

main trunk dead
main trunk broke off

10.3" frunk dead

several broken or dead limbs

co-dominant trunks
2882
asymmetric crown
co-dominant frunks
2021
2022
2023
asymmetric crown

needle drop
co-dominant frunks
co-dominant frunks
elmleaf beetle

Comment 2 Tag# Status Landmark Exempt
651 save no
652 save no
653 save no
654 save no
655 save no
656 remove no no
heavy vine 657  remove no no
658 remove no no
heavy vine 659 remove no no
heavy vine 660 remove no no
heavy vine 661 remove no no
pruned for OH lines 662 remove no no
heavy vine 663 remove no no
664 remove no no
665 remove no no
666 remove no no
667 remove no no
split at union due to vine 668 remove no no
669 remove no no
670 remove no no
671 remove no no
672 remove no no
673 remove no no
674  remove yes no
675 remove no no
676 remove no no
677 remove no no
678 remove no no
679 remove no no
680 remove no no
681 remove no no
682 remove no no
683 remove no no
heavy vine 684 remove no no
heavy vine 685 remove no no
heavy vine 686 remove no no
687 remove no no
688 remove no no
689 remove no no
690 save no
heavy vine 691 remove no no
heavy vine 692 remove no no
693 save no
heavy vine 694 save no
695 save no
40 degree lean 696 save no
heavy vine 697 save no
heavy vine 698 save no
699 save no
heavy vine 700 save no
heavy vine 701 save no
heavy vine 702  remove no no
heavy vine 703  remove no no
704 remove no no
705 remove no yes
706  remove no yes
707 save no
heavy vine 708 remove no no
709 remove no no
710 remove no no
711 remove no no
712 remove no no
713 remove no no
714 remove no no
715 remove no no
716 save yes
lean 717 save no
718 save no
719 save yes
720 save no
721 save no
722 save no
723 save no
724 save no
725 save yes
90 degree bend 726  remove yes no
727 remove no no
728 remove no no
729 remove no no
730 remove no no
731 save yes
732 save no
70 degree bend 733 save no
rotted out 734 save no
735 save yes
736 save no
737 save no
738 save yes
739 save no
' 740 save no
c:symmefr!c crowns 741 save yes
asymmetric crowns 742 save no
2890 743 save no

Off-site
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no
no

Dia. (in) Other Dia.

10.3
11.5
14
7.1
14
14.6
6.4
10.2
7.6
7.9
16
6.2
6.5
10.4
14.5
17.1
17.7
9.4
6.5
12
10.4
7.2
8.8
22.2
6.8
13.4
17.8
6.7
12.4
153

11.6
17
10.1
13.1
14.7
7.1

8.7
10.3
16.3
17.3
12.9
13.6
8.3
9.5
19.3
8.2
7.6
16.9
7.3
6.6
9.4
9.8
7.4
9.3
15.7
14.5
14.1

13.2
16.5
8.3
6.8

26
9.8
10.7
39
8.5
14.8
6.2
11.1
13.8
20
21.1
15
7.2
6.6
7.2
19.2
7.3
7.1
10.8
16.9
7.5
6.2
22.5
12.3
6.7
19.5
7.4
11.1

5.5

Botanical Name

Prunus serofina
Acer negundo
Morus alba

Prunus serotina
Morus dlba

Thuja occidentalis
Fraxinus americana
Malus sp.

Prunus serotina
Prunus serofina
Thuja occidentalis
Acer negundo
Acer negundo
Prunus serofina
Thuja occidentalis
Thuja occidentalis
Acer negundo
Ulmus americana
Acer negundo
Acer negundo
Fraxinus americana
Fraxinus americana
Fraxinus americana
Picea abies

Ostrya virginiana
Thuja occidentalis
Acer negundo
Acer negundo
Acer negundo
Acer negundo
Acer negundo
Acer negundo
Fraxinus americana
Carya glabra
Quercus rubra
Ulmus americana
Tilia americana
Ulmus pumila

Tilia americana
Ulmus americana
Ulmus pumila

Tilia americana

Tilia americana

Tilia americana

Tilia americana
Prunus serotina
Fraxinus americana
Ostrya virginiana
Ostrya virginiana
Fraxinus americana
Carya glabra
Prunus serofina
Carya glabra
Carya glabra
Carya glabra

Acer negundo
Morus alba

Prunus serotina

Tilia americana
Fraxinus americana
Prunus serotina
Prunus serotina
Prunus serotina
Prunus serofina
Prunus serofina
Fraxinus americana
Carya cordiformis
Carya cordiformis
Quercus rubra
Ulmus americana
Fraxinus americana
Acer rubrum
Quercus rubra
Ulmus americana
Quercus rubra
Quercus rubra
Quercus rubra

Tilia americana
Prunus serotina
Quercus rubra
Quercus rubra

Tilia americana
Quercus rubra

Tilia americana
Quercus rubra
Quercus rubra
Prunus serotina
Quercus rubra

Tilia americana
Quercus rubra
Quercus rubra
Carya glabra
Fraxinus americana

Common Name
black cherry
boxelder
w hite mulberry
black cherry
white mulberry
northern white cedar
w hite ash
crabapple sp.
black cherry
black cherry
northern white cedar
boxelder
boxelder
black cherry
northern white cedar
northern white cedar
boxelder
American elm
boxelder
boxelder
white ash
white ash
white ash
Norw ay spruce
hop-hornbeam
northern white cedar
boxelder
boxelder
boxelder
boxelder
boxelder
boxelder
white ash
pignhut hickory
red oak
American eim
basswood
Siberian elm
basswood
American eim
Siberian elm
basswood
basswood
basswood
basswood
black cherry
white ash
hop-hornbeam
hop-hornbeam
white ash
pignhut hickory
black cherry
pignut hickory
pignhut hickory
pignhut hickory
boxelder
w hite mulberry
black cherry
basswood
white ash
black cherry
black cherry
black cherry
black cherry
black cherry
w hite ash
bitternut hickory
bitternut hickory
red oak
American eim
white ash
red maple
red oak
American eim
red oak
red oak
red oak
basswood
black cherry
red oak
red oak
basswood
red oak
basswood
red oak
red oak
black cherry
red oak
basswood
red oak
red oak
pignhut hickory
white ash

Condition

fair
poor
fair
fair
good
good
fair
fair
fair
good
good
fair
fair
fair
good
good
fair
fair
fair
good
good
fair
good
good
good
good
good
fair
fair
fair
fair
fair
good
good
good
fair
good
fair
good
good
fair
fair
good
poor
fair
fair
good
fair
fair
good
good
fair
good
fair
poor
poor
poor
fair
fair
fair
fair
good
fair
fair
fair
good
good
good
good
fair
fair
good
good
good
good
good
fair
fair
fair
good
good
good
fair
fair
good
fair
fair
fair
good
good
good
good
good

Comment 1
twisted or bent trunk
crown broke off
twisted or bent trunk
twisted or bent frunk
heavy vine

twisted or bent frunk

several broken or dead limbs

twisted or bent trunk
heavy vine

co-dominant frunks
twisted or bent trunk
twisted or bent frunk

40 degree lean
twisted or bent frunk
twisted or bent frunk

30 percent bark loss

heavy vine

20 degree lean
twisted or bent trunk
45 degree lean
45 degree lean
50 degree lean
50 degree lean

heavy vine

twisted or bent frunk

twisted or bent trunk

asymmetric crown
twisted or bent frunk
2155

crown broke off
twisted or bent trunk
twisted or bent frunk

asymmetric crown
asymmetric crown

heavy vine
heavy vine

twisted or bent frunk
crown broken off

90 degree bend
broken or dead limbs
heavy vine

heavy vine

twisted or bent trunk
asymmetric crown

twisted or bent frunk
twisted or bent trunk
twisted or bent trunk
galls on twigs

45 degree lean
asymmetric crown

asymmetric crown
twisted or bent frunk
twisted or bent tfrunk

Comment 2

60 degree bend

heavy vine

heavy vine

heavy vine
heavy vine

45 degree lean
45 degree lean
heavy vine

2085

heavy vine
heavy vine

lean

2151
heavy vine
heavy vine

heavy vine
heavy vine
heavy vine
heavy vine

heavy vine

lean

heavy vine

heavy vine
bent frunk

30 degree bend

unstable roots on eroding bank
unstable roots on eroding bank

on eroding bank

unstable roots on eroding bank

twisted or bent trunk
root flare damaged

on eroding bank

on eroding bank

on eroding bank
on eroding bank
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Farmington, MI 48334
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Orchard Lake MI , 48324
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of Section 12
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City of Farmington,
Oakland County, Michigan
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Know what's helow
Call vefore you dig.
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04-16-25 ADD OPEN SPACE CALC, REV TREE LIST
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06-30-25 REV PER CITY REVIEW

10-14-25 REV PER CITY REVIEW
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Tag #

744
745
746
747
748
749
750
751
752
753
754
755
756
757
758
759
760
761
762
763
764
765
766
767
768
769
770
771
772
773
774
775
776
777
778
779
780
781
782
783
784
785
786
787
788
789
790
791
792
793
794
795
796
797
798
799
800
801
802
803
804
805
806
807
808
809
810
811
812
813
814
815
816
817
818
819
820
821
822
823
824
825
826
827
828
829
830
831
832
833
834
835
836
837

Status
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Job Number:
Job Location:

Date:

Performed By:

0399

29150 W 12 Mile Road
12/5/2024
A. Simon

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*

Tree Inventory List

*Structural defects may include decayed wood, cracks, root problems, weak branch unions
cankers, poor free architecture, dead/failed branches due to various causes.
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Dia. (in) Other Dia.

14
12
8.5
7
7.2
16.3
6.6
6.2
12
10.2
9
12.5
14.5
11.2
22.3
20
14
9.3
12.3
7.4
8.5
6.6
16.2
17.5
11.9
15
8.7
17
7.4
8.5
14.1
11.7
9.7
8.7

7.8
13.1

8.3
24.1

7.8
9.4
7.1
7.3
23
28.6
6.7
11.3
6.4
7.7
13.1
21
11.3
7.1
11.5
27.7
24.5

8.5
6.6
8.8
10.3
9.7
9.2
20.7
6.7
15.5
19.5
22.6
7.5
8.2
16.9

6.5
8.8
6.7
22
32.8
7.5
17.3
7.3
30.7
19.2
23.5
8.2
15
8.5
15.4

13.8
18.3
11.8
15

14,13
8.5

20.7

7,6, 4

10
19.2, 11

15.4, 8

7,655
10

8.1

Botanical Name

Tilia americana
Tilia americana
Carya glabra
Fraxinus americana
Tilia americana
Carya ovata
Fagus grandifolia
Carya glabra

Tilia americana
Quercus rubra
Tilia americana
Tilia americana
Tilia americana
Acer rubrum

Tilia americana
Acer negundo
Tilia americana
Tilia americana
Tilia americana
Tilia americana
Tilia americana
Tilia americana
Tilia americana
Prunus serotina
Tilia americana
Tilia americana
Prunus serotina
Tilia americana
Tilia americana
Prunus serotina
Tilia americana
Celtis occidentalis
Fraxinus americana
Tilia americana
Tilia americana
Tilia americana
Tilia americana
Tilia americana
Prunus serotina
Ulmus americana
Ulmus americana
Acer negundo
Ulmus americana
Prunus serotina
Acer negundo
Tilia americana
Carya glabra
Carya glabra
Prunus serotina
Morus alba
Ulmus americana
Ulmus americana
Quercus rubra
Quercus rubra
Prunus serotina
Prunus serotina
Picea abies
Picea pungens
Prunus serotina
Quercus rubra
Quercus rubra
Ulmus americana
Prunus serotina
Tilia americana
Quercus rubra
Picea abies
Prunus serotina
Thuja occidentalis
Acer saccharinum
Picea pungens
Prunus serotina
Acer negundo
Acer negundo
Prunus cerasus
Prunus serotina
Prunus serotina
Prunus serotina
Acer negundo
Picea abies

Tilia americana
Morus alba

Taxus cuspidata
Acer saccharinum
Picea pungens
Picea pungens
Acer negundo
Populus deltoides
Populus deltoides
Populus deltoides
Acer negundo
Populus deltoides
Fraxinus americana
Acer saccharum

Common Name
basswood
basswood
pignut hickory
white ash

basswood
shagbark hickory
American beech
pignut hickory
basswood

red oak
basswood
basswood
basswood

red maple
basswood
boxelder
basswood
basswood
basswood
basswood
basswood
basswood
basswood

black cherry
basswood
basswood

black cherry
basswood
basswood

black cherry
basswood
northern hackberry
white ash
basswood
basswood
basswood
basswood
basswood

black cherry
American elm
American elm
boxelder
American elm
black cherry
boxelder
basswood
pignut hickory
pignut hickory
black cherry

w hite mulberry
American elm
American elm
red oak

red oak

black cherry
black cherry
Norway spruce
Colorado spruce
black cherry

red oak

red oak
American elm
black cherry
basswood

red oak

Norway spruce
black cherry
northern white cedar
silver maple
Colorado spruce
black cherry
boxelder
boxelder

sour cherry
black cherry
black cherry
black cherry
boxelder
Norway spruce
basswood

w hite mulberry
Japanese yew
silver maple
Colorado spruce
Colorado spruce
boxelder
eastern coftonwood
eastern cottonwood
eastern cotfonwood
boxelder
eastern cotfonwood
white ash

sugar maple

Robinia pseudoacacia black locust

Condition

fair
poor
good
good
good
good
good
good
good
good
good
good
good
good
fair
poor
good
good
good
good
good
fair
fair
fair
fair
good
fair
good
good
fair
fair
poor
good
fair
fair
fair
fair
fair
good
good
good
fair
fair
fair
fair
fair
good
fair
fair
fair
good
fair
good
fair
fair
fair
good
good
fair
fair
good
fair
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fair
good
good
good
poor
fair
good
fair
fair
fair
fair
fair
good
fair
poor
fair
fair
fair
good
good
good
good
poor
fair
fair
fair
poor
fair
fair
fair
good

Comment 1
co-dominant trunks
12" tfrunk broke off

on eroding gully

on eroding gully

20 degree lean

2141

asymmetric crown

Comment 2

lean

several broken or dead limbs lean

frunk cavity

frunk cavities
co-dominant frunks
asymmetric crown
2092

asymmetric crown

twisted or bent frunk
twisted or bent frunk
bent by windfall

co-dominant frunks

twisted or bent trunk
twisted or bent trunk
twisted or bent trunk
twisted or bent trunk

40 degree lean
twisted or bent frunk
twisted or bent frunk

heavy vine

asymmetric crowns

heavy vine

sev eral broken or dead limbs 30 degree bend

several broken or dead limbs

asymmetric crown
asymmetric crown
30 degree lean

twisted or bent frunk

co-dominant frunks
30 degree lean
twisted or bent trunk
2071

2073

twisted or bent trunk
asymmetric crown

twisted or bent tfrunk

twisted or bent trunk
heavy vine
heavy vine

multiple dead trunks
co-dominant trunks

twisted or bent trunk
twisted or bent trunk
twisted or bent trunk
asymmetric crown

twisted or bent trunk

twisted or bent trunk
22" trunk dead
heavy vine
asymmetric crown
asymmetric crown

heavy vine
heavy vine
heavy vine
co-dominant frunks
heavy vine
heavy vine
heavy vine
9" trunk dead
heavy vine
heavy vine
heavy vine
2873

weeping fromunion

heavy vine

twisted or bent trunks
heavy vine

30 degree lean

2066

heavy vine

60 degree lean
45 degree lean

2011

large crackin 8"

heavy vine
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Mike Yousif
4780 Dow Ridge Road
Orchard Lake MI , 48324

PROJECT LOCATION

Part of the SW. 1}
of Section 12
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City of Farmington,
Oakland County, Michigan

SHEET

Boundary / Topographic /
Tree Survey
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V-
Know what's helow
Call vefore you dig.
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02-28-25 SUBMIT FOR SITE PLAN REVIEW
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04-16-25 ADD OPEN SPACE CALC, REV TREE LIST
05-27-25 REV LSC PLAN TO ADD ACCESS DRIVE
06-30-25 REV PER CITY REVIEW

10-14-25 REV PER CITY REVIEW
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END FENCE AT CREEK

S00712'22"W 692.95°(R)

S00'14'57"W/ 692.95" /(M)
e

OPEN SPACE CALCULATION

BUILDINGS, DRIVEWAYS AND CONCRETE WALKWAYS = 52,710 SFT
ROADWAY (UP TO 60’ R.O.W. LINE) = 18,119 SFT

TOTAL = 70,829 SFT

SITE AREA (UP TO 60’ R.O.W. LINE) = 190,397 SFT = 4.3709 ACRES

OPEN SPACE % = (190,397-70,829)/190,397 = 62.8%

NOTES

WASTE MANAGEMENT WILL BE HANDLED VIA CURB SIDE COLLECTION.

DAWN/DUSK PHOTOCELL LIGHTING FIXTURES WILL BE WALL MOUNTED
ADJACENT TO GARAGE DOORS.

INSTALL 4’ HIGH BLACK
VINYL COATED CHAIN
LINK FENCE ALONG
PROPERTY LINE.

SEE FENCE DETAIL ON
SHEET L3.

BEGIN FENCE AT ROW LINE

END FENCE ATCREEK

220.7'

789

INSTALL 4’ HIGH BLACK
VINYL COATED CHAIN
LINK FENCE ALONG

PROPERTY LINE.

SEE FENCE DETAIL ON

SHEET L3.
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REQUIRED DETENTION VOLUME CALCULATIONS / - - T — = ’ 1 S
. 20" SANITARY D /.
100 Year Post-Development Detention Volume SEWER EASEMENT
. (L28915, P.475)
Name of Project: Name 10° WIDE APPROX. .
Location of Project: Location DTE OVERHEAD AND ‘ Know what's bEIow .
. : UNDERGOUND EASEMENT ) Call before you dig.
NFE Project No.: 0399 (L.23481, P.817) g 3
Contributing Acreage "A": 4.37 ac ~ 9_:,
Weighted Runoff Coefficient "C": 0.57 PROVIDED DETENTION VOLUME CALCULATIONS s -;(5 DATE ISSUED/REVISED
Time of Concentration "Tc": 20.00 min Volume of Frustum: AB = H (A+B 4V AB )/ 3 :3 o 02-28-25 SUBMIT FOR SITE PLAN REVIEW
1. Calculate Required Water Quality Volume (Vwq) (1" Rainfall Event) SEDIMENT FOREBAY W 2 04-08-25 ADD EMERGENCY VEHICLE ACCESS
- ‘ =~ 04-16-25 ADD OPEN SPACE CALC, REV TREE LIST
Viwg = 3630(C)(A) 9,042 dft Contour Elevation Surface Area (sft) Incremental Volume (cft) Cumulative Volume (cft) {B w
2. Calculate Required Forebay Volume (Vf) (0.15" Rainfall Event) 771 2495 _ 0 12" WIDE EASEMENT - LI ) 05-27-25 REV LSC PLAN TO ADD ACCESS DRIVE
’ WATER MAIN o
Vf =545(C)(A) 1,358 cft 272 3846 3146 3146 (L.28915, P.472) 06-30-25 REV PER CITY REVIEW
3. Calculate Required Channel Protection Volume (Vcp-r) (1.3" Rainfall Event) 773 5 406 4604 7750 10-14-25 REV PER CITY REVIEW
Vep-r = 4719(C)(A) 11,755 oft 774 7,182 6,273 14,023 LEGEND
4. Calculate Required Extended Detention Volume (Ved) (1.9" Rainfall Event) ' ' ' MANHOLE
Ved =6897(C)(A 17,180 775 9,143 8144 22,167 S EXISTING SANITARY SEWER
ed= (C)A) ! oft Volume of Proposed Sediment Forebay: 22,167 ;
5. Calculate Extended Detention Outlet Rate (Qed) (48 hour discharge) DETENTION BASIN HYDRANT GATE VALVE SAN. CLEAN OUT
- : - =z ® .
Qed = Ved / [(48 hr)(60 r.mn)(60 sec)'] = Ved/172800 010 ofs Contour Elevation Surface Area (sft) Incremental Volume (cft) Cumulative Volume (cft) SANITARY SEWER BASIS OF DESIG!\I MANHOLE CATCH BASIN EXISTING WATER MAIN
6. Calculate 100-year Rainfall Intensity (1100) 0 0 - 0 Use Qty. Unit Factor D 1 EXISTING STORM SEWER
1100 =83.3/(Tc+9.17)"0.81)) 5.42 in/hr 0 0 0 0 Multiple Family Residences 30 Residences @ 0.60 Per 1 Residences = 18.00 REUs EX. R. Y. CATCH BASIN
7. Calculate 100-year Storm Inlet Rate (Q100-in) DRAWN BY:
. 0 0 0 0 EXISTING BURIED CABLES M. Hani
Q100-in =(C)(1100)(A) 13.50 cfs 0 0 0 0 UTILITY POLE GUY POLE . Hani
8. Determine the Variable Release Rate (Qvrr) 0 0 0 0 Total REUs _ 18.00 REUs . }—0 GUY %VIRE OVERHEAD LINES DESIGNED BY:
Qurr =1.1055-(0.2067LN(A)) 0.80 ofs/ac Volume of Proposed Detention Basin: 0 Equivalent Population = 2.34 People Per REU %‘L‘% LIGHT POLE M. Kurmas
Restricted Outlet rate per local municipality N/A cfs/ac Total Population = 42 People SIGN
5. Calcalote Allomable 100 S outlet R To0p TOTAL VOLUME PROVIDED (cft) 22,167 P P 1 APPROVED BY:
. Calculate Allowable 100-year Storm Outlet Rate (Q ) o EXISTING GAS MAIN P. Williams
Q100p = (Qurr)(A) 3.50 ¢fs _ 100 Gal/Per/Day * Population Céo- MA'\gOLE PR. SANITARY SEWER
10. Calculate Storage Curve Factor (R) Average Flow - 7.48 gal/cf * 86,400 sec/day HYDRANT GATE VALVE PR' WATER MAIN DATE:
R =0.206-(0.15)(LN(Q100P/Q100-in)) 0.408 EMERGENCY OVERFLOW SPILLWAY WEIR = 421200 GPD =  0.0065 CFS INLET CE. BMANHOI ' 10-23-2024
11. Calculate Required 100-year Storm Volume In (V100R) 100 Year Storm Event 18 + (# of Persons/1000) A 0.50 —id n o PR. STORM SEWER ] '
V100R = 18,985(C)(A) 47,290 cft 100 Year Storm Inlet Rate "Q100in": 13.50 ofs Peak Factor = 4+ (1 of Persons/1000) A 0.50 = 433 - PR R. Y. CATCH BASIN scaLe: 1" = 30
12. Calculate 100-year Storm Detention Storage Volume (V100D) Head Above Crest Weir Hweir 0.50 ft ; N | SAND BACKFILL 30 15 0 15 30 45
’ = Peak Factor * Average Flow 95 % DENSITY e
V100D = (V100R)(R) 19,312 cft Calculate Required Length of Weir Peak Flow _ 1823453 GPD = 00282 CFS ( )
Vep(credit) 0 dft Lweir = Q100in/(3.367 *(Hweir)~1.5) 11.34 ft : : ¥ PROPOSED LIGHT POLE NFE JOB NO. SHEET NO.
TOTAL DETENTION VOLUME REQUIRED: 19,312 cft TOTAL LENGTH PROVIDED 12 ft Proposed Sanitary Sewer - 8 In. @ 040 % = 0764  CFS 0399 SP-4
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GENERAL TREE PROTECTION NOTES W E \\ \ 13 MILE RD
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. Y
2. ALL UNDERSTORY VEGETATION WITHIN THE LIMITS OF PROTECTIVE FENCING £,
Z SHALL BE PRESERVED. e,
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 E N G I N E E RS
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. o)
| 7. SWALES SHALL BE ROUTED TO AVOID THE AREA WITHIN THE DRIP LINES OF S ITE 8 CIVIL ENGINEERS
PROTECTED TREES. <
\ I 8. TREES LOCATED ON ADJACENT PROPERTIES THAT MAY BE AFFECTED BY CONSTRUCTION i LAND SURVEYORS
| ACTIVITIES MUST BE PROTECTED. 2
9. ROOT ZONES OF PROTECTED TREES SHOULD BE SURROUNDED WITH RIGIDLY z
PART OF LOT 3 | | STAKED FENCING. LAND PLANNERS
o ADDRESS: 28575 DANVERS CT / | PART OF LOT 3 | 10. THE PARKING OF IDLE AND RUNNING EQUIPMENT SHALL BE PROHIBITED UNDER THE
o SHAHEEZNOQORE'AAH SHAHEEN MAHER OWNER: LEWy DEANDRE C, LEVY DESRE T \ R PG Oy apso W 12 MILE RD _
 RA- : : 11. THE STRIPPING OF TOPSOIL FROM AROUND PROTECTED TREES SHALL BE PROHIBITED. RA
PN 23-12-376-031 ZONE: RA—TA \ 12. ALL TREES TO BE REMOVED SHALL BE CUT AWAY FROM TREES TO REAMIN. /_\ NOWAK & FRAUS ENGINEERS
/ P.ILN.. 25-12-376-026 \ 13. THE GRUBBING OF UNDERSTORY VEGETATION WITHIN CONSTRUCTION AREAS SHOULD SUPERVISOR’S PLAT NO. 9 I 46777 WOODWARD AVE.
BE CLEARED BY CUTTING VEGETATION AT THE GROUND WITH A CHAIN SAW OR
\ MINIMALLY WITH A HYDRO-AXE. (L 54 P. 32 0.CR ) PONTIAC, M1 48342-5032
14. THE CONTRACTOR IS RESPONSIBLE FOR THE REPLACEMENT PER ORDINANCE - -
\ GUIDELINES, FOR THE DAMAGE OR REMOVAL OF ANY TREE DESIGNATED TO REMAIN. — LOCAT' O N MAP TEL. (248) 332-7931
| 15 TREES TO BE REMOVED SHALL BE FIELD VERIFIED, EVALUATED AND FLAGGED FOR ~ TREE PROTECTION FENCING ﬁ ‘ 1 N.TS. FAX. (248) 332-8257
\ REMOVAL, BY THE LANDSCAPE ARCHITECT OR FORESTER, ONLY AS DIRECTED ~_ TO BE PLACED MIN 1' OUTSIDE | 4
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20" SANITARY |
SEWER EASEMENT ‘ | | -
’ (L28915, P.475) \ =
10" WIDE APPROX.

| |
DTE OVERHEAD AND | | / |
UNDERGOUND EASEMENT ‘ ‘ = |
(L.23481, P.817) WEST 314.05’ OF LOT 4 ] —~ = |
ADDRESS: 29230 W 12 MILE RD ’ = \ \ 3 H”’
OWNER: AIM HIGH SCHOOL e — i\ \ &® |
‘ ZONE: RA—1A ; - LI
\ P.LN.: 23-12-376-034 5 Il - ‘ |
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TREE DRIPLINE
iy g . DRAWN BY:
/ 5/8'X 68" RE-ROD, OR LEGEND: .
EQUAL, SUPPORT POSTS G. Ostrowski
EVERY 10'O.C. ) TREE PRESERVATION SUMMARY: .
INSTALL POSTS A MIN. 24 o N DESIGNED BY:
INTO GROUND, TYPICAL TOTAL NUMBER OF TREES SURVEYED: 280 S( ) TREES TO BE REMOVED .
TOTAL OFF-SITE TREES: 7 ‘ G. Ostrowski
4 HIGH PROTECTIVE , TOTAL EXEMPT DUE TO CONDITION: 23 .
FENCE, AS SPECIFIED 4'HIGH FENCING, AS SPECIFIED, NET TREES ON-SITE: 250 APPROVED BY:
PLACED AT A MINIMUM TO BE PLACED 1* OUTSIDE THE DRIP TOTAL NUMBER OF PROTECTED TREES TO BE REMOVED: 159 950 :
1" OUTSIDE THE DRIPLINE LINE OR LIMITS OF GRADING, AS : . X TREES TO REMAIN G. Ostrowski
OF THE TREE INDIGATED ON PLAN. TYPICAL TOTAL LANDMARK TREES TO BE REMOVED: 19 (432.6")
TOTAL NUMBER OF TREES TO REMAIN: 82 DATE:
NOTE: TOTAL LANDMARK REPLACEMENT TREES: (432.6" x 25% = 108.15") 36 TREES (3" CAL)
LXQQ NI oy | i L AT AN FENCING TO BE 4’ HIGH ORANGE TOTAL REGULATED REPLACEMENT TREES REQUIRED: 159 TREES \a\q\p 01/21/2025
T A Py T e SNOWFENCE, OR APPROVED EQUAL TOTAL REPLACEMENT TREES: 195 TREES TREE PROTECTION FENCING
== T==EE REPLACEMENT TREES PROVIDED: 114 TREES . 1" =30
N PROTECTION FENCING TO BE TREES TO BE PAID INTO CITY TREE FUND: 81 TREES scate: 17= 30
MAINTAINED THROUGHOUT THE : 30 15 0 15 30 45
CONSTRUCTION PERIOD e
TREE PROTECTION DETAIL-SECTION TREE PROTECTION DETAIL-PLAN NEE JOB NO. SHEET NO.
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LANDSCAPE REQUIREMENTS SRR I | i B B | = ‘?
| | S
EXISTING SITE AREA: 190,396.57 S.F. OR 4.37 ACRES _ PLANT SCHEDULE L / l‘ \ y
20" SANITARY ‘ ) H L
LANDSCAPE BUFFERYARD (B) SEWER EASEMENT KEY QTY || BOTANICAL/COMMON NAME SIZE SPACING ROOT COMMENT
2 CANOPY TREES / 100 L.F (L28915, P.475) TREES
10" WIDE APPROX. pmp— , Know what's helow
4 SUBCANOPY TREES PER 100 L.F. DTE OVERHEAD AND AN 7 %g@iﬁjggg 3" CAL SEE PLAN B&B  [FULLY BRANCHED HEADS c " )
2 EVERGREEN TREES PER 100 LF. UNDERGOUND EASEMENT e et all before you dig.
6 LARGE SHRUBS PER 100 LF. (L.23481, P.817) AA 15 Asirong Red Maple 9 3'CAL SEE PLAN B&B  |FULLY BRANCHED HEADS
Amelanchier laevis .
NOQRTH PROPERTY LINE: 285.95 LF. AL 20 WServiceberry 6-8' HT SEE PLAN B&B CLUMP FORM, 3 CANES REVISIONS
REQUIRED: .
Betula nigra "
LG CANOPY TREES: 285.95 LF. / 100X 2 = 5.72 OR 6 LG CANOPY TREES BN B River Birch 3" CAL SEEPLAN B&B | FULLY BRANCHED HEADS 2025/05/27 REVISED PER CITY REVIEW
SM CANOPY TREES: 285.95 LF. / 100 X 4= 11.43 OR 11 SM CANOPY TREES Carpinus americana .
EVERGREEN TREES: 285.95L.F./ 100 X 2= 5.72 OR é EVERGREEN TREES CA 14 American Hombeam 3"CAL SEE PLAN B&B  |FULLY BRANCHED HEADS 2025/06/30 REVISED PER CITY REVIEW
LARGE SHRUBS: 285.95L.F. /100X 6=17.16 OR 17 SHRUBS REQUIRED cc 10 W 3" CAL SEE PLAN B&B FULLY BRANCHED HEADS 2025/07/21 REVISED PER CITY REVIEW
PROVIDED: 10 EXISTING TREES, 6 EVERGREEN TREES, 11 SMALL CANOPY TREES, 17 SHRUBS .
CF 1 I%#rmwood 3" CAL SEE PLAN B&B  |FULLY BRANCHED HEADS
EAST PROPERTY LINE: 665 L.F. ( EXCLUDES R.O.W. DEDICATION) Clogieio Mocontos NoThem Semmal
338 L.F. - MULTIPLIER: 0.7 el 14 Nodhom Seniinel Honey Loous! 3'CAL SEE PLAN B&B  |FULLY BRANCHED HEADS
327 LF. - MULTIPLIER: 0.9 = T ————_—
REQUIRED: ) 6 b'gﬁgﬁp%ﬁ’g{%g'fem Fastigiata 3'CAL SEE PLAN B&B  [FULLY BRANCHED HEADS
LG CANOPY TREES: 338 LF./ 100X 2=6.76X0.7= 47 OR 5 LG CANOPY TREES Magnolia ‘Galaxy’ }
MG 13 Hagnola ala 3'CAL SEE PLAN B&B  [FULLY BRANCHED HEADS
. = = . Galaxy Magnolia
LG CANOPY TREES: 327 L.F./ 100X 2=6.54X 0.9 = 5.88 OR 6 LG CANOPY TREES NA‘“\/E DETEN'”ON KEY LEGEND GENERAL SEED NOTE y Mag . .
SM CANOPY TREES: 338 L.F./ 100X 4 =13.5X 0.7 = 9.46 OR 10 SM CANOPY TREES NS 12 Nyssa sylvatica ‘Green Gable 3" CAL SEE PLAN B&B FULLY BRANCHED HEADS
SM CANOPY TREES: 327 L.F./ 100 X 4=13.08 X 0.9 = 11.77 OR 12 SM CANOPY TREES ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE SLIT-SEEDED, OR Green Gable Sweet Gum
/ @ TYPICAL SEED LAWN AREAS, SOWN ON 3" TOPSOIL Ostrya virgini
EVERGREEN TREES: 338 LF. /100X 2=6.76 X 0.7 = 4.7 OR 5 EVERGREEN TREES ' DROP-SEEDED WITH SPECIFIED BLENDS, AND STABILIZED WITH WOOD CELLULOSE ov 12 ﬁ%\g%mbeom 3"CAL SEE PLAN B&B  [FULLY BRANCHED HEADS
EVERGREEN TREES: 327 L.F. /100X 2=6.54X 0.9 = 5.88 OR 6 EVERGREEN TREES ERNMX - 183 FIBER MULCH (2,000 LBS PER ACRE) . IN AREAS SUBJECT TO EROSION, SEEDED LAWN ; . .
] B - . : ’ Picea glauca 'Densata .
LARGE SHRUBS: 338 LF. /100X 6 =2028X 0.7 = 14 SHRUBS REQUIRED GRASSES, SEDGES, RUSHES (2) DETENTION BASIN SEED MX AND MULCH SHALL BE FURTHER STABILIZED WHERE NECESSARY WITH BIODEGRADABLE EROSION PG 7 Black Hills Spruce g T SEEPLAN | B&B FULLTO GROUND
LARGE SHRUBS: 327 LF./ 100X 6 =19.62 X 0.9 = 17.66 OR 18 SHRUBS REQUIRED » -
DEERTONGUE . " BLANKET AND STAKED UNTIL ESTABLISHED. ALL SEED SHALL BE APPLIED OVER A Picea omorika ,
PROVIDED: 13 EXISTING TREES, 11 EVERGREEN TREES, 22 SMALL CANOPY TREES, 32 SHRUBS SWITCHGRASS @ 4' DIA SPADE CUT EDGE W/ 3" SHREDDED BARK MULCH MINIMUM 3" PREPARED TOPSOIL. AND SHALL BE KEPT MOIST AND WATERED DAILY PO 2 Serbian Spruce g T SEEPLAN | B&B FULLTO GROUND
VIRGINIA WILD RYE UNTIL ESTABLISHED TS 1 Luga canadensis 8 HT SEEPLAN | B&B FULLTO GROUND DRAWN BY:
WEST PROPERTY LINE: 636 L.F.(EXCLUDES DRIVE CONNECTION AND R.O.W. DEDICATION) FOX SEDGE @ 3" DEPTH DOUBLE SHREDDED HARDWOOD BARK MULCH : Canadian Hemlock G O ki
343 LF. - MULTIPLIER: 0.8 WINTER BENTGRASS SEEDING INSTALLATION SHALL OCCUR ONLY: SHRUBS . Ostrowski
. SOFT RUSH @ . , —
295 L.F. - MULTIPLIER: 1 PROPOSED BOULDER RETAINING WALL, SEE CIVIL DWGS SPRING: APRILT TO JUNEI Cornus sericea 'Arctic Fire'
PATH RUSH Lormus sericea 30" HT 3 0C WELL-ROOTED :
REQUIRED: REDTOIESPANICGRASS FALL: AUGUST 15 TO OCTOBER 15 cs 3 Arctic Fire Dogwood B&8 ]E}ESIOGNED BYk.
LG CANOPY TREES: 343 L.F. /100 X2 = 6.86 X 0.8 = 5.48 OR 6 LG CANOPY TREES @ Y A" Hamamelis x i. 'Girards Orange' o N .
LG CANOPY TREES: 295 LF. / 100X 2= 5.9 OR 6 LG CANOPY TREES RECOMMENDED SEEDING RATE: 20 LBS/ACRE 3/16" X 4" STEEL EDGING, STAKED PER MANUFACTURER HX 4 Girard's Orange Witch Hazel 45 HT SEEPLAN B&B WELL-ROOTED Strowski
SM CANOPY TREES: 343 L.F. /100X 4= 13.72X0.8 = 10.97 OR 11 SM CANOPY TREES SEED MIX AVAILABLE: @ PROPOSED MONUMENT SIGN LOCATION TYP | CAL S EED ED LAW N M |X IG 16 llex glabra ‘Gem Box 30" HT 5 0C B&B MAINTAIN AS HEDGE APPROVED BY:
SM CANOPY TREES: 295 LF./100 X 4= 11.8 OR 12 SM CANOPY TREES 5504 MERCER PIkE T ST ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDROSEEDED ﬁin; i?:xcli_i;llz’rolis Nigra' G. Ostrowski
. - _ . Thuja occidentalis : , - .
EVERGREEN TREES: 343 L.F. /100X 2= 6.86 X 0.8 = 5.48 OR 6 EVERGREEN TREES MEADVILLE, PA 16335 WITH TYPICAL DROUGHT TOLERANT. DURABLE BLENDED SEED M. AT TO 57 I ey 5 HT 5 0C B&B WELL-ROOTED
EVERGREEN TREES: 295 L.F. /100X 2= 5.9 OR 6 EVERGREEN TREES T: 800 873-332]1 . : Voo corlest - ' DATE:
LARGE SHRUBS: 343 L.F. /100 X 6 =20.59 X 0.8 = 16.46 OR 16 SHRUBS REQUIRED A RATE OF 4-6 LBS PER 1,000 S.F. vC 28 Koreanspice Viburnum 36" HT 50C B&B WELL-ROOTED :
LARGE SHRUBS:  295LF. /100X 6 = 17.7 OR 18 SHRUBS REQUIRED MIX IS COMPRISED OF GROUNDCOVERS/PERENNIALS 01/21/2025
PROVIDED: 13 EXISTING TREES, 12 EVERGREEN TREES, 23 SMALL CANOPY TREES, 36 SHRUBS 40% KENTUCKY BLUEGRASS Ep 23 Echinacea purpurea '‘Cheyenne Spirit' 2 GAL 18" OC CONT WELL-ROOTED
20% PERENNIAL RYE GRASS Cheyenne Sp!rlt Coneflower SCALE: 1!! — 30!
TREE REPLACEMENT REQUIREMENTS (W) 20% CREEPING RED FESCUE HS 24 %myﬁﬁ"" D'Cro 2 GAL 24'OC CONT WELL-ROOTED s s
REQUIRED: 195 TREES REQUIRED 20% CHEWINGS FESCUE — 30 0 30 45
PROVIDED: 114 TREES PROVIDED NF 5 e e et 2 GAL 24" OC CONT WELL-ROOTED @
81 TREES TO BE PAID INTO THE CITY TREE FUND S aricom Vaatom Norhwing
g }
PV 3 ety 3 GAL 30"OC CONT WELL-ROOTED NFE JOB NO. SHEET NO.
SH 24 g%?rﬁgbﬁgéfeeefgro'epis 2 GAL 18'OC CONT WELL-ROOTED 0399 1.2
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DEMOLITION NOTES:

1. ITSHALL BE THE CONTRACTOR'S RESPONSIBILITY TO VERIFY ALL EXISTING SURVEY
INFORMATION INCLUDING THE UTILITY SYSTEMS BEFORE ANY DEMOLITION OR
CONSTRUCTION WORK OCCURS. ANY DISCREPANCIES WITH THE SURVEY INFORMATION
SHALL BE REPORTED TO THE ARCHITECT AND OWNER'S REPRESENTATIVE IMMEDIATELY.

2. CONTRACTOR SHALL BE RESPONSIBLE FOR MAKING HIMSELF FAMILIAR WITH ALL
UNDERGROUND UTILITIES, PIPES AND STRUCTURES. CONTRACTOR SHALL TAKE SOLE
RESPONSIBILITY FOR COST INCURRED DUE TO DAMAGE AND REPLACEMENT OF SAID
UTILITIES.

3. ALL EXISTING IMPROVEMENTS, MATERIALS AND PLANT MATERIAL TO REMAIN WITHIN THE
NEW CONSTRUCTION AREA SHALL BE PROPERLY AND ADEQUATELY PROTECTED FROM
DAMAGE DURING THE DEMOLITION OPERATIONS.  IT SHALL BE THE RESPONSIBILITY OF THE
CONTRACTOR TO RESTORE TO THE ORIGINAL CONDITION ANY OF THESE EXISTING ITEMS
THAT ARE DAMAGED OR DISTURBED IN ANY WAY.

4.  ALL MATERIALS TO BE REUSED OR SALVAGED SHALL BE STORED IN AN AREA DESIGNATED
BY THE CITY ENGINEER FOR THAT PURPOSE. ALL SALVAGED MATERIALS SHALL REMAIN THE
PROPERTY OF THE CITY ENGINEER.

5. STREETS, SIDEWALKS AND ADJACENT PROPERTIES SHALL BE PROTECTED THROUGHOUT THE
WORK AS REQUIRED BY LOCAL CODES AND REGULATIONS AND APPROVED BY THE
OWNER.

6. ALL MATERIAL SPECIFIED TO BE REMOVED SHALL BE DISPOSED OF OFF-SITE PER LOCAL
CODES AND REGULATIONS. CONTRACTOR SHALL COORDINATE METHOD OF DISPOSAL
WITH CITY ENGINEER PRIOR TO COMMENCEMENT OF WORK.

7. MATERIALS TO BE REUSED OR SALVAGED SHALL BE STORED IN AN AREA DESIGNATED BY
THE OWNERS REPRESENTATIVE FOR THAT PURPOSE. ALL SALVAGED MATERIALS SHALL
REMAIN THE PROPERTY OF THE OWNER.

8. DURING DEMOLITION OPERATIONS EVERY EFFORT SHALL BE MADE TO CONTROL DUST, PER
CITY REQUIREMENTS.

9. TREES AND SHRUBS TO BE REMOVED WITHIN THE LIMITS OF WORK SHALL BE CLEARLY
IDENTIFIED WITH BRIGHTLY COLORED RIBBON.

10. GRUBBING SHALL INCLUDE ALL WEEDS, SHRUBS, STUMPS AND ROQOT SYSTEMS OF
REMOVED PLANT MATERIAL, IRRIGATION PIPING AND ANY OTHER IRRIGATION MATERIALS
WITHIN THE LIMITS OF DEMOLITION. GRUBBING SHALL BE TO THE DEPTHS BELOW
PROPOSED IMPROVEMENTS INDICATED AS FOLLOWS: CONCRETE PAVING AND
WALKWAYS-TOTAL DEPTH OF PAVING AND SUB-BASE; ASPHALT PAVING-TOTAL DEPTH OF
PAVING AND SUB-BASE; LAWN AND OTHER PLANTINGS AREAS-REMOVE DEPTH REQUIRED
OF STUMPS AND ROOTS OVER TWO (2) INCHES IN DIAMETER AND TURF.

11. PROTECT EXISTING TREES TO REMAIN PER TYPICAL TREE PROTECTION DETAIL.

12. STOCKPILED TOPSOIL SHALL BE STORED ON SITE AND REMAIN PROTECTED FROM
CONTAMINATION PRIOR TO REDISTRIBUTION.

13. SAWCUT AND REMOVE EXISTING ASPHALT AS REQUIRED TO INSTALL NEW SITE
IMPROVEMENTS AND ADJUST GRADES WITHIN CITY STREETS. ALL WORK WITHIN CITY RIGHT
OF WAY SHALL MEET CITY STANDARDS AND SPECIFICATIONS.

14. ARRANGE FOR APPLICABLE UTILITY COMPANY TO RELOCATE EXISTING CABLES, WIRES,
PHONE LINES, ETC. ALONG WITH EDISON POWER LINES AS REQUIRED.

15. CONTRACTOR SHALL SECURE AND PAY FOR ALL APPLICABLE PERMITS AND FEES
NECESSARY FOR THE COMPLETE CONSTRUCTION OF THE PROJECT.

CONSTRUCTION NOTES:

1. ITSHALL BE THE CONTRACTOR'S RESPONSIBILITY TO VERIFY ALL EXISTING SURVEY
INFORMATION INCLUDING THE UTILITY SYSTEMS BEFORE ANY DEMOLITION OR
CONSTRUCTION WORK OCCURS. ANY DISCREPANCIES WITH THE SURVEY
INFORMATION SHALL BE REPORTED TO THE ARCHITECT AND OWNER'S
REPRESENTATIVE IMMEDIATELY.

2. CONTRACTOR SHALL BE RESPONSIBLE FOR MAKING HIMSELF FAMILIAR WITH ALL
UNDERGROUND UTILITIES, PIPES AND STRUCTURES. CONTRACTOR SHALL TAKE
SOLE RESPONSIBILITY FOR COST INCURRED DUE TO DAMAGE AND
REPLACEMENT OF SAID UTILITIES.

3. CONTRACTOR SHALL NOT WILLFULLY PROCEED WITH CONSTRUCTION AS
DESIGNED WHEN IT IS OBVIOUS THAT UNKNOWN OBSTRUCTIONS AND / OR
GRADE DIFFERENCES EXIST THAT MAY NOT HAVE BEEN KNOWN DURING THE
DESIGN. SUCH CONDITIONS SHALL BE IMMEDIATELY BROUGHT TO THE
ATTENTION OF THE CITY ENGINEER. THE CONTRACTOR SHALL ASSUME FULL
RESPONSIBILITY FOR ALL NECESSARY REVISIONS DUE TO LACK OF SUCH
NOTIFICATION.

4.  CONTRACTOR SHALL BE RESPONSIBLE FOR ANY COORDINATION WITH
SUBCONTRACTORS AS REQUIRED TO ACCOMPLISH OPERATIONS.

5. CONTRACTOR IS RESPONSIBLE FOR REPLACEMENT OF ANY EXISTING MATERIALS
THAT ARE DAMAGED DURING CONSTRUCTION.

6. SEE SPECIFICATIONS FOR CONSTRUCTION REQUIREMENTS, MATERIALS, AND
EXECUTION.

7. ALL PROPERTY LINES AND LOT LINES SHALL BE VERIFIED PRIOR TO
COMMENCING WORK.

8. CONTRACTOR SHALL SUBMIT ALL SAMPLES PER SPECIFICATIONS. ALL SAMPLES
SHALL BE APPROVED BY THE ARCHITECT OR OWNER'S REPRESENTATIVE PRIOR
TO CONSTRUCTION.

9. DIMENSIONAL FLEXIBILITY SHALL BE WITHIN PLANT BEDS ONLY.

10. CONTRACTOR SHALL COORDINATE ALL SITE LAYOUT WITH THE LANDSCAPE
ARCHITECT AND REPORT ANY DIMENSIONAL DISCREPANCIES PRIOR TO
CONSTRUCTION.

11. HANDICAPPED RAMPS SHALL MEET ALL CURRENT BARRIER FREE DESIGN CODES.

MAINTAIN 2" CLEAR AREA FROM STEM

MULCH 3" DEPTH W/ SHREDDED
HARDWOOD BARK MULCH. MULCH
SHALL BE NATURAL IN COLOR.

EARTH SAUCER AROUND SHRUB

NOTES:

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

DO NOT PRUNE TERMINAL LEADER. lﬁ@ﬁ AR =
PRUNE ONLY DEAD OR BROKEN =] o

BRANCHES. El=

PLANTING MIX, AS SPECIFIED
REMOVE ALL NON-BIODEGRADABLE

MATERIALS FROM THE ROOTBALL.
FOLD DOWN ALL BURLAP FROM TOP

o) \/777 - mf
REMOVE ALL TAGS, STRING, ell= ==l
PLASTIC AND OTHER MATERIALS == — SCARIFY SUBGRADE
UNDISTURBED SOIL

SHRUB PLANTING DETAIL
DECIDUOUS SHRUB TS

PERENNIAL PLANTS SPACED
ACCORDING TO PLANTING PLAN

MULCH 2" DEPTH W/ SHREDDED
HARDWOOD BARK MULCH. MULCH
SHALL BE NATURAL IN COLOR.

PLANT MIX, 10-12" DEEP
AS SPECIFIED

UNDISTURBED SUBGRADE

PERENNIAL PLANTING DETAIL

NTS

GRADING NOTES:

1. ITSHALL BE THE CONTRACTOR'S RESPONSIBILITY TO VERIFY ALL EXISTING SURVEY
INFORMATION INCLUDING THE UTILITY SYSTEMS BEFORE ANY DEMOLITION OR
CONSTRUCTION WORK OCCURS. ANY DISCREPANCIES WITH THE SURVEY
INFORMATION SHALL BE REPORTED TO THE ARCHITECT AND OWNER'S
REPRESENTATIVE IMMEDIATELY.

2. CONTRACTOR SHALL BE RESPONSIBLE FOR MAKING HIMSELF FAMILIAR WITH ALL
UNDERGROUND UTILITIES, PIPES AND STRUCTURES. CONTRACTOR SHALL TAKE
SOLE RESPONSIBILITY FOR COST INCURRED DUE TO DAMAGE AND REPLACEMENT
OF SAID UTILITIES.

3. CONTRACTOR SHALL NOT WILLFULLY PROCEED WITH CONSTRUCTION AS
DESIGNED WHEN IT IS OBVIOUS THAT UNKNOWN OBSTRUCTIONS AND / OR
GRADE DIFFERENCES EXIST THAT MAY NOT HAVE BEEN KNOWN DURING THE
DESIGN. SUCH CONDITIONS SHALL BE IMMEDIATELY BROUGHT TO THE ATTENTION
OF THE CITY ENGINEER. THE CONTRACTOR SHALL ASSUME FULL RESPONSIBILITY
FOR ALL NECESSARY REVISIONS DUE TO LACK OF SUCH NOTIFICATION.

4. CONTRACTOR SHALL BE RESPONSIBLE FOR ANY COORDINATION WITH
SUBCONTRACTORS AS REQUIRED TO ACCOMPLISH OPERATIONS.

5. CONTRACTOR IS RESPONSIBLE FOR REPLACEMENT OF ANY EXISTING MATERIALS
THAT ARE DAMAGED DURING CONSTRUCTION.

6. NO CHANGE IN CONTRACT PRICE WILL BE ALLOWED FOR ACTUAL OR CLAIMED
BETWEEN EXISTING GRADE AND THOSE SHOWN ON PLANS AFTER CONTRACTOR
HAS ACCEPTED EXISTING GRADES AND MOVED ON TO THE SITE.

7.  ALL PROPOSED GRADES ARE TO MEET AND BLEND IN WITH THE EXISTING GRADE
AT PROJECT LIMIT. PRECISE ELEVATIONS INDICATED ON THE PLANS TO BE
VERIFIED IN FIELD TO AS-BUILT CONDITION.

8. ALL GRADING AND PLACEMENT OF DRAINAGE STRUCTURES TO BE SUPERVISED IN
THE FIELD BY THE OWNER'S REPRESENTATIVE.

9. INSTALL 3" DEPTH TOPSOIL OVER ALL DISTURBED LAWN AREAS.

10. SEED ALL PROPOSED OR DISTURBED LAWN AREAS.

PLANTING NOTES:

1. THE CONTRACTOR SHALL VERIFY ALL RIGHTS OF WAY, EASEMENTS, PROPERTY LINES AND
LIMITS OF WORK, ETC. PRIOR TO COMMENCING WORK.

2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CONTACTING AND COORDINATING WITH
ALL PERTINENT UTILITY COMPANIES 72 HOURS IN ADVANCE OF ANY DIGGING TO MAKE
HIMSELF FAMILIAR WITH ALL UNDERGROUND UTILITIES, PIPES AND STRUCTURES. THE
CONTRACTOR SHALL TAKE SOLE RESPONSIBILITY FOR ANY COST INCURRED DUE TO
DAMAGE OF SAID UTILITIES.

3. THE CONTRACTOR SHALL NOT WILLFULLY PROCEED WITH CONSTRUCTION AS DESIGNED
WHEN IT IS OBVIOUS THAT UNKNOWN OBSTRUCTIONS AND/OR GRADE DIFFERENCES EXIST.
SUCH CONDITIONS SHALL BE IMMEDIATELY BROUGHT TO THE ATTENTION OF THE OWNER'S
REPRESENTATIVE AND/OR LANDSCAPE ARCHITECT. THE CONTRACTOR SHALL ASSUME FULL
RESPONSIBILITY FOR ALL NECESSARY REVISIONS DUE TO FAILURE TO GIVE SUCH
NOTIFICATION.

4. IN THE EVENT OF ANY DISCREPANCIES BETWEEN THE PLAN AND THE PLANT LIST, THE
QUANTITIES ON THE PLAN SHALL PREVAIL. THE CONTRACTOR SHALL BE RESPONSIBLE FOR
NOTIFYING THE LANDSCAPE ARCHITECT OR ANY DISCREPANCIES.

5. ANY DISCREPANCIES BETWEEN DIMENSIONED LAYOUT AND ACTUAL FIELD CONDITIONS
SHALL BE REPORTED TO THE OWNER'S REPRESENTATIVE AND LANDSCAPE ARCHITECT.
FAILURE TO MAKE SUCH DISCREPANCIES KNOWN WILL RESULT IN CONTRACTOR'S
RESPONSIBILITY AND LIABILITY FOR ANY CHANGES AND ASSOCIATED COST.

6. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY COORDINATION WITH
SUBCONTRACTORS AS REQUIRED TO ACCOMPLISH CONSTRUCTION INSTALLATION
OPERATIONS.

7.  THE CONTRACTOR SHALL PROVIDE AND MAINTAIN POSITIVE SURFACE DRAINAGE. ANY
DISCREPANCIES SHALL BE BROUGHT TO THE ATTENTION OF THE LANDSCAPE ARCHITECT,
AND OR OWNER'S REPRESENTATIVE.

8. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY EXISTING MATERIALS THAT ARE
DAMAGED DURING CONSTRUCTION.

9. SEE SPECIFICATIONS, PLANT LIST AND PLANTING DETAILS FOR PLANTING REQUIREMENTS,
MATERIALS AND EXECUTION.

10. ALL TREES TO HAVE CLAY LOAM OR CLAY BALLS - TREES WITH SAND BALLS SHALL NOT BE
ACCEPTED.

11. ALL TREES TO BE APPROVED BY OWNER'S REPRESENTATIVE AND/OR LANDSCAPE
ARCHITECT PRIOR TO DELIVERY TO THE SITE. ANY TREES DELIVERED TO THE SITE NOT
PREVIOUSLY APPROVED MAY BE REJECTED AND ARE THE SOLE RESPONSIBILITY OF THE
CONTRACTOR.

12. FINAL LOCATION OF ALL PLANT MATERIAL SHALL BE SUBJECT TO THE APPROVAL OF THE
LANDSCAPE ARCHITECT.

13. THE CONTRACTOR TO VERIFY PERCOLATION OF ALL PLANTING PITS PRIOR TO
INSTALLATION OF PLANT MATERIAL.

14. THE CONTRACTOR SHALL PLACE 3" DEPTH OF SHREDDED BARK MULCH IN ALL PLANTING
BEDS, UNLESS OTHERWISE INDICATED.

1/4" X 4" METAL EDGING TO
BE SET 1/2" ABOVE FINISH
GRADE

4" DEPTH SHREDDED
HARWOOD BARK MULCH

RS
"’?“&

RIS
S

LAWN ADJACENT

TO PLANT BED
PLANTING MIX,

AS SPECIFIED

4" DEPTH X 9" WIDE EXCAVATED
TRENCH TO BE BACKFILLED WITH
MULCH

18" GALVANIZED METAL STAKE

SPACED PER MANUFACTURERS
SPECIFICATIONS

METAL EDGING DETAIL

NTS

MAINTAIN 2" CLEAR AREA FROM STEM

MULCH 3" DEPTH W/ SHREDDED
HARDWOOD BARK MULCH. MULCH
SHALL BE NATURAL IN COLOR.

NOTES: EARTH SAUCER AROUND SHRUB

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

PLANTING MIX, AS SPECIFIED

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
FOLD DOWN ALL BURLAP FROM TOP
1/3 OF ROOTBALL.

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

REMOVE ALL TAGS, STRING, SCARIFY SUBGRADE
PLASTIC AND OTHER MATERIALS

HEDGE PLANTING DETAIL

UNDISTURBED SOIL

NTS

PAVER PATIO

576

ENLARGEMENT

N\

4

]
/

A\

NOTE:
GUY DECIDUOUS TREES ABOVE
3" CALIPER, STAKE TREES BELOW
3" CALIPER
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CITY OF FARMINGTON HILLS
PLANNING COMMISSION MEETING
31555 W ELEVEN MILE ROAD
FARMINGTON HILLS, MICHIGAN
OCTOBER 16, 2025, 7:30 P.M.

CALL MEETING TO ORDER
The Planning Commission Regular Meeting was called to order by Chair Trafelet at 7:30 p.m.

ROLL CALL

Commissioners present: Aspinall, Brickner, Countegan, Grant, Mantey, Stimson, Ware, Trafelet

Commissioners Absent: None

Others Present: Staff Planner Mulville-Friel, Planning Consultants Tangari and Upfal
(Giffels Webster), Staff Engineer Alexander, City Attorney Schultz

APPROVAL OF THE AGENDA

MOTION by Countegan, support by Stimson, to approve the agenda as published.
Motion passed unanimously by voice vote.

PUBLIC HEARING
A. CLUSTER SITE PLAN 57-4-2025

LOCATION: 28000 West Nine Mile Rd.

PARCELI.D.: 22-23-25-401-001

PROPOSAL: Construct fifty-two (52) single-family attached units (four per
building) within RA-1, One Family Residential District

ACTION REQUESTED: Recommend to City Council

APPLICANT: Eureka Development Group

OWNER: Lutheran Child and Family Services of Michigan Inc.

Applicant presentation

Jim Butler — PEA Group, 1849 Pond Run, Auburn Hills

Erion Nicolla — Eureka Innovation Development, 5920 Livernois, Troy
Ren Nushaj — Troy Law Center, 5960 Livernois, Troy

Project Type:

e Cluster development (approved earlier in 2025 for cluster option)

e Current request: Site plan approval for Phase 1

e Location: Former Boys & Girls Republic site, south of the Rouge River
e Zoning: RA-1 (Single Family Residential)

Development Details:

e 13 buildings (4 ranch units per building) = 52 total units

e Phase 1 = south of Rouge River

e Phase 2 (future) = conceptual, approx. 88 additional units

e Access: From Nine Mile Road; existing bridge preserved

e Wetlands: Mostly avoided; minor impacts for culvert and detention pond
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e Open Space: >11.7 acres, with 7+ acres dedicated to a nature conservation easement
(potentially managed by Oakland County Parks)

e Design: All single-story ranch units with attached garages

e Pedestrian access: Sidewalk and observation area connections to Nine Mile Road

Planning Consultant review
Referencing his August 26, 2025 review memorandum, Planning Consultant Tangari gave the
background and review for this request for cluster site plan approval.

Site context:

The project site encompasses approximately 79.81 acres and was formerly developed as a campus,
portions of which are located both north and south of the Rouge River. The southern section of the
property, where the proposed development will occur, currently contains existing campus buildings
that are planned to be removed and replaced with new residential structures. The surrounding
properties feature single-family residential zoning, with RA-1 districts to the north and east, RA-4
zoning to the south, and a mix of RA-1 and RA-3 districts to the west. This context establishes a
predominantly residential character in the area surrounding the proposed development.

Density:

The cluster development option for the site was approved at a density of 1.8 units per acre. The
proposed Phase 1, consisting of 52 residential units, represents a density of approximately 0.67 units
per acre when calculated across the full 79.81-acre property. If the site were to be fully developed in
the future with a total of about 140 units, the overall density would remain consistent with the
approved cluster standard of 1.8 units per acre, maintaining compliance with the township’s zoning
requirements.

Dimensional and site standards are met.

A total of 353 replacement trees are required for the project, of which 316 are provided on-site. The
applicant has proposed to pay into the township’s tree fund for the remaining 37 trees. However,
the consultant’s review found that six additional trees appear to be missing from the calculations,
and this discrepancy will need to be corrected.

The landscape plan includes 19 street trees, which meet the cluster development requirement. All
trees shown on the plan are replacement trees, which cannot be double counted toward other
landscape or buffering requirements.

The zoning ordinance requires a buffering transition between cluster developments and adjacent
single-family residential districts. While the north side of the site is naturally buffered by the Rouge
River and surrounding forest, the east and west sides directly abut other RA-zoned properties. The
current plan relies solely on replacement trees for this transition and does not include additional
buffer-specific landscaping.

The Planning Commission must therefore determine whether the proposed landscaping provides an

adequate buffer—particularly near the east end of the site where a change in topography occurs—
or if additional screening is needed. If the Commission requests more buffer trees, those trees
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would not count toward replacement totals, and the applicant’s contribution to the tree fund would
need to be adjusted accordingly.

Planning Consultant Tangari concluded that the plan is compliant with zoning and cluster
development standards, with the primary discussion point being the adequacy of the proposed
landscape buffering.

In response to questions, Planning Consultant Tangari further explained that:

e The minimum lot size in the RA-1 district is 33,000 square feet—approximately three-quarters of
an acre—which equates to a density of about 1.5 units per acre. The cluster option, which
allows 1.8 units per acre, is only slightly higher in density.

Commissioner Brickner acknowledged that the request for cluster approval was reasonable
given the topography of the site and the location of the Rouge River, noting that while the
buildings are closer together in some areas, the overall density is comparable to that of a
traditional subdivision.

o The request before the Commission is for site plan approval of Phase 1 only. Phase 2 is included
for informational purposes to illustrate potential future expansion, but it is not part of the
current approval. The previously approved cluster option sets the allowable overall density,
which will carry forward if future phases are proposed.

e All existing structures south of the Rouge River would be demolished.

Ren Nushaj, Troy Law Center, speaking on behalf of Wellspring, confirmed that the site previously
housed children’s programs following its operation as the Boys and Girls Republic. The facilities are
now vacant and unoccupied. The site had a long history of institutional and residential use spanning
more than a century.

In response to questions, Mr. Nikolla, Eureka Innovation Development, stated that asbestos surveys
are currently being conducted, and testing results are expected next week. The applicant will follow
all state-mandated procedures for removal. There were no plans to apply for brownfield funding for
this portion of the project.

Public hearing.
Chair Trafelet opened the public hearing.

Carrie Cook, 23320 Glencreek Drive, thanked the applicant for preserving seven acres on the north
end of the site. She asked whether residents would receive another notification letter when the
developer returns with plans for Phase 2 and expressed concern about potential traffic impacts
along Nine Mile Road if a traffic light is not added. Ms. Cook also inquired about the timing of
construction and whether wildlife displacement, particularly deer, would be addressed. She thought
the project looked good overall but wanted to make sure residents would be notified of future
phases.

Brian Yaldoo, representing a client who owns adjacent property off Inkster Road, stated that the
proposed development would be a positive improvement for the area. The site has contained vacant
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buildings for many years, and he expressed support for redeveloping it to bring new activity and
vitality to the community. Mr. Yaldoo encouraged the City to approve the project.

Derek Gasco, 28005 West Nine Mile Road, stated that while he initially intended to oppose the
project, he now believes it represents an improvement to the area. He expressed concern about
existing traffic and speeding issues along Nine Mile Road and suggested that additional traffic
control measures be considered. Mr. Gasco also requested that the front units facing Nine Mile be
set back farther to provide more privacy for nearby homeowners. He emphasized the scenic
character of the site and encouraged greater preservation of natural areas beyond the proposed
seven acres. He generally supported the plan, and hoped these concerns will be addressed during
final planning.

As no other public indicated they wished to speak, Chair Trafelet closed the public hearing and
brought the matter back to the Commission.

Commission deliberation and motion

In response to public comments:

e Commissioner Brickner pointed out that the proposed setback is 76’ from the right-of-way.
Normally, in the RA-1 district, the front setback only has to be 40'.

e Planning Consultant Tangari noted that should there be a Phase 2, there will be a public hearing
for the site plan for that phase.

In response to questions, Planning Consultant Tangari confirmed that the Commission must
determine whether the proposed landscaping provides sufficient buffering, particularly along the
west side of the site where buildings are closest to the property line.

Mr. Nikolla explained that the east side of the property is heavily wooded along the Rouge River and
already benefits from a significant natural buffer. There will be a planned observation deck near the
river that will include benches and a small ornamental retaining wall with a railing, intended as a
community gathering space with access to scenic views of the river. Commissioner Trafelet asked
about the design and safety features of the observation area, and Mr. Nikolla confirmed it would
include a poured concrete pad, a four-foot wall, and a handrail for protection.

Returning to the landscape screening issue, Planning Consultant Tangari indicated that the west side
buffer includes a row of replacement trees and is the only area where the Commission must
determine adequacy. Commissioners discussed the need for additional conifer plantings (perhaps 4-
5) to supplement the deciduous trees and provide year-round screening.

Mr. Nikolla responded that the landscape plan (Sheet L.1) currently includes seven trees along the
closest portion of the western property line but that the applicant could add approximately five
more coniferous trees without impacting the sanitary sewer line that runs north-south through that
area. He agreed that someone on his staff would work with City staff to finalize the placement of
additional screening trees to the satisfaction of the Planning Department.

Commissioner Mantey confirmed with the applicant that the voluntary seven-acre conservation
easement on the north portion of the property would be formalized as part of Phase 1. Mr. Nikolla
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noted that Oakland County Parks had expressed interest in the conservation area, which may
eventually include public access, but details would be finalized in coordination with future phases.

MOTION by Brickner, support by Aspinall, to recommend to City Council that the application for
Cluster Site Plan Approval 57-4-2025, dated April 24, 2025, as revised July 30, 2025, submitted by
Eureka Development Group, be approved, because the plans are consistent with the goals,
objectives, and policies of the Master Plan and applicable provisions of the One Family Cluster
Option of the Zoning Ordinance, subject to the following conditions:

A. All outstanding issues identified in Giffels Webster’s August 26, 2025 review shall be
addressed to the reasonable satisfaction of the City Planner. The Planning Commission finds
the proposed landscape buffer acceptable, with the understanding that the Planning
Department shall determine whether additional trees are needed along the west property
line and may require their addition as part of final site plan approval.

B. All outstanding issues identified in the City Engineer’'s August 22, 2025, interoffice
correspondence shall be addressed to the reasonable satisfaction of the City Engineer; and

C. All outstanding issues identified in the Fire Marshal’s August 7, 2025, interoffice
correspondence shall be addressed to the reasonable satisfaction of the Fire Marshal.

D. Phase 2 as presented this evening is a concept plan only, with no action required by the
Planning Commission.

E. The applicant grant at least a seven acre conservation easement area in the northern portion
of the property, also as presented this evening.

Roll call vote:

Ayes — Stimson, Ware, Countegan, Aspinall, Grant, Brickner, Mantey, Trafelet
Nays — None

Motion passed 8-0.

REGULAR MEETING
A. AMEND PLANNED UNIT DEVELOPMENT 12, 2014, INCLUDING SITE PLAN 60-7-2025

LOCATION: 12 Mile, west of Orchard Lake Road

PARCEL I.D.: 22-23-10-476-067

PROPOSAL: Construct new fast-food restaurant with drive-through on a
vacant outlot within B-4, Planned General Business District

ACTION REQUESTED: Set for Planning Commission Public Hearing

APPLICANT: Ronald J. Sesi

OWNER: SSFHC Real Estate, LLC

Planning Consultant Review

Referencing his October 6, 2025 memorandum, Planning Consultant Tangari gave the background
and review for this request to set an amendment to PUD 12,2014, including Site Plan 60-7-2025, for
public hearing. The site is located at the corner of Orchard Lake and 12 Mile Roads. The applicant
proposes to construct a Culver’s drive-through restaurant on a 0.5-acre outlot along the 12 Mile
frontage, currently used for parking. The development would remove several parking spaces and
affect internal circulation for the larger shopping center.
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Under the current Planned Unit Development Agreement, a drive-through restaurant is permitted
only on Parcel A, not on Parcel B, where the Culver’s is proposed. Because the request introduces a
new use and alters site circulation and parking, the amendment is considered a major modification
to the PUD.

Planning Consultant Tangari outlined several site plan issues identified in the review memorandum,
including noncompliance with the front setback, missing details such as building height and drive-
through stacking spaces, and the need to show pedestrian connections and rooftop screening. He
also noted that a parking study was submitted but not in time for staff review before this meeting;
staff recommendations on that study will be provided when the case returns for public hearing.

Commissioner Aspinall inquired whether a previous modification to the PUD for another parcel in
the development had been considered a major amendment, and Tangari confirmed that it had,
noting this would be consistent treatment. Commissioner Brickner questioned the proposed
building’s setback relative to adjacent businesses along 12 Mile Road and was advised that the
Culver’s would be roughly in line with neighboring buildings, though the applicant is expected to
request a setback waiver through the PUD amendment process.

Commissioners agreed that the proposal constitutes a major amendment given the scope of change
to the PUD.

Further Commission discussion included:

e Based on the site plan, the proposed Culver’s would sit approximately thirty feet closer to 12
Mile Road than the existing Comerica Bank, raising concern about the alignment of buildings
along the corridor.

e Had a traffic study had been completed? There was concern about additional traffic generated
by a high-volume drive-through restaurant and the difficulty of making left turns out of the
shopping center; some traffic control — such as a signal or turning restrictions, might be
necessary. Staff Engineer Alexander confirmed that both a traffic and parking study had been
submitted but not yet reviewed.

e The immediate area already includes multiple drive-through operations, including a bank,
Burger King, and Starbucks, and stacking and internal circulation should be carefully reviewed.
Culver’s locations typically experience long queues, particularly during peak hours, and stacking
should be evaluated to prevent backups into drive aisles or entrances.

e On the other hand, Culver’s would serve existing area traffic rather than generating significant
new volume. The shopping center already attracts a high daily traffic count. Broader traffic
impacts along 12 Mile or Orchard Lake were less of a concern than internal circulation and
access management within the development.

Applicant presentation
Allen Eizember, Novak & Fraus Engineers

Ronald J. Sesi, applicant

Mr. Eizember provided the following information:
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e The proposed setback is 44.7 feet, roughly two and a half feet closer to the road than the
existing Starbucks but still consistent with that portion of the PUD. The lot’s depth of 200 feet
constrains building placement, making an east-west orientation impractical due to drive-through
and fire access needs.

e Atraffic study had been submitted with preliminary feedback received and no major issues
identified. The drive-through stacking is designed to wrap around the north side of the building
to avoid conflict with the main drive aisle along 12 Mile, and additional measures such as
signage or a raised island could be used to ensure vehicles follow the intended circulation path.

Commission questions and deliberation

In response to questions from the Commission, the applicants provided the following further

information:

e The design includes a single drive-through lane with double-sided ordering stations to
accommodate stacking on both sides, consistent with Culver’s operational model. Five stacking
spaces will be provided behind the pickup window, with eight additional spaces extending
around the north and east sides of the building.

e The existing shopping center’s detention basin is integrated into the parking lot, and the new
Culvers development would include an underground stormwater system beneath the eastern
drive-through lanes to handle runoff on-site. This design will allow gravity-fed drainage into the
city’s sewer system, improving existing flooding conditions.

o The Culver’s site does not include front parking between the building and 12 Mile Road,
minimizing visual and functional conflicts. The plan exceeds ordinance requirements with 13
stacking spaces, where only 8 are required.

e The traffic study included Saturday morning observations, accounting for Scramblers Restaurant
operations.

e An updated plan showing stacking, loading, and refuse details had been submitted earlier in the
week and would appear in the next packet.

MOTION by Countegan, support by Ware, that the Commission finds that the proposed
Amendment to PUD 12, 2014, and revised Site Plan 60-7-2025, submitted by Ronald J. Sesi, is a
major amendment to the PUD, and that this request for amendment and revised site plan be set
for public hearing for the Planning Commission’s next available regular meeting agenda.

Roll call vote:

Ayes — Mantey, Brickner, Grant, Aspinall, Countegan, Ware, Stimson, Trafelet
Nays — None

Motion passed 8-0.

SITE PLAN 62-12-2024 — MARATHON GAS STATION

LOCATION: 29450 Nine Mile Road

PARCEL I.D.: 22-23-26-486-014

PROPOSAL: Propose to renovate and expand existing Marathon Gas Station
within B-3, General Business District

ACTION REQUESTED: Site Plan approval

APPLICANT: Riham Sarout

OWNER: Smart Petrol 1, LLC
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Commissioner Brickner disclosed he had a professional conflict of interest with the applicant.

MOTION by Mantey, support by Stimson, to recuse Commissioner Brickner from participation on
this item due to the stated conflict of interest.
Motion passed by voice vote, 7-0-1 (Brickner abstained).

Commissioner Brickner left the dais.

Planning Consultant review

Referencing her October 9, 2025 memorandum, Planning Consultant Upfal presented the review for
this request for site plan approval to expand and renovate the existing Marathon gas station at Nine
Mile and Middlebelt Roads. The proposal includes an expansion of the convenience store and the
addition of new fuel pump islands beneath existing canopies. The western canopy would be
expanded from two to six fueling positions, creating a new setback nonconformity that would
require a variance.

The B-3 site at 19,435 square feet is a little less than one-half acre in size and currently contains
multiple existing nonconformities, including deficient front setbacks relative to both canopies, lack
of internal landscaping, and no front yard open space within the property lines. Access to the site is
provided through three driveways—one on Middlebelt and two on Nine Mile—with the proposal
including the closure of the westernmost Nine Mile entrance.

A gas station is a permitted use in the B-3 district provided that the site is used as a gas station as of
December 31st, 2024 and subject to several use specific standards.

The site meets parking requirements with 14 spaces provided, although one space adjacent to the
dumpster will be reserved for employee use due to limited maneuvering room. The applicant
indicated the rear portion of the site could not be used for dumpster placement because of a sewer
easement. Staff requested that any outdoor mechanical equipment be identified and properly
screened.

Planning Consultant Upfal outlined compliance issues and key considerations for the Commission.
The expanded western canopy will require a front setback variance, and the east driveway on
Middlebelt remains noncompliant with intersection clearance requirements. The site lacks required
10-foot perimeter setbacks and front yard landscaping within the property boundary. Lighting
exceeds ordinance limits, with a 5.95:1 average-to-minimum illumination ratio and light levels
beyond the permitted maximum at several property lines. Fixture lumens and canopy lighting must
be reduced to meet requirements and shielded to prevent glare onto residential properties. No
internal pedestrian connections to Nine Mile or Middlebelt sidewalks were provided, which staff
recommended be added. Building materials do not meet updated architectural standards due to the
use of EIFS at ground level, but relief may be granted by the Commission if justified architecturally.

While the plan reflects many improvements, the Commission should determine whether the
number and degree of remaining nonconformities are acceptable. This application was initially
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submitted prior to adoption of the city’s updated design standards, but the current review is subject
to those standards.

Commissioner Mantey expressed concern over the number of existing nonconformities on the site,
noting that the applicant is nearly doubling the size of the retail building while bringing few, if any,
elements into compliance. Planning Consultant Tangari responded that the main improvements are
the relocation and enclosure of the dumpster, and closing one of the two Nine Mile curb cuts.
Commissioner Mantey acknowledged those improvements but reiterated that additional efforts
toward conformance should be expected with such an expansion.

Commissioner Mantey also raised questions about the undeveloped land to the north, which
includes a vacated alley. While the area is currently overgrown and provides natural screening, its
long-term use or ownership is unclear, and he questioned whether the lack of a required fence
would remain appropriate in the future. He also emphasized the importance of addressing lighting
impacts, suggesting that excessive illumination could constitute a nuisance under general health and
safety enforcement provisions.

Commissioner Countegan commented that redevelopment of long-standing nonconforming sites
often involves balancing ordinance requirements with the value of private reinvestment. While the
Commission should expect compliance where feasible—particularly for lighting standards—it may
also consider site enhancement and modernization as part of the overall public benefit.
Commissioner Countegan asked whether there were additional site improvements that could be
incorporated to offset nonconforming conditions.

Commissioner Mantey added that applicants should clearly explain which nonconformities cannot
be corrected and why. The Commission should expect compliance with current ordinances unless
technical or practical limitations prevent it.

Commissioner Stimson clarified that at least one item—the canopy setback variance—will require
Zoning Board of Appeals (ZBA) approval.

Planning Consultant Upfal confirmed that the provided draft motion addresses the need for a ZBA
variance. Commissioner Mantey noted that in some cases, the Commission may request that
applicants obtain variances prior to site plan approval and stated that he would prefer that
approach here due to the number of existing and proposed nonconformities.

Applicant presentation
Architect: Riham Alsarout
Owner: Aoun Aoun

Ms. Alsarout stated that the building’s exterior material is limestone rather than EIFS and that the
plans will be corrected to reflect that. The owner has also agreed to increase landscaping along the
southeast portion of the site and to install a six-foot wall along the north property line if the
Commission determines it is preferable to the existing vegetative buffer.
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Ms. Alsarout further explained that the design team has revised the photometric plan to comply
with city lighting standards and that the updated plan will address the previously identified
illumination issues. She requested that the Planning Commission grant site plan approval
conditioned upon ZBA variance approval, noting that project delays earlier in the year have already
negatively impacted the owner’s construction schedule.

Commissioner Mantey clarified that he was not necessarily advocating for a wall along the north
property line, but he wanted to ensure that the long-term uncertainty surrounding the adjacent
vacated alley was addressed. Planning Consultant Tangari explained that the future of the vacated
alley could not be determined at this time.

Planning Consultant Upfal clarified that the alley lies adjacent to the B-1 zoned parcel to the north
and that the existing vinyl fence runs along that boundary. There is currently no wall adjacent to the
residential portion of the property.

Commissioner Countegan asked for clarification on the specific variances that would be required.
City Attorney Schultz confirmed that the only variance necessary was for the canopy setback, but
the ZBA has discretion to impose conditions related to other site features, such as fencing, if
deemed appropriate. Commissioner Mantey asked that this understanding should be reflected in
the meeting minutes.

Chair Trafelet asked the applicant about site operations. Mr. Aoun, property owner, stated that tow
truck operations had ceased and that the neighboring building to the west operates solely as a
mechanic shop. He also confirmed that the proposed renovation would not reduce available parking
and that the site exceeds minimum parking requirements, with 14 spaces provided where 12 to 13
are required.

Ms. Alsarout confirmed that the dumpster is positioned between parking spaces due to a sanitary
sewer easement that prevents placement in the rear. The adjacent parking spaces will be reserved
for employees to avoid potential conflicts. The project team is working with a civil engineer to

develop an underground stormwater retention system consistent with city engineering standards.

MOTION by Stimson, support by Aspinall, that the application for Site Plan Approval 62-12-2024,
dated November 4th, 2024, as revised September 10th, 2025, submitted by Riham Sarout, be
approved, because it appears to meet all applicable requirements of the Zoning Chapter, subject
to the following conditions and determinations:
1) All outstanding issues identified in the Giffels Webster’s October 9th, 2025 review shall be
addressed to the reasonable satisfaction of the City Planner.
2) All outstanding issues identified in the City Engineer's September 30th, 2025, inter-office
correspondence be addressed to the reasonable satisfaction of the City Engineer.
3) All outstanding issues identified in the Fire Marshal's October 3rd, 2025, inter-office
correspondence be addressed to the reasonable satisfaction of the Fire Marshal.

CONDITIONS AND DETERMINATIONS:
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1) The pump canopy within the front setback is not permitted without a variance from the
Zoning Board of Appeals.

2) The total amount of front yard open space is an existing condition and may be less than
50%, as shown on the plans.

3) The landscaped area along Middlebelt Road is shown on the plans to be less than 10’ deep
and is permitted if additional landscaping is provided.

4) Rooftop mechanical equipment must be screened as required.

5) The 2-foot high knee wall shown on the plans along Nine Mile is permitted to be located
entirely within the right-of-way, subject to obtaining all necessary right-of-way permits.

6) If left as open space with no doors open to it, the proposed greenbelt and the existing six-
foot high vinyl screening fence, both situated along the northern lot line, may be used
instead of the six-foot high wall required when commercial sites abut a residential district.

7) The illumination levels must be brought into compliance.

8) Pedestrian connections to the Nine Mile or Middlebelt Road sidewalks must be provided.

9) The proposed building materials shall comply with the commercial design standards
adopted in the zoning ordinance as amended 9/22/2025.

Roll call vote:
Ayes — Mantey, Grant, Aspinall, Countegan, Ware, Stimson, Trafelet
Nays — None

Motion passed 7-0 (Brickner recused).
Commissioner Brickner rejoined the Commission on the dais.

SITE PLAN 62-8-2025

LOCATION: 29820 Nine Mile Rd.

PARCELI.D.: 22-23-26-482-001

PROPOSAL: Renovate existing building as Warehouse within LI-1, Light Industrial
District

ACTION REQUESTED: Site plan approval

APPLICANT: Joseph S. Novitsky

OWNER: llan Hazan

Planning Consultant Review

Referencing his September 8, 2025 memorandum, Planning Consultant Tangari gave the background
and review for this request for site plan approval. The applicant proposed to use the existing 2,400-
square-foot building on the 0.32-acre site as a warehouse and to remove a smaller 720-square-foot
structure near the corner of Nine Mile and Shiawassee. The property, formerly occupied by
Randolph Fence Company, is zoned LI-1 Light Industrial and is located at a triangular intersection
with numerous dimensional and historic nonconformities.

The site, located at 29820 Nine Mile Road, is bordered by OS-1 zoning to the north, LI-1 to the east,
B-3 commercial to the south, and RA-4 single-family residential to the west. The existing drive from
Nine Mile would remain, with a proposed gate at the entrance. Due to its configuration, the site

lacks several required elements, including a labeled loading space, a compliant dumpster enclosure,
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and one required parking space. While three spaces are labeled, a fourth is available, and space
exists for a fifth, though its location would require a front yard variance.

No mechanical equipment was shown on the plan, and any proposed equipment would require
screening. A new six-foot wood privacy fence is proposed along both street frontages to replace the
existing chain-link fence, but that configuration would require a variance for fence location. The
applicant also has not provided a photometric plan or pedestrian connection to the public sidewalk.

Planning Consultant Tangari emphasized that, given the site’s constraints, multiple variances will
likely be necessary to achieve compliance, including for dumpster location, loading space, and/or
parking configuration. There were no issues with materials as proposed.

Commissioners noted that the building likely predates city zoning regulations.

Applicant presentation
Joseph Novitsky, JSN Architecture, Berkley Ml
Ilan Hazan, Owner

Mr. Novitsky explained that Mr. Hazan operates a long-established kitchen and bath remodeling
business and intends to use the property solely for small-scale material storage. The owner works
independently with no employees, machinery, or on-site refuse. Deliveries would be limited to small
trucks. Materials would be stored within the building and delivered directly to customers’ job sites.

Mr. Novitsky described the project as an opportunity to revitalize a long-challenged site with
minimal neighborhood impact. He stated that the property, formerly in poor condition, has been
improved and maintained by the owner over the past four seasons, including cleanup and regular
upkeep. To manage drainage, the team proposes installing percolating pavers to improve
stormwater infiltration, with engineering department support pending documentation of the site’s
percolation capacity.

The applicant plans to demolish the smaller 720-square-foot building near the corner and retain the
rear 2,400-square-foot structure, which was solidly built and structurally sound. Mr. Novitsky noted
coordination with the adjacent residential neighbor regarding the existing fence line, which sits
approximately four feet inside the neighboring property. Both parties have agreed that the applicant
will replace the chain-link fence with a precast masonry wall with individual piers that will preserve
the existing mature trees. Novitsky emphasized the goal of maintaining a clean, attractive, and low-
impact site consistent with the neighborhood’s character.

Mr. Hazan, owner, confirmed that he has obtained a demolition permit for the smaller front
building. He explained that after many years of operating his remodeling business from
Northwestern Highway, he purchased this site to consolidate his storage and remain in Farmington
Hills. Mr. Hazan reiterated that he works alone, visits the property infrequently, and performs no
noisy or hazardous operations. Deliveries would involve only small trucks or vans. He currently
maintains the site’s landscaping and cleanliness regularly.
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Mr. Hazan expressed his commitment to beautifying the property and contributing positively to the
area’s appearance. He noted that removing the front building would improve traffic visibility at the
intersection and create a more attractive streetscape through new landscaping and fencing
improvements.

In response to questions, the applicant gave the following further information:

e There was a garage overhead door on the east side of the building.

e Mr. Hazan closed on the property in December 2024, and has not yet obtained a certificate of
occupancy or begun operating his business from the site.

e The masonry wall was proposed only along the west side of the property adjacent to the
residential lot. They will use a non-continuous footing system with isolated piers, allowing
precast masonry panels to be placed between posts to preserve tree roots. This construction
method will comply with city standards while protecting existing vegetation.

e Mr. Hazan needed a full perimeter privacy fence to provide both security and privacy due to the
site’s exposure to both Shiawassee and Nine Mile traffic. The privacy fence will be stained wood,
with the finished side facing outward.

e Mr. Hazan intended to install a sign labeled “Kitchen and Bath Outlet” as shown on the plans,
subject to obtaining a separate sign permit from the City.

In response to questions, Planning Consultant Tangari explained that although the building itself
remained, the proposal required site plan approval because there was currently no formal parking
area, and other site elements such as screening and loading areas must be addressed. The Planning
Commission does not yet have authority under the pending ordinance amendment to waive parking
requirements.

Mr. Novitsky noted that the building exterior will be repainted, and the existing low-wattage
gooseneck light fixtures on each corner will remain in place. The lighting is subtle, the building has
been re-roofed, and the improvements result in a clean, well-maintained appearance.

Commissioners generally supported the applicant’s efforts to upgrade and improve the property.

It came out in conversation that this project required Planning Commission approval because the
proposal included paving a new parking lot, changing fencing along a residential boundary, and
adding landscaping, thereby constituting a site modification subject to Planning Commission review.
Specific issues requiring Zoning Board of Appeals action included the loading space, dumpster
location, and one parking space deficiency.

Commissioner Mantey raised a concern regarding the applicant’s plan to install a solid fence around
the property. He noted that three sides of the solid fencing would face neighboring properties and
expressed a preference for a chain-link fence, which would maintain visibility and openness. He
could not support a request for a variance for a solid fence.

MOTION by Countegan, support by Brickner, that the Planning Commission approve Site Plan 62-
8-2025, dated June 12, 2025, submitted by Joseph S. Novitsky, because it appears to meet all
applicable requirements of the Zoning Chapter, subject to the following conditions and
determinations:
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1)
2)

3)

All outstanding issues identified in Giffels Webster’s September 8, 2025 review shall be
addressed to the reasonable satisfaction of the City Planner.

All outstanding issues identified in the City Engineer’s August 29, 2025 interoffice
correspondence shall be addressed to the reasonable satisfaction of the City Engineer.
All outstanding issues identified in the Fire Marshal’s August 28, 2025 interoffice
correspondence shall be addressed to the reasonable satisfaction of the Fire Marshal.

Conditions and Determinations:

1)

2)

3)

4)

5)

6)

The existing building setbacks are existing non-conformities, and as the building is not
proposed to be structurally altered in this site plan, the Planning Commission permits these
non-conformities to persist.

Designate a loading space on the site plan; this is required to be in a rear or interior side yard.
The loading space may be designated in the maneuvering lane if deliveries are scheduled
when they do not conflict with customer or on-site vehicle movements. This condition shall be
noted on the plan. Otherwise, a variance from the Zoning Board of Appeals is required if the
loading zone cannot be accommodated.

A dumpster and associated enclosure are required in the LI-1 District. If a dumpster enclosure
cannot be accommodated on the site, a variance from the Zoning Board of Appeals is required
to omit the enclosure.

Based on parking requirements for a warehouse, the site is deficient by one parking space.
The Planning Commission may not approve parking reductions for sites with fewer than ten
spaces. If parking requirements cannot be met, a variance from the Zoning Board of Appeals is
required to address this deficiency.

Any rooftop mechanical equipment must be screened in accordance with ordinance
requirements; this note shall be added to the plan.

The new six-foot wood privacy fence shown on the site plan is not compliant and requires a
variance from the Zoning Board of Appeals to be installed in the proposed location. This
condition excludes the masonry fence along the west property line, which is compliant.

Motion discussion:

Mr. Novitsky pointed out that there would be no rooftop equipment or need for mechanical
screening on the site, as the building uses only a gas-fired appliance and does not require air
conditioning. He also explained that the loading area would not accommodate large trucks due to
the site’s limited space and would instead serve only small delivery vans. City Attorney Schultz
advised that those arguments would need to be made before the Zoning Board of Appeals.

The Chair recognized Andrew Buck, 29845 Shiawassee. Mr. Buck said he lived adjacent to this site,
and spoke in support of the proposal. The site had long been underutilized and in poor condition,
and the proposed improvements would enhance the appearance and vitality of this highly visible
area. He also confirmed agreement regarding the existing fence line and affirmed that the
redevelopment represents a clear benefit for both the city and local residents.

Commissioner Mantey stated that he would vote against the motion, because he felt the site plan
should have allowed for the option of a six-foot chain link fence rather than requiring a solid wood
privacy fence, both of which would need a variance. He continued to support a chain link fence in

this location.
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Roll call vote:

Ayes — Stimson, Ware, Countegan, Aspinall, Grant, Brickner, Trafelet
Nays — Mantey

Motion passed 7-1.

LOT SPLIT 3 AND 4, 2025 (FINAL)

LOCATION: 28500 Oak Crest Dr. and 0 Rockridge Lane

PARCELI.D.: 22-23-01-177-025 & 027

PROPOSAL: Combining two parcels then split into four parcels within RA-1,
One Family Residential District

ACTION REQUESTED: Lot split approval (final)

APPLICANT: Jason M. and Lauryn M. Curis

OWNER: Jason M. and Lauryn M. Curis

Referencing her September 23, 2025 memorandum, Planning Consultant Upfal gave the background
and review for this lot split request.

The property is part of the Franklin Oaks Subdivision, originally platted in 1945 and later amended in
1966 to require site access from Oakcrest Drive and prohibit access from Rockridge Lane when a
school was built there. After the school’s demolition in 2012, the site has remained vacant. In 2018,
the current owners purchased the property and obtained a court-approved consent judgment with
the Franklin Oaks Subdivision, allowing the two parcels to be split into four residential lots subject to
various conditions.

The consent judgment, not yet recorded, includes restrictions governing lot configuration, minimum
home size, tree preservation on Lot 4, construction access, architectural compatibility, and limits on
future access from Oakcrest Drive. The proposed split would create four residential lots at the bulb
end of Rockridge Lane, maintaining a future easement between Parcels 2 and 3 for road access.

The combined property area is 12.52 acres and zoned RA-1, Single-Family Residential. Three of the
proposed lot widths, as shown on the updated survey, do not meet the 100-foot minimum width
requirement for the zoning district. Because of this, the lots would require variances from the
Zoning Board of Appeals before the Planning Commission could grant final approval. Under the city’s
subdivision ordinance, if any parcel fails to meet zoning requirements, the Planning Commission
must deny the split until variances are obtained.

Further, the proposed lots exceed the allowable three-to-one depth-to-width ratio, though this
requirement can be waived by the Planning Commission. The irregular lot shapes are a result of the
cul-de-sac location and are not inconsistent with other large lots in the neighborhood, which range
from 2.65 to 11 acres.

Other considerations included potential driveway placement conflicts, preservation of woodlands on
Lot 4, and confirmation that the site is not impacted by wetlands.
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Commissioner Mantey asked about an existing pedestrian easement shown on the plans,
questioning whether it was being considered as part of the current application. Planning Consultant
Upfal responded that the easement would remain on Parcel 4 and was not being altered by the
proposed lot split.

Commissioner Mantey noted that from a planning perspective, it would be beneficial for the city to
consider maintaining or reconfiguring the pedestrian connection between the cul-de-sacs in this
area to enhance walkability. He observed that the existing long pedestrian path likely originated as
access to the former school site and suggested that a more direct pedestrian link between Parcels 3
and 4 could provide neighborhood connectivity. While acknowledging that the Commission was not
voting on this issue, he emphasized that pedestrian access between neighborhoods is generally
regarded as a best planning practice.

Attorney Donald Rump, representing the applicants, introduced himself and noted that he had
represented the property owners during the Circuit Court and Court of Appeals proceedings that
resulted in the consent judgment referenced in the staff report.

MOTION by Stimson, support by Grant, that Lot Split 3 and 4, 2025 (Final) dated October 24, 2024,
submitted by Jason M. and Lauryn M. Curis be denied because it appears that the applicable
provisions of Chapter 34-3.1.4.E of the Zoning Ordinance are not met. Proposed parcels 1, 2, and 3
do not meet the lot width requirements.

Roll call vote:

Ayes — Stimson, Ware, Countegan, Aspinall, Grant, Mantey, Trafelet
Nays — Brickner

Motion passed 7-1.

APPROVAL OF MINUTES September 18, 2025, Regular Meeting
MOTION by Ware, support by Countegan, to approve the September 18, 2025 Regular Meeting
minutes as submitted.

Motion passed unanimously by voice vote.

PUBLIC COMMENT
None

COMMISSIONER/STAFF COMMENTS

Commissioners welcomed Erik Lindquist as the new Planning Commissioner. Mr. Lindquist introduced
himself, noting that he had served on the Zoning Board of Appeals for 18 years and was excited to make
this transition.

City Planner Mulville-Friel noted there was correspondence regarding a master plan update from the
Village of Franklin.

Commissioner Brickner expressed concern about the city’s current ordinance restricting new gas

stations and car washes. He referenced a previously approved car wash project on Drake Road that was
never constructed, leaving the site vacant. The developer instead purchased and relocated to an existing
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station at Grand River and Orchard Lake Road in Farmington, resulting in continued underuse of the
original property. Commissioner Brickner suggested the Planning Commission consider revising the
ordinance to allow gas stations or car washes as special land uses in limited zoning districts, rather than
maintaining a total ban on new facilities unless they replace existing ones.

ADJOURNMENT
MOTION by Stimson, support by Countegan, to adjourn the meeting.
Motion passed unanimously by voice vote.

The meeting ended at 10:28pm.
Respectfully submitted,
Kristen Aspinall,

Planning Commission Secretary

Jcem
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