500 West Big Beaver
Troy, Ml 48084 248.524.3364

troymi.gov planning@troymi.gov

S

MICHIGAN

PLANNING COMMISSION
MEETING AGENDA
REGULAR MEETING
Tom Krent, Chairman, David Lambert, Vice Chairman

Ollie Apahidean, Karen Crusse, Carlton Faison,
Michael W. Hutson, Marianna Perakis, Sadek Rahman and John J. Tagle

November 10, 2020 7:00 P.M. Remote Meeting

Public Comment may be communicated to the Planning Commission via telephone voice mail by
calling 248.524.1305 or by sending an email to planning@troymi.gov. All comments will be
provided to the Planning Commission.

1. ROLLCALL

2.  SUSPENSION OF PLANNING COMMISSION BYLAWS

3. APPROVAL OF AGENDA

4. APPROVAL OF MINUTES - October 27, 2020

5.  PUBLIC COMMENT - For Items Submitted via Email or Telephone Message

SITE PLAN APPROVAL

6. PRELIMINARY SITE PLAN REVIEW (File Number SP2019-0022) — Proposed Crooks Road
Townhomes, West side of Crooks Road, North of Wattles Road, Section 17, Currently Zoned NN
(Neighborhood Node “1”) District.

OTHER ITEMS

7. CITY OF TROY MASTER PLAN AMENDMENT

8. PLANNING COMMISSION COMMENT

9. ADJOURN

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

Televised Live, Government Channel WTRY (10 WideOpenWest and 17 Comcast) Replayed Wednesdays 3:00 pm, 6:00 pm and 11:00 pm
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PROPOSED RESOLUTION

PROPOSED RESOLUTION TO TEMPORARILY SUSPEND THE PLANNING COMMISSION
RULES OF PROCEDURE

Resolution # PC-2020-11-
Moved by:
Seconded by:

WHEREAS, the Michigan Department of Health and Human Services (MDHHS) Director
Robert Gordon issued an Order on October 5, 2020 under MCL 333.2253 restricting indoor
gathering sizes to protect public health and safety, and

WHEREAS Public Act 228 of 2020 permits public meetings to be held by electronic means
where an in person meeting could detrimentally increase exposure of board members and the
general public to COVID-19,

THEREFORE BE IT RESOLVED, That as allowed by Planning Commission Rules of
Procedure Article 1V, Section 6, the Troy Planning Commission hereby TEMPORARILY
SUSPENDS the requirement of holding a meeting at the Troy City Hall and ALLOWS all Troy
Planning Commission Members to electronically participate in any Planning Commission
meeting through December 31, 2020.

Members participating electronically will be considered present and in attendance at the
meeting and may participate in the meeting as if physically present. However, members must
avoid using email, texting, instant messaging, and other such electronic forms of
communication to make a decision or deliberate toward a decision.

RESOLVED, As allowed by Planning Commission By-laws and Rules of Procedure Article X,
the Troy Planning Commission hereby TEMPORARILY SUSPENDS AND MODIFIES the By-
laws and Rules of Procedure concerning the Order of the Agenda, as set forth in Article V,
Section 3, to consolidate the Public Comment sections of the meeting for any meeting held
through December 31, 2020.

RESOLVED, As allowed by Planning Commission By-laws and Rules of Procedure Article X,
the Troy Planning Commission hereby TEMPORARILY SUSPENDS AND ALLOWS two
methods of receiving Public Comment for virtual meetings. Public comments can be submitted
for the Planning Commission meeting by sending an email to: planning@troymi.gov. Emails
received prior to 4:00 pm on the day of the Planning Commission meeting, will be read at the
meeting and made part of the public record. Public comments can also be submitted by calling
the following phone number and leaving a voicemail message: (248) 524-1305. Recorded
voicemail messages received prior to 4:00 pm on the day of the Planning Commission meeting
will be played at the meeting. For emails and recorded messages received after the deadline,
reasonable efforts will be made to read emails and play recorded messages received during
the meeting. Email and voicemail public comments will be limited to three minutes each.
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PLANNING COMMISSION REGULAR MEETING — DRAFT OCTOBER 27, 2020

Chair Krent called the virtual Regular meeting of the Troy City Planning Commission to
order at 7:00 p.m. on October 27, 2020. Chair Krent introduced the procedure to be
followed for a remote meeting.

1.

ROLL CALL

Present:.

Ollie Apahidean
Karen Crusse
Carlton M. Faison
Michael W. Hutson
Tom Krent

David Lambert
Marianna Perakis
Sadek Rahman
John J. Tagle

Also Present:

R. Brent Savidant, Community Development Director

Ben Carlisle, Carlisle Wortman Associates

Julie Quinlan Dufrane, Assistant City Attorney

Jackie Ferencz, Planning Department Administrative Assistant
Kathy L. Czarnecki, Recording Secretary

SUSPENSION OF PLANNING COMMISSION BYLAWS

Resolution # PC-2020-10-021
Moved by:  Faison
Support by: Lambert

WHEREAS, the Michigan Department of Health and Human Services (MDHHS)
Director Robert Gordon issued an Order on October 5, 2020 under MCL 333.2253
restricting indoor gathering sizes to protect public health and safety, and

WHEREAS Public Act 228 of 2020 permits public meetings to be held by electronic
means where an in-person meeting could detrimentally increase exposure of board
members and the general public to COVID-19,

THEREFORE BE IT RESOLVED, That as allowed by Planning Commission Rules of
Procedure Article IV, Section 6, the Troy Planning Commission hereby TEMPORARILY
SUSPENDS the requirement of holding a meeting at the Troy City Hall and ALLOWS all
Troy Planning Commission Members to electronically participate in any Planning
Commission meeting through December 31, 2020.

Members participating electronically will be considered present and in attendance at the
meeting and may participate in the meeting as if physically present. However, members
must avoid using email, texting, instant messaging, and other such electronic forms of
communication to make a decision or deliberate toward a decision.
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RESOLVED, As allowed by Planning Commission By-laws and Rules of Procedure
Article X, the Troy Planning Commission hereby TEMPORARILY SUSPENDS AND
MODIFIES the By-laws and Rules of Procedure concerning the Order of the Agenda, as
set forth in Article V, Section 3, to consolidate the Public Comment sections of the
meeting for any meeting held through December 31, 2020.

RESOLVED, As allowed by Planning Commission By-laws and Rules of Procedure
Article X, the Troy Planning Commission hereby TEMPORARILY SUSPENDS AND
ALLOWS two methods of receiving Public Comment for virtual meetings. Public
comments can be submitted for the Planning Commission meeting by sending an email
to: planning@troymi.gov. Emails received prior to 4:00 pm on the day of the Planning
Commission meeting, will be read at the meeting and made part of the public record.
Public comments can also be submitted by calling the following phone number and
leaving a voicemail message: (248) 524-1305. Recorded voicemail messages received
prior to 4:00 pm on the day of the Planning Commission meeting will be played at the
meeting. For emails and recorded messages received after the deadline, reasonable
efforts will be made to read emails and play recorded messages received during the
meeting. Email and voicemail public comments will be limited to three minutes each.

Yes: All present (9)
MOTION CARRIED

3. APPROVAL OF AGENDA

Resolution # PC-2020-10-022
Moved by:  Perakis
Support by: Faison

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

4. APPROVAL OF MINUTES

Resolution # PC-2020-10-023
Moved by:  Hutson
Support by: Tagle

RESOLVED, To approve the minutes of the October 27, 2020 Regular meeting as
submitted.

Yes: All present (9)
MOTION CARRIED

5. PUBLIC COMMENT - For Items Submitted via Email or Telephone Message

Ms. Ferencz reported no comments received via email or voicemail.
2
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PRELIMINARY SITE PLAN APPROVALS

6. PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2019-0045) — Proposed
The Westington, South side of Wattles, East of Crooks, Section 21, Currently Zoned NN
(Neighborhood Node “I”) District

Mr. Carlisle reviewed the Preliminary Site Plan application for The Westington. He noted
multiple family residential is a permitted use in the Neighborhood Node zoning
classification. Mr. Carlisle addressed the traffic study, architectural design features and
concerns with the massing of the building along Wattles.

Mr. Carlisle acknowledged fundamental support for multiple family use and
complimented the applicant in the style of housing proposed. He asked the Commission
in its deliberation to consider the Neighborhood Node design standards and transitional
features. Mr. Carlisle asked the applicant to clarify if the third story is a full or half story,
if one trash enclosure is sufficient and to address any comments or concerns that the
Planning Commission might have in regard to architectural design and building material.

Mr. Carlisle stated if the Planning Commission’s determination is to grant approval, the
Preliminary Site Plan application should be subject to the four conditions as identified in
his report dated October 5, 2020.

Present were Attorney Greg Obloy of Carson Fischer, Project Architect Peter Stuhlreyer
of DesignHaus, Project Engineer James Butler of Professional Engineering Associates
and Arban Stafa representing the applicant.

Mr. Obloy confirmed one trash enclosure is sufficient. He said the applicant agrees to
meet the requirements of the Fire Department for the EVA (Emergency Vehicle Access)
and to make the internal and external pedestrian connection improvements
recommended by the Planning Consultant.

Mr. Stuhlreyer addressed the building stories, setback, massing of the building along
Wattles (Building A) in context of architectural design features and visibility from street,
transition of project to single family residential, architectural design as relates to
surrounding area and apartment floor plans.

There was discussion on:

e Massing of Building A along Wattles; potential to split into two buildings.

e Traffic concerns; congestion and stacking.

e Wattles access; proximity to 7-Eleven store and Crooks Road intersection, relocate
access further east to relieve potential traffic implications.

e Building setback, in relation to 7-Eleven store.

e Traffic study; conducted year end 2019, reviewed by City January 2020.

e Potential future widening of Wattles; City Engineering department confirms the
paved section of road on the new bridge over Wattles is two lanes but constructed to
accommodate four lanes.
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e Relocate building entry to opposite side not facing Wattles; potential grading
challenges.

e Floor plans; range from 2 bedroom to efficiency, 870 square feet to 525 square feet.

e EVA, obligation of applicant to comply to Fire Department requirements and reach
private agreement with owner of private road, approval process, maintenance.

e Density, compatibility with neighborhood.

e Relationship of project to Master Plan.

e Intent of Neighborhood Node zoning.

Mr. Savidant acknowledged public comment received via email from Daniel Pap of 850
Barilane and Aashit Shah of 4088 Parkstone Court, inclusive of the agenda packet.

Ms. Ferencz reported there were no additional comments received via email or
voicemail.

Resolution # PC-2020-10-024
Moved by: Lambert
Support by: Hutson

RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning
Ordinance, as requested for the proposed The Westington Apartment Project, located
on the South side of Wattles, East of Crooks (Parcel 88-20-21-101-004, -005 and -008),
Section 21, Zoned NN (Neighborhood Node “I”) District, be postponed, for the following
reasons:

1. To address the location of the access on Wattles Road farther to the east.
2. To address concerns about the massing of the building on Wattles.
3. To further explore traffic issues on Wattles at the Crooks Road intersection.

Discussion on the motion on the floor.

Mr. Tagle stated he agrees with the concerns of the access on Wattles but has no
concerns with the massing of the building on Wattles.

Vote on the motion on the floor.

Yes: All present (9)
MOTION CARRIED

7. PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2020-0011) — Proposed
Regency of Troy Convalescent Center/Nursing Home, Southeast corner of Maple and
Axtell (2785 W Maple), Section 32, Currently Zoned IB (Integrated Industrial and
Business) District

Mr. Carlisle reviewed the Preliminary Site Plan application for Troy Convalescent
Center/Nursing Home. He noted changes in the application that received previous

4
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approval in 2017. Mr. Carlisle said the applicant proposes to reduce the size of the site,
reduce the number of beds and two outlots would remain on Maple Road.

Mr. Carlisle reported the application meets all requirements and received approval from
the Sustainable Design Review Committee to allow parking in the front yard. Mr.
Carlisle asked the Planning Commission to consider in its deliberation the applicant’s
request to landbank 12 parking spaces and the use of EIFs building material.

Mr. Carlisle recommended Preliminary Site Plan approval with the conditions as
identified in his report dated October 6, 2020.

Project Manager lan Anderson of pH7 Architects said the proposed EIFs building
material is a more modern product than the traditional EIFs building material. Mr.
Anderson offered to use the panelized fiber cement board material as initially submitted
in lieu of the EIFs material should that be the wish of the Planning Commission.

There was discussion on:
e Petitioner preference of building material; smooth (not metallic) EIFs.
e Energy efficient construction; heat recovery design, insulation, LED light fixtures.

Ms. Ferencz reported there were no additional comments received via email or
voicemail.

It was confirmed that site plan drawings as initially submitted with the cement fiber
board panel building material is the application being voted on this evening.

Resolution # PC-2020-10-025
Moved by: Tagle
Support by: Rahman

RESOLVED, The Planning Commission hereby approves 12 landbanked off street
parking spaces as per Section 13.06.F.2.e.

BE IT FURTHER RESOLVED, The 12 landbanked off street parking spaces shall be
constructed if there is a demonstrated need for the parking spaces, as determined by
the Zoning Administrator.

BE IT FINALLY RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8
of the Zoning Ordinance, as requested for the proposed Regency of Troy Convalescent
Center/Nursing Home, located on the Southeast corner of Maple and Axtell (2785 W.
Maple), Section 32, Currently Zoned IB (Integrated Industrial and Business) District, be
granted.

Yes: All present (9)
MOTION CARRIED
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OTHER ITEMS

8. CITY OF TROY MASTER PLAN AMENDMENT

Mr. Savidant said the Michigan Planning Enabling Act requires the Planning
Commission to review the Master Plan every five years. He said the Master Plan was
last amended by City Council on August 22, 2016 and the administration is asking for
support from the Planning Commission to move forward with an update of the Master
Plan, a process that would begin in early February.

Mr. Carlisle said the current Master Plan is a good base to work from and identified
timely revisions on upcoming issues that the City might face.

Format and Layout

Public Input

Demographics and Data
COVID-19

Neighborhood Node Sub Area Plan
Land Use

Introduction

Implementation

There was a brief discussion on:
e Public Engagement

e Scope

e Timeline

Resolution # PC-2020-10-026
Moved by: Tagle
Support by: Rahman

WHEREAS, The Michigan Planning Enabling Act, Act 33 of 2008, grants the Planning
Commission of a municipality the authority to prepare a Master Plan as a guide for land
use and development; and,

WHEREAS, The Michigan Planning Enabling Act requires that at least every 5 years
after adoption of a Master Plan, a Planning Commission shall review the Master Plan
and determine whether to commence the procedure to amend the Master Plan or adopt
a new Master Plan; and,

WHEREAS, The City of Troy Master Plan was last amended on August 22, 2016. The
determination of whether to update the Master Plan or adopt a new Master Plan must
be made prior to August 22, 2021; and,

WHEREAS, The City of Troy has utilized the consulting services of Carlisle/Wortman
Associates, Inc. since 2001 and under this contract, Carlisle/Wortman, Inc. has provided
a range of planning services including preparation and amendment of the City of Troy
Master Plan; and,

6
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WHEREAS, Carlisle/Wortman Associates, Inc. prepared the Master Plan Update
Proposal to assist the Planning Commission in amending the City of Troy Master Plan.
The proposal includes a summary of proposed revisions, public engagement strategies
and project scope; and,

WHEREAS, The Planning Commission has determined that the City of Troy Master
Plan should be amended as per the Master Plan Update Proposal.

THEREFORE BE IT RESOLVED, The Planning Commission RECOMMENDS to City
Council that the Master Plan Update Proposal prepared by Carlisle/Wortman
Associates, Inc. to assist the Planning Commission in amending the City of Troy Master
Plan be APPROVED.

BE IT FINALLY RESOLVED, The Planning Commission RECOMMENDS that City
Council AUTHORIZE the commencement of the Master Plan amendment process.

Yes: All present (9)
MOTION CARRIED

PLANNING COMMISSION COMMENT

There were general Planning Commission comments, some relating to:
e Proposed Text Amendments; timeline of approval through City Council.
e Posting agendas on social media; means to encourage public participation.

The virtual Regular meeting of the Planning Commission adjourned at 9:34 p.m.

Respectfully submitted,

Tom Krent, Chair

Kathy L. Czarnecki, Recording Secretary

C:\Users\bob\Documents\Kathy\COT Planning Commission Minutes\2020\2020 10 27 Regular Meeting_Draft.doc



DATE: November 10, 2020

TO: Planning Commission

FROM: R. Brent Savidant, Community Development Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP2019-0022) — Proposed

Crooks Road Townhomes, West side of Crooks Road, North of Wattles Road,
Section 17, Currently Zoned NN (Neighborhood Node “I”) District

The petitioner Tollorook North LLC submitted the above referenced Preliminary Site Plan
application for a 74-unit residential townhome project.

The original submittal was for a 60-unit development on 3.41 acres. The Planning Commission
considered the item at the September 24, 2019 Regular meeting. The item was postponed to
provide the applicant with an opportunity to address issues identified by residents, staff and the
Planning Commission. The applicant acquired the 2.31 acre parcel to the south, combining it with
the original parcel to create a parcel of 5.72 acres. The site layout was redesigned and 14 units
were added. The item was then considered at the January 14, 2020 Regular meeting and again
postponed.

The property is currently zoned NN (Neighborhood Node) District. The Planning Commission is
responsible for granting Preliminary Site Plan approval for this item.

The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning
Consultant, summarizes the project. CWA prepared the report with input from various City
departments including Planning, Engineering, Public Works and Fire. City Management supports
the findings of fact contained in the report and the recommendations included therein.

Attachments:
1. Maps
2. Minutes from September 24, 2019 Planning Commission Regular meeting.
3. Minutes from January 14, 2020 Planning Commission Regular meeting
4. Report prepared by Carlisle/Wortman Associates, Inc.
5. Preliminary Site Plan.
6. Anticipated Traffic Impacts Update, Memo prepared by OHM dated January 14, 2020.
7. Public input.

G:\SITE PLANS\SP JPLN2019-0022 CROOKS ROAD TOWNHOMES\PC Memo 2020 11 10.docx

PC 2020.11.10
Agenda ltem # 6
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Note: The information provided by this application has been compiled from recorded deeds, plats, tax
maps, surveys, and other public records and data. It is not a legally recorded map survey. Users of this
data are hereby notified that the source information represented should be consulted for verification.

1,189 Feet
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Note: The information provided by this application has been compiled from recorded deeds, plats, tax
maps, surveys, and other public records and data. It is not a legally recorded map survey. Users of this
data are hereby notified that the source information represented should be consulted for verification.

1,189 Feet
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PRELIMINARY SITE PLAN REVIEW

5. PRELIMINARY SITE PLAN REVIEW (File Number SP2019-0022) — Proposed Crooks
Road Townhomes, West side of Crooks, North of Wattles, Section 17, Currently Zoned
NN (Neighborhood Node “I") District

Mr. Apahidean disclosed that as a candidate for City Council, campaign signs have
been placed on the subject property and he accepted a contribution from the developer.
He said his decisions have always been based on merit and facts alone but asked the
Board’s determination if he should recuse himself from consideration and action on the
application.

Ms. Dufrane explained a conflict of interest relates more to a pecuniary interest in a
proposed development and acceptance of a political contribution is not a conflict of
interest. Ms. Dufrane said it would be appropriate for the Board to ask any questions of
Mr. Apahidean such as the dollar amount of the contribution and to take a roll call vote
whether he should be recused.

Mr. Apahidean said he received $500 from the developer and confirmed acceptance of
the contribution is not part of a quid pro quo.

Chair Faison asked for a roll call vote on whether Mr. Apahidean should recuse himself
based on his disclosure.

Roll Call

No: Faison, Fowler, Hutson, Krent, Lambert, Rahman, Tagle
Abstain: Apahidean

Absent: Crusse

Mr. Carlisle reviewed the Preliminary Site Plan application for Crooks Road Townhomes
and said multiple family residential is a permitted use in the Neighborhood Node zoning
district. Mr. Carlisle said there was discussion with the applicant on improvements to the
proposed layout that would focus on reducing impacts upon adjacent properties and
prove a better and safer layout for future residents. He outlined the opportunities that
were discussed and indicated the applicant has not addressed them. As well, Mr.
Carlisle reported comments from the Engineering Department review.
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Mr. Carlisle said that based on site plan comments identified in his report dated
September 17, 2019, he finds the Neighborhood Node Design Standards and Site Plan
Review Standards have not been met. It is his recommendation to postpone action on
the item to allow the applicant to address the site plan items noted in his report and to
specifically address compatibility and transition.

Mr. Savidant provided a description of an emergency vehicle access (EVA).

Greg Bono of Professional Engineering Associates (PEA) addressed several different
concepts considered with respect to site and building layouts, traffic and safety
concerns, guest parking, relocation of the detention, shifting the buildings to the south,
the internal road and tandem garages. Mr. Bono said the Planning Consultant written
comments were not received in a timely manner to take into consideration prior to this
evening's meeting. He indicated they would be open to review and consider the
suggestions in the Planning Consultant report.

There was discussion on:

Elevations; building material, height, setbacks.

Density; no cap on number of units per acres.

Guest parking; number of spaces, off-street parking.

Internal road; traffic calming devices.

Transition to adjacent residential; required landscaping, proposed fence.
Compatibility with neighboring residential.

Parcels for sale to the north and south of subject property.

Meeting and/or discussion with neighbors.

Rendering, accurate representation visually in relation to site plan.

Trash collection; residential curbside.

Discretion of Planning Commission with respect to site plan improvements.
Neighborhood Node zoning district as relates to compatibility and transition to
residential.

Chair Faison opened the floor for public comment. He announced that the Board
received a significant number of written comments on the application.

The following residents voiced opposition expressing concerns with density, transition,
compatibility, traffic impact, parking, safety of children, over-development, impact on
existing utilities, emergency access, school capacity, impact on environment,
emergency access, home values and snow removal.

Paul Balas, 4087 Parkstone Court

Yi Maggie Guo, 1192 Provencial

Doug Gerard, 4197 Carson

Laura Lipinski, 4233 Carson

Andrea Noble, 1330 Bradbury, represented Woodlands of Troy HOA
Carol Fichter, 4180 Carson

Susan Turpin, 4216 Carson
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Chair Faison closed the floor for public comment.

John Bridge, 4089 Penrose
Bob Laudicina, 1286 Fountain
Brian Conolly, 4234 Carson
David Bertelsen, 4356 Cabhill
Mike Lipinski, 4233 Carson
Ken Schack, 4459 Lehigh
Daryl Dickhudt, 4143 Glencastle
Shan Jiang, 3936 Boulder
Angela He, 1347 Fountain
Weilong Hao, 4589 Tipton
Joyce Fasanga, 3709 Old Creek
Angelina Lin, 1567 Devonshire
Scott Leman, 1075 Fountain
Leon Zheng, 1126 Redding
Thomas Mikulski, 4408 Cabhill
Zachary Reed, 1395 Fountain
Om Shah, 3874 Gatwick
Jingshu Chen, 1386 Bradbury
Linas Stonys, 1251 Fountain
Gerald Rauch, 4187 Penrose
Ardis Fletcher, 1120 Jefferson
Ben Chen, 4382 Devonshire
Avis Landmesser, 568 Ottawa

Resolution # PC-2019-09-066

Moved by:  Krent
Support by: Hutson

RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning
Ordinance, as requested for the proposed Crooks Road Townhomes, located on the
West side of Crooks, North of Wattles (Parcel 88-20-17-476-013), Section 17, Zoned
NN (Neighborhood Node “I”) District, be postposed to provide the applicant with an
opportunity to address site plan items noted in the Planning Consultant report and
brought up by this Commission and the people in the audience and on the written
submissions to the Planning Commission, and specifically the items noted in the report
should be addressed to meet the Site Plan Review Standards and Neighborhood Node
Design Standards related to compatibility and transition and many other items.

Yes: All present (8)
Absent: Crusse

MOTION CARRIED
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6. PRELIMINARY SITE PLAN REVIEW (File Number SP2019-0022) — Proposed
Crooks Road Townhomes, West side of Crooks, North of Wattles, Section 17,
Currently Zoned NN (Neighborhood Node “I”) District

Ms. Perakis disclosed she formerly lived in the Woodlands subdivision from 2008
to 2014 and her home on Parkstone backed up to the subject property. She also
disclosed that the applicant is a current neighbor of hers and she was in opposition
to the applicant’s proposed apartment project that was formerly considered by the
City. Ms. Perakis said there is no conflict of interest and that she can be objective
in her consideration of the application.

Mr. Carlisle outlined the revisions the applicant proposes to the application based
on discussion from the Planning Commission, staff and the public when considered
at the September 24, 2019 meeting. He noted the site plan revisions are identified
on page 5 of his report dated January 7, 2020. Mr. Carlisle reported there are
significant outstanding site plan items on the revised site plan, as relates to
screening/landscaping along adjacent residential property lines, tree removal loss
due to the stormwater facility and lighting impact to adjacent property.

Mr. Carlisle recommended to postpone the application to allow the applicant to
address site plan items.

Present were Carmine Avantini, AICP, of Community Image Builders, Arvin Stafa,
Brandon Bronikowski, James Butler and Greg Bono, both of Professional
Engineering Associates (PEA).

Mr. Avantini presented a PowerPoint presentation and addressed the additional
acreage, decrease in density, increase in guest parking, traditional two-car
garages, increased setback, screening and buffer to residential, building height,
line of sight visual, grade difference, location of EVA, parking and pedestrian traffic.
Mr. Avantini indicated several site plan issues identified by the Planning Consultant
have been addressed. He asked for a favorable vote conditioned on the remaining
issues that could be administratively addressed through engineering and final site
plan processes.

Mr. Stafa addressed building height, grading, outlots and public engagement. Mr.
Bronikowski addressed building materials and circulated building material
samples. Mr. Bono addressed stormwater management. Mr. Butler said concerns
relating to floodplain and wetlands would be addressed through the engineering
process.
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Chair Faison opened the floor for public comment.

The following spoke in opposition, voicing concerns with grade difference,
drainage, flooding, compatibility, property values, application process, no public
engagement, traffic impact and safety.

James Chang, 4397 Bender

Latish Adnani, 4219 Crooks

Tom Reiss, 1400 Bradbury

Jerry Rauch, 4187 Penrose

Doug and Linda Gerard, 4197 Carson
Mike and Laura Lipinski, 4233 Carson
Thomas Mikulski, 4408 Cabhill
Daphne (Ntiri) and Jean-Claude Quenum, 4198 Carson
JinMing Xu, 4179 Carson

Bob Laudicina, 1286 Fountain

Paul Balas, 4087 Parkstone

Nadwa Gowda, 4412 Lehigh (illegible)
Trevor Babi, 4537 Cahill

Jeff Silagy, Whisper Way

Raghav Kashi, 4420 Cabhill

David Donnellon, architect and municipal planner; represented the seller of the
property. He stated the development is permitted by right in the Neighborhood
Node zoning district and addressed the balance between the Neighborhood Node
and Single Family Residential zoning districts.

Chair Faison closed the floor for public comment.

There was discussion on:

Grading difference, as relates to drainage and engineering design process.
Stormwater management.

Outlots; ownership, potential to build, property lines.

Wetland and floodplain, as relates to MDEQ and engineering design process.
Compatibility and transition to residential, as relates to landscape buffer,
building height, line of vision, building materials.

Line of vision scale and calculations.

Neighborhood Node districts as relates to Master Plan, philosophy.

Traffic impact; study.

“Real” density.

Engagement with neighbors; strongly encouraged.

Intent of Master Plan.

Joint meeting with City Council to discuss Neighborhood Node zoning districts.



PLANNING COMMISSION REGULAR MEETING — FINAL JANUARY 14, 2020

Ms. Dufrane interjected the discussion to state the proposed development is
permitted by right on the subject property.

Mr. Avantini asked the Board’s consideration to postpone the item to allow an
opportunity to respond to and investigate comments made this evening and to
possibly gain insight from the joint meeting.

Resolution # PC-2020-01-004
Moved by: Krent
Support by: Lambert

RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the
Zoning Ordinance, as requested for the proposed Crooks Road Townhomes,
located on the west side of Crooks, North of Wattles, Section 17, within the NN
(Neighborhood Node “1”) District, be postponed, for the following reasons:

1. Allow the applicant time to digest comments made by residents, Planning
Commission and staff and to address the site plan items identified in the
Planning Consultant report and staff review.

Yes: Apahidean, Crusse, Lambert, Faison, Krent, Rahman, Tagle
No: Hutson, Perakis

MOTION CARRIED
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Date: September 17, 2019
January 7, 2020
November 6, 2020

Preliminary Site Plan Review
For
City of Troy, Michigan

Applicant: Tollbrook North LLC

Project Name: Crooks Road Townhomes

Plan Date: March 12, 2020

Location: Between Wattles Road and Long Lake Road, on the East side of

Crooks Road
Zoning: Neighborhood Node (NN) — |

Action Requested: Preliminary Site Plan Approval

SITE DESCRIPTION

The subject site is located on the east side of Crooks Road, between Wattles Road and Long Lake
Road. The approximate 5.73-acre site is improved with two single-family homes. The two houses
will be removed if the proposed development is approved.

The applicant proposes to develop the site as a 74-unit townhome project, grouped into a total
of thirteen (13) buildings. Access to the site is via Crooks Road.

Buildings A, H, and R front on Crooks Road, and all other buildings front on interior drives. The
number of units in each building vary from 5 to 6. All units are three (3) stories in height and
accompanied by a 2-car tandem garage.

A list of full changes is included on Page 4 of this report. All housing development will be on the
east side of the drain, and the site’s detention pond will be on the west side of the drain.

Richard K. Carlisle, President Douglas J. Lewan, Executive Vice President John L. Enos, Principal
David Scurto, Principal Benjamin R. Carlisle, Principal Sally M. Elmiger, Principal ~Craig Strong, Principal R. Donald Wortman, Principal
Laura K. Kreps, Associate  Paul Montagno, Associate
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Size of Subject Property:

The parcel is 5.72 net acres

Proposed Uses of Subject Parcel:
Seventy-four (74) townhome units

Current Use of Subject Property:
The subject property is currently improved with a single-family home

Current Zoning:
The property is currently zoned NN, Neighborhood Node District

Carlisle Wortman Associates, Inc.
2Page
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Surrounding Property Details:

Direction Zoning Use
North R1-B, Single Family Single Family Residential
South NN, Neighborhood Node | Vacant/Single Family Residential
East R1-B, Single Family Single Family Residential
West R1-B, Single Family Single Family Residential

NATURAL FEATURES

Topography:

Wetlands:

Floodplain:

Woodlands:

A topographic survey has been provided on sheet C-1.0 and shows that the
site has a slightly higher elevation in the northwest portion of the property.
Elevations decrease heading toward its south and southwest boundaries.
Grading will occur on the west side of the drain to accommodate the
stormwater facility.

The applicant completed a wetland delineation on December 12, 2019.
The applicant has confirmed that an EGLE regulated wetland does exist on
the site. The applicant is proposing grading and tree planting within
wetland. Anyimpact upon wetland requires a permit from EGLE. Wetland
mitigation details are not provided. Final wetland permit is required with
final engineering review; however, applicant should confirm wetland
mitigation plan.

The Lane Drain, and associated floodplain is located at the southwest
corner of the site. The preliminary plans show that no development and
grading within the floodplain. However, the applicant will be required to
confirm the floodplain and obtain any necessary permits for floodplain
impact as part of the final engineering review.

A tree inventory has been provided on sheet T-1.1. The applicant has
identified a total of 69 woodland trees and 6 landmark trees on site. Of
the 69 woodland trees, the applicant is removing 49 and preserving 20. Of
the 6 landmark trees, the applicant is removing 5 and preserving 1.

Replacement Details

Protected Tree Inches Removed Replacement Required
Landmark 108 inches 108 inches

Woodland 447 inches 224 inches
Preservation/Mitigation Inches Preserved Credit

Landmark 13 inches 26 inches

Carlisle Wortman Associates, Inc.
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Woodland 225 inches | 450 inches

Protected Replacement Required 332 Inches

Preservation Credit 426 Inches

Total + 94-inch credit

Total Tree Mitigation Zero. The number of inches preserved and
credited exceed the mitigation required.

The noted tree removal is the same as in previous plans where access to the stormwater facility
was unclear. The applicant should confirm tree removal as a result of access to the stormwater

pond.

Items to be addressed: 1). Provide wetland mitigation plan; and 2). Confirm tree removal as a
result of access to stormwater plan.

PREVIOUS PLANNING COMMISSION REVIEW

The application was last considered in January 2020. Action on the site plan was postponed.
Staff and Planning Commission discussion included:

Compatibility and transition

Neighborhood node districts as relates to Master Plan

Access to stormwater facility

Tree removal and loss of screening due to installation of installation of stormwater facility.
Access and EVA to Crooks Road.

Pedestrian connections

Increased screening

Architecture and materials

There were a number of residents who spoke in opposition to the project. These comments
include:

Grading difference at relates to drainage and engineering design process.
Stormwater management

Wetlands and floodplain, as relates to EGLE and engineering design process
Compatibility and transition to residential, as relates to landscape buffer, building height,
line of vision, building materials

Line of vision scale and elevations

Neighborhood node districts as relates to Master Plan

Traffic impact study

Density

Engagement with neighbors

Intent of Master Plan

Joint meeting with City County to discuss intent of Neighborhood Node

Carlisle Wortman Associates, Inc.
4 Page
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SITE PLAN CHANGES

Based on the discussion from the Planning Commission, staff, and the public, the applicant has
made changes their site plan. There were no major changes to the plan since the last Planning
Commission review; however, changes include:
e Added Emergency Vehicle Access point on Crooks as requested by Fire Department
e Internally connected units via sidewalks.
e Provided access to the stormwater detention facility via Penrose Boulevard. This access
is only for stormwater facility and does not connect to the rest of the site.
e Provided pedestrian path and picnic tables around stormwater facility via Penrose
Boulevard.
e Indicated tree removal and loss of existing screening on western property line as result of
installation of stormwater facility and access via Penrose Boulevard.
e Applicant confirmed presence of state regulated wetland. Revised plan shows grading
within wetland.
e Added additional landscape screening along western property line.
e Added community pavilion.
e Replaced vinyl fence with aluminum fence along northern property line.

SITE ACCESS AND CIRCULATION

Vehicular access to the site is via Crooks Road. The applicant has removed the Emergency Vehicle
Access (EVA) connection at Carson Drive, and added an EVA on Crooks. The applicant has
connected all units via an internal pedestrian sidewalk network.

The Fire and Engineering Department confirms that access and circulation is sufficient.
Items to be addressed: None

AREA, WIDTH, HEIGHT, SETBACKS

Table 5.03.B.3, Building Form C of Section 5.03, Standards Applicable to All Districts of the Zoning
Ordinance establishes the dimensional requirements for the NN, Neighborhood Node District.
The requirements and proposed dimensions are shown in the following table.

Required Provided Compliance

Complies. Planning Commission

Front (east property 10-foot build-to-line 15 feet can grant up to a 30-foot

line) building placement.
N/A, building may be 40-feet
Side (north) placed up to property Complies
line

Carlisle Wortman Associates, Inc.
5Page
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N/A, building may be
Side (south) placed up to property 80 feet Complies
line
Rear (west) 30-foot minimum 139 feet Complies
setback
3 stories, 37.5
Maximum 4 stories, 55 feetr(t)c;f(eaik of
Building Height feet, - Complies
. . indicated on
Minimum 2 stories g
building
elevations)
Lot Coverage (Building) 30% 19.3% Complies
Minimum Open Space 15% 55.0% Complies
. . Cannot be located in L .
Parking Location front yard Within garages Complies

Items to be addressed: None

TRAFFIC

The city’s traffic engineering consultant OHM has been asked to review the plan from a traffic
impact standpoint. At the time of writing this memo, the review has not been finalized.

Items to be Addressed: Comply with traffic findings as necessary.

Section 13.06.G of the Zoning Ordinance requires:

Required Provided
Residential: 2 spaces per | 74 Units = 148 spaces | 148 garage spaces + 34 guest spaces = 182
unit spaces
Barrier Free 0 0
Bicycle Parking 0 Located within garages
Loading 0 0
Total 148 spaces 148 spaces within garages and 34 guest
spaces

As noted by the City Engineer, ADA guest parking should be provided.

Items to be Addressed: Provide ADA guest parking.

Carlisle Wortman Associates, Inc.
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LANDSCAPING

A landscaping plan has been provided on sheet L-1.0 and are supplemented by tree protection
and planting details on sheet L-1.1. The following table discusses the development’s compliance
with the landscape requirements set forth in Section 13.02.

Required: Provided: Compliance:

North Property Line:
Landscape buffering: 1 large evergreen every 10 | 59 large | Planning
Required buffering between | feet or 1 narrow evergreen | evergreen + 6- | Commission to
two differentiating land uses. every 3 feet. foot tall vinyl | consider the use
Alternative 1 or 2. privacy fence of a aluminum

= 590 feet / 10 = 59 large fence in addition

evergreen to required

screening.
Or
Alternative screening

method may be considered
by the Planning Commission.

West Property Line:
Landscape buffering: 1 large evergreen every 10 | 44 large | Complies
feet or 1 narrow evergreen | evergreen
every 3 feet.

= 400 feet / 10 = 40 large
evergreen

East Property Line:
(Crooks Road) Street Trees: 400 feet = 14 trees 21 trees Complies
The Ordinance requires that the
greenbelt shall be landscaped
with a minimum of one (1)
deciduous tree for every thirty
(30) lineal feet, or fraction
thereof, of frontage abutting a
public road right-of-way.

Overall:
Site landscaping: 15% 55% Complies
A minimum of fifteen percent
(15%) of the site area shall be
comprised of  landscape
material. Up to twenty-five

Carlisle Wortman Associates, Inc.
7Page
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percent (25%) of the required
landscape area may be brink,
stone, pavers, or other public
plaza elements, but shall not
include any parking area or
required sidewalks.

There will be significant tree removal and loss of existing screening on western property line as
result of installation of stormwater facility and access via Penrose Boulevard. The applicant
proposes instillation of landscape screening along western property line. However, there is a gap
in screening where the access road turns south. The applicant should add additional landscaping
to fill in this gap.

ISLOPE STABILIZATION
[SEED MIX, TYP.

W PROFLE PRAIRIE] ./ oh
SEED wix,_TYP. INPHORS

Add additional
landscaping to fill
screening gap

RMWA] >
SEED MIX, TYP.|Z

E17- 4768033

2

.

Transformer / Trash Enclosure:

The applicant has not indicated a central trash enclosure. It is assumed that each unit will have
trash bins in the garage to be rolled out for trash pickup.

Items to be Addressed: 1). Planning Commission to consider the use of an aluminum fence in
addition to required screening; and 2). Add additional landscaping to fill in gap,; and 3). Confirm
trash pickup.

STORMWATER

The proposed stormwater facility is located on the west side of the drain. As noted, instillation
of facility will require tree loss and existing screening along western property line. Applicant
proposes to install a dense evergreen screen to replace screening that is lost. The public works
department notes that the City will not be responsible for detention pond maintenance or
underground storm system.

Carlisle Wortman Associates, Inc.
8Page
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Items to be Addressed: None

PHOTOMETRICS

A photometric plan has been provided on sheet SL-1.0, and additional details are provided on
sheet SL-1.1. A total of 140 building light fixtures are proposed of two (2) varying types. Wall
light fixtures placed at each unit’s entrance and rear are described as having a height of six (6)
feet. A note indicates that all area light fixtures are to be directed away from neighboring
properties and roadways. Controlling light source is particularly important along northern and
western property line.

Items to be Addressed: None

FLOOR PLAN AND ELEVATIONS

Floor plans and elevations have been provided on sheets A-1 through A-7. The elevations
provided show architectural details, variations in material and pattern (brick, siding, asphalt
shingles and wood trim wrapped with aluminum), as well as general color scheme. The applicant
provided an electronic material board.

Items to be Addressed: None

DESIGN STANDARDS and SITE PLAN REVIEW STANDARDS

The Neighborhood Node design standards as well as Site Plan review standards provide the
Planning Commission with direction when reviewing the proposed site plan and design features
of this development.

Section 5.06.E. outlines Design Standards:

Building Orientation and Entrance
Ground Story Activation
Transitional Features

Site Access, Parking, and Loading

ALWNR

Please see Section 5.06.E for standard details

Section 8.06 outlines Site Plan Review Design Standards.

1. Development shall ensure compatibility to existing commercial districts and provide a
transition between land uses.

2. Development shall incorporate the recognized best architectural building design practices.

3. Enhance the character, environment and safety for pedestrians and motorists.

Carlisle Wortman Associates, Inc.
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Please see Section 8.06 for standard details

CWA Response: Make site plan changes as noted, of particular importance is impact upon
adjacent properties including proper screening/landscaping, stormwater detention access,
confirmation of tree removal/screening, and and lighting.

SUMMARY

A key tenet of the Master Plan and enforced in the zoning regulations of the form-base district is
the protection of existing neighborhoods and providing the appropriate transition from higher
intensity uses to lower or moderate-density residential areas. Section 5.06.E.3 of the Zoning
Ordinance sets forth transitional features that shall be considered in the review of any
development in the form-based district:

3. Transitional Features.

a. Transitional features are architectural elements, site features, or alterations to building
massing that are used to provide a transition between higher intensity uses and low- or
moderate-density residential areas. These features assist in mitigating potential conflicts
between those uses. Transitional features are intended to be used in combination with
landscape buffers or large setbacks.

b. Intensity. A continuum of use intensity, where moderate intensity uses are sited between
high-intensity uses and low-intensity uses, shall be developed for multi-building
developments. An example would be an office use between commercial and residential
uses.

c. Height and Mass. Building height and mass in the form of building step-backs, recess lines
or other techniques shall be graduated so that structures with higher intensity uses are
comparable in scale with adjacent structures of lower intensity uses.

d. Orientation. Primary building facades shall be placed away from the residential use.

e. Architectural Features. Similarly sized and patterned architectural features such as
windows, doors, arcades, pilasters, cornices, wall offsets, building materials, and other
building articulations included on the lower-intensity use shall be incorporated in the
transitional features.

In combination, these transitional features assist in mitigating potential conflicts between uses.

Overall, we find the proposed use to be appropriate for the site. However, there are some site
planning elements that should be considered by the Planning Commission. Though multiple-
family residential is a permitted use, multiple-family residential can include a wide range of
housing types, products, and scale. When considering the type of multiple-family proposed and
number of units, the Planning Commission should consider if the applicant has provided the
appropriate transition.

Carlisle Wortman Associates, Inc.
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Sincerely,

Bl Celn

CARI.ISLE;"WDRTMAN ASS0C,, INC.
Benjamin R. Carlisle, LEED AP, AICP

Carlisle Wortman Associates, Inc.
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LEGAL DESCRIPTION
(Per PEA, Inc.)

OVERALL PARCEL
Land in the City of Troy, Oakland County, Michigan, described
as follows:

All of Lot 3 and the north 40 feet of Lot 4, except for the
East 27 feet taken for Crooks Road, "Supervisor's Plat of Troy
Farmsites" as recorded in Liber 56 of Plats, Page 59, Oakland
County Records, and being more particularly described as:

Commencing at the East 1/4 corner of Section 17, Town 2
North, Range 11 East; thence along the east line of said
section 17, S00°01'30"E, 1620.52 feet to the extension of the
north line of said Lot 3; thence along said extension,
S89°42'00"W, 60.00 feet to the west line of Crooks Road (120
feet wide) and the POINT OF BEGINNING;

thence along said west line, S00°01'30"E, 439.30 feet;

Zhence S89°42'00"W, 291.08 feet to the west line of said Lot
thence along said west line, NO0O°01'28"E, 40.00 feet to the
south line of said Lot 3;

thence along said south line, S89°42'00"W, 304.20 feet to the
west line of said Lot 3, said line also being the east line of
"Woodlands of Troy No. 3", as recorded in Liber 207, Page 1,
Oakland County Records;

thence along said east line, NO0°01'28"E, 399.30 feet to the
north line of said Lot 3, said line also being the south line of
"Woodlands of Troy No. 4", as recorded in Liber 220, Page 7,
Oakland Count Records;

thence along said north line, N89°42'00"E, 594.91 feet to the
aforementioned west line of Crooks Road and the Point of
Beginning.

Containing 5.72 acres of land, more or less.

LOCA
NOT

LOCA
(PER

FLOODPLAIN:
(Per Flood Insurance Rate Map Number 26125C—0533F.
Revised Date September 29, 2009)

BY GRAPHICAL PLOTTING, THE SITE LIES WITHIN:

SPECIAL FLOOD HAZARD AREAS SUBJECT TO INUNDATION BY
THE 1% ANNUAL CHANCE FLOOD

The 1% annual chance flood (100 year flood), also known as
the base flood, is the flood that has a 1% chance of being
equaled or exceeded in any given year. The Special Flood

12"ST (REF)

z

—%7] Hazard Area is the area subject to flooding by the 1% annual
;qbc_’i' chance flood. Areas of Special Flood Hazard include Zones A,
AE, AH, AO, AR, A99, V and VE. The Base Flood Elevation is
the water—surface elevation of the 1% annual chance flood.
ZONE A — No Base Flood Elevations determined.
l\
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CAUTION!

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

THIS DRAWING AND DESIGN ARE THE PROPERTY OF
PEA, INC. THEY ARE SUBMITTED ON THE CONDITION
THAT THEY ARE NOT TO BE USED, REPRODUCED, OR
COPIED, IN WHOLE OR IN PART, OR USED FOR
FURNISHING INFORMATION TO OTHERS, WITHOUT THE
PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
HEREBY SPECIFICALLY RESERVED. © 2018 PEA, INC.

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

3 FULL WORKING DAYS
BEFORE YOU DIG CALL

811

Know what's below

Call before you dig
MISS [ﬁ System, Inc.

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

PEA, Inc.

2430 Rochester Ct, Ste 100
Troy, Ml 48083-1872
t: 248.689.9090
f: 248.689.1044
www.peainc.com

GMB

| Pm.

TROY, MI 48084
GMB | SUR. KTR
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TOPOGRAPHIC SURVEY
CROOKS RD. MULTI-FAMILY

CITY OF TROY, OAKLAND COUNTY, MICHIGAN
DN.

PART OF THE SE 1/4 OF SECTION 17, T. 2N., R. 11E.,

TOLLBROOK NORTH LLC
1612 MUER DR

GMB
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FLOODPLAIN:
(Per Flood Insurance Rate Map Number 26125C—0533F.
Revised Date September 29, 2009)

LEGAL DESCRIPTION
(Per Warranty Deed, as recorded in Liber 48572, Page 470, Oakland County Records)

PARCEL NO 20-17-476-013 (#4115 Crooks Road)
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BY GRAPHICAL PLOTTING, THE SITE LIES WITHIN: Land in the City of Troy, Oakland County, Michigan, described as follows: 1
iﬁﬁ?}ﬁt Eh?«?l%EHléEégg AREAS SUBJECT TO INUNDATION BY THE 1% The North 1/2 of Lot 3 except the East 27 feet taken for Crooks Road, :
The 1% annual chance flood (100 year flood), also known as the base flood, Sypervisor's Plat of Troy Farmsites, according to the plat thereof as recorded in | L |
is the flood that has a 1% chance of being equaled or exceeded in any Liber 56 of Plats, Page 59, Oakland County Records. a | POki=
given year. The Special Flood Hazard Area is the area subject to flooding |
by the 1% annual chance flood. Areas of Special Flood Hazard include Zones } !
A, AE, AH, AO, AR, A99, V and VE. The Base Flood Elevation is the 8.54 19.67
water—surface elevation of the 1% annual chance flood. LEGAL DESCRIPTION FIRE TRUCK
(Per Warranty Deed, as recorded in Liber 48572, Page 470, Oakland County Records)
ZONE A — No Base Flood Elevations determined. Width ) ge?z,
PARCEL NO 20-17—-476—-014 (#4095 Crooks Road) Track . 7.61
Land in the City of Troy, Oakland County, Michigan, described as follows: Lock to Lock Time . 5.0
Steering Angle : 40.0
The South 1/2 of Lot 3 except the East 27 feet taken for Crooks Road,
Supervisor's Plat of Troy Farmsites, according to the plat thereof as recorded in
Liber 56 of Plats, Page 59, Oakland County Records.
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DRIVE APPROACH. REFER TO
DETAIL ON SHEET C-5.0.

NOTE:

BICYCLE PARKING WILL BE
ACCOMMODATED WITHIN
EACH INDIVIDUAL UNIT.

SIDEWALK RAMP 'TYPE R' ®

REFER TO LATEST M.D.O.T. R—28 STANDARD RAMP
AND DETECTABLE WARNING DETAILS
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PROPOSED CONCRETE EVA DRIVE

W/RESTRICTED ACCESS PER CITY
STANDARD DETAIL.

SYSTEM AT EMERGENCY

VEHICLE ACCESS DRIVE. REFER
TO DETAIL ON SHEET C-5.0.

SITE DATA TABLE:
SITE AREA: 5.72 ACRES (249,257 SF) (LESS THE 60' 1/2 R.O.W.)
ZONING: NN NODE I, BUILDING FORM C

EXISTING USE: SINGLE—FAMILY RESIDENTIAL
PROPOSED USE: MULTI-FAMILY RESIDENTIAL

BUILDING INFORMATION:
PROPOSED UNITS = 74 UNITS
BUILDING FOOTPRINT AREA:

BUILDING LOT COVERAGE

OPEN SPACE = 130,774 / 237,614 = 55.0%

SETBACK REQUIREMENTS: REQUIRED: PROPOSED:
FRONT (EAST): 10' 15.00'
SIDE (NORTH): o' 10.00'
SIDE (SOUTH): o' 48.27'
REAR (WEST): 30' 139.69'

PARKING CALCULATIONS:
MULTI-FAMILY RESIDENTIAL =
TOTAL PARKING REQUIRED =

TOTAL PARKING PROVIDED = 148 GARAGE SPACES + 34 GUEST SPACES

5—UNIT = 3,253 SF
6—UNIT = 3,899 SF

4(3,253) + 9(3,899)
48,103 / 249,257 = 19.3%

2 SPACES PER UNIT
2 * 74 UNITS = 148 SPACES

182 SPACES

GENERAL NOTES:

THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVITIES ON THIS
PROJECT.

2. REFER TO SHEET C-—5.0 FOR ON—SITE PAVING DETAILS.
3. REFER TO SHEET C—5.0 FOR ON—SITE SIDEWALK RAMP DETAILS.
4. 'NO PARKING—FIRE LANE' SIGNS SHALL BE POSTED ALONG ALL

5. ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH CITY OF

6. THE CONTRACTOR SHALL NOTIFY THE CITY ENGINEER AND/OR THE

7. ANY WORK WITHIN THE STREET OR HIGHWAY RIGHTS—OF—WAY

8. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO

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

FIRE LANES AT 100 FOOT INTERVALS OR AS DIRECTED BY THE
FIRE OFFICIAL.

TROY CURRENT STANDARDS AND REGULATIONS.

AUTHORITY HAVING JURISDICTION 3 BUSINESS DAYS PRIOR TO
THE BEGINNING OF CONSTRUCTION.

SHALL BE PERFORMED IN ACCORDANCE WITH THE REQUIREMENTS
OF THE AGENCIES HAVING JURISDICTION AND SHALL NOT BEGIN
UNTIL ALL NECESSARY PERMITS HAVE BEEN ISSUED FOR THE
WORK.

ADJUST THE TOP OF ALL EXISTING AND PROPOSED STRUCTURES
(MANHOLES, CATCH BASINS, INLETS, GATE WELLS ETC.) WITHIN

GRADED AND /OR PAVED AREAS TO FINAL GRADE SHOWN ON
THE PLANS. ALL SUCH ADJUSTMENTS SHALL BE INCIDENTAL TO
THE JOB AND WILL NOT BE PAID FOR SEPARATELY.

XREF: S:PROJECTS\2018\2018238A\DWG\18238—TOPOBASE.DWG
XREF: S:PROJECTS\2018\2018238A\DWG\SITE PLANS\X—-BASE—18238A.DWG

XREF: S:PROJECTS\2018\2018238A\DWG\SITE _PLANS\X—TBLK—18238A.DWG

CAUTION!

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

THIS DRAWING AND DESIGN ARE THE PROPERTY OF
PEA, INC. THEY ARE SUBMITTED ON THE CONDITION
THAT THEY ARE NOT TO BE USED, REPRODUCED, OR
COPIED, IN WHOLE OR IN PART, OR USED FOR
FURNISHING INFORMATION TO OTHERS, WITHOUT THE
PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
HEREBY SPECIFICALLY RESERVED. © 2018 PEA, INC.

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

3 FULL WORKING DAYS
BEFORE YOU DIG CALL

811

Know what's below

Call before you dig
MISS [ﬁ System, Inc.

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

PEA, Inc.

2430 Rochester Ct, Ste 100
Troy, Ml 48083-1872
t: 248.689.9090
f: 248.689.1044
www.peainc.com

TOLLBROOK NORTH LLC
1612 MUER DR.
TROY, M| 48084
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BENCHMARKS
(GPS DERIVED — NAVD88)

BM #300
BENCHTIE IN NORTH SIDE OF POWERPOLE, +290'
SOUTHEAST FROM SOUTHEAST HOUSE CORNER
#4115,

ELEV. — 739.19

BM #301
BENCHTIE IN WEST SIDE OF POWERPOLE, +133'
SOUTHEAST FROM SOUTHEAST HOUSE CORNER
#4115,

ELEV. — 745.59

BM #302
BENCHTIE ON WEST SIDE OF POWERPOLE, +62'

EAST OF HOUSE #4165.
ELEV. — 746.60

ROSE BLVD
DE — PUBLIC)

24"ST CMP
INV 736.64

12"'ST CMP
INV 737.00 -

WETLAND BOUNDARY
FLAGGED BY PEA, INC.
12—-12-2019
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,,,,, SRR | SCALE: 1" = 30"
| DRAWING NUMBER:
|
| XREF: S:PROJECTS\2018\2018238A\DWG\18238—TOPOBASE.DWG ‘ :_4 O
NOT FOF CONSTRU CTION XREF: S:PROJECTS\2018\2018238A\DWG\SITE PLANS\X—BASE—18238A.DWG .
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PRODUCT — GRASSPAVE’ BY INVISIBLE STRUCTURES

50 CM (19.7") OR EQUAL
UNIT SIZES:
16.7 CM 1. 50 CM x 50 CM x 2.5CM (20" x 20" x 1")
, . 25 CM 2. 100 CM x 100 CM x 2.5CM (40" x 40" x 1)
(6.6") (0.8") UNIT WEIGHT:

1. 510 GRAMS (18 0Z.)
2. 2 KG (4.5 LBS.)

STRENGTH:

COLOR: BLACK (STANDARD)

RESIN:

GRASSPAVE2  SQUARES

ADJACENT GRASSPAVE?

8.3 CM (3.3")
2.3 CM (0.9")
6 CM (2.4")

SEE ENLARGEMENT BELOW

PLAN

HYDROGROW MIX BELOW RING
SUPPLIED FREE BY MANUF.

FILL RINGS WITH CLEAN SAND

COMPACTED MDOT 21AA
DENSE GRADED AGGREGATE
BASE COURSE

10"

COMPACTED
SUBGRADE

SOD

TOP OF GRASS ROOT MASS (6 MM;
1/4" ABOVE TOP OF RING)

GRASSPAVE® ATTACH WITH
PEG AND HOLE

PLACE HYDROGROW MIX
BETWEEN RING AND
BASE COURSE
[orIororIorIorioriorierieriorion
s &&&%&%&%ﬁ%
FILL RINGS WITH—/ COMPACTED MDOT 21AA DENSE

GRADED AGGREGATE BASE COURSE

O

CLEAN SAND
ENLARGEMENT

NOTE: GRASS/PLANT TYPES SHALL BE SPECIFIED BY A
LANDSCAPE ARCHITECT OR LANDSCAPE DESIGNER

GRASS PAVERS

100% POST—CONSUMER
RECYCLED HDPE/LDPE

SQUARES

402 KG/CM* (5720 PSI)

GUTTER
PAN

PLACE 3/4" HOOK BOLTS AT 40"
0.C. OR AS DIRECTED BY THE
FIELD INSPECTOR.

MDOT DRIVEWAY

Q
S &
Sks
I ALIGN DRIVEWAY RETURN TO FIT OPENING | 5L Do
IN CURB AND GUTTER &, @ GUTTER 1'=6" + CURB
VAN & GUTTER
JSE MATCH FLOW
2 g N PAVEMENT | |INE
- 1'-6 1'—g" $§$ THICKNESS, 1" _MIN.
o MIN. AT MIN. 8" _
FLOW LINE —\ M% Q%3 J__ _J_ .
SR = 4 &O
r - — N ) { ) v °%
D — _ f ~~ ~_ N -
PLANE OF WEAKNESS JOINTS —,
REINFORCEMENT
A AS IN ADJACENT
1" EXPANSION JOINT 1" EXPANSION CURB & GUTTER MDOT 3500 PSl, P1

JOINT 6AA CONCRETE
4" MIN. MDOT 21AA AGGREGATE

COMPACTED TO 95% OF MAX. DRY
UNIT WEIGHT PER ASTM D—1557.
SECTION A—A

OPENING—DETAIL ‘M’

NOT TO SCALE

1.5" MDOT 1

BOND COAT

(27% MAX. R.A.

8" MDOT 21AA CRUSHED
LIMESTONE BASE COURSE

APPROVED SUBGRADE OR
ENGINEERED FILL COMPACTED
TO 95% OF MAX. DRY UNIT
WEIGHT PER ASTM D-1557.

(SS—1H at 0.05 GALS/S.Y.)

2.5" MDOT 1100L—20AA OR 13A
ASPHALT LEVELING COURSE

COMPACTED TO 95% MAX. DRY ~ |
UNIT WEIGHT PER ASTM D-1557 %

100T-20AA OR

36A ASPHALT WEARING COURSE
(17% MAX. R.A.P. CONTENT)

2.0" MDOT 1100T—20AA OR
36A ASPHALT WEARING COURSE
(17% MAXIMUM R.A.P. CONTENT)

BOND COAT

AR
TH

NOTE:
ALL SPECIFIED THICKNESSES

(SS-1H at 0.05 GALS/S.Y.)

2.5" MDOT 1100L—20AA OR 13A

E FINAL COMPACTED
ASPHALT LEVELING COURSE

ICKNESSES, TYP.

P. CONTENT)

(27% MAXIMUM R.A.P. CONTENT)

v

y 2

= N

TN

TP

7

10" MDOT 21AA CRUSHED

LIMESTONE BASE COURSE
COMPACTED TO 95% MAX. DRY
UNIT WEIGHT PER ASTM D-1557

UNDISTURBED SUBGRADE OR
[—————_ ENGINEERED FILL COMPACTED
TO 95% OF MAX. DRY UNIT

STANDARD DUTY ASPHALT DETAIL

(NOT FOR USE IN THE RIGHT—OF—WAY)

NOT TO SCALE

WEIGHT PER ASTM D-1557.

HEAVY DUTY ASPHALT DETAIL

(NOT FOR USE IN THE RIGHT—OF—WAY) NOT TO SCALE

AGGREGATE BASE NOTE:

BASE IS PROPOSED IN LIEU O
INC. WILL REQUIRE A MINIMUM

SECTION 902, THEN THE 25%

THIS PAVEMENT SECTION DESIGN ASSUMES THE USE OF MDOT 21AA CRUSHED
LIMESTONE BASE MATERIAL THAT MEETS THE REQUIREMENTS OF MDOT STANDARD
SPECIFICATION SECTION 902 FOR AGGREGATES. IF CRUSHED CONCRETE AGGREGATE

TESTING DOCUMENTATION IS PROVIDED TO PEA, INC. THAT SHOWS THAT THE
CRUSHED CONCRETE MATERIAL MEETS ALL REQUIREMENTS OF MDOT SPECIFICATION

F THE SPECIFIED CRUSHED LIMESTONE MATERIAL, PEA
25% INCREASE IN BASE THICKNESS. HOWEVER, IF

INCREASE IN THICKNESS MAY BE REEVALUATED.

ASPHALT MATERIAL NOTES:
HOT—MIX ASPHALT MIXTURES

PG58-22. IF ASPHALT MIXES

ACCEPTABLE ON THIS PROJEC
SHOULD BE FORWARDED TO P

MEET MDOT SPECIAL PROVISION 12SP501(E). THE BINDER GRADE FOR THIS WORK IS

PROJECT, THE ASPHALT BINDER MUST BE REVISED PER MDOT 'TIER 1' OR 'TER 2'
REQUIREMENTS (RAP CONTENT UP TO 27% MAXIMUM). TIER 3 MIXES ARE NOT

UTILIZING RECYCLED ASPHALT PAVEMENT (RAP) MUST
CONTAINING RAP ARE TO BE SUPPLIED FOR THIS

T. AN ASPHALT MIX DESIGN FOR ALL SPECIFIED MIXES
EA INC. FOR REVIEW PRIOR TO CONSTRUCTION

NOTE:
RETAINING WALL
SHOP DRAWINGS

CONTRACTOR PRIOR TO CONSTRUCTION.

DESIGN CALCULATIONS AND
TO BE PROVIDED BY THE

FILL (12"
MIN DEPTH)

M.D.O.T. 6A
DRAINAGE
AGGREGATE

M.D.O.T. CLASS II BACKFILL
COMPACTED 95% OF MAXIMUM
STANDARD PROCTOR DENSITY

APPROX.
EXCAVATION LINE

IMPERVIOUS FILL

GRANULAR LEVELING PAD 6" THICK
MIN. M.D.O.T. 21AA AGGREGATE,
COMPACTED TO 95% MAX DENSITY
(COORDINATE W/MANUFACTURER'S
RECOMMENDATIONS.)

RAILING, TYP. SEE PLAN FOR
LOCATION. EMBED INTO WALL PER
MANUFACTURER'S RECOMMENDATIONS.

STANDARD CAP UNIT, TYP. ADHERE TO
TOP UNIT USING CONCRETE ADHESIVE.

STANDARD RETAINING WALL
UNIT. COLOR TO BE
DETERMINED BY OWNER.

e =
6" DIA. HDPE N—12 PERFORATED 5

T UNDERDRAIN WITH FILTER SOCK. o

- (PROVIDE DRAIN OPENING EVERY by

4 20 FEET, TYP.) o

INSTALL NON—WOVEN GEOTEXTILE
FILTER FABRIC BEHIND WALL UNITS
AS SHOWN, TYP. (MIRAFI 140N OR
EQUAL)

SECTION THROUGH RETAINING WALL

NOT TO SCALE

ololo| 2|
Y ] K P B e
N A B = e ';:
A KX R S S )
as|<=|=[2| o=
NOTE: ALTERNATE REVERSE CURB SECTION TO
BE USED ONLY WHEN DRAINING AWAY FROM
CURB. SEE PLAN FOR LOCATION. STANDARD SECTION
ALT. REVERSE CURB SECTION
SLOPE 1" PER FOOT
6" 12"
FACE |, "
==
= il %)
s =6 2
- < 'i :(l xX|o :(l :(|
© a (O]9
S/ g opE 1" PER FT. SEEHEREES
< —_— x| Z|Z|(x|lx
] olZ|Zla|a O‘)
- ~— 4" al<|<|a|a|s
=, 4T — — < Zl<|<|Z]| | =—
“la gn pal < — = 4 Z|IZ| 0O
e Y s I SEEEERN T
< A " a|lo|lola|z|F| | LW
\2—EPOX? v 4 wl | o w|wl 2]z
% COATED #4 BARS N SEHEERE
EXTEND 2 < CONTINUOUS o (2] =8 oW K7 KO0) o
AGGREGATE 4 A [a] fa] fa] ¥a] ¥a] 55 48
24" BEYOND \ o| 6| | 6| 6| 2| %
BACK OF CURB MDOT 3500 PSI, SHEEHEEE
| | o| | o] ww
P1 6AA CONCRETE rAhabhdbd kbl
II/ [aa] [an] an] Wan] o] aa] NG
=1 1 Y I = e e
OOl 0| OlO|O|O
4" MIN. MDOT 21AA UNDISTURBED SUBGRADE OR ~Tololalala
AGGREGATE COMPACTED TO ENGINEERED FILL COMPACTED o4 Iid = 4 4 14 s
95% OF MAX. DRY UNIT TO 95% OF MAX. DRY UNIT ¥ O|X XX
WEIGHT PER ASTM D-1557. WEIGHT PER ASTM D-1557. -
o|w| | o] ~f — §
NOTE:
PROVIDE CONTROL JOINTS IN CURB AT 10' O.C. AND AT ALL RADIUS RETURNS. J——
PROVIDE EXPANSION JOINTS AND JOINT SEALANT WHERE CURBS ABUT STRUCTURES. - 4 NS ..
L OF Migy, R
n v Cu, X
1 STANDARD CONCRETE CURB AND GUTTER eedinling 6.
NOT 10 SCALE ‘-_‘7,,,
GREGORY . * ©
BONO E
i ENGINEER
ALT. REVERSE CURB SECTION "i No.
SLOPE 1" PER FOOT \
12" \ 12"
MDOT 3500 PSI P1,
6AA CONCRETE 1/2" RADIUS
= sLOPE\1" PER FT. SR
" N
N — —  _] CAUTION!
< THE LOCATIONS AND ELEVATIONS OF EXISTING
< _ UNDERGROUND UTILITIES AS SHOWN ON THIS
= Py ° S DRAWING ARE ONLY APPROXIMATE. NO GUARANTEE IS
© 9 4 2 EITHER EXPRESSED OR IMPLIED AS TO THE
EXTEND AGGREGATE A < 4 z, COMPLETENESS OR ACCURACY THEREOF. THE
6" BEVOND BAGK < 4 CoNThCIonS AL BE DO v
OF CURB % ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
4" MIN. MDOT 21AA AGGREGATE @ THIS DRAWING AND DESIGN ARE THE PROPERTY OF
X PEA, INC. THEY ARE SUBMITTED ON THE CONDITION
COMPACTED TO 95% OF MAX. DRY \ THAT THEY ARE NOT TO BE USED, REPRODUCED, OR
UNIT WEIGHT PER ASTM D-1557. COPIED, IN WHOLE OR IN PART, OR USED FOR
\ FURNISHING INFORMATION TO OTHERS, WITHOUT THE
SUBGRADE OR ENGINEERED 4" EPOXY COATED 4" PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON
FILL COMPACTED TO 95% OF #4 BAR, TYP. LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
MAX. DRY UNIT WEIGHT PER 24m HEREBY SPECIFICALLY RESERVED. © 2018 PEA, INC.
ASTM D-1557.

NOTE:
PROVIDE CONTROL JOINTS IN CURB AT 10' O.C. AND AT ALL RADIUS RETURNS.
PROVIDE EXPANSION JOINTS AND JOINT SEALANT WHERE CURBS ABUT STRUCTURES.

RCOC STANDARD
MOUNTABLE CURB AND GUTTER DETAIL

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

NOTE:

IF A LOCKED GATE IS DESIRED (OPTIONAL),
LOCKING MECHANISMS MUST BE APPROVED
BY MUNICIPALITY FIRE DEPARTMENT.

GATES MAY BE CONNECTED BY
SPOT WELDING OR LOCKED BY
THE USE OF A CHAIN WITH
PADLOCK.

/ HEAVY DUTY HINGES (TYP)

3I
2.5'

LRl —

\ STEEL FENCE POST (TYP)

IR

3.5'

\\/'/\

\\//

&

12"

NN NN NNNDNONONINININININIININIINIININIINYIN ,//\ 8 \/<
. \{/;] 15' WIDE ACCESS DRIVE .P> ; ) \{//
//\ EMERGENCY ACCESS DRIVE /\\ : [ “ //\
L AL RKex
>\ POURED CONCRETE * AT EACH LOCATION, 2—12"X12" RED REFLECTORIZED /\\ A \>/\

“— FOOTING. (3000 P.S..) DIAMOND PANELS, PLACED BACK TO BACK. /\ AR

K& N KK
4 . B KL

NOTE:

CONTRACTOR TO PROVIDE
SHOP DRAWINGS TO THE
CITY/TOWNSHIP FOR
APPROVAL PRIOR TO
CONSTRUCTION.

/

EMERGENCY | I_
ACCESS
ONLYJ \\
g
—
—

—
—
—

MOUNTED TO TOP RAIL OF GATE WITH
PERMANENT CORROSION PROOF PIVOT

MAINTENANCE DRIVE

\
\

— B

1.50' X 3.00' NON—CORROSIVE SIGN TO

—

2

SECTION B-—B

BOLT.

ACCESS GATE DETAIL

NOT TO SCALE

NOT TO SCALE
AS INDICATED ON PLANS |
MDOT 3500 PSI, P1
6AA CONCRETE
" ASPHALT PAVING
2% MAX SLOPE 1" RADIUS
| 4
£ Vo . . . ]
=¢ pa) | ©
— |
| 4 J @
4
a7 ©
<7
4" MDOT CLASS Il SAND
BASE COURSE COMPACTED J
TO 95% MAX. DRY UNIT i \: 14
WEIGHT PER ASTM D-1557 8 <+
/
2 — EPOXY COATED
#4 BAR CONTINUOUS
UNDISTURBED SUBGRADE OR " .
ENGINEERED FILL COMPACTED 4 6

TO 95% OF MAX. DRY UNIT !
WEIGHT PER ASTM D-1557.

CONTRACTION JOINTS TO BE T/4 DEEP. SPACED AT INTERVALS TO MATCH SIDEWALK
WIDTH (SAWCUT). 1/2—INCH PRE—MOLDED FILLER EXPANSION JOINTS WITH JOINT
SEALANT SHALL BE PLACED ONLY WHERE SIDEWALK ABUTS A STRUCTURE.

INTEGRAL CURB AND SIDEWALK

NOT TO SCALE

ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

3 FULL WORKING DAYS
BEFORE YOU DIG CALL

811

Know what's below

Call before you dig
MISS DJG System, Inc.

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

NOTE:

CROSS—SLOPE OF SIDEWALK MUST NOT
EXCEED 2.0%, EXCEPT IN TRANSITION AREA
MATCHING INTO EXISTING SIDEWALK

PROVIDE 1" DEPTH SAWCUT CONTROL JOINTS
AT INTERVALS EQUAL TO THE WIDTH OF THE
SIDEWALK (NOT TO EXCEED 8' INTERVAL).

WIDTH VARIES

4" MDOT 3500 PSI

/_ P1 6AA CONCRETE

2% MAX. CROSS SLOPE
.

g2 a 4

< < yal

CONCRETE SIDEWALK

NOT TO SCALE

UNDISTURBED SUBGRADE OR
ENGINEERED FILL COMPACTED
TO 95% OF MAX. DRY UNIT

"
4" MDOT CLASS Il SAND BASE WEIGHT PER ASTM D—1557.

COURSE COMPACTED TO 95%
MAXIMUM DRY UNIT WEIGHT
PER ASTM D-1557

PEA, Inc.

2430 Rochester Ct, Ste 100
Troy, Ml 48083-1872
t: 248.689.9090
f: 248.689.1044
www.peainc.com

18" WIDE WHITE CROSSWALK
STRIPING, 48" 0.C., TYPICAL.

< 7] <
A Yy
44 g A v
4
<
AS SHOWN ON THE PLANS.

CROSSWALKS TO BE 5' WIDE.

STRIPED CROSSWALK DETAIL

NOT TO SCALE

ALIGN CROSSWALKS WITH
ADJACENT SIDEWALK RAMPS

NOT FOR CONSTRUCTION

XREF: S:PROJECTS\2018\2018238A\DWG\18238—TOPOBASE.DWG
XREF: S:PROJECTS\2018\2018238A\DWG\SITE PLANS\X—-BASE—18238A.DWG
XREF: S:PROJECTS\2018\2018238A\DWG\SITE _PLANS\X—TBLK—18238A.DWG
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ORIGINAL ISSUE DATE:
JUNE 20, 2019

PEA JOB NO. 2018-238A

SCALE: N.T.S.

DRAWING NUMBER:

C-5.0




DECIDUOUS TREE PLANT LIST:

LANDSCAPE CALCULATIONS:
PER CITY OF TROY ZONING ORDINANCE; R1-B, NN: | NODE,

QUANTITY KEY SYMBOL COMMON NAME SCIENTIFIC NAME SIZE SPEC BUILDING FORM C:
11 AF2.5 Armstrong Maple Acer x freemanii 'Armstrong’ 25" Cal. B&B GREENBELT
REQUIRED: 1 TREE / 30 LF OF FRONTAGE
16 CB2.5 Columnar European Hornbeam Carpinus betulus ‘Fastigiata’ 25" Cal. B&B
CROOKS ROAD: 400 LF FRONTAGE/ 30 = 13 TREES
8 CC25 American Hornbeam Carpinus caroliniana 25" Cal. B&B
PROVIDED: 13 TREES
10 GT2.5 Skyline Honeylocust Gleditsia triacanthos 'Skyline' 25" Cal. B&B
4 PA2.5 Encore London Planetree Platanus x acerifolia 'Encore’ 25" Cal. B&B REQUIRED: 1 TREE / 50 LF (BOTH SIDES RD.)
2,750 LF / 50 LF = 55 TREES
1 SR2.5 Japanese Tree Lilac Syringa reticulata 25" Cal. B&B
PROVIDED: 55 DECIDUOUS TREES
12 TA2.5 Boulevard Linden Tilia americana ‘Boulevard’ 25" Cal. B&B
72 TOTAL DECIDUOUS RESIDENTIAL BUFFER
NORTH PROPERTY LINE
REQUIRED: 1 EVERGREEN / 10 FT OR 1 NARROW
EVERGREEN/3 FT OR SOLID OPAQUE FENCE
EVERGREEN TREE PLANT LIST: 594 LF / 10 = 59 EVERGREEN TREES
QUANTITY KEY SYMBOL COMMON NAME SCIENTIFIC NAME SIZE SPEC PROVIDED: SOLID OPAQUE FENCE AND 59 EVERGREEN TREES
ALONG NORTH SIDE OF PROPERTY
20 ACS8 Concolor Fir Abies concolor 8' Ht. B&B
WEST PROPERTY LINE
26 PG8 Black Hills Spruce Picea glauca ‘Densata’ 8'Ht. B&B REQUIRED: 399 LF / 10 FT = 40 TREES
22 PM8 Douglas Fir Pseudotsuga menziesii 8'Ht. B&B PROVIDED: 40 EVERGREEN TREES + 15 ADDITIONAL TREES
NOT REQUIRED BY ORDINANCE
16 PO8 Serbian Spruce Picea omorika 8' Ht. B&B
18 PS8 Eastern White pine Pinus strobus 8'Ht. B&B
17 TC8 Canadian Hemlock Tsuga canadensis 8'Ht. B&B
119 TOTAL EVERGREEN

PROVIDE TREE PROTECTION
FENCE AROUND EXISTING
TREES TO REMAIN, TYP.

ololol|2 ooy
WOODLAND TREES GRAPHIC SCALE SN
WOODLAND TREES REMOVED: 45  (REPLACE AT 50% OF REMOVED DBH) _30 o 15 30 60 120 N RS
447" DBHx0.5= 224" REPLACEMENT LONG LAKE ROAD
WOODLAND TREES SAVED: 24 (CREDIT OF 2X DBH) |
225 DBHx2= 450" CREDIT (N FEET ) i
2235 - 450 = -226.5 1 inch = 30 ft.
0 " DBH REQUIRED FOR WOODLAND REPLACEMENT N < z|=
o T (@p)
X (' 4 > >
LANDMARK TREES L 0 A2eld4 | |2
LANDMARK TREES REMOVED: 5  (REPLACE AT 100% OF REMOVED DBH) a 5 ol JEERE O
108" DBHx 1= 108" REPLACEMENT a < SEEEENE
LANDMARK TREES SAVED: 1___(CREDIT OF 2X DBH) 3 O EEREEEES
13" DBHx2= 26" CREDIT FOUNTAIN SIEElS e a
108 - 26 = 82 CARSO I EERE
0 " TOTAL DBH REQUIRED FOR REPLACEMENT A alalololal 5| E
PENRO EEEEEE
= Z == =210
0| | o| of @| 3| &
|| rl|l¥|lx|x|x|o
WATTLES ROAD TEEEEEE
(G] Ol XU HO] HO] KO RS}
[a] fa] jii] fa] ¥a] ¥a) >
GEEEEEE
LOCATION MAP — NOT TO SCALE o,
W, OF "lc %4,
KEY: SpC 7,
: RN

RESTORE WITH SEED
LAWN. CONTRACTOR TO

EXISTING TREE
TO REMAIN, TYP.

AN

WETLAND BOUNDARY
| FLAGGED BY PEA, INC.
i 12—-12-2019

_ |BENCH

\
CRUSHED LIMESTONE

PAD WITH BENCH, TYP.
SEE SHEET L-1.1 FOR

DETAILS

SEED

SLOPE STABILIZATION

MIX, TYP.

AN

NN [ 3

\E CT

LOW PROFILE PRAIRIE
SEED MIX, TYP.
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ALUMINUM FENCE, TYP. SEE
SHEET L-1.1 FOR
INSTALLATION DETAILS, TYP.

VERIFY LIMITS, TYP.

=

(SEE DETAIL SHEET L—1.1

5

CRUSHED

LIMESTONE PAD

WITH BENCH, TYP.
SEE SHEET L-1.1

FOR BENCH

DETAILS
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_+'[PICNIC TABLE, TYP.|'
JJSEE SHEET L—-1.1 [
-IFOR_DETAIL.

+,*|NON—IRRIGATED
*,*|SEED LAWN, TYP.|*

. i
LSS IS

SIS ST S g

S TS AL LLLLLLLLLLLILLLLLLLLLLSAT S ST LY

//////////////////////////////////

R R R s

\¢/z et

7 7

7

ISR

= \Srﬂ

|

Li

OVERHEAD

>_UTILITIES. ADJUST

. TREE LOCATIONS
V AS NEEDED.

ISR

]
N

Y]

= GREENBELT TREES

= INTERNAL PUBLIC ROAD
STREET TREES

= RESIDENTIAL BUFFER TREES

= TREES NOT REQUIRED BY ORDINANCE

-
X

= RESTORED SEED LAWN

= IRRIGATED SOD LAWN

= STORM WATER SEED MIX WITH
STAKED EROSION MAT
BY: CARDNO NATIVE PLANT NURSERY
PHONE: 574 . 586 . 2412

VR
e eed
SRRy
e eed

= LOW PROFILE PRAIRIE MIX WITH
STAKED EROSION MAT
BY: CARDNO NATIVE PLANT NURSERY
PHONE: 574 . 586 . 2412

= SLOPE STABILIZATION MIX WITH
STAKED EROSION MAT
BY: CARDNO NATIVE PLANT NURSERY
PHONE: 574 . 586 . 2412

-~
{ \ = EXISTING TREES TO REMAIN
-/ WITH TREE PROTECTION FENCE
\ ——
*NOTE: TREES SHALL BE PLACED AT A MINIMUM OF
5' AWAY FROM UTILITY LEADS.

25' CLEAR VISION

TRIANGLE TYP.

EN N

N

[

[ |

[0 N

D |

Y]

SR

OVERHEAD
UTILITIES. ADJUST
TREE LOCATIONS
AS NEEDED.

[

FENéE AND EVERGREEN
SCREEN, TYP. SEE DETAIL

SHEET L—1.1
[

= .
PICNIC TABLE, TYP.
SEE SHEET L-1.1
FOR DETAIL.

N N

IRRIGATED SOD

CROOKS ROAD
(120" WIDE = PUBLIC)

+1256

+EE +(261

257 +{z59

+{262

GENERAL PLANTING NOTES:

1.

. CONTRACTOR SHALL VERIFY LOCATIONS OF ALL ON SITE

. ALL PLANT MATERIAL TO BE PREMIUM GRADE NURSERY

. CONTRACTOR IS RESPONSIBLE FOR VERIFYING ALL
'.. : . THE OWNER'S REPRESENTATIVE RESERVES THE RIGHT TO
/LAWN. TYP.
|
- 6.
. ALL SINGLE TRUNK SHADE TREES TO HAVE A CENTRAL

. ALL MULTI STEM TREES SHALL BE HEAVILY BRANCHED

. ALL EVERGREEN TREES SHALL BE HEAVILY BRANCHED

10.ALL TREES TO HAVE CLAY OR CLAY LOAM BALLS, TREES

11.NO MACHINERY IS TO BE USED WITHIN THE DRIP LINE OF

12.ALL TREE LOCATIONS SHALL BE STAKED BY LANDSCAPE

13.IT IS MANDATORY THAT POSITIVE DRAINAGE IS PROVIDED

14.ALL PLANTING BEDS SHALL RECEIVE 3" SHREDDED

15.ALL LANDSCAPED AREAS SHALL RECEIVE 3" COMPACTED

16.SEE SPECIFICATIONS FOR ADDITIONAL COMMENTS,

LANDSCAPE CONTRACTOR SHALL VISIT SITE, INSPECT
EXISTING SITE CONDITIONS AND REVIEW PROPOSED
PLANTING AND RELATED WORK. IN CASE OF
DISCREPANCY BETWEEN PLAN AND PLANT LIST, PLAN
SHALL GOVERN QUANTITIES. CONTACT LANDSCAPE
ARCHITECT WITH ANY CONCERNS.

UTILITIES PRIOR TO BEGINNING CONSTRUCTION ON
HIS/HER PHASE OF WORK. ELECTRIC, GAS, TELEPHONE,
CABLE TELEVISION MAY BE LOCATED BY CALLING MISS
DIG 1—-800—482-7171. ANY DAMAGE OR INTERRUPTION
OF SERVICES SHALL BE THE RESPONSIBILITY OF
CONTRACTOR. CONTRACTOR SHALL COORDINATE ALL
RELATED ACTIVITIES WITH OTHER TRADES ON THE JOB
AND SHALL REPORT ANY UNACCEPTABLE JOB
CONDITIONS TO OWNER'S REPRESENTATIVE PRIOR TO
COMMENCING.

STOCK AND SHALL SATISFY AMERICAN ASSOCIATION OF
NURSERYMEN STANDARD FOR NURSERY STOCK. ALL
LANDSCAPE MATERIAL SHALL BE NORTHERN GROWN, NO.
1. GRADE.

QUANTITIES SHOWN ON LANDSCAPE PLAN PRIOR TO
PRICING THE WORK.

REJECT ANY PLANT MATERIAL NOT MEETING
SPECIFICATIONS.

ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT
TRUNKS AND SYMMETRICAL CROWNS.

LEADER; TREES WITH FORKED OR IRREGULAR TRUNKS
WILL NOT BE ACCEPTED.

AND HAVE SYMMETRICAL CROWNS. ONE SIDED TREES OR
THOSE WITH THIN OR OPEN CROWNS SHALL NOT BE
ACCEPTED.

AND FULL TO THE GROUND, SYMMETRICAL IN SHAPE AND
NOT SHEARED FOR THE LAST FIVE GROWING SEASONS.

WITH SAND BALLS WILL BE REJECTED.

EXISTING TREES; HAND GRADE ALL LAWN AREAS WITHIN
THE DRIP LINE OF EXISTING TREES.

CONTRACTOR AND ARE SUBJECT TO THE APPROVAL OF
THE LANDSCAPE ARCHITECT PRIOR TO INSTALLATION OF
THE PLANT MATERIAL.

AWAY FROM ALL BUILDINGS.

HARDWOOD BARK MULCH, WITH PRE EMERGENT, SEE
SPECIFICATIONS. SHREDDED PALETTE AND DYED MULCH
WILL NOT BE ACCEPTED.

TOPSOIL.

REQUIREMENTS, PLANTING PROCEDURES AND WARRANTY
STANDARDS.

NOT FOR CONSTRUCTION

XREF: S:PROJECTS\2018\2018238A\DWG\18238—TOPOBASE.DWG
XREF: S:PROJECTS\2018\2018238A\DWG\SITE PLANS\X—-BASE—18238A.DWG
XREF: S:PROJECTS\2018\2018238A\DWG\SITE _PLANS\X—TBLK—18238A.DWG
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CAUTION!

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

THIS DRAWING AND DESIGN ARE THE PROPERTY OF
PEA, INC. THEY ARE SUBMITTED ON THE CONDITION
THAT THEY ARE NOT TO BE USED, REPRODUCED, OR
COPIED, IN WHOLE OR IN PART, OR USED FOR
FURNISHING INFORMATION TO OTHERS, WITHOUT THE
PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
HEREBY SPECIFICALLY RESERVED. © 2018 PEA, INC.

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

3 FULL WORKING DAYS
BEFORE YOU DIG CALL

811

Know what's below

Call before you dig
MISS [ﬁ System, Inc.

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

PEA, Inc.

2430 Rochester Ct, Ste 100
Troy, Ml 48083-1872

t: 248.689.9090 g
f: 248.689.1044 3
www.peainc.com §
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ORIGINAL ISSUE DATE:
JUNE 20, 2019

PEA JOB NO. 2018-238A

SCALE: 1" =30’

DRAWING NUMBER:

L-1.0




4'-0" PATIO OR 8' PROPERTY LINE

3I_6"

8

6' 0.C. Nom 2 4" sQ. ALUMINUM KEY:
,|V o . 1V/ POST
14" W X 1" H.
ALUMINUM TOP
HORIZONTAL RAIL
2" SQ. ALUMINUM
VERTICAL PICKETS
e
18" W X 1" H.
—— ALUMINUM BOTTOM
HORIZONTAL RAIL
£
[*]
= ——FINISH GRADE
w
VA
7
2 12T 2 CRUSHED GRANITE —
=S A 2T Z 2 REFER TO DETAIL
I 4 -d- 4
“ | |s " | -NOTES: NN
I A 1.) FENCE )
I“ > MANUFACTURER: ULTRA (OR L >
APPROVED EQUAL) —IN—
B PHONE # 800.656.4420 B FONGED N FLACE
PRODUCT: RESIDENTIAL N g FOOTING
ALUMINUM FENCE (UAF—200) ‘ .
FINISH: POWDER COAT/BLACK N >
. COMPACTED
2.) FENCING TO MEET STATE & LOCAL ~———— SUBGRADE TO 95%
CODES S MOD PROCTOR

3.) INSTALLATION PER MANUFACTURER'S
RECOMMENDATION

4.) SUBMIT SHOP DRAWINGS PRIOR TO
INSTALLATION FOR APPROVAL

ALUMINUM FENCING DETAIL

SEE SHEET L-1.0 FOR QTY AND

SPECIES

IRRIGATED SOD LAWN

TREES NOT REQUIRED BY
ORDINANCE

#NOTE: TREES SHALL BE PLACED AT A MINIMUM OF 5' AWAY FROM UTILITY LEADS.

FOR_QTY AND SPECIES

4' HIGH CERTAINTEED BREEZEWOOD
SELECT CEDAR FENCE, TYP. SEE
DETAIL THIS SHEET

-] INTERNAL STREET TREES, S
TYP. SEE SHEET L—-1.0

N

[PRIVACY ARBORVITAE HEDGE, TYP.]

PORCH, TYP.
[CONCRETE WALK, TYP.
5 GATE, TYP.
[RRIGATED LAWN.
TYP.

SCALE: 1 1/2" = 1'-0"

10

VICTOR STANLEY, INC.
-Marufucturers of Quality Site Furmishings since 1962-

5a-3;4*
zgl

-
Crrrrrrr

=
(2
L2

re

1-7/8° TUBULAR
STEEL LEGS

AVATLABLE OPTIONS:

PONIER COATING

10 STANDARD SOLORS, CLSTON GOLORS (INGLUDING THE AAL RA¥GE)

SLAT TYPES

W008: PHILIPRINE MAHOGRHY AKD IPE
2nd SITE $¥STeNSD AEINFORCED RECYCLED PLASTIC SLATS
(OLOAS: GRAY, UAPLE, CHERRY, AND WALNUT

hOTES:
1. DRARINGS NOT TO GCALE. DO NOT SGALE DRANINGS.

1/4* x 2* SOLID STEEL
GENTER BRACE FOR
ADDITIONAL SUPPORT

2.0, DRAER 330 - DUWKIRK, D 20754 USA
TOLL FREE:  (800) 308-2673 (LA & CANDA)
TEL (301) 855-8300 - FAX (410) 2577578
YEB SITE: HTTP: W, VIGTORSTANLEY. GOM

6 2 x4
(NGHINAL) SLATS

<

n

32 x4
INNINAL) SLATS

Lk

50" GENTER-10-GENTER

WOUNTING

STANDARD FREE STANDING

AVAILABLE WITH SURFACE SOUNT TABS
TABLE TOP

GAUEBOARD (CHECKERBOARD)

2, ALL FABRIGATED BETAL CONPONENTS ARE STEEL SHOTBLASTED, ETGHED, PHISPHATIZED, PREHEATED, AND ELEGTROSTATIGALLY
POWDER-COATED WITH T.G.1.C. POLYESTER PONDER COATINGS. FRODUCTS ARE FULLY CLEANED AND PRETREATED, PREHEATED AN
(OATED WHILE HOT TO FILL CREVICES AND BUILD COATING FILM. GOATED PARTS ARE THEN FULLY CURED TO GOATING MANUFACTURER'S
SPECIFICATIONS, THE THICKNESS OF THE RESULTING FINISH AVERAGES 8-10 WILS {200-250 NICRONS}.
3. FOR HIGH SALT ABJSIVE CLIMATES, HOT DIP GALVANIZING BEFORE POWDER COATING IS AVAILABLE. SEE WALTTEN SPECIFIGATIONS FOR DETALLS.
4, ALL SPECIFICATIONS ARE SUBJEGT TO GHANGE. GONTAGT NANUFAGTURER FOR DETAILS.

5, THIS PRODUCT IS SHIPPED PARTIALLY UNASSEMBLED.

O\ 5T

\___/ IOMESTEADSERES

COPYRIGHT 2007 VIGTOR STAMLEY, ING. ALL RIGHTS RESERVED
REY. 9/12/07 DRAM M.C.H. 2007-546

FORTABLE TABLE WITH SEATS

PICNIC TABLE

TYPE: ST-5

SURFACE MOUNT

6' LENGTH

BY: VICTOR STANLEY OR APPROVED
EQUIVALENT

SJE ) VICTOR STANLEY, INC @

-Mawufacturers of Qualify Site Furnishings sinoe 1962-

H-518"

RECOMIENDED
SEAT HEIGHT

-
CONCRETE FOOTINGS |
ACRORDNG TO LOCAL |
1
L

SOIL GONDITIONS

38" x 1° SOLID
STEEL BAACING

2" SUARE
S TUBULAR STEEL POSTS

HETGHT

INTEGRAL WELDED GROSS-MENBERS
0F 1-7/8" TUBLLAR STEEL

1f2' x 2" I
STEEL LEG FRAMES

AVATLABLE OPTIONS:
PRDER COATING

STEEL ANCHOR IS TAB WELDED TO
THE END OF THE TUBULAR POST
T0 HELP SECURE THE ASSENBLY

IN THE GONCRETE FOOTING

P.0. DRARER 330 - DUNKIRK, WD 20754 USA

TOLL FAEE: (B00) 368-2573 (USA & CANADA)

TEL (301) 855-8300 - FAX (410) 257-7579
WEB SITE: HTTP: /WA VICTORSTANLEY OU

U4 , * ALL DINENSIONS ARE IN INGHES *

THIS PRODICT 15 COVERED BY THE
FOLLOWTNG US PATENT: D585,208 §
CANADIAN ©130716

14 x4
SOLID STEEL SLATS

LRI

SOLID STEEL ARNAEST

TYPICAL CROOKS ROAD PATIO DETAIL

//

SCALE: 1" = 10'-0"

SLENDER SILHOUETTE SWEETGUM AND
REGAL PRINCE OAK, TYP.

[CONCRETE PORCH, TYP.

[CONCRETE WALK, TYP.
IRRIGATED LAWN,
TYP. \

PICNIC TABLE

P: 800-368—-2573

QUANTITY: &

COLOR:

WOOD: MAPLE

STEEL LEGS: POWDER COAT BLACK

REY. 9/7/12 DRAKN C.D.B. 2012-892

NOT TO SCALE

LENGTHS
10 STANDARD (0LORS, 2 CPTIONAL HETALLIC COLORS, STANDARD 4'
CUSTON COLORS INCLUDING THE RAL RANGE) STANDARD €' LENGTH SHOM
INTERMEDIATE & CENTER ARWAESTS STANDARD 8"
4, 6', 4 8" AVAILABLE WITH OPTIONAL ARWRESIS HIUKTING
STANDARD SURFACE AND IN-GAOUND (AS SHOMN)
HOTES:
1. DRANTNGS NOT T SCALE. DO NOT SCALE DRAWINGS.
2, ALL FABRIGATED NETAL COMPONENTS ARE STEEL SHOTBLASTED, ETCHED, PHOSPHATIZED, PREHEATED, AND ELECTROSTATIGALLY
PORDER-COATED HITH T.8.1,C. POLYESTER PODER COATINGS. PRODUCTS ARE FULLY CLEANED AND PRETREATED, PREHEATED AND
COATED WHILE HOT TO FILL CREVICES AND BUILD COATING FILW. COATED PAMTS ARE THEN FULLY CURED TO CCATING NANUFACTURER'S
SPEGIFICATIONS. THE THICKNESS OF THE RESULTING FINISH AVERAGES 3-10 NILS (200-250 NICRONS).
3, THIS VICTOR STANLEY, INC. PRODUCT WUST BE PERKANENTLY AFFIXED IN THE GROUND. CONSULT YOUR LOCAL CODES FOR REGULATIONS.
4, FOR HIGH SALT ABUSIVE CLINATES, HOT DIP GALVANIZING BEFORE POWER OOATING IS AVAILABLE. SEE WAITTEN SPECLFICATIONS FOR DETAILS,
5, ALL SPECIFICATIONS ARE SUBJECT TO CHAMGE, CONTAET NAMUFACTURER FOR DETAILS.
8. THIS PRODUCT IS SHIPPED PARTIALLY UNASSENBLED. BACKED BENCH
STREETSITES COLLECTION
/\ FBF5O TYPE: FBF—50
SURFACE MOUNT
STREETSITES SERIES™  ALL STEEL BENCH 6' LENGTH
SHOWN: STANDARD 6-FOOT LENGTH
STANDAED I SROUAD T ECY) A\;Ie(’\)ﬂTCF;FES;—TANLEY OR APPROVED
COPYRIGHT 2012 VIGTOR STAMLEY, INC.® ALL RIGHTS RESERVED OPTIONAL (2) ARNRESTS EQL‘IVAL ENT
P. 800-368—-2573
QUANTITY: 5
COLOR: BLACK
NOT TO SCALE

TYPICAL PATIO DETAIL

SCALE: 1" = 10'-0"

TURF

PERMALOC ALUMINUM EDGING OR
EQUAL WITH BLACK FINISH

BED MEDIA

PERMALOC 1.800.356.9660

COMPACTED SUBGRADE

SPECIFICATIONS FOR LANDSCAPE BED EDGING:

APPROVED

LANDSCAPE BED EDGING SHALL BE ALUMINUM AS MANUFACTURED BY

8' OR 16' SECTIONS SHALL BE USED WITH ONE STAKE PER 38" OF

EDGING

EDGING SHALL BE #" THICK X 4" DEPTH WHEN ADJ. TO MULCH AND

%" THICK X 5 3" DEPTH WHEN ADJ. TO ROCK, FINISH: BLACK

DURAFLEX MEETING AAMA 2603

STAKE SHALL SECURELY ENGAGE EDGING AND SHALL BE ENTIRELY

BELOW TOP SURFACE OF EDGING

EDGING SHALL HAVE A MINIMUM OF 2" OF INTERLOCKING OVERLAP

BETWEEN SECTIONS

INSTALL AS PER MANUFACTURER'S SPECIFICATIONS WITH TOP OF

EDGING #"-4" ABOVE COMPACTED FINISH GRADE. FINISH GRADE TO
BE COMPACTED ON BOTH SIDES OF EDGING TO MAINTAIN STABILITY

ALUMINUM EDGE DETAIL

TREE PROTECTION WILL BE ERECTED PRIOR TO
START OF CONSTRUCTION ACTIVITIES AND SHALL
REMAIN IN PLACE UNTIL CONSTRUCTION IS COMPLETE

NO PERSON MAY CONDUCT ANY ACTIVITY WITHIN THE
DRIP LINE OF ANY TREE DESIGNATED TO REMAIN;
INCLUDING, BUT NOT LIMITED TO PLACING SOLVENTS,
BUILDING MATERIAL, CONSTRUCTION EQUIPMENT OR
SOIL DEPOSITS WITHIN DRIP LINES

GRADE CHANGES MAY NOT OCCUR WITHIN THE DRIP
LINE OF PROTECTED TREES

DURING CONSTRUCTION, NO PERSON SHALL ATTACH
ANY DEVICE OR WIRE TO ANY REMAINING TREE

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

TREES LOCATED ON ADJACENT PROPERTY THAT MAY
BE AFFECTED BY CONSTRUCTION ACTIVITIES MUST BE
PROTECTED

TREES TO BE PRESERVED SHALL BE IDENTIFIED WITH
FLAGGING PRIOR TO THE TREE CLEARING

OPERATIONS
PROVIDE FENCE AROUND CRITICAL ROOT ZONE OF
TREE

CRITICAL FENCE SHALL BE PLACED IN A CIRCLE WITH A

7 ROOT ZONE _ 7 MINIMUM RADIUS OF 1' PER 1" DIAMETER OF THE

TREE MEASURED AT 4.5' ABOVE GROUND

A\
N\ 4'HIGH PROTECTIVE FENCING
WITH STEEL POSTS — 10' O.C.

EXISTING SOIL

S5 \TREE PROTECTION DETAIL

SCALE: 1" = 3'-0"

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

STAKE JUST BELOW BRANCHES WITH 2"-3"
WIDE NYLON OR PLASTIC STRAPS. CONNECT
FROM TREE TO STAKE AND ALLOW FOR

120° i‘
©
\=/
STAKING /GUYING T\
LOCATION
FLEXIBILITY. REMOVE AFTER (1) ONE YEAR.
’ (DO NOT USE WIRE & HOSE)
THREE 2"X2" HARDWOOD STAKES OR STEEL
T—POSTS DRIVEN A MIN. OF 18" DEEP
FIRMLY INTO SUBGRADE PRIOR TO
‘ BACKFILLING
)’[ \,?

SHREDDED HARDWOOD BARK MULCH TO
DRIPLINE. 3" DEEP AND LEAVE 3" CIRCLE OF
BARE SOIL AROUND TREE TRUNK. DO NOT

4

SCALE: 1/2" = 1'-0"

NON—BIODEGRADABLE MATERIAL OFF SITE

PLACE MULCH IN CONTACT WITH TREE
TRUNK. FORM SAUCER WITH 4" HIGH
MW\/IXMX\MM CONTINUOUS RIM
FINISH GRADE
: L] SPECIFIED PLANTING MIX, WATER & TAMP TO
Q@ REMOVE AIR POCKETS, AMEND SOIL PER SITE
W CONDITIONS & TREE REQUIREMENTS
T Z] \ EXPOSE ROOT FLARE OF TREE. CONTRACTOR
A — MAY HAVE TO REMOVE EXCESS SOIL FROM
o TOP OF ROOTBALL. REMOVE ALL BURLAP
MIN. TYP. FROM TOP 3 OF ROOTBALL. DISCARD ALL

PLACE ROOTBALL ON UNEXCAVATED OR
TAMPED SOIL

2 \EVERGREEN TREE PLANTING DETAIL

SCALE: 1" = 3'-0"

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

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

DO NOT PRUNE TERMINAL LEADER PRUNE
ONLY DEAD, BROKEN BRANCHES AS
DIRECTED BY LANDSCAPE ARCHITECT

STAKE JUST BELOW BRANCHES WITH 2"-3"
WIDE NYLON OR PLASTIC STRAPS. CONNECT
FROM TREE TO STAKE AND ALLOW FOR
FLEXIBILITY. REMOVE AFTER (1) ONE YEAR.
(DO NOT USE WIRE & HOSE)

(3) THREE 2"X2" HARDWOOD STAKES
DRIVEN A MIN. OF 18" DEEP FIRMLY INTO
SUBGRADE PRIOR TO BACKFILLING

SHREDDED HARDWOOD BARK MULCH TO
DRIPLINE. 3" DEEP AND LEAVE 3" CIRCLE OF
BARE SOIL AROUND TREE TRUNK. DO NOT
PLACE MULCH IN CONTACT WITH TREE
TRUNK. FORM SAUCER WITH 4" HIGH
CONTINUOUS RIM

STAKING /GUYING
LOCATION

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

W]

FINISH GRADE

EXPOSE ROOT FLARE OF TREE. CONTRACTOR
MAY HAVE TO REMOVE EXCESS SOIL FROM
TOP OF ROOTBALL. REMOVE ALL BURLAP

V V FROM TOP 3§ OF ROOTBALL. DISCARD ALL
NON—BIODEGRADABLE MATERIAL OFF SITE

12" PLACE ROOTBALL ON UNEXCAVATED OR
MIN. TYP. TAMPED SOIL

1 \DECIDUOUS TREE PLANTING DETAIL

SCALE: 1" = 3'-0"

NOT FOR CONSTRUCTIO

18"
MIN. TYP.

174

XREF: S:PROJECTS\2018\2018X3ZRARDEE\3 8258 FOPPBRASDNEG
XREF: S:PROJECTS\2018\2018X3ZARNEREONETRUSNENKXBAISE B DNG
XREF: S:PROJECTS\2018\2018XZBARNEETEONE TRUANDNRXFBIBLK HIB3SK DMG
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CAUTION!
THE LOCATIONS AND ELEVATIONS OF EXISTING
UNDERGROUND UTILITIES AS SHOWN ON THIS
DRAWING ARE ONLY APPROXIMATE. NO GUARANTEE IS
EITHER EXPRESSED OR IMPLIED AS TO THE
COMPLETENESS OR ACCURACY THEREOF. THE
CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE
FOR DETERMINING THE EXACT UTILITY LOCATIONS AND
ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
THIS DRAWING AND DESIGN ARE THE PROPERTY OF
PEA, INC. THEY ARE SUBMITTED ON THE CONDITION
THAT THEY ARE NOT TO BE USED, REPRODUCED, OR
COPIED, IN WHOLE OR IN PART, OR USED FOR
FURNISHING INFORMATION TO OTHERS, WITHOUT THE
PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
HEREBY SPECIFICALLY RESERVED. © 2018 PEA, INC.
CONSTRUCTION CONTRACTOR AGREES THAT IN
ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION
CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE
AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED
TO NORMAL WORKING HOURS, AND CONSTRUCTION
CONTRACTOR FURTHER AGREES TO DEFEND,
INDEMNIFY AND HOLD DESIGN PROFESSIONAL
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.

811

Know what's below

Call before you dig
MISS Dﬁ System, Inc.

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

(TOLL FREE)

PEA, Inc.

2430 Rochester Ct, Ste 100
Troy, Ml 48083-1872
t: 248.689.9090
f: 248.689.1044
www.peainc.com

GMB

| P,

| sUR. KTR

\\peainc\pea\PROJECTS\2018\2018—238A CROOKS RD MULTI-FAMILY — GMB\DWG\LANDSCAPE\SITE PLANS\(L—1.1) LANDSCARE DETAILS—18238A.dwg

1612 MUER DR.
TROY, M| 48084
LANDSCAPE DETAILS
CROOKS RD. MULTI-FAMILY

LAW

CITY OF TROY, OAKLAND COUNTY, MICHIGAN
DN.

PART OF THE SE 1/4 OF SECTION 17, T. 2N., R. 11E.,

TOLLBROOK NORTH LLC

JLE

DES.

ORIGINAL ISSUE DATE:
JUNE 20, 2019

PEA JOB NO. 2018-238A

SCALE: N/A

DRAWING NUMBER:

L-1.1
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TAG NO.| CODE DBH COMNMON NAME LATIN NAME COND CONMMENT CLASS SAVE /| REMOVE |ON-SITE] REPLACE
751 WP 7 (Eastern) White Pine Pinus strobus FAIR WOODLAND - N -
752 NM 17 Norway Maple Acer platanoides GOOD X2 INVASIVE - N -
753 PR 4 Pear Pyras-commanis POOR WOODBLAND R ¥ -
754 MR 24 Red Mulberry Morus—rubra POOR INVASNE R ¥ -
755 MR 7 Red Mulberry Morus—rubra Goob INVASNE R ¥ -
756 B 7 Basswood Filia-americana Goob WOOBLAND R ¥ REPLACE
757 B 6 Basswood Filia-americana Goob X4 WOOBLAND R ¥ REPLACE
758 BS 15 Blue-Spruce Piceapungens POOR WOODLAND R ¥ -
759 RC 12 Red Cedar Juniperus virginiana POOR X3 INVASIVE - N -
760 SM 13 Silver Maple Acer saccharinum GOOD X5 INVASIVE - N -
761 GA 11 Green Ash Fraxinus pennsylvanica POOR INVASIVE - N -
762 SM 29 Silver Maple Acer saccharinum POOR INVASIVE - N -
763 BW 13 Black Walnut Juglans nigra GOOD WOODLAND - N -
764 SM 27 Silver Maple Acer saccharinum POOR INVASIVE - N -
765 SM 18 Silver Maple Acer saccharinum GOOD X2 INVASIVE - N -
766 WP 8 (Eastern) White Pine Pinus strobus GOOD WOODLAND - N -
767 BP 10 Bradford Pear Pyrus calleryanna GOOD WOODLAND - N -
768 WP 8 (Eastern) White Pine Pinus strobus GOOD WOODLAND - N -
769 WP 8 (Eastern) White Pine Pinus strobus GOOD WOODLAND - N -
770 E 16 American EIm Ulmus americana GOOD INVASIVE - N -
771 CT 20 Cottonwood Populus deltoides GOOD INVASIVE - N -
772 BW 25 Black-Walnut Juglans-nigra POOR X2 LEANBMARK R ¥ -
773 sSG 15 Sweetgum Hguidambar-styraciflua| GOOB LEANBMARK R ¥ REPLACE
774 MS 29 Magnolia Magneolia-grandiflora Goob LEANBMARK R ¥ REPLACE
775 RM 10 Red Maple Acer rubrum GOOD WOODLAND S Y -
776 RM 10 Red Maple Acer rubrum GOOD X2 WOODLAND S Y -
777 BW 19 Black Walnut Juglans nigra POOR X2 LANDMARK S Y -
778 BW 8 Black Walnut Juglans nigra POOR WOODLAND S Y -
779 BW 10 Black Walnut Juglans nigra POOR WOODLAND S Y -
780 CA 8 Crab Apple Malus caronaria POOR WOODLAND S Y -
781 CH 12 Domestic Cherry Prunus avium POOR LANDMARK S Y -
782 CH 13 Domestic Cherry Prunus avium FAIR LANDMARK S Y -
783 BW 11 Black Walnut Juglans nigra FAIR WOODLAND S Y -
784 BW 8 Black-Walnut Juglans nigra GOoob WOODBLAND R ¥ REPLACE
785 BW 13 Black Walnut Juglans nigra GOOD WOODLAND S Y -
786 BW 8 Black Walnut Juglans nigra GOOD WOODLAND S Y -
787 BW 10 Black Walnut Juglans nigra GOOD WOODLAND S Y -
788 BW 12 Black-Walnut Juglans nigra GOoob WOODBLAND R ¥ REPLACE
789 BX 11 Box elder Acer negundo FAIR X2 INVASIVE S Y -
790 E 12 American Elm Ulmus americana FAIR INVASIVE R ¥ -
791 E 13 American Elm Ulmus americana GOODb INVASIVE R ¥ -
792 TH 9 Thornapple/Hawthorne Cragaegus spp- POOR WOODLAND R ¥ -
793 E +H American Elm Ulmus americana POOR INVASIVE R ¥ -
794 BW 21 Black-Walnut Juglans nigra EAIR LANBMARK R ¥ REPLACE
795 BW 8 Black-Walnut Juglans-nigra POOR WOODBLAND R ¥ -
796 BW 13 Black-\Walnut Juglans-nigra GOoob WOOBLAND R ¥ REPLACE
797 E 9 American Elm Ulmus americana FAIR INVASIVE R ¥ -
798 E 10 American Elm Ulmus americana POOR INVASIVE R ¥ -
799 E 10 American Elm Ulmus americana POOR INVASIVE R ¥ -
800 WA 13 Weeping-Willow Salixbabylonica GOoob INVASNVE R ¥ -
801 cH 10 DBomestic Cherry Prunus-avium Goob WOODBLAND R ¥ REPLACE
802 CH 9 Domestic Cherry Prunus avium GOOD X3 WOODLAND - N -
803 E 10 American Elm Ulmus americana POOR INVASIVE S Y -
804 cH 10 Bomestic Cherry Prorus—aviem POOR X2~ WOODBLAND R ¥ -
805 GA 7 Green Ash Fraxinus pennsylvanica POOR INVASIVE - N -
806 WwW 31 Weeping Willow Salix babylonica GOOD INVASIVE - N -
807 E 13 American Elm Ulmus americana POOR INVASIVE S Y -
808 E 7 American Elm Ulmus americana GOOD INVASIVE S Y -
809 CT 22 Cottonwood Populus deltoides POOR X2 INVASIVE S Y -
810 CT 7 Cottonwood Populus deltoides GOOD X2 INVASIVE S Y -
811 CT 32 Cottonwood Populus deltoides GOOD INVASIVE S Y -
812 E 10 American Elm Ulmus americana FAIR INVASIVE S Y -
813 BC 14 Wild Black Cherry Prunus serotina POOR WOODLAND S Y -
814 E 7 American Elm Ulmus americana POOR INVASIVE S Y -
815 CH 12 Domestic Cherry Prunus avium POOR X2 LANDMARK S Y -
816 E 9 American Elm Ulmus americana FAIR X2 INVASIVE S Y -
817 BW 7 Black Walnut Juglans nigra GOOD WOODLAND S Y -
818 CT 28 Cottonwood Populus deltoides GOOD INVASIVE S Y -
819 E 10 American Elm Ulmus americana POOR INVASIVE S Y -
820 BW 9 Black Walnut Juglans nigra FAIR WOODLAND S Y -
821 BW 10 Black Walnut Juglans nigra GOOD WOODLAND S Y -
822 BW 10 Black Walnut Juglans nigra GOOD WOODLAND S Y -
823 BW 8 Black Walnut Juglans nigra GOOD WOODLAND S Y -
824 CT 7 Cottonwood Populus deltoides FAIR INVASIVE - N -
825 CT 7 Cottonwood Populus deltoides FAIR INVASIVE - N -
826 Ww 14 Weeping Willow Salix babylonica POOR INVASIVE N -
827 WWwW 7 Weeping Willow Salix babylonica FAIR INVASIVE - N -
828 WWwW 14 Weeping Willow Salix babylonica FAIR INVASIVE - N -
829 B 7 Basswood Tilia americana GOOD WOODLAND - N -
830 E 7 American Elm Ulmus americana GOOD INVASIVE - N -
831 CH 10 Domestic Cherry Prunus avium GOOD WOODLAND - N -
832 CH 10 Domestic Cherry Prunus avium FAIR WOODLAND - N -
833 CH 6 Domestic Cherry Prunus avium GOOD X2 WOODLAND - N -
834 CH 9 Domestic Cherry Prunus avium POOR WOODLAND - N -
835 CH 10 Domestic Cherry Prunus avium GOOD WOODLAND - N -
836 CH 12 Domestic Cherry Prunus avium GOOD LANDMARK - N -
837 CH 10 Domestic Cherry Prunus avium GOOD WOODLAND - N -
838 E 24 American Elm Ulmus americana GOOD INVASIVE - N -
839 NM 12 Norway Maple Acer platanoides GOOD INVASIVE - N -
840 CH 8 Domestic Cherry Prunus avium POOR WOODLAND - N -
853 CH 12 Domestic Cherry Prunus avium GOOD X2 LANDMARK - N -
854 E 8 American Elm Ulmus americana GOOD INVASIVE - N -
855 CH 8 Domestic Cherry Prunus avium POOR X2 WOODLAND - N -
856 BW 9 Black Walnut Juglans nigra GOOD WOODLAND S Y -
857 BW 9 Black Walnut Juglans nigra GOOD WOODLAND S Y -
858 BW 10 Black Walnut Juglans nigra GOOD WOODLAND S Y -
859 E 10 American Elm Ulmus americana POOR INVASIVE - N -
860 BW 13 Black Walnut Juglans nigra FAIR WOODLAND - N -
861 TH 10 Thornapple/Hawthorne Cragaegus spp. FAIR X2 WOODLAND S Y -
862 E 13 American Elm Ulmus americana FAIR INVASIVE - N -
863 E 8 American EIm Ulmus americana GOOD INVASIVE S Y -
864 GA 14 Green Ash Fraxinus pennsylvanica POOR INVASIVE - N -
865 E 7 American EIm Ulmus americana GOOD INVASIVE - N -
866 Ww 15 Weeping Willow Salix babylonica GOOD INVASIVE - N -
867 Ww 18 Weeping Willow Salix babylonica FAIR X2 INVASIVE - N -
868 BW 13 Black-\Walnut Juglans-nigra Soob WOOBLAND R ¥ REPLACE
869 BW ¥ Black-Walnut Juglans-nigra Soob WOOBLAND R ¥ REPLACE
870 BW 14 Black-Walnut Juglans-nigra EAIR WOOBLEAND R ¥ REPLACE
871 HK 7 Hackberry Celtis occidentalis GOOD WOODLAND S Y -
872 Wo ¥ White Oak Quercus—alba Soob WOOBLAND R ¥ REPLACE
873 BW 13 Black-\Walnut Juglans-nigra Soob WOOBLAND R ¥ REPLACE
874 BW 6 Black-\Walnut Juglans-nigra Soob WOOBLAND R ¥ REPLACE
875 BW 10 Black-\Walnut Juglans-nigra Soob WOOBLEAND R ¥ REPLACE
876 BW 9 Black-\Walnut Juglans-nigra Soob WOOBLEAND R ¥ REPLACE
877 BW 10 Black-Walnut Juglans-nigra EAIR WOOBLAND R ¥ REPLACE
878 E 10 AmericanElm Ulmus-americana POOR INVASNVE R ¥ -
879 cH 7 Bomestic Cherry Prongs—aviam POOR WOODBLAND R ¥ -
880 BW 9 Black-\Walnut Juglans-nigra Soob WOOBLAND R ¥ REPLACE
884 BW + Black-Walnut Juglans-nigra POOR WOOBLAND R ¥ -
882 BW 9 Black-Walnut Juglans-nigra Goob WOODBLAND R ¥ REPLACE
883 E 3 American EIm Ulmus americana FAIR INVASIVE - N -
884 BW 9 Black Walnut Juglans nigra FAIR WOODLAND S Y -
885 E 8 American-Elm Ulmus-americana EAIR INVASNE R ¥ -
886 BW 10 Black-Walnut Juglans-nigra Goob WOOBLAND R ¥ REPLACE
887 PN 7 Pin-Cherry Prunus-pennsylvanica POOR WOODBLAND R ¥ -
888 GA 9 Green Ash Fraxinus pennsylvanica POOR INVASIVE S Y -
889 E 10 American Elm Ulmus americana GOOD INVASIVE S Y -
890 MR 10 Red Mulberry Morusrubra POOR INVASNE R ¥ -
891 GA 7 Green-Ash Fraxinus-pennsylvanica] POOR INVASIVE R ¥ -
892 GA 8 Green Ash Fraxinus pennsylvanica POOR INVASIVE S Y -
893 E 9 American EIm Ulmus americana POOR INVASIVE S Y -
894 BW 10 Black-Walnut Juglans-nigra EAIR WOOBLAND R ¥ REPLACE
895 MR 8 Red Mulberry Morusrubra POOR INVASNE R ¥ -
896 BW + Black-Walnut Juglans-nigra POOR WOOBLAND R ¥ -

TAG NO.| CODE DBH COMMON NAME LATIN NAME COND COMMENT CLASS SAVE / REMOVE |[ON-SITE|] REPLACE
230 WW 8 Weeping Willow Salix babylonica Very Poor INVASIVE - N -
231 CT 23 Cottonwood Populus deltoides Fair INVASIVE - N -
232 CT 13 Cottonwood Populus deltoides Fair INVASIVE - N -
233 BW 8 Black Walnut Juglans nigra Fair WOODLAND - N -
234 WW 8 Weeping Willow Salix babylonica Fair INVASIVE - N -
235 CT 10 Cottonwood Populus deltoides Fair X1 INVASIVE - N -
236 CT 7 Cottonwood Populus deltoides Fair INVASIVE - N -
237 EE 8 Siberian Elm Ulmus pumila Fair INVASIVE - N -
238 CT 15 Cottonwood Populus deltoides Fair INVASIVE - N -
239 CT 8 Cottonwood Populus deltoides Fair INVASIVE - N -
240 CT 9 Cottonwood Populus deltoides Fair INVASIVE - N -
241 GTF 7 Gottonwood Populus-delioides Eair INVVASIVE R Y -
242 CT 6 Cottonwood Populus deltoides Fair INVASIVE - N -
243 CF 7 Cottonwood Populus-delioides Fair INVVASNVE R ¥ -
244 CT 17 Cottonwood Populus deltoides Fair INVASIVE - N -
245 GCF 8 Cottonwood Populus-deltoides Eair INVVASNVE R Y -
246 GTF 12 Gottenweoed Populus-delioides Fair INVASIVE R ¥ -
247 BW 12 Black-Walnut Juglans-nigra Eair WOODBLAND R Y REPLACE
248 EE 7 Siberian-Elm Ulmus-pumila Poor INVVASNE R p4 -
249 BW 8 Black Walnut Juglans nigra Fair WOODLAND - N -
250 WW 14 Weeping Willow Salix babylonica Good INVASIVE - N -
251 WWwW 14 Weeping Willow Salix babylonica Good INVASIVE - N -
252 BW 10 Black Walnut Juglans nigra Fair WOODLAND - N -
253 E 8 American Elm Ulmus americana Fair INVVASIVE - N -
254 MW 15 White Mulberry Morus alba Fair INVASIVE - N -
255 AP 6 Domestic Apple Malus sylvestris Poor WOODLAND S Y -
256 CT 12 Cottonwood Populus deltoides Fair INVASIVE - N -
257 BW 13 Black Walnut Juglans nigra Good WOODLAND - N -
258 WS 8 White Spruce Picea glauca Very Poor WOODLAND - N -
259 WS 11 White Spruce Picea glauca Poor WOODLAND - N -
260 E 9 American EIm Ulmus americana Poor INVASIVE S Y -
261 WS 13 White Spruce Picea glauca Fair WOODLAND - N -
262 CT 20 Cottonwood Populus deltoides Fair X1 INVASIVE - N -
263 CH 8 Domestic Cherry Prunus avium Fair WOODLAND S Y -
264 FH 8 Thorapple/Hawthorne Crataegus-spp- Poor x+ WOOBLEAND R Y -
265 E 8 American-Elm Ulmus-americana Poor INVVASNVE R ¥ -
266 BW 13 Black Walnut Juglans nigra Fair WOODLAND S Y -
267 BW 10 Black Walnut Juglans nigra Fair WOODLAND S Y -
268 BW 8 Black-Walnut Juglans-nigra Fair WOODBLAND R Y REPLACE
269 BW +H Black-Walnut Juglans-nigra Fair WOODBLEAND R ¥ REPLACE
270 GH + Domestic Gherry Prunus-avium Eair WOODBLAND R ¥ REPLACE
271 BW 8 Black-Walnut Juglans-nigra Fair WOOBLAND R Y REPLACE
272 E 12 American EIm Ulmus americana Poor INVASIVE S Y -
273 E 10 American Elm Ulmus americana Poor INVVASIVE S Y -
274 CT 30 Cottonwood Populus deltoides Fair INVASIVE S Y -
275 NS 13 Norway-Spruce Picea-Abies Good WOODBEAND R ¥ REPLACE
276 NS 16 Norway Spruce Picea-Abies Eair WOODBLEAND R ¥ REPLACE
277 SC 16 Seotch-Pine Pinus-sylvestris Fair WOODBLAND R Y REPLACE
278 SG 18 Scotch-Pine Pinus-sylvestris Eair xt WOODEAND R ¥ REPLACE
279 SC 16 Scotch-Pine Pinus-sylvestris Eair WOODBLAND R ¥ REPLACE
280 TH 8 Thornapple/Hawthorne Crataegus-spp- Poor WOODLAND R p4 -
284 CH 8 Domestic-Cherry Prungs—avigm Fair WOOBLEAND R ¥ REPLACE
282 WP 14 {Eastern)\White Pine Pinus-strobus Good WOODBLAND R ¥ REPLACE
283 E 24 American EIm Ulmus americana Fair INVASIVE S Y -
284 TH 7 Thornapple/Hawthorne Crataegus spp. Poor X2 WOODLAND S Y -
285 BW 20 Black Walnut Juglans nigra Very Poor LANDMARK S Y -
286 CH 8 Domestic Cherry Prunus avium Fair WOODLAND S Y -
287 CH 7 Domestic Cherry Prunus avium Poor x1 WOODLAND S Y -
288 CH 8 Domestic Cherry Prunus avium Fair WOODLAND S Y -
289 GA 13 Green Ash Fraxinus pennsylvanica| Very Poor INVASIVE S Y -
290 E 15 American EIm Ulmus americana Poor INVASIVE S Y -
291 E 12 American Elm Ulmus americana Poor INVASIVE S Y -
292 BW 12 Black Walnut Juglans nigra Fair WOODLAND S Y -
293 CT 15 Cottonwood Populus deltoides Fair INVASIVE S Y -
294 CT 23 Cottonwood Populus deltoides Fair INVASIVE S Y -
295 BWW 25 Black Willow Salix nigra Poor INVVASIVE S Y -
296 CT 18 Cottonwood Populus deltoides Fair INVASIVE S Y -
297 BX 7 Box elder Acer negundo Poor INVASIVE S Y -
298 E 10 American Elm Ulmus americana Poor no tag INVVASIVE S Y -
299 BX 7 Box elder Acer negundo Very Poor INVASIVE S Y -
300 BX 6 Box elder Acer negundo Poor INVASIVE - N -
301 BX 6 Box elder Acer negundo Poor INVVASIVE - N -
302 BX 6 Box elder Acer negundo Poor INVVASIVE S Y -
303 BX 6 Box elder Acer negundo Poor INVASIVE S Y -
304 E 9 American EIm Ulmus americana Poor INVASIVE S Y -
305 BW 6 Black Walnut Juglans nigra Fair WOODLAND S Y -
306 E 19 American-Elm Ulmus-americana Fair INVVASIVE R ¥ -
307 E 9 American EIm Ulmus americana Poor INVASIVE S Y -
308 SM 16 Silver Maple Acer saccharinum Fair move 5 feet south /no tag| INVASIVE S Y -
309 BX 10 Boxelder Acer negundo Very Poor INVVASINVE R ¥ -
310 CH 16 DBoemestiec Cherry Prunus-avidm Poor LANDMARK R ¥ -
311 E 8 American EIm Ulmus americana Fair move south 7 ft /no tag INVASIVE S Y -
312 CH 12 Domestic Cherry Prunus avium Poor move south 8 ft/ no tag LANDMARK - N -
313 GH 8 Boemestiec Cherry Prunus-avitm Poor WOODBEAND R ¥ -
314 GTF 25 Gottonwood Populus-delioides Eair INVVASIVE R ¥ -
315 CH 9 Domestic Cherry Prunus-avium Fair WOODLAND R Y REPLACE
316 BX 8 Box-elder Acernegundo Poor INVASNE R ¥ -
317 GH 7 Domestic Gherry Prunus-avium Eair WOODBLAND R ¥ REPLACE
318 CH 8 Domestic Cherry Prunus-avium Fair WOODLAND R Y REPLACE
319 GH 7 DBoemestiec Cherry Prunus-avium Eair WOODBEAND R ¥ REPLACE
320 CH 8 Domestic Cherry Prunus-avium Fair WOODLAND R ¥ REPLACE
321 BX 8 Boxelder Acer-negundo Fair INVVASNVE R ¥ -
322 MW 7 White Mulberry Morus alba Fair INVASIVE - N -
323 BX 6 Box elder Acer negundo Poor INVASIVE - N -
324 E 7 American Elm Ulmus americana Fair INVASIVE - N -
325 E 8 American EIm Ulmus americana Poor INVASIVE - N -
326 BW 10 Black Walnut Juglans nigra Poor WOODLAND - N -
327 E 13 American Elm Ulmus americana Poor INVASIVE - N -
328 CH 9 Domestic Cherry Prunus avium Fair WOODLAND - N -
329 E 10 American Elm Ulmus americana Fair INVASIVE - N -
330 CH 9 Domestic Cherry Prunus avium Fair WOODLAND - N -
331 CH 9 Domestic Cherry Prunus avium Fair WOODLAND - N -
332 BW 6 Black Walnut Juglans nigra Fair WOODLAND - N -
333 BW 10 Black Walnut Juglans nigra Fair WOODLAND - N -
334 BW 7 Black Walnut Juglans nigra Fair WOODLAND - N -
335 E 9 American Elm Ulmus americana Poor x3 INVASIVE - N -
336 BW 7 Black-Walnut Juglans-nigra Eair WOODLEAND R ¥ REPLACE
337 BW 9 Black-Walnut Juglans-higra Eair WOODBLAND R ¥ REPLACE
338 BW 7 Black Walnut Juglans nigra Poor WOODLAND S Y -
339 MA 7 White-Mulberry Merus-alba Eair INVASINE R ¥ -
340 GH 7 Domestic Gherry Prunus-avium Eair WOODBLAND R ¥ REPLACE
341 GA 6 Green Ash Fraxinus pennsylvanica| Very Poor INVASIVE - N -
342 E 6 American Elm Ulmus americana Very Poor INVASIVE N -
343 E 7 American-Elm Ulmus-americana Fair x3 INVASHE Y -
344 E 7 American Elm Ulmus americana Fair x1 INVASIVE - N -
345 E 6 American EIm Ulmus americana Fair INVASIVE - N -
346 GA 8 GreenAsh Fraxinuspennsylvanica) Fair INVASHE R Y -
347 CH 8 Domestic Cherry Prunus-avium Fair WOODLAND R Y REPLACE
348 E 8 American-Elm Ulmus-americana Fair INVVASNE R ¥ -
349 E 9 American Elm Ulmus americana Fair x1 INVASIVE - N -
350 E 6 American Elm Ulmus americana Fair INVASIVE - N -
351 E 7 American EIm Ulmus americana Fair x5 INVASIVE - N -
352 E 8 American Elm Ulmus americana Fair INVASIVE - N -
353 CH 9 Domestic Cherry Prunus avium Fair WOODLAND - N -
354 CH 6 Domestic Cherry Prunus avium Fair WOODLAND - N -
355 CH 6 Domestic Cherry Prunus avium Fair WOODLAND - N -
356 E 10 American Elm Ulmus americana Poor INVASIVE - N -
357 BX 7 Box-elder Acer-negundo Fair INVVASIVE R ¥ -
358 GH 8 Domestic Cherry Prunus-avium Poor WOODBLAND R ¥ -
359 CH + Pomestic Cherry Prunus avium Fair WOODBLAND R ¥ REPLACE
360 CH 8 Domestic Gherry Prunus—avium Eair xt WOODBLAND R ¥ REPLACE
361 CcH 8 Domestic-Cherry Prunus-avium Eair WOODLAND R ¥ REPLACE
362 SC 14 SeotchPine Pinus-sylvestris Eair WOODBLAND R Y REPLACE
363 CH 10 Domestic Gherry Prunus—avium Eair WOODBLEAND R ¥ REPLACE
364 BS 19 Blue-Spruce Picea pungens Fair LANBMARK R ¥ REPLACE
744 NS 19 Noraay Spruce Picea Abies POOR LANDMARK R ¥ -
745 NS 24 Nerway Spruce Picea-Abies EAR LANDBMARK R ¥ REPLACE
746 BS 8 Blue Spruce Picea pungens FAIR WOODLAND - N -
747 NS 8 Norway Spruce Picea Abies GOOD WOODLAND - N -
748 NS 8 Norway Spruce Picea Abies GOOD WOODLAND - N -
749 NS 6 Norway Spruce Picea Abies GOOD WOODLAND - N -
750 BS 6 Blue Spruce Picea pungens GOOD X2 WOODLAND - N -
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ACCORDANCE WITH GENERALLY ACCEPTED
CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE
CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS
AND PROPERTY; THAT THIS REQUIREMENT SHALL BE
MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
ALLEGED, IN CONNECTION WITH THE PERFORMANCE
OF WORK ON THIS PROJECT EXCEPTING LIABILITY
ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN
PROFESSIONAL.
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LUMEN P1 & P3

Cylinder 3000K LED 7" Wall Light Textured Black ProjectName:

11250BKT30 (Textured Black)

Kichler
7711 East Pleasant Valley Road Cleveland, Ohio 44131-8010
Tollfree: 866.558.5706 or kichler.com

Location:
Type:

Qty:
Comments:

Certifications/Qualifications

Class 2

Dark Sky Compliant
Location Rating
Title 24 Compliant

Dimensions
Base Backplate
Extension
Weight

Height from center of Wall
opening (Spec Sheet)

Height
Width

Electrical
InputVoltage

Mounting/Installation
Interior/Exterior

Mounting Style

Photometrics
Color Rendering Index
Color Temperature Range

Delivered Efficacy
(Lumens/Watt)

Delivered Lumens
Kelvin Temperature

Primary Lamping
Expected Life Span
Lamp Included

Light Source

Max or Nominal Watt

# of Bulbs/LED Modules

Yes
Yes
Wet
Yes

www.kichler.com/warranty

5.00X5.00
6.50"
2.60LBS
3.25"

7.00"
5.00"

Dual (120/140)V

Exterior
Wall Mount

90
3000
33

350
3000K

40000
Integrated
LED

1w

1

Product/Ordering Information

SKU
Finish
Style
UPC

Specifications
Material

Additional Finishes

11250BKT30
Black
Contemporary
783927453066

ALUMINUM

. Textured Architectural Bronze

. Textured Black

KICHLER
1) Information provided is subject to change without notice ®

Allvalues are design or typical values when measured under
laboratory conditions

2) Incandescent Equivalent: The incandescent equivalent as
presented is an approximate number and is for reference
only

NOT FOR CONSTRUCTION
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CAUTION!

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

THIS DRAWING AND DESIGN ARE THE PROPERTY OF
PEA, INC. THEY ARE SUBMITTED ON THE CONDITION
THAT THEY ARE NOT TO BE USED, REPRODUCED, OR
COPIED, IN WHOLE OR IN PART, OR USED FOR
FURNISHING INFORMATION TO OTHERS, WITHOUT THE
PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
HEREBY SPECIFICALLY RESERVED. © 2018 PEA, INC.

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

3 FULL WORKING DAYS
BEFORE YOU DIG CALL

811

Know what's below
Call before you dig
MISS DJG System, Inc.

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

PEA, Inc.

2430 Rochester Ct, Ste 100
Troy, Ml 48083-1872
t: 248.689.9090
f: 248.689.1044
www.peainc.com
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March 16, 2020

Planning Commission
City of Troy

500 W. Big Beaver Rd
Troy, Michigan 48084

Attention: Mr. Brent Savidant, AICP, Community Development Director

Subject: Crooks Road Townhomes Site Plan Review (SP 2019-0022): Response to Comments at
January 14, 2020 PC Meeting

Dear Planning Commissioners:

| have been asked by representatives of Tollbook Homes to respond to specific comments made at
the 1/14/20 Planning Commission meeting by residents of the Woodlands of Troy residents
concerning the above project. To begin attached housing is a permitted use in the NN, Neighborhood
Node District, 5.06, C-2, Building Forms Permitted, and is being evaluated by the standards in the
Zoning Ordinance only, not the Master Plan. The Master Plan provides direction for the creation of
zoning ordinance requirements but only comes into play when a rezoning is being requested. That is
not the case here since the subject property is already zoned for the use and only site plan approval
is being requested. The site plan request is only reviewed under the standards in the zoning
ordinance, per the Michigan Zoning Enabling Act of 2008, and must be approved if those
requirements are met.

Transitional Use

The Woodlands of Troy Homeowners Association submitted a letter dated January 2, 2020 objecting
to the site plan. Page 2 of that letter refers to the “Neighborhood Nodes Building Form C Standards
providing for a minimum of 2 stories and a maximum of 4 stories.” It then uses the Missing Middle
graphic from the City of Troy Master Plan as a way of defining appropriate transitional residential
forms in that District. It states that “The above visual representation from the Master Plan shows one
family residential similar to ours next to Attached Single Family Residential, followed in intensity with
Bungalow Courts with Townhouses next, adjacent to a higher intensive use of Fourplexes.” While
creative, there is no relationship between the allowed minimum 2 story and maximum 4 story
building height in the Zoning Ordinance and the Master Plan.

Moreover, that diagram comes from the web site for the organization called “Missing Middle
Housing,” whose goal is to encourage the integration of the wide range of housing types shown into
neighborhoods that have historically only allowed large-lot, single-family houses. They also
encourage allowing uses like townhouses by right next to large lot, single-family neighborhoods
because existing residents tend to object for numerous unfounded reasons, including a decline in
property values. As the zoning instructor for the Michigan Economic Development Corporation’s

17195 Silver Parkway, #309 Phone: 810-734-0000
Fenton, Ml 48430 Email: sprague@cibplanning.com
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Redevelopment Ready Communities Program (RRC), | teach communities about the need for “Middle
Housing” throughout the State. This same diagram is included in the presentation on behalf of MEDC
and | discuss the bias that residents in large-lot, single-family neighborhoods across the State have
against housing that is different than theirs. The diagram in the Troy Master Plan was never intended
to be used as a way of supporting a transition in housing types, since that would work against the
very principle the Missing Middle Housing group is promoting.

The HOA letter also combines and misuses the concepts of “transitional uses” and “density” or
intensity. Sections 5.06 (E)(3)(a&b), Transitional Features, of the ordinance discuss transitional uses
and intensity as follows:

a. Transitional features are architectural elements, site features, or alterations to building massing
that are used to provide a transition between higher intensity uses and low- or moderate-density
residential areas. These features assist in mitigating potential conflicts between those uses.
Transitional features are intended to be used in combination with landscape buffers or large
setbacks.

b. Intensity. A continuum of use intensity, where moderate intensity uses are sited between high-
intensity uses and low-intensity uses, shall be developed for multi-building developments. An
example would be an office use between commercial and residential uses.

These are the ordinance requirements being met by the subject development through extensive
setbacks, buffering, limitation of building height and the closing of a road extension and sidewalk
connections, that under good planning practice should connect. The development also includes
attached single-family townhouses next to single-family residential houses, which is an appropriate
continuum of use intensity, per the description above. The argument that there should be a reduction
in density and type of units due to their interpretation of the language in the Master Plan is absurd
and shows a poor understanding of the relationship between the Master Plan and Zoning Ordinance.

Townhouses as a Transitional Use

There is a discussion in the HOA about the public health, safety and welfare, which is why we have
local ordinances to protect the community. The proposed development will not connect to the
abutting neighborhood and for the most part will only be partly visible to the closest houses. Nor will
a single-family attached development with 6 units per acre have less impact on the neighborhood
than the proposed development with 13 units per acre, in compliance with ordinance requirements.
The term “density” is often misused by residents against projects, often stating that it is too high
without understanding why density requirements are even used in ordinances. Density regulations
are in place to prevent unnecessary negative “impacts” on surrounding properties and infrastructure;
not as a transitional use requirement. For example, a multiple-family development might allow up to
20 units per acre, since that is a density that the infrastructure and services can handle. In this case,
traffic will not be going through the Woodlands neighborhood nor will the townhouse homeowners
be able to use their sidewalk system. There will be virtually no relationship between the two
developments, including impacts. Finally, there are no studies showing that the development of
single-family residential townhouses next to single-family residential subdivisions have a negative
impact on the value of existing homes. In essence, this project will have no impact on the Woodlands
neighborhood whatsoever.



City of Troy Planning Commission

Crooks Road Townhouse Site Plan Review Response
March 16, 2020

Page 3

NN, Neighborhood Nodes Requirements

One of the last comments in the Woodlands HOA letter is that the focus of the Neighborhood Nodes
District should not be “high intensity” residential (their label, not that of the zoning ordinance). They
refer to the parts of the ordinance and then interject Master Plan statements to weave a story
indicating that maybe a mixed-use development is required and that townhouse development is not
allowed. The ordinance actually states:

“NN:B sites may contain a variety of uses, including residential at grade, in a higher-density
arrangement, but may also include small scale retail and service or office uses. A strong focus on
transitional landscaping and a suitable connection to the neighboring residential areas is of critical
concern for the NN:B sites, as they will often serve as the primary zone through which residents in a
social neighborhood, as identified in the Master Plan, engage the Node, which serves as the core of
the economic neighborhood.”

Residential townhouses, like the ones proposed, are clearly permitted in the NN, Neighborhood
Nodes District (see table below) and there is no requirement that it be part of a mixed-use
development, although it is allowed. If a mixed-use development were proposed, the street and
sidewalk connections to the Woodlands subdivision would be required, since the goal is to integrate
such a development with the neighborhood. In all likelihood a mixed-use project with a road
connection at this location would bring a new set of objections from the Woodlands HOA.

A: Small, single-purpose,
out buildings

B: Small, multi-tenant
commercial with mixed P P P P
use

C: Attached residential
or live /fwork

D: Multi-story mixed use,
medium density

E: Large format com-
mercial

F: Large format mixed-
use

P - Permitted Building Form
5 - Special Approval Building Form
NP - Prohibited Building Form

Conclusion

Unfortunately, residents in existing detached single-family developments across the state and
country come out against housing that is different than theirs. Yet not everyone wants the same type
of housing they do and look for alternate options, which are in short supply due to the opposition
mentioned above. Statistics show that the “Middle Housing” is in great demand and will continue to
be so in the foreseeable future. There will likely be a glut of detached single-family housing in about
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20 years and the communities that balance existing neighborhoods with middle housing types will
probably fare better.

In this particular case a rezoning is not being requested. Ordinance requirements are in place and
being met through site design and changes to the plan. Once those standards are met the site plan
must be approved, per State law, regardless of the objections of neighboring residents. The zoning
ordinance does not require that the residents of the Woodlands neighborhood be consulted nor that
their objections play a role in obtaining approval. With all due respect, the Master Plan has no impact
on whether the ordinance requirements are being met and should not play a role in your decision-
making.

Thank you for your consideration and If you have any further questions, please contact us at 810-
734-0000.

Sincerely,
CIB Planning

7 y, / ) / ’ —
(Accccocr © <€ Loz LA

Carmine P. Avantini, AICP
President
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March 16, 2020

Brent Savidant

City of Troy

Planning Department
500 W. Big Beaver
Troy, M| 48084

RE: Crooks Road Townhomes
Preliminary Site Plan Submittal — Architectural Design Statements (Revised)

Dear Mr. Savidant:

The following are revised responses to the requested statements in item #6 on the site plan application:

A. Description of context of site and how project responds to character of the area:

The site is located at the Northern most edge of Neighborhood Node | on Crooks near Wattles. According to
the zoning ordinance the Neighborhood Nodes should draw people and should be visually distinguished from
the surrounding area because of their greater intensity, density and design. The intent for this site is to build a
74-unit townhouse condominium project that will begin to increase pedestrian activity in this node within a
distinctive architecturally designed community. We have added various amenities to the site including a
pavilion, foot trail along with benches and picnic tables.

Description of the project’s design concept:

The Design concept of the community is a townhome with full balconies facing the green spaces, thoughtful
sidewalk placement for safe pedestrian and cycle activity as well as conservation and protection of the existing
natural existing features the site. We aim to provide our future residents all the benefits of living in the area
while maintenance free social lifestyle.

Description of how the project achieves the design concept:

We are proposing modern open interior floor plans, each home to have a traditional 2-car side by side garage.
We are also, protecting many of the on-site natural features and many existing trees as well as, proposing the
addition of a combination many of new deciduous trees within the community and evergreen trees along the
northern and western property lines. The exterior architecture focuses on breaking down the 3-story building
mass through delineating the individual homes. The Townhome fronts maximize the connection to outdoor
space with the Townhome fronting on landscaped green spaces and landscaped court yards. All homes will
have large second floor balcony and ground level porches which flow into a professionally landscaped tree
lined green spaces and courtyards. The site design connects these unit front garden spaces through
interconnected walks creating a social walkable neighborhood that seeks to be connected to the future
developments of the node.
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D. Description of the development program (intended uses, known or possible tenants, etc.):

Our Proposed Condominium Development will have a target market that will include:
¢ Young adults moving out of their parents’ house and living on their own
* Younger adults recently married or in a co-habitant relationship
* Younger adults starting families and/or with younger children
e Empty nesters looking to downsize, eliminate maintenance responsibilities, and live close to nice
restaurant and shopping destinations.

E. Description of how the building materials enhance the design concept:

The building materials have been chosen based on their qualities of durability, sustainability, longevity,
traditional appearances and low maintenance. The bases of the buildings are grounded by the use of a dark
earth tone brick as a foundation material. The building fronts rise into 3 distinctive gabled elevations clad in
shake, horizontal and vertical fiber cement siding which allude to patterns of existing nearby residential
facades. The use of traditional materials in a modern expression of traditional pure forms will create a
transitional yet timeless architectural feel. The generous amounts of windows allow for a strong connection to
the outside and a modern expression on the facade.

F. If the project is in a form-based district, provide a description of how the project meets the transparency
requirements:

The units that front Crooks Road will be provided with a private garden space partially enclosed by a 48" tall
garden fence screen and landscape hedge green screening as a buffer to the street front, this would account
for 42% of the first floor fronting the right of way. The first-floor building facade includes an additional 28%
glazing transparency.

G. Note any other important elements, features or design concepts not covered above that will help the
planning commission understand how the project fosters excellence in design of the built environment:

Our revised plans have greatly taken into consideration the past comments from Planning Commission Board
Members and adjacent Neighbors. We have worked on concerns that were expressed at the September 24,
2019 and January 14", 2020 Planning Commission Meeting. Important design elements and features are as
follows:

¢ We have completely reoriented the design of the townhomes with the revised layout.
e We have doubled the land area for the development by acquiring a property to the south of the
original proposed project, which has allowed us to accommodate the following:

0 Re-orient the townhomes and revise the overall layout of the development

0 Reduce the unit density, in terms of building lot coverage, from 32% to 19.3%.

0 Increase the overall green space, in terms of open space area, from 43.2% (~51,000 sf on 2.73
acres) to 55.0% (~131,000 sf on 5.72 acres) and very minimal disturbance of existing natural
features on the property. (Storm system/Detention pond construction only)

0 Increase on-site guest parking to 34 spaces.

0 Increase the setback along northern property line (adjacent single-family) to 40 feet.

0 Provide 20 feet of green belt area as well as the required 1 large evergreen per 10 feet.

e We are proposing an 8-foot decorative black aluminum fence along the northern property line.

experienced | responsive | passion for quality
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e To create a transition adjacent to the single-family residential subdivision, we reduced the ordinance-
measured height for Buildings “B”, “C”, and “D” to 27’-8 11/16” tall and 2 % stories, which is actually
lower than permitted height of single family residential R1A- R1E at 30 ft.

e To address neighbor concerns about the location of the Emergency Vehicle Access (EVA), we have
eliminated the connection to Carson Drive, which will therefore keep Carson Drive as a quiet dead-end
street. The EVA has been relocated to the southern portion of the site, connecting to Crooks Rd. south
of Building

* There was concern from the residents on Carson Dr. about the possibility of future residents/guests
from our proposed community parking on Carson Drive and accessing their units. We have addressed
these concerns by providing items mentioned previously (additional guest parking, 8-foot fence,
landscape buffer/green belt area, and elimination of EVA at Carson Dr.)

If you should have any questions or require any additional information, please feel free to contact this office.
Sincerely,

PEA, Inc.

Gregory Bono, P.E.
Project Coordinator

experienced | responsive | passion for quality



July 20, 2020

Brent Savidant City of Troy Planning Department 500 W. Big Beaver Troy, M| 48084

RE: Crooks Road Townhomes Preliminary Site Plan Submittal — Architectural Design Statements

Dear Mr. Savidant:

The following are responses to the requested statements in item #6 on the site plan application:

A. Description of context of site and how project responds to character of the area:

The site is located at the Northern most edge of Neighborhood Node | on Crooks near Wattles.
According to the zoning ordinance the Neighborhood Nodes should draw people and should be visually
distinguished from the surrounding area because of their greater intensity, density and design. The
intent for this site is to build a 74-unit townhouse project that will begin to increase pedestrian activity
in this node within a distinctive architecturally designed community.

We have added various amenities to the site including a pavilion, foot trail along with benches and
picnic tables.

B. Description of the project’s design concept:

The Design concept of the community is a townhome with full balconies facing the green spaces,
thoughtful sidewalk placement for safe pedestrian and cycle activity as well as conservation and
protection of the existing natural existing features the site. We aim to provide our future residents all
the benefits of living in the area while maintenance free social lifestyle.

C. Description of how the project achieves the design concept:

We are proposing modern open interior floor plans, each home to have a traditional 2-car side by side
garage. We are also, protecting many of the on-site natural features and many existing trees as well as,
proposing the addition of a combination many of new deciduous trees within the community and
evergreen trees along the northern and western property lines. The exterior architecture focuses on
breaking down the 3-story building mass through delineating the individual homes. The Townhome
fronts maximize the connection to outdoor space with the Townhome fronting on landscaped green
spaces and landscaped court yards. All homes will have large second floor balcony and ground level
porches which flow into a professionally landscaped tree lined green spaces and courtyards. The site



design connects these unit front garden spaces through interconnected walks creating a social walkable
neighborhood that seeks to be connected to the future developments of the node.

D. Description of the development program (intended uses, known or possible tenants, etc.):

Our Proposed Development will have a target market that will include:

* Young adults moving out of their parents’ house and living on their own
¢ Younger adults recently married or in a co-habitant relationship

* Younger adults starting families and/or with younger children

e Empty nesters looking to downsize, eliminate maintenance responsibilities, and live close to nice
restaurant and shopping destinations.

E. Description of how the building materials enhance the design concept:

The building materials have been chosen based on their qualities of durability, sustainability, longevity,
traditional appearances and low maintenance. The bases of the buildings are grounded by the use of a
dark earth tone brick as a foundation material. The building fronts rise into 3 distinctive gabled
elevations clad in shake, horizontal and vertical fiber cement siding which allude to patterns of existing
nearby residential facades. The use of traditional materials in a modern expression of traditional pure
forms will create a transitional yet timeless architectural feel. The generous amounts of windows allow
for a strong connection to the outside and a modern expression on the fagade.

F. If the project is in a form-based district, provide a description of how the project meets the
transparency requirements:

The units that front Crooks Road will be provided with a private garden space partially enclosed by a 48"
tall garden fence screen and landscape hedge green screening as a buffer to the street front, this would
account for 42% of the first floor fronting the right of way. The first-floor building fagade includes an
additional 28% glazing transparency.

G. Note any other important elements, features or design concepts not covered above that will help
the 