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MICHIGAN

PLANNING COMMISSION
MEETING AGENDA
REGULAR MEETING

Tom Krent, Chairman, David Lambert, Vice Chairman

Carlton Faison, Michael W. Hutson, Lakshmi Malalahalli,
Marianna Perakis, Sadek Rahman, Jerry Rauch and John J. Tagle

January 26, 2021 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 — January 12, 2021

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

PRELIMINARY SITE PLAN REVIEW

6. PRELIMINARY SITE PLAN APPROVAL (File Number SP2020-0017) — Proposed Janineh
Medical Building, East side of Rochester Road, south of Square Lake Road (5600 Rochester
Road; PIN 88-20-11-154-021), Section 11, Currently Zoned R-1C (One Family Residential)
District and controlled by Consent Judgment.

OTHER ITEMS

7. PLANNING COMMISSION COMMENT

8. 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-2021-01-
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 254 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 March 31, 2021.

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 March 31, 2021.

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 JANUARY 12, 2021

Chair Krent called the virtual Regular meeting of the Troy City Planning Commission to
order at 7:00 p.m. on January 12, 2021. Chair Krent introduced the procedure to be
followed for a remote meeting.

1.

ROLL CALL

Present:.

Carlton M. Faison
Michael W. Hutson
Tom Krent

David Lambert
Lakshmi Malalahalli
Marianna Perakis
Sadek Rahman
Jerry Rauch

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-2021-01-001
Moved by:  Faison
Support by: Tagle

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 254 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 March 31, 2021.

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.



PLANNING COMMISSION REGULAR MEETING — DRAFT JANUARY 12, 2021

RESOLVED, As allowed by Planning Commission By-laws and Rules of Procedure
Article X, the Troy Planning Commission hereby TEMPORARILY SUSPENDS AND
MODIFIES the Bylaws 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 March 31, 2021.

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-2021-01-002
Moved by:  Hutson
Support by: Lambert

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

4. APPROVAL OF MINUTES

Resolution # PC-2021-01-003
Moved by: Tagle
Support by: Faison

RESOLVED, To approve the minutes of the December 8, 2020 Regular meeting as

submitted.
Yes: Faison, Hutson, Krent, Lambert, Malalahalli, Rahman, Rauch, Tagle
Abstain Perakis

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

Ms. Ferencz reported there was no public comment.

PRELIMINARY SITE PLAN AND SPECIAL USE APPROVAL

6. SPECIAL USE APPROVAL LONG LAKE AND DEQUINDRE SHELL ADDITION (File
Number SP2020-0001) — Proposed Long Lake Shell Addition, Southwest corner of Long
Lake and Dequindre, Section 13, Currently Zoned NN (Neighborhood Node “J”) District

Mr. Savidant announced property owner Sam Askar and project architect Arthur
Kalajian were present.

Mr. Carlisle presented a PowerPoint explanation on the difference between a Special
Use development and a by-right development.

Mr. Carlisle reviewed the Preliminary Site Plan and Special Use application. The
application was presented, and a Public Hearing conducted, at the Planning
Commission February 11, 2020 meeting. Mr. Carlisle said the item was postponed
because the applicant was required to go before the Zoning Board of Appeals (ZBA) for
three variance requests. Mr. Carlisle reported the applicant was granted the three
variances at the November 17, 2020 Zoning Board of Appeals meeting.

Mr. Carlisle addressed site plan concerns as identified in his report dated January 7,
2021, relating to deficiency in parking spaces, screening and vehicular storage. Mr.
Carlisle noted additional details such as calculations and species are required on the
landscape plan and the applicant is required to submit a photometrics plan.

Mr. Carlisle said he supports the reinvestment in the site. He said the application meets
the Special Use standards and he recommends allowing the applicant to amend the site
plan to address the concerns as noted in his report, either formally through the Planning
Commission or administratively, subsequent discussion by the Planning Commission.

Mr. Savidant clarified for the record that one person in support of the application spoke
at the Public Hearing on February 11, 2020 and a Public Hearing was conducted at the
Zoning Board of Appeals meeting.

Mr. Kalajian addressed the modified floor plan, parking, internal storage of vehicles,
dumpster location and landscaping. He emphasized the waiting room would improve
overall parking concerns and the property owner would control and manage parking as
well.

Mr. Askar reminded the Board that signatures from the neighborhood in support of the
site plan improvements are on record from the February 11, 2020 meeting. He
addressed both employee and clientele parking on site and assured the Board he
personally would manage and control parking. Mr. Askar said he believes the existing
landscaping along the west side is more aesthetically pleasing than a wall but he would

3
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accommodate the wishes of the Planning Commission. Mr. Askar stated the elevation
provided in the application is true to the proposed building design.

There was discussion on:

Parking; employee and clientele, management of and control.

Relocation of dumpster and “free” air pump.

Type of repair work; oil changes, brakes, tires.

Interior storage of vehicles and service products.

Elevation; true to pictures, color, design.

Number of employees; owner, one cashier, two mechanics.

Landscape screening.

Hours of operation: pump service and convenience store hours 6 am to 12 midnight
daily; mechanic on duty 9 am to 6pm Monday-Friday, 9am to 3pm Saturday and no
service on Sunday.

e Parking deficiency; options of consideration to meet requirements.

e Parking requirements and calculations per Zoning Ordinance.

Mr. Rahman, representative on the Zoning Board of Appeals (ZBA), reported landscape
screening on the west side of the service station was discussed at the meeting and it
was determined that the natural beauty of the existing trees is preferred in lieu of a wall.

Resolution # PC-2021-01-

Moved by: Rahman
Support by: Faison

RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the
proposed Long Lake Shell Addition, Southwest corner of Long Lake and Dequindre,
Section 13, Currently Zoned NN (Neighborhood Node “J”) District, be granted.

Discussion on the motion on the floor.

Mr. Savidant asked that approval be conditioned on the applicant providing sufficient
landscape details and lighting details prior to Final Site Plan approval, noting both can
be reviewed and approved administratively.

Mr. Rahman and Mr. Faison agreed to add the conditions to the approval.

Resolution # PC-2021-01-004

Moved by: Rahman
Support by: Faison

RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the
proposed Long Lake Shell Addition, Southwest corner of Long Lake and Dequindre,
Section 13, Currently Zoned NN (Neighborhood Node “J”) District, be granted, subject
to the following conditions:
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1. Prior to Final Site Plan approval, the applicant provides the lighting details and
landscaping detalils.

Yes: All present (9)
MOTION CARRIED

7. PLANNED UNIT DEVELOPMENT (File Number PUD2020-0018) — Proposed Concept
Development Plan (CDP) for Long Lake and Crooks Masterplan Development,
Southwest corner of Long Lake and Crooks, Section 8, Currently Zoned O (Office)
District

Mr. Savidant announced project architect Chris Beck of Gensler, Anthony Antone of
Kojaian Properties and traffic consultant Julie Kroll of Fleis & Vandenbrink were present.

Mr. Antone gave a brief introduction of Kojaian Properties. He said the proposed
development would serve as a gateway to North Troy.

Mr. Savidant presented a PowerPoint explanation of a Planned Unit Development
(PUD) application.

Mr. Carlisle gave a brief introduction of the Conceptual Development Plan and how the
application relates to the Master Plan for North Troy. He addressed additional elements
for the applicant to consider and questions for the Planning Commission to consider, as
identified in his report dated December 29, 2020. Mr. Carlisle reported the applicant is
seeking flexibility in phases, uses and design features.

There was discussion on:

Water feature; location, vocal point, community attraction.

Residential key component; multi-family, live/work.

Density and massing of project; building height.

Preservation of existing green space.

Applicant request for flexibility as relates to market demand and City vision.

Viability of office space and hotel in relation to existing office vacancy and number of

hotels currently in City.

e Outdoor activities and attractions to engage residents and community; walkability,
vehicular-free plaza area.

e Destination point for family and community gatherings.

e Parking; expand parking structure, reduce surface parking, charging stations for
electric vehicles.

¢ Limited available land in City for development of this size.

e Potential to attract large office headquarters.

e Affirmation of worldwide renown architectural firm Gensler.
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Mr. Beck addressed greenspace as relates to existing tree quality and species, parking
options, water feature, stormwater detention and intent to be flexible based on potential
future uses and evolution of project.

Mr. Antone addressed a residential component, density, potential to attract large office
headquarters and flexibility in development long-term.

OTHER ITEMS

8. MISCELLANEOUS BUSINESS - Correspondence from Zoning Board of Appeals

Ms. Dufrane said Mr. Rahman could introduce the item but requested no discussion or
action by the Board because of a pending lawsuit on the matter recently received by the
City.

Mr. Rahman introduced an agenda item that was considered by the Zoning Board of
Appeals at their November 17, 2020 meeting requesting a variance for relief of the
required setbacks to construct a deck on a home constructed within a Cluster
development.

9. ELECTION OF OFFICERS

There was a brief discussion on keeping the current Chair and Vice Chair in their
respective roles because of the limited meetings held in 2020 due to the pandemic.

Chair Krent opened the floor for nominations.
Mr. Faison nominated Tom Krent as Chair and David Lambert as Vice Chair.

There were no further nominations placed on the floor. Chair Krent closed the floor to
nominations.

Roll Call vote on the nominations on the floor for Chair and Vice Chair.

All present (9)
Mr. Sadek Rahman assented to continue his role as ZBA Representative.

There were no further nominations placed on the floor. Chair Krent closed the floor to
nominations.

Roll Call vote on the recommendation of appointment for ZBA Representative.

All present (9)
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10. PLANNING COMMISSION COMMENT

Newly appointed members Lakshmi Malalahalli and Jerry Rauch gave a brief
introductory of themselves.

Mr. Lambert thanked Mr. Rahman for his continued role as ZBA Representative.

The virtual Regular meeting of the Planning Commission adjourned at 9:14 p.m.

Respectfully submitted,

Tom Krent, Chair

Kathy L. Czarnecki, Recording Secretary

C:\Users\bob\Documents\Kathy\COT Planning Commission Minutes\2021\2021 01 12 Regular Meeting_Draft.doc



DATE: January 20, 2021

TO: Planning Commission

FROM: R. Brent Savidant, Community Development Director

SUBJECT: PRELIMINARY SITE PLAN APPROVAL (File Number SP2020-0017) — Proposed
Janineh Medical Building, East side of Rochester Road, south of Square Lake Road

(5600 Rochester Road; PIN 88-20-11-154-021), Section 11, Currently Zoned R-1C
(One Family Residential) District and controlled by Consent Judgment.

The petitioner Moceri Companies submitted the above referenced Preliminary Site Plan
application for a 7,616 square foot medical office building on a 1.488 acre site. The property is
controlled by a Consent Judgment which must be amended and approved by City Council.
Therefore, the Planning Commission is a recommending body for this Preliminary Site Plan
application.

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. Report prepared by Carlisle/Wortman Associates, Inc.
3. Preliminary site plan application
4. Consent Judgment (Case no. 88-360890 CZ)
5. First Amended and Restated Consent Judgment.

G:\SITE PLANS\SP JPLN2020-0017 JANINEH MEDICAL OFFICE\PC Memo 2021 01 26.docx

PC 2020.01.26
Agenda Item # 6



PROPOSED RESOLUTION

PRELIMINARY SITE PLAN APPROVAL (File Number SP2020-0017) — Proposed Janineh
Medical Building, East side of Rochester Road, south of Square Lake Road (5600 Rochester
Road; PIN 88-20-11-154-021), Section 11, Currently Zoned R-1C (One Family Residential)
District and controlled by Consent Judgment.

Resolution # PC-2021-01-
Moved by:
Seconded by:

RESOLVED, The Planning Commission recommends that Preliminary Site Plan Approval,
pursuant to Article 8 of the Zoning Ordinance, as requested for the proposed Janineh Medical
Building, located on the east side of Rochester (5600 Rochester Road), Section 11, Currently
Zoned R-1C (One Family Residential) District and controlled by Consent Judgment, be
granted, subject to applicant the following:

) or

(denied, for the following reasons: ) or
(postponed, for the following reasons: )
Yes:

No:

MOTION CARRIED/FAILED



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.
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664 Feet 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.
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ASSOCIATES, INC.

117 NORTH FIRST STREET SUITE 70 ANN ARBOR, MI 48104 734.662.2200 734.662.1935 Fax

Date: January 18, 2021

Amendment to Consent Judgment and
Preliminary Site Plan Review
For
Troy, Michigan

Applicant: Dominick Tringali

Project Name: Janineh Medical Building

Plan Date: October 15, 2020

Location: 5600 Rochester Road

Parcel ID: 80-20-11-154-021

Zoning: R1-C

Action Requested: Amendment to Consent Judgment, Preliminary Site Plan Review,

Special Use Approval

PROJECT AND SITE DESCRIPTION

The applicant is requesting preliminary site plan to construct a 7,616 square-foot medical office
building. The medical office building will include three (3) offices, six (6) exam rooms, four (4)
bathrooms, a laser room, vestibule and reception area, waiting areas, a sales room, operation
room, fitness room, and two (2) massage rooms. The site is located at 5600 Rochester Road,
north of Long Lake Road. The 1.488-acre site is located in the R1-C, One-Family Residential
District where medical offices are not permitted. However, this parcel in the R1-C District is
controlled by consent judgment that was approved on June 23, 1992.
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Figure 1. Location of the Subject Site

t BaptistiTemple

Table 1. Zoning of Adjacent Properties

Zoning Uses
North R-1 C, One-Family Residential Institutional (Church)
South R-1 C, One-Family Residential Institutional (Daycare)
East R-1 C, One-Family Residential Single Family Residential
West CF, Community Facilities Golf Course, Park

Items to be Addressed: None.
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CONSENT JUDGMENT

The 1992 consent judgment applied to two parcels, 5600 Rochester (parcel a) and the parcel
directly south (parcel b). The conditions of the consent judgment for 5600 Rochester Road
(parcel a) included:

1. The special use permitted is by Recording for the Blind, a nonprofit, charitable
organization. Any building on Parcel "A" may be used for the recording of educational
materials by "volunteers and general office space for Recording for the Blind. No sales of
goods or services or subleasing of space shall be permitted.

2. The special use approved for Recording for the Blind is for educational purposes, and the
schedule of regulations attached as Exhibit B now applicable to schools, being Section
10.30.02 of Article X of the Troy Zoning Ordinance (Chapter 39), shall apply and control
the use, development, and occupancy of the property depicted as Parcel "A". The
requirement for a minimum site area of five acres is waived.

3. Upon cessation of the special use approved for Recording for the Blind, Parcel "A" shall be
developed, used and occupied for the purposes set forth in Article X (R-Ic, one-family
residential) of the Troy Zoning Ordinance (Chapter 39), a copy of which is attached as
Exhibit C.

Ultimately the City Council is the approving body to amend the consent judgment. However, the
Planning Commission is asked to consider the proposed amendment and make a
recommendation upon amending the consent judgment. The proposed amendment to the
consent judgment includes changing of use from non-profit office to medical office, and
continuation of the use of the site after the closure of the use as a non-profit office.

Please note we have completed a detailed site plan review. Any approval of the preliminary site
plan would be contingent upon the City Council agreeing to amend the consent judgment.

The second parcel subject to the consent judgment was permitted to build a childcare center.
The center exists to the day. The parcel to the south does not seek any amendment to the agreed

upon consent judgment.

Items to be Addressed: Planning Commission to consider amending the Consent Judgment.

AREA, WIDTH, HEIGHT, SETBACKS

R-1C Provided Compliance
Max. Building Height
Stories 2% 1 YES
Feet 30 Feet Unknown
Minimum Setbacks
Front 30 Feet 61.37 Feet YES
Side 10 Feet, 108.29 Feet YES
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20 Feet combined Combined
Rear 40 Feet 59.91 Feet YES
Max. Lot Coverage 30% 11.7% YES

The applicant shall indicate building height.

Items to be Addressed: Indicate building height.

NATURAL RESOURCES
Topography: Subject site’s elevation increases by a foot to the east of Rochester Road.

Wetlands: The Gibson-Renshaw Drain is located on the parcel to the south of the proposed
medical office.

Woodlands: The site has woodlands around the Gibson-Renshaw Drain to the south. There are
woodlands to the east along the single-family residential property lines. Applicant
provides a Tree Preservation Plan on Sheet L1. None of the trees are protected
and require mitigation because either they are invasive species, in poor condition,
or not large enough to qualify.

Items to be Addressed: None.

BUILDING LOCATION AND SITE ARRANGEMENT

The subject site is currently home to a 3,223 square-foot, one (1) story brick building. The
applicant will demolish the building to construct the medical office building in its place. The
building will be centered in the site, with full automobile access around the building. There is a
porte-cochere and patient drop-off in front of the building. Parking will be on the north and east
side of the building. One point of access will be off Rochester Road.

Items to be Addressed: None.

PARKING

Section 13.06.G of the Zoning Ordinance requires:

Medical clinics is two (2) | Ten (10) exam/procedure rooms, | 39 spaces
spaces per  exam or | eight (8) labs/other rooms, as well as
outpatient  procedure /| having a maximum total of ten (10)
operating room, plus one (1) | employees.

space per laboratory or
= 38 spaces
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recovery room, plus one (1)
space per employee.

Barrier Free 2 2
Bicycle Parking 2 0
Loading 1 0
Total 38 39

Because of the use as a medical facility we recommend additional barrier-free spaces. See
engineering comments below for more details.

The applicant is not providing a bicycle rack. The applicant is not providing any loading; however,
the Planning Commission may waive the loading space requirement.

Items to be Addressed: 1). Provide bicycle rack for two bicycles; and 2). Ask for waiver from
loading space requirement.

SITE ACCESS AND CIRCULATION

The applicant is proposing to remove the existing access to the site on the northwest to create a
new 25-foot-wide access to the southwest. The plan shows one (1) driveway access point from
Rochester Road. There is a two (2) way asphalt drive proposed around the medical office
building.

Items to be Addressed: None.

SAFETY PATHS

The applicant proposes a five (5) foot-wide concrete safety path around the building where a
parking space is present. There is a proposed concrete walk along Rochester Road. The applicant
provides three (3) ADA ramps in the parking lot.

Items to be Addressed: None

LANDSCAPING

The application includes a landscape plan and calculations.
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Street Trees: The Ordinance requires that | Rochester = 268 9 trees Compliant
the greenbelt shall be landscaped with a | feet =9 trees
minimum of one (1) deciduous tree for
every thirty (30) lineal feet, or fraction
thereof, of frontage abutting a public
road right-of-way.

Site landscaping: A minimum of twenty | 20% 34% landscaping. Compliant
percent (20%) of the site area shall be
comprised of hardscape and landscape

material.
Parking Lot Landscaping: 1 tree for every | 39 surface spaces = | 3 trees Deficient by 2
8 parking spaces. Trees may be located | 5 trees trees

adjacent to parking lot with Planning
Commission approval.

Screening between land uses: Large | Unknown 22 6-foot-tall cedar Plantings

evergreen every 10 feet or smaller every shown on

3 feet. plan but
calculations

not provided.

The applicant is showing an at-grade generator and transformer at the rear of the site adjacent
to the single-family residential homes. We recommend that the transformer and generator be
moved adjacent to the building and screened accordingly. The peninsula bump-out that
currently houses the transformer and generator can be used for an additional parking lot tree.

Trash enclosure screening details are not provided on the plans.

Items to be Addressed: 1. Add two parking lot trees; 2). Provide screening calculation on plans;
3. Relocate transformer and generator to building; and 4). Provide trash enclosure screening
details.

LIGHTING

The applicant has provided a lighting (photometric) plan and lighting fixture details. The
applicant is proposing nine (9) pole lights, two (2) building sconces, and two (2) under canopy
lights. There are two (2) twenty-foot tall poles that are at the rear of the site adjacent to the
single-family residential homes. It will take time for the screening vegetation to reach a mature
height to screen those poles. Is the applicant willing to a). reduce the height of those poles to 10
feet; or 2). Tilt them inward to ensure no light spillage and so screen the visible light source from
the residential properties; or 3). Put lights on timers to dim or turn off between 11:00PM and
sunrise?
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Items to be Addressed: For the two pole lights that are in the rear of the property, is the applicant
willing to a). reduce the height of those poles to 10 feet; or 2). Tilt them inward to ensure no light
spillage and so screen the visible light source from the residential properties; or 3). Put lights on
timers to dim or turn off between 11:00PM and sunrise?

FLOOR PLAN AND ELEVATIONS

Floor plans and elevations have been provided on Sheets 1 through 6. A roof plan is included on
Sheet 2 of 6. Cross sections of the proposed building are provided on Sheet 6 of 6. Materials
appear to be brick and stone but are not clearly indicated on elevations. In addition, the applicant
didn’t provide a 3-D model to view the site in context especially adjacent to the adjacent
residential properties.

As set forth in Section 8.06.B. Development shall incorporate the following recognized best
architectural building design practices:

1) Foster a lasting impact on the community through the provision of high-quality design,
construction, and detailing.

2) Provide high quality, durable materials, such as but not limited to stone, brick, glass, and
metal. E.I.F.S. or material equivalent shall only be used as an accent material.

3) Develop buildings with creativity that includes balanced compositions and forms.

4) Design roofs that are appropriate to the architectural style of the building and create an
appropriate visual exterior mass of the building given the context of the site.

5) For commercial buildings, incorporate clearly defined, highly visible customer entrances
using features such as canopies, porticos, arcades, arches, wing walls, ground plane
elements, and/or landscape planters.

6) Include community amenities that add value to the development such as patio/ seating
areas, water features, artwork or sculpture, clock towers, pedestrian plazas with park
benches or other features located in areas accessible to the public.

Applicant has not provided a design narrative outlining how they incorporate “best architectural
building design practices.”

Items to be Addressed: 1). Indicate materials; 2). Provide design narrative; and 3). Provide 3-D
model.

FIRE and ENGINEERING REVIEWS

The plans have been reviewed by the Fire and Engineering Departments.

Fire:

1. Existing hydrants along Rochester Road exceed maximum allowable distance (225') from
most remote building areas. An additional hydrant is required whether fire suppression is
installed or not.

2. Install fire lanes.
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Engineering:

1.

Along the east side of the building, there is a deflection in the curbline that creates the
appearance of a passenger loading zone. It is unclear what the intent of this area is. If it
will be used as a patient pickup/dropoff area, or other curbside service, it should be
sufficiently wide to accommodate a vehicle without obstructing the parking drive aisle. As
configured, vehicles temporarily parked in this curbside area have the potential to inhibit
other parked vehicles from being able to exit along the east side of the building should be
reconfigured.

On the east side of the building, it appears the exterior door swing would obstruct the
usable sidewalk width. The sidewalk at this doorway as to maintain a clear width of at
least five (5) feet with the door open.

The plans currently show two (2) accessible parking spaces. We strongly suggest that
additional accessible parking spaces be provided. As a medical facility, a higher level of
accessible parking may be required in accordance with ADA Standards (§208.2.2). If the
proposed medical building will be utilized for outpatient physical therapy or rehabilitation
services, at least 20% of the spaces must be accessible. The floor plan indicates a portion
of the building is designated for fitness and massage. If these are intended for patient use,
the 20% accessible parking requirement must be applied to the portion of the building that
will be used for rehabilitation or outpatient physical therapy.

At the site driveway, the concrete sidewalk (including jointing patterns) should extend
through the driveway approach, instead of using sidewalk ramps. This provides a visual
cue that pedestrians have the right-of-way.

The proposed site driveway should be 30 feet wide with 30 feet radii. It appears that the
drive is 25 feet. The plans should clearly dimension the driveway throat width.

We recommend a right turn deceleration lane on Rochester Road at the site driveway be
provided.

Items to be Addressed: Address fire and engineering reviews

Planning Commission is asked to consider the proposed amendment to the Consent Judgment to
change the use from non-profit office to medical office, and to allow for the continuation of the
use for a non-residential use after the closure of the use as a non-profit office.

If the Planning Commission recommends the proposed amendment to the Consent Judgment,
we are recommending that the Planning Commission consider the proposed site plan but
postpone action to allow the applicant to address the following:

PwnNpE

Indicate building height.

Provide bicycle rack for two bicycles.

Ask for waiver from loading space requirement.
Add two parking lot trees.
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Provide screening calculation on plans.

Relocate transformer and generator to building.

Provide trash enclosure screening details.

Reduce the height of those poles to 10 feet or tilt them inward to ensure no light spillage
and so screen the visible light source from the residential properties.

9. Put lights on timers to either turn off or reduce intensity between 11:00PM and sunrise.
10. Indicate materials.

11. Provide design narrative.

12. Provide 3-D model.

13. Address fire and engineering review.
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CARLISLE/WORTMAN ASSOC., INC. CARLISLE/WORTMAN ASSOC., INC.
Benjamin R. Carlisle, AICP, LEED AP Kristoffer Canty
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OWNER / DEVELOPER

INAD JANINEH

732 South Rochester Rd.
Oakland Twp., MI 48363
Tel. (810) 627-9606

ARCHITECT / BUILDER

MOCERI COMPANIES
3005 University Drive
Auburn Hills, MI 48326
Tel. (248) 340-9400

CONTACT: DOMINIC MOCERI
Email: dmoceri@moceri.com

CIVIL ENGINEER

NOWAK & FRAUS ENGINEERS
46777 Woodward Ave.

Pontiac, M| 48342-5032

Tel. (248) 332-7931

Fax. (248) 332-8257

CONTACT: BRETT BUCHHOLZ, PE

Tel. (248) 332-7931
Fax. (248)332-8257

LEGAL DESCRIPTION - PER TAX DESCRIPTION

A PARCEL OF LAND LOCATED IN AND BEING PART OF THE NORTHWEST 1/4 OF
SECTION 11, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY,
MICHIGAN AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT A POINT 420.82 FEET NORTH 01 DEGREES 25 MINUTES WEST
FROM THE WEST CORNER OF SECTION 11; THENCE EXTENDING NORTH 01
DEGREES 25 MINUTES WEST, 239.00 FEET ALONG THE WEST LINE OF SECTION 11,
ALSO BEING THE CENTERLINE OF ROCHESTER ROAD; THENCE NORTH 89 DEGREES,
10 MINUTES EAST, 278.00 FEET; THENCE SOUTH 01 DEGREES, 25 MINUTES EAST,
390.00 FEET; THENCE ALONG THE CENTERLINE OF THE RENSHAW (GIBSON) DRAIN
NORTH 52 DEGREES 25 MINUTES WEST, 77.00 FEET, NORTH 56 DEGREES 02

MINUTES 54 SECONDS WEST, 63.46 FEET AND NORTH 69 DEGREES, 00 MINUTES
WEST, 180 FEET TO THE POINT OF BEGINNING.

ADDRESS: 5600 ROCHESTER ROAD, TROY, MICHIGAN 48085
PARCEL ID: 20-11-154-021

City of Troy,
Oakland County, Michigan
SITE PLAN DOCUMENTS
Prepared For
Inad Janineh

PART OF THE NW 1/4 OF SECTION 11,
CITY OF TROY,
OAKLAND COUNTY, MICHIGAN

E. Square Lake Road

Site

John R. Road

Rochester Road

E. Long Lake Road

LOCATION MAP

Project Name

JANINEH MEDICAL BUILDING
5600 ROCHESTER ROAD

Know what's helow
Call before you dig.
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112,269 C.F.; STORAGE PROVIDED. 60" Weighted Runoff Coefficient ("C"): 0.65
E ~ | PIPEINVERT ~§70.00) Allowable Discharge Rate: 0.20 cfs/acre
: : : oy s A I OCWRC Detention Volume Equations for 100 Year Storm
S S < N , DN A, . A ' Qa =A*{Allowable Discharge Rate) = 0.30 cfs
: Qo =Qa /{A*C) = 0.31 cfs {acre*runoff coefficient)
T =-25+(10,312.5/Q0)"0.5 = 158.07 minutes .
Vs = [(16,500%T)/(T+25)]-40*Q0*T = 12,301.29 cubic feet Kno\éwllllat s helow _
_______ Vi = VS*A*C = 11,913.80 cubic feet all before you dig.
"""" TOTAL DETENTION VOLUME (REQUIRED) 11,913.80 CUBIC FEET
AAAAAAAAA DATE ISSUED/REVISED
PAVING LEGEND 06-27-18 ISSUED TO CLIENT
LOCATION OF 100 YEAR FLOOD HAZARD _ _ 09-10-18 ISSUED TO CLIENT
AREA ZONE:"AE” ) \ P DA PROPOSED CONCRETE PAVEMENT 09-28-20 REVISED CONCEPT
(PER F.EM.A. F.LRM.) ' 10-15-20 PRELIMINARY SITE PLAN
; PR. OUTLET }
CONTROL t:’ PROPOSED ASPHALT PAVEMENT
BY GRAPHICALLY PR. END SECTION FOR
PLOTTING ONLY APPROX. ~RESTRICTED STORM
LOCATION OF FLOODWAY WATER QUTLET N .
|AREA IN ZONE "AE” N ; LEGEND
V(PER FLEMA. FLRMY) | 0T b e e Tean o ke [ N WY T AR e USRI R s ol NN T T e S -
‘ x MANHOLE
o EXISTING SANITARY SEWER
2 SAN. CLEAN OUT
HYDRANT  Gare vaLve
~~~~~~~~~~~ EXISTING WATERMAIN
EXISTING STORM SEWER DRAWN BY:
EX. R. Y. CATCH BASIN C. Ellison
EXISTING BURIED CABLES :
UTILITY POLE GUY POLE DESIGNED BY:
»»»»»»»»»» W e OVERHEAD LINES B. Buchholz
A LIGHT POLE APPROVED BY:
SIGN B. Buchholz
————— - - - —— EXISTING GAS MAIN .
% o. M AN.HOLE DATE:
NDRANT ATE VALVE PR. SANITARY SEWER June 22, 2018
\ . N — % - —— PR WATER MAIN " = 2
Y T e N N N INLET C.B. MANHOLE SCALE: =
BENCHMARK : : ; ol 1 Y : : . N —4 = @ PR. STORM SEWER
ARROW ON HYDRANT I : L ; N N N : 20 10 0 10 20 30
ELEVATION 679.20 R . S Y é * PR. R. Y. CATCH BASIN —T—__—
NAVD 88 DATUM : . ; .
P ; PROPOSED LIGHT POLE NFE JOB NO. SHEET NO.




E. Square Lake Road

A|BENCHMARK
ARROW ON HYDRANT
ELEVATION 681.03
NAVD 88 DATUM

Site

,
~,

™~

ENGINEERS

CIVIL ENGINEERS
LAND SURVEYORS
LAND PLANNERS

John R. Road

E. Long Lake Road

sy En : ; ' NOWAK & FRAUS ENGINEERS
REMOVE & RELOCATE N v ;

\ Rochester Road

; ; : 46777 WOODWARD AVE.
i EX. OVERHEAD WIRES o N : o ' : Locat}\glsl Map PONTIAC, MI 48342-5032
~~~~~~~~ 575 PLANNER - r ey TEL. (248) 332-7931
\\\\\\\\\\\\\ USGS DATUM ‘"" T R -

ELEVATION 680.65
PK NAIL IN POLE

BENCHMARK

FAX. (248) 332-8257

DEMOLITION NOTES

DEMOLITION OF SITE IMPROVEMENTS SHALL BE ALLOWED ONLY AFTER AN APPROVED PERMIT
HAS BEEN SECURED FROM THE PUBLIC AGENCY HAVING JURISDICTION OVER SAID DEMOLITION.

REMOVE & RELOCATE
7 EXUTUTY POLE o

AT o A HHHRKNE
REMOVE & RELOCATE
EX. GAS METER, :%2%
ELECTRIC METER &

A/C UNIT

N

KRR HHNRK

FOR ANY DEMOLITION WITHIN PUBLIC RIGHT—OF—WAY, THE CONTRACTOR SHALL PAY FOR, T —

AND SECURE, ALL NECESSARY PERMITS AND LIKEWISE SHALL ARRANGE FOR ALL SITE
INSPECTIONS.

v- \%\xxxxxxxxxxxx
Y S Raakadatal

SITE DEMOLITION INCLUDES THE COMPLETE REMOVAL OF SITE IMPROVEMENTS AND OFF—SITE

K MR / ",'
DISPOSAL. DEBRIS SHALL BE TRANSPORTED TO AN APPROPRIATE DISPOSAL FACILITY THAT IS S Q«Y* RS
LICENSED FOR THAT TYPE OF DEBRIS. 3 ‘ ‘

THE CONTRACTOR SHALL COORDINATE TRUCK ROUTES WITH THE MUNICIPALITY PRIOR TO H
COMMENCEMENT OF SITE DEMOLITION. ALL TRUCKS SHALL BE TARPED OR PROPERLY H

SECURED TO CONTAIN DEMOLITION DEBRIS PRIOR TO LEAVING SITE.

cr%". NO. R
EXISTING ON—SITE UNDERGROUND UTILITIES AND BUILDING SERVICES HAVE BEEN INDICATED %,
BASED UPON THE BEST AVAILABLE UTILITY RECORDS AND/OR ON—SITE INSPECTION. NO s ARGt VO
GUARANTEE IS MADE BY THE DESIGN ENGINEER, AS TO THE COMPLETENESS OR ACCURACY s,y TOFESS 10N
OF UTILITY DATA. THE CONTRACTOR SHALL BE RESPONSIBLE FOR FIELD VERIFICATION OF /

FULL DEPTH SAWCUT &
REMOVE EX. CONCRETE
PAVEMENT, (TYP), |

N N

HRHHAKRKK MAAKKHHAN G

L ..
: . —— C— —

UTILITY INFORMATION (THE DESIGN ENGINEER MAKES NO GUARANTEE NOR ASSUMES ANY
LIABILITY AS TO THE COMPLETENESS AND/OR ACCURACY OF UTILITY DATA). o

PRIOR TO THE REMOVAL OR ABANDONMENT OF ANY EXISTING UNDERGROUND UTILITY OR
BUILDING SERVICE LINES CALLED FOR IN THE PLANS OR DISCOVERED DURING EXCAVATION,
THE CONTRACTOR MUST DETERMINE IF THE UTILITY LINE OR BUILDING SERVICE IS STILL IN PROJECT
USE. IF THE UTILITY LINE OR BUILDING SERVICE IS STILL IN USE/ACTIVE THE CONTRACTOR

MUST TAKE ALL THE NECESSARY STEPS TO GUARANTEE THAT THE UTILITY LINE OR BUILDING Janineh Medical Building
SERVICE IS RECONNECTED WITHOUT AN INTERRUPTION IN SERVICE. THE RECONNECTION OF

THE UTILITY LINE OR BUILDING SERVICE MUST BE IN ACCORDANCE WITH THE STANDARDS AND 5600 Rochester Road
REQUIREMENTS OF THE APPROPRIATE GOVERNMENTAL AGENCY OR PRIVATE UTILITY COMPANY.

FULL DEPTH SAWCUT &-.:
REMOVE EX. ASPHALT
PAVEMENT (TYP)

. cO— - —— - ——

N

FULL-DEPTH SAWCUT:
" & REMOVE EX. "

ASPHALT (TYP.)

SOIL EROSION AND SEDIMENTATION CONTROL MEASURES SHALL BE INSTALLED BY THE
CONTRACTOR PRIOR TO SITE DEMOLITION.

500"W 238.06" (M)

~N01°25

h an— — e
o - — »
P

* THE CONTRACTOR SHALL NOTIFY MISS DIG (1—800—482—7171) A MINIMUM OF THREE (3)
WORKING DAYS PRIOR TO THE START OF THE SITE DEMOLITION. CLIENT

. REMOVE EX. GRAVEL (TYP) THE CONTRACTOR SHALL COORDINATE THE REMOVAL AND/OR RELOCATION OF EXISTING Inad Janineh
" UTILITY POLES AND BUILDING SERVICES WITH THE DETROIT EDISON COMPANY. REMOVAL OF

DETROIT EDISON ELECTRICAL SERVICES SHALL BE IN ACCORDANCE WITH THE CURRENT 732 South Rochester Rd.
STANDARDS AND REQUIREMENTS OF DETROIT EDISON.

Oakland Twp, MI 48363
THE CONTRACTOR SHALL COORDINATE THE REMOVAL AND/OR RELOCATION OF EXISTING

UTILITY POLES AND BUILDING SERVICES WITH CONSUMERS ENERGY/MICHCON. REMOVAL OF
CONSUMERS ENERGY/ MICHCON GAS SERVICES SHALL BE IN ACCORDANCE WITH THE

STANDARDS AND REQUIREMENTS OF CONSUMERS ENERGY/MICHCON. Phone: 8106279606

THE CONTRACTOR SHALL COORDINATE THE REMOVAL AND/OR RELOCATION OF EXISTING Emall:
UTILITY POLES AND BUILDING SERVICES WITH AMERITECH. REMOVAL OF AMERITECH

COMMUNICATION SERVICES SHALL BE IN ACCORDANCE WITH THE CURRENT STANDARDS AND ljanlneh@hOtmachom
REQUIREMENTS OF AMERITECH.

FULL DEPTH SAWCUT &
REMOVE EX. CONCRETE
PAVEMENT (TYP)

W

00"E 389.52'

THE CONTRACTOR SHALL COORDINATE THE REMOVAL AND/OR RELOCATION OF EXISTING
UTILITY POLES AND BUILDING SERVICES WITH THE APPROPRIATE CABLE MEDIA COMPANY.

REMOVAL OF CABLE SERVICES SHALL BE IN ACCORDANCE WITH THE CURRENT STANDARDS
AND REQUIREMENTS OF THE CABLE COMPANY.

ROCHESTER ROAD (WIDTH VARIES)

. REMOVE EX. CONC.
™, WALK (TYP)

PROJECT LOCATION
THE CONTRACTOR SHALL BE RESPONSIBLE FOR NOTIFICATION OF PRIVATE UTILITY COMPANIES

AND COORDINATE UTILITY SERVICE SHUT OFF /DISCONNECT, PRIOR TO DEMOLITION OF Tax I.D. No. 20_11_154_021
EXISTING STRUCTURES OR PROPERTIES.

Part of the NW %
ALL UTILITY METERS SHALL BE REMOVED BY THE APPROPRIATE UTILITY COMPANY. .
of Section 11

ANY ON—SITE STORM SEWER FACILITIES LOCATED DURING DEMOLITION SHALL BE REMOVED T.2N. R. 11E
AND BULK HEADED AT THE PROPERTY LINE IF INDICATED FOR REMOVAL ON THE PLANS. 2N R .

PRIOR TO BUILDING DEMOLITION, ALL HAZARDOUS MATERIAL SHALL BE REMOVED BY OTHERS. City of Troy,
THE DEMOLITION CONTRACTOR SHALL IMMEDIATELY NOTIFY THE OWNER SHOULD ANY Kland ohi
SUSPICIOUS MATERIAL BE FOUND. Oakland County, Michigan
WATER SERVICES AND/OR STOP—BOX SHALL BE PRESERVED AND BULK HEADED AT THE SHEET
PROPERTY LINE OR AS DIRECTED BY THE OWNER'S REPRESENTATION.
WHERE EXISTING BUILDINGS PLANED FOR DEMOLITION FALL WITHIN PROPOSED BUILDING FOOT Demolition Plan
PRINTS, BASEMENT FLOOR SLABS, FOUNDATION WALLS AND FOOTINGS SHALL BE COMPLETELY
REMOVED AND BACK FILLED WITH MDOT CLASS Il GRANULAR MATERIAL AND BE MACHINE
COMPACTED TO A MINIMUM OF 98% OF MATERIALS MAXIMUM DENSITY.

REMOVE TREE (TYP)

EX. CATCH '!:BASIN &

SEWER TO REMAIN TOPOGRAPHIC SURVEY NOTES Know Wllllat's below _
ALL ELEVATIONS ARE EXISTING ELEVATIONS, UNLESS OTHERWSE all before you dig.

UTILITY LOCATIONS WERE OBTAINED FROM MUNICIPAL OFFICIALS AND
RECORDS OF UTILITY COMPANIES, AND NO GUARANTEE CAN BE DATE ISSUED/REVISED
MADE TO THE COMPLETENESS, OR EXACTNESS OF LOCATION. 06-27-18 ISSUED TO CLIENT

THIS SURVEY MAY NOT SHOW ALL EASEMENTS OF RECORD UNLESS 09-10-18 ISSUED TO CLIENT
AN UPDATED TITLE POLICY IS FURNISHED TO THE SURVEYOR BY

THE OWNER 09-28-20 REVISED CONCEPT

10-15-20 PRELIMINARY SITE PLAN
LEGEND

MANHOLE

EXISTING SANITARY SEWER

EXISTING SAN. CLEAN OUT

GATE,_VALVE

EXISTING WATER MAIN

MANHOLE CATCH_BASIN

..... EXISTING STORM SEWER

EX. R. Y. CATCH BASIN

EXISTING BURIED CABLES

UTILITY POLE GUY POLE
T Uy wiRe . OVERHEAD LINES DRAWN BY:
LIGHT POLE C. Ellison
SIGN DESIGNED BY:
EXISTING GAS MAIN B. Buchholz
CXRXKKK KK XXX - EXISTING UTILITY TO
) ©.9.0.0.0.0.0.0.0 0.0 04 BE REMOVED APPROVED BY:
0. 5~ 4~ - 4 - EXISTNG UTILTY TO B. Buchholz
BE ABANDONED
DATE:
INDICATES EXISTING TREE
TO BE REMOVED June 22, 2018
BENCHMARK N, ONTUNTIND N INDICATES AREAS OF sCALE: 1" = 30
ARROW ON HYDRANT _ , L Bins i . SN O RN CONC. PAVT. / WALK TO
ELEVATION 679.20 o - RN BE REMOVED / 30 15 0 1 30 43
NAVD 88 DATUM - S INDICATES AREAS OF —
BOVED | VT TO BE NFE JOB NO. SHEET NO.




GENERAL PAVING NOTES

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

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

BASE COURSE — MDOT BITUMINOUS MIXTURE NO. 1100L, 20AA; SURFACE
COURSE — MDOT BITUMINOUS MIXTURE NO. 1100T, 20AA; ASPHALT
CEMENT PENETRATION GRADE 85-100, BOND COAT — MDOT SS—1H
EMULSION AT 0.10 GALLON PER SQUARE YARD; MAXIMUM 2 INCH LIFT.

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

ALL CONCRETE PAVEMENT, DRIVEWAYS, CURB & GUTTER, ETC., SHALL BE SPRAY CURED

WITH WHITE MEMBRANE CURING COMPOUND IMMEDIATELY FOLLOWING FINISHING
OPERATION.

ALL CONCRETE PAVEMENT JOINTS SHALL BE FILLED WITH HOT POURED RUBBERIZED

ASPHALT JOINT SEALING COMPOUND IMMEDIATELY AFTER SAWCUT OPERATION. FEDERAL
SPECIFICATION SS—S164.

ALL WORKMANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH THE CURRENT
STANDARDS AND SPECIFICATIONS OF THE MUNICIPALITY AND THE MICHIGAN DEPARTMENT
OF TRANSPORTATION STANDARD SPECIFICATIONS FOR CONSTRUCTION, CURRENT EDITION.

ALL TOP OF CURB ELEVATIONS, AS SHOWN ON THE PLANS, ARE CALCULATED FOR A 6"
CONCRETE CURB UNLESS OTHERWISE NOTED.

ALL SIDEWALK RAMPS, CONFORMING TO PUBLIC ACT NO. 8, 1993, SHALL BE INSTALLED
AS INDICATED ON THE PLANS.

CONSTRUCTION OF A NEW OR RECONSTRUCTED DRIVE APPROACH CONNECTING TO AN
EXISTING STATE OR COUNTY ROADWAY SHALL BE ALLOWED ONLY AFTER AN APPROVED

PERMIT HAS BEEN SECURED FROM THE AGENCY HAVING JURISDICTION OVER SAID
ROADWAY.

FOR ANY WORK WITHIN THE PUBLIC RIGHT—OF—WAY, THE CONTRACTOR SHALL PAY FOR
AND SECURE ALL NECESSARY PERMITS AND LIKEWISE ARRANGE FOR ALL INSPECTION.

EXISTING TOPSOIL, VEGETATION AND ORGANIC MATERIALS SHALL BE STRIPPED AND
REMOVED FROM PROPOSED PAVEMENT AREA PRIOR TO PLACEMENT OF BASE MATERIALS.

EXPANSION JOINTS SHOULD BE INSTALLED AT THE END OF ALL INTERSECTION RADIL

SIDEWALK RAMPS, CONFORMING TO PUBLIC ACT NO. 8, 1973, SHALL BE INSTALLED AS

SHOWN AT ALL STREET INTERSECTIONS AND AT ALL BARRIER FREE PARKING AREAS AS
INDICATED ON THE PLANS.

ALL PAVEMENT AREAS SHALL BE PROOF—ROLLED UNDER THE SUPERVISION OF A

GEOTECHNICAL ENGINEER PRIOR TO THE PLACEMENT OF BASE MATERIALS AND PAVING
MATERIALS.

FILL AREAS SHALL BE MACHINE COMPACTED IN UNIFORM LIFTS NOT EXCEEDING 9 INCHES

THICK TO 88% OF THE MAXIMUM DENSITY (MODIFIED PROCTOR) PRIOR TO PLACEMENT OF
PROPOSED PAVEMENT.

CAST—IN-PLACE
DETECTABLE
WARNING

> TN *ALL CURB RAMPS SHALL

a5 Y b e BE CONSTRUCTED IN
) ACCORDANCE WITH M.D.O.T.

STANDARD PLAN R-28.
*TURNING SPACE LANDINGS
REQUIRED AT TOP AND
BOTTOM OF ALL RAMPS IN
ACCORDANCE WITH
APPLICABLE CODES.

BARRIER FREE RAMP DETAIL
N.T.S.

SLOPED SIDE, TYP.

IRESERVED|
PARKING

<2A§;flé)SIGN WITH CONTRASTING COLORS
o SYMBOL OF COMPLIANCE
T "ONLY” LEGEND TEXT

| SIGN INDICATING "VAN ACCESSIBLE”
(R7-8P)

6'-8"
MINIMUM

2 1/2” DIA. OR 3" DIA. GALVANIZED
METAL SIGN POST

THRU—BOLT CONNECTION
FINISHED GRADE

7’_0"
MINIMUM

10” DIA. CONCRETE BASE WITH
TELESCOPING SLEEVE FOR SIGN

BARRIER FREE PARKING SIGN DETAIL

N.T.S.
Provide (1) for each accessible parking space

1.5" M.D.O.T. No. 1100T, 20AA

BOND COAT — SS H 0.10 GAL/SQ. YD.
2.5" M.D.O.T. No. 1100L, 20AA

8" AGGREGATE BASE, 21AA

ASPHALT PAVEMENT SECTION
(DRIVE AND PARKING)

8" CONCRETE PAVEMENT (3500 PSI MIN.}
/‘6" AGGREGATE BASE, 21AA

AN AN
PROOF—ROLLED SUB BASE

CONCRETE PAVEMENT SECTION
N.T.S.

WALK WIDTH AS CALLED FOR ON PLANS

SIGN
DRAWN BY:
— . . - ——— EXISTING GAS MAIN .
= C.0. MANHOLE C. ElllSOn
&
HYDRANT GATE VALVE ;: mIETQRJA,iEWER DESIGNED BY:
1/4” PER FOOT TOWARD STREET NLET S A B. Buchholz
. T T Tl ciass A CONCRETE —4 = PR. STORM SEWER APPROVED BY:
A (3500 PSI MIN.) * PR. R. Y. CATCH BASIN .
i : 5 —— M.D.O.T. CLASS i \ B. Buchholz
R R R R R R R IR R, 5 %:% PROPOSED LIGHT POLE DATE:
\ PROOF-ROLLED SUB BASE PR. TOP OF CURB ELEVATION June 22, 2018
CONCRETE SIDEWALK SECTION PR. GUTTER ELEVATION 1 — Ay
BENCHMARK scalE: 1" =20
N.T.S. ARROW ON HYDRANT PR. TOP OF WALK ELEVATION 20 10 0 10 20 30
ELETATION Sro.20 e e e =
NAVD 88 DATUM PR. TOP OF PVMT. ELEVATION
FINISH GRADE ELEVATION NFE JOB NO. SHEET NO.

(M)

TER MAIN
ENTS)

,,OO»W 238.06

~N01'25
SANITARY & WA

_ (PER CITY REQUIREM

" N0125' 00" 239.00" (R)
CONNECT TO EX.

MATCH EX.

ROCHESTER ROAD (WIDTH VARIES)

MDOT DRIVEWAY
OPENING TYPE ‘M
(SEE DETAIL)

——— —— — a—
— — - —— e
am— . cmm— — -

: | 3
BY GRAPHICALLY PLOTTING ONLY APPROX.
AREA NOT WTHIN A 100 YEAR FLOOD
HAZARD AREA ZONE "X” /AREA OF 0.2%
ANNUAL CHA‘\ICE FLOOD |

(PER F.EEM.A[ F.LRMY)

GO 67758 -

BY. GRAPHIGALLY PLOTTING ONLY APPROX.
LOCATION OF 100 YEAR FLOOD HAZARD
AREA ZONE "AE”

(PER F.EM.A. FILRM.)

BY GRAPHICALLY
PLOTTING ONLY APPROX.
LOCATION OF FLOODWAY
. |AREA IN ZONE "AE”

L [(PER F.EM.A. FLLRM.)

“APPROACH. . -

BENCHMARK

ARROW ON HYDRANT
ELEVATION 681.03
NAVD 88 DATUM

N

MATCH EX.
FG 67/8.00

N

i

N8910’ 50""5&2'78;‘00-‘““(R)-‘..‘..‘,.‘i
N89°04' 21 "E 278.00° (M)

PR. AREA

LIGHT POLE

(TYP.)

10" FRONT SETBACK___
e TC 679.00
GU 678.50
PR. ASPHALT P

e,

v
o
PR. OFF

IC 678 40\
o0 67790

FRONT SETBACK

X RIC 30

RO

St e
SR s oo

PR. BARRIER
EREE SPACE

i SAEE T RS
O o

N
ek, BARRIER, FREE
SIGNS AT ALL“PR,
BARRIER FREE
SPACES (TYP.)

PR. CONCRETE WALK'
W/ INTEGRAL CURB

FG 679.00

PR. AREA
LIGHT POLE

~ -

PROPOSED
MEDICAL OFFICE
BUILDING PR.
7,616 S.F.

OVERHANG
(TYP.)

F.F.679.00

FG 678.79 FQ.\67§:15

PR. ROOF
DRAIN

TW_679.00

FG 67815

e 67840y
TU 677,90

&l

o8 s

[TC 677.50
RIM 677.00

\\ r.\
¥ %
3

PR. OFFLINE
PRE—TREATMENT

RSty

.

EAR SETBACK

paodbosiay

i 4g R

AVEMENT (TYP

)

o S
e

i

GJ 677.50

JFEiCE 30

PR O

PR, ASPHALT P

w

E. Square Lake Road

Site

John R. Road

E. Long Lake Road

\ Rochester Road

Location Map

N.T.S.

ENGINEERS

CIVIL ENGINEERS
LAND SURVEYORS
LAND PLANNERS

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

TEL. (248) 332-7931

OPENING IN CURB &

ALIGN DRIVEWAY RETURN TO FIT

LEGAL DESCRIPTION
- PER TAX DESCRIPTION

A PARCEL OF LAND LOCATED IN AND BEING PART OF THE
NORTHWEST 1/4 OF SECTION 11, TOWN 2 NORTH, RANGE 11

EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN AND BEING
MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT A POINT 420.82 FEET NORTH 01 DEGREES 25

MINUTES WEST FROM THE WEST CORNER OF SECTION 11; THENCE
EXTENDING NORTH 01 DEGREES 25 MINUTES WEST, 239.00 FEET

ALONG THE WEST LINE OF SECTION 11, ALSO BEING THE

CENTERLINE OF ROCHESTER ROAD; THENCE NORTH 89 DEGREES,

10 MINUTES EAST, 278.00 FEET; THENCE SOUTH 01 DEGREES,
25 MINUTES EAST, 390.00 FEET; THENCE ALONG THE
CENTERLINE OF THE RENSHAW (GIBSON) DRAIN NORTH 52

DEGREES 25 MINUTES WEST, 77.00 FEET, NORTH 56 DEGREES 02

MINUTES 54 SECONDS WEST, 63.46 FEET AND NORTH 69

DEGREES, 00 MINUTES WEST, 180 FEET TO THE POINT OF
BEGINNING.

ADDRESS: 5600 ROCHESTER ROAD, TROY, MICHIGAN 48085
PARCEL ID: 20—-11-154—-021

18” CONCRETE CURB & GUTTER

5.5” 1.75"

2" RADIUS

s//§\><\><\><\\<\v\v\\§<\\<\\<\\<\\<

LR R R R4

6” AGGREGATE BASE, 21AA
APPROVED SUBGRADE

CONCRETE CURB DETAIL B

~— FLOW LINE

N.T.S.
PROJECT LOCATION
Q
c?é;;& . Tax 1.D. No. 20-11-154-021
N '— B” CURB & GUTTER WIDTH
N IO F éf,g’ CUTTER * ¥ Part of the NW %
g PAVEMENT of Section 11
THICKNESS
( g o T.2N., R. 11E.
"2 M 2 = 32 City of Troy,
= 1 =

1" EXPANSION JOINT *TO EDGE OF GUTTER OR
FACE OF INTEGRAL CURB

LPLANE OF WEAKNESS) JOINTS

\{REINFORCEMENT AS IN

SECTION A-A

MDOT DRIVEWAY OPENING DETAIL M[]

(~625 LF 60" DIA; DETENTION PIPE:
112,269 C.F.; STORAGE PROVIDED. 60"
iPIPE INVERT ~670.00)

N.T.S.

ADJACENT CURB & GUTTER

FAX. (248) 332-8257

) ENGINEER 7 L4j
%’. NO.

s‘ LONEEEAAEE / ","
S& ".q7¢"—,
.:* N PAUL * *:_
% TULIKANGAS 2™ %
. L :

PROJECT

Janineh Medical Building
5600 Rochester Road

CLIENT

Inad Janineh
732 South Rochester Rd.
Oakland Twp, MI 48363

Phone: 810.627.9606
Email:

jjanineh@hotmail.com

Oakland County, Michigan

SHEET
Paving & Grading Plan

PAVING LEGEND

PROPOSED CONCRETE PAVEMENT

]

PROPOSED ASPHALT PAVEMENT

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

LEGEND

MANHOLE
B EXISTING SANITARY SEWER

SAN. CLEAN OUT

EXISTING WATERMAIN

EXISTING STORM SEWER

EX. R. Y. CATCH BASIN

EXISTING BURIED CABLES

OVERHEAD LINES

LIGHT POLE

06-27-18 ISSUED TO CLIENT

09-10-18 ISSUED TO CLIENT
09-28-20 REVISED CONCEPT

10-15-20 PRELIMINARY SITE PLAN




~ PROPOSED

MEDICAL OFFICE

~ BUILDING
7,616 S.F.

ROCHESTER ROAD

o

o
o \(
i’/ﬂ\'x/ A

i

ON CONC PAD

PROPOSED GENERATOR

* TREE INVENTORY

1011 N N REMOVE Populus deltoides Eastemn Cottonwood 14
1012 N N REMOVE Populus deltoides Eastern Cottonwood 16
1013 N N REMOVE Populus deltoides Eastem Cottonwood 16
1014 N N REMOVE Populus deltoides Eastemn Cottonwood 17
1015 N N REMOVE Populus deltoides Eastern Cottonwood 18
1016 N N REMOVE Populus deltoides Eastem Cottonwood 16
1017 N N REMOVE Populus deltoides Eastemn Cottonwood 14
1018 N N REMOVE Populus deltoides Eastern Cottonwood 17
1019* N Y SAVE Populus deltoides Eastem Cottonwood 14
1020* N Y SAVE Populus deltoides Eastemn Cottonwood 19
1021 N N REMOVE Acer saccharinum Silver maple 16
1022 N N REMOVE Acer saccharinum Silver maple 12
1023 N N REMOVE Acer negundo Boxelder 8
1024 N N REMOVE Pyrus spp. Pear 8
1025 N Y SAVE Cercis canadensis Redbud 8
1026 N N REMOVE Cercis canadensis Redbud 8
1027 N N REMOVE Acer negundo Boxelder 7
1028 N N REMOVE Picea abies Norway Spruce 11
1029 N N REMOVE Picea abies Norway Spruce 6
1030 N N REMOVE Pinus bungeana Little leaf linden 8
1031 N N REMOVE Cercis canadensis Redbud 6
1032 N N REMOVE Picea abies Norway Spruce 9
1033 N N REMOVE Picea pungens Colorado Bluespruce 11
1034* N Y REMOVE Picea abies Norway Spruce 9
1035 N N REMOVE Pyrus calleryana Bradford Pear 8
PROPCOSED TRANSFORMER
ON CONC PAD

PROPOSED TRASH ENCLOSURE
SEE ARCH DWGS FOR DETAIL

Fair
Fair
twin 10 Good
twin 10 Good
Good
Good
Fair
Fair
Fair
multi 16,10 Fair
Fair
Fair
mullti Good
Poor
Poor
multi 87 Poor
twin 6 Fair
Fair
Fair
multi 8,6 Fair
twin Poor
twin Poor
Good
Good
multi 8 Good

TREE DRIPLINE

4" HIGH PROTECTIVE
FENCE, AS SPECIFIED
PLACED AT A MINIMUM
1" OUTSIDE THE DRIPLINE
OF THE TREE

TREE PROTECTION DETAIL-SECTION

TREE PROTECTION DETAIL-PLAN

NTS

e 518 X 68" RE-ROD, OR
EQUAL, SUPPORT POSTS
EVERY 10" O.C.
INSTALL POSTS A MIN. 24"
INTO GROUND, TYPICAL

INDICATED ON PLAN, TYPICAL

NOTE:

PROTECTION FENCING TO BE

CONSTRUCTION PERIOD

GENERAL TREE PROTECTION NOTES

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

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

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

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

\\’5‘.\DURING CONSTRUCTION, NO PERSON SHALL ATTACH ANY DEVICE OR WIRE

TO ANY TREE, SCHEDULED TO REMAIN.

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

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

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

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

10. THE PARKING OF IDLE AND RUNNING EQUIPMENT SHALL BE PROHIBITED UNDER THE
DRIP LINE OF PROTECTED TREES.

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

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

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

14. THE CONTRACTOR IS RESPONSIBLE FOR THE REPLACEMENT PER ORDINANCE
GUIDELINES, FOR THE DAMAGE OR REMOVAL OF ANY TREE DESIGNATED TO REMAIN.

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

NTS

MAINTAINED THROUGHOUT THE

Comments
competetion
competetion

rot
competetion
competetion
competetion
vines, dieback
dieback

lean, vines, dieback

rot, split, dieback, insect, lean
hollow, rot, vines

lean, dieback

insect

lean, dieback

mechanical damage, rot
hollow, rot

insect, fungus, dieback

- 4" HIGH FENCING, AS SPECIFIED,
TO BE PLACED 1' OUTSIDE THE DRIP
LINE OR LIMITS OF GRADING, AS

FENCING TO BE 4' HIGH ORANGE
SNOW FENCE, OR APPROVED EQUAL

TREE PRESERVATION SUMMARY:

TOTAL NUMBER OF TREES SURVEYED: 25
TOTAL NUMBER OF DEAD TREES: 0
TOTAL OFF-SITE TREES: 4
NET TREES ON-SITE: 21
TOTAL NUMBER OF TREES TO BE REMOVED: 21
TOTAL LANDMARK TREES TO BE REMOVED: 0
TOTAL TREES TO BE TRANSPLANTED: 0
TOTAL NUMBER OF TREES TO REMAIN: 0
TOTAL LANDMARK REPLACEMENT TREES: O TREES

LEGEND:

TREES TO BE REMOVED

TREES TO REMAIN

OQ\Q\D' TREE PROTECTION FENCING

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

WWW.NOWAKFRAUS.COM
SEAL
\\\\\
s‘\\Y:\Q’ .O.- .A.A./ CA// "’/
LA ... an,’

Ly A
fasggnnat

PROJECT

Janineh Medical Building
5600 Rochester Road
Troy, Michigan
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Dr. Inad Janineh
732 S. Rochester Road
Oakland, MI 48363

Contact:
Dr. Inad Janineh
(810) 627-9606

PROJECT LOCATION

Part of NW % of Section 11,
T.2N., R.11E., City of
Troy, Oakland County,
Michigan

SHEET
Tree Preservation Plan
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ALL PROPOSED LAWN TREES SHALL~-
HAVE 4’ WIDE MULCH RING, W/ 3"
DEPTH SHREDDED HARDWOOD BARK
MULCH

TO BE FINISHED W/ 3" DEPTH

MULCH, TYPICAL, .

ROCHESTER ROAD

S
&

ALL PROPOSED PLANT BEDS ~oree""

SHREDDED HARDWOOD BARK .

3-GT

k%
[

A

1-TA

PROPOSED
MED'CAI— OFFICE -
~ BUILDING

7,616 S.F.

LIMITS OF SEED/SOD v

7 S

~

i

///M’,
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T \\\\\\\\\\\

\\\: N
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N ¥ ¥
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MULCH

: LL PROPOSED LAWN TREES SHALL
{HAVE 4’ WIDE MULCH RING, W/ 3"
{ DEPTH SHREDDED HARDWOOD BARK

PROPOSED 18" WIDE STONE
MULCH ADJACENT TO PKG

| W/ 3/4"TO 1 1/2" DIA STONE
' /3-4" DEPTH N

PROPOSED TRANSFORMER

ON CONC PAD

PROPOSED GENERATOR
ON CONC PAD

PROPOSED TRASH ENCLOSURE
SEE ARCH DWGS FOR DETAIL

NOTES:

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

REMOVE ALL TAGS, STRING,

PLASTIC AND OTHER MATERIALS

UPRIGHT EVERGREEN SHRUB PLANTING DETAIL

PLANT SCHEDULE

KEY Qry BOTANICAL/COMMON NAME SIZE SPACING ROOT  COMMENT
TREES
GT 5 Sleditda :{réonce‘f/”fggzgunbursr 2.5"CAL SEEPLAN | B&B FULLY BRANCHED
W 22 Lplens vgnong 6 HT SEEPLAN | B&B FULLY BRANCHED
NS 8 %%w%g fidfire’ 2.5"CAL SEEPLAN | B&3 FULLY BRANCHED
A 3 Tl americana Boulevard 25" CAL SEEPLAN | B&B FULLY BRANCHED
SHRUBS
G 58 ge—érﬁ%ﬁ{gl‘;m Box 30" HT 30" OC B&B MAINTAIN AS HEDGE
35 12 é;gglfcﬁﬂﬁﬁggf‘ Grey Gleam’ 30" HT 50C B&B
w | v | o e s | woe | co
GROUNDCOVERS/PERENNIALS
For | v | Spasfetlome | aon | woc | cov
HS 23 —;{gﬁ‘gegg‘fg'%gjfﬁ D" Oror 2 GAL 18" OC CONT
Ls 945 % . 1 GAL 12'0C CONT

GENERAL SOD NOTE:

GENERAL LANDSCAPE NOTES

ALL LAWN AREAS DESIGNATED TO BE SODDED, SHALL BE SODDED WITH
A BLENDED DURABLE BLUEGRASS SOD, TYPICALLY GROWN IN THE REGION. ALL 1.
TURF SHALL BE PLACED ON A MINIMUM 3" PREPARED TOPSOIL, AND WATERED

DAILY UNTIL ESTABLISHMENT. IN AREAS SUBJECT TO EROSION, SODDED LAWN

SHALL BE STABILIZED WHERE NECESSARY, AND LAID PERPENDICULAR TO SLOPES

SOD INSTALLATION SHALL OCCUR ONLY: 2.
SPRING: APRILT TO JUNE1

FALL: AUGUST 15 TO OCTOBER 15 N
GENERAL SEED NOTE: 4
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDRO-SEEDED 5
WITH SPECIFIED BLENDS, AND STABILIZED WITH WOOD CELLULOSE FIBER MULCH 6.
(2,000 LBS PER ACRE]) . IN AREAS SUBJECT TO EROSION, SEEDED LAWN SHALL

BE FURTHER STABILIZED WHERE NECESSARY WITH BIODEGRADABLE EROSION 7.
BLANKET AND STAKED UNTIL ESTABLISHED. ALL SEED SHALL BE APPLIED OVER A

MINIMUM 3" PREPARED TOPSOIL, AND SHALL BE KEPT MOIST AND WATERED DAILY 8.
UNTIL ESTABLISHED.

SEEDING INSTALLATION SHALL OCCUR ONLY: 9.
SPRING: APRILT TO JUNE1 10

FALL: AUGUST 15 TO OCTOBER 15

GROUNDCOVER KEY »

@ TYPICAL SOD LAWN AREAS, SOWN ON 3" TOPSOIL

LANDSCAPE CONTRACTOR SHALL VISIT SITE, INSPECT EXISTING CONDITIONS

AND REVIEW PROPOSED PLANTING AND RELATED WORK. IN CASE OF
DISCREPANCY BETWEEN PLAN AND PLANT LIST, THE PLAN SHALL

GOVERN QUANTITIES. CONTACT THE LANDSCAPE ARCHITECT WITH ANY
CONCERNS.

THE CONTRACTOR SHALL VERIFY LOCATIONS OF ALL ON-SITE UTILITIES

PRIOR TO BEGINNING CONSTRUCTION ON HIS/HER PHASE OF WORK. ANY

DAMAGE OR INTERUPTION OF SERVICES SHALL BE THE RESPONSIBILITY

OF THE CONTRACTOR.

THE CONTRACTOR SHALL COORDINATE ALL RELATED ACTIVITIES WITH

OTHER TRADES, AND SHALL REPORT ANY UNACCEPTACBLE SITE CONDITIONS

TO THE OWNER'S REPRESENTATIVE PRIOR TO COMMENCEMENT.

PLANTS SHALL BE FULL, WELL-BRANCHED, AND IN HEALTHY VIGOROUS

GROWING CONDITION.

PLANTS SHALL BE WATERED BEFORE AND AFTER PLANTING IS COMPLETE.

ALL TREES MUST BE STAKED, FERTILIZED AND MULCHED AND SHALL BE

GUARANTEED TO EXHIBIT A NORMAL GROWTH CYCLE FOR AT LEAST ONE (1)

YEAR FOLLOWING PLANTING.

ALL MATERIAL SHALL CONFORM TO THE GUIDELINES ESTABLISHED IN THE MOST
RECENT EDITION OF THE "AMERICAN STANDARDS FOR NURSERY STOCK".
CONTRACTOR WILL SUPPLY FINISHED GRADE AND EXCAVATE AS NECESSARY TO
SUPPLY PLANT MIX DEPTH IN ALL PLANTING BEDS AS INDICATED IN PLANT DETAILS
AND A DEPTH OF 4" IN ALL LAWN AREAS.

PROVIDE CLEAN BACKFILL SOIL, USING MATERIAL STOCKPILED ON-SITE. SOIL

SHALL BE SCREENED AND FREE OF DEBRIS, FOREIGN MATERIAL, AND STONE.
SLOW-RELEASE FERTILIZER SHALL BE ADDED TO THE PLANT PITS BEFORE

BEING BACKFILLED. APPLICATION SHALL BE AT THE MANUFACTURERS RECOMMENDED
RATES.

AMENDED PLANT MIX (PREPARED TOPSOIL) SHALL CONSIST OF 1/3 SCREENED TOPSOIL,
1/3 SAND, AND 1/3 "DAIRY DOC” COMPOST, MIXED WELL AND SPREAD TO A DEPTH AS
INDICATED IN PLANTING DETAILS.

ALL PLANTINGS SHALL BE MULCHED WITH SHREDDED HARDWOOD BARK, SPREAD TO
A DEPTH OF 3" FOR TREES AND SHRUBS, AND 2" ON ANNUALS, PERENNIALS, AND
GROUNDCOVER PLANTINGS. MULCH SHALL BE FREE FROM DEBRIS AND FOREIGN
MATERIAL, AND PIECES ON INCONSISTENT SIZE.

13. NO SUBSTITUTIONS OR CHANGES OF LOCATION, OR PLANT TYPE SHALL BE MADE
WITHOUT THE APPROVAL OF THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE.
14, THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED OF ANY DISCREPANCIES BETWEEN
@ RESTORE EXISTING LAWN AREAS W/ HYDROSEED AND MULCH THE PLANS AND FIELD CONDITIONS PRIOR TO INSTALLATION.
15, THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING ALL PLANT
. . MATERIAL IN A VERTICAL CONDITION THROUGHOUT THE GUARANTEED PERIOD.
@ 4' DIA SPADE CUT EDGE W/ 3" SHREDDED BARK MULCH 16, THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE SHALL HAVE THE RIGHT
7O REJECT ANY WORK OR MATERIAL THAT DOES NOT MEET THE REQUIREMENTS OF
THE PLANS AND/OR SPECIFICATIONS.
@ 3" DEPTH DOUBLE SHREDDED HARDWOOD BARK MULCH 17. THE LANDSCAPE CONTRACTOR SHALL SEED AND MULCH OR SOD (AS INDICATED ON
PLANS) ALL AREAS DESIGNATED AS SUCH ON THE PLANS, THROUGHOUT THE CONTRACT
., } ., LIMITS. FURTHER, THE CONTRACTOR SHALL BE RESPONSIBLE FOR RESTORING AREAS
@ 3/4" -1 1/2" STONE MULCH, 3-4" DEPTH ON WEED BARRIER DISTURBED DURING CONSTRUCTION, NOT IN THE CONTRACT LIMITS, TO EQUAL OR
GREATER CONDITION.
18.  ALL LANDSCAPE AREAS SHALL HAVE PROPER DRAINAGE THAT PREVENTS EXCESSIVE
WATER FROM PONDING ON LAWN AREAS OR AROUND TREES AND SHRUBS.
19.  ALL LANDSCAPE AREAS SHALL BE IRRIGATED WITH AN AUTOMATIC UNDERGROUND
SYSTEM.
LANDSCAPE REQUIREMENTS PERENNIAL PLANTS SPACED
ACCORDING TO PLANTING PLAN
EXISTING SITE ZONING: R1C, SINGLE FAMILY RESIDENTIAL DISTRICT MULCH 2* DEPTH W/ SHREDDED
EXISTING SITE AREA:  64,828.30 S.F. OR 1.49 ACRES o HARDWOOD BARK MULCH. MULCH
\\ / SHALL BE NATURAL IN COLOR.
P
R.O.W. GREENBELT 7 2
1 TREE PER 30 L.F. OF FRONTAGE, MIN 10" WIDE 2 LANT MIX. 1012 DEEP
REQUIRED: 268.36 L.F. OF FRONTAGE / 30 LF. = 8.9 OR 9 TREES REQUIRED 2w S | Se Ao S SPECIIED

PROVIDED: 9 TREES

PARKING LOT LANDSCAPE REQUIREMENTS
1 TREE PER 8 PARKING SPACES

~~ UNDISTURBED SUBGRADE

REQUIRED: 39 SPACES / 8 = 4.87 OR 5 TREES REQUIRED
PROVIDED: 5 TREES

Ne

SITE LANDSCAPE AREA
20% OF SITE AREA SHALL BE LANDSCAPED

REQUIRED:

64,828.30 S.F. X 20% = 12,965.66 S.F.

PROVIDED:

22,393.69 S.F. (34.5%), EXCLUDING FLOODPLAIN

NOTE:

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

e MULCH 3" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
AROUND BASE OF TREE.

-+ MOUND TO FORM 3" EARTH SAUCER

FIRST BRANCH USING 2-3"

WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS. CONNECT
FROM TREE TO STAKE OPPOSITE.
ALLOW FOR SOME FLEXING.
REMOVE AFTER ONE (1} YEAR.

NY1d 33§

~~REMOVE ALL NON-BIODEGRADABLE

MATERIALS FROM THE ROOTBALL.

CUT DOWN WIRE BASKET AND FOLD NOTES:

DOWN ALL BURLAP FROM 1/3 OF TREE SHALL BEAR SAME
ROQOTBALL RELATION TO FINISH GRADE

— PLANTING MIX AS SPECIFIED

UNDISTURBED SOIL 6" ABOVE GRADE, IF DIRECTED BY

LANDSCAPE ARCHITECT FOR HEAVY

CLAY SOILS

DO NOT PRUNE TERMINAL LEADER

NOTES:
TREE SHALL BEAR SAME

RELATION TO FINISH GRADE

AS [T BORE ORIGINALLY.

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN

BRANCHES.

REMOVE ALL TAGS, STRING.
PLASTIC AND OTHER MATERIALS

PRUNE ONLY DEAD OR BROKEN
NTS BRANCHES.

REMOVE ALL TAGS, STRING,
e MAINTAIN 2" CLEAR AREA FROM STEM PLASTIC AND OTHER MATERIALS
MULCH 3" DEPTH W/ SHREDDED
HARDWOOD BARK MULCH. MULCH
SHALL BE NATURAL IN COLOR.

EARTH SAUCER AROUND SHRUB

STAKE TREES JUST BELOW e .

AS IT BORE ORIGINALLY OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO

NTS

USE 3 HARDWOOD STAKES

" PER TREE, 34" ABOVE GROUND
FOR UPRIGHT, 18" [F ANGLED.
DRIVE STAKES INTO UNDISTURBED
SOIL 6-8" OUTSIDE ROOTBALL

TO A DEPTH OF 18" BELOW

TREE PIT. REMOVE AFTER ONE

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

~ MULCH 3" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
ARQUND BASE OF TREE.

e MOUND TO FORM 3" EARTH SAUCER

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/2 OF
ROOTBALL

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

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

TREE PIT = 3X
ROOTBALL WIDTH

DECIDUOUS TREE PLANTING DETAIL

~ PLANTING MIX, AS SPECIFIED

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

»»»»»»»»» SCARIFY SUBGRADE

NOTE:

GUY EVERGREEN TREES ABOVE
12" IN HEIGHT, STAKE TREES BELOW
12" IN HEIGHT

~ UNDISTURBED SOIL

T e

"; AP R\

NTS STAKE TREES APPROXIMATELY...__

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

ORNAMENTAL GRASSES SPACED

ACCORDING TO PLANTING PLAN

NOTES:

TREE SHALL BEAR SAME

RELATION TO FINISH GRADE

AS IT BORE ORIGINALLY OR SLIGHTLY

HIGHER THAN FINISH GRADE UP TO

6" ABOVE GRADE, IF DIRECTED BY

PLANT MIX. 10-12° DEEP LANDSCAPE ARCHITECT FOR HEAVY

AS SPECIFIED CLAY SOILS

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

;4-‘» 2
N DO NOT PRUNE TERMINAL LEADER.
. PRUNE ONLY DEAD OR BROKEN
T UNDISTURBED SUBGRADE BRANCHES.
REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

NTS

USE 3 HARDWOOD STAKES

PER TREE, 36" ABOVE GROUND
FOR UPRIGHT, 18" IF ANGLED.
DRIVE STAKES INTO UNDISTURBED
SOIL 6-8" OUTSIDE ROOTBALL

TO A DEPTH OF 18" BELOW

TREE PIT. REMOVE AFTER ONE

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

MULCH 3" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
AROUND BASE OF TREE.

MOUND TO FORM 3" EARTH SAUCER

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/2 OF
ROOTBALL

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

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

" ROOTBALL WIDTH

EVERGREEN TREE PLANTING DETAIL

NTS

NTS

.
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D-Series Size 0 [~ (& LITHONIA LIGHTING
LED Area Luminaire P FEATURES & SPECIFICATIONS
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FOLE HEIGHT 1S MEASURED AS THE MOUNTING

OVERALL FIXTURE MOUNTING HEIGHT
HEIGHT LESS THE BASE HEIGHT

Drawing Note Ordering Note

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC FOR INQUIRIES CONTACT GASSER BUSH AT
IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE QUOTES@GASSERBUSH.COM OR 734-266-
VERIFIED IN FIELD BY OTHERS. 6705.

General Note

1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.

2. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"

3. LIGHTING ALTERNATES REQUIRE NEW PHOTOMETRIC CALCULATION AND RESUBMISSION TO CITY FOR
APPROVAL.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE
FIELD CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM
LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING
ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE
MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD
CONDITIONS. MOUNTING HEIGHTS INDICATED ARE FROM GRADE AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF
LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW
FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1
2013. FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-

Mounting Height Note

MOUNTING HEIGHT IS MEASURED FROM GRADE TO
FACE OF FIXTURE. POLE HEIGHT SHOULD BE
CALCULATED AS THE MOUNTING HEIGHT LESS BASE
HEIGHT.
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MEDICAL BUILDING - DR. INAD JANINEH
PHOTOMETRIC SITE PLAN
PREPARED FOR: NOWAK & FRAUS ENGINEERS
GASSER BUSH ASSOCIATES
WWW.GASSERBUSH.COM

Scale - 1" = 20ft

. Mountin
QTY | Manufacturer Description Lamp - g
Height
2 |Lithonia Lighting LED WALL MOUNTED LUMINAIRE LED 8'-0"
9 [Lithonia Lighting LED AREA LUMINAIRE LED 20'-0"
2 |Lithonia Lighting LED DOWNLIGHT LED 12'-0"

Statistics

Description Symbol| Avg | Max | Min |Max/Min|Avg/Min| Avg/Max
DRIVE-THRU CANOPY 4 2.7 fc|4.5fc|0.9fc| 5.0:1 3.0:1 0.6:1
PARKING LOT 4 1.3fc|2.5fc|0.2 fc| 12.5:1 6.5:1 0.5:1
RESIDENTIAL PROPERTY LINE 4= 0.0fc | 0.1 fc| 0.0 fc N/A N/A 0.0:1
ROCHESTER ROAD PROPERTY LINE 0.2 fc [ 0.6 fc| 0.0 fc N/A N/A 0.3:1

Designer
TV/KB

Date
10/13/2020
Scale

Not to Scale
Drawing No.
#20-54838-V1
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STATE OF MICHIGAN

IN THE CIRCUIT COURT FOR THE COUNTY OF OAKLAND
E.D.B., INC.,
Mlchlgan corpoa?qa YFPIQEF”JNGV

Plaintiff,

v 20 DEC13 P4n6 Case No. 88-360890 CZ /

CITY OF TROY, a . Hon. Alice Gilbert

Michigan corporaticn,
/
Defendant.
/

Michael J. Sugameli (P29287)
Attorney for Plaintiff

2833 Crooks Road - P.0O. Box 2501
Troy, MI 48007-2501

(313) 649-2585

Jeannette A. Paskin (Pl18681)
Patricia J. Battersby (P37780)
Attorneys for Defendant

155 W. Congress, Ste. 600
Detroit, MI 48226

(313) 964-2040

John J. Martin, III (P25888)
Attorney for Defendant

500 W. Big Beaver Road
Troy, MI 48084

(313) 524-3320

CONSENT JUDGMENT

At a session of said Court held in
the Courthouse in the city of
Pontiac, o©Oakland County, Michigan,

on: ner, a7
pEC-+31990

PRESENT: HONORABLE ALICE GILBERT, CIRCUIT JUDGE

Plaintiff, E.D.B., Inc., and Defendant, City of Troy ("Troy"),

have entered into negotiations to compromise and settle this



litigation and have stipulated and agreed upon the form and
substance of this consent judgment to reflect their agreed upon
settlement. This Court approves this judgment:

IT IS ORDERED:

1. After the date of this judgment, plaintiff's property
depicted and legally described as Parcel "A" in the survey
attached as Exhibit A may be developed, used, and occupied as an
approved special use under the existing R-1C zoning classification
as set forth {; Article X, of Chapter 39, of the Troy City Code.

A. The special use permitted is by Recording for

the Blind, a nonprofit, charitable organization. Any

building on Parcel "A" may be used for the recording of

educational materials by volunteers and general office
space for Recording for the Blind. No sales of goods or
services or subleasing of space shall be permitted.

B. The special use approved for Recording for the

Blind is for educational purposes, and the schedule of

regulations now applicable to schools, being Section

10.30.01 of Article X of the Troy Zoning Ordinance

(Chapter 39), shall apply and control the use,

development, and occupancy of the property depicted as

Parcel "A". The requirement for a minimum site area of

five acres is waived.

C. Upon cessation of the special use approved for

Recording for the Blind, Parcel "A" shall be developed,

used and occupied for the purposes set forth in Article

—-— -



X (R-1C, one-family residential) of the Troy Zoning
Ordinance (Chapter 39), a copy of which is attached as
Exhibit cC.

2. After the date of this judgment, the land depicted and
legally described in Exhibit A as Parcel "B" and which has been
added to this case by agreement of the parties shall be developed,
used and occupied for the purposes now set forth in Article X (R-
1C, one-~family residential) of the Troy Zoning Ordinance (Chapter
39), a copy of which is attached as Exhibit C.

3. The use, development, and occupancy of Parcels "A" and "B"
shall also be governed by Article X of Troy's Zoning Ordinance
(Chapter 39); Article VI, Section 6.00 A-F (Parcel Splitting) of
Troy's Subdivision Control Ordinance (Chapter 41); and Troy's Sign
Ordinance (Chapter 78), without variance, as modified only by the
provisions of this consent judgment.

4. Prior to or contemporaneous with entry of this consent
judgment, plaintiff shall dedicate and convey by warranty deed to
Troy, fee simple, lien-free title to the west 75 feet of Parcels
"A" and "B" (legally described in Exhibit D) which runs along
Rochester Road so that the Rochester Road public right-of-way will
-extend 75 feet east from the west line of Section 11.

5. Prior to or contemporaneous with entry of this consent
judgment, plaintiff shall grant a permanent easement for a sidewalk
and public utilities to Troy over Parcels "A"™ and "BV (legally
described in Exhibit E) limited to the following area: 20 feet

east of the Rochester Road right-of-way line after the conveyances
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described in paragraph 4. The required setbacks for any buildings
on Parcel "A" and "B" shall not be affected due to the proximity of
the easement,

6. Troy's zoning classification of Parcels “A"™ and "B"
described in this consent judgment as "R-1C" within the meaning of
Chapter 39, Section 10.00.00, et seq. of the Troy City Code is
constitutional and reasonable.

7. The provisions of this consent judgment shall be binding
upon and inure to the benefit of the parties, those acting under
their discretion and control, and their respective heirs,
successors, assigns and transferees.

8. Any person bringing such action, shall reimburse the City
of Troy for all costs incurred by Troy in defending any such action
which may be brought hereafter by -plaintiff, its successors,
assigns, or third parties, seeking to set aside or vacate any
portion of this consent judgment.

9. This Court shall retain jurisdiction of this case in order
to effectuate the intent of this consent judgment, and to enforce
compliance with the terms of this "'consent judgment, and to
reconcile any differences of the parties that may arise in
- connection with the performance of this consent judgment.

10. Plaintiff, its partners, agents, heirs, successors,
assigns and transferees, waives and discharges any and all claims
that it or any of them have against Troy, its officials and

employees, by reason of Troy's zoning classification of Parcels "A™



and "B" described in this judgment as "R-1C" within the meaning of
Chapter 39, Section 10.00.00, et seq., of the Troy City Code.

11, A certified copy of this consent judgment shall be
recorded in the Oakland County Register of Deeds with regard to the
real property described in this consent judgment, and the Register

of Deeds will accept same for recordation.

ALICE L. GILBERT]

Circuit Court

Approved as to form and
content:

E.D.B.;—INC. -~
/s -
. ( ’)&,{“n \\ .

D Blnkowskl,-ifs{;Zésident
\ .
4 Z \ \--t/cm-/ / “ lise _L,/

Michael J. Sydameli (PZ29287)
Attorney for Plaintiff

2833 Crooks Rd, P.0O. Box 2501
Troy, MI 48007-2501

(313) 649-2585

500 W. Big Beaver Road
Troy, MI 48084
(313) 524-3320
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DESCRIPTION OF PARCEL "A®
(1.929 ACRES)

A parcel of land located In and being a part of the Northwest 1/4 of
Section i1, T.2 N., R.11 E., City of Troy, Oakland County, Michigan and
being more particularly described as follows:

Commencing at a point 420.82 ft. N.01°-25'W. from the West 1/4 corner of
Section 11, and thence extending N.01°-25'W. 239.00 ft. slong the West
line of Section 11, also baing the centerline of Rochester Road, thence
N.B9°-10'E. 278.00 ft., thence §.01°-25'E. 390.00 ft., thence along the
centarline of the Renshaw (Gibson) Orain N,.52°-25'W. 77,00 ft., N,56%-02'-
S4™i. 63.46 ft. and N.69°-00'W. 180,00 ft, to the polnt of beginning and
containing 1.929 acres of land.

Reserving easements of record.

DESCRIPTION OF PARCEL "p"
(2.282 ACRES)

A parcel of land located in and beng & part of the Northwest 1/4 of
Section 11, 7.2 N., R,l1 E., City of Troy, Oakland County, Michigan and
being more particularly described as follows:

Commencing at the West 1/4 corner of Sectlon 11, and thence extending
N.01°-25'W, 420,82 ft, along the West line of Section 11, also being the
centerline of Rochester Road, thence along the centerline of the Renshaw
{Gibson) Drain S$.69°-00'E, 180.00 ft., 5.56°-02'-54"E, §3.46 ft, and $.52°-
25'E. 77.00 ft., thence leaving said drain centerline $.01°-25'E. 269.82 ft.
thence §.89°-10'W, 278.00 ft. along the East/wWest 1/4 line of Section 1l to
the point of beginning and containing 2.282 acres of land,

Reserving easements of record,

Ilﬂﬂl umwru. INCORPORATED

NOINTERS & BURVETORS
CALE: mu WELLINGTON CAEE CUNT
Y. SLANeNe MNCHIBAN 0040
DATE: P18 9340
A - 483-08TH 4
D SR
Sheet 2 of 2
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Chapter 39 - goning Ordinance

10.00.00 ARTICLE X ONE FAMILY RESIDENTIAL DISTRICTS
B-1A THROUGH R-iR

10.10.00 INTENT:
The R-1A through R-1E One Family Residential Districts are designed to be
the most restrictive of the residential Districts as to use, The intent is
to provide for environmentally sound areas of predominantly low-density,
single family detached dwellings, through the varying of lot sizes and the
development options which will accommodate a broad spectrun of house sizes
and designs appealing to the widest spectrum of the population,

10,10.01 Persons seeking to rezone property to the Zoning District governed by this
Article shall conform to the requirements of Section 03.20.00.

10,20.00 ERINCIPAL USES PERMITTED:
In a One Family Residential District (R-1A through R-1E) no building or land

shall be used and no building shall be erected except for one or more of the
following specified uses, unless otherwise provided in this Chapter,

10.20.01 One Family detached dwellings,

10.20.02 Agriculture on those parcels of land separately owned outside the boundaries
of elther a proprietary or supervisor’s plat, having an area of not less
than five (5) acres; all subject to the health and sanitation provisions of
the Code of the City of Troy.

10.20,03 Publicly owned and operated libraries, parks, parkways and recreational
' facilities.

10.20.04 Cemeteries which lawfully occupied land at the time of adoption of Ordinance
23,

10.20.,05 Teﬁporary buildings and uses for construction purposes for a period not to
exceed one (1) year. :

10.20.06 Accessory buildings, subject to the controls of Section 40.55.00.

10.25.00 USES PERMITTED SUBJECT TO SPECIAL CONDITIONS:

The following uses shall be permitted in all R-1A through R-1E One-Family
Detached Residential Districts, subject to the conditions hereinafter
imposed for each use.

10.25.01 Home Occupations, as defined in Section 04.20.71, subject to the follewing
conditions:

A) In order to insure compatibility of the subject residential parcel
with the surrounding residential area, to maintain the residential
character of the area, and to avoid reduction of property values, the
following activities or uses shall ba prohibited in conjunction with
Home Occupations:

1, Signs relating to any occupation or business.

39 - 35 oV
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10.25.02

10.25.03

10.30.00

Chapter 39 - Zoning Ordinance

2. Accessory buildings devoted primarily to the subject Home
Occupation or Business.

3. Off-street parking area greater than that .amount maintained by
neighboring dwellings within three hundred (300) feet of the
subject site,

4. Outside storage or disﬁlay of any items related to the subject
Home Occupation or Business, and thus not normally incident to
a one-family dwelling.

5. Vehicular Traffic characterized by pick-up or delivery of
materials, supplies or products, in excess of that normally
incident to a one-family dwelling.

Family Day Care Homes, as defined in Section 04.20.60, subject to the
following conditions:

A) The number of children so cared for who are not a part of the family
residing in the subject dwelling unit shall not exceed six (6).

B) For each child on the premises a minimum of four hundred (400) square
feet of outdoor play area shall be provided, in the rear or side
yards of the subject dwelling unit,

C) The conditions applicable to Home Occupations, as defined in Section
04.20.71 and as listed in Section 10.25.01 shall also apply to Family
Day Care Homes.

D) The resident-operator of the Family Day Care Home shall be licensed
in accordance with applicable State Law.

Adult Foster Care Facilities, as defined by Section 400,702 (4) of Act 218,
of 1979 of the State of Michigan, as provided for by said Act and to the
extent exempted from local regulation by Section 400.733 (Sec. 33) thereof,

and by Section 3 (b) of Act 207 of 1921 as amended (the Zoning Enabling
Act).

USES FERMITTED SUBJECT TO SRECIAL USE APPROVAL

The following uses may be permitted in R-1lA through R-1E, One Family
Residential Districts, subject to the conditions hereinafter fimposed for
each use; and also subject to the review and approval of the use by the Plan

Coomission., Before approving any such uses, the Plan Commission shall find
that:

A) The land use or activity being proposed shall be of such location,
size and character as to be compatible with the orderly development
of the Zoning District in which it is situated, and shall not be
detrimental to the orderly development, property values, environment
or use of adjacent land and/or Districts.
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10.30.01

10.30,02

Chapter 39 - Xoning Ordinance

B) The land use or activity under consideration is within the capacity
limitations of the existing or proposed public services and
facilities which serves its location,

Plan Commission approval of the Site Plan for such uses is also
required. Site Plans for the expansion of such uses, which also
involve the expansion of off-street parking and driveway facilicies,
shall also be subject to the approval of the Plan Commission,

Persons seeking Special Use Approval for specified uses governed by this
Article shall conform to the requirements of Section 03.30.00.

Schools:

(A) Public, parochial and other private elementary, intermediate
(including junior high and middle) and/or high schools offering
courses in general education, including those under the control of
the State Superintendent of Education and those which are non- profit
corporations in accordance with State Law, subject to the following
conditions:

(1) Private and parochial schools shall be located so as to have at
least one (1) property line abutting a Major Thoroughfare or
Secondary Thoroughfare, as indicated on the Master Thoroughfare

# Plan. The frontage on such a thoroughfare shall be at least
equal to the minimum frontage required by the applicable Zoning
District,

(2) Sites for such facilities shall have a minimum area of at least
five (5) acres, or one (1) acre for each 50 students permitted
within the capacity of the proposed establishment, whichever is
greater.

(3) The front side and rear yard setbacks shall be a minimum of
fifcy (50) feet,

(4) Parking shall not be permitted in the required yards adjacent
to any public street, and said yards shall be maintained as
landscaped open space.

(5) Buildings or building elements of greater than the maximum
height allowed in Article XXX, "Schedule of Regulations”, may
be allowed, provided that the yard setbacks from property lines
for such building elements are increased one (1) foot for each
foot of building height which exceeds maximum height allowed.
These setback requirements shall apply to building elements and
elements of building expansions wherein construction 1is
iniciated after January 1, 1990. School structures existing
prior to January 1, 1990 are exempt from height requirements
delineated in Article XXX, ~Schedule of Regulations”.

~,
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10.30.03

10.30.04

Chapter 39 - Soning ordinance

(6) All Structures, appurtendnces, and fixtureg related ¢o outdoor
Fecreational purpoges shall be located a ninimum of 200 feet
from any residentially-zoned Property line.

Child Care Centers, Nursery Schools or Day Nurseries (not ineluding
dormitories, subject to the following conditiong:

A)

B)

¢)

That for each child so maintained or cared for, there shall be
Provided and maintained g 2ininum of one hundred Eifey (150) square

visually Screensd from any adjoining lot in any residential Districe,
in a manner @cceptable to the Plan Commission.

Such uses shall not be permitted in the interior of any residentia]
block, Such uses shall be located adjacent to a multiple family
residential, office or commercial Districe, or within a Previously
established church complax, :

Such uses shall, as transitional uses between non-residential and
residential development, be so designed architeccurally as to reflect
the predominant architectural character of the residential Districe
within which they are located.

Churches and other facilities normally incidental thereto, subject to the
following conditions:
i

(A)

(B)

()

(D)

Building of greater than the maxizmum height allowed in Article Xxx,
“Schedule of Ragulacions”, may be allowed Provided that the front,

feet,

The site shall be so located 48 to have at lgast one (1) Property
line abutting 4 Major Thoroughfare of not less than one hundred
twenty (120) feet of right-of-way width, existing or Proposed, and
all ingress and egress to the gite shall be directly onto such major

thoroughfare or 4 narginal access service drive thereof, with the
following eXceptions:

(1) The Plan Commisgion Day permit access drives to streets or
thoroughfareg other than Major Thoroughfarel. in those
instances where they determine that such access would fmprove
the traffic safety characteristics In the area of the site,
while not hegatively impacting adjacent Yesidential Properties,

One or more of the following locational criteria may be considered by
the Plan Commission as 4 basis for &PProval or denial of pProposals
for church development:



Chapter 3% - Zoning Ordinance

(1) Location at the intersection of two (2) Major Thoroughfares,
each of which has a right-of-way width of at least one hundred
twenty (120) feet (existing or proposed),

(2) Location abutting a Freeway right-of-way.

(3) - Location involving a total Major Thoroughfare frontage block
(extending between two interseacting local streets).

(&) Location where the site has at least one (1) property line,
apart from its Major Thoroughfare frontage, in common with land
which is developed, zoned, or otherwise committed for use other
than the construction of One-Family Residential dwellings.

These ériteria are intended, in part, to assure that the location of a
church will not negatively impact the potential for the logical extension
of single-family residential development in the adjacent area.

(E)  Parking shall not be permitted in the required yards adjacent to any
public street, and said yards shall be maintained as landscaped open
space,

(F) Whenever the off-street parking 1s adjacent to land zoned for
residential purposes, a continuous obscuring wall, four (4) feet six
(6) inches in height, shall be provided along the sides of the
parking area adjacent to the residentially zoned land. The wall
shall be subject to the provisions of Article XXXIX, Environmental
Provisions,

(G) Whenever facilities such as community halls, fellowship or social
halls, recreation facilities and other similar uses are proposed as
incidental to the principal church or worship facility use, such
secondary facilities shall not be constructed or occupied in advance
of the sanctuary or principal worship area of the church complex.

1) The seating capacity of such incidental use areas shall not
exceed that of the sanctuary or principal worship area of the
church complex.

2) Parking shall be provided for such incidental use areas at 1/2
the rate of that required for the sanctuary or principal
worship area, and shall be in addition to the parking required
for the principal worship area.

3 Such incidental facilities must be used for church, worship, or
religious education purposes, in a manner which is consistent
with residential zoning and compatible with adjacent
residential property. They shall not be used, leased or rented
for commercial purposes.

10.30.05 Golf courses, which may or may not be operated for profit, subject to the
following conditions:

39 - 39
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10.30.06

(A)

(B)

(©)

(D)

(E)

Chapter 39 - Soning Ordinance

The site shall be so planned as to provide all ingress and egress
directly onto or from a major thoroughfare of not less than one

hundred twenty (120) feet of right-of-way width, either existing or
proposed.

The site plan shall be laid out to achieve a relationship between the
major thoroughfare and any proposed service roads, entrances,
driveways, and parking areas which will

encourage pedestrian and vehicular traffic safety.

Development features including the principal and accessory buildings
and structures shall be so located and related as to minimize the
possibilities of any adverse effects upon adjacent property. This
shall mean that all principal or accessory buildings shall be not
less than two hundred (200) feet from any property line of abutting
residentially zoned lands; provided that where topographic conditions
are such that buildings would be screened from view, the Plan
Commission may modify this requirement.

The ainimum number of off-street parking spaces to be provided shall
be six (6) spaces per hole plus one space per employee plus spaces as
required under Article XL, General Provisions, for each accessory
use, such as a restaurant or bar,

Whenever a swimming pool is to be provided, said pool shall be
provided with a protective fence six (6) feet in height, and entry
shall be by means of a controlled gate.

Ve

Swimming pool clubs when incorporated as & non-profit club or organization
maintaining and operating a swimming pool with a specified limitation of
members, either by subdivision or other specified areas within the City of
Troy, for the exclusive use of the members and their guests, all subject to
the following conditions:

(a)

(B)

As a condition to the original granting of such a permit and the
operation of such a non-profit swimming pool club, as a part of said
application, the applicant shall obtain written approval from eighty
five (85) percent of the property owners immediately abutting or
sharing common property lines with the proposed site, and written
approval of seventy five (75) percent of the property owners within
500 feet of such a site. These written approvals shall be submitted
to the Plan Commission and the City Council for their review. These
provisions shall not apply in the case of park or recreation areas
expressly provided for on current recorded subdivision plats of which
the subject property is a part, or specifically provided for in legal
agreements or documents recorded in relation to such subdivisions.

Such a private non-profit swimming pool club shall be limited in its
service area and membership location to a single square mile Section
of the City of Troy, except where the Plan Commission shall f£ind that
the logical boundaries of the neighborhood to be served extend beyond
a specified Section.
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(D)

(E)

(F)

()

Chapter 39 -~ Zoning Ordinance

Front, side and rear yards shall be at least eighty (80) feet widae,
except on those sides adjacent to non-residential Districts. Such
yards adjacent to residential Districts shall be kept free of off-
street parking, shall be landscaped in trees, shrubs, grass and
terrace areas, and shall contain berms in order to screen the use
from the abutting residential Districts. Such yards may further
contain required entrance drives and those walls and/or fences used
to obscure the use from abutting residential Districts. all
landscaping shall be maintained in a healthy condition.

All lighting shall be shielded to reduce glare and shall be so
arranged and maintained as to direct the light away from all
residential lands which adjoin the site.

Whenever off-street parking areas are adjacent to land zoned for
residential purposes, a wall (4’ -6"), shall be provided along the

ides of the parking area adjacent to such residential land, and said
wall shall be subject to the requirements of Section 39.10.00 Article
XXXIX, Environmental Provisions. Such walls may be placed at
locations other than on the property lines of the site.

Whenever a swimming pool is constructed under this Section, said pool
area and pool deck shall be provided with a protective fence, six (6)
feet in height, and entry shall be provided by means of a controlled
gate.

Off-street parking shall be provided so as to accommodate not less
than one-half (1/2) of the member families and/or individual members.
The Plan Commission may modify this requirement when it is determined
that the location and function of such uses are such that a
substantial portion of the users will originate from the immediately
adjacent areas and will have access to the site by means other than
automobile travel. In no instance, however, shall the off-street
parking facilities accommodate less than one third {1/3) of the
member families and/or individual members. Prior to the issuance of
a building permit, by-laws of the organization shall be provided in
order to establish the membership involved for computing the
off-street parking requirements. Off-street parking areas shall be
subject further to the provisions of Article XL, General Provisions.

10.30.07 Private non-commercial recreational areas; institucional or community
recreation centers, subject to the following conditions:

(A)

Any use permitted herein shall not be permitted on a lot or group of
lots of record, except in those instances wherein the applicant shall
obtain written approval from seventy five (75) percent of the
property owners immediately abutting or sharing common property lines
with the proposed site, and written approval of fifty one (51)
percent of the property owners within 300 feet of such a site. These
written approvals shall be submitted to the Plan Commission and the
City Council for their review. These provisions shall not apply in
the case of park or recreation areas expressly provided for on the
current recorded subdivision plat of which the subject property is a

39 - 41
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(B)

(©)

(D)

(E)

(F)

Chapter 39 - Zoning Ordinance

part, or specifically provided for in the legal agreements or
documents recorded in relation to such subdivisions.

The proposed site for any of the uses permitted herein which would
attract persons from, or are intended to serve, areas beyond the
Section within which the site {s located shall have at least one
property line abutting a major thoroughfare of not less than 120 feet
of right-of-way width, existing or proposed, and the site shall be so
planned as to provide all egress and ingress directly onto or from
sald major thoroughfare.

Front, side and rear yards shall be at least eighty (80) feet wide,
except on those sides adjacent to non-residential Districts. The
first fifty (50) feet of such yards adjacent to residential Districts
shall be kept free of off-street parking, shall be landscaped in
trees, shrubs, grass and terrace areas, and may contain required
entrance drives and those walls and/or fences used to obscure the use
from abutting residential Districts. All landscaping shall be
mainctained in a healthy condition.

All lighting shall be shielded to reduce glare and shall be so
arranged and maintained as to direct the light away from all
residential lands which adjoin the site.

Whenever off-street parking areas are adjacent to land zoned for
residential purposes, a wall four feet six inches (4’ -6”) in height
shall be provided along the sides of the parking area adjacent to
such residential land, and said wall shall be subject further to the
requirements of Section 39.10.00 Article XXXIX, “Environmental
Provisions”. Such walls may be placed at locations other than on the
property lines of the sits.

Off-street parking shall be provided so as to accommodate not less
than one half (1/2) of the member families and/or individual members.
The Plan Commission may modify this requirement when it is determined
that the location and function of such uses are such that a
substantial portion of the users will originate from the immediately
adjacent areas and will have access to the site by means other than
the automobile. In no instance, howsver, shall be off-street parking
facilities accommodate less than one third (1/3) of the member
families and/or individusl members, Prior to the issuance of a
building permit, by-laws of the organization shall be provided in
order to establish the membership involved for computing the
off-street parking requirements. In thoss cases vherein the proposed
use or organization does not have by-laws or formal membership, the
off-street parking requirements shall be determined by the Plan
Comnission on the basis of usage, Off- street parking areas shall be
subject further to the requirements of Article XL, ~General
Provisions”.

10.30.08 Utility and public service buildings and uses (without storage yards) when,
in the opinion of the Plan Commission, said buildings and uses:



10.50.00

(A)
(B)

()

(D)

Chapter 39 - Zoning Ordinance

Maintain the residential character of the area, and,

Are located so as not to hinder the natural or presumed development
of the area, or detract from the value of existing development; and,

Do not constitute a safety or health hazard, a nuisance, or have a
noxious effect on the surrounding residential area either due to
appearance or operations: and,

Operating requirements necessitate the location of such uses and
buildings within the District to serve the immediate vieinity.

Such buildings and uses shall be developed according to the following
standards:

(1) The site shall have one property line abutting a thoroughfare
of at least eighty-six (86) feet of right-of-way width,
existing or proposed, and all ingress and egress shall be from
said thoroughfare,.

(2) All proposed uses and facilities shall be contained within
masonry bulldings and structures similar to or compatible with
buildings in the adjacent residential areas.

{3) Said structures and uses shall be located no closer than eighty
(80) feet from any property line abutting a public right-of-way
or other residentially zoned land.

(4) A landscaped berm at least five (5) feet in height shall be
required in all yards abutting residential Districts and/or
public rights-of-way. Said berms shall be landscaped with a

s ninimum of a double row, six (6) feet apart, of evergreens,
typically four (4) feet on center, staggered two feet apart on
center. All required yards shall be further landscaped in
grass as a minimum. The nature of other screening, fencing,
etc., in addition to the aforementioned berms, shall be subject
to the approval of the Plan Commission.

(5) Overhead transmission lines and tower structures are expressly
prohibited from such sites. All lines serving such sites shall
be underground.

Nothing in these regulations shall be construed to prevent the
construction, installation and operation of necessary utility
and public service buildings and uses within the residential
Districts. These provisions are not, however, intended to
include powver generating facilities, bulk power and fuel
stations, or other large scale facilities which, by their
nature and service area, could reasonably be located in
non-residential Districts.

DEVELORMENT STANDARDS
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See Article XXX, Schedule of Regulations, for limitations as to height and
bulk of buildings, yard setbacks, and lot sizes per District.

See Article XXXIV, Residential Development Options, for development
approaches involving varying lot size standards.

See Chapter 41 (Subdivision Control Ordinance) of the Troy Ordinance Code
for requirements as to the platting of subdivisions.

See Section 40.20.00 for parking requirements.

See Section 39,95.00 for the standards and regulations applicable to
construction of buildings and uses in this District when the site falls
within a designated Flood Hazard Area.

ENVIRONMENTAL STANDARDS:

A Preliminary Envirornmental Impact Statement, according to the provisions
of Article VII of this Chapter, shall be submitted as a part of an
application for Tentative Approval of Preliminary Plats for Subdivisions
involving twenty five (25) lots or more. This requirement shall also apply
to subdivisions which are processed in successive parts which will total
twenty five (25) lots or mores.

STANDARDS: -
In order to maintain the physical and economic stabllity of one family
residential areas, the following standards shall apply:

SETBACKS FROM MAJOR THOROUGHFARES:

Whenever a lot or acreage parcel abuts a major thoroughfare of at least 120
feec of right-of-way width, existing or proposed, the yard setback abutting
sald major thoroughfare shall be a aminimum of fifty feet. This requirement
shall not apply to subdivisions for which Tentative Approval was granted
prior to January 1, 1976.

VARIATION IN APPEARANCE:

In any one family residential District, there shall be varfation in the
appearance of the one family detached residential dwellings, according to
the following standard:

A dwelling’s front elevation shall not re-occur in the same or a
substantially similar structural form on another dwelling, within the same
streat frontage, without there being at least one other dwelling with a
different elevation between the dwellings cthat repeat the frontage
elevation.

Different colors alone will not constitute different front slevations.

The Section shall not apply to any dwelling for which a building permit was
issued before June 2, 1983.

AREA AND BULK REQUIREMENTS:
See Article XXX, Schedule of Regulations.
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Plaintiff, E.D.B., Inc., and Defendant, City of Troy ("Troy"),
have entered into negotiations to compromise and settle this
litigation and have stipulated and agreed upon the form and
substance of the Judgment to reflect their agreed upon settlement.
This Court approves the Judgment:

IT IS ORDERED:

1. After the date of the Judgment, plaintiff's property
depicted and legally described as Parcel "A" in the survey
_ attached as Exhibit A may be developed, used, and occupied as an
approved special use under the existing R-1C zoning classification
as set forth in Article X, of Chapter 39, of the Troy City Code.

A. The special use permitted is by Recording for

the Blind, a nonprofit, charitable organization. Any

building on Parcel "aw may be used for the recording of

educational materials by volunteers and general office
space for Recording for the Blind. No sales of goods or
services or subleasing of space shall be pernitted.

B. The special use approved for Recording for the

Blind is for educational purposes, and the schedule of

regulations attached as Exhibit B now applicable to

schools, being Section 10.30.02 of Article X of the Troy

Zoning Ordinance (Chapter 239), shall apply and control

the use, development, and occupancy of the pProperty

depicted as Parcel "A". The requirement for a minimum

site area of five acres is waived.
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C. Upon cessation of the special use approved for
Recording for the Blind, Parcel "A" shall be developed,
used and occupied for the purposes set forth in Article
X (R-1C, one-family residential) of the Troy Zoning
Ordinance (Chapter 39), a copy of which is attached as
Exhibit C.

2. After the date of the Judgment.,, the land depicted and
legally described in Exhibit A as Parcel "B" and which has been
: added to this case by agreement of the parties may be developed,
used and occupied as an approved special use under the existing R-
-1C zoning classification as set forth in Article X (R-1C, one-
family residential) of the Troy Zoning Qrdinance (Chapter 39).
(Exhibit €). The following modifications and land use regulations
apply.

A, The special use permitted is by Black Forest
Building Company (which has been added as a party plaintiff by
agreement of the parties), and its assignees, for a child care
center as regulated by Article X, Section 10.30.03 of
Chapter 33, of the Troy City Code. No sales of goods or
services or subleasing of space shall be permitted.

B. The building to be constructed on Parcel B shall
conform to the Site Plan, attached as Exhibit D, and which has
been approved by Troy City Council. No variances from the
Site Plan shall be sought by plaintiffs, their successors and

assigns.

&
&
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c. No fill shall be placed upon the site east or north
of the building depicted in the Site Plan unless plaintiffs or
their assignees have obtained permits from the Michigan
Department of Natural Resources granted under the provisions
of the State of Michigan Flood Plain Act (PA 245 of 1929, as
amended), and the City of Troy.

3. The use, development, and occupancy of Parcels "A" and "B"
shall also be governed by Article X of Troy's Zoning Ordinance
1(Chapter 39); Article VI, Section 6.00 A~F (Parcel Splitting) of
- Troy's Subdivision Control Ordinance (Chapter 41); and Troy's Sign
Ordinance (Chapter 78), without variance, as modified only by the
provisions of the Judgment.

4. Prior to or contemporaneous with entry of the Judgment,
plaintiff, E.D.B., Inc., shall dedicate and convey by warranty deed
to Troy, fee simple, lien-free title to the west 75 feet of Parcels
“"A" and "B" which runs along Rochester Road so that the Rochester
Road public right-of-way will extend 75 feet east from the west
line of Section 11,

5. Prior to or contemporaneous with entry of the Judgment,
plaintiff, E.D.B., Inc., shall grant a permanent easement for a
sidewalk and public utilities to Troy over Parcels v"A"™ ang wgn
limited to the following area: 20 feet east of the Rochester Road
right-of-way line after the conveyances described in paragraph 4.
The required setbacks for any buildings on Parcel "A"™ and "BY shall

not be affected due to the proximity of the easement.
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6. Troy's zoning classification of Parcels "aA" and "B
described in the Judgment as "R-1C" within the meaning of Chapter
39, Section 10.00.00, et seq. of the Troy City Code is
constitutional and reasonabie.

7. The provisions of the Judgment shall be binding upon and
inure to the benefit of the parties, those acting under their
discretion and control, and their respective heirs, successors,
assigns and transferees,

8. Plaintiffs, their successors and assigns, shall reimburse

- Troy for all costs incurred by Troy in defending any action which

may be brought hereafter by plaintiffs, their successors, assigns,
or third parties, seeking to set aside or vacate any portion of the
Judgment,

9. This Court shall retain jurisdiction of this case in order
to effectuate the intent of the Judgwent, and to enforce compliance
with the terms of the Judgment., and to reconcile any differences of
the parties that may arise in connection with the performance of
the Judgment.

10. Plaintiffs, their partners, agents, heirs, successors,
assigns and transferees, waive and discharge any and all claims
that they or any of them have against Troy, its officials and
employees, by reason of Troy's zoning classification of Parcels "A®
and "B" described in this judgment as "R-1C" within the meaning of
Chapter 39, Section 10.00.00, et seq., of the Troy City Code.

11. A certified copy of the Judgment shall be recorded in the

Oakland County Register of Deeds with regard to the real property

5=
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described in the Judgment, and the Register of Deeds will accept

same for recordation. Plaintiffs shall pay the cost of recording

/Cxi rcuxét Court : 2 &

the Judgment.

e S g
. _}t. .
Approved as to form and ¥ } /[41./
content: /
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" E.D.B., D / CITY OF TROY, a Michigan

< avd corporation
e 7"-L'f(s

inkowski, its Pres ident

e,

vzéorge M. Malis (P32418) Kenfeth L.
ttorney for Plaintiff City Clerk
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BLACK FOREST BUILDING COMPANY,
a Michigan corporation
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ARteonio Bellome " 3eilowd

Its President

CITY OF TROY .
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Jobf J. Martin, I11 (P25888)
Ajtorney for Defendant
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Troy, MI 48084
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DESCRIPTION OF PARCEL *A*

(1.929 ACRES})
A parcel of land located in &nd being a part of the Northwest 1/4 of
Section I, T.2 M., R.1] E.. ¢ Troy, Oaklsnd County, F“cntgm and

Ty ™ore particularly described as follows:
Commencing at a point 420.82 ft, N.Q1°-25'W. from the Mest 1/4 corper of

Section 11, and thence extending N.01°-25'N, 239.00 ft. along the Kest
line of Section 11, also being the centerline of Rochester Rgad, thence
N.89°-10°E, 278.00 ft., thence 5.00°-25'E, 390.00 rt¢., thence along the
centerline of the Renshaw {(6tbson) Drain N.52°-25'y. 77.00 ft., N.56°-02'.
S4™W. 63,46 rt, and N.69°-00'¥. 180.00 ft. to the point of beginning and
containing 1.929 acres of land.

Reserving aasements of record. 20 * “ . ' 34 '(0 QDD

OESCRIPTION OF PARCEL *B* D; \
(2.282 ACRES)

A parcel of land located tn and beng a part of the Marthwest 1/4 of
Section 11, 1.2 N., R.i} E.. City of Troy, Oakland County, Michigan and
being more particularly described as follows:

Commencing at the west 1/4 corner of Section 11, and thence extending
N.01*-25'W, 420.82 r¢. slong the West line of Section 1. afso being the
centerline of Rochester Road, thence along the centerling of the Renshaw
{(Gibsan) Oratn 5.69°-00'€. 180.00 ft., 5.56%.02'.54", 63.46 ft. ang §.520.
25'E. 77.00 ft., thence leaving said drain centeriine 5.01°-25'E. 269.82 fy.
thence §5.89°.10'w, 278.00 ft. along the East/Vest 1/4 line of Section 1] to
the point of beginning and containing 2.282 acres of Iand)ﬁ

Reserving sasements of record.

Qo0- [k 15%-0a3 /
*except vhe West 15 St
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Adult Foster Care Facilities, as defined Sectinﬁ-
40C.702 (4) of Act 218, of 1979 of the s::ze of.’

" Michigan, as provided for by said act and to e

extent exempted from local regulation by Secfion
400.733 (sec. 33) thereof, and by section 3 (D) of Act
207 of 1921 as amended (the 2oning Enablj g AcCt}.

USMMEMW
The\following uses may be permitted/in R-1A through
R-1E,\One Family Residentia} Dist@icéts, subject to the
conditigns hereinafter imposed each use; and also
subject o the review and apprgal of the use by the
Plan CommMgsion. Before appyoving any such uses, the
Plan Commidg¢ion shall find ghat:

A) ‘The land, use or ag ivity being Proposed shall be
of such Ncatioy/ size and character as to he
compatibleNwit) the orderly development of the
Zoning DistN&#t in which it is situated, and
shall not by Qetrimental to the orderly
developmeny, Pryperty values, environment or use
of adjacefit landgnd/or Districts.

B) The lapl use or act ty under consideration is
withiyf the capacity 1Mmitations of the existing
or pfoposed public serviges and facilicies which
sepves its location.

Flan Commission approval of t® Site Plan for
such uses is also required. sSidq Plans for the
expansion of such uses, which aladzjinvolve the
expansion of off-street parking and“Ngiveway
facilities, shall also be subject to

approval of the Plan Commission.

Persons seeking Special Use Approval for specified
uses governed by this Article shall conform to the

a1 ram: . - My Ty

Schools:

(A) Public, parochial and other Private elementary,
intermediate (including junior high and middle)
and/or high schools offering courses in general
education, including those under the control of

the State Superintendent of Bducation and those
which are non- profit corporations in accordance

with State Law, subject to the following
conditions:

39-65
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> (1) Privite and parochial schools shall be
: located s0 as to have at least one (1)
Property line abutting a Major

The frontage on Such a thoroughfare shall
be at least equal to the minimum frontage
required by the applicable Zoning
Districe.

(2) Sites for such facilities shall have a
minimum area of at least five (5) acres,
Or one (1) acre for each 50 students
permitted within the capacity of the
Proposed establishment, whichever is
greatﬂr .

(3) The front side and rear yard setbacks
shall be a minimum of fifty (50) feet.

{4) Parking shall not be permitted in the
required yards adjacent to any public
Street, and said yards shall be maintained
as landscaped open space.

(%) Buildings or building elements of greater
than the maximum height allowed in Article
XXX, "Schedule of Regulations”, may be
allowed, provided that the yard setbacks
from property lines for such a building
element shall be at least four (4) times
the height of the building element. In no
instance shall such a building element
exceed eighty (80) feet in height. These
Setback requirements shall apply to
building elements and elements of building
expansions wherein comstruction is
initiated after January 1, 1990. Schaool
Structures existing prior. to January 1,
1990 are exempt from height requirements
delineated in Article XXX, "Schedule of
Regulations".

(6) All structures, appurtenances, and
fixtures related to outdoor recreational
Purposes shall be located a minimum of 200
E:et from any residentially-zoned property
line.

%s
.,Lng;.La-indiaq-ioeu&eoiie-7-'ubjl=E'EU‘thl't!!!UHlnq
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The R-1A through R-1E One Family Resident:al Districts
are designed to be the most restrictive of the
residential Districts as to use. The intent is to
provide for environmentally sound areas of
predominantly low-density, single family detached
dwellings, through the varying of lot sizes and the
development options which will accommodate a broad
spectrum of house sizes and designs appealing to the
widest spectrum of the population.

Persons seeking to rezone Property to the Zoning
Dist;ict governed hy_this Artic.e shall conform to the
requirements of Section 03.20.00.

In a One Family Residential District {R=-1A through
R-1E} no building or land shall be used and no
building shall be erected except for one or more of
the following specified uses, unless otherwise

Agriculture on those parcels of land separately owned
outside the boundaries of either a proprietary or
supervisor's plat, having an area of not less than
five (5) acres; all subject to the health and
sanitation provisions of the Code of the City of Troy.

Publicly owned and operated libraries, parks, parkways
Cemeteries which lawfully occupied land at the time of
Temporary buildings and uses for construction purposes

for a period not to exceed cne (1) year.

Accessory buildings, subject to the controls of

10.00.00
10.10.00 INTENT:
10.10.01
10.20.00 ERINCIPAL USES PERMITTED:
provided in this Chapter.
10.20.01 One Family detached dwellings.
10.20.02
10.20.03
and recreational facilities.
10.20.04
adoption of Ordinance 23.
10.20.08
10.20.06
Section 40.55.00.
10.25.00

USES pggg;gggg SUBJECT TO SPECIAL CONDITIONS:
The following uses shall be permitted in all R-1A

through R-1E One-Family Detached Residential
Districts, subject to the conditions hereinafter
imposed for each use.
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10.25.01

10.25.02

Home Occupations,

as defined in Section 04.20.71,

subject to the following conditicns:

2174506352 *

In order to insure compatibility of the subjecéﬂ
residential parcel with the surrounding
residential area, to maintain the residential
character of the area, and to avoid reduction of
property values, the following activities or
uses shall be prohibited in conjunction with
Home Occupations:

1. Signs relating to any occupation or
business,
2. Accessory buildings devoted primarily to

the subject Home Occupation or Business.

3. Off-street parking area greater than that
amount maintained by neighboring dwellings
within three hundred {300) feet of the.
subject site.

4. Outside storage or display of any items
related to the subject Home Occupation or
Business, and thus not normally incident
to a one~family dwelling.

5. Vehicular Traffic characterized by pick-up
or delivery of materials, supplies or
products, in excess of that normally
incident to a one-family dwelling.

Family Day Care Homes, as defined in Section 04.20.60,
subject to the following conditions:

A)

B)

C)

D)

The number of children so cared for whc are not
a part of the family residing in the si.sject
dwelling unit shall not exceed six (6).

Por each child on the premises a minimum of four

hundred (400) square feet of outdoor play area
shall be provided, in the rear or side yards of
the subject dwelling unit.

The conditions applicable to Home Occupations,
as defined in Section 04.20.7)1 and as listed in
Section 10.25.01 shall also apply to Pamily Day
Care Homes.

The resident-operator of the Pamily Day Care

Home shall be licensed in accordance with
applicable State Law.

39-64
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10.25.03

10.30.00

10.30.01

10.30.02

Adult Foster Care Facilities, as defined by Sestio
400.702 (4) of Act 218, of 1979 of the Staze of on
Michigan, as provided for by said Act and to the
extent exempted from local regulation by Section
400.733 (Sec. 33) thereof, and by Section 3 (D) of Act
207 of 1921 as amended (the Zoning Enabling act).
USES PERMITTED SUBJECT TO SPECIAL USE APPROVAL

The following uses may be permitted in R-1A through
R-1E, One Family Residential Districts, subject to the
conditions hereinafter imposed for each use; and also
subject to the review and approval of the use by the
Plan Commission. Before approving any such uses, the
Plan Commission shall find that:

A) The land use or activity being proposed shall be
of such location, size and character as to pe
compatible with the orderly development of the
Zoning District in which it is situated, and
shall not be detrimental to the orderly
development, property values, environment or uge
of adjacent land and/or Districts.

B) The land use or activity under consideration is
within the capacity limitations of the existing
or proposed public services and facilities which
serves its location.

Plan Commission approval of the Site Plan for
such uses is also required. Site Plans for the
expansion of such uses, which also involve the
expansion of off-street parking and driveway
facilities, shall alsoc be subject to the
approval of the Plan Commission.

Persons seeking Special Use Approval for specified
uses governed by this Article shall conform to the
requirements of Section 03.30.00.

Schools:

(A} Public, parochial and other private elementary,
intermediate (including junior high and middle)
and/or high schools offering courses in general
education, including those under the control of
the State Superintendent of Bducation and those
which are non- profit corporations in accordance
with State Law, subject to the following
conditions:

39-65
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(1)

Rl 74500354

{2)

(3)

(4)

(5}

{6)

7

Private and parochial schools shall be
located so as to have at least one (1)
property line abutting a Major 4
Thoroughfare or Secondary Thoroughfare, as
indicated on the Master Thoroughfare Plan.
The frontage on such a thoroughfare shall
be at least equal to the minimum frontage
required by the applicable Zoning
District.

Sites for such facilities shall have a
minimum area of at least five (5) acres,
or one (1) acre for each 50 students
permitted within the capacity of the
proposed establishment, whichever is
greater.

The front side and rear yard setbacks
shall be a minimum of fifty (50) feetv.

Parking shall not be permitted in the
required yards adjacent to any public
street, and said yards shall be maintained
as landscaped open space.

Buildings or building elements of greater
than the maximum height allowed in Article
XXX, "Schedule of Regulations", may be
allowed, provided that the yard setbacks
from property lines for such a building
element shall be at least four (4) times
the height of the building element. 1In no
instance shall such a building element
exceed eighty (80) feet in height. These
setback requirements shall apply to
building elements and elements of building
expansions wherein construction is
initiated after January 1, 1990. School
structures existing prior to January 1,
1990 are exempt fram height requirements
delineated in Article XXX, "Schedule of
Regulations”.

All structures, appurtenances, and
fixtures related to outdoor recreational
purposes shall be located a minimum of 200
feet from any residentially-zoned property
line.

10.30.03 Child Care Centers, Nursery Schools or Day Nurseries
(not including dormitories, subject to the following

conditions:

39-66
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A} = That for each child so maintainedréi cared for,
there shall be provided and maintained a minimym
of one hundred fifty (150) square feet of
outdoor play area. Such pPlay area shall have 3
total minimum area of not less than five
thousand (5000) Square feet and shall be
visually screened from any adjoining lot in any
residential District, in a manner acceptable to
the Plan Commission.

Bj Such uses shall not be permitted in the interior
of any residential block. Such uses shajl be
located adjacent to a multiple family
residential, office or commercial District, or
within a previously established church complex.

c) Such uses shall, as transitional uses between
non-residential and residential development, be
S0 designed architecturally as to reflect the
predominant architectural character of the
residential District within which they are
located.

10.30.04 Churches and other facilities normally incidental
thereto, subject to the following conditions:

(A) Building of greater than the maximum height
allowed in Article XXX, "Schedule of
Regulations", may be allowed provided that the
front, side and rear Yards are increased one (1)
foot for each foot of building height which
exceeds the maximum height allowed.

{B} Front, side and rear yard setbacks shall be a
minimum of fifty (50) feet.

{C) The site shall be 50 located as to have at least
one (1) property line abutting a Major
Thoroughfare of not legs than one hundred twenty
(120) feet of right-of-way width, existing or
proposed, and all ingress and egress to the gite
shall be directly onto such major thoroughfare
Or a marginal access service drive thereof, with
the following exceptions:

(1) The Plan Commission may permit access
drives to streets or thoroughfares other
than Major Thoroughfares, in those
instances where they determine that such
access would improve the traffic safetry
characteristics in the area of the site,
while not negatively impacting adjacent
residential properties.

19-67
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{D) One or more of the following locational criteria
may_be considered by the Plan Commission as a
basis for  approval or denial of proposals fcr

1!‘“321745'13356 church development:

(1) Location at the intersection of two (2)
Major Thoroughfares, each of which has a
right-of-way width of at least one hundred
twenty (120) feet {existing or proposed).

(2} Location abutting a Freeway right-of-way.

{3) Location involving a total Major
Thoroughfare frontage block (extending
between two intersecting local streets).

(4) Location where the site has at least one
(1) property line, apart from its Major
Thoroughfare frontage, in common with and
which is developed, zoned, or otherwise
committed for use other than the
construction of One-Family Residential -
dwellings.

These criteria are intended, in paxt, to assure that
the location of a church will not negatively impact
the potential for the logical extension of
single-family residential development in the adjacent
area.

(E) Parking shall not be permitted in the required
yards adjacent to any public street, and said
yards shall be maintained as landscaped apen
space.

(F) Whenever the off-street parking is adjacent to
land zoned for residential purposes, a
continuous obscuring wall, four (4) feet six (6)
inches in height, shall be provided along the
sides of the parking area adjacent to the
residentially zoned land. The wall shall be
subject to the provisions of Article XXXIX,
gnvironmental Provisions.

(G) whenever facilities such as community halls,
fellowship or social halls, recreation
facilities and other similar uses are proposed
as incidental to the principal church or worship
facility use, such secondary facilities shall
not be constructed or occupied in advance of the
sanctuary or principal worship area of the
church complex.
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The seating Capacity of such incidental
use areas shall not exceed that of the
Sanctuary or principal worship area of the
church complex.

2) Parking shall pe provided for such
incidental use areas at 1/2 the rate of
that required for the sanctuary or
Principal worship area, and shall be in
addicion to the pParking required for the
pPrincipal worship area.

3) Such incidental facilities must be used
for church, worship, or religious
education purposes, in a manner which is
consistent with residential Zoning and
compatible with adjacent residential
property. They shall not be used, leased
or rented for commercial purposes.

Golf courses, which Mmay or may not be operated for
profit, subject to the following conditions:

(A)

(B)

(C)

The site shall be so planned as to provide all
ingress and egress directly onto or from a major
thoroughfare of not less than one hundred twenty
(120) feet of right-of-way width, either
existing or proposed.

The site plan shall be laid out to achieve a
relationship between the major thoroughfare and
any proposed service roads, entrances,
driveways, and parking areas which will
encourage pedestrian and vehicular traffic
safety.

Development features including the principal and
accessory buildings and structures shall be so
located and related as to minimize the
possibilities of any adverse effects upon
adjacent property. This shall mean that all
principal or accessory buildings shall be not
less than two hundred (200) feet from any
Property line of abutting residentially zoned
lands; provided that whera topographic
conditions are such that buildings would be
screened from view, the Plan Commission may
modify this requirement.

39-69




i o )

r_39 ©ning Ordinance
{D) The minimum number of off-street parking spaces

to be provided shall be six (6) spaces per hole

- Plus one space per employee plus spaces as .
2174900308 required under Articie AL, General Provisions, -
g:r each accessory use, such as a restaurant or
r.

{E) Whenever a swimming pool is to be provided, said
Pool shall be provided with a Protective fence
Six (6) feet in height, and entry shall be by
means of a controlled gate.

10.30.06 Swimming pool clubs when incorporated as a non-profit
club or organization maintaining and operating a
swimming pool with a specified limitation of members,
either by subdivision or other specified areas within
the City of Troy, for the exclusive use of the members
and their guests, all subject to the following
conditions:

(A) As a condition to the original granting of such
a permit and the operation of such a non-profit
swimming pool club, as a part of said
application, the applicant shall obtain written
approval from eighty five (85) percent of the
property owners immediately abutting or sharing
common property lines with the proposed site,
and written approval of seventy five {75)
percent of the property owners within 500 feet
of such a site. These written approvals shall
be submitted to the Plan Commission and the City
Council for their review. These provisions
shall not apply in the case of park or
recreation areas expressly provided for on
current recorded subdivision plats of which the
subject property is a part, or specifically
provided for in legal agreements or documents
recorded in relation to such subdivigions.

(B) Such a private non-profit swimming pool club
shall be linited in its service area and
membership location to a single square mile
Section of the City of Troy, except where the
Plan Commission shall £ind that the logical
boundaries of the neighborhood toc be served
extend beyond a specified Section.
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(c)

(D)

(B)

(F)

(G)

P

Front, side and rear yards shall be at least
elghty (80) feet wide, except on those sides
adjacent to non-residential Districts. Such
Yards adjacent to residential Districts shall be
kept free of off- street parking, shall be
landscaped in trees, shrubs, grass and terrace
areas, and shall contain berms in order to
screen the use from the abutting residential
Districts. Such yards may further contain
required entrance drives and those walls and/or
fences used to obscure the use from abutting
residential Districes. all landscaping shall be
maintained in a healthy condition.

All lighting shall be shielded to reduce glare
and shall be so arranged and maintained as to
direct :the light away from all residential lands
which adjoin the site.

Whenever off-street parking areas are adjacent
to land zoned for residential purposes, a wall
(4'-6"), shall be provided along the sides of
the parking area adjacent to such residential
land, and said wall shall be subject to the
requirements of Section 39.10.00 Article XXXIX,
Environmental Provisions. Such walls may be
pPlaced at locations other than on the property
lines of the site.

Whenever a swimming pool is constructed under
this Section, said pool area and pool deck shall
be provided with a protective fence, six (6)
feet in height, and entry shall be provided by
means of a controlled gate.

Off-street parking shall be provided sc as to
accommodate not less than one-half (1/2) of the
mermber families and/or individual members. The
Plan Commission may modify this requirement when
it is determined that the location and function
of such uses are such that a substantial portion
of the users will originate from the immediately
adjacent areas and will have access to the site
by means other than automobile travel. In no
instance, however, shall the off-street parking
facilities accommodate less than one third {1/3)
of the member families and/or individual
members. Prior to the issuance of a building
permit, by-laws of the organization shall be
provided in order to establish the membership
involved for computing the off-street parking
requirements. Off-street parking areas shall be
subject further to the provisions of Article XL,
General Provisions.
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10.30.07 Private non-commercial recreational areas;

institutional or community recreation centers, subject
to the following conditions: .

(A)

irp 2174500360

{B)

{(C)

(D)

Any use permitted herein shall not be permitted
on a lot or group of lots of record, except in
those instances wherein the applicant shall
obtain written approval from seventy five (75)
percent of the property owners immediately
abutting or sharing common property lines with
the proposed site, and written approval of fifty
one (51} percent of the property owners within
300 feet of such a site. These written approvals
shall be submitted to the Plan Commission and
the City Council for their review. These
provisions shall not apply in the case of park
or recreation areas expressly provided for on
the current recorded subdivision plat of which
the subject property is a part, or specifically
provided for in the legal agreements or
documents recorded in relation to such
subdivisions.

" The proposed site for any of the uses permitted

herein which would attract persons from, or are
intended to serve, areas beyond the Section
within which the site is located shall have at
least one property line abutting a major
thoroughfare of not less than 120 feet of
right-of-way width, existing or proposed, and
the site shall be so planned as to provide all
egress and ingress directly onto or from said
major thoroughfare.

Front, side and rear yards shall be at least
eighty (80) feet wide, except on thase sides
adjacent to non-residential Districts. The
first fifty {(50) feet of such yards adjacent to
rasidential Districts shall be kept free of
off-street parking, shall be landscaped in
trees, shrubs, grass and terrace areas, and may
contain required entrance drives and those walls
and/or fences used to cbscure the use from
abutting residential Districts. All landscaping
shall be maintained in a healthy condition.

All lighting shall be shielded to reduce glare
and shall be so arranged and maintained as to
direct the light away frcm all residential lands
which adjoin the site.

39-72

- @

TAa Ml e



Chapter "'~ zon{nyrifiance * (10w m

(E) Whenever off-street parking areas/;;e adjacent

to land 20ned for residential purposes, a wall

) four feet six inches (4'-6") in height shall be

- ’ provided along the sides of the parking area
adjacent to such residential land, and said wall
shall be subject further to the requirements of
Section 39.10.00 Article XXXIX, "Environmental
Provisions". Such walls may be placed at
locations other than on the property lines of
the site.

() Off-street parking shall be provided so as to
accomncdate not less than one half (1/2) of the
member families and/or individual members. The
Plan Commission may modify this requirement when
it is determined that the location and function
of such uses are such that a substantial portion
of the users will originate from the immediately
adjacent areas and will have access to the site
by means other than the automcbile. In no
instance, however, shall be off-street parking
facilities accommodate less than one third {1/3)

. ©of the member families and/or individual
members. Prior to the issuance of a building
permit, by-laws of the organization shall be
provided in order tc establish the membership
involved for computing the off-street parcking
requirements. In those cases wherein the
proposed use or organization does not have
by-laws or formal membership, the off-street
parking requirements shall be determined by the
Plan Commission on the basis of usage. Off-
street parking areas shall be subject further to
the requirements of Article XL, "General
Provisions".

10.30.08 Utility and public service buildings and uses (without
storage yards) when, in the opinion of the Plan
Commission, said buildings and uses:

{A) Maintain the residential character of the area,

[ 4

(B) Are located 50 as not to hinder the natural or
presumed development of the area, or detract
from the value of existing development; and,

{C) Do not constitute a safety or health hazard, a
nuisance, or have a noxiocus effect on the
surrounding residential area either due to
appearance or cperations; and,

[ L34
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Operating requirements necessitate the location:
of such uses and buildings within the Districe
Lo serve the immediate vicinity. ',
Such buildings and uses shall be developed
according to the following standards:

{1) The site shall have one property line
abutting a thoroughfare of at least
eighty-six (86) feet of right-of-way
width, existing or proposed, and all
ingress and egress shall be from said
thoroughfare.

(2)  All proposed uses and facilities shall be
contained within masonry buildings and
structures similar to or compatible with
buildings in the adjacent residential
areas.

(3) Said structures and uses shall be located
no closer than eighty (80) feet from any
property line abutting a public
iight-of-way or other residentially zoned

and.

(4) A landscaped berm at least five (5) feet
in height shall be required in all yards
abutting residential Districts and/or
public rights-of-way. Said berms shall be
landscaped with a minimum of a double row,
six {6) feet apart, of evergreens,
typically four (4) feet on center,
staggered two feet apart on center. All
required yards shall be further landscaped
in grass as a minimum. The nature of
other screening, fencing, etc., in
addition to the aforementioned berms,
shall be subject to the approval of the
Plan Commission.

{5} Overhead transmission lines and tower
structures are expressly prohibited from
auch sites. All lines serving such sites
shall be underground.
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10.50.00
10.50.01

10.30.02

10.50.03

10.56.04
10.50.05

10.60.00
10.60.01

10.60.02

PN E §EITLI0S

Nothing in these regulations shall be
construed to prevent the constructisn,
installation and operation of necessar-
utility and public service buildings and
uses within the residential Districts.
These provisions are not, however,
intended to include power generating
facilities, bulk power and fuel Stations,
or other large scale facilities which, by
their nature and service area, could
reasonably be located in non-residential
Districts.

DEVELOPMENT STANDARLS

See Article XXX, Schedule of Regulations, for
limitations as to height and bulk of buildings, yard
setbacks, and lot sizes per District.

See Article XXXIV, Residential Development Options,
for development approaches involving varying lot size
standards.

See Chapter 41 (Subdivision Control Ordinance) of the
Troy Ordinance Code for requirements as to the
platting of subdivisions.

See Section 40.20.00 for parking requirements.

See Section 39.95.00 for the standards and regulations
applicable to construction of buildings and uses in

this District when the site falls within a designated
Flood Hazard Area. |

ENVIRONMENTAL STANDARDS:

A Preliminary Environmental Impact Statement,
according to the provisions of Article VIT of this
Chapter, shall be submitted as a part of an
application for Tentative Approval of Preliminary
Plats for Subdivisions involving twenty five (25) lots
or more. This requirement shall also apply to
subdivisions which are processed in successive parts
which will total twenty five (25) lots or more.

STANDARDS :

In order to maintain the physical and economic
stability of one family residential areas, the
following standards shall apply:
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10.80.03

r21'74500364

10.80.04

10.90.00

SETBACKS FROM MAJOR THOROUGHFARE.. : /

Whenever a lot or acreage parcel abuts a major .
thoroughfare as established by the Master Thoroughfare
Plan adopted in accordance with Act 285, Public Acts «
of 1931, as amended, the yard setback abutting said -
major thoroughfare shall be at least fifty (50) feet
from the existing or Master Thoroughfare Plan
right-of-way line, whichever is greater. This
ordinance does not prohibit expansion behind the fifry
(50) foot setback. This requirement shall not apply
to subdivisions for which Tentative Approval was
granted prior to January 1, 1976.

(Rev. 6~-3-91)

VARIATION IN APPEARANCE:

In any one family residential District, there shall be
variation in the appearance of the one family detached
residential dwellings, according to the following
standard:

A dwelling's front elevation shall not re-occur in_the
same or a substantially similar structural form on
another dwelling, within the same street frontage,
without there being at least one other dwelling with a
different elevation between the dwellings that repeat
the frontage elevation.

Different colors alone will not constitute different
front elevations.

The Section shall not apply to any dwelling for which
a building permit was issued before June 2, 1983.

AREA AND BULK REQUIREMENTS:
See Article XXX, Schedule of Requlations.
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