
City of Plymouth Planning Commission  
Regular Meeting Agenda 
Wednesday, February 8, 2023 – 7:00 p.m. 
City Hall & Online Zoom Webinar  
 

 City of Plymouth               www.plymouthmi.gov 
 201 S. Main                Phone    734-453-1234 
 Plymouth, Michigan 48170 
 Fax         734-455-1892 

 

https://us02web.zoom.us/j/88173224344 
Passcode: 043301 
Webinar ID: 881 7322 4344 
 
 

1. CALL TO ORDER 
a) Roll Call 

 

2. CITIZENS COMMENTS 
 

3. APPROVAL OF THE MINUTES 
a) Approval of the January 11, 2023, meeting minutes 

 

4. APPROVAL OF THE AGENDA 
 

5. COMMISSION COMMENTS 
 
6. PUBLIC HEARINGS 

 
7. OLD BUSINESS 

a) SP 23-01: 980 W. Ann Arbor Road, Site Plan Review 
 

8. NEW BUSINESS 
a) SP 23-02: 587 W. Ann Arbor Trail, Site Plan Review  
b) Discussion of form based codes test case 
 

9. REPORTS AND CORRESPONDENCE 
 

10. ADJOURNMENT 
 
Citizen Comments - This section of the agenda allows up to 3 minutes to present information or raise issues regarding items not on the 
agenda.  Upon arising to address the Commission, speakers should first identify themselves by clearly stating their name and address. 
Comments must be limited to the subject of the item.  

 

Persons with disabilities needing assistance with this should contact the City Clerk’s office at 734-453-1234 x 234 Monday through 
Friday from 8:00 a.m. -4:30 p.m., at least 24 hours prior to the meeting. An attempt will be made to make reasonable 
accommodations. 
  

https://us02web.zoom.us/j/88173224344


City of Plymouth Strategic Plan 2022-2026 
 

GOAL AREA ONE – SUSTAINABLE INFRASTRUCTURE  
OBJECTIVES 
1. Identify and establish sustainable financial model(s) for major capital projects, Old Village business 

district, 35th District Court, recreation department, and public safety 
2. Incorporate eco-friendly, sustainable practices into city assets, services, and policies; including more 

environmentally friendly surfaces, reduced impervious surfaces, expanded recycling and composting 
services, prioritizing native and pollinator-friendly plants, encouraging rain gardens, and growing a 
mature tree canopy 

3. Partner with or become members of additional environmentally aware organizations 
4. Increase technology infrastructure into city assets, services, and policies 
5. Continue sustainable infrastructure improvement for utilities, facilities, and fleet 
6. Address changing vehicular habits, including paid parking system /parking deck replacement plan, 

electric vehicle (EV) charging stations, and one-way street options  
 

GOAL AREA TWO – STAFF DEVELOPMENT, TRAINING, AND SUCCESSION  
OBJECTIVES 
1. Create policies and programs that support staff recruitment/retention, including a coordinated 

recruitment program, flexible scheduling, and an internship program 
2. Increase staff levels to appropriately support city services and departments 
3. Provide staff/board/volunteer trainings and programming with a focus on improving understanding on 

issues of diversity, equity, and inclusion and emphasizing working with and serving diverse 
communities 

 
GOAL AREA THREE – COMMUNITY CONNECTIVITY  

OBJECTIVES 
1. Engage in partnerships with public, private, and non-profit entities 
2. Increase residential/business education programs for active citizen engagement 
3. Robust diversity, equity, and inclusion programs 
4. Actively participate with multi-governmental lobbies (Michigan Municipal League, Conference of 

Western Wayne, etc.)  
 

GOAL AREA FOUR – ATTRACTIVE, LIVABLE COMMUNITY  
OBJECTIVES 
1. Create vibrant commercial districts by seeking appropriate mixed-use development, marketing 

transitional properties, and implementing Redevelopment Ready Communities (RRC) practices 
2. Improve existing and pursue additional recreational and public green space opportunities and facilities 

for all ages 
3. Develop multi-modal transportation plan which prioritizes pedestrian and biker safety  
4. Improve link between Hines Park, Old Village, Downtown Plymouth, Plymouth Township, and other 

regional destinations 
5. Maintain safe, well-lit neighborhoods with diverse housing stock that maximizes resident livability and 

satisfaction   
6. Modernize and update zoning ordinance to reflect community vision 
7. Implement Kellogg Park master plan  
 



 

Plymouth Planning Commission 
Regular Meeting Minutes 
Wednesday, January 11, 2023 - 7:00 p.m. 
Plymouth City Hall   201 S. Main 
 
City of Plymouth        www.plymouthmi.gov 
201 S. Main         Phone  734-453-1234 
Plymouth, Michigan 48170-1637      Fax     734-455-1892 
 

 

1. CALL TO ORDER  
Chair Karen Sisolak called the meeting to order at 7:00 p.m. 
 
Present: Chair Sisolak, Vice Chair Silvers, Commissioners Shannon Adams, Joe Hawthorne, Tim Joy, 
Jennifer Mariucci, Kyle Medaugh, Hollie Saraswat, Eric Stalter 

 
Also present: City Commissioner Kelly O’Donnell, Community Development Director Greta Bolhuis, 
and Planning Consultant Sally Elmiger 

 
2. CITIZENS COMMENTS 

There were no citizen comments 
 
3. APPROVAL OF MEETING MINUTES 

Joy offered a motion, seconded by Hawthorne, to approve the minutes for the December 14, 2022, 
meeting. 

 
There was a voice vote. 
MOTION PASSED 

 
4. APPROVAL OF THE AGENDA 

Medaugh offered a motion, seconded by Joy, to approve the agenda for January 11, 2023. 
 

There was a voice vote. 
MOTION PASSED 

 
5. ELECTION OF OFFICERS 

Bolhuis asked for nominations for the position of Chair of the Planning Commission for calendar year 
2023. Hawthorne nominated Sisolak. Silvers seconded the nomination. 
 
There was a voice vote. 
MOTION PASSED 
 
Sisolak asked for nominations for the position of Vice Chair of the Planning Commission for calendar 
year 2023. Saraswat nominated Silvers. Adams seconded the nomination. 
 
There was a voice vote. 
MOTION PASSED 

 
6. COMMISSION COMMENTS 

There were no Commission comments. 
 



 
7. PUBLIC HEARINGS 

There were no public hearings. 
 

8. OLD BUSINESS 
There was no old business. 
 

9. NEW BUSINESS 
a.  SP 23-01: 980 W. Ann Arbor Rd., Site Plan Review 
Sisolak explained that Iden Kalabet, the applicant’s representative, was there informally for a 
preliminary discussion because he intends to update the drawings based on a Carlisle Wortman 
review. There was significant discussion regarding the placement and separation of the driveway 
cuts. A straw poll indicated that a majority of Commissioners support keeping two curb cuts on 
Harvey and eliminating the southernmost cut. 
 
Silvers offered a motion, seconded by Adams, to table SP 23-01: 980 W. Ann Arbor Rd., until the 
applicant is ready to present to the Planning Commission. 
 
There was a voice vote. 
MOTION PASSED 
 
b.  2022 Annual Report 
Bolhuis reviewed the Planning Commission Annual Report, which includes goals, a master plan 
review, a master plan implementation matrix, zoning ordinance amendments, development reviews, 
variance requests, action by city commission, a zoning map, and trainings and joint meetings. There 
was a suggestion to add the technology training to the list. 
 
Mariucci offered a motion, seconded by Hawthorne, to present the report to the City Commission 
with the noted addition of the technology training. 
 
There was a voice vote. 
MOTION PASSED 
 
c.  Discussion on February 1 Working Session 
The group was reminded that there would be a working session on February 1 from 6-8 p.m. to 
review the zoning audit and prioritize its elements. 
 

9.   REPORTS AND CORRESPONDENCE 
 O’Donnell said the City Commission approved the first reading of the impervious surface ordinance 
 as submitted. She added the City Commission’s Strategic Planning session would be on February 11 
 from 8 a.m. to noon at the Plymouth Cultural Center. 
 
10.  ADJOURNMENT 
 Joy offered a motion, seconded by Medaugh, to adjourn the meeting at 8:25 p.m. 

 
 There was a voice vote. 
 MOTION PASSED 
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Tuesday, January 31, 2023 

Greta Bolhuis, AICP 
Director, 
Planning and Community Development, 
201 S. Main  
Plymouth, MI 48170 
Address Line 2. 
 
RE: : 980 West Ann Arbor Trail – Site Plan Approval Review for Soothing Dental PLLC    

Dear Ms. Bolhuis, 

Please find below our responses (in bold) to the comments received from the Plan Review Letters provided by 
Carlisle Wortman and Wade Trim dated January 5th and 3rd respectively. 
 
CARLISLE WORTMAN 
 
Area, width, height, setbacks (bulk requirements) 
 

1. Existing Building: Site Data Table (Sheet C3.0) and label on plans are inconsistent. Site Data Table 
shows existing building is 3,328 s.f.; label on plans shows existing building is 3,238 s.f 
Site data table and labels on plans have been made consistent. 
 

2. Proposed Building Addition (Phase I). Site Data Table (Sheet C3.0) and label on plans are 
inconsistent. Site Data Table shows proposed addition is 1,343 s.f.; label on plans shows proposed 
addition is 1,294 s.f. 
Site data table and labels on plans have been made consistent. 
 

3. Side Setback. Site Data Table (Sheets C3.0 and Sheet C3.1) and scaled dimensions on plans are 
inconsistent. Site Data table shows proposed addition located at 78-feet from east property line; but 
plans scale at 101-feet. Site Data table shows proposed new building located at 75.916-feet from east 
property line; but plans scale at 85-feet. 
Site data table and labels on plans have been made consistent. 
 

4. Side Setback. Site Data Table (Sheets C3.0 and Sheet C3.1) and scaled dimensions on plans are 
inconsistent. Site Data table shows proposed addition located at 78-feet from east property line; but 
plans scale at 101-feet. Site Data table shows proposed new building located at 75.916-feet from east 
property line; but plans scale at 85-feet. 
Phase 1 building addition has been considered as part of the existing building. Therefore, there 
is no change in any of the setbacks. Setback dimensions have been labeled on the plans. Site 
data table has been updated and setback dimensions have been added for phase 2. 
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5. Rear Setback. Sec. 78-162(5) requires a side or rear yard adjacent to a residential district be at least 
75-feet wide. The rear setback of the proposed building (Phase II) needs to be increased to 75-feet 
Phase 2 part of the development has been removed from the plan set and will be submitted in 
the future if the owner plans to proceed. 
 

6. Provide architectural building information for new building (Phase II) to enable confirmation of all 
bulk requirements. 
Phase 2 part of the development has been removed from the plan set and will be submitted and 
will be submitted in the future if the owner plans to proceed. 

 
Parking and loading 
 
1. The applicant should indicate if they receive delivery of materials. If so, the type and size of 

delivery truck typically visiting the dental office should be provided. Also, Sec. 78-163 requires 
one loading/unloading space, indicated on the site plan, for Phase I and Phase II of the project. 
This space (10’ x 50’) should be shown on the plans. Revise site plans to show location of one 10’ 
x 50’ loading/unloading space. 

 Loading area have been shown on the site plan. A vehicle turning movement for a SU-30 
truck has been added to the plans. Phase 2 has been removed from the plan set. 

 
Site access and circulation 
 
1. Planning Commission to consider alternatives to driveway spacing from intersection/neighboring 

driveway. 
We respectively request the planning commission consider the alternates to driveway spacing 
as proposed. Southern most driveway on Harvey Street is proposed to be removed as part of 
the improvements. All remaining driveways are existing, and the existing non-conformities 
have been significantly reduced. 

 
2. Planning Commission to consider requiring elimination of most southerly drive on Harvey St. as part of 

Phase I of the project to improve compliance with ordinance requirements. 
Southern most driveway on Harvey Street has been removed as part of proposed improvements. 

 
3. Illustrate how a delivery truck will traverse the site, where it will park, and what type of truck will be 

used for regular deliveries. 
A vehicle turning movement for a SU-30 truck has been added to the plans. 

 
Utilities 
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1. Sheet C3.0 shows that existing catch basins will be used to capture stormwater runoff from the new 
building addition (Phase I). For Phase II, Sheet C3.1 shows a storm line discharging stormwater directly 
to Tonquish Creek. We assume some type of pre-treatment will be required per the Wayne County 
Stormwater Standards. We defer evaluation of the proposed utilities to the City Engineer. 
The City Engineer’s comments with regards to stormwater management are addressed below. 

 
2. The plans don’t currently show the location of utility equipment, such as an air conditioning condenser 

or HVAC equipment. This should be added to the plans, along with the necessary screening. 
All existing utility equipment is on the roof of the existing building. 

 
Landscaping and screening 
 

1. Provide landscape plan illustrating compliance with Sec. 78-165, 78-166, 78-167, 78-168, and 78-171. 
A landscape plan has been added to the plan set. 

 
Floor plan and elevations 
 

1. Planning Commission to determine if the proposal meets the standards of the ARC District. 
No Revision Needed. 

 
WADE TRIM 
 
General site plan comments 
 

1. The site plan proposes a two-phase approach for the redevelopment of the site. It is unclear of the 
timeline for each phase. It would be helpful for the developer to provide an overall timeline for the 
proposed project. 
Phase 2 part of the development has been removed from the plan set and will be submitted and 
will be submitted in the future if the owner plans to proceed. 

 
Sanitary sewer system comments 
 

1. The site plan does not currently show any public sanitary sewer or the sanitary sewer lead that serves 
the existing building. 
Existing sewer lead has been shown on the plans. A note has been added stating the contractor to 
verify size and condition and provide a recording of the televising of the existing line to DMS. 
 

2. We believe that the public sanitary sewer that serves this property is a 24-inch sanitary sewer on the 
north side of Byron Street, north of the subject property. The City does not have any public sanitary 
sewer on Harvey between Ann Arbor Road and Byron. The topographic survey should be expanded to 
include the Byron Street right of way. The site plan should be updated to show the location of the City’s 
public sanitary sewer and the existing sanitary sewer lead that serves the existing building. 
Existing sewer lead has been shown on the plans. A note has been added stating the contractor to 
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verify size and condition and provide a recording of the televising of the existing line to DMS. 
Existing Sanitary sewer main on the North side of Byron street has been shown due to viewport 
constraints. Since no work is proposed to the existing lead or sewer main currently, the existing 
main is not critical information to the revised plans (eliminating Phase 2). 
 

3. We believe that the existing sanitary sewer lead extends from the existing building to the north under the 
South Branch of Tonquish Creek (commonly called the Byron Drain). Since the sewer lead has not been 
in use for some time, we recommend that the developer televise, and video record the condition of the 
sanitary sewer lead. A copy of the video inspection of the sanitary sewer lead should be shared with the 
City’s Department of Municipal Services (DMS). Following review of the video inspection, the existing 
sanitary sewer lead will be required to be brought into compliance with the City’s plumbing code, which 
at a minimum would include adding cleanouts for access. The video inspection may also identify any 
offset joints, infiltration location or blockages, which would then need to be corrected prior to putting it 
back in use. 
A note has been added to the utility plan stating "The developer to televise and video record the 
condition of the sanitary sewer lead. A copy of the video inspection of the sanitary sewer lead should 
be shared with the City’s Department of Municipal Services (DMS). Following review of the video 
inspection, the existing sanitary sewer lead will be required to be brought into compliance with the 
City’s plumbing code, which at a minimum would include adding cleanouts for access. The video 
inspection may also identify any offset joints, infiltration location or blockages, which would then 
need to be corrected prior to putting it back in use. The results of the sewer televising and proposed 
corrections/improvements shall be included in the permit plans. 

 
4. For Phase 2, the site plan does not currently show a proposed sanitary sewer lead for the 5,000 square 

foot new building. Once the topographic survey has been updated, the site plan should be updated to 
show the proposed location of the new sanitary sewer lead and how it will connect to the City’s public 
sanitary sewer. 
Phase 2 part of the development has been removed from the plan set and will be submitted in the 
future if the owner plans to proceed. 

 
Water system comments 
 

1. The City currently has a 12-inch water main along the north side of Ann Arbor Road and an 8-inch 
water main along Harvey. 
No Revision Needed. 

 
2. The site plan indicates that the existing building is served by a water service connecting to the 12-inch 

water main on Ann Arbor Road. The developer should contact the City DMS to verify the size of the 
existing service and add the size to the site plan. 
Size of the water service has been shown on the plans as 2”. 

 
3. For Phase 2, the site plan proposes a new 1-inch water service off the City’s 8-inch water main on 

Harvey to serve the new 5,000 square foot building. The site plan should show the proposed roadway 
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repairs on Harvey Street that are required to install the new water service. 
Phase 2 part of the development has been removed from the plan set and will be submitted and 
will be submitted in the future if the owner plans to proceed. 
 

4. For fire coverage of commercial buildings, typically all portions of buildings should be within 250 feet 
of drivable pathway from a fire hydrant so that hose can be pulled to provide coverage. There is an 
existing hydrant on Harvey adjacent to the existing building. We would recommend that an additional 
hydrant be installed on Ann Arbor Road near the driveway entrance to provide coverage to the east side 
of the building. 
Plans have been revised to show a fire hydrant near the driveway to Ann Arbor Road. 

 
Storm water management system comments 
 

5. The existing site does not include a storm water management (detention) system. The eastern portion of 
the site and lot drains north to the South Branch of the Tonquish Creek. It also appears that portions of 
the eastern parking area and western portion of the site flows to a low point on the north side of the 
northern drive entrance. We witnessed standing water in this location after the rain on January 2nd/3rd 
of this year. 
The existing site does not provide the required detention storage. Phase 1 improvements have 
reduced the detention requirement and the total Stormwater load generated by the property 
(volume & rate). Therefore, no detention storage has been provided other than the parking lot 
ponding. Asphalt curb on the North has been removed allowing stormwater sheet flow over to 
Tonquish Creek. 

 
6. The site plan proposes one small sump pump connection from the 2nd building to the South Branch of 

the Tonquish Creek. 
Phase 2 part of the development has been removed from the plan set and will be submitted and 
will be submitted in the future if the owner plans to proceed. 

 
7. The site plan does not currently propose a storm water detention. 

The existing site does not provide the required detention storage. It provides storage by 6" of 
ponding in the parking lot. Phase 1 improvements have reduced the detention requirement. 
Therefore, no detention storage has been provided other than the parking lot ponding. 

 
8. The site plan should be updated to include a storm water detention and management plan that meets the 

City’s storm water ordinance. 
Stormwater management plan has been included in the plan set which provides stormwater 
quality treatment. 

  
9. The South Branch of the Tonquish Creek is under the jurisdiction of the Wayne County Department of 

Public Services (WCDPS). A permit will be required from WCDPS for any future discharge of storm 
water to the Byron Drain and for work within the Drain right-of-way. 
Stormwater management plan has been included in the plan set. No additional discharge has been 
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proposed to the Tonquish Creek. A Mechanical Pre-treatment structure is proposed to improve 
water quality. 

 
10. All work within the Ann Arbor Road right of way will require a permit from the Michigan Department 

of Transportation. Currently, the developer is not proposing to change the access driveway to/from Ann 
Arbor Road. 
No Revision Needed. 
 

Please review the attached revised plans and this response letter and let us know if there are any additional 
comments or concerns. 

 

Sincerely, 
 

 

Iden Kalabat P.E. 
KALABAT Engineering 
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SITE DATA
TOTAL LAND AREA: 1.343 ACRES 
58,507 S.F.�
CURRENT <ONING: ARC
PROPOSED <ONING: ARC
CURRENT USE: BANK
PROPOSED USE: MEDICAL OFFICE

EXISTING FLOOR AREA: 3,238 SF
PROPOSED FLOOR AREA ADDITION: 1,343 SF
TOTAL FLOOR AREA: 4,581 SF

BUILDING SETBACKS: REQUIRED PROVIDED
FRONT YARD SETBACK

ANN ARBOR ROAD�  10' 13'-10"
REAR YARD SETBACK  20' 193'-4"
WEST SIDE YARD SETBACK  10' 37'-10"
EAST SIDE YARD SETBACK           10' 78'-0"

PARKING REQUIREMENTS: REQUIRED PROVIDED

PROFESSIONAL OFFICE

GFA - 4,581 S.F.� 27 50
WAITING AREA- 227 SF
EXAMINING ROOMS - 8
EMPLOYEES AT MAX SHIFT - 8
1 PER 20 S.F. AREA OF WAITING ROOM PLUS
1 PER EXAMINING ROOM PLUS
1 PER EACH EMPLOYEE AT MAX SHIFT

ACCESSIBLE PARKING - VAN 1 1

ACCESSIBLE PARKING - CAR 1 1

EXISTING DRIVEWAY SPACING: REQUIRED PROVIDED

BETWEEN NORTH AND SOUTH
DRIVEWAYS ON HARVEY ST 155' 137'-1"

BETWEEN DRIVEWAY ON ANN
ARBOR ST AND NEIGHBORING
DRIVEWAY 300' 88'-1"

BETWEEN INTERSECTION AND
SOUTH DRIVEWAY ON HARVEY ST 175' 161'-4"

BETWEEN INTERSECTION AND
DRIVEWAY ON ANN ARBOR RD 175' 136'-9"

SOUTHERNMOST DRIVEWAY HAS BEEN REMOVED REDUCING THE
NONCONFORMITY OF DRIVEWAY SPACING FROM THE
INTERSECTION. SPACING OF DRIVEWAY HAS BEEN INCREASED
FROM 117'-5" TO 161'-4".

DUMPSTER TRUCK
VEHICLE TURNING MOVEMENT PLAN

FIRE TRUCK

SITE DETAILS

STANDARD DUTY ASPHALT PAVEMENT SECTION
SCALE: N.T.S.

TYPICAL SIDEWALK SECTION

8"  CONCRETE PAVEMENT

DELIVERY TRUCK
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ZONED:ARC

F.F.=±713.5

134

135

115

114

EXISTING AUTO SERVICE
936 ANN ARBOR RD
936 PLYMOUTH LLC

TAX ID# 010-05-0113-000
ZONED:ARC
F.F.=±712.0

709

71
1

71
2

71
3

71
3

697

699

701
703

705
707

708

709

5
0
' W

ID
T
H
 P

U
B
L
IC

 R
.O

.W
.

(2
-L

A
N
E
S
 A

S
P
H
A
L
T
 R

O
A
D
W

A
Y
)

H
A

R
VEY ST.

112' WIDTH PUBLIC R.O.W.

(5-LANES ASPHALT ROADWAY)

ANN ARBOR ROAD

181.90'

N
0
° 

0
2
' 
0
0
"W

3
2
2
.1
3
'

S
0
° 

0
2
' 
0
0
"E

3
2
1.
18

'

S89° 40' 50"E

181.90'

N89° 58' 47"W

EX. 112' WIDE R.O.W.

50' WIDE
PLATTED R.O.W.

EX SAN CO
RIM = 713.13

EX ASPHALT
PARKING LOT

EX ASPHALT
PARKING LOT

EX LAWN

EX LAWN

EX ASPHALT
PARKING LOT

EXCB01-EXCB02: 4" PVC

EXCB01
RIM 712.12

EXCB02
RIM 712.14

EXMH01
RIM 713.20

712

7
13

7
13

713

712

710

710

710

713

ANN ARBOR RD. CL

H
A
R
V
E
Y
 S

T
. 
C
L

DRIVEWAY CL

DRIVEWAY CL

D
R
IV

E
W

A
Y
 C

L

D
R
IV

E
W

A
Y
 C

L

BYRON STREET

EXCB02-CREEK: 4" PVC

E
X
 4

" 
S
A
N
IT

A
R
Y
 S

E
W

E
R
 L

E
A
D

EX 2" WATER
SERVICE LEAD

E
X
 8

" 
W

A
T
E
R
M
A
IN

EX 12" WATERMAIN

SOUTH BRANCH TONQUISH CREEK

EX SAN CO

EX 6" VCP SANITARY SEWER LEAD

11

PR BUILDING

ADDITION

AREA 1,343 SF

F.F.E 713.50

20' REAR BLDG STBK

10' FRONT BLDG STBK

10
' 
S
ID

E
 B

L
D
G
 S

T
B
K

10
' 
S
ID

E
 B

L
D
G
 S

T
B
K

29

10

50' WIDE
PLATTED R.O.W.

6" PONDING LIMITS
ELEV = 712.64

713

PR FIRE HYDRANT

PR 6" GATE VALVE

PR 27 LF OF
6" DI PIPE

PR TAPPING SLEEVE PER CITY
OF PLYMOUTH STANDARDS

EXISTING SANITARY SEWER
LEAD TO BE UTILI<ED.
CONTRACTOR TO VERIFY
SI<E AND CONDITION.

EXISTING BANK

BANK ONE

980 ANN ARBOR RD

TAX ID# 010-05-0115-000

BLDG. AREA=±3,238-SQ.FT.

BLDG. HT.=19' TO 36'

LOT AREA=±1.343-ACRES

ZONED:ARC

F.F.=±713.5

134

71
3

5
0
' W

ID
T
H
 P

U
B
L
IC

 R
.O

.W
.

(2
-L

A
N
E
S
 A

S
P
H
A
L
T
 R

O
A
D
W

A
Y
)

H
A

R
VEY ST.

112' WIDTH PUBLIC R.O.W.

(5-LANES ASPHALT ROADWAY)

ANN ARBOR ROAD

N
0
° 

0
2
' 
0
0
"W

3
2
2
.1
3
'

S89° 40' 50"E

181.90'

EX ASPHALT
PARKING LOT

EX LAWN

EX LAWN

712

7
13

7
13

713

712

713

ANN ARBOR RD. CL

H
A
R
V
E
Y
 S

T
. 
C
L

DRIVEWAY CL

D
R
IV

E
W

A
Y
 C

L

EX 2" WATER
SERVICE LEAD EX 12" WATERMAIN

11

PR BUILDING

ADDITION

AREA 1,343 SF

F.F.E 713.50

10' FRONT BLDG STBK

10
' 
S
ID

E
 B

L
D
G
 S

T
B
K

10
' 
S
ID

E
 B

L
D
G
 S

T
B
K

50' WIDE
PLATTED R.O.W.

713

PR WATER PIPE

PONDING LIMITS

PR GATE VALVE

PR FIRE HYDRANT

C5.0

ST
O

R
M

W
A

TE
R

M
A

N
A

G
EM

EN
T 

&
U

TI
LI

TY
 P

LA
N

LEGEND

FIRE HYDRANT COVERAGE

DETENTION STORAGE CALCULATION
10 YEAR DETENTION STORAGE REQUIREMENT PER EXISTING CONDITION

COMPOSITE RUN-OFF COEFFICIENT 
C� = 0.78

AREA 
A� = 58,591 SF = 1.345 ACRES

QA = 0.15 CFS/ACRE X A = 0.15 X 1.345 = 0.202 CFS

QO = QA / 
A X C� = 0.202 / 
1.345 X 0.78� = 0.192 CFS/ACRE IMPERVIOUSNESS

T10 = -19.9 
 SQRT
4,530/QO� = -19.9 
 SQRT
4,530/0.192� = 133.70 MIN

VS10 = 9,108 X T10 / 
T10
19.9� - 40 X QO X T10

= 9,108 X 133.70 / 
133.70
19.9� - 40 X 0.192 X 133.70 = 6,901.78 CF

VT10 = VS10 X A X C = 6,901.78 X 1.345 X 0.78 = 7,240.66 CF

DETENTION STORAGE PROVIDED = 763.56 CF 
6" OF PONDING IN PARKING LOT�

I10 = 151.8 / 
T
 19.9� = 151.8 / 
15 
 19.9� = 4.35 INCH/HR

10 YR PEAK FLOW - Q10 = C X I X A = 0.78 X 4.35 X 1.345 = 4.56 CFS

(250-FT MAX. HOSE LENGHT)
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WEIGHTED RUNOFF CO-EFFICIENT CALCULATION

10 YEAR DETENTION STORAGE REQUIREMENT PER PROPOSED CONDITION

COMPOSITE RUN-OFF COEFFICIENT 
C� = 0.75

AREA 
A� = 58,591 SF = 1.345 ACRES

QA = 0.15 CFS/ACRE X A = 0.15 X 1.345 = 0.202 CFS

QO = QA / 
A X C� = 0.202 / 
1.345 X 0.75� = 0.200 CFS/ACRE IMPERVIOUSNESS

T10 = -19.9 
 SQRT
4,530/QO� = -19.9 
 SQRT
4,530/0.200� = 130.60 MIN

VS10 = 9,108 X T10 / 
T10
19.9� - 40 X QO X T10

= 9,108 X 130.60 / 
130.60
19.9� - 40 X 0.200 X 130.60 = 6,858.89 CF

VT10 = VS10 X A X C = 6,858.89 X 1.345 X 0.75 = 6,918.91 CF

DETENTION STORAGE PROVIDED = 730.08 CF 
6" OF PONDING IN PARKING LOT�

I10 = 151.8 / 
T
 19.9� = 151.8 / 
15 
 19.9� = 4.35 INCH/HR

10 YR PEAK FLOW - Q10 = C X I X A = 0.75 X 4.35 X 1.345 = 4.39 CFS

ALTHOUGH, DETENTION STORAGE PROVIDED AS 6" OF PONDING IN PARKING LOT
HAS BEEN REDUCED BY 33.48 CF, THE DETENTION REQUIREMENT HAS BEEN
REDUCED BY 321.75 CF AS THE RUN-OFF COEFFICIENT HAS BEEN REDUCED FROM
0.78 TO 0.75. THE 10-YEAR PEAK FLOW HAS BEEN REDUCED BY 0.17 CFS. THERE
IS NO SIGNIFICANT CHANGE DUE TO PROPOSED IMPROVEMENTS WITH RESPECT
TO STORMWATER OUTFLOW FROM THE SITE. THEREFORE, NO STORMWATER
IMPROVEMENTS HAVE BEEN PROPOSED AS PHASE 1 IMPROVEMENTS.

THE DEVELOPER TO TELEVISE AND VIDEO RECORD THE CONDITION OF THE SANITARY
SEWER LEAD. A COPY OF THE VIDEO INSPECTION OF THE SANITARY SEWER LEAD
SHOULD BE SHARED WITH THE CITY'S DEPARTMENT OF MUNICIPAL SERVICES 
DMS�.
FOLLOWING REVIEW OF THE VIDEO INSPECTION, THE EXISTING SANITARY SEWER
LEAD WILL BE REQUIRED TO BE BROUGHT INTO COMPLIANCE WITH THE CITY�S
PLUMBING CODE, WHICH AT A MINIMUM WOULD INCLUDE ADDING CLEANOUTS FOR
ACCESS. THE VIDEO INSPECTION MAY ALSO IDENTIFY ANY OFFSET JOINTS,
INFILTRATION LOCATION OR BLOCKAGES, WHICH WOULD THEN NEED TO BE
CORRECTED PRIOR TO PUTTING IT BACK IN USE.
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LABEL QTY
MOUNT
HEIGHT

FT�

MANUFACTURER MODEL � DESCRIPTION
LUMINAIRE
LUMENS

LUMINAIRE
WATTS

ARRANGEMENT

EX AL1 1 20 LITHONIA LIGHTING DSX1-LED-P1-50K-BLC-MVOLT D SERIES SI<E 1 LED AREA LUMINAIRE 5781 54 SINGLE POLE-MOUNT

EX AL2 2 20 LITHONIA LIGHTING RSX3-LED-P1-50K-R5 RSX LED SERIES 11283 72 SINGLE POLE-MOUNT

EX CL1 7 9 LITHONIA LIGHTING CNY-LED-P1-50K-MVOLT LED CANOPY/CEILING LUMINAIRE 4486 35.19 CANOPY MOUNT

PR CL1 2 9 LITHONIA LIGHTING CNY-LED-P1-50K-MVOLT LED CANOPY/CEILING LUMINAIRE 4486 35.19 CANOPY MOUNT

EX AL2
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1. THE CONTRACTOR SHALL PROVIDE A ONE YEAR WARRANTY ON ALL PLANTS AND VEGETATION PROPOSED ON THE LANDSCAPING PLAN. ANY TREES, SHRUBS, GROUND COVER OR OTHER VEGETATION PLANTED AS PART OF THIS PROJECT THAT DO NOT SURVIVE ONE YEAR FROM PLANTING SHALL BE REPLACED AT THE EXPENSE OF THE CONTRACTOR. 2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CONTACTING AND COORDINATING WITH ALL PERTINENT UTILITY COMPANIES THREE WORKING DAYS IN ADVANCE OF ANY DIGGING. THE CONTRACTOR SHALL ASSUME SOLE RESPONSIBILITY FOR ANY COST INCURRED DUE TO DAMAGE OF ANY UTILITIES.  3. REFER TO THE LANDSCAPE SCHEMATIC PLAN FOR ADDITIONAL NOTES. LANDSCAPE IMPROVEMENTS SHALL CONFORM TO THE LATEST EDITION OF ODOT CONSTRUCTION. 4. ALL PLANTING MATERIALS: SHALL BE PLANTED PER ODOT SPECIFICATIONS. EXISTING TREES TO REMAIN SHALL BE PRUNED TO REMOVE BROKEN, LOW HANGING AND OTHER UNDESIRABLE GROWTH TO ENSURE HEALTHY AND SYMMETRICAL NEW GROWTH.  5. PLANTING BEDS.  ONE MONTH BEFORE CULTIVATION AND AFTER DAYTIME TEMPERATURES HAVE WARMED TO 60° CONSISTENTLY, TREAT ALL PLANTING BEDS THAT ARE TO BE DEVELOPED IN AREAS OF EXISTING TURF WITH PRE-EMERGENT AND POST-EMERGENT TYPE HERBICIDES.  USE A STATE-LICENSED PESTICIDE APPLICATOR TO APPLY THE HERBICIDE. REPEAT HERBICIDE APPLICATION TWO WEEKS LATER AND UNTIL ALL HERBACEOUS MATERIALS HAVE BEEN KILLED. BEFORE PLANTING. TOP DRESS ALL PLANTING BEDS WITH A MINIMUM OF 6 INCHES OF BACKFILL MIX, THEN CULTIVATE PLANTING AREA TO A DEPTH OF 6 INCHES USING A PLOW, DISC, OR ROTO-TILLER. 6. BACKFILL MIX.  FOR ALL PLANTINGS, USE BACKFILL MIX CONSISTING OF THE FOLLOWING:            A. ONE PART EXCAVATED SOIL. B. ONE PART EPA RATED CLASS IV COMPOST. C. A SLOW RELEASE COMMERCIAL FERTILIZER (0-20-20 OR EQUAL) ADDED AT A RATE OF 5 POUNDS PER CUBIC YARD TO THE BACKFILL MIX. D. IF SOIL AREAS ARE OF HIGH PH (GREATER THAN 6.5), APPLY 1.25 POUNDS OF ELEMENTAL SULFUR PER CUBIC YARD OF BACKFILL MIX. NOTE: CONTRACTOR SHALL SUPPLY A DETAILED SOIL ANALYSIS PRIOR TO ALL PLANT BED PREPARATION. ANALYSIS SHALL INDICATE SOIL PH, TEXTURE, MAJOR NUTRIENTS, SALTS, ETC. SOIL ANALYSIS SHALL BE FROM A REPUTABLE, INDEPENDENT LAB. SOIL AMENDMENTS SHALL BE INCORPORATED INTO BACKFILL/PLANT MIX AS RECOMMENDED BY THE INDEPENDENT LAB. 7. MULCH.  SMOOTH AND SHAPE THE BACKFILL MIX TO FORM A SHALLOW BASIN SLIGHTLY LARGER THAN THE PLANTING HOLE.  MULCH ALL PLANTING AREAS WITH A LAYER OF FINELY SHREDDED HARDWOOD BARK OF UNIFORM TEXTURE & SIZE.  USE SHREDDED HARDWOOD BARK AGED MIN. ONE YEAR. RAKE AND SMOOTH THE ENTIRE AREA OF THE PLANTING BEDS, MULCH TO A DEPTH OF 3 INCHES. AFTER MULCHING AND BEFORE WATERING, ADD A SLOW RELEASE COMMERCIAL FERTILIZER (12-12-12 OR EQUAL), IN GRANULAR FORM, TO THE TOP OF THE MULCH AT A RATE OF 5 POUNDS PER 1000 SQUARE FEET. DO NOT ALLOW FERTILIZER TO CONTACT THE STEMS, BRANCHES, ROOTS OR LEAVES. 8. PERIOD OF ESTABLISHMENT. BEFORE FINAL INSPECTION, PLACE ALL PLANTS AND CARE FOR THEM FOR A PERIOD OF ESTABLISHMENT. THE PERIOD OF ESTABLISHMENT BEGINS IMMEDIATELY UPON COMPLETION OF THE PLANTING OPERATIONS AND CONTINUES UNTIL OCTOBER 1.  THE MINIMUM PERIOD OF ESTABLISHMENT IS ONE GROWING SEASON, JUNE 1 THROUGH OCTOBER 1. DURING THE PERIOD OF ESTABLISHMENT, FOLLOW STANDARD HORTICULTURAL PRACTICES TO ENSURE THE VIGOR AND GROWTH OF THE TRANSPLANTED MATERIAL. WATER, REMULCH, RESTAKE, GUY, AND CULTIVATE AS NECESSARY.  PERFORM AT LEAST TWO WEEDING AND MOWING PROGRAMS (AROUND TREES, GUY STAKES, SHRUBS, AND BED EDGES) OF SUCH INTENSITY AS TO COMPLETELY RID THE PLANTED AND MULCHED AREAS OF WEEDS AND GRASSES. BEGIN THE FIRST PROGRAM ON OR ABOUT JUNE 15 AND THE SECOND APPROXIMATELY 8 WEEKS LATER. ON OR ABOUT AUGUST 15, THE ENGINEER WILL INSPECT THE PLANTING AND SUPPLY THE CONTRACTOR WITH A LIST OF MISSING AND DEAD PLANTS AND THOSE THAT HAVE DIED BACK BEYOND NORMAL PRUNING LINES.  REPLANT AS REQUIRED ACCORDING TO THE SPECIFICATIONS OF THE ORIGINAL MATERIAL. REPLACEMENT PLANTS ARE SUBJECT TO A NEW PERIOD OF ESTABLISHMENT. IMMEDIATELY REPLACE PLANTS PLANTED INITIALLY IN THE FALL THAT HAVE DIED BEFORE THE SPRING PLANTING SEASON. CARE FOR THE REPLACEMENT PLANTS DURING THE NEW ESTABLISHMENT PERIOD.  9. RESTORATION OF DISTURBED AREAS: ALL DISTURBED AREAS NOT COVERED BY BUILDING, PAVEMENT OR LANDSCAPE PLANTING BEDS SHALL BE SHALL BE PREPARED FOR GRASS SEED AND SEEDED.  LOOSEN RUTS AND WORK THE SOIL AREAS TO A MINIMUM OF 6" DEEP PRIOR TO FINE GRADING AND SEEDING WORK. AREAS TO RECEIVE GRASS SEED SHALL HAVE A MIN. 4" TOPSOIL PLACED, SEEDED AND A STRAW/MULCH BLANKET COVER PLACED OVER THE SEEDED AREAS PER ODOT SPECIFICATIONS.  10. LANDSCAPE TREES, SHRUBS AND PERENNIAL WATERING: THE CONTRACTOR SHALL BE RESPONSIBLE FOR FURNISHING, DELIVERING, APPLYING, MEASURING AND SCHEDULING A SUFFICIENT AMOUNT OF WATER NECESSARY TO KEEP EACH PLANT IN A HEALTHY GROWING CONDITION THROUGHOUT THE PERIOD OF ESTABLISHMENT. THE CONTRACTOR SHALL APPLY 1" OF WATER PER WEEK TO ALL NEW PLANTS. THE CONTRACTOR SHALL INSTALL & MAINTAIN SUPPLEMENTAL DRIP WATERING TREE BAGS (SUCH AS 20 GALLON TREE GATOR WATER BAG) TO PROVIDE ADEQUATE, SLOW RELEASE OF WATER. WATER BAGS SHALL BE REMOVED AT THE END OF THE SECOND GROWING SEASON. 11. TURF GROUNDCOVER (SODDING, SEEDING AND SEED MULCHING): ALL SEEDING INSTALLATION SHALL CONFORM TO ODOT SPECIFICATIONS.  SEED AT 6 LBS/1000 SF WITH THE FOLLOWING SEED MIXTURE:  TITAN TALL-TYPE TURF FESCUE                    70% SR 4100 PERENNIAL RYEGRASS                    20% MERIT KENTUCKY BLUEGRASS                      10%
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NOTE TO ENSURE ADEQUATE VARIETY, AND TO AVOID MONOTONY AND UNIFORMITY WITHIN THE SITE, THE OVERALL LANDSCAPE PLAN SHALL COMPLY WITH TABLE SHOWN ON SEC 78-165 (C) (1)
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Date:    January 5, 2023 
Rev.:  February 2, 2023 

 
 
 

Site Plan Review 
For 

Plymouth, Michigan 
 
 

 
Applicant: Soothing Dental PLLC 
 496 W. Ann Arbor Trail 
 Suite 201 
 Plymouth, MI  48170 
 
Project Name: Soothing Dental 
 
Plan Date: December 12, 2022 
 
Latest Revision: January 27, 2023 
 
Location: 980 W. Ann Arbor Road 
 
Zoning: ARC – Ann Arbor Road Corridor District 
 
Action Requested: Site Plan Approval  
 
Required Information: Any deficiencies are noted in the report. 
 
 
PROJECT AND SITE DESCRIPTION 

 
The applicant is proposing to add a 1,343 square foot addition onto the existing building, and convert the 
entire building from a bank to a dental office.  The previous submission included another phase to site 
development, including a new building on the property.  However, the applicant is withdrawing that idea 
for now.  The site will have vehicular access off of Ann Arbor Road and Harvey Street.  
 
An aerial of the subject site is shown in Figure 1 on the next page.     
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Figure 1. Subject Site 

 
Source:  Google Maps 
 
 
ANN ARBOR ROAD CORRIDOR DISTRICT 

 
The Ann Arbor Road Corridor (ARC) District lists dental offices and other professional offices as 
permitted uses.   
 
Items to be Addressed:  None. 
 
  

Subject Site 
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AREA, WIDTH, HEIGHT, SETBACKS (Bulk Requirements) 
 
The site must meet the minimum standards for the ARC District, as stated in Section 78-162 and 
summarized in Table 1 below: 
 

Table 1.  ARC Schedule of Regulations Summary 
 Required Provided 

Lot Area NA 1.343 ac. (58,507 s.f.) 

Lot Width NA 181.90 ft. (Ann Arbor Rd.) 
321.18 ft. (Harvey St.) 

Lot Coverage NA 7.8% 

Setbacks   

Front 10 ft.1 13.8 ft. (Ann Arbor Rd.) 
48 ft. (Harvey St.) 

Side    

Minimum 10 ft. 101 ft. 

Total of Two 20 ft. NA 

Rear 75 ft. 193.4 ft. 

Building Height 30 ft. / 
2 stories 13.67 feet / 1 story 

 
Because this is a corner lot it has two “front” yards adjacent to a street.  Either yard opposite a front 
yard may be the “rear” yard; the remaining yard is considered a “side” yard.  The plans show that they 
consider the northern property line to be the “rear” yard; therefore, the eastern property line is a 
“side” yard.  We have determined how the project meets the setback requirements with these yards 
in mind, as shown in the following table: 
 

North:  
Rear Yard 

East:  
Side Yard 

South:  
Front Yard 
(Ann Arbor Road) 

West:  
Front Yard  
(Harvey St.) 

 
The footnote to the table above is provided below: 
1When parking is furnished between the building and the street, a front yard of not less than 75 feet 
shall be provided.  There are no proposed parking spaces located in either front yard; therefore, the 
proposed front yard setbacks are sufficient. 

 
The proposal meets all bulk requirements.   
 
 Items to be Addressed:  None. 
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PARKING, LOADING 
 
Section 78-163 lists parking requirements for the ARC District.  Parking space requirements are 
summarized in Table 2 below. 
 
Table 2. ARC Parking Requirements – Phase I 

ARC DISTRICT REQUIRED PROVIDED 

Professional Office of Doctors 
and Dentists – Existing Building 
with Addition 

1 per 20 s.f. waiting room floor area 
1 per exam room 
1 per employee at greatest shift  
 
 
246 s.f./20 = 12 spaces 
8 exam rooms = 8 spaces 
8 employees at greatest shift = 8 spaces 
 

28 spaces 

50 spaces 

Barrier-Free 2 spaces 2 spaces 
(included in 50 spaces) 

 
The site plan meets the parking requirement for the number of spaces to serve the existing building and 
building addition.   
 
Layout of the Phase I parking lot meets dimensional requirements for maneuvering lane width, parking 
space width/length, and barrier-free space width/length.  
 
The ordinance requires concrete curbing or other features as approved by the Planning Commission to 
protect adjoining properties and planting areas.  It appears that the existing parking lot has bumper blocks 
on the ends of most parking spaces. 
 
See the “Landscaping” section of this review for information regarding parking lot landscaping 
requirements. 
 
Loading/Unloading 
As requested, the plans state that delivery trucks to this site will typically be van-style trucks (i.e. UPS) 30-
feet in length.  A loading space (10’ x 50’) is shown on the plans next to the rear door of the addition. 
 
Items to be Addressed:  None. 
 
 
SITE ACCESS AND CIRCULATION 

 
Section 78-164 outlines access management and driveway standards for the ARC District.   
 
The site plans do not show any proposed work within the Ann Arbor Road right-of-way.  If the plans 
change, any work within this right-of-way will require a permit from the Michigan Department of 
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Transportation (MDOT).  The plans so show work within the Harvey St. right-of-way, which will require a 
Building Permit from the City.   
 
The ordinance has specific standards for driveway number, location, and spacing, as follows:   

• Number of Driveways.  Each site is permitted one (1) driveway.  The site plan shows one driveway 
on Ann Arbor Road and two driveways on Harvey.  The third, existing driveway on Harvey St. has 
been eliminated, as discussed during the last Planning Commission meeting.  We consider this a 
positive change.  See below. 

• Location of Driveways from Intersection.  The location of a driveway must be at least 175 feet 
from the Ann Arbor Road/Harvey St. intersection.  The driveway closest to the Ann Arbor Rd. 
intersection on Harvey St. has been eliminated, making the closest driveway to the intersection 
161-feet from the intersection.  This driveways current exists, and it is not physically possible to 
provide the spacing from the intersection called for in the ordinance.  See below. 

• Spacing of Driveways.  Spacing between two commercial driveways on the same side of the road 
is based on posted speed limits.   
a. Harvey St.:  The posted speed limit on Harvey St. is 25 mph, which requires a distance of 155 

feet between driveways.  The two remaining driveways are only 139-feet apart (centerline to 
centerline).  See below. 

b. Ann Arbor Rd.: Spacing between the Ann Arbor Rd. driveway on this site, and the driveway 
on the neighboring site to the east is 90-feet.  Based on the 45 mph speed limit on Ann Arbor 
Road, the ordinance requires a distance of 300 feet.  However, this project is re-using an 
existing driveway.  Also, the width of this property (181 feet) doesn’t allow for such a 
substantial distance between driveways.  See below. 

 
The ordinance allows the Planning Commission to consider alternatives to the above requirements for 
redevelopment/reuse of a site if the Commissioners think that compliance with the standards is 
unreasonable.  However, to make this determination, the applicant must demonstrate that all of the 
following criteria apply.  We have provided a comment after each criterion.  In our opinion, the project 
meets the standards with the proposed changes to Harvey St., enabling the Planning Commission to allow 
alternatives to the ordinance requirements: 
 

a. Size of the parcel is insufficient to meet the dimensional standards.  CWA Comment:  The 
width/length of the site is too small to accommodate some of the requirements above, such as 
distance from intersection and distance from neighboring driveways.  Eliminating the most 
southerly drive on Harvey St. increases conformity with these requirements. 

 
b. The spacing of existing, adjacent driveways or environmental constraints prohibits adherence 

to the access standards at a reasonable cost.  CWA Comment:  The location of the neighboring 
driveway to the east doesn’t allow the required distance between driveways on Ann Arbor Rd., 
given the width of the subject site and its location on a corner.  However, for Harvey St., removing 
the most southerly driveway has increased distance between driveways. 

 
c. The use will generate less than five hundred (500) total vehicle trips per day or less than 

seventy-five (75) total vehicle trips in the peak hour of travel on the adjacent street, based on 
rates developed by the Institute of Transportation Engineers.  CWA Comment:  Per the ITE Trip 
Generation Manual (11th Edition), a medical-dental office building of this size generates 168 trips 
per day, and 14.5 – 18.3 trips per peak hour, meeting this standard.   
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d. There is no other reasonable means of access.  CWA Comment:  We would consider re-using the 
existing pavement/driveway locations to be reasonable.  In addition, the applicant has eliminated 
the most southerly drive on Harvey St. making the project more compliant with the ordinance 
standards. 

 
Regarding traffic circulation on site, the existing pavement provides ample space for safe vehicular 
circulation in both directions.   
 
As requested, Sheet C3.0 illustrates how a delivery truck will traverse the site, and also shows a 
loading/unloading zone.  In addition, Sheet C3.0 shows how a trash hauler will access the dumpster and 
traverse the site, as well as fire truck access.    
 
Regarding pedestrian circulation, the site plan shows a sidewalk connection between the public walk along 
Ann Arbor Road to the sidewalk adjacent to the building.  There should also be a sidewalk between the 
Harvey St. sidewalk and the building.   
 
Items to be Addressed:  1. Planning Commission to consider alternatives to driveway spacing from 
intersection/neighboring driveway.  2. Add sidewalk between Harvey St. sidewalk and building.   
 
 
UTILITIES 

 
Sec. 78-163 requires that parking lots be graded with proper drainage facilities provided to dispose of all 
surface water, per approval of the City Engineer.  Sheet C3.0 shows that existing catch basins will be used 
to capture stormwater runoff from the new building addition.  We defer evaluation of the proposed 
utilities to the City Engineer. 
 
In our previous review, we asked about the location of utility equipment, such as an air conditioning 
condenser or HVAC equipment.  The narrative states that all of this equipment will be on the roof of the 
building.  Screening of this equipment is an ordinance requirement, and should be illustrated on the 
building elevations.  Since no new elevations were provided with this resubmittal, we would recommend 
that the Building Official confirm that the necessary screening is provided during the Building Permit 
process.   
 
Items to be Addressed:  1.  Defer evaluation of stormwater system to City Engineer.  2. Recommend that 
Building Official confirm HVAC roof-top screening during Building Permit process.   
 
 
LANDSCAPING AND SCREENING 

 
A landscape plan has been submitted.   
 
Plant Species and Sizes:   
1. The plant list calls for Burning Bush; this is an invasive species and should be substituted with a non-

invasive alternative, such as Black Chokeberry (Aronia melanocarpa) or Redtwig Dogwood (Cornus 
stolonifera). 
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2. The ARC District requires that plant sizes consist of the minimum size plants, but to avoid monotony, 
that some of the plants be larger than the minimum.  This requirement needs to be implemented in 
this plan.  

 
ARC District Streetscape Prototype: 
Along the Ann Arbor Road corridor, Sec. 78-171 identifies specific hardscape components required as part 
of landscaping sites in the ARC District.  These features, including brick masonry pillars, black fencing, and 
a concrete verge along the road curb line, are not shown on the plans.  Re-use of this site is a good 
opportunity to bring the site into compliance with these requirements.  The Planning Commission has the 
ability to:  “…approve alternatives it determines to be necessary to accommodate peculiar circumstances 
or unforeseen problems, or to carry out the spirit, intent, and purposes of this article. Further, where 
streetscape elements have been accomplished along Ann Arbor Road by means of earlier development 
which substantially accomplish the overall design objectives, the planning commission may modify the 
requirements to reflect those earlier improvements.”  This includes compliance with the Ann Arbor Road 
Streetscape Prototype, Sec. 78-171.  In our opinion, there are no problems along the front of this property 
to waive this requirement.  In addition, the existing landscaping does not accomplish the overall design 
objectives of this requirement.  Therefore, in our opinion, these features should be required for this 
project. 
 
Plant materials are also required in addition to the hardscape features along Ann Arbor Rd.  The 
requirements for this site equal five (5) trees along Ann Arbor Rd. frontage.  There is one (1) existing tree 
one site, and three (3) proposed trees on the plan.  One (1) more tree needs to be added to this frontage.  
The requirements for this site also equal sixty-one (61) shrubs.  The plans show 10 existing shrubs to 
remain, and thirty-nine (39) new shrubs along the Ann Arbor Rd. frontage, for a shortage of twelve (12) 
shrubs.  This number of shrubs could be accommodated in two rows across the frontage, in coordination 
with the brick pillars/fencing described above. 
 
Screening of Residential Districts: 
The ordinance requires installation of a solid, six-foot tall wall in 6-8-foot wide planting strip, planted with 
one (1) tree per 35-lineal feet along all boundaries adjacent to residential properties.  The northern 
boundary is adjacent to residential zoning; however, it is also along Tonquish Creek, which provides a 
buffer between this property and the residential neighborhood to the north.  The ordinance allows the 
Planning Commission to modify this requirement to address unusual circumstances.  We would consider 
this situation to be unusual, and that a masonry wall along the creek to be detrimental to the creek.  
Therefore, we would consider this requirement to be unnecessary.   
 
Parking Lot Screening: 
The ordinance requires one (1) tree per 40 lineal feet, and ten (10) shrubs per 30 lineal feet be planted 
between the edge of the vehicle use area and the front setback line where a parking lot is visible from the 
street.  The plans show trees/shrubs along entire Harvey St. frontage at the sidewalk.  We have the 
following comments: 
1. The width of driveways cannot be subtracted from the road frontage for these calculations. 
2. The trees and shrubs shown on the Landscape plan along Harvey St. between the Ann Arbor Rd. 

corridor and the first driveway are not required by the ordinance.  We understand that it creates a 
more cohesive design. 

3. The location of this planting (along the sidewalk) doesn’t meet the intent of this requirement to screen 
the parking lot, because the shrubs are too far away from the vehicle use area.   The requirement is 



Soothing Dental  – 980 W. Ann Arbor Rd. 
February 2, 2023 
 
 

8 

to screen the vehicle use area; therefore, this planting should be within a few feet of the vehicle use 
area. 

4. The required number of trees is calculated along that portion of the site where the vehicle use area is 
visible from the street.  We calculate this distance at 156 feet.  Therefore, this site requires four (4) 
trees and fifty-two (52) shrubs to screen the vehicle use area.  In this area, the plans show seven (7) 
trees and forty-six (46) shrubs.  The number of shrubs needs to be increased. 

 
Interior Parking Lot Landscaping: 
1. This requirement is referring to landscaped islands, that are in addition to buffers or street frontage 

landscaping, within the parking lot pavement to direct traffic flow, and provide relief and shading of 
the pavement.  The proposed lot has no landscape islands. 

2. The ordinance requires 1 deciduous shade tree and 100 s.f. of landscaping per 10 parking spaces.  The 
lot has 50 spaces; therefore, 5 shade trees and 500 s.f. of interior landscaping is required.  This 
requirement needs to be met. 

 
A dumpster screen that completely screens this area from the view of the street is required.  Details of 
the proposed dumpster screen are shown on Sheet C3.0.  The outside façade of the screen is 5.67-feet of 
brick to match the building, topped with coping, and then a 2-foot tall decorative fiber-cement fiberboard 
and decorative metalwork. 
 
Items to be Addressed:  1) Provide alternative species to Burning Bush.  2) Provide variation in plant sizes.  
3) Add hardscape elements to Ann Arbor Rd. corridor, per prototype details in Sec. 78-171.  4) Add one (1) 
additional tree along Ann Arbor Rd. corridor.  5) Planning Commission to consider waiving wall 
requirement along northern property line.  6) Modify location, and number of shrubs for parking lot 
screening.  7) Add parking lot islands to install interior parking lot trees/landscaping as required.  
 
 
LIGHTING 

 
Lighting information has been provided.  Per Sec. 78-163, existing/proposed light fixtures need to be 
shown on the plans to confirm that the site is sufficiently lit for safe movement of vehicles and pedestrians 
at night.  The ARC District references the requirements in Sec. 78-204. 
 
The existing pole-mounted fixtures are downward directed, and are 20-feet tall, meeting the ordinance 
requirements.  The photometric plan shows that the light levels are within ordinance standards.  
 
Items to be Addressed:  None.  
 
 
SIGNS 

 
No signage information has been provided.  The plans should describe/illustrate the type/size of signs 
proposed for this site.  
 
Items to be Addressed:  Signage details provided in plan set.  
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FLOOR PLAN AND ELEVATIONS 
 
Sec. 78-161 states that any exterior façade which faces a street or is adjacent to property zoned or used 
for residential purposes shall be finished in a uniform manner consistent with the exterior of the front of 
the building.  This section also requires that any building additions shall be designed to complement the 
Ann Arbor Road streetscape with use of brick, stone, black wrought iron accents, peaked roof elements, 
building architectural detail to enhance door and window openings, and other elements approved by the 
Planning Commission. 
 
The project is proposing a building addition on the back of the building, in the same location as the awning 
for the drive-thru teller kiosks.  The roof-line of the new addition is flat; however, it matches the design 
of the existing building, which we consider appropriate.  The west facade of the new addition incorporates 
large windows that are very similar in configuration to the existing windows on this side of the building.  
The east façade of the new addition is similar to the west façade; however, the existing east façade 
incorporates a stone foundation feature, and pillars between the windows.  The new addition lacks these 
architectural details.  However, this elevation does have a brick façade, and an aluminum canopy roof to 
match the existing roof over the main pedestrian entrance.  The north elevation of the proposed addition 
uses face brick and stone coping to match the existing metal coping on the rest of the building.  It also 
includes a pedestrian door with side and transom windows.  
 
The Planning Commission will need to determine if the proposal meets the standards of the ARC District.  
 
Items to be Addressed:  Planning Commission to determine if the proposal meets the standards of the ARC 
District. 
 
 
RECOMMENDATIONS 

 
The plans include a number of updates and additional information.  There are several issues that the 
Planning Commission will need to decide on.  Most of the plan deficiencies include the Ann Arbor Road 
Corridor District landscaping requirements.  The issues identified in this review are summarized below:   
 

A. Site Access and Circulation:  1. Planning Commission to consider alternatives to driveway spacing 
from intersection/neighboring driveway.  2. Add sidewalk between Harvey St. sidewalk and 
building. 
 

B. Utilities:  1.  Defer evaluation of stormwater system to City Engineer.  2. Recommend that Building 
Official confirm HVAC roof-top screening during Building Permit process 
 

C. Landscaping and Screening:  1) Provide alternative species to Burning Bush.  2) Provide variation 
in plant sizes.  3) Add hardscape elements to Ann Arbor Rd. corridor, per prototype details in Sec. 
78-171.  4) Add one (1) additional tree along Ann Arbor Rd. corridor.  5) Planning Commission to 
consider waiving wall requirement along northern property line.  6) Modify location, and number 
of shrubs for parking lot screening.  7) Add parking lot islands to install interior parking lot 
trees/landscaping as required. 
 

D. Signs:  Signage details provided in plan set. 
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E. Floor Plans and Elevations:  Planning Commission to determine if the proposed architecture 

meets the standards of the ARC District. 
 

 
 

 

 
 # 152-2210 
 
cc:  Greta Bolhuis 
 Marleta Barr 
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GENERAL NOTES CONTINUED

    BECOME KNOWN.

    NONCONFORMANCE TO THE PLANS OR SPECIFICATIONS WHICH MAY THEREAFTER

    CONTRACTOR FROM THEIR RESPONSIBILITY TO CORRECT ANY DEFICIENCY OR

26. SUCCESSFUL COMPLETION OF ANY TEST OR INSPECTION SHALL NOT RELIEVE THE

 

    ARE LOCATED WITHIN EASEMENT AND RIGHT-OF-WAY AREAS.

    ELEVATIONS, DISTANCES BETWEEN STRUCTURES, AND CONFIRMATION UTILITIES

    ADJUSTMENTS, AND RESTORATION. FINAL MEASUREMENT INCLUDES STRUCTURE

    TO THE PLANS AND SPECIFICATION, PROPER STRUCTURAL AND MECHANICAL

    PROPER ALIGNMENT, PROPER GRADE, CLEANLINESS, LEAKS, CONFORMANCE

    CONTRACTOR AND CONSIST OF, BUT IS NOT LIMITED TO, CHECKING FOR

    WILL BE DONE. THE FINAL INSPECTION SHALL BE REQUESTED BY THE

    CLEAN-UP HAS BEEN COMPLETED, A FINAL INSPECTION AND MEASUREMENT

25. AFTER ALL TESTING, TELEVISION INSPECTION, FINAL RESTORATION AND

 

    TRENCHING AND BACKFILLING.

    SHALL BE TRENCH B (SAND) PER SPECIFICATIONS SECTION 312333,

    SIDEWALK AND WHERE THE TRENCH EDGE IS WITHIN 3-FEET OF THE PAVEMENT

24. TRENCH BACKFILL UNDER ROAD SURFACES, PAVEMENTS, CURBS, DRIVEWAY,

 

    INSPECTION AND SUBSEQUENT TESTING.

    PAIRS HAVE BEEN MADE AND THE SYSTEM IS READY FOR A TELEVISION

23. THE FIRST INSPECTION SHALL BE CONSIDERED COMPLETED WHEN ALL TREE

 

    CLEANED.

    IN AN ACCEPTABLE MANNER AND THAT THE SYSTEM HAS BEEN THOROUGHLY

    AND COVER PROPERTY INSTALLED, ALL TRENCHES AND STRUCTURES BACKFILLED

    PROPER GRADES AND ELEVATION, THE REQUIRED ADJUSTING RINGS AND FRAME

    LEAKS STOPPED, ALL PIPE HAS BEEN PLACED STRAIGHT AND TRUE TO THE

    CHANNELING OF THE MANHOLE BOTTOMS COMPLETED, ALL VISIBLE OR AUDIBLE

    THE STRUCTURE STEPS HAVE BEEN PLACED, ALL LIFT HOLES PLUGGED, THE

    SEWERS, MANHOLES, GATE WELLS, AND OTHER STRUCTURES TO ASCERTAIN THAT

22. THE FIRST INSPECTION SHALL CONSIST OF A VISIBLE AND AUDIBLE CHECK OF

 

    COMPLETION OF UTILITY.

    READY FOR THE FIRST INSPECTION WITHIN TWO (2) WEEKS AFTER THE

21. THE CONTRACTOR SHALL HAVE THE UNDERGROUND PORTION OF THE SEWER SYSTEM

 

    ACCEPTABLE LIMITS.

    COMPLETED UNDERGROUND PORTION OF THE SYSTEM HAS PROGRESSED TO

    SITE IN QUESTION UNTIL SUCH TIME AS THE FINAL INSPECTION OF THE

    AUTOMATICALLY CAUSE THE STOPPAGE OF OTHER WORK AT THE PARTICULAR

20. FAILURE TO MAINTAIN A SCHEDULE IN COMPLIANCE WITH THESE TERMS WILL

 

    INSPECTION AND SHALL BE COMPLETED WITHIN A TWO (2) WEEK PERIOD.

    AS HEREIN DESCRIBED SHALL IMMEDIATELY FOLLOW THE TELEVISION

    TWO (2) WEEKS WILL BE ALLOWED FOR COMPLETION. TESTING OF THE SYSTEM

    OF THE CONSTRUCTION. WHEN RE-TELEVISION IS NECESSARY, AN ADDITIONAL

    THE SYSTEM CAN BE COMPLETED WITHIN FOUR (4) WEEKS OF THE COMPLETION

    TIME SO THAT THE TELEVISION INSPECTION OF THE UNDERGROUND PORTION OF

19. THE FIRST INSPECTION SHALL BE COMPLETED AND ALL REPAIRS MADE IN AMPLE

GENERAL NOTES CONTINUED

    ADVANCE OF ALL TESTING.

    ENGINEER. HE ENGINEER SHALL BE NOTIFIED TWO (2) WORKING DAYS IN

    FOR THE TESTS WHICH SHALL BE CONDUCTED IN THE PRESENCE OF THE

    SUPERVISION, LABOR, TOOLS, EQUIPMENT, AND THE MATERIALS NECESSARY

    AND MEASUREMENT. THE CONTRACTOR SHALL PROVIDE THE NECESSARY

    TELEVISION INSPECTION (IF APPLICABLE) TESTING, AND FINAL INSPECTION

    THE INSPECTION AND TESTING SHALL CONSIST OF A FIRST INSPECTION,

    AND BACKFILLED, THE SYSTEM SHALL BE TESTED AND FINAL INSPECTED.

18. AFTER ALL THE PIPE, STRUCTURES, ETC., HAVE BEEN LAID, CONSTRUCTED,

 

    SURVEYOR AT THE CONTRACTOR'S EXPENSE.

    CONTRACTOR'S OPERATION, SHALL BE REPLACED BY A LICENSED LAND

17. ALL PROPERTY IRONS AND MONUMENTS, IF DISTURBED OR DESTROYED BY THE

    IMMEDIATELY RESTORED.

    THAT ARE DISTURBED BY THE CONTRACTOR'S OPERATIONS SHALL BE

16. CULVERT, DITCHES, DRAIN TILES, TILE FIELDS, DRAINAGE STRUCTURES, ETC.

    OPERATIONS SHALL BE IMMEDIATELY RESTORED.

    DRAINAGE STRUCTURES,  ETC., THAT ARE DISTURBED BY THE CONTRACTOR'S

    DURING CONSTRUCTION.16. CULVERTS, DITCHES, DRAIN TILES, TILE FIELD,

15. THE FLOW IN THE EXISTING SEWERS SHALL BE MAINTAINED AT ALL TIMES

 

    EXISTING UTILITIES AND IMPROVEMENTS.

    BRACING, TRENCH BOXES, ETC., TO PERFORM WORK SAFELY AND PROTECT

14. CONTRACTOR SHALL PROVIDE ALL NECESSARY SHEETING, SHORING, DEWATERING,

 

    TRAFFIC AS DIRECTED BY THE AGENCY.

    GRAVEL IN SUFFICIENT QUANTITIES TO ELIMINATE DUST AND MAINTAIN

    MAINTAINED BY GRADING, PLACING DUST PALLIATIVES, AND MAINTENANCE

13. ALL GRAVEL AND DIRT ROADS, STREETS OR DRIVEWAYS USED SHALL BE

    LOCAL AIR POLLUTION CONTROL ORDINANCE.

    BE CAUSE TO STOP CONSTRUCTION. CONTRACTOR SHALL ALSO COMPLY WITH THE

    AND AS OFTEN AS NECESSARY BEFORE THAT TIME. FAILURE TO COMPLY SHALL

    THE PAVEMENT SHALL BE CLEANED AT THE CLOSE OF EACH DAYS OPERATION

    A MINIMUM, AN OPERATING SWEEPER BROOM ON THE SITE  AT ALL TIMES.

    OF DEBRIS CAUSED BY HIS OPERATIONS. THE CONTRACTOR SHALL HAVE, AS

    STATE OF CLEANLINESS AND THE CONTRACTOR SHALL REMOVE ACCUMULATIONS

12. PAVED STREETS AND DRIVEWAYS SHALL BE MAINTAINED IN A REASONABLE

 

    BE REOPENED TO TRAFFIC.

    THE STREETS WILL  BE BLOCKED OR CLOSED AND WHEN THE STREETS WILL

    STREETS WILL BE  PARTLY BLOCKED OR CLOSED, THE  LENGTH OF TIME

    AUTHORITY, AND PUBLIC AND PRIVATE UTILITIES  DAILY AS TO WHAT 

    TRANSIT AUTHORITY, PUBLIC SCHOOL SYSTEM,  LOCAL TRASH PICKUP

    AMBULANCE AND EMERGENCY SERVICES, DEPARTMENT OF PUBLIC WORKS, PUBLIC

    LOCAL FIRE DEPARTMENT, POLICE DEPARTMENT, LOCAL ROAD AUTHORITY,

11. IN THE EVENT ROADS ARE TO BE CLOSED, THE CONTRACTOR SHALL NOTIFY THE

 

    THE AGENCY HAVING JURISDICTION OVER  THE ROADS.

    SHALL PROVIDE THE ENGINEER WITH A COPY OF A DETOUR PLAN APPROVED BY

    PRIOR TO CLOSING A STREET, ROAD, OR SECTION THEREOF, THE CONTRACTOR

    UNLESS AUTHORIZED BY THE AGENCY WITH JURISDICTION OVER THE ROADS.

10. NO STREET, ROAD OR SECTION THEREOF SHALL BE CLOSED TO THROUGH TRAFFIC

GENERAL NOTES

     TRENCH PROPERLY BACKFILLED.

     THE NATIVE MATERIAL  SHALL BE REMOVED WITHIN 48 HOURS AND THE

    MAINTENANCE OF TRAFFIC AND SAFETY; HOWEVER,

    BACKFILLED WITH NATIVE MATERIAL TO PROVIDE FOR THE NECESSARY

    DIRECTION IS GIVEN FOR IMMEDIATE BACKFILL, THE TRENCH SHALL BE 

    NECESSARY BACKFILL MATERIAL AND EQUIPMENT ARE NOT AVAILABLE WHEN

    BACKFILLING MUST BE COMPLETED IMMEDIATELY. IN THE EVENT THAT THE

    SAFETY IS IN DANGER OR THE NECESSITY EXISTS FOR MAINTAINING TRAFFIC,

    FINAL RESTORATION OF THESE IMPROVEMENTS CAN BE MADE. IF THE PUBLIC

    CONSTRUCTION OPERATIONS IN A PASSABLE CONDITION UNTIL SUCH TIME AS

9.  THE CONTRACTOR SHALL MAINTAIN PUBLIC ROADS AFFECTED BY THE

 

    HEALTH AND PROPERTY.

    EQUIPMENT, AMBULANCES OR OTHER EMERGENCY VEHICLES TO PROTECT LIFE,

    PROPERTY IN THE VICINITY OF THE CONSTRUCTION FOR POLICE AND FIRE

8.  THE CONTRACTOR SHALL AT ALL TIMES PROVIDE EMERGENCY ACCESS TO

 

    MICHIGAN MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES.

7.  THE CONTRACTOR SHALL MAINTAIN ALL TRAFFIC AT ALL TIMES AS PER THE

 

    TO THE START OF ANY CONSTRUCTION.

    SHALL NOTIFY THE COUNTY ENGINEER AND THE COMMUNITY 72 HOURS PRIOR 

6.  ON ALL WORK WITHIN THE WAYNE COUNTY RIGHT-OF-WAY, THE CONTRACTOR

 

    48 HOURS PRIOR TO UNCOVERING ANY EXISTING UTILITIES.

5.  THE CONTRACTOR SHALL NOTIFY ALL UTILITY COMPANIES AND THE ENGINEER

 

    WITHOUT INTERFERING WITH OR DELAYING THE SEWER CONSTRUCTION.

    IN SUFFICIENT TIME TO ALLOW THE RELOCATION WORK TO BE COMPLETED

    RELOCATION OF EXISTING UTILITIES. THESE ARRANGEMENTS SHALL BE MADE

    SHALL MAKE ANY NECESSARY ARRANGEMENTS WITH UTILITY COMPANIES FOR

    INCLUDING HOLIDAYS OR WEEKENDS) BEFORE STARTING CONSTRUCTION. HE

4.  THE CONTRACTOR SHALL NOTIFY "MISS DIG" (800-482-7171) 3 DAYS (NOT

 

    AND ENGINEER.

    OWNERS AND SHALL FURNISH SUCH COPIES OF AGREEMENTS TO THE COMMUNITY

    RESPONSIBLE FOR MAKING SPECIAL WRITTEN AGREEMENTS WITH THE PROPERTY

    LIMITS OF THE EXISTING RIGHTS-OF-WAY OR EASEMENTS, HE SHALL BE

    CONTRACTOR DEEMS IT NECESSARY OR ADVISABLE TO OPERATE BEYOND THE

    ON THE PLANS THROUGHOUT THE PROJECT. IN THE EVENT THAT THE

    THE PRESENTLY EXISTING ROAD RIGHTS-OF-WAY AND EASEMENTS AS NOTED

3.  THE CONTRACTOR SHALL MAINTAIN HIS CONSTRUCTION OPERATIONS WITHIN

 

    SEWER SYSTEMS.

    AN EXTENSION OF, THE WATER SUPPLY, SANITARY SEWER, OR STORM

    A COPY OF ALL PERMITS NECESSARY TO CONSTRUCT A CONNECTION TO, OR

2.  PRIOR TO CONSTRUCTION, THE CONTRACTOR MUST HAVE IN HIS POSSESSION

 

    WILL BE PRESENT.

    VARIOUS UTILITY COMPANIES AND GOVERNMENTAL AGENCY REPRESENTATIVES

    MEETING, AT A TIME AND PLACE AS ARRANGED BY THE COMMUNITY, IN WHICH

1.  PRIOR TO CONSTRUCTION, THE CONTRACTOR SHALL ATTEND A RECONSTRUCTION
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   SCALE: NONE        
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TOP OF CONCRETE ENCASEMENT.

MAINTAINED BETWEEN EXISTING UTILITY &

MECHANICALLY COMPACTED SAND SHALL BE

FOR NEW UTILITY A 6" MINIMUM LAYER OF

WHERE CONCRETE ENCASEMENT IS SPECIFIED

NOTE:

MATERIAL

PIPE BEDDING

OTHERWISE SPECIFIED

12" MIN OR AS

MATERIAL

PIPE BEDDING

COMPACTED

MECHANICALLY

BOTTOM OF THE TRENCH

OUT AT 1:1 (45°) SLOPE TO THE

EXISTING PIPE & SHALL SLOPE

OF EXISTING PIPE, 6" ABOVE

EXTEND FOR 9" EACH SIDE

FLOWABLE FILL SHALL

COMPACTED SAND OR 

DIRECTED BY THE ENGINEER

OR FLOWABLE FILL, OR AS

GRANULAR MATERIAL CLASS II

REQUIREMENTS OF MDOT

BANK RUN SAND MEETING

N.T.S.

SPECIFIED

AS OTHERWISE
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STANDARD PIPE SUPPORT
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BEDDING MDOT 21AA

NATURAL STONE

CRUSHED ANGULAR

CLASS "F-I" CLASS "F-II"

CLASS "F-III"

 PIPE O.D.

UP TO 16" O.D. + 16"

MAXIMUM UNIT WEIGHT

COMPACT TO 95% OF

GRANULAR MATERIAL.

MDOT CLASS II

REQUIREMENT OF

SAND MEETING THE

NATURAL BANK RUN

MAXIMUM UNIT WEIGHT

COMPACT TO 95% OF

GRANULAR MATERIAL.

MDOT CLASS II

REQUIREMENT OF

SAND MEETING THE

NATURAL BANK RUN

SPECIFICATIONS

BACKFILL PER

TRENCH A OR B

SPECIFICATIONS

BACKFILL PER

TRENCH A OR B

SPECIFICATIONS

BACKFILL PER

TRENCH A OR B

12" ABOVE TOP OF PIPE

MINIMUM WIDTH OF TRENCH AT

TRENCH WIDTH

  MINIMUM

THAN 16"

GREATER 

PLUS 12"

O.D. x 1.25

FLEXIBLE PIPE BEDDING DETAILS
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 6" THRU 12" PIPE - 30" WIDE

15" THRU 36" PIPE - O.D. +16"

42" THRU 60" PIPE - O.D. +20"

LOAD FACTOR: 1.9
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CLASS "R-A"

BEDDING MDOT 21AA

NATURAL STONE

CRUSHED ANGULAR

12" ABOVE TOP OF PIPE

MAX WIDTH OF TRENCH AT

DIAMETER OF PIPE +24"

OVER 60" PIPE - OUTSIDE

OF PIPE

SHALL BE 6" ON EACH SIDE

ABOVE THE TOP OF PIPE

MIN WIDTH OF TRENCH 12"

IS GREATER

1-1/4 O.D. WHICHEVER

O.D. +8 INCHES OR

MIN WIDTH OF ARCH

(PLAIN CONCRETE)

CONCRETE ARCH

3500 P.S.I.

MAXIMUM UNIT WEIGHT

COMPACT TO 95% OF

GRANULAR MATERIAL.

MDOT CLASS II

REQUIREMENT OF

SAND MEETING THE

NATURAL BANK RUN

MAXIMUM UNIT WEIGHT

COMPACT TO 95% OF

GRANULAR MATERIAL.

MDOT CLASS II

REQUIREMENT OF

SAND MEETING THE

NATURAL BANK RUN

SPECIFICATIONS

BACKFILL PER

TRENCH A OR B

SPECIFICATIONS

BACKFILL PER

TRENCH A OR B

SPECIFICATIONS

BACKFILL PER

TRENCH A OR B

RIGID PIPE BEDDING DETAILS

CLASS "R-B"

LOAD FACTOR: 1.9

CLASS "R-C"

LOAD FACTOR: 1.9

12" & 15"

10"

18"

6"

8"

12"

20"

24"

16"

16"

20"

24"

30"

36"

.375

.375

.375

.375

.375

.375

.375

.375

.438

.500

.500

.500

16"

WIRE OR STRAP

A
B

SECTION

   

A

  

   

CASING PIPE.

NOTCHED TO PREVENT WIRE FROM RIDING AGAINST

OAK SKIDS WIRED TO MAIN-SKIDS WILL BE

6. CASING SPACERS AS ALLOWED BY THE ENGINEER.

5. SKIDS ARE TO BE MINIMUM OF 80% OF PIPE LENGTH.

   OF 10 FEET OUTSIDE THE EDGES OF THE PAVEMENT.

   CROSSING HAS BEEN COMPLETED.  BORING SHALL EXTEND A MINIMUN

   THIS WORK MUST BE ACCOMPLISHED WITHIN 24 HOURS AFTER THE

   BY MEANS OF PRESSURE GROUTING WITH 1:3 CEMENT-SAND MORTAR.

4. WHEN BORING ALL VOIDS OUTSIDE OF CASING PIPE SHALL BE FILLED

   SEALED.

   THE ENTRANCE OF FOREIGN MATERIAL, BUT SHALL NOT BE TIGHTLY

3. THE ENDS OF THE CASING SHALL BE SUITABLY PROTECTED AGAINST

   AND TOP OF CASING.

2. MAINTAIN MINIMUM OF 5'-6" OF COVER BETWEEN BASE OF RAIL

1. NO WATER SHALL BE USED IN BORING UNDER RAILROADS.

NOTES:

SEWER

DIA OF

MAIN

DIA OF

"A"

MIN

MIN "B"

CROSSING

ROAD

MIN "B"

CROSSING

RAILROAD

CHAMFER

45° 2" FOR 16"-24"

1" FOR 6"-12"

SPECIFIED.

A.S.T.M. A-252, GR 2 UNLESS OTHERWISE

CASING PIPE SHALL BE WELDED STEEL PIPE

STANDARD CASING SECTON
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SOIL EROSION AND SEDIMENTATION CONTROL NOTES

    THE CITY OF PLYMOUTH.

16  SOIL EROSION AND SEDIMENTATION CONTROL IS UNDER THE JURISDICTION OF

    VEGETATION, REMOVE ALL TEMPORARY SOIL EROSION CONTROL MEASURES. 

    SOIL EROSION CONTROL DEVICES.  AFTER ESTABLISHMENT OF PERMANENT

15. AS SOON AS POSSIBLE, COMPLETE FINAL GRADING AND PLACING OF PERMANENT

    AMENDED (NREPA).

    RESOURCES AND ENVIRONMENTAL PROTECTION ACT, 1994 PA 451, AS

    PART 91 SOIL EROSION AND SEMIMENTATION CONTROL(SESC), OF THE NATURAL

14. SOIL EROSION AND SEDIMENTATION CONTROL SHALL BE IN ACCORDANCE WITH

    THE REQUIREMENTS BEFORE PROCEEDING FURTHER WITH THE PROJECT.

    CEASE CONSTRUCTION OPERATIONS AND TO APPLY HIS ENTIRE FORCE TO MEET

    ADEQUATELY FOLLOWED, THE COMMUNITY MAY REQUIRE THE CONTRACTOR TO

13. SHOULD THE SOIL EROSION CONTROL REQUIREMENTS BE NEGLECTED OR NOT

    CONTROL THE DUST.

    APPLIED AS OFTEN AS IS NECESSARY IN THE OPINION OF THE COMMUNITY TO

    WITH WATER ON HARD SURFACES. SUCH DUST CONTROL MATERIALS SHALL BE

    ACCOMPLISHED BY THE APPLICATION OF A POSITIVE DUST PICK-UP METHOD

    REQUIREMENTS OF THE COMMUNITY THIS DUST CONTROL SHALL BE

    OF THE CONTRACT. IN ACCORDANCE WITH THE SPECIFICATIONS AND THE

12. THE CONTRACTOR SHALL CONTROL THE DUST ON THE SITE DURING THE LIFE

    UNFILTERED FROM THE CONSTRUCTION SITE.

    NO INSTANCE SHALL THE DEWATERING DISCHARGE BE PERMITTED TO FLOW

    WILL FILTER ALL DISCHARGED WATER FROM THE DEWATERING OPERATION. IN

    CONSTRUCT A TEMPORARY SOIL EROSION CONTROL DEVICE IN A MANNER THAT

    THE COURSE OF CONSTRUCTING THE PROPOSED UTILITY, THE CONTRACTOR SHALL

11. SHOULD IT BE NECESSARY FOR THE CONTRACTOR TO DEWATER THE GROUND IN

    INDICATED ON THE PLANS.

    OF THE SITE. IN NO EVENT SHALL WORK AREA EXTEND BEYOND THE LIMITS

10. PARTICULAR CARE SHOULD BE TAKEN WHEN WORKING ALONG THE PERIMETER

SOIL EROSION AND SEDIMENTATION CONTROL NOTES

    DAYS AND SOD PEGGED IN PLACE.

    DISTURBED BY CONSTRUCTION SHALL BE RESTORED WITHIN FIVE CALENDAR

    BEFORE A CERTIFICATE OF COMPLIANCE IS ISSUED.ALL DRAIN BANKS

    EROSION CONTROL MEASURES WILL BE IMPLEMENTED AND ESTABLISHED

    SOIL EROSION CONTROL MEASURES ARE ESTABLISHED.ALL PERMANENT SOIL

    SOIL EROSION CONTROL MEASURES SHALL BE MAINTAINED UNTIL PERMANENT

    CONTROL MEASURES SHALL BE IMPLEMENTED IMMEDIATELY. ALL TEMPORARY

    SIGNIFICANT EARTH CHANGE ACTIVITY EASES, TEMPORARY SOIL EROSION

    DISTURBED AREA AFTER AN EARTH CHANGE HAS BEEN COMPLETED OR WHERE

    COMPLETED. WHEN IT IS NOT POSSIBLE TO PERMANENTLY STABILIZE A

    CALENDAR DAYS AFTER FINAL GRADING OR FINAL EARTH CHANGES HAVE BEEN

    DITCHES, OR ANY DISTURBED LAND AREA SHALL BE COMPLETED WITHIN 15

9.  PERMANENT SOIL EROSION CONTROL MEASURES FOR ALL SLOPES, CHANNELS,

    THIS SITE SHALL BE PROMPTLY REMOVED BY THE CONTRACTOR.

8.  ALL MUD, DIRT, AND DEBRIS TRACKED OR SPILLED ONTO EXISTING ROADS FROM

    OTHER MEANS AS APPROVED BY THE AGENCY WITH JURISDICTION.

    2 TONS PER ACRE. ANCHOR MULCH WITH DISC-TYPE MULCH ANCHORING TOOL OR

    SMALL GRAIN STRAW OR HAY SPREAD UNIFORMLY AT THE RATE OF 1-1/2 TO

7.  IMMEDIATELY AFTER SEEDING, MULCH ALL SEEDED AREAS WITH UNWEATHERED

    EACH SIDE OF THE BRIDGE FOR THE WIDTH OF THE PAVEMENT.

    ONLY AT PAVEMENT HIGH-POINTS AND SHALL HAVE STRAW BALES PLACED ALONG

6.  EARTH EMBANKMENT BRIDGES PLACED OVER NEW PAVEMENT SHALL BE LOCATED

    CONSTRUCTION TRAFFIC WILL USE THE CLEAN STONE EXITS.

    SHOULD THE STONE BECOME INEFFECTIVE IT WILL BE REPLACED.  ALL 

    CONSTRUCTION VEHICLES THROUGH THE USE OF CLEAN STONE EXITS.

5.  DEBRIS FROM THE PROJECT SHALL BE LEFT ON THE SITE BY DELIVERY OR

    MEASURES ARE INSTALLED AND FUNCTIONING.

    SHALL BE REMOVED AND THE AREA RESTORED AFTER THE PERMANENT SESC

    TIMES DURING THE COURSE OF THE WORK.  ALL TEMPORARY SESC DEVICES

    SHALL BE MAINTAINED IN AN EFFECTIVE, FUNCTIONING CONDITION AT ALL

    INSTALLED PRIOR TO CONTRACTOR BEGINNING ANY WORK.  ALL SESC DEVICES

4.  ALL SOIL EROSION AND SEDIMENTATION CONTROL (SESC) DEVICES SHALL BE

    STREAMS, STORM DRAINS, LAKES, AND PONDS.

    WATERWAYS. WATERWAYS INCLUDE BOTH NATURAL AND MANMADE OPEN DITCHES,

    THE SITE AND NOT ALLOWED TO COLLECT ON ANY OFF-SITE AREAS OR IN

3.  EROSION AND ANY SEDIMENT FROM WORK ON THIS SITE SHALL BE CONTAINED ON

    BE IMMEDIATELY REPAIRED OR REMOVED AND REPLACED AT NO ADDITIONAL COST.

    SOIL EROSION CONTROL MEASURES DAMAGED OF RENDERED INEFFECTIVE SHALL

    PER WEEK AND WITHIN A MINIMUM OF 24 HOURS AFTER EVERY RAINFALL. ANY

2.  ALL SOIL EROSION CONTROL MEASURES SHALL BE CHECKED A MINIMUM OF ONCE

    AND SPECIFICATIONS OF THE AGENCY HAVING JURISDICTION.

1.  ALL EROSION AND SEDIMENT CONTROL WORK SHALL CONFORM TO THE STANDARDS
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T
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2
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2'TO 3' TOP OF BANK1' MIN

PIT AREA

2
1

4'-0"

20'-0"
FLOW

SECTION

END VIEW

PLAN VIEW

(TYP)

2X4 BRACING

MATERIAL

PERMEABLE FILTER

CRUSHED STONE

1 - 3"

MATERIAL IN PLACE

SCREENING TO HOLD FILTER

DITCH SEDIMENT TRAP
NOT TO SCALE

CRUSHED STONE INCLUDED WITH DITCH SEDIMENT TRAP.4.

OR BETTER AS DIRECTED BY THE ENGINEER.

CHANNEL TO BE RESTORED TO ORIGINAL CONDITION3.

DURING PROJECT & REMOVE AT END OF PROJECT.

MAINTAIN DITCH SEDIMENT TRAP IN GOOD OPERATION2.

CONSTRUCTION WORK.

1. PLACE DITCH SEDIMENT TRAP PRIOR TO ON-SITE

NOTES:

FLOW

A B

   
A
  

 
 
 

B 
 

2
'

M
A

X
6
"

2

1

6
"

SECTION A-A SECTION B-B

FLOW

PLAN VIEW

CROSS-SECTION

   AT EQUAL ELEVATIONS

   SUCH THAT POINTS A AND B ARE

L= DISTANCE BETWEEN CHECK DAMS,

SAND BAGS MAY BE USED

COARSE AGGREGATE OR

FLOW CHARACTERISTICS OF THE DITCH.

IN DEPTH MAY SERIOUSLY IMPACT THE

CHECK DAMS GREATER THAN TWO FEET

NOTE:

NOT TO SCALE

CHECK DAMS

GRADE

BOTTOM OF FENCE

FILTER FABRIC POST

6'

1
8
"

6
"

BACKFILL

EXISTING SOIL

ANCHOR TRENCH

POST

LINE

GROUND

SILT FENCE
TRENCH

EXTENDS INTO

FILTER FABRIC

FABRIC

FILTER

NOT TO SCALE

SILT FENCE

FINISH GRADE
     

     

1
"

M
I

N

BASIN CONE

DRILLED THRU CATCH

1" DIA DRAINAGE HOLES

FILTER IS REMOVED

GROUTED CLOSED AFTER THE

DRAINAGE HOLES SHALL BE

PAVEMENT

FINISH

(1" TO 2" STONE)

6" MIN

GEOTEXTILE FILTER FABRIC

GRATE WRAPPED IN 

NOT TO SCALE

DRAINAGE STRUCTURE FILTER

SEQUENCE OF CONSTRUCTION - SESC

   APPROVAL, PRIOR TO OBTAINING A PERMIT.

   RESOURCE MANAGEMENT DIVISION) BY THE CONTRACTOR, FOR REVIEW AND

   SUBMITTED TO (WAYNE COUNTY DEPARTMENT OF ENVIRONMENT, AND LAND

   (WITH DAYS AND/OR DATES OF THE VARIOUS ACTIVITIES) SHALL BE

8. THE EXACT SCHEDULE OF SOIL EROSION AND SEDIMENTATION CONTROL EVENTS

   PAVEMENT AREAS AS REQUIRED FOLLOWING COMPLETION OF CONSTRUCTION.

7. CLEAN ALL ACCUMULATED SEDIMENT FROM CATCH BASINS, SEWERS AND

   OTHER DRAINAGE INLETS/OUTLETS.

6. PLACE RIPRAP WITHIN 24 HOURS OF PLACING CULVERTS, HEADWALLS OR

   INSTALLATION.

   DISTURBED RIGHT-OF-WAY WITHIN 5 DAYS OF COMPLETING UTILITY

5. INSTALL TOPSOIL, SEED AND MULCH / TOPSOIL AND SOD HYDROSEED ON

   THIS WORK WILL BE INCLUDED IN THE DRAINAGE COST.

   STRUCTURES SHALL BE PROTECTED WITH A DRAINAGE STRUCTURE FILTER.

4. DURING STORM SEWER INSTALLATION, ALL NEWLY CONSTRUCTED DRAINAGE

   MEASURES WITHIN 5 DAYS OF FINAL GRADING.

   7 DAYS OF EARTH DISTURBANCE.  INSTALL PERMANENT STABILIZATION

3. STABILIZE SLOPES STEEPER THAN 1 ON 4, CHANNELS AND SWALES WITHIN

   WITH A VACUUM TYPE PICKUP BROOM.

   VICINITY OF THE PROJEVT SHALL BE SWEPT CLEAN AT LEAST TWICE DAILY

   ANY DIRT AND ACCUMULATED SEDIMENT ON ROADS AND STREETS IN THE

   CONSTRUCTION ENTRANCE/EXIT DRIVE TO REMOVE DIRT AND SEDIMENT.

   CONSTRUCTION SITE SHALL PASS THROUGH A TEMPORARY GRAVEL

   TO DISTURBING ANY EARTH ON SITE.  ALL TRUCKS LEAVING THE

2. INSTALL TEMPORARY GRAVEL CONSTRUCTION ENTRANCE/EXIT DRIVE PRIOR

   DISTURBING ANY EARTH ON THE SITE.

1. INSTALL ALL TEMPORARY SOIL EROSION CONTROL MEASURES PRIOR TO
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50' (15 m) MIN.
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DIVERSION RIDGE

R
O

A
D

W
A

Y

A A

FLOW

F
L

O
W

FLOW

F
L

O
W

SPILWAY

ROADWAY

2% OR GREATER

FILTER FABRIC

SECTION A-A

WHEELS IF NECESSARY

SUPPLY WATER TO WASH

THICK

MIN. 6" (150 mm)

COURSE AGGREGATE

2"-3" (50-75 mm)

MERE GRADE EXCEEDS 2%

DIVERSION RIDGE REQUIRED

EQUIVELENT HEIGHT

OR CONTINUOUS BERM OF

STRAW BALES, SANDBAGS,

NOT TO SCALE

BASIN AS REQUIRED

CHANNELIZE RUNOFF TO

APPROVED METHODS TO

STRAW BALES OR OTHER

NOTE: USE SANDBAGS,

    INTO AN APPROVED SEDIMENT TRAP OR SEDIMENT BASIN.

    AREA STABILIZED WITH CRUSHED STONE THAT DRAINS

3.  WHEN WASHING IS REQUIRED, IT SHALL BE DONE ON AN

    ENTRANCE ONTO PUBLIC RIGHT-OF-WAY.

2.  WHEN NECESSARY, WHEELS SHALL BE CLEANED PRIOR TO

    USED TO TRAP SEDIMENT.

    DRESSING. REPAIR AND/OR CLEANOUT OF ANY MEASURES

    ONTO PUBLIC RIGHT-OF-WAYS. THIS MAY REQUIRE TOP

    THAT WILL PREVENT TRACKING OR FLOWING OF SEDIMENT

1.  THE ENTRANCE SHALL BE MAINTAINED IN A CONDITION

NOTE:

ENTRANCE/EXIT

TEMPORARY GRAVEL CONSTRUCTION
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SEE STORM SEWER NOTES

4'-0"

2'-2"

4"

MIN

M
A

X

2
'
-

0
"

2
'
-

0
"

S
U

M
P

8
"

3
"

M
I

N

MORTAR

EXTERIOR WITH 1/2" CEMENT

STRUCTURE INTERIOR AND

PLASTER COAT ENTIRE BLOCK

PRECAST CONCRETE

CONCRETE BLOCK OR

SHALL BE PREMIUM JOINTS.

JOINTS ON PRECAST SECTIONS

PRECAST CONCRETE

CONC BLOCK OR

BEDDING UNDER STRUCTURE SHALL BE CRUSHED STONE

 WITH 5" MIN THICK WALL

 ASTM C-478 UP TO 32' DEEP

PRECAST MANHOLE:

 BELOW 24' DEPTH

 24'  DEPTH 16" MIN BLOCK WALL

 DEPTH USE 12" MIN THICK BLOCK TO

 USE 6" OR 8" MIN THICK BLOCK TO 16'

 APPROVED CONC BLODK

CONC BLOCK MANHOLE:

                      OR 3'-4"

 PRECAST       ECCENTRIC 2'-8" 

 BLOCK         CONCENTRIC 3'-0"

MIN CONE HEIGHTS AS FOLLOWS:

TOP OF FRAME

TOP STEP TO BE 24" MAX BELOW

 PRECAST M.H. .......16" CENTERS

 CONC BLK. M.H......18" CENTERS

FOLLOWS:

M.H. STEPS SHALL BE SPACED AS

FUTURE ADJUSTMENT 

1-3 BRICK COURSES FOR

IN 1:2 CEMENT MORTAR.

BOTTOM SECTIONS SHALL BE SET 

BEARING OF FULL WALL THICKNESS

END FLAT SO AS TO PROVIDE 

CASES BE CAST WITH THE BOTTOM

PRECAST SECTION SHALL IN ALL

PRECAST MANHOLE. THE BOTTOM

WELDED WIRE FABRIC

BASE WITH 4X4-W4XW4

PRECAST 3500 P.S.I. CONCRETE 

WITH OUTLETS OF 18" & UNDER

STANDARD STORM MANHOLE FOR SEWERS

N.T.S.

      SEE STORM SEWER NOTES

3
"

M
I

N

4"

MIN

2"

MAX
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M
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2'-2"

5'-0" (21" TO 30")

6'-0" (36" TO 42")

2
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8
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2
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M
A

X

FUTURE ADJUSTMENT

1-3 BRICK COURSES FOR

MORTAR

EXTERIOR WITH  1/2 "CEMENT

STRUCTURE INTERIOR AND

PLASTER COAT ENTIRE BLOCK

PRECAST CONCRETE

CONCRETE BLOCK OR

SHALL BE PREMIUM JOINTS.

JOINTS ON PRECAST SECTIONS

OR PRECAST

CONCRETE BLOCK

BEDDING UNDER STRUCTURE SHALL BE CRUSHED STONE.

 WITH 5" MIN THICK WALL

 ASTM C-478 UP TO 32' DEEP

PRECAST MANHOLE:

 BELOW 24' DEPTH

 TO 24' DEPTH 16" MIN BLOCK WALL

 16' DEPTH USE 12" MIN THICK BLOCK

 USE 6" OR 8" MIN THICK BLOCK TO

 APPROVED CONC BLOCK

CONC BLOCK MANHOLE:

                      OR 3'-4"

 PRECAST       ECCENTRIC 2'-8" 

 BLOCK         CONCENTRIC 3'-0"

MIN CONE HEIGHTS AS FOLLOWS:

TOP OF FRAME

TOP STEP TO BE 24" MAX BELOW

 PRECAST M.H. .......16" CENTERS

 CONC BLK. M.H......18" CENTERS

FOLLOWS:

M.H. STEPS SHALL BE SPACED AS

WIRE FABRIC

4X4-W4XW4 WELDED

CONCRETE BASE WITH

PRECAST 3500 P.S.I.

CONCRETE FILL

FORMED 3500 P.S.I.

IN 1:2 CEMENT MORTAR.
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WITH GROUT

POINT SHOULDER

16" C. TO C. SPACING

M.H. STEPS WITH

TRENCH WALL

POURED AGAINST

3500 P.S.I. CONCRETE

STRUCTURE PLUS 4 INCHES 

OUTSIDE DIAMETER OF MANHOLE

DIAMETER OF RECESS SHALL BE

TO ACCEPT PRECAST MANHOLE.

4"DEPTH RECESS IN CONCRETE

CUT IN SEWER PIPE

4'-0"DIA HOLE

FOR DETAILS ABOVE THIS POINT

SEE STANDARD MANHOLE DETAIL

PRECAST MANHOLE SECTIONS,

ABOVE)

OPENING (SEE PLAN

REINFORCING AROUND

& LARGER SEWERS

STANDARD STORM MANHOLE FOR 48"

N.T.S.

 

 
 

 

 

 

 

     UNDER DRAIN AS SHOWN.

14.  ALL DRAINAGE STRUCTURES LOCATED WITHIN PAVEMENT MUST HAVE

     ASTM C-478.

13.  ALL PRECAST PRODUCTS SHALL CONFORM TO THE REQUIREMENTS OF 

     DETAILS.     

     OTHERWISE NOTED ON THE PLANS. SEE SHEET MD1 FOR BEDDING

12.  ALL STORM SEWER PIPE SHALL HAVE CLASS "R-B" BEDDING UNLESS

     

11.  PLACE SAND BACKFILL WITHIN THREE FEET OF ALL STRUCTURES.

     

     EXCEED SIX FEET.

10.  DIFFERENTIAL OF EXCAVATION AROUND EXISTING MANHOLES SHALL NOT

     NEENAH R-1642 WITH SOLID COVER OR EQUAL.

 9.  MANHOLE FRAME AND COVER SHALL BE E.J.I.W. NO. 1040 OR         

         OR "B" COVER, OR EQUIV.

         1000 WITH TYPE "N" OR "M" COVER, NEENAH R-2370 TYPE "D"

     C.  WHEN LOCATED IN YARD AREAS, FRAMES SHALL BE E.J.I.W. NO.

         

         R-2370 TYPE "G" COVER, OR EQUIV.

         SHALL BE E.J.I.W. NO. 1040 WITH TYPE "M1" COVER, NEENAH

     B.  WHEN LOCATED IN PAVED AREAS OTHER THAN GUTTER LINE, FRAME

         

         OR EQUIV.

         BE E.J.I.W. NO. 5080, NEENAH R-3448-C TYPE "A" (RECTANGULAR),

     A.  WHEN LOCATED IN PAVEMENT GUTTER LINE, FRAME AND COVER SHALL

     

     FOLLOWS:

 8.  CATCH BASIN AND INLET FRAME AND COVERS SHALL BE SPECIFIED AS

     

     ASTM 2146, TYPE II, GRADE 49108.

 7.  MANHOLE STEPS TO BE GRAY IRON OR STEEL REINFORCED POLYPROPYLENE 

     

     CONCRETE UNLESS OTHERWISE NOTED.

 6.  ALL CATCH BASIN STORM PIPE SHALL BE 12-INCH DIAMETER C76, CL-IV

     DRIVE APPROACHES, OR SIDEWALKS.

 5.  NO MANHOLES OR OTHER STRUCTURES MAY BE INSTALLED WITHIN DRIVEWAYS,

 4.  ALL CASTING RIMS SHALL BE SET TO GRADE OR AS SHOWN ON THE PLANS.

     ENTERING THE STRUCTURE ARE LESS THAN 90° APART IN ANY DIRECTION.

     OPENINGS. LARGER DIAMETER STRUCTURES MAY BE REQUIRED WHERE PIPE

 3.  ALL STRUCTURES REQUIRE A MINIMUM OF 8-INCHES OF WALL BETWEEN PIPE

     DIFFERENT CONFIGURATIONS.

     180° APART. LARGER DIAMETER STRUCTURES MAY BE REQUIRED FOR

 2.  DETAILS ARE FOR STRUCTURES WITH NO MORE THAN TWO PIPES,

     HAVING JURISDICTION OF THE STORM SEWER AND CONSTRUCTION AREA. 

     STANDARDS AND GENERAL SPECIFICATION OF THE AGENCY OR AGENCIES

 1.  ALL STORM SEWER CONSTRUCTION SHALL CONFORM TO THE CURRENT

STORM SEWER NOTES
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OUTLET PIPE

DIAMETER OF

INSIDE DIA.

   "X"

(TYP)

DRAIN

UNDER

REQUIREMENTS.

INSTALLATION AND MATERIAL

SEE UNDERDRAIN DETAIL FOR 

INSTALLED WITH EACH CATCH BASIN

GEOTEXTILE MATERIAL WRAP TO BE

PERFORATED UNDERDRAIN PIPE WITH

MINIMUM OF TWO-10' LONG 6"DIA.

NOTE:

WIRE FABRIC

4X4-W4XW4 WELDED

CONCRETE BASE WITH

PRECAST 3500 P.S.I.

21" OR LARGER 
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1
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& FOR FULL WIDTH OF TRENCH.

SHALL EXTEND 4" BELOW PIPE

AGGREGATES. THIS BACKFILL

OPEN GRADED DRAINAGE COURSE

REQUIREMENTS FOR 34R OR 34G

BACKFILL SHALL MEET M.D.O.T.

STRUCTURE

PIPE IN

BY MANUFACTURER

AS RECOMMENDED

PLUG -

INLET STRUCTURE

CATCH BASIN OR

CATCH BASIN.

TO BE INSTALLED WITH EACH

GEOTEXTILE MATERIAL WRAP

UNDERDRAIN PIPE WITH

6" DIAMETER PERFORATED

UNDERDRAIN

6" DIA

UNDERDRAIN

6" DIA

STANDARD UNDERDRAIN

IN PARKING LOT

TYPICAL UNDERDRAIN

PARALLEL W/CURB

TYPICAL UNDERDRAIN

N.T.S.N.T.S.

PLYMOUTH NOTES 

7. SUMP PUMP LEADS ARE TO BE A MINIMUM OF 3-INCH SCHEDULE 30 PVC.

   COVER OR NEENAN 2077-B WITH TYPE B COVER.

6. COVER FOR ON-LINE CATCH BASIN SHALL BE EJIW 1000 SERIES WITH TYPE N

   PEGGED IN PLACE OVER SEED.

   MUST BE STABI- LIZED BY SODDING OR BY PLACING A MULCH BLANKET

   OF THE POND AND STABILIZATION OF THE SIDE SLOPES.  THE SIDE SLOPES

   THE DETENTION POND HAS BEEN COMPLETED.  THIS INCLUDES FINAL GRADING

5. THE STORM SEWER WILL NOT BE CONSIDERED SUBSTANTIALLY COMPLETE UNTIL

4. EVERY LOT IS TO HAVE DIRECT ACCESS TO A DRAINAGE STRUCTURE.

   INCHES OVER PIPE.

   CL-II GRANULAR MATERIAL OR 3/4 INCH CRUSHED STONE TO A MINIMUM OF 12

3. BACKFILL FOR ALL REAR YARD STORM IS TO BE NATURAL BANK RUN SAND MDOT

   8-INCH DIAMETER SOLID WALL, PVC OR ABS TRUSS OR PVC TRUSS PIPE.

2. THE REAR YARD STORM PIPE WHICH DOES NOT TRAVERSE PAVED AREAS MAY BE

   PREMIUM JOINTS.

1. STORM SEWER THAT IS 12 INCHES AND LARGER SHALL BE C-76 R.C.P. WITH
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Site Plan Review 
For 

City of Plymouth, Michigan 
 

 
GENERAL INFORMATION 

 
Applicant: City of Plymouth 
 Represented by Shawn Keough/Wade Trim 

201 S. Main St. 
 Plymouth, MI  48170 
 
Project Name: Public Parking Lot Redesign 
 
Plan Date: No date 
 
Location: 587 W. Ann Arbor Trail (Parcel abuts south side of Ann Arbor Trail, and 

west side of 585 W. Ann Arbor Trail) 
   
Zoning: B-2, Central Business District 
 
Action Requested: Administrative review of Site Plan 
 
 
PROJECT DESCRIPTION 

 
This lot was created in January, 2021 as a result of a land division with the adjacent parcel to the east at 
585 W. Ann Arbor Trail.  (Note that this site plan does not include the separate parcel (ID #006-10-0708-
002) that is located at the very southeast corner of Ann Arbor Trail and Deer St.)  Public parking facilities 
are a permitted use in the B-2 District.   
 
This land has been previously used as a city-owned public parking lot.  The City is proposing to renovate 
the lot to accommodate 31 parking spaces.  The lot will also provide maneuvering lanes to access the 
private parking spaces at 585 W. Ann Arbor Trail, and the lower level garages for the townhomes along 
Maple St. to the south.  
 
An aerial of the proposed project site is shown on the next page. 
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PARKING 

 
Parking Lot/Space Dimensions and Configuration 
 
Parking Spaces:  Each regular parking space must be at least 9-feet wide and 20-feet long.  The parking 
spaces shown on the Site Plan meets this requirement.  The barrier-free spaces, and aisle, also meet the 
required dimensions.     
 
Maneuvering Lanes:  The minimum maneuvering lane width, with angled spaces, is 15-feet.  The 
maneuvering lanes are dimensioned on the plans, and meet this requirement.  The two-way maneuvering 
lane on the east side of the lot (traveling north/south) is 24-feet wide, which is 4-feet wider than required.  
 
Curb/Bumper Blocks:  Sec. 78-272 requires curbing or bumper blocks where parking spaces abut 
landscaping or sidewalks.  The most southern row of parking spaces abuts a maneuvering lane that also 
serves the townhomes.   The curbing in this location will keep the parked cars from encroaching into this 
maneuvering lane.  The curb also helps to keep vehicles exiting the townhomes from hitting parked cars.   
 
 

Project Site 
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Parking Lot islands 
Sec. 78-203(3)(b) requires that each interior landscape area be a minimum of 150 square feet.  The 
contiguous planting/growing area of the islands meets this requirement. 
 
Parking Lot Setback/ Obscuring Wall 
 
Parking Lot Setback:  Per Sec. 78-270(3), no off-street parking shall be permitted in any required or non-
required front yard, and shall provide a minimum five-foot setback between off-street parking and the 
side and rear lot lines of all adjoining properties.   
 
The B-2 District does not have a front yard setback (creating a required yard), and since there is no building 
on site, there is no un-required front yard.  However, the five-foot setback between off-street parking and 
the side/rear lot lines of all adjoining properties applies to this site.  The proposed parking configuration 
does not provide for these setbacks primarily because the maneuvering lanes on the outside of the lot 
also serve the adjacent building (585 Ann Arbor Trail), and the townhomes along Maple to the south.  The 
ordinance allows waiving or modifying this requirement by the Planning Commission for sites where there 
is limited land area available to meet the strict requirements, or where it is possible to provide additional 
landscaping to buffer parking from adjoining uses.  It would not be logical to provide a landscape buffer 
along the east boundary of the lot, as this boundary is adjacent to the neighbor’s parking spaces.  The 
townhomes to the south provide a landscape screen along their retaining wall, which in our opinion meets 
the intent of this ordinance provision.  
 
Obscuring Wall:  Sec. 78-272(6) requires a continuous and obscuring wall not less than four feet, six inches 
in height where the next zoning district is designated as a residential district.  We consider the PUD district 
to the east and south of this site to be a mixed-use district that contains commercial and residential uses.  
Therefore, this provision could be applied to the southern boundary.  However, the ordinance does allow 
the Planning Commission to modify the wall requirement where, in unusual circumstances, no good 
purpose would be served by compliance with this section.  in our opinion, the fact that the parking lot 
maneuvering lane also serves the townhome development to the south is an unusual circumstance, and  
the townhome development contains a substantial landscape screen, which serves the same buffering 
purpose of a wall. 
 
Items to be Addressed:  1 Planning Commission to consider waiving the parking lot setback requirement, 
as the B-2 District doesn’t have a front setback requirement, and the site doesn’t contain any non-required 
yards.  2. Planning Commission to consider modifying the wall requirement along the east and south sides 
of the parking lot, given the unusual circumstances of this site.   
 
 
SITE ACCESS AND CIRCULATION 

 
This site has direct vehicular access from Ann Arbor Trail and Deer Street.   
 
The circulation pattern in the lot is coordinated with the angle of the spaces.  There is a conflict point 
where the direction of the single-lane maneuvering lanes meet head on (west side of lot).  However, the 
plans show installation of “Left/Right Turn Only” signs, and “Do Not Enter” signs, which will direct the 
traffic appropriately.    
 
Pedestrian access is provided via the sidewalks along Ann Arbor Trail and Deer Street.  The site also 
contains a barrier-free aisle between the barrier-free spaces and the Ann Arbor Trail sidewalk.   
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Items to be Addressed:  None. 
 
 
LANDSCAPING 

 
Landscape Buffer:  Sec. 78-203(3) requires parking lots that are visible from a public right-of-way to have 
landscaping between the parking lot and the right-of-way, including a landscape strip at least 10-feet 
wide, one tree/30 lineal feet of street frontage of parking lot, and five shrubs/30 lineal feet of street 
frontage of parking lot.  A landscape buffer 11-feet wide is proposed along the Ann Arbor Trail frontage.  
The frontage requires five trees (157 / 30 = 5.2 trees), and 26 shrubs (157 / 30 x 5 = 26 shrubs).   
 
The Landscape Plan shows six (6) trees and 49 shrubs.  It also proposes to plant ornamental grasses to fill 
the bed.  The plans also propose a number of alternative species.  We would consider all of the species 
appropriate, but would recommend using either Oak, as they will ultimately grow taller and provide more 
shade. 
 
Interior Parking Lot Landscaping:  Parking lots greater than 5,000 square feet shall provide one (1) square 
foot of landscaped area for each 15 square foot of parking lot.  The interior landscape areas are located 
in a manner that breaks up the expanse of paving.  There shall be at least one (1) deciduous tree per 300 
square feet of interior landscape area.  Greenbelt areas required by other ordinance provisions don’t 
count toward the interior parking lot landscaping requirement. 
 
Sheet 11 provides the total parking lot pavement (23,622 s.f.).  Given the size of this lot, it requires 1,575 
s.f. of interior landscaping.  Sheet 11 indicates that the plans provide 1,659 s.f. / 7% of interior landscaping, 
meeting this requirement.  We consider the arrangement of parking lot islands to break up the expanse 
of pavement.  With 1,575 interior landscape area required, this will then require five (5) interior trees in 
landscape islands (1,575 / 300 = 5 trees).  The plans show four (4) trees in landscape islands.  The plans 
indicate why a tree isn’t proposed in islands “G” and “H” at the southern end of the site.  Island “G” has a 
light standard, and island “H” has power lines.  This section of the ordinance doesn’t permit the Planning 
Commission to modify these standards; therefore, a variance will be required.   
 
Landscape Plan Requirements:  The landscape plan shows the proposed species and size of the plant 
material.  It shows the spacing of the shrubs, but not their proposed size at planting.  This should be added 
to the plans.  Provision of water for the buffer bed along Ann Arbor Trail and the landscape islands should 
also be shown on the plans. 
 
Items to be Addressed: 1) Add one (1) more tree to landscape islands, or obtain variance.  2) Add required 
information to landscape plan, including size of shrubs upon planting, and provision of water for buffer 
planting along Ann Arbor Trail and interior landscape islands.   
 
 
LIGHTING 

 
The Proposed Parking Lot Plan shows new decorative light fixtures located in interior parking lot islands.  
These fixtures match the existing street light fixtures within the Historic District.  These fixtures are 
pedestrian-scaled fixtures, and are within the maximum height requirement. 
 
The ordinance limits illumination light levels in parking lots to 0.1 footcandles along property lines that 
abut residential properties.  The photometric plan (Sheet 15) shows footcandles along the southern 
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property line slightly above this number (between 0.8 – 0.4).  It may be possible to add a shield to the 
light fixtures in this vicinity to bring the illumination levels down.   
 
Items to be Addressed: Reduce illumination levels to 0.1 adjacent to the residential uses along the south 
property line.   
 
 
RECOMMENDATIONS 

 
Regarding the Site Plan, there are several outstanding items: 
 
A. Parking:  1 Planning Commission to consider waiving the parking lot setback requirement, as the B-2 

District doesn’t have a front setback requirement, and the site doesn’t contain any non-required 
yards.  2. Planning Commission to consider modifying the wall requirement along the east and south 
sides of the parking lot, given the unusual circumstances of this site.    

 
B. Landscaping: 1) Add one (1) more tree to landscape islands, or obtain variance.  2) Add required 

information to landscape plan, including size of shrubs upon planting, and provision of water for 
buffer planting along Ann Arbor Trail and interior landscape islands.   

 
C. Lighting:  Reduce illumination levels to 0.1 adjacent to the residential uses along the south property 

line.   
 
 

 
 
cc:  Greta Bolhuis 

John Buzuvis 
 Marleta Barr 
 Shawn Keough – Wade Trim (skeough@wadetrim.com)   

mailto:skeough@wadetrim.com
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