
City of Plymouth Planning Commission 
Special Meeting Agenda 
Thursday, July 17, 2025 – 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 

https://us02web.zoom.us/j/82588740267 
Passcode:706620 
Webinar ID: 825 8874 0267 

1. CALL TO ORDER
a. Roll Call

2. CITIZENS COMMENTS

3. APPROVAL OF THE MINUTES
a. Approval of the June 11, 2025 meeting minutes

4. APPROVAL OF THE AGENDA

5. COMMISSION COMMENTS

6. PUBLIC HEARINGS
a. PUD 25-02: 500 Downing; Starkweather Subdivision (behind 550 N. Holbrook), Planned unit

development (PUD) amendment to allow lots 17, 18 and 19 to provide signage instead of privacy
fences along the rear property lines. The property is zoned PUD, Planned Unit Development.

b. SP 25-04: 800 W. Ann Arbor Road; Special land use and site plan review for a childcare center. The
property is zoned ARC, Ann Arbor Road Corridor District.

7. OLD BUSINESS

8. NEW BUSINESS

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.  

Meetings of the City of Plymouth are open to all without regard to race, sex, color, age, national origin, religion, height, weight, 
marital status, disability, or any other trait protected under applicable law.  Any individual planning to attend the meeting who has 
need of special assistance under the Americans with Disabilities Act (ADA) should submit a request to the ADA Coordinator at 734-
453-1234 ext. 234 at least two working days in advance of the meeting.  The request may also be submitted via mail at 201 S. Main St.
Plymouth, MI 48170, or email to clerk@plymouthmi.gov.

https://us02web.zoom.us/j/82588740267
mailto:clerk@plymouthmi.gov


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 a 5-year staffing projection 
2. Review current recruitment strategies and identify additional resources 
3. Identify/establish flex scheduling positions and procedures 
4. Develop a plan for an internship program 
5. Review potential department collaborations 
6. Hire an additional recreation professional 
7. Review current diversity, equity, and inclusion training opportunities 
8. Seek out training opportunities for 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  

 
2025 Planning Commission Goals 

1. Adopt the master plan  
2. Complete “quick” zoning ordinance amendments (zoning audit)  
3. Complete the multi-family/housing ordinance amendments (MSHDA Grant)  
4. Work toward completing a residential compatibility ordinance 
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Plymouth Planning Commission 
Regular Meeting Minutes 
Wednesday, June 11, 2025 - 7:00 p.m. 
Plymouth City Hall   201 S. Main 
Plymouth, Michigan 48170 
 
City of Plymouth     www.plymouthmi.gov 
201 S. Main Street     734-453- 1234 
Plymouth, Michigan 48170           
 

 

1. CALL TO ORDER  
Chair Hollie Saraswat called the meeting to order at 7:01 p.m. 
 
Present: Chair Saraswat, Vice Chair Kyle Medaugh, Commissioners Joe Hawthorne, Marni Schroeder, Zach 
Funk, Trish Horstman, Dave Scott, Katie Rossie, Sidney Filippis 
 
Also present: Planning and Community Development Director Greta Bolhuis, and Planning Consultant Sally 
Elmiger 

 
2. CITIZENS COMMENTS 

None 
 

3. APPROVAL OF MEETING MINUTES 
Medaugh moved to approve the minutes from the May 14th meeting as written. Funk seconded. The motion 
carried unanimously. 
 

4. APPROVAL OF THE AGENDA 
Filippis made a motion to approve the agenda as written for the May 14th meeting. Horstman seconded. The 
motion carried unanimously. 

 
5. COMMISSION COMMENTS 

None 
 

6. PUBLIC HEARINGS 
None 
 

7. OLD BUSINESS 
None 
 

8. NEW BUSINESS 
a. SP25-03: 503 Amelia, Change of use for warehouse and office. The property is zoned I-2, Heavy Industrial 

District. 
 
George Hartman from Hartman Architects discussed the application. He noted the land use as low intensity 
industrial, expecting only 1-2 trucks per quarter for deliveries and no manufacturing, just warehousing for 
distribution. He agreed to stripe the parking lot. The owner wanted to keep the trash receptacle across the 
street, and was willing to screen it with a fence due to infrequent trash pickups and concerns that moving it 
could damage the parking lot. For landscaping, the owner would add shrubs but preferred no trees. 
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Sally Elmiger, Planning Consultant, commented that since minimal loading/unloading is expected, a specific 
area may be unnecessary. The applicants’ agreement to stripe the parking lot was appreciated. For site 
lighting and signage, Elmiger advised that the Building Official handle compliance checks with ordinances 
instead of the commission. She noted that the dumpster's current screening plans comply with the ordinance 
but urged the commission to decide if shrubs alone suffice for screening the parking lot from Farmer Street 
or if trees are also needed. 
 

The commission discussed the conditional approval including landscaping requirements, particularly the 
number and type of shrubs needed for adequate screening.  

 
Commissioner Filippis offered a motion, seconded by Scott, to approve SP25-03: 503 Amelia, change of use 
for warehouse and office, with the following conditions: 
1. The parking lot between the buildings must be striped to clearly delineate regular and barrier-free parking 

spaces. 
2. The applicant must either move the dumpster to the 503/543 Amelia Street property, or screen it in its 

current location according to zoning ordinance requirements. 
3. The applicant must install 10 shrubs that meet the minimum size requirements of the ordinance to screen 

the southern edge of the parking lot on the east side of Amelia from the view of Farmer Street. 
4. The Building Official will confirm that any new site lighting and signage complies with the relevant 

ordinances. 
 

After deliberation, they agreed to a friendly amendment specifying the installation of 10 arborvitae shrubs. 
They additionally required a street tree through a city program. 

 
There was a roll call vote. 

 
       Yes: Rossie, Funk, Scott, Filippis, Horstman, Hawthorne, Medaugh, Schroeder, Saraswat 

MOTION PASSED 9-0 
 

9. REPORTS AND CORRESPONDENCE 
Chair Saraswat discussed the formation of two sub-committees. The MSHDA Grant Sub-committee planned to 
meet twice a month. Meanwhile, the Zoning Audit Sub-committee was set to meet once a month. The first 
meetings are scheduled for June 16th for MSHDA and June 23rd for Zoning Audit. 

 
10. ADOURNMENT 

Filippis made a motion to adjourn. Hawthorne seconded. The motion carried unanimously. The meeting was 
adjourned at 8:04 p.m. 



City of Plymouth 
Planning Commission Public Hearing Notice 

201 S. Main Street Plymouth, Michigan 48170 
Website: www.plymouthmi.gov Phone: (734) 453-1234 ext. 232 

 
A special meeting of the Planning Commission will be held on Thursday, July 17, 2025 at  

7:00 p.m. located at City Hall and online via Zoom to consider the following: 
 

PUD 25-02: Starkweather Subdivision (behind 550 N. Holbrook), Planned unit development 
(PUD) amendment to allow lots 17, 18 and 19 to provide signage instead of privacy fences along 
the rear property lines. The property is zoned PUD, Planned Unit Development. 
 
SP 25-04: 800 W. Ann Arbor Road; Special land use and site plan review for a childcare center. 
The property is zoned ARC, Ann Arbor Road Corridor District. 
 
Meetings of the City of Plymouth are open to all without regard to race, sex, color, age, national origin, religion, 
height, weight, marital status, disability, or any other trait protected under applicable law.  Any individual planning 
to attend the meeting who has need of special assistance under the Americans with Disabilities Act (ADA) should 
submit a request to the ADA Coordinator at 734-453-1234 ext. 234 at least two working days in advance of the 
meeting.  The request may also be submitted via mail at 201 S. Main St. Plymouth, MI 48170, or email to 
clerk@plymouthmi.gov. 
 
Publish: Tuesday, July 1, 2025 





































 

Benjamin R. Carlisle, President   John L. Enos, Vice President   Douglas J. Lewan, Principal 
David Scurto, Principal   Sally M. Elmiger, Principal   R. Donald Wortman, Principal   Craig Strong, Principal 

Paul Montagno, Principal   Megan Masson-Minock, Principal   Laura Kreps, Principal   Brent Strong, Principal 
Richard K. Carlisle, Past President/Senior Principal 

MEMORANDUM 
 
TO:  City of Plymouth Planning Commission 
 
FROM:  Sally M. Elmiger, AICP, LEED AP 
 
DATE:  July 8, 2025 
 
RE: Starkweather School PUD – Proposed Amendment Eliminating Required Fence 

Delineating Park 
 
The applicant is requesting a third PUD Amendment to eliminate the required fence delineating the 
project park from residential lots. 
 
 
PROJECT HISTORY 

 
This project was originally approved on April 4, 2016, and offered three public benefits in exchange for 
flexibility in application of the zoning requirements.  The three benefits were to repurpose Starkweather 
School into multi-family apartments, a small park (which was amended in 2021), and an easement for 
future access to Edward Hines Drive trail system.  Each are illustrated below.   
 
1) Repurposing of Starkweather School.  A street view of the school is shown below.  The building has 

been repurposed into 22, 1-bedroom and 2-bedroom apartments. 
 

Figure 1. Starkweather Lofts (Source: Google Maps (Image Capture October 2024)) 
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2 & 3) Small Park (0.47-acres – 20,473 s.f.) & Pathway Easement to Edward Hines Drive Trail.   
 

Figure 2. Original PUD Park & Trail Easement Benefits 

 
Source: Starkweather School Redevelopment Project PUD plan, with latest revision date of 9-10-15 

 
Project Deviations 
The original project deviates from the ordinance in the following ways.  These deviations were permitted 
in exchange for the three benefits: 
1. Single-family Residential use on land zoned for Office use. 
2. Lot size (less than 7,200 s.f.) on 10 lots 
3. Lot width (less than 60 feet) on 12 lots 
4. Front porches extending into the front yard setback by up to 7 feet, while steps projecting an 

additional 2 feet further. 
5. Rear yard setback (less than 35 feet) on 3 lots 
6. Units 1, 6-16 and 20-23, are allowed to have a front facing, attached garage along the front facade, 

under the following requirements: 
6.3 .1  The front plane of the garage shall be set back an additional 5 feet from the front setback (for 

a minimum of 30 feet from the front setback) for attached garages; 
6.3.2  The garage width shall be less than 50% of the overall width of the house; 
6.3.3  There shall be two (2) single-car doors instead of one (1) two-car door; 
6.3.4  At least one architectural feature shall include:  

a)  pillars/posts on each side of the garage;  
b)  a trellis in front of, and over, the garage; or  
c)  dormers over the garage if there is living space over the garage. 

 
2021 First PUD Amendment 
In 2021, the Planning Commission recommended, and the City Commission approved the First PUD 
Amendment, consisting of the following changes: 
1) To allow construction of six (6) parking spaces within the boundaries of the PUD park, and 
2) To allow some homes to be taller than the allowed maximum height (i.e., additional deviation). 
  

Park 
(In green 
shading) 
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Parking Spaces in PUD Park 
The neighbor to the south (an office use) asked the developer if they could locate six (6) parking 
spaces in the PUD park.  The parking spaces were intended for use by the office, not users of the 
PUD park.  The image below shows the original park boundaries (in red shading), the parking space 
encroachment into the park (in blue shading), and additional park land offered in exchange for this 
change (in green shading).  The original park was 20,473 s.f., and the amended park is 27,085 s.f.  
The amendment was conditioned upon the following: 
 

“Developer shall  install a six-foot (6’) privacy fence along the southern boundary of single-
family detached residential unit 19, and the rear boundaries of single-family detached 
residential units 17, 18 and 19.  Such fences shall be installed prior to the City issuing a 
Certificate of Occupancy on the home for each of these units.” (Source: First Amendment 
to Planned Unit Development Agreement, approved by City Commission on July 19, 2021.) 

   
To accommodate the larger park space behind lots 17-19, these lot sizes were reduced as follows:  
a. Lot 17 – Was 8,579 s.f.; reduced to approximately 7,857 s.f. 
b. Lot 18 – Was 8,528 s.f.; reduced to approximately 7,806 s.f. 
c. Lot 19 – Was 8,478 s.f.; reduced to approximately 7,755 s.f. 
 

   
 
 

Location of Required 
Privacy Fence 
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2025 Second PUD Amendment 
The Planning Commission also considered another amendment at the February 12, 2025, meeting.  The 
applicant requested that the Floor Area Ratio be exceeded for construction of five new homes.  The 
Planning Commission recommended approving the PUD Amendment 25-01 with the following changes:  
• Garages may be 20 feet wide.  
• The overall massing must be not greater than 50% garage  
• The FAR of .40 must be adhered to   
 
Current Request 
This Third PUD Amendment is asking the Planning Commission to eliminate the required fence at the rear 
of Lots 17-19 between these units and the PUD Park. 
 
 
PUD CRITERIA 

 
Section 78-311(c) of the City of Plymouth Zoning Ordinance establishes PUD criteria which determine the 
overall eligibility for a Planned Unit Development.  A PUD Amendment must also be evaluated by these 
criteria.  The PUD criteria are listed below, and we provide a response to each.  
 
(1) Grant of the planned unit development will result in one (1) of the following: 
 

a. A recognizable and material benefit to the ultimate users of the project and to the community, 
where such benefit would otherwise be unfeasible or unlikely to be achieved without application 
of the planned unit development regulations; 

 
CWA Comment:  The public benefits of the original PUD and PUD Amendments include the 
following: 

 
1) Repurposing Starkweather School into multi-family apartment units. 
2) A 27,085 s.f. PUD park (per First PUD Amendment). 
3) A pathway easement in the PUD Park to allow access to a future trail to the Edward Hines 

pathway. 
 

The fence adjacent to Lots #17 – #19 was required by the Planning Commission when the 
developer asked to build six parking spaces in the park.  The land area of the three lots was 
reduced and added to the park to make up for the parkland occupied by the six parking spaces.   
 
The fence requirement was a way to clearly delineate “public” and “private” space and discourage 
private encroachment into the park (see aerial photo on Pg. 6) as well as public encroachment 
into the private yards.  The fence preserves the park as a public benefit.  With a fence, park users 
wouldn’t feel as if they were in someone’s back yard and could freely use this as a public space.  
In our opinion, a fence (vs. signage) is needed to clearly delineate public vs. private space and 
preserve the benefit of the park for all residents of this development.   A shorter, decorative fence 
could be considered (vs. the 6-foot-tall privacy fence in the Planning Commission’s motion for the 
first PUD Amendment). 
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b. Long-term protection and preservation of natural resources and natural features of a significant 
quantity and/or quality, where such benefit would otherwise be unfeasible or unlikely to be 
achieved without application of the planned unit development regulations; 

 
 CWA Comment.  No natural features exist on the project site. 
 

c. Long-term protection of historic structures or significant architecture worthy of historic 
preservation; or  

 
CWA Comment.  One of the public benefits offered by this project is preservation and re-use of 
the historic Starkweather School building.  

 
d. A nonconforming use shall, to a material extent, be rendered more conforming, or less offensive, 

to the zoning district in which it is situated. 
 
 CWA Comment:  There are no non-conforming uses on the subject site. 
   
 
 (2) The proposed type and density of use shall not result in an unreasonable increase in the need for or 

burden upon public services, facilities, roads and utilities. 
 

CWA Comment:  The proposed fence along the rear boundary of lots #17-#19 will clearly identify the 
boundary between the park (public space), and the lots (private space), and help to ensure people 
using the park don’t trespass on these lots.  This fence will also eliminate the possibility of conflicts 
between homeowners and park users.  If the fence behind these units is not installed, 
misunderstandings regarding the exact location of the park boundary will add to possible conflicts, 
which could involve the police or other city services to address.        

 
 
(3) The proposed planned unit development shall be consistent with the public health, safety and 

welfare of the City. 
 

CWA Comment:  In our opinion, eliminating the fence at the rear of lots #17-#19 will open the back 
yards to activity in the park, which could be a nuisance or detrimental to the lot owners. 
 

 
(4) The proposed planned unit development shall not result in an unreasonable negative environmental 

impact or loss of a historic structure on the subject site or surrounding land. 
 

CWA Comment:  The original project repurposed the historic Starkweather School. 
 
Regarding environmental impacts, the request to eliminate the fence behind units #17-19 is contrary 
to the 2021 First PUD Amendment, where additional park space was acquired from the rear portions 
of these lots.  Another intent of the fence along the rear of these lots was to definitively identify where 
private property ends, and public property begins.  As can be seen from a recent aerial photograph, 
it appears that landscaping of the new homes on lots #17 and #18 encroaches into the PUD park.  This 
condition will need to be addressed by the developer to ensure the approved PUD plan is 
implemented. 
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Figure 2: Proposed Park - Approved Amendment 2021 (left) and Existing Conditions 2024 (right) 

  
Source: PUD Amendment 2021     Source: Near Map (Image Capture October 7, 2024) 

   
 
 (5) The proposed planned unit development shall not result in an unreasonable negative economic 

impact upon surrounding properties. 
 

CWA Comment:  A positive feature of this development is this park for use by all residents.  While it’s 
unclear what economic benefit the park provides, it was considered a public benefit that was accepted 
in exchange for the allowed deviations from the ordinance.   

 
 
(6) The proposed planned unit development shall be under single ownership and/or control such that 

there is a single person, corporation, or partnership having responsibility for completing the project 
in conformity with this article. 

 
CWA Comment:  The application form identifies City Homes by Lombardo as the property owner and 
developer.   
 
 

(7) The proposed planned unit development shall be consistent with the goals and policies of the City 
Master Plan. 

 
CWA Comment:  Regarding the fence between the rear of lots #17 - #19, the Master Plan does not 
address this PUD Park in this location.  However, the Master Plan expresses the goal of preserving 
parks and open space in the City.   
 

  
(8) The proposed use or uses shall be of such location, size, and character as to be in harmony with the 

zoning district in which it is situated, and shall not be detrimental to the adjoining zoning districts. 
 

CWA Comment:  Regarding the fence delineating lots #17-#19 from the PUD Park, not having this 
fence will allow park users to enter these lots, and on the other hand, allow lot owners to occupy the 
park as part of their rear yard.  This condition is not in harmony with the original PUD proposal, or 
the 2021 First PUD Amendment.  

19 

17 

18 

Park 
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 (9) A demonstration that the PUD is not proposed in an attempt by the applicant to circumvent the 
strict application of zoning standards. 
 
CWA Comment:  The fence isn’t an ordinance deviation, but a practical solution to ensure 
preservation of the park as one of the original PUD public benefits, ensure that the park continues 
to be usable by all PUD residents, and avoid conflicts between PUD Park users and the lot owners.  
 

 
RECOMMENDATIONS 

 
By not clearly delineating the line between “public” space and “private” space, the lack of fencing along 
the property lines of lots #17-#19 will allow PUD Park users to enter these lots, and also allow the owners 
of lots #17-#19 to occupy land that was intended for use by all PUD residents (the PUD Park).  Not having 
this line demarcated could also increase the likelihood of conflicts that will involve city staff or Police.  As 
described in this review, we don’t consider this change to be consistent with the intent of the previous 
approvals of this project, or meet all of the PUD criteria.  As suggested, a shorter decorative fence (vs. a 
6-foot-tall privacy fence) could be considered by the Planning Commission. 
 
The Planning Commission will need to evaluate the fence request against the PUD criteria in the ordinance 
and determine if it meets the criteria.  Also, the developer will need to rectify the apparent encroachment 
of landscaping of lots #17 and #18 on the PUD Park. 
  

 
 
  



CITY OF PLYMOUTH 
SITE PLAN REVIEW APPLICATION 

Community Development Department 
201 S. Main Street     Plymouth, MI  48170 

Ph. 734-453-1234 ext. 232 
www.plymouthmi.gov 

 
I. Site/Project Information 
Site Address Current Zoning Classification Date of Application 

 
 

 
Name of Property Owner Phone Number 

Mailing Address Email Address (Required) 

City State Zip Code 
  

 
II. Applicant and Contact Information 
Indicate Who the Applicant Is. If Property Owner, Skip to Section III.           Architect    Developer       Engineer  Lessee 
Applicant/Company Name Phone Number 

Applicant/Company Address City State Zip Code 

Email Address (Required) 

 
III. Site Plan Designer and Contact Information 
Site Plan Designer Company Name Phone Number 

Company Address City State Zip Code 

Registration Number                                      Expiration Date Email Address (Required) 

 
IV. Type of Project (Please Select All that Apply)                      V. Historic District 
□ Commercial  □ Multi-Family 
□ Mixed Use     □ Industrial 

□ New         □ Remodel 
□ Addition  □ Interior Finish 

□ Change of Use 
□ Special Land Use 

Is this project located in the 
Historic District? 

□Yes                □No 
 
VI. Description of Work 
 
 
 

 

 

 

http://www.plymouthmi.gov/


VII. Applicant Signature 
Signature of Applicant Date 

VIII. Pronerty Owner Signature 
Signature of Property Owner Date 

Subscribed and sw rn before me this day of J V' ' — ,20 c-.-

Notary Public: 

My Commission expires: t _ a_O .7 

For Office Use Only 
YES/DATE NO N/A 

1. Pre-Application Meeting 

2. Digital Copy of Application Package 

-- - 3. 1 Public Hearing Notice — 1T 1 T ^T

CWA Review — _. 
~5 Municipal Services Review ~ 

b. 

— 

Fire Department Review _ 

7. Engineering Review 

~ N s~rr0~ 

F PS 

~y CMatch 1 ~ 9 S 

I . 

rya Count Actin9tn \ 

~OFMV 



VII. Applicant Signature 
Signature of Applicant 

4 ~4 ' L ) /~Y~ L 

Date 

VJ11'Property Owner Signature 
Signature of Property Owner Date 

Subscribed and sworn before me this 

Commonwealth of Pennsylvania - Notary Sea{ 
Matthew C. Hughes, Notary Public 

Bucks County 
My commission expires June 9, 2029 

Commission number 1075848 
Member, Pennsylvania Association of Not~rias 

For Office Use Only 

1. Pre-Application Meeting 

2. Digital Copy of Application P 

3. Public Hearing Notice 

4. CWA Review 

5. Municipal Services Review 

6. Fire Department Review 

7. Engineering Review 

~7  day of , 20

Notary Public: 

My Commissi n expires:



MEMO 

27725 Stansbury Boulevard, Suite 195 
Farmington Hills, MI 48334 

P: 248.536.0080 
F: 248.536.0079 

872410 - Primrose School (Plymouth) TIS - DRAFT 6-16-25 www.fveng.com 

VIA EMAIL jcooksey@stonefieldeng.com 

To: Stonefield Engineering 

From: 
Julie Kroll, PE, PTOE 
Massara Khalid 
Fleis & VandenBrink 

Date: June 17, 2025 

Re: 
Primrose School Development 
Plymouth, Michigan 
Traffic Impact Study  

1 INTRODUCTION 

This memorandum presents the results of the Traffic Impact Study (TIS) for the proposed day care facility in 
Plymouth, Michigan. The project site is located at 800 Ann Arbor Road, generally located in the northwest 
quadrant of the Ann Arbor Road & Main Street intersection, as shown in the attached Figure 1. The proposed 
development includes the construction of a Primrose School on property previously utilized as a Rite Aid 
Pharmacy, which will be renovated to accommodate the proposed project. Site access to the project site is 
currently proposed via existing driveways on both Ann Arbor Road and Main Street, and no changes to the 
site access are proposed with this project. Ann Arbor Road is under the jurisdiction of the Michigan Department 
of Transportation (MDOT), and Main Street is under the jurisdiction of the City of Plymouth. This TIS has been 
completed in accordance with the requirements outlined in the MDOT Geometric Design Guidance Section 
1.2.4 and pursuant to the requirements of the City of Plymouth for site plan approval. 

The scope of work for this study was developed based upon Fleis & VandenBrink’s (F&V) knowledge of the 
study area, understanding of the development program, accepted traffic engineering practice, professional 
experience, the methodologies published by the Institute of Transportation Engineers (ITE), and MDOT 
requirements. The study analyses were completed using Synchro/SimTraffic (Version 12) traffic analysis 
software. Sources of data for this study include F&V subconsultant Quality Counts, LLC (QC), the Southeast 
Michigan Council of Governments (SEMCOG), MDOT, WCDPS, and ITE.  

2 BACKGROUND 

2.1 EXISTING ROAD NETWORK 

The lane use and traffic control at the study intersections is shown in the attached Figure 2 and the study 
roadways are further described below. For the purpose of this study, minor streets, crossovers, and driveways 
were assumed to have an operating speed of 25 miles per hour (mph), unless otherwise noted. Additional 
information on the study roadway network is further described below and summarized in Table 1.  

Table 1: Roadway Information 

Roadway Segment Ann Arbor Road 
Main Street 

N. of Ann Arbor Road S. of Ann Arbor Road

National Functional Classification Other Principal Arterial Minor Arterial 

Posted Speed Limit 45-mph 25-mph 35-mph

Road Jurisdiction MDOT City of Plymouth WCDPS 

Traffic Volumes (AADT) 22,541 (MDOT 2024) 9,159 (MDOT 2024) 

DRAFT
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Ann Arbor Road runs in the east / west directions, adjacent to the south side of the project site. The study 
section of Ann Arbor Road provides a typical five-lane cross-section with two (2) lanes of travel in each 
direction, a center two-way left-turn lane (TWLTL). Additionally, at the signalized study intersection with Main 
Street, Ann Arbor Road widens to provide an exclusive westbound right-turn lane. 

Main Street runs in the north / south directions, adjacent to the east side of the project site. North of Ann Arbor 
Road, Main Street provides a typical three (3) lane cross-section with one (1) lane of travel in each direction, 
and a center TWLTL. South of Ann Arbor Road, Main Street provides a typical two-lane cross-section with one 
(1) lane of travel in each direction. Additionally, at the signalized study intersection with Ann Arbor Road, Main 
Street widens to provide exclusive left-turn lanes in each direction. 

2.2 DATA COLLECTION 

F&V subconsultant QC collected existing weekday Turning Movement Count (TMC) data on Tuesday, June 3, 
2025, during the AM (7:00 AM to 9:00 AM) and PM (4:00 PM to 6:00 PM) peak periods at the following 
intersections: 

• Ann Arbor Road & Main Street • Ann Arbor Road & S. Site Drive 

• Ann Arbor Road & O’Reilly Drive • Main Street & E. Site Drive 

During the collection of the TMC data, Peak Hour Factors (PHFs), pedestrian and bicycle volumes, and 
commercial truck percentages were recorded and used in the traffic analysis. The peak hours for each of the 
study intersections were utilized and the through volumes were carried through the roadway network and 
balanced upwards at the proposed site driveways. Therefore, the traffic volumes used in the analysis and 
shown in the attached traffic volume figures may not match the raw traffic volumes shown in the data collection.  

The AM and PM peak hours for the adjacent study roadway network were observed to generally occur between 
7:45 AM to 8:45 AM and 4:15 PM to 5:15 PM. F&V also obtained the current signal timing permit from MDOT 
for the signalized study intersection of Ann Arbor Road & Main Street. The existing 2025 peak hour traffic 
volumes utilized in the analysis are shown in the attached Figure 3. All applicable background data is attached.  

3 EXISTING CONDITIONS (2025) 

Existing peak hour vehicle delays and Levels of Service (LOS) were calculated at the study intersections using 
Synchro/SimTraffic (Version 12) traffic analysis software. The study analyses were based on the existing lane 
use and traffic control shown in the attached Figure 2, the existing peak hour traffic volumes shown in the 
attached Figure 3, and the methodologies presented in the Highway Capacity Manual 7th Edition (HCM7). 

Descriptions of LOS “A” through “F”, as defined in the HCM, are attached. Typically, LOS D is considered 
acceptable, with LOS A representing minimal delay, and LOS F indicating failing conditions. Additionally, 
SimTraffic network simulations were reviewed to evaluate network operations and vehicle queueing. The 
results of the existing conditions analysis are attached and summarized in Table 2. 

The result of the existing conditions analysis indicates that all approaches and movements at the study 
intersections are currently operating acceptably, at LOS D or better, during both the AM and PM peak hours, 
with the exception to the following:  

Ann Arbor Road & Main Street 

o During the PM peak hour: The northbound and southbound left-turn movements are currently 
operating at LOS E.  

Although the Synchro LOS analysis indicates poor operations for the northbound and southbound left 
movements, review of SimTraffic network simulations indicates acceptable operations during the peak 
periods. Occasional periods of vehicle queues were observed at the study intersection of Ann Arbor 
Road & Main Street; however, these vehicle queues were observed to be processed through the 
signalized intersection within 1-2 cycle lengths, leaving minimal residual vehicle queuing. 
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Table 2: Existing Intersection Operations 

Intersection Control Approach 

Existing (2025) Conditions 

AM Peak PM Peak 

Delay 
(s/veh) 

LOS 
Delay 

(s/veh) 
LOS 

1 
Ann Arbor Road 

& 
O'Reilly Drive  

Stop 
(Minor) 

EBL 9.4 A 11.0 B 

WB Free 

SB 12.3 B 11.6 B 

2 
Ann Arbor Road 

& 
S. Site Drive  

Stop 
(Minor) 

EBL 9.7 A 0.0* A 

WB Free 

SB 0.0* A 24.3 C 

3 
Main Street  

& 
 Ann Arbor Road 

Signalized 

EBL 31.7 C 38.4 D 

EBTR 50.3 D 53.8 D 

WBL 38.1 D 41.5 D 

WBT 28.8 C 37.1 D 

WBR 16.7 B 17.7 B 

NBL 42.4 D 59.7 E 

NBTR 49.8 D 52.0 D 

SBL 46.0 D 55.0 E 

SBTR 37.3 D 54.4 D 

Overall 40.8 D 46.6 D 

4 
Main Street 

& 
E. Site Drive  

Stop 
(Minor) 

EB 11.0 B 15.0 C 

NBL 0.0* A 9.7 A 

SB Free 

* Indicates no vehicle volume present. 

4 BACKGROUND CONDITIONS (2027) 

4.1 BACKGROUND GROWTH 

Historical population and employment community profile data was obtained for the City of Plymouth from the 
Southeast Michigan Council of Governments (SEMCOG) database, in order to calculate an annual background 
growth rate to project the existing 2025 peak hour traffic volumes to the site buildout year of 2027. Population 
and employment projections from 2020 to 2050 were reviewed and both showed average annual growth rate 
of approximately 0.07%. 

In addition to the background traffic growth, it is important to account for traffic that will be generated by 
approved developments within the vicinity of the study area that are currently under construction or will be 
constructed prior to the site buildout year of 2027. At the time of this study, no background developments were 
identified within the vicinity of the project site. 

Therefore, an annual background growth rate of 0.5% per year was applied to the existing 2025 peak hour 
traffic volumes, in order to forecast the background 2027 peak hour traffic volumes without the proposed 
development, as shown in the attached Figure 3. 

4.2 BACKGROUND CONDITIONS ANALYSIS 

The background peak hour vehicle delays and LOS were calculated at the study intersections based on the 
existing lane use and traffic control shown in the attached Figure 2, the background peak hour traffic volumes 
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shown in the attached Figure 4, and the methodologies presented in the HCM. The results of the background 
conditions analysis are attached and summarized in Table 3. 

The results of the background conditions analysis indicates that all approaches and movements at the study 
intersections will continue to operate in a manner similar to the existing conditions analysis, with minimal 
increase in delays, with the exception to the following additional impacts to LOS: 

Ann Arbor Road & Main Street 

o During the PM peak hour: The eastbound shared through-right movement is expected to operate 
at LOS E. 

Although the Synchro LOS analysis indicates poor operations for the eastbound shared through-right 
movement, review of SimTraffic network simulations indicates acceptable operations in a manner 
similar to existing conditions analysis. 

Overall review of SimTraffic network simulations indicates operations in a manner similar to the existing 
conditions analysis. 

Table 3: Background Intersection Operations 

Intersection Control Approach 

Existing (2025) 
Conditions 

Background (2027) 
Conditions 

Difference 

AM Peak PM Peak AM Peak PM Peak AM Peak PM Peak 

Delay 
(s/veh) 

LOS 
Delay 

(s/veh) 
LOS 

Delay 
(s/veh) 

LOS 
Delay 

(s/veh) 
LOS 

Delay 
(s/veh) 

LOS 
Delay 

(s/veh) 
LOS 

1 
Ann Arbor Road 

& 
O'Reilly Drive  

Stop 
(Minor) 

EBL 9.4 A 11.0 B 9.4 A 11.1 B 0.0 - 0.1 - 

WB Free Free N/A 

SB 12.3 B 11.6 B 12.3 B 11.6 B 0.0 - 0.0 - 

2 
Ann Arbor Road 

& 
S. Site Drive  

Stop 
(Minor) 

EBL 9.7 A 0.0* A 9.7 A 0.0* A 0.0 - 0.0 - 

WB Free Free N/A 

SB 0.0* A 24.3 C 0.0* A 24.7 C 0.0 - 0.4 - 

3 
Main Street  

& 
 Ann Arbor Road 

Signal 

EBL 31.7 C 38.4 D 32.0 C 38.6 D 0.3 - 0.2 - 

EBTR 50.3 D 53.8 D 51.8 D 55.2 E 1.5 - 1.4 D→E 

WBL 38.1 D 41.5 D 38.3 D 41.9 D 0.2 - 0.4 - 

WBT 28.8 C 37.1 D 28.9 C 37.4 D 0.1 - 0.3 - 

WBR 16.7 B 17.7 B 16.8 B 17.7 B 0.1 - 0.0 - 

NBL 42.4 D 59.7 E 42.4 D 59.7 E 0.0 - 0.0 - 

NBTR 49.8 D 52.0 D 50.1 D 52.0 D 0.3 - 0.0 - 

SBL 46.0 D 55.0 E 46.6 D 56.0 E 0.6 - 1.0 - 

SBTR 37.3 D 54.4 D 37.4 D 55.0 D 0.1 - 0.6 - 

Overall 40.8 D 46.6 D 41.5 D 47.3 D 0.7 - 0.7 - 

4 
Main Street 

& 
E. Site Drive  

Stop 
(Minor) 

EB 11.0 B 15.0 C 11.0 B 15.2 C 0.0 - 0.2 - 

NBL 0.0* A 9.7 A 0.0* A 9.7 A 0.0 - 0.0 - 

SB Free Free N/A 

* Indicates no vehicle volume present.  
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5 SITE TRIP GENERATION  

5.1 TRIP GENERATION 

Data collection was performed for a period of three (3) days (72-hours) at the existing Primrose School site at 
45215 Primrose Lane in Canton Michigan. The data collection was perform Tuesday, June 3, 2025 through 
Thursday, June 5, 2025, This site is the same size and operations as this proposed project in Plymouth and 
was utilized to calculate the local trip generation associated with the existing site operations. The typical daily 
operations of this site are summarized below in Table 4 and show the average trip generation of the three (3) 
days of data collection. 

Table 4: Proposed Site Trip Generation Summary 

Land Use 
ITE 

Code 
Amount Units 

Average Daily 
Traffic (vpd) 

AM Peak Hour (vph) PM Peak Hour (vph) 

In Out Total In Out Total 

Primrose School (collected data) N/A 666 81 70 151 73 81 154 

5.2 TRIP GENERATION COMPARISON 

The project includes the construction of a Primrose School on property that was previously utilized as a Rite 
Aid Pharmacy, which will be renovated to accommodate the proposed project. The Rite Aid is currently closed 
and does not generated trips at the site driveways.  However, for comparison purposes, the trip generation 
associated with the previous operations and the proposed Primrose School are summarized below in Table 5. 
The trip generation forecast for the Rite Aid Pharmacy was based on the data published in the ITE Trip 
Generation Manual, 11th Edition and the Primrose School utilized the local data collection performed. The 
results of this comparison show that the Rite Aid experienced more trips on a daily basis, wherein the Primrose 
School experienced high traffic volumes during the AM and PM peak periods. 

Table 5: Trip Generation Comparison Summary 

Scenario 
Land Use 

ITE 
Code 

Amount Units 
Average 

Daily Traffic 
(vpd) 

AM Peak Hour (vph) PM Peak Hour (vph) 

In Out Total In Out Total 

Proposed Use Primrose School Local Data 666 81 70 151 73 81 154 

Existing Use 
Pharmacy / Drugstore 
with Drive -Through 

881 11,042 SF 1,197 21 20 41 57 56 113 

Difference -531 60 50 110 16 25 41 

6 SITE TRIP DISTRIBUTION 

The vehicular trips that would be generated by the proposed development were assigned to the study 
roadways based on the existing peak hour traffic patterns in the adjacent roadway network, the proposed site 
access plan and driveway configurations, and the methodologies published by ITE. To determine the projected 
site traffic distribution, it was assumed that the adjacent street traffic volumes in the AM are home-to-work 
based trips, and in the PM are work-to-home based trips. The majority of vehicles generated by the proposed 
development are anticipated to be either on their way to work, or on their way home from work. The site trip 
distributions utilized in this analysis are summarized in Table 6. 

Table 6: Site Trip Distribution 

To/From via AM PM 

North Main Street 13% 14% 

South Main Street 15% 16% 

East Ann Arbor Road 31% 36% 

West Ann Arbor Road 41% 34% 

  100% 100% 

The vehicular traffic volumes shown in Table 4 were distributed to the study roadway network according to the 
distribution shown in Table 6. The site-generated peak hour trips shown in the attached Figure 5 were added 
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to the background peak hour traffic volumes shown in the attached Figure 4, in order to calculate the future 
peak hour traffic volumes, with the proposed development, as shown in the attached Figure 6. 

7 FUTURE CONDITIONS (2027)  

7.1 FUTURE INTERSECTION OPERATIONS 

Future peak hour vehicle delays and LOS with the proposed development were calculated based on the 
lane use and traffic control shown in the attached Figure 2 and the future peak hour traffic volumes shown in 
the attached Figure 6, and the methodologies presented in the HCM. The results of the future conditions 
analysis are attached and summarized in Table 7. 

The results of the future conditions analysis indicate that all approaches and movements at the study 
intersections are expected to operate in a manner similar to the background conditions analysis, with the 
following additional impacts to LOS: 

Arbor Road & Main Street 

o During the PM peak hour: The southbound shared through-right movement is expected to operate 
at LOS E.  

Although the Synchro LOS analysis indicates poor operations for the southbound shared through-right 
movement, review of SimTraffic network simulations indicates acceptable operations in a manner 
similar to background conditions. 

Table 7: Future Intersection Operations 

Intersection Control Approach 

Background (2027) 
Conditions 

Future (2027) Conditions Difference 

AM Peak PM Peak AM Peak PM Peak AM Peak PM Peak 

Delay 
(s/veh) 

LOS 
Delay 

(s/veh) 
LOS 

Delay 
(s/veh) 

LOS 
Delay 

(s/veh) 
LOS 

Delay 
(s/veh) 

LOS 
Delay 

(s/veh) 
LOS 

1 
Ann Arbor Road 

& 
O'Reilly Drive  

Stop 
(minor) 

EBL 9.4 A 11.1 B 9.6 A 11.3 B 0.2 - 0.2 - 

WB Free Free N/A 

SB 12.3 B 11.6 B 14.5 B 16.0 C 2.2 - 4.4 B→C 

2 
Ann Arbor Road 

& 
S. Site Drive  

Stop 
(minor) 

EBL 9.7 A 0.0* A 10.1 B 12.2 B 0.4 A→B 0.0 A→B 

WB Free Free N/A 

SB 0.0* A 24.7 C 13.1 B 16.8 C 0.0 A→B -7.9 - 

3 
Main Street  

& 
 Ann Arbor Road 

Signal 

EBL 32.0 C 38.6 D 32.9 C 39.7 D 0.9 - 1.1 - 

EBTR 51.8 D 55.2 E 53.8 D 58.0 E 2.0 - 2.8 - 

WBL 38.3 D 41.9 D 38.6 D 43.2 D 0.3 - 1.3 - 

WBT 28.9 C 37.4 D 29.4 C 38.4 D 0.5 - 1.0 - 

WBR 16.8 B 17.7 B 16.7 B 17.3 B -0.1 - -0.4 - 

NBL 42.4 D 59.7 E 43.0 D 59.2 E 0.6 - -0.5 - 

NBTR 50.1 D 52.0 D 50.1 D 52.0 D 0.0 - 0.0 - 

SBL 46.6 D 56.0 E 48.5 D 57.1 E 1.9 - 1.1 - 

SBTR 37.4 D 55.0 D 37.4 D 55.6 E 0.0 - 0.6 D→E 

Overall 41.5 D 47.3 D 42.5 D 48.6 D 1.0 - 1.3 - 

4 
Main Street 

& 
E. Site Drive  

Stop 
(minor) 

EB 11.0 B 15.2 C 11.3 B 16.3 C 0.3 - 1.1 - 

NBL 0.0* A 9.7 A 0.0* A 9.8 A 0.0 - 0.1 - 

SB Free Free N/A 

* Indicates no vehicle volume present. Note: Decreased delays are the result of improved progression, and/or HCM weighting methodology 
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7.2 SITE ACCESS DRIVEWAYS 

Review of the proposed site access driveways showed the following 95th percentile queue lengths as 
summarized below and shown on Figure 7.  

o S. Site Drive at Ann Arbor Road: 170-feet (6-7 vehicles)  

o E. Site Drive at Main Street: 72-feet (2-3 vehicles)  

• It is recommended that wayfinding is provided to parents and caregivers for the students attending 
Primrose School to direct them to egress the site via Main Street.  This will help with vehicles going 
both east and south of the site. 

• A stop bar and pavement markings are recommended in the parking lot at the S. Site Drive approach 
to communicate to drivers to not block the intersection at the S. Site Drive.  

7.3 RIGHT-TURN TREATMENT EVALUATION 

Site access to the property is currently provided via a shared access driveway with the adjacent O’Reilly’s  on 
Ann Arbor Road which is under the jurisdiction of MDOT. Ann Arbor Road currently provides a center two-way 
left-turn lane (TWLTL); therefore, the left-turn lane warrants were not evaluated. The MDOT auxiliary right-turn 
treatment criteria were evaluated at the site driveway, based on the future peak hour traffic volumes shown in 
the attached Figure 6. The results of the analysis are shown on the attached MDOT warrant charts and 
summarized in Table 8. 

Table 8: Auxiliary Turn Lana Analysis Summary 

Intersection AM Peak Hour PM Peak Hour Recommendation 

Ann Arbor Road & S. Site Drive Right-Turn Taper Right-Turn Lane Right-Turn Lane 

The results of the auxiliary turn lane evaluation indicates that a westbound right-turn lane is warranted along 
Ann Arbor Road at the proposed S. Site Drive. However, the constructability of a right-turn lane may not be 
feasible due to the proximity of the driveway to the existing signalized intersection of Ann Arbor Road & Main 
Street.  

8 PARKING ANALYSIS 

The overall proposed development plan for the Primrose School was evaluated to determine if the proposed 
parking supply for this site can adequately accommodate the projected parking demand. A parking analysis is 
a two-step process. The first step in determining the parking needs for a development is to calculate the 
projected parking demand. Parking demand calculations determine how much parking is generated by the 
development. Step two in the parking analysis process is to determine if the parking supply is adequate to 
accommodate the projected parking demand; if the parking supply is not adequate, recommendations are to 
be provided to accommodate the projected parking demand. 

8.1 PARKING DEMAND 

The project includes the construction of a Primrose School on property previously utilized as a Rite Aid 
Pharmacy, which will be renovated to accommodate the proposed project.  A parking occupancy study was 
performed between Tuesday, June 3, 2025 through Thursday, June 5, 2025, at the existing Primrose School 
site at 45215 Primrose Lane in Canton Michigan.  This site is the same size and operations as this proposed 
project in Plymouth and was utilized to calculate the projected parking demand associated with the existing 
site operations. The existing parking occupancy data collection was performed for a period of three (3) days 
(72-hours) in 1-minute intervals.  The average parking demand for the three (3) was calculated and used in 
this analysis. The parking occupancy data calculated by obtaining a baseline occupancy count of the parking 
lot and then collecting ingress and egress vehicles at the site access driveway. The average existing parking 
occupancy data is summarized in Exhibit 1 and the raw data is attached. 
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Exhibit 1: Average Daily Primrose Parking Demand 

 

 

8.2 PARKING SUPPLY 

Review of the City of Plymouth Ordinance shows that that 52 parking spaces are required for the Primrose 
School land use.  The proposed development includes 27 spaces within the parking lot for the use and the 
O’Reilly’s will share an additional 9 parking spaces at the rear of the site.  The resulting total parking supply 
for this project is 35 spaces and therefore does not meet ordnance requirements. 

This parking evaluation was performed to determine if the proposed parking supply will be adequate to 
accommodate the proposed use. The results of the evaluation are summarized in Table 9 and show that there 
will be adequate parking to accommodate the peak parking demand for this site.   

Table 9: Parking Summary 

Land Uses 

Plymouth Ordinance 
Parking 

Requirements 
(spaces) 

Project Peak 
Parking Demand 

(spaces) 

Child Care Center 52 35 

Parking Lot Supply 36 36 

Difference -16 1 

Additionally, it was noted in the data collection that the majority of vehicles parked at the site were employees.  
Parents and caregivers had a very high turnover rate and did not have long occupancy times in the lot.  In 
order to provide the optimal opportunity for parking turnover, it is recommended that staff are directed to park 
in the 9 spaces at the rear of the school and also to occupy the spaces furthest away from the door.  This will 
leave the spaces adjacent to the sidewalk available for that parents and caregivers.  This also reduces the 
potential for children to traverse the parking lot and remain curbside for this pick-up / drop-off times. 
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9 CONCLUSIONS 

The conclusions of this TIS are as follows: 

1. Existing Conditions (2025) 

• The results of the existing conditions analysis indicates that all study intersection approaches and 
movements are expected to operate acceptably, at LOS D or better during ALL peak periods, with the 
following exceptions: 

o Ann Arbor Road & Main Street: The northbound and southbound left-turn movements are 
currently operating at LOS E, during the PM peak hour.. Occasional periods of vehicle queues 
were observed; however, these vehicle queues were observed to be processed through the signal 
within each cycle length, leaving minimal residual vehicle queuing. 

2. Background Conditions (2027) 

• A conservative annual background growth rate of 0.5% per year was utilized to project the existing 
2025 traffic volumes to the site buildout year of 2027. No background developments were identified. 

• The results of the background conditions analysis indicates that all approaches and movements at the 
study intersections will continue to operate in a manner similar to the existing conditions analysis, with 
the following additional impacts to LOS:  

o Ann Arbor Road & Main Street: The eastbound shared through-right movement is expected to 
operate at LOS E during the PM peak hour. 

3. Future Conditions (2027) 

• The results of the future conditions analysis indicate that all approaches and movements at the study 
intersections are expected to operate in a manner similar to the background conditions analysis, with 
the following additional impacts to LOS: 

o Ann Arbor Road & Main Street: The southbound shared through-right movement is expected 
to operate at LOS E during the PM peak hour. Although the Synchro LOS analysis indicates 
poor operations for the southbound shared through-right movement, review of SimTraffic 
network simulations indicates acceptable operations in a manner similar to background 
conditions.  

4. Site Access Driveways 

• Review of the proposed site access driveways showed the following 95th percentile queue lengths as 
summarized below  

o S. Site Drive at Ann Arbor Road: 170-feet (6-7 vehicles)  

o E. Site Drive at Main Street: 72-feet (2-3 vehicles)  

• It is recommended that wayfinding is provided to parent and caregivers for the students attending 
Primrose School to direct them to egress the site via Main Street.  This will help with vehicles going 
both east and south of the site. 

5. Auxiliary Turn Lane Warrants 

• The results of the auxiliary turn lane evaluation indicates that a westbound right-turn lane is warranted 
along Ann Arbor Road at the proposed S. Site Drive.  

• The constructability of a right-turn lane may not be feasible due to the proximity of the driveway to the 
existing signalized intersection of Ann Arbor Road & Main Street.  

6. Parking Analysis 

• A parking occupancy study was at the existing Primrose School site at 45215 Primrose Lane in Canton 
Michigan.  This site is the same size and operations as this proposed project in Plymouth and was 
utilized to calculate the projected parking demand associated with the existing site operations.  
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• The existing parking occupancy data collection was performed for a period of three (3) days (72-hours)
in 1-minute intervals.

• The average parking demand for the three (3) was calculated and used in this analysis. The parking
occupancy data calculated by obtaining a baseline occupancy count of the parking lot and then
collecting ingress and egress vehicles at the site access driveway.

• Review of the data showed an average peak parking demand of 35 spaces and the site will provide
36 spaces to accommodate the proposed operations.

• It was noted in the data collection that the majority of vehicles parked at the site were employees.  It
is recommended that staff are directed to park in the 9 spaces shared with O’Reilly’s and also to
occupy the spaces furthest away from the door.  This will leave the spaces adjacent to the building
and sidewalk available for that parents and caregivers.

10 RECOMMENDATIONS 

The recommendations of this TIS are summarized as follows: 

• It is recommended that wayfinding is provided to parents and caregivers for the students attending
Primrose School to direct them to egress the site via Main Street.  This will help with vehicles going
both east and south of the site.

• A stop bar and pavement markings are recommended in the parking lot at the S. Site Drive approach
to communicate to drivers to not block the intersection at the S. Site Drive.

• School employees should be directed to use the 9 shared parking spaces with the O’Reilly Auto Parts,
and those spaces located furthest from the entrance, allowing parents and caregivers to utilize the
parking spots closest to the sidewalk adjacent to the building.

Any questions related to this memorandum, study, analysis, and results should be addressed to Fleis & 
VandenBrink.  

I hereby certify that this engineering document was prepared by me or 
under my direct personal supervision and that I am a duly licensed 
Professional Engineer under the laws of the State of Michigan. 

Attachments: Figures 1 – 7 
Site Plan 
Traffic Volume Data 
Signal Timing Permit 
SEMCOG Data 
Synchro / SimTraffic Results 
Auxiliary Turn Lane Warrants DRAFT
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COLORED
ELEVATIONS
EXTERIOR

RENDERING



ELEVATION KEYED NOTES
1
2
3
4
5

LIGHTING

6

60" ROUND LED LIGHTED SIGN (INTERNALLY LIT). SEE 6/A2.4 FOR MOUNTING DETAIL
KNOX BOX OR APPROVED EQUAL. COORDINATE LOCATION WITH LOCAL FIRE OFFICIAL
4' - 0" HIGH SOLID VINYL FENCE WITH (2) 3' - 0"W GATES. COLOR TO MATCH "ARCTIC WHITE"
BEIGE ALUMINUM PLAQUE W/6" REFLECTIVE BLACK VINYL NUMBERS. PROVIDED BY 1 HOUR
SIGN. COORDINATE LOCATION WITH LOCAL FIRE OFFICIAL.
4" REFLECTIVE NUMBERS SEE SIGNAGE PACKAGE

X

EXTERIOR FINISH LEGEND
MARK DESCRIPTION SPECIFICATION
ST-1 STONE SILL COLOR AND PROFILE TO MATCH EXISTING
BR-1 BRICK BRICK TO MATCH EXISTING
DR - 1 HALF LITE DOORS EXTERIOR INSULATED METAL HALF LITE DOOR; COLOR

(EXTERIOR): WHITE.

DR - 2 METAL PANEL DOOR EXTERIOR INSULATED METAL DOOR; COLOR (EXTERIOR):
WHITE.

WIN - 1 VINYL WINDOWS BUILDER SERIES 1100 SINGLE HUNG. COLOR: WHITE.
SEE WINDOW SCHEDULE.

SCALE:

EAST
ELEVATION

 1/8"=1'-0"
1

A-4.0

SCALE:

SOUTH
ELEVATION

 1/8"=1'-0"
2

A-4.0 SCALE:

NORTH
ELEVATION

 1/8"=1'-0"
3

A-4.0

SCALE:

WEST
ELEVATION

 1/8"=1'-0"
4

A-4.0

4

DR - 3 STOREFRONT  DOOR
3 5

6 6

2

EXTERIOR INSULATED METAL FULL LITE DOOR;
STOREFRONT SYSTEM, COLOR: ANODIZED ALUMINUM

DR-1 DR-1 DR-2 DR-2

DR-2DR-3DR-3

DR-3

WIN-1 WIN-1
WIN-1

WIN-1

WIN-1

WIN-1

ST-1ST-1ST-1

ST-1
BR-1 BR-1

17
'-1

1"

17
'-1

1"

2

EXTERIOR
ELEVATIONS

A-4.0
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SCALE:
N FIT PLAN 

 1/8"=1'-0"

BUILDING: ±11,042 SF
PLAYGROUND: MICHIGAN REQUIREMENT: PROVIDES AT LEAST 1200 SQUARE FEET OF OUTDOOR PLAY AREA. MORE THAN 1,200 SQUARE FEET OF OUTDOOR PLAY AREA MAY BE REQUIRED WHEN

THE MINIMUM AMOUNT IS NOT  ADEQUATE FOR THE NUMBER OF CHILDREN FOR WHICH THE CENTER IS LICENSED

PLAYGROUND REQUIRED:  ± 1,200 SF

CLASSROOM

AGES RATIO MAX GROUP SIZE SQUARE FOOTAGE / FTE TOTAL SQUARE FOOTAGE PROPOSED CAPACITY

PSFC MI PROPOSED PSFC MI PROPOSED PSFC MI PROPOSED PSFC MI PROPOSED REQUIRED PROPOSED CHILD STAFF
A1 - INFANTS 0 - 12 MONTHS 0 - 30 MONTHS 0 - 12 MONTHS 1:4 1:4 1:4 8 12 8 50 50 50 400 420 8 2

A2 - INFANTS 0 - 12 MONTHS 0 - 30 MONTHS 0 - 12 MONTHS 1:4 1:4 1:4 8 12 8 50 50 50 400 420 8 2

B1 - TODDLERS 12 - 24 MONTHS 0 - 30 MONTHS 12 - 30 MONTHS 1:6 1:4 1:4 12 12 12 35 50 50 600 620 12 3

B2 - TODDLERS 12 - 24 MONTHS 0 - 30 MONTHS 12 - 30 MONTHS 1:6 1:4 1:4 12 12 12 35 50 50 600 620 12 3

EP1 - EARLY PRESCHOOL 24 - 29 MONTHS 30 MOS - 3 YRS 30 - 35 MONTHS 1:8 1:8 1:8 16 16 16 35 35 35 560 580 16 2

EP2 - EARLY PRESCHOOL 30 - 35 MONTHS 30 MOS - 3 YRS 30 - 35 MONTHS 1:8 1:8 1:8 16 16 16 35 35 35 560 580 16 2

PW - PATHWAYS 30 - 42 MONTHS 30 MOS - 3 YRS 30 - 42 MONTHS 1:8 1:8 1:8 16 16 16 35 35 35 560 575 16 2

C1 - PRESCHOOL 3 YEARS 3 - 4 YEARS 3 - 4 YEARS 1:12 1:10 1:10 24 30 20 35 35 35 700 715 20 2

C2 - PRESCHOOL 3 YEARS 3 - 4 YEARS 3 - 4 YEARS 1:12 1:10 1:10 24 30 20 35 35 35 700 715 20 2

D1 - PRE KINDERGARTEN 4 YEARS 4 YEARS 4 YEARS 1:12 1:12 1:12 24 36 24 35 35 35 840 855 24 2

D2 - PRE KINDERGARTEN 4 YEARS 4 YEARS 4 YEARS 1:12 1:12 1:12 24 36 24 35 35 35 840 855 24 2

TOTALS: 6760 6955 176 24
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FIT PLAN

FP-1.0

128.28 sf

461.38 sf

11,321.73 sf

RECEPTION

82.84 sf

RISER

173.06 sf

RESOURCE

108.37 sf

STAFF/
CONFERENCE

DRIVE THRU OVERHANG
TO BE REMOVED

WARMING
KITCHEN

NEW EXTERIOR DOORS

NEW EXTERIOR DOOR

NEW EXTERIOR DOOR

DOORS TO BE INFILLED

CHILD
TOILET

CHILD
TOILET

469.47 sf

OFFICE

649.86 sf

CLASSROOM PW
16 CHILDREN

(560 SF REQ'D.)
575 SF ACTUAL

O
UT

D
O

O
R

ST
O

RA
G

E

5'-0"

5'
-0

"

CAR SEAT

CHILD
TOILET

CHILD
TOILET

VESTIBULE

NEW VESTIBULE

610.9 sf 610.9 sf

ADULT
TOILET

CLASSROOM EP1
16 CHILDREN

(560 SF REQ'D.)
580 SF ACTUAL

CLASSROOM EP2
16 CHILDREN

(560 SF REQ'D.)
580 SF ACTUAL

710.35 sf

710.27 sf

CLASSROOM B2
12 CHILDREN

(600 SF REQ'D.)
620 SF ACTUAL

CLASSROOM B1
12 CHILDREN

(600 SF REQ'D.)
620 SF ACTUAL

CHILD
TOILET

CHILD
TOILET

CLASSROOM A1
8 CHILDREN

(400 SF REQ'D.)
420 SF ACTUAL

CLASSROOM A2
8 CHILDREN

(400 SF REQ'D.)
420 SF ACTUAL

889.75 sf

752.37 sf

MEDIA

LAUNDRY/
STORAGE

CHILD
TOILET

CHILD
TOILET

CT CT

891.05 sfCLASSROOM D1
24 CHILDREN

(840 SF REQ'D.)
855 SF ACTUAL

CLASSROOM D2
24 CHILDREN

(840 SF REQ'D.)
855 SF ACTUAL

CHILD
TOILET

CHILD
TOILET

CT CT

752.56 sf

CLASSROOM C1
20 CHILDREN

(700 SF REQ'D.)
715 SF ACTUAL

CLASSROOM C2
20 CHILDREN

(700 SF REQ'D.)
715 SF ACTUAL

ADULT
TOILET

STOR

DF

5'
-0

"

01/08/202506/17/2025

A-3.0
01/08/202501/08/202506/17/2025
25004



PRESCHOOL / AFTER SCHOOL - BELT SWINGSPRESCHOOL / AFTER SCHOOL - FIRE TRUCK UNIT WITH SHADE TOPPER

EARLY PRESCHOOL - PB GROUND UNIT WITH SHADE TOPPEREARLY PRESCHOOL - MAXPLAY TOT SWINGS EARLY PRESCHOOL - TOT TREE

PRIMROSE PATCH

INFANT - 3 PANEL UNIT WITH 12'X12'X8' INDEPENDENT SHADE

SCALE:

8
A4.0

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

9
A4.0

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

7
A4.0

VINYL FENCE ELEVATION
1/2" = 1'-0"

4'-
0"

2"
6 1

/2"
2'-

9"
6 1

/2"
2"

5" 8" TYP.

1" MIN

SOLID TONGUE & GROOVE
VINYL FENCE.
COLOR: WHITE

+ SWINGING GATE SURFACES
WITHIN 10 INCHES OF THE FINISH
FLOOR OR GROUND MEASURED
VERTICALLY SHALL HAVE A
SMOOTH SURFACE ON THE PUSH
SIDE EXTENDING THE FULL
WIDTH OF THE GATE. PARTS
CREATING HORIZONTAL OR
VERTICAL JOINTS IN THESE
SURFACES SHALL BE WITHIN 1/16
INCH OF THE SAME PLANE AS
THE OTHER. CAVITIES CREATED
BY ADDED KICK PLATES SHALL BE
CAPPED.

SCALE:

5
A4.0

GATE ELEVATION
1/2" = 1'-0"

GATE HARDWARE:
SGXSX25
COLOR BLACK

2 1/2" x 12ga. POST.
COLOR: BLACK

RIBBED CHANNEL RAIL 1
7/16" X 1 1/2" X 14ga.
COLOR: BLACK

LOCKBOX
PROVIDED
WITH KIT

ADJUSTABLE WIDTH,
24" H MOUNTING
PLATE

PANIC EXIT DEVICE WITH
ALARM (WHERE APPLICABLE)
AND MOUNTING PLATE, 24"
TALL. MODEL #6047-B48 BY
DAC INDUSTRIES INC.  2 1/2"
SQ.FENCE POST. COLOR:
BLACK BAR & PLATE.
COLOR: BLACK.

1"
4'-0"

2"

1"
4'-

0"
 O

R 
6'-

0"

5'-
8"

3"

3'-
6"

2"

5 1
/2"

GATE HARDWARE:
SGXSX25
COLOR BLACK

2 1/2" x 12ga. POST
COLOR: BLACK

LOCKBOX
PROVIDED
WITH KIT

ADJUSTABLE WIDTH,
24" H MOUNTING PLATE

PANIC EXIT DEVICE WITH
ALARM (WHERE APPLICABLE)
AND MOUNTING PLATE, 24"
TALL. MODEL #6045-B48 BY
DAC INDUSTRIES INC.  2 1/2"
SQ. FENCE POST. COLOR:
BLACK BAR & PLATE.
COLOR: BLACK.

EMBEDDED
GATE
POSTS INTO
CONCRETE
FOOTING

BLACK VINYL
COATED CHAIN
LINK FENCE

2"
4'-0"

2"

2"

1"
4'-

0"

BRACKET

11/2" MONAGE PLUS
RAIL. 14 GA. COLOR:
BLACK.

POST 2 1/2" SQ. x
12GA. COLOR: BLACK.

CONCRETE
FOOTING.

FENCE HEIGHTS:
6' - 0" H. @ PERIMETER FENCE
4' - 0" H. @ FRONT OF BUILDING

1 1
/8"

5'-
10

 7/
8"

2 1
/4"

5 1
/2"

7'-11 1/2"

Minimal recommended fallzone
Area 37 sq. meter

Perimeter 27 meter

Minimal recommended fallzone
Area 29 sq. meter

Perimeter 20 meter

TOT
SEAT

200202836

TOT
SEAT

200202836

TOT TREE 2-12

24
'

19'

20
'-7

"

23'-8"

11.3 11.3 11.3 11.3

11.3 11.3 11.311.3

W
H

EE
LC

H
AI

R
TU
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IN

G
AR

EA

Minimal recommended
fallzone

Area 1004 sq. feet
Perimeter 44 meter

16
.6

16
.6

16
.6

16
.6

Minimal recommended
fallzone

Area 45 sq. meter
Perimeter 31 meter
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EARLY PRESCHOOL PLAYGROUND EQUIPMENT2
A4.0 SCALE: NTS

                                                                                                                  

AFTER SCHOOL/PRESCHOOL PLAYGROUND EQUIPMENT1
A4.0 SCALE: NTS

                                                                                                                                        

ARTIFICIAL TURF4
A4.0 SCALE: 3/4" = 1'-0"

                                          

Minimal recommended fallzone
Area 368 sq. feet
Perimeter 72 feet

19'

22
'-4

"

1% MIN SLOPE

GEOTEXTILE FABRIC
2X6 MIN PRESSURE TREATED
WITH NON-TOXIC PRESERVANT
2 X 12 MAX FOR RETAINING
SEE GRADING PLAN

BOLT 2x TO FENCE POST
W/ (2) THROUGH CAP BOLTS
NUTS TO FACE OUT

NAIL OR TACK FIELD TURF
TO NAILER @ 8" o.c.

12"X6" P.I.P CONC. ROLLDOWN
3/4" RADIUS ON ALL EXPOSED
EDGES, RUBBED FINISH

W/ 3/4" DEEP XGRASS INFILL
X-GRASS PER SPECS

2X4 PRESSURE TREATED
WITH NON-TOXIC PRESERVANT,
RAMSET OR TAPCON @ 24" o.c.
& NAIL OR TACK FIELD TURF
TO NAILER @ 8" o.c.

INFILL FLUSH TO
TOP OF WALK

INFILL 3/4" ABV BOARD

4" COMPACTED BASE BY XGRASS

95% MIN COMPACTED FILL
PER SOILS REPORT

NOTES:
FALL SURFACING SHALL COMPLY WITH ASTM F1951 FOR WHEELCHAIR ACCESSIBILITY & ASTM F1292 FOR FALL ATTENUATION.

1'-6"

5 1
/2"

SCALE:

6
A4.0

CHAIN LINK FENCE
   3/4" = 1'-0"

2" MESH BLACK VINYL COATED CHAIN
LINK FENCE FABRIC.

FENCE POST CAP
1 3/8" VINYL COATED TOP RAIL

2" DIA. POST 8' O.C. MAX. VINYL
COATED (2 1/2" DIA. END, PULL AND
CORNER POST)

INTERMEDIATE RAIL @ FENCE OVER
4'-0" HIGH VINYL COATED

PLAYGROUND

1 1/2" DIA. BOTTOM RAIL VINYL
COATED

8" DIA. CONCRETE FOOTING
(10" DIA. @ GATES AND
CORNERS)

3" CLEAR AT BOTTOM

GATE LATCHES:
AUTO-LATCH BY DAC
INDUSTRIES
800-888-9768

YOUNGER
PLAYGROUND

2 1
/2"

4'-
0"

 O
R 

6'-
0"

8'
-0

" T
O

 1
0'

-0
"

SEE PLAN EPS, PS & EXP PLAYGROUNDS
12'-0" INFANT PLAYGROUND

POWDER COATED
GREEN STEEL POLE

BEIGE PRIMROSE LOGO

FOREST GREEN
FABRIC TOP

SHADE SHELTER3
A4.0 SCALE: 1/4" = 1'-0"

                                                           

PLAYGROUND
DETAILS

A-4.0
25004
01/08/2025

SHEET NO.

80
0 A

NN
 A

RB
OR

 R
D

PL
YM

OU
TH

, M
I

JOB NO.

DATE

#
DA

TE
TY

PE

1 2 3 4 5 6 7 8 9

REVISIONS

17
71

0 D
etr

oit
 A

ve
nu

e  
   L

ak
ew

oo
d, 

Oh
io 

 44
10

7
Ph

on
e (

21
6)

  5
21

-5
13

4  
    

   F
ax

 (2
16

) 5
21

-4
82

4
ww

w.
ad

aa
rch

ite
cts

.co
m

TH
ES

E 
DO

CU
ME

NT
S 

CO
NT

AI
N 

IN
FO

RM
AT

IO
N 

PR
OP

RI
ET

AR
Y 

TO
 A

DA
 A

RC
HI

TE
CT

S,
 IN

C.
UN

AU
TH

OR
IZ

ED
 U

SE
 O

F 
TH

ES
E 

DO
CU

ME
NT

S 
IS

 E
XP

RE
SS

LY
 P

RO
HI

BI
TE

D 
UN

LE
SS

 A
GR

EE
D 

UP
ON

 IN
 W

RI
TI

NG
.

P
R
IM
R
O
S
E

 S
C
H
O
O
LS
:

P
LY

M
O

U
TH

, M
I

PRELIM
INARY

NOT  FOR  C
ONSTRUCTION

01/08/202506/17/2025



SITE SIGNAGE PACKAGE2
A5.0 SCALE: NTS

                                                            

FLAG POLE
FOUNDATION

ALUMINUM FLASH COLLAR

25'-0" HIGH ALUMINUM FLAG
POLE (OVERALL HEIGHT MAY
CHANGE PER LOCAL JURISDICTION
REQUIREMENTS)

ALUMINUM CLEAT

48
" M

AX
A.

D.
A.

 A
CC

ES
SI

BL
E 

RE
AC

H 
HE

IG
HT

FLAG POLE5
A5.0 SCALE: 1" = 1'-0"

                                

3 1/4" WIDE TRIM BOARD. PAINT.

WALL STUDS.

CONTINUOUS SEALANT
@ PERIMETER, TYPICAL.

PROVIDE 2x BLOCKING AT SIGN
ATTACHMENT POINTS AS REQUIRED

(4) 5/16" DIA. x 4 1/2" LAG
BOLTS. PAINT HEADS TO
MATCH SIGN COLOR.

PROVIDE J-BOX FOR SIGN
POWER. REFER TO
ELECTRICAL DRAWINGS

SIGN MOUNTING1
A5.0 SCALE: 1" = 1'-0"

                                            

MONUMENT SIGN3
A5.0 SCALE: 1/2" = 1'-0"

                                                

(ONE SIDE)
SIGN AREAS

OVERALL STRUCTURE= 54 SF

NOTE:
PREPARE SUBGRADE PER
SOILS REPORT RECOMM.

3'
-6

"

WRAP T.O. SIGN
WITH METAL
COPING TO
MATCH BUILDING
PARAPET CAP

BOARD AND BATTEN SIDING
TO  MATCH BUILDING.
2 1/2" WIDE @1' - 6" O.C.

4" HARDIE
TRIM

BRICK TO
MATCH
BUILDING

2" CAPSTONE
W/ 1" OVERHANG

60" DIAMETER
SIGN FACE

48 BAR DIA.
LAP (MIN.)

2" CAPSTONE ON
MORTAR BED

P.T. 4X4 SET
INTO CMU CELL

P.T. 2X4 BLOCKING

WRAP T.O. SIGN WITH METAL
COPING TO MATCH BUILDING
PARAPET CAP

4" DEEP L.E.D. SIGN CABINET.
ATTACH TO 4X4

P.T. 2X4 BLOCKING
AREA

WRAP T.O. SIGN WITH
METAL COPING TO
MATCH BUILDING
PARAPET CAP

4" DEEP L.E.D.
SIGN CABINET.
ATTACH TO 4X4

60" DIA. SIGN
CABINET

BOARD AND BATTEN SIDING
ON 1/2" CEMENT BOARD

1/2" CEMENT BOARD

BOARD AND BATTEN SIDING
TO MATCH BUILDING

P.T. 4X4
SET INTO
CMU CELL

ELEVATION

2" CAPSTONE  W/
1" OVERHANG

CONT. THRU-WALL FLASHING WITH
WEEP HOLES @ 24" O.C., GROUT
CAVITY BELOW FLASHING (TYP.)

8"x16"x16" CMU FILLED

#5 TRANSVERSE BAR @ 24"O.C.
2'-0"W x 1'-0"T CONCRETE
FOOTING W/(3)#5 REBAR CONT.

DOWEL WITH STANDARD A.C.I.
HOOK.  MATCH VERT.  BAR SIZE.

1"

6 1/2"

9 1/2"

11 1/2"

4"

1"

1'-
10

"

3"

2'-2"
SECTION 2

3"
1'-

0"

9'-8"
SECTION 1

EQ EQ 1'-6"1'-6"

9'-0"

8'-
0"

2'-
0"

6'-
0"

EQ
EQ

FINAL SIGN PLACEMENT SHALL BE AGREED UPON
BETWEEN CONTRACTOR AND FRANCHISE OWNER

WHITE MAILBOX.

(2) 14" DIA.  LOGOS, 6MM
POLYMETAL w/ FULL COLOR
PRINT.
LOGO: TATE OLIVE GREEN
BM HC112.
BACKGROUND: SW6119
ANTIQUE WHITE.

MOUNT LOGO SIGN
PANELS USING (4)
GALVANIZED SCREWS
w/ WASHERS FLUSH
MOUNTED & TOUCHED
UP TO MATCH
BACKGROUND COLOR.

6'-0" PVC POST.
COLOR: WHITE.

4'-
0"

 A
.F

.G
. M

AX
.

VE
RI

FY
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GH

T 
W

/ L
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OS
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OF
FI

CE

5'-
4"

1'-
8"

 M
IN

.

USPS MAIL BOX4
A5.0 SCALE: 3/4" = 1'-0"

                                         

SIGNS ARE FOR ILLUSTRATIVE PURPOSES
ONLY AND SHALL BE PERMITTED SEPARATELY
IN ACCORDANCE WITH THE LAND
DEVELOPMENT CODE SIGN ORDINANCE.

DUMPSTER ELEVATION6
A5.0 SCALE: 1/4" = 1'-0"

                                                           

T.O. SLAB
ELEV. = 0'-0"

T.O. WATERTABLE
ELEV. = 3'-0" AFF

T.O. SLAB
ELEV. = 0'-0"

T.O. WATERTABLE
ELEV. = 3'-0" AFF

T.O. WATERTABLE
ELEV. = 3'-0" AFF

T.O. CMU
ELEV. = 7'-4" AFF

T.O. SLAB
ELEV. = 0'-0"

T.O. CMU
ELEV. = 7'-4" AFF

T.O. CMU
ELEV. = 7'-4" AFF

PRECAST CONCRETE SLOPED CAP

4" HARDIE TRIM BOARD, TYP.

PRECAST CONCRETE WATER
TABLE

BRICK TO MATCH BUILDING

PRECAST CONCRETE SLOPED CAP

4" HARDIE TRIM BOARD, TYP.

HARDIE - BOARD AND BATTEN
SIDING

PRECAST CONCRETE WATER
TABLE

BRICK TO MATCH BUILDING

PRECAST CONCRETE SLOPED CAP

4" HARDIE TRIM BOARD,
TYP @ CORNERS

HARDIE BOARD AND BATTEN
SIDING

PRECAST CONCRETE WATER
TABLE

BRICK TO MATCH BUILDING

4" RIBBED 20 GA min METAL
SIDING. PAINT "TATE OLIVE".

CANE BOLT
EACH GATE

STEEL ANGLE FRAME ALL SIDES

6"DIA STEEL POST

(LEFT SIDE OPPOSITE, SIMILAR)

REAR ELEVATION

RIGHT SIDE  ELEVATION

FRONT ELEVATION

4'-
8"

2'-0"
O.C.3'-4"

HARDIE - BOARD AND BATTEN
SIDING

2'-0"
O.C.

10'-8" M.O.

13'-4"

16
'-8

"

GATE POST: 6" DIA. STEEL
PIPE, WITH 18" DIA. x 48"
DEEP FOOTING.

(2) 6"DIA POSTS W/ 18"
DIA. x 36" DEEP FOOTING
FOR DUMPSTER STOP

6" CONC SLAB

#5 REBAR IN GROUT
FILLED CELL AT 32"
O.C. VERT. (TYP.).

CONFIRM REQUIRED INSIDE
DIMENSIONS WITH  THE LOCAL
SOLID WASTE MANAGEMENT CO. 3/4" DIA. x 1" DP. RECESS

IN PAVEMENT FOR CANE
BOLT AT CLOSED &  90 DG.
OPEN POSITIONS

(1) #5 REBAR IN GROUT,
EACH CELL VERT. IN (1)
FULL BLOCK MIN.

8"

3'-2" 3'-2"

1'-4"

4" 4"

1'-4"

3'-
4"

MO
2'-

0"

9'-2"
CLEAR WHEN OPEN

DUMPSTER PLAN7
A5.0 SCALE: 3/8" = 1'-0"
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PLANS PREPARED BY:

AERIAL MAP
SCALE: 1" = 100'±

SOURCE: GOOGLE EARTH PRO

PLAN REFERENCE MATERIALS:
1. THIS PLAN SET REFERENCES THE FOLLOWING DOCUMENTS

INCLUDING, BUT NOT LIMITED TO:
ALTA/NSPS LAND TITLE SURVEY PREPARED BY
STONEFIELD ENGINEERING & DESIGN DATED
04/16/2025
ARCHITECTURAL PLANS PREPARED BY ADA ARCHITECTS
DATED 06/16/2025
AERIAL MAP OBTAINED FROM GOOGLE EARTH PRO
06/13/2025
LOCATION MAP OBTAINED FROM USGS ONLINE MAPS
06/13/2025

2. ALL REFERENCE MATERIAL LISTED ABOVE SHALL BE
CONSIDERED A PART OF THIS PLAN SET AND ALL INFORMATION
CONTAINED WITHIN THESE MATERIALS SHALL BE UTILIZED IN
CONJUNCTION WITH THIS PLAN SET. THE CONTRACTOR IS
RESPONSIBLE TO OBTAIN A COPY OF EACH REFERENCE AND
REVIEW IT THOROUGHLY PRIOR TO THE START OF
CONSTRUCTION.

COVER SHEET

C-1

R

Know what's below
Call before you dig.

LOCATION / KEY MAP
SCALE: 1" = 2,000'±

SOURCE: USGS NATIONAL MAPPER

ZONING MAP
SCALE: 1" = 100'±

SOURCE: CITY OF PLYMOUTH, WAYNE COUNTY MICHIGAN OFFICIAL ZONING MAP

FOR

APPLICANT
PRIMROSE SCHOOLS

JASON LANG
3200 WINDY HILL ROAD SE
ATLANTA, GEORGA 30339

470-233-7664
JLANG@PRIMROSESCHOOLS.COM

OWNER
ANN ARBOR ROAD ENTERPRISES LLC

800 ANN ARBOR ROAD
PLYMOUTH, MICHIGAN 48170

ARCHITECT
ADA ARCHITECTS

MARISSA STADLER
17710 DETROIT AVENUE

LAKEWOOD, OHIO 44107
216-521-5134

MSTADLER@ADAARCHITECTS.COM

SHEET INDEX
DRAWING TITLE SHEET #
COVER SHEET C-1

DEMOLITION PLAN C-2

SITE PLAN C-3

GRADING PLAN C-4

DRAINAGE AREA MAPS C-5

UTILITY PLAN C-6

LIGHTING PLAN C-7

LANDSCAPING PLAN & DETAILS C-8 TO C-9

CONSTRUCTION DETAILS C-10 TO C-11

SITE

Rutherford, NJ · New York, NY · Salem, MA
Princeton, NJ · Tampa, FL · Birmingham, MI

www.stonefieldeng.com

555 S. Old Woodward Avenue, Suite 12L, Birmingham, MI 48009

Phone 248.247.1115

ADDITIONAL SHEETS
DRAWING TITLE SHEET #
ALTA / NSPS LAND TITLE SURVEY 1 OF 1

PROJECT
SITE

ARC: ANN ARBOR
ROAD CORRIDOR

RM-1: MULTIPLE-FAMILY
RESIDENTIAL

B-1: LOCAL BUSINESS

R-1: SINGLE FAMILY
RESIDENTIAL DISTRICT

P-1: VEHICULAR
PARKING

PROJECT
SITE
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X FOUND BENT
IRON ROD

EAST 1/4 CORNER
SECTION 34,

TOWN 1 SOUTH, RANGE 8 EAST

BENCHMARK #1
FIRE HYDRANT
ELEV= 710.81 (NAVD88)

SIGN:
"NO TURN ON RED"

SIGN:
"CUSTOMER
PARKING ONLY"

OVERHANG FEMA
FLOOD ZONE
BOUNDARY LINE

12 FOOT WIDE PUBLIC
UTILITY EASEMENT (PER
PLAT)

10 FOOT WIDE
DTE EASEMENT
(APPROX
LOCATION)
L 37345, P 233
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EXISTING INLET GRATE TO
REMAIN AND BE PROTECTED
THROUGHOUT
CONSTRUCTION

EXISTING INLET GRATE TO
REMAIN AND BE PROTECTED
THROUGHOUT
CONSTRUCTION

EXISTING LIGHT POLE TO
REMAIN AND BE PROTECTED

THROUGHOUT
CONSTRUCTION

EXISTING BOLLARDS TO REMAIN
AND BE PROTECTED THROUGHOUT
CONSTRUCTION (4 TYP.)

EXISTING ELECTRICAL METER TO REMAIN
AND BE PROTECTED THROUGHOUT
CONSTRUCTION

EXISTING GAS METER TO
REMAIN AND BE PROTECTED

THROUGHOUT
CONSTRUCTION

EXISTING DRIVE THRU STRIPING
TO BE REMOVED

EXISTING DO NOT ENTER
STRIPING TO BE REMOVED

EXISTING CLEAN OUTS TO REMAIN AND
BE PROTECTED THROUGHOUT

CONSTRUCTION

EXISTING GAS LINE TO REMAIN
AND BE PROTECTED

THROUGHOUT CONSTRUCTION

EXISTING BOLLARD TO REMAIN AND BE
PROTECTED THROUGHOUT

CONSTRUCTION

PROPOSED SAWCUT LINE /
LIMITS OF ASPHALT

REMOVAL PROPOSED SAWCUT LINE /
LIMITS OF ASPHALT
REMOVAL

PROPOSED SAWCUT LINE /
LIMITS OF ASPHALT
REMOVAL

LIMIT OF CURB &
GUTTER REMOVAL

LIMIT OF CURB &
GUTTER REMOVAL

LIMIT OF CURB
REMOVAL

LIMIT OF CURB
REMOVAL

LIMIT OF CURB
REMOVAL

LIMIT OF CURB &
GUTTER REMOVAL

DEMOLITION NOTES

1. THE WORK REFLECTED ON THE DEMOLITION PLAN IS TO PROVIDE
GENERAL INFORMATION TOWARDS THE EXISTING ITEMS TO BE
DEMOLISHED AND/OR REMOVED. THE CONTRACTOR IS RESPONSIBLE
TO REVIEW THE ENTIRE PLAN SET AND ASSOCIATED
REPORTS/REFERENCE DOCUMENTS  INCLUDING ALL DEMOLITION
ACTIVITIES AND INCIDENTAL TASKS NECESSARY TO COMPLETE THE
SITE IMPROVEMENTS.

2. THE CONTRACTOR IS RESPONSIBLE TO DETERMINE THE MEANS AND
METHODS OF DEMOLITION ACTIVITIES.

3. EXPLOSIVES SHALL NOT BE USED UNLESS WRITTEN CONSENT FROM
BOTH THE OWNER AND ANY APPLICABLE GOVERNING AGENCY IS
OBTAINED. BEFORE THE START OF ANY EXPLOSIVE PROGRAM, THE
CONTRACTOR IS RESPONSIBLE TO OBTAIN ALL LOCAL, STATE, AND
FEDERAL PERMITS. ADDITIONALLY, THE CONTRACTOR WILL BE
RESPONSIBLE FOR ALL SEISMIC TESTING AS REQUIRED AND ANY
DAMAGES AS THE RESULT OF SAID DEMOLITION PRACTICES.

4. ALL DEMOLITION ACTIVITIES SHALL BE PERFORMED IN ACCORDANCE
WITH LOCAL, STATE, AND FEDERAL CODES.  THE CONTRACTOR IS
RESPONSIBLE FOR ENSURING ALL UTILITIES ARE DISCONNECTED IN
ACCORDANCE WITH THE UTILITY AUTHORITY'S REQUIREMENTS
PRIOR TO STARTING THE DEMOLITION OF ANY STRUCTURE.  ALL
EXCAVATIONS ASSOCIATED WITH DEMOLISHED STRUCTURES OR
REMOVED TANKS SHALL BE BACKFILLED WITH SUITABLE MATERIAL
AND COMPACTED TO SUPPORT SITE AND BUILDING IMPROVEMENTS.
A GEOTECHNICAL ENGINEER SHOULD BE PRESENT DURING
BACKFILLING ACTIVITIES TO OBSERVE AND CERTIFY THAT BACKFILL
MATERIAL WAS COMPACTED TO A SUITABLE CONDITION.

5. DEMOLISHED DEBRIS SHALL NOT BE BURIED ON SITE. ALL
WASTE/DEBRIS GENERATED FROM DEMOLITION ACTIVITIES SHALL BE
DISPOSED OF IN ACCORDANCE WITH ALL LOCAL, STATE AND
FEDERAL REQUIREMENTS. THE CONTRACTOR IS RESPONSIBLE TO
MAINTAIN ALL RECORDS OF THE DISPOSAL TO DEMONSTRATE
COMPLIANCE WITH THE ABOVE REGULATIONS.
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GRAPHIC SCALE IN FEET

0' 40'20'20'

1" = 20'

DEMOLITION PLAN

C-2

SYMBOL DESCRIPTION

FEATURE TO BE REMOVED / DEMOLISHED

LOD LIMIT OF DISTURBANCE

R

Know what's below
Call before you dig.

ALL SITE FEATURES WITHIN THE LIMIT OF
DISTURBANCE INDICATED ON THIS PLAN ARE TO
BE REMOVED / DEMOLISHED UNLESS OTHERWISE
NOTED. ALL SITE FEATURE OUTSIDE OF THE LIMIT
OF DISTURBANCE ARE TO REMAIN AND BE
PROTECTED THROUGHOUT CONSTRUCTION
UNLESS OTHERWISE NOTED. THE CONTRACTOR
SHALL NOTIFY STONEFIELD ENGINEERING &
DESIGN, LLC. IF SIGNIFICANT DISCREPANCIES ARE
DISCERNED BETWEEN THIS PLAN AND FIELD

CONDITIONS

ALL SITE UTILITIES ARE TO REMAIN AND BE
PROTECTED THROUGHOUT CONSTRUCTION

UNLESS OTHERWISE NOTED.
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12 FOOT WIDE PUBLIC
UTILITY EASEMENT (PER
PLAT)

10 FOOT WIDE
DTE EASEMENT
(APPROX
LOCATION)
L 37345, P 233

X

X X X X X X X X
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8' 8' 8' 9'

24
'
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24
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31.9'

5.
5'

15
'

74
.4

'
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ET

BA
C

K

75 FT FRONT YARD SETBACK

20 FT REAR YARD SETBACK

10
 F

T
 S

ID
E 

Y
A

R
D

 S
ET

BA
C

K

19.5'26'

9'

19
.4

'

9'

22
'

16.2'

16
.8

'

5.
5'

6'6'

5.
3'

PROPOSED 4'
INTERIOR FENCE

LIMIT OF PROPOSED
CURB AND GUTTER

LIMIT OF PROPOSED
CURB AND GUTTER

LIMIT OF PROPOSED
CURB AND GUTTER

LIMIT OF PROPOSED CURB

LIMIT OF PROPOSED CURB

LIMIT OF PROPOSED
CURB AND GUTTER

PROPOSED 6' EXTERIOR
FENCE

PROPOSED 4" BLUE
STRIPING FOR ALL ADA
PARKING STALLS(TYP.)

PROPOSED VAN-ACCESSIBLE
ADA SPACE WITH SIGN ON

BOLLARD (TYP.)

PROPOSED
RAMP (TYP.)

LIMIT OF PROPOSED CURB

PROPOSED 4" YELLOW
STRIPING FOR ALL NON-ADA

PARKING STALLS (TYP.)

PROPOSED TRASH ENCLOSURE
(SEE ARCHITECTURAL PLANS)

PROPOSED 4" CONCRETE
SIDEWALK (TYP.)

PROPOSED
FLAG POLE

PROPOSED 6" CONCRETE
CURB AND GUTTER (TYP.)

PROPOSED AFTER SCHOOL
PLAYGROUND ±2,285 SF

PROPOSED PRESCHOOL
PLAYGROUND ±2,034 SF

PROPOSED EARLY
PRESCHOOL PLAYGROUND
±1,462 SF

PROPOSED INFANT
PALYGROUND ±1,129 SF

EXISTING FULL
MOVEMENT DRIVEWAY

EXISTING FULL
MOVEMENT DRIVEWAY

PROPOSED DO NOT
ENTER SIGN

PROPOSED 4" CONCRETE
SIDEWALK (TYP.)

EXISTING SIGN TO BE
MODIFIED

EXISTING WALL
(TYP.)

PROPOSED BUILDING
VESTIBULE ±136 SF

PROPOSED BOLLARD
(TYP.)

PROPOSED BUILDING
DOOR (TYP.)

PROPOSED 6' CRASH
RATED FENCE

PROPOSED
GATE (TYP.)

PROPOSED FLUSH
CURB (TYP.)

PROPOSED SAWCUT
LINE (TYP.)

GENERAL NOTES

1. THE CONTRACTOR SHALL VERIFY AND FAMILIARIZE THEMSELVES
WITH THE EXISTING SITE CONDITIONS AND THE PROPOSED SCOPE
OF WORK (INCLUDING DIMENSIONS, LAYOUT, ETC.) PRIOR TO
INITIATING THE IMPROVEMENTS IDENTIFIED WITHIN THESE
DOCUMENTS. SHOULD ANY DISCREPANCY BE FOUND BETWEEN THE
EXISTING SITE CONDITIONS AND THE PROPOSED WORK THE
CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING & DESIGN,
LLC. PRIOR TO THE START OF CONSTRUCTION.

2. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS AND
ENSURE THAT ALL REQUIRED APPROVALS HAVE BEEN OBTAINED
PRIOR TO THE START OF CONSTRUCTION. COPIES OF ALL REQUIRED
PERMITS AND APPROVALS SHALL BE KEPT ON SITE AT ALL TIMES
DURING CONSTRUCTION.

3. ALL CONTRACTORS WILL, TO THE FULLEST EXTENT PERMITTED BY
LAW, INDEMNIFY AND HOLD HARMLESS STONEFIELD ENGINEERING &
DESIGN, LLC. AND IT'S SUB-CONSULTANTS FROM AND AGAINST ANY
DAMAGES AND LIABILITIES INCLUDING ATTORNEY'S FEES ARISING
OUT OF CLAIMS BY EMPLOYEES OF THE CONTRACTOR IN ADDITION
TO CLAIMS CONNECTED TO THE PROJECT AS A RESULT OF NOT
CARRYING THE PROPER INSURANCE FOR WORKERS COMPENSATION,
LIABILITY INSURANCE, AND LIMITS OF COMMERCIAL GENERAL
LIABILITY INSURANCE.

4. THE CONTRACTOR SHALL NOT DEVIATE FROM THE PROPOSED
IMPROVEMENTS IDENTIFIED WITHIN THIS PLAN SET UNLESS APPROVAL
IS PROVIDED IN WRITING BY STONEFIELD ENGINEERING & DESIGN,
LLC.

5. THE CONTRACTOR IS RESPONSIBLE TO DETERMINE THE MEANS AND
METHODS OF CONSTRUCTION.

6. THE CONTRACTOR SHALL NOT PERFORM ANY WORK OR CAUSE
DISTURBANCE ON A PRIVATE PROPERTY NOT CONTROLLED BY THE
PERSON OR ENTITY WHO HAS AUTHORIZED THE WORK WITHOUT
PRIOR WRITTEN CONSENT FROM THE OWNER OF THE PRIVATE
PROPERTY.

7. THE CONTRACTOR IS RESPONSIBLE TO RESTORE ANY DAMAGED OR
UNDERMINED STRUCTURE OR SITE FEATURE THAT IS IDENTIFIED TO
REMAIN ON THE PLAN SET. ALL REPAIRS SHALL USE NEW MATERIALS
TO RESTORE THE FEATURE TO ITS EXISTING CONDITION AT THE
CONTRACTORS EXPENSE.

8. CONTRACTOR IS RESPONSIBLE TO PROVIDE THE APPROPRIATE SHOP
DRAWINGS, PRODUCT DATA, AND OTHER REQUIRED SUBMITTALS
FOR REVIEW. STONEFIELD ENGINEERING & DESIGN, LLC. WILL REVIEW
THE SUBMITTALS IN ACCORDANCE WITH THE DESIGN INTENT AS
REFLECTED WITHIN THE PLAN SET.

9. THE CONTRACTOR IS RESPONSIBLE FOR TRAFFIC CONTROL IN
ACCORDANCE WITH MANUAL ON UNIFORM TRAFFIC CONTROL
DEVICES, LATEST EDITION.

10. THE CONTRACTOR IS REQUIRED TO PERFORM ALL WORK IN THE
PUBLIC RIGHT-OF-WAY IN ACCORDANCE WITH THE APPROPRIATE
GOVERNING AUTHORITY AND SHALL BE RESPONSIBLE FOR THE
PROCUREMENT OF STREET OPENING PERMITS.

11. THE CONTRACTOR IS REQUIRED TO RETAIN AN OSHA CERTIFIED
SAFETY INSPECTOR TO BE PRESENT ON SITE AT ALL TIMES DURING
CONSTRUCTION & DEMOLITION ACTIVITIES.

12. SHOULD AN EMPLOYEE OF STONEFIELD ENGINEERING & DESIGN, LLC.
BE PRESENT ON SITE AT ANY TIME DURING CONSTRUCTION, IT DOES
NOT RELIEVE THE CONTRACTOR OF ANY OF THE RESPONSIBILITIES
AND REQUIREMENTS LISTED IN THE NOTES WITHIN THIS PLAN SET.
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GRAPHIC SCALE IN FEET

0' 40'20'20'

1" = 20'

SITE PLAN

C-3

OFF-STREET PARKING REQUIREMENTS
CODE SECTION REQUIRED PROPOSED

§ 78-163(a)(11) CHILD CARE CENTER: 38 SPACES(1)

1 SPACE PER 400 SF OF UFA PLUS

1 SPACE PER EMPL. ON LARGEST SHIFT

(8,800 SF)(1 SPACE/400 SF)= 22 SPACES

(16 EMPLOYEES)=16 SPACES

TOTAL: 22 + 16 = 38 SPACES

§ 78-163(b)(13) 90° PARKING:

9 FT X 20 FT 9 FT X 18.2 FT (EN)

20 FT TWO-WAY AISLE 24 FT AISLE

12 FT ONE-WAY AISLE 15 FT AISLE

(EN)

(1)

EXISTING NON-CONFORMITY

SHARED PARKING AGREEMENT WITH ADJACENT PARCEL TO THE WEST

SYMBOL DESCRIPTION

SAWCUT LINE

PROPOSED CURB

PROPOSED FLUSH CURB

PROPOSED BUILDING

PROPOSED CONCRETE

SETBACK LINE

PROPOSED 6' CRASH
RATED FENCE

PROPOSED BUILDING DOORS

PROPOSED SIGNS / BOLLARDS

PROPERTY LINE

LAND USE AND ZONING
PID: 49-010-04-0001-003

ANN ARBOR ROAD CORRIDOR DISTRICT (ARC)

PROPOSED USE

CHILD CARE CENTER SPECIAL LAND USE

ZONING REQUIREMENT REQUIRED PROPOSED

MINIMUM LOT AREA N/A 39,275 SF

MAXIMUM BUILDING HEIGHT 30 FT (2 STORIES) 20.3 FT

MINIMUM FRONT YARD SETBACK 75 FT(1) 74.4 FT (EN)

MINIMUM SIDE YARD SETBACK 10 FT 0.0 FT (EN)

MINIMUM REAR YARD SETBACK 20 FT 32.6 FT

OUTDOOR PLAY AREA 500 SF PER CHILD(2)

88,000 SF
6,910 SF
(40 SF/ CHILD) (V)

(V)

(EN)

(1)

(2)

VARIANCE

EXISTING NON-CONFORMITY

§ 78-162(b)(1) WHEN PARKING IS FURNISHED BETWEEN THE BUILDING AND THE
STREET, A FRONT YARD SETBACK OF NOT LESS THAN 75 FT SHALL BE PROVIDED

(176 CHILDREN)(500 SF/CHILD)= 88,000 SF

PROPOSED CURB AND GUTTER

PROPOSED 6'
EXTERIOR FENCE

X X X
PROPOSED 4'
INTERIOR FENCE
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X
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X FOUND BENT
IRON ROD

EAST 1/4 CORNER
SECTION 34,

TOWN 1 SOUTH, RANGE 8 EAST

BENCHMARK #1
FIRE HYDRANT
ELEV= 710.81 (NAVD88)

SIGN:
"NO TURN ON RED"

SIGN:
"CUSTOMER
PARKING ONLY"

FEMA
FLOOD ZONE
BOUNDARY LINE

X

X X X X X X X X

FF 710.00

FF 710.00

FF 710.00

FF 710.00 FF 710.00

FF 710.00

G 710.00(EX)

G 711.00(EX)
G 710.00(EX)

G 709.60(EX)

G 707.82(EX)

G 708.40(EX)
G 709.90

G 709.90
G 710.00

G 709.90
G 710.00

G 709.90
G 710.00

G 709.05(EX)

TC 709.75
BC 709.25TC 709.85

BC 709.35 TC 709.85
BC 709.35FC 709.35

G 709.00 TC 709.10
BC 708.60

TC 709.60
BC 709.10

TC 709.10
BC 708.60

TC 708.65
BC 708.15

70
9

TC 709.85
BC 709.35

TC 709.85
BC 709.35

TC 709.85
BC 709.35

TC 709.30
BC 708.80

TC 709.30
BC 708.80

TC 707.50
BC 707.00

TC 708.50
BC 708.00

TC 708.90
BC 708.40

TC 710.15
BC 709.65

707

TC 709.00
BC 708.50

708
709

708.65G 708.65
709

710

708

GRADING NOTES

1. ALL SOIL AND MATERIAL REMOVED FROM THE SITE SHALL BE
DISPOSED OF IN ACCORDANCE WITH LOCAL, STATE, AND FEDERAL
REQUIREMENTS.  ANY GROUNDWATER DE-WATERING PRACTICES
SHALL BE PERFORMED UNDER THE SUPERVISION OF A QUALIFIED
PROFESSIONAL.  THE CONTRACTOR IS REQUIRED TO OBTAIN ALL
NECESSARY PERMITS FOR THE DISCHARGE OF DE-WATERED
GROUNDWATER.  ALL SOIL IMPORTED TO THE SITE SHALL BE
CERTIFIED CLEAN FILL. CONTRACTOR SHALL MAINTAIN RECORDS OF
ALL FILL MATERIALS BROUGHT TO THE SITE.

2. THE CONTRACTOR IS REQUIRED TO PROVIDE TEMPORARY AND/OR
PERMANENT SHORING WHERE REQUIRED DURING EXCAVATION
ACTIVITIES, INCLUDING BUT NOT LIMITED TO UTILITY TRENCHES, TO
ENSURE THE STRUCTURAL INTEGRITY OF NEARBY STRUCTURES AND
STABILITY OF THE SURROUNDING SOILS.

3. PROPOSED TOP OF CURB ELEVATIONS ARE GENERALLY 4 INCHES TO 7
INCHES ABOVE EXISTING GRADES UNLESS OTHERWISE NOTED. THE
CONTRACTOR WILL SUPPLY ALL STAKEOUT CURB GRADE SHEETS TO
STONEFIELD ENGINEERING & DESIGN, LLC. FOR REVIEW AND
APPROVAL PRIOR TO POURING CURBS.

4. THE CONTRACTOR IS RESPONSIBLE TO SET ALL PROPOSED UTILITY
COVERS AND RESET ALL EXISTING UTILITY COVERS WITHIN THE
PROJECT LIMITS TO PROPOSED GRADE IN ACCORDANCE WITH ANY
APPLICABLE MUNICIPAL, COUNTY, STATE AND/OR UTILITY
AUTHORITY REGULATIONS.

5. MINIMUM SLOPE REQUIREMENTS TO PREVENT PONDING SHALL BE AS
FOLLOWS:

CURB GUTTER: 0.50%
CONCRETE SURFACES: 1.00%
ASPHALT SURFACES: 1.00%

6. A MINIMUM SLOPE OF 1.00% SHALL BE PROVIDED AWAY FROM ALL
BUILDINGS. THE CONTRACTOR SHALL ENSURE POSITIVE DRAINAGE
FROM THE BUILDING IS ACHIEVED AND SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IF THIS CONDITION CANNOT BE MET.

7. FOR PROJECTS WHERE BASEMENTS ARE PROPOSED, THE DEVELOPER IS
RESPONSIBLE TO DETERMINE THE DEPTH TO GROUNDWATER AT THE
LOCATION OF THE PROPOSED STRUCTURE. IF GROUNDWATER IS
ENCOUNTERED WITHIN THE BASEMENT AREA, SPECIAL
CONSTRUCTION METHODS SHALL BE UTILIZED AND
REVIEWED/APPROVED BY THE CONSTRUCTION CODE OFFICIAL. IF
SUMP PUMPS ARE UTILIZED, ALL DISCHARGES SHALL BE CONNECTED
DIRECTLY TO THE PUBLIC STORM SEWER SYSTEM WITH APPROVAL
FROM THE GOVERNING STORM SEWER SYSTEM AUTHORITY.

ADA NOTES

1. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN
ANY DIRECTION WITHIN THE ADA PARKING SPACES AND ACCESS
AISLES.

2. THE CONTRACTOR SHALL PROVIDE COMPLIANT SIGNAGE AT ALL
ADA PARKING AREAS IN ACCORDANCE WITH STATE GUIDELINES.

3. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 5.00% RUNNING
SLOPE AND A MAXIMUM OF 2.00% CROSS SLOPE ALONG WALKWAYS
WITHIN THE ACCESSIBLE PATH OF TRAVEL (SEE THE SITE PLAN FOR
THE LOCATION OF THE ACCESSIBLE PATH).  THE CONTRACTOR IS
RESPONSIBLE TO ENSURE THE ACCESSIBLE PATH OF TRAVEL IS 36
INCHES WIDE OR GREATER UNLESS INDICATED OTHERWISE WITHIN
THE PLAN SET.

4. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN
ANY DIRECTION AT ALL LANDINGS.  LANDINGS INCLUDE, BUT ARE
NOT LIMITED TO, THE TOP AND BOTTOM OF AN ACCESSIBLE RAMP,
AT ACCESSIBLE BUILDING ENTRANCES, AT AN AREA IN FRONT OF A
WALK-UP ATM, AND AT TURNING SPACES ALONG THE ACCESSIBLE
PATH OF TRAVEL.  THE LANDING AREA SHALL HAVE A MINIMUM
CLEAR AREA OF 60 INCHES BY 60 INCHES UNLESS INDICATED
OTHERWISE WITHIN THE PLAN SET.

5. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 8.33% RUNNING
SLOPE AND A MAXIMUM 2.00% CROSS SLOPE ON ANY CURB RAMPS
ALONG THE ACCESSIBLE PATH OF TRAVEL.  WHERE PROVIDED, CURB
RAMP FLARES SHALL NOT HAVE A SLOPE GREATER THAN 10.00% IF A
LANDING AREA IS PROVIDED AT THE TOP OF THE RAMP. FOR
ALTERATIONS, A CURB RAMP FLARES SHALL NOT HAVE A SLOPE
GREATER THAN 8.33% IF A LANDING AREA IS NOT PROVIDED AT THE
TOP OF THE RAMP.  CURBS RAMPS SHALL NOT RISE MORE THAN 6
INCHES IN ELEVATION WITHOUT A HANDRAIL.  THE CLEAR WIDTH
OF A CURB RAMP SHALL BE NO LESS THAN 36 INCHES WIDE.

6. ACCESSIBLE RAMPS WITH A RISE GREATER THAN 6 INCHES SHALL
CONTAIN COMPLIANT HANDRAILS ON BOTH SIDES OF THE RAMP
AND SHALL NOT RISE MORE THAN 30” IN ELEVATION WITHOUT A
LANDING AREA IN BETWEEN RAMP RUNS.  LANDING AREAS SHALL
ALSO BE PROVIDED AT THE TOP AND BOTTOM OF THE RAMP.

7. A SLIP RESISTANT SURFACE SHALL BE CONSTRUCTED ALONG THE
ACCESSIBLE PATH AND WITHIN ADA PARKING AREAS.

8. THE CONTRACTOR SHALL ENSURE A MAXIMUM OF ¼ INCHES
VERTICAL CHANGE IN LEVEL ALONG THE ACCESSIBLE PATH.  WHERE
A CHANGE IN LEVEL BETWEEN ¼ INCHES AND ½ INCHES EXISTS,
CONTRACTOR SHALL ENSURE THAT THE TOP ¼ INCH CHANGE IN
LEVEL IS BEVELED WITH A SLOPE NOT STEEPER THAN 1 UNIT
VERTICAL AND 2 UNITS HORIZONTAL (2:1 SLOPE).

9. THE CONTRACTOR SHALL ENSURE THAT ANY OPENINGS (GAPS OR
HORIZONTAL SEPARATION) ALONG THE ACCESSIBLE PATH SHALL
NOT ALLOW PASSAGE OF A SPHERE GREATER THAN ½ INCH.

V
:\D

ET
\2

02
4\

D
ET

-2
40

46
9 

PR
IM

R
O

SE
 S

C
H

O
O

LS
 -

 8
00

 A
N

N
 A

R
BO

R
 R

O
A

D
, P

LY
M

O
U

T
H

, M
I\C

A
D

D
\P

LO
T

\S
D

P-
04

-G
R

A
D

.D
W

G

D
E

SC
R

IP
T

IO
N

SI
T

E
 D

E
V

E
LO

P
M

E
N

T
 P

LA
N

S

P
R

O
P

O
SE

D
 C

H
IL

D
 C

A
R

E
 C

E
N

T
E

R

W
A

Y
N

E
 C

O
U

N
T

Y
, M

IC
H

IG
A

N
 4

81
70

C
IT

Y
 O

F 
P

LY
M

O
U

T
H

80
0 

A
N

N
 A

R
B

O
R

 R
O

A
D

P
ID

: 4
9-

01
0-

04
-0

00
1-

00
3

LICENSED PROFESSIONAL ENGINEER

Bi
rm

in
gh

am
, M

I·
R

ut
he

rf
or

d,
 N

J ·
N

ew
 Y

or
k,

 N
Y

Sa
le

m
, M

A
·

Pr
in

ce
to

n,
 N

J ·
T

am
pa

, F
L

w
w

w
.s

to
ne

fie
ld

en
g.

co
m

55
5 

S.
 O

ld
 W

oo
dw

ar
d 

A
ve

nu
e,

 S
ui

te
 1

2L
, B

ir
m

in
gh

am
, M

I 4
80

09

Ph
on

e 
24

8.
24

7.
11

15

GRAPHIC SCALE IN FEET

0' 40'20'20'

1" = 20'

GRADING PLAN

C-4

RIDGELINE

PROPERTY LINE

SYMBOL DESCRIPTION

PROPOSED GRADING CONTOUR

PROPOSED GRADING RIDGELINE

PROPOSED DIRECTION OF DRAINAGE FLOW

PROPOSED GRADE SPOT SHOT

PROPOSED TOP OF CURB /
BOTTOM OF CURB SPOT SHOT

PROPOSED FLUSH CURB SPOT SHOT

TC 100.50
BC 100.00

G 100.00

FC 100.00

PROPOSED DEPRESSED CURB /
BOTTOM OF CURB SPOT SHOT

DC 100.12
BC 100.00

PROPOSED TOP OF WALL /
BOTTOM OF WALL SPOT SHOT

TW 102.00
BW 100.00

100
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X FOUND BENT
IRON ROD

EAST 1/4 CORNER
SECTION 34,

TOWN 1 SOUTH, RANGE 8 EAST

BENCHMARK #1
FIRE HYDRANT
ELEV= 710.81 (NAVD88)

SIGN:
"NO TURN ON RED"

SIGN:
"CUSTOMER
PARKING ONLY"

OVERHANG FEMA
FLOOD ZONE
BOUNDARY LINE

12 FOOT WIDE PUBLIC
UTILITY EASEMENT (PER
PLAT)

10 FOOT WIDE
DTE EASEMENT
(APPROX
LOCATION)
L 37345, P 233

EXISTING SITE DISTURBANCE DRAINAGE AREA
35,377 SF = IMPERVIOUS AREA C = 0.90
3,897 SF = GRASS, GOOD C = 0.30

39,275 SF = TOTAL AREA C = 0.84
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X FOUND BENT
IRON ROD

EAST 1/4 CORNER
SECTION 34,

TOWN 1 SOUTH, RANGE 8 EAST

BENCHMARK #1
FIRE HYDRANT
ELEV= 710.81 (NAVD88)

SIGN:
"NO TURN ON RED"

SIGN:
"CUSTOMER
PARKING ONLY"

FEMA
FLOOD ZONE
BOUNDARY LINE

70
9

707

708
709

709

710

708

X X X X X X

PROPOSED SITE DISTURBANCE DRAINAGE AREA
30,470 SF = IMPERVIOUS AREA C = 0.90
4,476 SF = ARTIFICIAL TURF C = 0.50
4,329 SF = GRASS, GOOD C = 0.30

39,275 SF = TOTAL AREA C = 0.79

V
:\D

ET
\2

02
4\

D
ET

-2
40

46
9 

PR
IM

R
O

SE
 S

C
H

O
O

LS
 -

 8
00

 A
N

N
 A

R
BO

R
 R

O
A

D
, P

LY
M

O
U

T
H

, M
I\C

A
D

D
\P

LO
T

\S
D

P-
05

-D
R

N
G

.D
W

G

D
E

SC
R

IP
T

IO
N

SI
T

E
 D

E
V

E
LO

P
M

E
N

T
 P

LA
N

S

P
R

O
P

O
SE

D
 C

H
IL

D
 C

A
R

E
 C

E
N

T
E

R

W
A

Y
N

E
 C

O
U

N
T

Y
, M

IC
H

IG
A

N
 4

81
70

C
IT

Y
 O

F 
P

LY
M

O
U

T
H

80
0 

A
N

N
 A

R
B

O
R

 R
O

A
D

P
ID

: 4
9-

01
0-

04
-0

00
1-

00
3

LICENSED PROFESSIONAL ENGINEER

Bi
rm

in
gh

am
, M

I·
R

ut
he

rf
or

d,
 N

J ·
N

ew
 Y

or
k,

 N
Y

Sa
le

m
, M

A
·

Pr
in

ce
to

n,
 N

J ·
T

am
pa

, F
L

w
w

w
.s

to
ne

fie
ld

en
g.

co
m

55
5 

S.
 O

ld
 W

oo
dw

ar
d 

A
ve

nu
e,

 S
ui

te
 1

2L
, B

ir
m

in
gh

am
, M

I 4
80

09

Ph
on

e 
24

8.
24

7.
11

15

DRAINAGE AND UTILITY NOTES

1. THE CONTRACTOR TO PERFORM A TEST PIT PRIOR TO
CONSTRUCTION (RECOMMEND 30 DAYS PRIOR) AT LOCATIONS OF
EXISTING UTILITY CROSSINGS FOR STORMWATER IMPROVEMENTS.
SHOULD A CONFLICT EXIST, THE CONTRACTOR SHALL IMMEDIATELY
NOTIFY STONEFIELD ENGINEERING & DESIGN, LLC. IN WRITING.

2. CONTRACTOR SHALL START CONSTRUCTION OF STORM LINES AT
THE LOWEST INVERT AND WORK UP-GRADIENT.

3. THE CONTRACTOR IS REQUIRED TO CALL THE APPROPRIATE
AUTHORITY FOR NOTICE OF CONSTRUCTION/EXCAVATION AND
UTILITY MARK OUT PRIOR TO THE START OF CONSTRUCTION IN
ACCORDANCE WITH STATE LAW.  CONTRACTOR IS REQUIRED TO
CONFIRM THE HORIZONTAL AND VERTICAL LOCATION OF UTILITIES
IN THE FIELD.  SHOULD A DISCREPANCY EXIST BETWEEN THE FIELD
LOCATION OF A UTILITY AND THE LOCATION SHOWN ON THE PLAN
SET OR SURVEY, THE CONTRACTOR SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IMMEDIATELY IN WRITING.

4. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD OF THE
AS-BUILT LOCATIONS OF ALL PROPOSED UNDERGROUND
INFRASTRUCTURE. THE CONTRACTOR SHALL NOTE ANY
DISCREPANCIES BETWEEN THE AS-BUILT LOCATIONS AND THE
LOCATIONS DEPICTED WITHIN THE PLAN SET. THIS RECORD SHALL BE
PROVIDED TO THE OWNER FOLLOWING COMPLETION OF WORK.

EXCAVATION, SOIL PREPARATION, AND DEWATERING NOTES

1. THE CONTRACTOR IS REQUIRED TO REVIEW THE REFERENCED
GEOTECHNICAL DOCUMENTS PRIOR TO CONSTRUCTION, THESE
DOCUMENTS SHALL BE CONSIDERED A PART OF THE PLAN SET.

2. THE CONTRACTOR IS REQUIRED TO PREPARE SUBGRADE SOILS
BENEATH ALL PROPOSED IMPROVEMENTS AND BACKFILL ALL
EXCAVATIONS IN ACCORDANCE WITH RECOMMENDATIONS BY THE
GEOTECHNICAL ENGINEER OF RECORD.

3. THE CONTRACTOR IS RESPONSIBLE FOR PROVIDING SHORING FOR
ALL EXCAVATIONS AS REQUIRED.  CONTRACTOR SHALL HAVE THE
SHORING DESIGN PREPARED BY A QUALIFIED PROFESSIONAL.
SHORING DESIGNS SHALL BE SUBMITTED TO STONEFIELD
ENGINEERING & DESIGN, LLC. AND THE OWNER PRIOR TO THE START
OF CONSTRUCTION.

4. THE CONTRACTOR IS RESPONSIBLE FOR ENSURING THAT ALL OPEN
EXCAVATIONS ARE PERFORMED AND PROTECTED IN ACCORDANCE
WITH THE LATEST OSHA REGULATIONS.

5. THE CONTRACTOR IS RESPONSIBLE FOR ANY DEWATERING DESIGN
AND OPERATIONS, AS REQUIRED, TO CONSTRUCT THE PROPOSED
IMPROVEMENTS. THE CONTRACTOR SHALL OBTAIN ANY REQUIRED
PERMITS FOR DEWATERING OPERATIONS AND GROUNDWATER
DISPOSAL.

GRAPHIC SCALE IN FEET

0' 40'20'20'

1" = 20'

DRAINAGE AREA
MAPS
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PROPERTY LINE

SYMBOL DESCRIPTION

PROPOSED GRADING CONTOUR

DRAINAGE AREA

100

EXISTING DRAINAGE AREA PROPOSED DRAINAGE AREA

POST DEVELOPMENT
IMPERVIOUS AREA REDUCED
13.9% (4,907 SF) FROM EXISTING
SITE IMPERVIOUS AREA
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PROPOSED CONNECTION TO EXISTING WATER
MAIN  CONTRACTOR TO CONFIRM FEASIBILITY OF

CONNECTION WITH WATER AUTHORITY PRIOR
TO CONSTRUCTION.

PROPOSED 92 LF 4"
DUCTILE IRON FIRE LINE

PROPOSED FIRE LINE
CONNECTION TO BUILDING

PROPOSED FIRE DIRECT
CONNECTION (FDC)

W

DRAINAGE AND UTILITY NOTES

1. THE CONTRACTOR IS REQUIRED TO CALL THE APPROPRIATE
AUTHORITY FOR NOTICE OF CONSTRUCTION/EXCAVATION AND
UTILITY MARK OUT PRIOR TO THE START OF CONSTRUCTION IN
ACCORDANCE WITH STATE LAW.  CONTRACTOR IS REQUIRED TO
CONFIRM THE HORIZONTAL AND VERTICAL LOCATION OF UTILITIES
IN THE FIELD.  SHOULD A DISCREPANCY EXIST BETWEEN THE FIELD
LOCATION OF A UTILITY AND THE LOCATION SHOWN ON THE PLAN
SET OR SURVEY, THE CONTRACTOR SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IMMEDIATELY IN WRITING.

2. THE CONTRACTOR IS RESPONSIBLE TO PROTECT AND MAINTAIN IN
OPERATION ALL UTILITIES NOT DESIGNATED TO BE REMOVED.

3. THE CONTRACTOR IS RESPONSIBLE FOR REPAIRING ANY DAMAGE TO
ANY EXISTING UTILITY IDENTIFIED TO REMAIN WITHIN THE LIMITS OF
THE PROPOSED WORK DURING CONSTRUCTION.

4. A MINIMUM HORIZONTAL SEPARATION OF 10 FEET IS REQUIRED
BETWEEN ANY SANITARY SEWER SERVICE AND ANY WATER LINES. IF
THIS SEPARATION CANNOT BE PROVIDED, A CONCRETE
ENCASEMENT SHALL BE UTILIZED FOR THE SANITARY SEWER SERVICE
AS APPROVED BY STONEFIELD ENGINEERING & DESIGN, LLC.

5. ALL WATER LINES SHALL BE VERTICALLY SEPARATED ABOVE SANITARY
SEWER LINES BY A MINIMUM DISTANCE OF 18 INCHES. IF THIS
SEPARATION CANNOT BE PROVIDED, A CONCRETE ENCASEMENT
SHALL BE UTILIZED FOR THE SANITARY SEWER SERVICE AS APPROVED
BY STONEFIELD ENGINEERING & DESIGN, LLC.

6. THE CONTRACTOR TO PERFORM A TEST PIT PRIOR TO
CONSTRUCTION (RECOMMEND 30 DAYS PRIOR) AT LOCATIONS OF
EXISTING UTILITY CROSSINGS FOR WATER AND SANITARY SEWER
CONNECTION IMPROVEMENTS.  SHOULD A CONFLICT EXIST, THE
CONTRACTOR SHALL IMMEDIATELY NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IN WRITING.

7. THE CONTRACTOR IS RESPONSIBLE FOR COORDINATING GAS,
ELECTRIC AND TELECOMMUNICATION CONNECTIONS WITH THE
APPROPRIATE GOVERNING AUTHORITY.

8. CONTRACTOR SHALL START CONSTRUCTION OF ANY GRAVITY
SEWER AT THE LOWEST INVERT AND WORK UP-GRADIENT.

9. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD SET OF
PLANS REFLECTING THE LOCATION OF EXISTING UTILITIES THAT
HAVE BEEN CAPPED, ABANDONED, OR RELOCATED BASED ON THE
DEMOLITION/REMOVAL ACTIVITIES REQUIRED IN THIS PLAN SET. THIS
DOCUMENT SHALL BE PROVIDED TO THE OWNER FOLLOWING
COMPLETION OF WORK.

10. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD OF THE
AS-BUILT LOCATIONS OF ALL PROPOSED UNDERGROUND
INFRASTRUCTURE. THE CONTRACTOR SHALL NOTE ANY
DISCREPANCIES BETWEEN THE AS-BUILT LOCATIONS AND THE
LOCATIONS DEPICTED WITHIN THE PLAN SET. THIS RECORD SHALL BE
PROVIDED TO THE OWNER FOLLOWING COMPLETION OF WORK.
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PROPOSED DOMESTIC WATER SERVICE

PROPOSED FIRE DIRECT CONNECTION
(FDC)

ALL EXISTING UTILITIES ARE TO
REMAIN AND BE REUTILIZED.
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GENERAL LIGHTING NOTES

1. THE LIGHTING LEVELS DEPICTED WITHIN THE PLAN SET ARE
CALCULATED UTILIZING DATA OBTAINED FROM THE LISTED
MANUFACTURER. ACTUAL ILLUMINATION LEVELS AND PERFORMANCE
OF ANY PROPOSED LIGHTING FIXTURE MAY VARY DUE TO
UNCONTROLLABLE VARIABLES SUCH ARE WEATHER, VOLTAGE
SUPPLY, LAMP TOLERANCE, EQUIPMENT SERVICE LIFE AND OTHER
VARIABLE FIELD CONDITIONS.

2. WHERE APPLICABLE, THE EXISTING LIGHT LEVELS DEPICTED WITHIN
THE PLAN SET SHALL BE CONSIDERED APPROXIMATE. THE EXISTING
LIGHT LEVELS ARE BASED ON FIELD OBSERVATIONS AND THE
MANUFACTURER'S DATA OF THE ASSUMED OR MOST SIMILAR
LIGHTING FIXTURE MODEL.

3. UNLESS NOTED ELSEWHERE WITHIN THIS PLAN SET, THE LIGHT LOSS
FACTORS USED IN THE LIGHTING ANALYSIS ARE AS FOLLOWS:

LIGHT EMITTING DIODES (LED): 0.90
HIGH PRESSURE SODIUM: 0.72
METAL HALIDE: 0.72

4. THE CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING &
DESIGN, LLC. IN WRITING, PRIOR TO THE START OF CONSTRUCTION,
OF ANY PROPOSED LIGHTING LOCATIONS THAT CONFLICT WITH
EXISTING/ PROPOSED DRAINAGE, UTILITY, OR OTHER IMPROVEMENTS.

5. THE CONTRACTOR IS RESPONSIBLE TO PREPARE A WIRING PLAN AND
PROVIDE ELECTRIC SERVICE TO ALL PROPOSED LIGHTING FIXTURES.
THE CONTRACTOR IS REQUIRED TO PREPARE AN AS-BUILT PLAN OF
WIRING AND PROVIDE COPIES TO THE OWNER AND STONEFIELD
ENGINEERING & DESIGN, LLC.
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LIGHTING PLAN

C-7

A  (XX')

X.X

PROPOSED CALCULATION AREA

SYMBOL DESCRIPTION

PROPOSED ISOMETRIC LINE

PROPOSED LIGHTING FIXTURE
(MOUNTING HEIGHT)

PROPOSED LIGHTING INTENSITY
(FOOTCANDLES)

PROPOSED AREA LIGHT

PROPOSED BUILDING MOUNTED  LIGHT

LIGHTING STATISTICS

DESCRIPTION AVERAGE MINIMUM MAXIMUM

OVERALL PARCEL 1.89 FC 0.0 FC 6.4 FC
PROPERTY LINE 0.62 FC 0.0 FC 2.4 FC

OUTDOOR LIGHTING REQUIREMENTS
CODE SECTION REQUIRED PROPOSED

§ 78-204.b.3.a MAXIMUM AT PROPERTY LINE: 2.4 FC (EN)

0.3 FC (1)

§ 78-204.b.6.D MINIMUM LIGHT INTENSITY ON SITE: 0.0 FC (EN)

0.3 FC

§ 78-204.b.6.C AVERAGE MINIMUM LIGHT INTENSITY ON SITE: 1.89 FC

0.5 FC - 20 FT FC (2)

§ 78-204.b.3. PARKING LOT LIGHT INTENSITY: 6.4 FC (EN)

0.4 - 0.6 FC (3)

§ 78-204.b.4 MAXIMUM POLE HEIGHT: 18 FT

20 FT (4)

(1)

(2)

(3)

(4)

§ 78-204.b.3.a LIGHTING FOR USES ADJACENT TO NON-RESIDENTIAL PROPERTIES
SHALL NOT EXCEED 0.3 FC ALONG THE PROPERTY LINE.

§ 78-204.b.3.a AVERAGE MINIMUM LIGHT INTENSITY; 0.5 FC, NOT TO EXCEED A
MAXIMUM OF 20 FC, MEASURED 5 FT ABOVE THE SURFACE

§ 78-204.b.3.b.1 FOR SCHOOLS AND CHILD CARE FACILITIES, ALL PARKING LOTS
MUST BE ILLUMINATED AT LEAST 0.4 FC BUT NOT TO EXCEED 0.6 FC

§ 78-204.b.4 LIGHT FIXTURES SHALL NOT EXCEED A HEIGHT OF 25 FT OR HEIGHT
OF THE BUILDING, WHICHEVER IS LESS.

FIXTURE 'A' & 'B' FIXTURE 'C'

PROPOSED LUMINAIRE SCHEDULE

SYMBOL LABEL QUANTITY SECURITY LIGHTING DISTRIBUTION LLF MANUFACTURER IES FILE

A 5 MIRADA MEDIUM - MRM OUTDOOR LED AREA LIGHT - SINGLE SHIELDED (1) FT 0.9 LSI INDUSTRIES MRM-LED-12L-SIL-FT-40-70 CRI-IL.ies

B 2 MIRADA MEDIUM - MRM OUTDOOR LED AREA LIGHT - DOUBLE @ 180° (1) FT 0.9 LSI INDUSTRIES MRM-LED-09L-SIL-FT-40-70 CRI-IL.IES

C 1 MIRADA OUTDOOR LED WALL SCONCE FT 0.9 LSI INDUSTRIES XWM-FT-LED-04L-30.IES

(1) § 78-204.b.2 FULL CUTOFF SHADES ARE REQUIRED FOR LIGHT SOURCES HIGHER THAN 15 FT. LIGHT
SOURCES SHALL NOT BE DIRECTLY VISIBLE FROM ADJOINING PROPERTIE
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7.
0'

9.8'

6'

EXISTING PARKING LOT
SCREENING TREES TO
REMAIN ALONG WEST ANN
ARBOR ROAD (3 TOTAL)

EXISTING FRONTAGE
PLANTINGS TO REMAIN ALONG
WEST ANN ARBOR ROAD

EXISTING FRONTAGE
PLANTINGS TO REMAIN ALONG
SOUTH MAIN STREET

EXISTING PARKING LOT
SCREENING TREE TO
REMAIN ALONG SOUTH
MAIN STREET (1 TOTAL)

EXISTING STREET TREES TO
REMAIN ALONG WEST ANN
ARBOR ROAD (4 TOTAL)

EXISTING INTERIOR
PARKING LOT TREES TO

REMAIN (3 TOTAL)

EXISTING LAWN AREA
TO REMAIN

EXISTING LAWN AREA
TO REMAIN

3 PHY

18 RUD

20 RUD

11 RUD

EXISTING PARKING
LOT  PLANTINGS TO

REMAIN (TYPICAL)

EXISTING FRONTAGE
PLANTINGS TO REMAIN ALONG
SOUTH MAIN STREET

AREA TO BE
LAWN (TYP.)

4 JUN

AREA TO BE
LAWN (TYP.)

AREA TO BE MULCH

EXISTING EVERGREEN
TREE TO REMAIN (TYP.)

EXISTING DECIDUOUS
TREE TO REMAIN (TYP.)

LANDSCAPING NOTES

1. THE CONTRACTOR SHALL RESTORE ALL DISTURBED GRASS AND
LANDSCAPED AREAS TO MATCH EXISTING CONDITIONS UNLESS
INDICATED OTHERWISE WITHIN THE PLAN SET.

2. THE CONTRACTOR SHALL RESTORE ALL DISTURBED LAWN AREAS
WITH A MINIMUM 4 INCH LAYER OF TOPSOIL AND SEED.

3. THE CONTRACTOR SHALL RESTORE MULCH AREAS WITH A MINIMUM
3 INCH LAYER OF MULCH .

4. THE MAXIMUM SLOPE ALLOWABLE IN LANDSCAPE RESTORATION
AREAS SHALL BE 3 FEET HORIZONTAL TO 1 FOOT VERTICAL (3:1
SLOPE) UNLESS INDICATED OTHERWISE WITHIN THE PLAN SET.

5. THE CONTRACTOR IS REQUIRED TO LOCATE ALL SPRINKLER HEADS
IN AREA OF LANDSCAPING DISTURBANCE PRIOR TO
CONSTRUCTION. THE CONTRACTOR SHALL RELOCATE SPRINKLER
HEADS AND LINES IN ACCORDANCE WITH OWNER'S DIRECTION
WITHIN AREAS OF DISTURBANCE.

6. THE CONTRACTOR SHALL ENSURE THAT ALL DISTURBED
LANDSCAPED AREAS ARE GRADED TO MEET FLUSH AT THE
ELEVATION OF WALKWAYS AND TOP OF CURB ELEVATIONS EXCEPT
UNLESS INDICATED OTHERWISE WITHIN THE PLAN SET. NO ABRUPT
CHANGES IN GRADE ARE PERMITTED IN DISTURBED LANDSCAPING
AREAS.
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GRAPHIC SCALE IN FEET
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LANDSCAPING PLAN

C-8

IRRIGATION NOTE:

IRRIGATION CONTRACTOR TO PROVIDE A DESIGN FOR AN IRRIGATION
SYSTEM SEPARATING PLANTING BEDS FROM LAWN AREA. PRIOR TO
CONSTRUCTION, DESIGN IS TO BE SUBMITTED TO THE PROJECT
LANDSCAPE DESIGNER FOR REVIEW AND APPROVAL. WHERE POSSIBLE,
DRIP IRRIGATION AND OTHER WATER CONSERVATION TECHNIQUES
SUCH AS RAIN SENSORS SHALL BE IMPLEMENTED. CONTRACTOR TO
VERIFY MAXIMUM ON SITE DYNAMIC WATER PRESSURE AVAILABLE
MEASURED IN PSI. PRESSURE REDUCING DEVICES OR BOOSTER PUMPS
SHALL BE PROVIDED TO MEET SYSTEM PRESSURE REQUIREMENTS. DESIGN
TO SHOW ALL VALVES, PIPING, HEADS, BACKFLOW PREVENTION, METERS,
CONTROLLERS, AND SLEEVES WITHIN HARDSCAPE AREAS.

LANDSCAPING AND SCREENING REQUIREMENTS

CODE SECTION REQUIRED PROPOSED

ANN ARBOR STREETSCAPE

§ 78-167.(b)(3) 1 TREE FOR EVERY 40 LF OF FRONTAGE

WEST ANN ARBOR ROAD: 164 FT

(164 FT) * (1 TREE / 40 FT) = 4 TREES 4 EXISTING TREES

PARKING AREA SCREENING

§ 78-167.(e)(1)a. OFF-STREET PARKING SHALL BE BUFFERED FROM
VIEW OF PUBLIC R.O.W.

COMPLIES

§ 78-167.(e)(2)d. MINIMUM WIDTH: 4 FT WEST ANN ARBOR ROAD: 7.0 FT
SOUTH MAIN STREET: 9.8 FT

36" HIGH MASONRY SCREENING WALL REQUIRED EXISTING WALL TO REMAIN

1 TREE FOR EVERY 40 LF OF FRONTAGE

WEST ANN ARBOR ROAD: 117 FT

(117 FT) * (1 TREE / 40 FT) = 3 TREES 3 EXISTING TREES

SOUTH MAIN STREET: 46 FT

(46 FT) * (1 TREE / 40 FT) = 1 TREE 1 EXISTING TREE

INTERIOR PARKING LOT LANDSCAPING

§ 78-168.(a)(1)a. 1 TREE & 100 SF OF LANDSCAPING PER 10 SPACES

(33 SPACES) * (1 TREE / 10 SPACES) = 3 TREES 3 EXISTING TREES

(33 SPACES) * (100 SF / 10 SPACES) = 330 SF 757 SF

§ 78-168.(a)(2) MINIMUM AREA: 60 SF 80 SF

MINIMUM WIDTH: 6 FT 6 FT

R

Know what's below
Call before you dig.

PLANT SCHEDULE
SYMBOL CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

EVERGREEN TREES

JUN 4
JUNIPERUS VIRGINIANA

'J.N. SELECT GREEN'
EMERALD FEATHER

EASTERN REDCEDAR 8` - 10` HT B&B

SHRUBS

PHY 3
PHYSOCARPUS

OPULIFOLIUS 'LITTLE
DEVIL'

LITTLE DEVIL DWARF
NINEBARK 18" - 24" POT

PERENNIALS AND GRASSES

RUD 49 RUDBECKIA FULGIDA YELLOW CONEFLOWER 1 GAL. POT,
24" O.C.

NOTE: IF ANY DISCREPANCIES OCCUR BETWEEN AMOUNTS SHOWN ON THE LANDSCAPE PLAN AND WITHIN THE
PLANT LIST, THE PLAN SHALL DICTATE.
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LANDSCAPING DETAILS

C-9

GENERAL LANDSCAPING NOTES:

1. THE LANDSCAPE CONTRACTOR SHALL FURNISH ALL MATERIALS AND PERFORM ALL WORK IN ACCORDANCE WITH THESE
SPECIFICATIONS, APPROVED OR FINAL DRAWINGS, AND INSTRUCTIONS PROVIDED BY THE PROJECT LANDSCAPE DESIGNER,
MUNICIPAL OFFICIALS, OR OWNER/OWNER'S REPRESENTATIVE.  ALL WORK COMPLETED AND MATERIALS FURNISHED AND
INSTALLED SHALL BE IN STRICT ACCORDANCE WITH THE INTENTION OF THE SPECIFICATIONS, DRAWINGS, AND
INSTRUCTIONS AND EXECUTED WITH THE STANDARD LEVEL OF CARE FOR THE LANDSCAPE INDUSTRY.

2. WORK MUST BE CARRIED OUT ONLY DURING WEATHER CONDITIONS FAVORABLE TO LANDSCAPE CONSTRUCTION AND TO
THE HEALTH AND WELFARE OF PLANTS.  THE SUITABILITY OF SUCH WEATHER CONDITIONS SHALL BE DETERMINED BY THE
PROJECT LANDSCAPE DESIGNER OR GOVERNING MUNICIPAL OFFICIAL.

3. IT IS THE RESPONSIBILITY OF THE LANDSCAPE CONTRACTOR, BEFORE ORDERING OR PURCHASING MATERIALS, TO PROVIDE
SAMPLES OF THOSE MATERIALS TO THE PROJECT LANDSCAPE DESIGNER OR GOVERNING MUNICIPAL OFFICIAL FOR APPROVAL,
IF SO REQUESTED.

4. IF SAMPLES ARE REQUESTED, THE LANDSCAPE CONTRACTOR IS TO SUBMIT CERTIFICATION TAGS FROM TREES, SHRUBS AND
SEED VERIFYING TYPE AND PURITY.

5. UNLESS OTHERWISE AUTHORIZED BY THE PROJECT LANDSCAPE DESIGNER OR GOVERNING MUNICIPAL OFFICIAL, THE
LANDSCAPE CONTRACTOR SHALL PROVIDE NOTICE AT LEAST FORTY-EIGHT HOURS (48 HRS.) IN ADVANCE OF THE
ANTICIPATED DELIVERY DATE OF ANY PLANT MATERIALS TO THE PROJECT SITE.  A LEGIBLE COPY OF THE INVOICE, SHOWING
VARIETIES AND SIZES OF MATERIALS INCLUDED FOR EACH SHIPMENT SHALL BE FURNISHED TO THE PROJECT LANDSCAPE
DESIGNER, OR GOVERNING MUNICIPAL OFFICIAL.

6. THE PROJECT LANDSCAPE DESIGNER OR GOVERNING MUNICIPAL OFFICIAL RESERVES THE RIGHT TO INSPECT AND REJECT
PLANTS AT ANY TIME AND AT ANY PLACE.

PROTECTION OF EXISTING VEGETATION NOTES:

1. BEFORE COMMENCING WORK, ALL EXISTING VEGETATION WHICH COULD BE IMPACTED AS A RESULT OF THE PROPOSED
CONSTRUCTION ACTIVITIES MUST BE PROTECTED FROM DAMAGE BY THE INSTALLATION OF TREE PROTECTION FENCING.
FENCING SHALL BE LOCATED AT THE DRIP-LINE OR LIMIT OF DISTURBANCE AS DEPICTED WITHIN THE APPROVED OR FINAL
PLAN SET, ESTABLISHING THE TREE PROTECTION ZONE.  FENCE INSTALLATION SHALL BE IN ACCORDANCE WITH THE
PROVIDED “TREE PROTECTION FENCE DETAIL.”  NO WORK MAY BEGIN UNTIL THIS REQUIREMENT IS FULFILLED.  THE FENCING
SHALL BE INSPECTED REGULARLY BY THE LANDSCAPE CONTRACTOR AND MAINTAINED UNTIL ALL CONSTRUCTION
ACTIVITIES HAVE BEEN COMPLETED.

2. IN ORDER TO AVOID DAMAGE TO ROOTS, BARK OR LOWER BRANCHES, NO VEHICLE, EQUIPMENT, DEBRIS, OR OTHER
MATERIALS SHALL BE DRIVEN, PARKED OR PLACED WITHIN THE TREE PROTECTION ZONE.  ALL ON-SITE CONTRACTORS SHALL
USE ANY AND ALL PRECAUTIONARY MEASURES WHEN PERFORMING WORK AROUND TREES, WALKS, PAVEMENTS, UTILITIES,
AND ANY OTHER FEATURES EITHER EXISTING OR PREVIOUSLY INSTALLED UNDER THIS CONTRACT.

3. IN RARE INSTANCES WHERE EXCAVATING, FILL, OR GRADING IS REQUIRED WITHIN THE DRIP-LINE OF TREES TO REMAIN, THE
WORK SHALL BE PERFORMED AS FOLLOWS:

TRENCHING: WHEN TRENCHING OCCURS AROUND TREES TO REMAIN, THE TREE ROOTS SHALL NOT BE CUT, BUT THE
TRENCH SHALL BE TUNNELED UNDER OR AROUND THE ROOTS BY CAREFUL HAND DIGGING AND WITHOUT INJURY TO
THE ROOTS.  NO ROOTS, LIMBS, OR WOODS ARE TO HAVE ANY PAINT OR MATERIAL APPLIED TO ANY SURFACE.
RAISING GRADES: WHEN THE GRADE AT AN EXISTING TREE IS BELOW THE NEW FINISHED GRADE, AND FILL NOT
EXCEEDING 6 INCHES (6") IS REQUIRED, CLEAN, WASHED GRAVEL FROM ONE TO TWO INCHES (1" - 2") IN SIZE SHALL BE
PLACED DIRECTLY AROUND THE TREE TRUNK.  THE GRAVEL SHALL EXTEND OUT FROM THE TRUNK ON ALL SIDES A
MINIMUM OF 18 INCHES (18") AND FINISH APPROXIMATELY TWO INCHES (2") ABOVE THE FINISH GRADE AT TREE.  INSTALL
GRAVEL BEFORE ANY EARTH FILL IS PLACED.  NEW EARTH FILL SHALL NOT BE LEFT IN CONTACT WITH THE TRUNK OF ANY
TREE REQUIRING FILL.  WHERE FILL EXCEEDING 6 INCHES (6") IS REQUIRED, A DRY LAID TREE WELL SHALL BE CONSTRUCTED.
IF APPLICABLE, TREE WELL INSTALLATION SHALL BE IN ACCORDANCE WITH THE PROVIDED “TREE WELL DETAIL.”
LOWERING GRADES: EXISTING TREES LOCATED IN AREAS WHERE THE NEW FINISHED GRADE IS TO BE LOWERED, SHALL
HAVE RE-GRADING WORK DONE BY HAND TO THE INDICATED ELEVATION, NO GREATER THAN SIX INCHES (6”).  ROOTS
SHALL BE CUT CLEANLY THREE INCHES (3") BELOW FINISHED GRADE UNDER THE DIRECTION OF A LICENSED ARBORIST.
WHERE CUT EXCEEDING 6 INCHES (6") IS REQUIRED, A DRY LAID RETAINING WALL SHALL BE CONSTRUCTED.  IF APPLICABLE,
THE RETAINING WALL INSTALLATION SHALL BE IN ACCORDANCE WITH THE PROVIDED “TREE RETAINING WALL DETAIL.”

SOIL PREPARATION AND MULCH NOTES:

1. LANDSCAPE CONTRACTOR SHALL OBTAIN A SOIL TEST OF THE IN-SITU TOPSOIL BY A CERTIFIED SOIL LABORATORY PRIOR TO
PLANTING.  LANDSCAPE CONTRACTOR SHALL ALLOW FOR A TWO WEEK TURNAROUND TIME FROM SUBMITTAL OF SAMPLE
TO NOTIFICATION OF RESULTS.

2. BASED ON SOIL TEST RESULTS, ADJUST THE RATES OF LIME AND FERTILIZER THAT SHALL BE MIXED INTO THE TOP SIX INCHES
(6”) OF TOPSOIL.  THE LIME AND FERTILIZER RATES PROVIDED WITHIN THE “SEED SPECIFICATION” OR “SOD SPECIFICATION” IS
APPROXIMATE AND FOR BIDDING PURPOSES ONLY.  IF ADDITIONAL AMENDMENTS ARE NECESSARY, ADJUST THE TOPSOIL AS
FOLLOWS:

MODIFY HEAVY CLAY OR SILT SOILS (MORE THAN 40% CLAY OR SILT) BY ADDING COMPOSTED PINE BARK (UP TO 30% BY
VOLUME) OR GYPSUM.
MODIFY EXTREMELY SANDY SOILS (MORE THAN 85%) BY ADDING ORGANIC MATTER AND/OR DRY, SHREDDED CLAY LOAM
UP TO 30% OF THE TOTAL MIX.

3. TOPSOIL SHALL BE FERTILE, FRIABLE, NATURAL TOPSOIL OF LOAMING CHARACTER, WITHOUT ADMIXTURE OF SUBSOIL
MATERIAL OBTAINED FROM A WELL-DRAINED ARABLE SITE, FREE FROM ALL CLAY, LUMPS, COARSE SANDS, STONES, PLANTS,
ROOTS, STICKS, AND OTHER FOREIGN MATERIAL GREATER THAN ONE INCH (1”).

4. TOPSOIL SHALL HAVE A PH RANGE OF 5.0-7.0 AND SHALL NOT CONTAIN LESS THAN 6% ORGANIC MATTER BY WEIGHT.
5. OBTAIN TOPSOIL ONLY FROM LOCAL SOURCES OR FROM AREAS HAVING SIMILAR SOIL CHARACTERISTICS TO THAT FOUND AT

THE PROJECT SITE.
6. CONTRACTOR SHALL PROVIDE A SIX INCH (6") DEEP LAYER OF TOPSOIL IN ALL PLANTING AREAS.  TOPSOIL SHALL BE SPREAD

OVER A PREPARED SURFACE IN A UNIFORM LAYER TO ACHIEVE THE DESIRED COMPACTED THICKNESS.  THE SPREADING OF
TOPSOIL SHALL NOT BE CONDUCTED UNDER MUDDY OR FROZEN SOIL CONDITIONS.

7. UNLESS OTHERWISE NOTED IN THE CONTRACT, THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR THE
INSTALLATION OF TOPSOIL AND THE ESTABLISHMENT OF FINE-GRADING WITHIN THE DISTURBED AREA OF THE SITE.

8. LANDSCAPE CONTRACTOR SHALL VERIFY THAT THE SUB-GRADE ELEVATION MEETS THE FINISHED GRADE ELEVATION (LESS THE
REQUIRED TOPSOIL), IN ACCORDANCE WITH THE APPROVED OR FINAL GRADING PLAN.

9. ALL LAWN AND PLANTING AREAS SHALL BE GRADED TO A SMOOTH, EVEN AND UNIFORM PLANE WITH NO ABRUPT CHANGE
OF SURFACE AS DEPICTED WITHIN THE APPROVED OR FINAL CONSTRUCTION SET UNLESS OTHERWISE DIRECTED BY THE
PROJECT LANDSCAPE DESIGNER OR MUNICIPAL OFFICIAL.

10. THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROPER SURFACE AND SUBSURFACE PLANT BED DRAINAGE PRIOR TO THE
INSTALLATION OF PLANTINGS.  IF POOR DRAINAGE CONDITIONS EXIST, CORRECTIVE ACTION SHALL BE TAKEN PRIOR TO
INSTALLATION. ALL PLANTING AND LAWN AREAS SHALL BE GRADED AND MAINTAINED TO ALLOW A FREE FLOW OF SURFACE
WATER.

11. DOUBLE SHREDDED HARDWOOD MULCH OR APPROVED EQUAL SHALL BE USED AS A THREE INCH (3") TOP DRESSING IN ALL
SHRUB PLANTING BEDS AND AROUND ALL TREES PLANTED BY LANDSCAPE CONTRACTOR. GROUND COVER, PERENNIAL, AND
ANNUAL PLANTING BEDS SHALL BE MULCHED WITH A TWO INCH (2”) TOP DRESSING.  SINGLE TREES OR SHRUBS SHALL BE
MULCHED TO AVOID CONTACT WITH TRUNK OR PLANT STEM.  MULCH SHALL BE OF SUFFICIENT CHARACTER AS NOT TO BE
EASILY DISPLACED BY WIND OR WATER RUNOFF.

12. WHENEVER POSSIBLE, THE SOIL PREPARATION AREA SHALL BE CONNECTED FROM PLANTING TO PLANTING.
13. SOIL SHALL BE LOOSENED WITH A BACKHOE OR OTHER LARGE COARSE-TILING EQUIPMENT UNLESS THE SOIL IS FROZEN OR

EXCESSIVELY WET.  TILING THAT PRODUCES LARGE, COARSE CHUNKS OF SOIL IS PREFERABLE TO TILING THAT RESULTS IN FINE
GRAINS UNIFORM IN TEXTURE.  AFTER THE AREA IS LOOSENED IT SHALL NOT BE DRIVEN OVER BY ANY VEHICLE.

14. APPLY PRE-EMERGENT WEED CONTROL TO ALL PLANT BEDS PRIOR TO MULCHING.  ENSURE COMPATIBILITY BETWEEN
PRODUCT AND PLANT MATERIAL.

15. ALL PLANTING SOIL SHALL BE AMENDED WITH THE FOLLOWING: 

MYCRO® TREE SAVER - A DRY GRANULAR MYCORRHIZAL FUNGI INOCULANT THAT IS MIXED IN THE BACKFILL WHEN
PLANTING TREES AND SHRUBS.  IT CONTAINS SPORES OF BOTH ECTOMYCORRHIZAL AND VA MYCORRHIZAL FUNGI (VAM),
BENEFICIAL RHIZOSPHERE BACTERIA, TERRA-SORB SUPERABSORBENT HYDROGEL TO REDUCE WATER LEACHING, AND
SELECTED ORGANIC MICROBIAL NUTRIENTS.

DIRECTIONS FOR USE: USE 3-OZ PER EACH FOOT DIAMETER OF THE ROOT BALL, OR 3-OZ PER INCH CALIPER.  MIX INTO THE
BACKFILL WHEN TRANSPLANTING TREES AND SHRUBS. MIX PRODUCT IN A RING-SHAPED VOLUME OF SOIL AROUND THE
UPPER PORTION OF THE ROOT BALL, EXTENDING FROM THE SOIL SURFACE TO A DEPTH OF ABOUT 8 INCHES, AND
EXTENDING OUT FROM THE  ROOT BALL ABOUT 8 INCHES INTO THE BACKFILL. APPLY WATER TO SOIL SATURATION.
MYCOR® TREE SAVER® IS EFFECTIVE FOR ALL TREE AND SHRUB SPECIES EXCEPT RHODODENDRONS, AZALEAS, AND
MOUNTAIN LAUREL, WHICH REQUIRE ERICOID MYCORRHIZAE.
SOIL PH: THE FUNGI IN THIS PRODUCT WERE CHOSEN BASED ON THEIR ABILITY TO SURVIVE AND COLONIZE PLANT ROOTS
IN A PH RANGE OF 3 TO 9.
FUNGICIDES: THE USE OF CERTAIN FUNGICIDES CAN HAVE A DETRIMENTAL EFFECT ON THE INOCULATION PROGRAM. SOIL
APPLICATION OF ANY FUNGICIDE IS NOT RECOMMENDED FOR TWO WEEKS AFTER APPLICATION.
OTHER PESTICIDES: HERBICIDES AND INSECTICIDES DO NOT NORMALLY INTERFERE WITH MYCORRHIZAL FUNGAL
DEVELOPMENT, BUT MAY INHIBIT THE GROWTH OF SOME TREE AND SHRUB SPECIES IF NOT USED PROPERLY.

HEALTHY START MACRO TABS 12-8-8
FERTILIZER TABLETS ARE PLACED IN THE UPPER 4 INCHES OF BACKFILL SOIL WHEN PLANTING TREES AND SHRUBS.
TABLETS ARE  FORMULATED FOR LONG-TERM RELEASE BY SLOW BIODEGRADATION, AND LAST UP TO 2 YEARS AFTER
PLANTING. TABLETS CONTAIN 12-8-8 NPK FERTILIZER, AS WELL AS A MINIMUM OF SEVEN PERCENT (7%) HUMIC ACID BY
WEIGHT, MICROBIAL NUTRIENTS DERIVED FROM SEA KELP, PROTEIN BYPRODUCTS, AND YUCCA SCHIDIGERA, AND A
COMPLEMENT OF BENEFICIAL RHIZOSPHERE BACTERIA. THE STANDARD 21 GRAM TABLET IS SPECIFIED HERE. DIRECTIONS
FOR USE: FOR PLANTING BALLED & BURLAPPED (B&B) TREES AND SHRUBS, MEASURE THE THICKNESS OF THE TRUNK, AND
USE ABOUT 1 TABLET (21-G) PER HALF-INCH. PLACE THE TABLETS DIRECTLY NEXT TO THE ROOT BALL, EVENLY DISTRIBUTED
AROUND ITS PERIMETER, AT A DEPTH OF ABOUT 4 INCHES.

PLANT QUALITY AND HANDLING NOTES:

1. ALL PLANT MATERIAL SHALL CONFORM TO THE AMERICAN STANDARD FOR NURSERY STOCK (ANSI Z60.1-2004) OR LATEST
REVISION AS PUBLISHED BY THE AMERICAN NURSERY AND LANDSCAPE ASSOCIATION.

2. IN ALL CASES, BOTANICAL NAMES LISTED WITHIN THE APPROVED OR FINAL PLANT LIST SHALL TAKE PRECEDENCE OVER
COMMON NAMES.

3. ALL PLANTS SHALL BE OF SELECTED SPECIMEN QUALITY, EXCEPTIONALLY HEAVY, TIGHTLY KNIT, SO TRAINED OR FAVORED IN
THEIR DEVELOPMENT AND APPEARANCE AS TO BE SUPERIOR IN FORM, NUMBER OF BRANCHES, COMPACTNESS AND SYMMETRY.
ALL PLANTS SHALL HAVE A NORMAL HABIT OR SOUND, HEALTHY, VIGOROUS PLANTS WITH WELL DEVELOPED ROOT SYSTEM.
PLANTS SHALL BE FREE OF DISEASE, INSECT PESTS, EGGS OR LARVAE.

4. PLANTS SHALL NOT BE PRUNED BEFORE DELIVERY.  TREES WITH ABRASION OF THE BARK, SUNSCALDS, DISFIGURING KNOTS OR
FRESH CUTS OF LIMBS OVER ONE AND ONE-FOURTH INCHES (1-1/4") WHICH HAVE NOT COMPLETELY CALLOUSED SHALL BE
REJECTED.

5. ALL PLANTS SHALL BE TYPICAL OF THEIR SPECIES OR VARIETY AND SHALL HAVE A NORMAL HABIT OF GROWTH AND BE LEGIBLY
TAGGED WITH THE PROPER NAME AND SIZE.

6. THE ROOT SYSTEM OF EACH PLANT SHALL BE WELL PROVIDED WITH FIBROUS ROOTS.  ALL PARTS SHALL BE SOUND, HEALTHY,
VIGOROUS, WELL-BRANCHED AND DENSELY FOLIATED WHEN IN LEAF.

7. ALL PLANTS DESIGNATED BALL AND BURLAP (B&B) MUST BE MOVED WITH THE ROOT SYSTEM AS SOLID UNITS WITH BALLS OF
EARTH FIRMLY WRAPPED WITH BURLAP.  THE DIAMETER AND DEPTH OF THE BALLS OF EARTH MUST BE SUFFICIENT TO
ENCOMPASS THE FIBROUS ROOT FEEDING SYSTEMS NECESSARY FOR THE HEALTHY DEVELOPMENT OF THE PLANT.  NO PLANT
SHALL BE ACCEPTED WHEN THE BALL OF EARTH SURROUNDING ITS ROOTS HAS BEEN BADLY CRACKED OR BROKEN
PREPARATORY TO OR DURING THE PROCESS OF PLANTING.  THE BALLS SHALL REMAIN INTACT DURING ALL OPERATIONS.  ALL
PLANTS THAT CANNOT BE PLANTED AT ONCE MUST BE HEELED-IN BY SETTING IN THE GROUND AND COVERING THE BALLS
WITH SOIL OR MULCH AND THEN WATERING.  HEMP BURLAP AND TWINE IS PREFERABLE TO TREATED.  IF TREATED BURLAP IS
USED, ALL TWINE IS TO BE CUT FROM AROUND THE TRUNK AND ALL BURLAP IS TO BE REMOVED.

8. PLANTS TRANSPORTED TO THE PROJECT IN OPEN VEHICLES SHALL BE COVERED WITH TARPS OR OTHER SUITABLE COVERS
SECURELY FASTENED TO THE BODY OF THE VEHICLE TO PREVENT INJURY TO THE PLANTS.  CLOSED VEHICLES SHALL BE
ADEQUATELY VENTILATED TO PREVENT OVERHEATING OF THE PLANTS. EVIDENCE OF INADEQUATE PROTECTION FOLLOWING
DIGGING, CARELESSNESS WHILE IN TRANSIT, OR IMPROPER HANDLING OR STORAGE SHALL BE CAUSE FOR REJECTION OF
PLANT MATERIAL.  ALL PLANTS SHALL BE KEPT MOIST, FRESH, AND PROTECTED.  SUCH PROTECTION SHALL ENCOMPASS THE
ENTIRE PERIOD DURING WHICH THE PLANTS ARE IN TRANSIT, BEING HANDLED, OR ARE IN TEMPORARY STORAGE.

9. ALL PLANT MATERIAL SHALL BE INSTALLED IN ACCORDANCE WITH THE CORRESPONDING LANDSCAPE PLAN AND PLANTING
DETAILS.

10. LANDSCAPE CONTRACTOR SHALL MAKE BEST EFFORT TO INSTALL PLANTINGS ON THE SAME DAY AS DELIVERY.  IF PLANTS ARE
NOT PLANTED IMMEDIATELY ON SITE, PROPER CARE SHALL BE TAKEN TO PLACE THE PLANTINGS IN PARTIAL SHADE WHEN
POSSIBLE. THE ROOT BALL SHALL BE KEPT MOIST AT ALL TIME AND COVERED WITH MOISTENED MULCH OR AGED
WOODCHIPS. PROPER IRRIGATION SHALL BE SUPPLIED SO AS TO NOT ALLOW THE ROOT BALL TO DRY OUT. PLANTINGS
SHALL BE UNTIED AND  PROPER SPACING SHALL BE ALLOTTED FOR AIR CIRCULATION AND TO PREVENT DISEASE, WILTING,
AND LEAF LOSS. PLANTS THAT REMAIN UNPLANTED FOR A PERIOD OF TIME GREATER THAN THREE (3) DAYS SHALL BE HEALED
IN WITH TOPSOIL OR MULCH AND WATERED AS REQUIRED TO PRESERVE ROOT MOISTURE.

11. NO PLANT MATERIAL SHALL BE PLANTED IN MUDDY OR FROZEN SOIL.
12. PLANTS WITH INJURED ROOTS OR BRANCHES SHALL BE PRUNED PRIOR TO PLANTING UTILIZING CLEAN, SHARP TOOLS.  ONLY

DISEASED OR INJURED PLANTS SHALL BE REMOVED.
13. IF ROCK OR OTHER UNDERGROUND OBSTRUCTION IS ENCOUNTERED, THE LANDSCAPE DESIGNER RESERVES THE RIGHT TO

RELOCATE OR ENLARGE PLANTING PITS OR DELETE PLANT MATERIAL FROM THE CONTRACT.
14. IF PLANTS ARE PROPOSED WITHIN SIGHT TRIANGLES, TREES SHALL BE LIMBED AND MAINTAINED TO A HEIGHT OF EIGHT FEET

(8') ABOVE GRADE, AND SHRUBS, GROUND COVER, PERENNIALS, AND ANNUALS SHALL BE MAINTAINED TO A HEIGHT NOT TO
EXCEED TWO FEET (2') ABOVE GRADE UNLESS OTHERWISE NOTED OR SPECIFIED BY THE GOVERNING MUNICIPALITY OR
AGENCY.

15. INSTALLATION SHALL OCCUR DURING THE FOLLOWING SEASONS:
PLANTS (MARCH 15 - DECEMBER 15)
LAWNS (MARCH 15 - JUNE 15 OR SEPTEMBER 1 - DECEMBER 1)

16. THE FOLLOWING TREES ARE SUSCEPTIBLE TO TRANSPLANT SHOCK AND SHALL NOT BE PLANTED DURING THE FALL SEASON
(STARTING SEPTEMBER 15):
ABIES CONCOLOR CORNUS VARIETIES OSTRYA VIRGINIANA
ACER BUERGERIANUM CRATAEGUS VARIETIES PINUS NIGRA
ACER FREEMANII CUPRESSOCYPARIS LEYLANDII PLATANUS VARIETIES
ACER RUBRUM FAGUS VARIETIES POPULUS VARIETIES
ACER SACCHARINUM HALESIA VARIETIES PRUNUS VARIETIES
BETULA VARIETIES ILEX X FOSTERII PYRUS VARIETIES
CARPINUS VARIETIES ILEX NELLIE STEVENS QUERCUS VARIETIES (NOT Q. PALUSTRIS)
CEDRUS DEODARA ILEX OPACA SALIX WEEPING VARIETIES
CELTIS VARIETIES JUNIPERUS VIRGINIANA SORBUS VARIETIES
CERCIDIPHYLLUM VARIETIES KOELREUTERIA PANICULATA TAXODIUM VARIETIES
CERCIS CANADENSIS LIQUIDAMBAR VARIETIES TAXUX B REPANDENS
CORNUS VARIETIES LIRIODENDRON VARIETIES TILIA TOMENTOSA VARIETIES
CRATAEGUS VARIETIES MALUS IN LEAF ULMUS PARVIFOLIA VARIETIES

NYSSA SYLVATICA ZELKOVA VARIETIES
17. IF A PROPOSED PLANT IS UNATTAINABLE OR ON THE FALL DIGGING HAZARD LIST, AN EQUIVALENT SPECIES OF THE SAME SIZE

MAY BE REQUESTED FOR SUBSTITUTION OF THE ORIGINAL PLANT. ALL SUBSTITUTIONS SHALL BE APPROVED BY THE PROJECT
LANDSCAPE DESIGNER OR MUNICIPAL OFFICIAL PRIOR TO ORDERING AND INSTALLATION.

18. DURING THE COURSE OF CONSTRUCTION/PLANT INSTALLATION, EXCESS AND WASTE MATERIALS SHALL BE CONTINUOUSLY
AND PROMPTLY REMOVED AT THE END OF EACH WORK DAY.  ALL DEBRIS, MATERIALS, AND TOOLS SHALL BE PROPERLY
STORED, STOCKPILED OR DISPOSED OF AND ALL PAVED AREAS SHALL BE CLEANED.

19. THE LANDSCAPE CONTRACTOR SHALL DISPOSE OF ALL RUBBISH AND EXCESS SOIL AT HIS EXPENSE TO AN OFF-SITE LOCATION
AS APPROVED BY THE LOCAL MUNICIPALITY.

20. A 90-DAY MAINTENANCE PERIOD SHALL BEGIN IMMEDIATELY AFTER ALL PLANTS HAVE BEEN SATISFACTORILY INSTALLED.
21. MAINTENANCE SHALL INCLUDE, BUT NOT BE LIMITED TO, REPLACING MULCH THAT HAS BEEN DISPLACED BY EROSION OR

OTHER MEANS, REPAIRING AND RESHAPING WATER RINGS OR SAUCERS, MAINTAINING STAKES AND GUYS IF ORIGINALLY
REQUIRED, WATERING WHEN NEEDED OR DIRECTED, WEEDING, PRUNING, SPRAYING, FERTILIZING, MOWING THE LAWN, AND
PERFORMING ANY OTHER WORK REQUIRED TO KEEP THE PLANTS IN A HEALTHY CONDITION.

22. MOW ALL GRASS AREAS AT REGULAR INTERVALS TO KEEP THE GRASS HEIGHT FROM EXCEEDING THREE INCHES (3").  MOWING
SHALL BE PERFORMED ONLY WHEN GRASS IS DRY.  MOWER BLADE SHALL BE SET TO REMOVE NO MORE THAN ONE THIRD (1/3)
OF THE GRASS LENGTH.  WHEN THE AMOUNT OF GRASS IS HEAVY, IT SHALL BE REMOVED TO PREVENT DESTRUCTION OF THE
UNDERLYING TURF.  MOW GRASS AREAS IN SUCH A MANNER AS TO PREVENT CLIPPINGS FROM BLOWING ON PAVED AREAS,
AND SIDEWALKS.  CLEANUP AFTER MOWING SHALL INCLUDE SWEEPING OR BLOWING OF PAVED AREAS AND SIDEWALKS TO
CLEAR THEM FROM MOWING DEBRIS.

23. GRASSED AREAS DAMAGED DURING THE PROCESS OF THE WORK SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR, WHO
SHALL RESTORE THE DISTURBED AREAS TO A CONDITION SATISFACTORY TO THE PROJECT LANDSCAPE DESIGNER, MUNICIPAL
OFFICIAL, OR OWNER/OWNER'S REPRESENTATIVE.  THIS MAY INCLUDE FILLING TO GRADE, FERTILIZING, SEEDING, AND
MULCHING.

24. SHOULD THE OWNER REQUIRE MAINTENANCE BEYOND THE STANDARD 90-DAY MAINTENANCE PERIOD, A SEPARATE
CONTRACT SHALL BE ESTABLISHED.

25. LANDSCAPE CONTRACTOR SHALL WATER NEW PLANTINGS FROM TIME OF INSTALL AND THROUGHOUT REQUIRED 90-DAY
MAINTENANCE PERIOD UNTIL PLANTS ARE ESTABLISHED.  IF ON-SITE WATER IS NOT AVAILABLE AT THE PROJECT LOCATION,
THE LANDSCAPE CONTRACTOR SHALL FURNISH IT BY MEANS OR A WATERING TRUCK OR OTHER ACCEPTABLE MANNER.

26. THE QUANTITY OF WATER APPLIED AT ONE TIME SHALL BE SUFFICIENT TO PENETRATE THE SOIL TO A MINIMUM OF EIGHT
INCHES (8") IN SHRUB BEDS AND SIX INCHES (6") IN TURF AREAS AT A RATE WHICH WILL PREVENT SATURATION OF THE SOIL.

27. IF AN AUTOMATIC IRRIGATION SYSTEM HAS BEEN INSTALLED, IT CAN BE USED FOR WATERING PLANT MATERIAL.  HOWEVER,
FAILURE OF THE SYSTEM DOES NOT ELIMINATE THE LANDSCAPE CONTRACTOR'S RESPONSIBILITY OF PLANT HEALTH AND
ESTABLISHMENT.

PLANT MATERIAL GUARANTEE NOTES:

1. THE LANDSCAPE CONTRACTOR SHALL GUARANTEE ALL PLANT MATERIAL FOR A PERIOD OF ONE YEAR (1 YR.) FROM APPROVAL
OF LANDSCAPE INSTALLATION BY THE PROJECT LANDSCAPE DESIGNER, MUNICIPAL OFFICIAL, OR OWNER/OWNER'S
REPRESENTATIVE.

2. THE LANDSCAPE CONTRACTOR SHALL REMOVE AND REPLACE DYING, DEAD, OR DEFECTIVE PLANT MATERIAL AT HIS EXPENSE.
THE LANDSCAPE CONTRACTOR SHALL ALSO BE RESPONSIBLE FOR ANY DAMAGES CAUSED BY HIS COMPANY'S OPERATIONS.

3. ALL REPLACEMENT PLANTS SHALL BE OF THE SAME SPECIES AND SIZE AS SPECIFIED ON THE APPROVED OR FINAL PLANT LIST.
REPLACEMENTS RESULTING FROM REMOVAL, LOSS, OR DAMAGE DUE TO OCCUPANCY OF THE PROJECT IN ANY PART,
VANDALISM, PHYSICAL DAMAGE BY ANIMALS, VEHICLES, ETC., AND LOSSES DUE TO CURTAILMENT OF WATER BY LOCAL
AUTHORITIES SHALL BE APPROVED AND PAID FOR BY THE OWNER.

4. THE CONTRACTOR SHALL INSTRUCT THE OWNER AS TO THE PROPER CARE AND MAINTENANCE OF ALL PLANTINGS.

LAWN (SEED OR SOD) NOTES:

1. SEED MIXTURE SHALL BE FRESH, CLEAN, NEW CROP SEED.  SOD SHALL BE STRONGLY ROOTED, UNIFORM IN THICKNESS, AND
FREE OF WEEDS, DISEASE, AND PESTS.

2. SEED OR SOD SHALL BE PURCHASED FROM A RECOGNIZED DISTRIBUTOR AND SHALL BE COMPOSED OF THE MIX OR BLEND
WITHIN THE PROVIDED “SEED SPECIFICATION” OR “SOD SPECIFICATION.”

3. REFERENCE LANDSCAPE PLAN FOR AREAS TO BE SEEDED OR LAID WITH SOD.
4. SEEDING SHALL NOT BE PERFORMED IN WINDY WEATHER.  IF THE SEASON OF THE PROJECT COMPLETION PROHIBITS

PERMANENT STABILIZATION, TEMPORARY STABILIZATION SHALL BE PROVIDED IN ACCORDANCE WITH THE “TEMPORARY
SEEDING SPECIFICATION.”

5. PROTECT NEW LAWN AREAS AGAINST TRESPASSING WHILE THE SEED IS GERMINATING.  FURNISH AND INSTALL FENCES, SIGNS,
BARRIERS OR ANY OTHER NECESSARY TEMPORARY PROTECTIVE DEVICES.  DAMAGE RESULTING FROM TRESPASS, EROSION,
WASHOUT, SETTLEMENT OR OTHER CAUSES SHALL BE REPAIRED BY THE LANDSCAPE CONTRACTOR AT HIS EXPENSE.  REMOVE
ALL FENCES, SIGNS, BARRIERS OR OTHER TEMPORARY PROTECTIVE DEVICES ONCE LAWN HAS BEEN ESTABLISHED.

NOTES:

1.  FOR CONTAINER-GROWN TREES, USE FINGERS OR SMALL HAND TOOLS TO PULL THE ROOTS OUT OF THE OUTER LAYER OF
POTTING SOIL; THEN CUT OR PULL APART ANY ROOTS CIRCLING THE PERIMETER OF THE CONTAINER.
2. THOROUGHLY SOAK THE TREE ROOT BALL AND ADJACENT PREPARED SOIL SEVERAL TIMES DURING THE FIRST MONTH AFTER
PLANTING AND REGULARLY THROUGHOUT THE FOLLOWING TWO SUMMERS.
3.  SOIL AMENDMENTS:

MODIFY HEAVY CLAY OR SILT SOILS (MORE THAN 40% CLAY OR SILT) BY ADDING COMPOSTED PINE BARK (UP TO 30% BY
VOLUME) OR GYPSUM
MODIFY EXTREMELY SANDY SOILS (MORE THAN 85% SAND) BY ADDING ORGANIC MATTER AND/OR DRY, SHREDDED CLAY
LOAM UP TO 30% OF THE TOTAL MIX

SPACING CHART
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PLANTED ON CENTER (SEE SPACING CHART)
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NOT TO SCALE

NOTES:

1. THOROUGHLY SOAK THE GROUND COVER ROOT BALL AND ADJACENT PREPARED SOIL SEVERAL TIMES DURING THE FIRST MONTH
AFTER PLANTING AND REGULARLY THROUGHOUT THE FOLLOWING TWO SUMMERS.

2. SOIL AMENDMENTS:
MODIFY HEAVY CLAY OR SILT SOILDS (MORE THAN 40% CLAY OR SILT) BY ADDING COMPOSTED PINE BARK (UP TO 30% BY VOLUME) OR
GYPSUM
MODIFY EXTREMELY SANDY SOILDS (MORE THAN 85% SAND) BY ADDING ORGANIC MATTER AND/OR DRY, SHREDDED CLAY LOAM UP
TO 30% OF THE TOTAL MIX

3.     ALL GROUND COVER AREAS SHALL BE TREATED WITH A PRE-EMERGENT PER MANUFACTURER'S SPECIFICATIONS

2" DOUBLE
SHREDDED
HARDWOOD MULCH
(DO NOT PLACE
MULCH AGAINST
THE BASE OF THE
PLANT)

GENTLY PULL ROOTS AWAY
FROM TOPSOIL MASS WITH
FINGERS

BACKFILL SOIL
1 PART SOIL AMENDMENT
(BASED ON SOIL TEST)
3 PARTS NATIVE TOPSOIL

UNDISTURBED SUBGRADE

GROUND COVER/PERENNIAL/ANNUAL
PLANTING DETAIL

NOT TO SCALE

DECIDUOUS AND EVERGREEN SHRUB PLANTING DETAIL
3

4

CONIFEROUS TREE PLANTING DETAIL
NOT TO SCALE

12" TO 18" (FOR
LARGER SHRUB
ROOT BALLS
MAKE DEPTH
MIN. 4" DEEPER
THAN BALL)

BALLED AND BURLAPPED PLANT

PREPARE SOIL IN THE ENTIRE BED USING PROCEDURES OUTLINED IN TABLE (X)

8" TO 12"

CONTAINER PLANT

NOT TO SCALE

MARK NORTH SIDE OF TREE IN
THE NURSERY AND LOCATE TO

THE NORTH IN THE FIELD.

WIRE BASKET TO REMOVED

CUT OFF TWINE, OPEN BURLAP,
CUT AS LOW AS POSSIBLE AND

REMOVE.

X = MINIMUM WIDTH
OF PREPARED SOIL

FOR TREES. SEE TABLE

DIG WIDE SHALLOW HOLE
WITH TAPERED SIDES

TAMP SOIL SOLIDLY AROUND
BASE OF ROOT BALL

SET ROOT BALL ON UNDISTURBED
SOIL PAD IN BOTTOM OF HOLE.

AVOID PURCHASING TREES WITH
TWO LEADERS OR REMOVE ONE

AT PLANTING. OTHERWISE DO
NOT PRUNE TREE AT PLANTING

EXCEPT FOR SPECIFIC
STRUCTURAL CORRECTIONS.

INSTALL (2)  3" dia. 8' LONG CEDAR
POST IN TO UNDISTURBED SOIL,
THEN BACKFILL.  STAKES SHALL
KEEP TREE VERTICAL AND PLUMB.

SECURE STAKES TO TREE USING
2 ARBORTIES.

SET TOP OF TRUE ROOT BALL 1"
TO 2" ABOVE FINISHED GRADE
OR SEVERAL INCHES HIGHER IN
POORLY DRAINING SOILS.

FORM EARTH WATERING
SAUCER AROUND TREE AT EDGE
OF ROOT BALL.

MAXIMUM 3" OF SHREDDED BARK
MULCH. DO NOT PLACE MULCH
WITHIN 6" OF TREE TRUNK.

SOIL TO BE PREPARED PER NOTES
PRIOR TO PLANTING TREE.

4" TO 6" DEEPER
THAN ROOT BALL

PLACE SHRUB IN HOLE REMOVE AS MUCH BURLAP
AS POSSIBLE FROM ROOT BALL.  COMPLETELY
REMOVE ALL PLASTIC OR NYLON STRING. SET

ROOT BALL FLUSH WITH FINISHED GRADE

MAXIMUM 2" MULCH, DO NOT PUT
MULCH WITHIN 4" OF BASE OF PLANT.

SOIL SURFACE ROUGHENED
TO BIND WITH NEW SOILS

SOIL TO BE PREPARED PER
NOTES PRIOR TO
PLANTING TREE.

LAWN OR
PAVING

EXISTING
SUBGRADE

SOIL TO BE PREPARED PER TABLE
PRIOR TO PLANTING TREE.

USE FINGERS OR SMALL
HAND TOOL TO PULL
ROOTS OUT OF BALL.

ARBORTIE DETAIL
NOT TO SCALE

ARBOR TIE
NAILED TO

STAKE

ARBOR TIE

STAKES

TREE

TREE

INSTALLATION GUIDELINES:
1. LOOP TIE AROUND TREE AND NAIL TO CEDAR

STAKE.

2. REMOVE ALL STAKING AND TIES AT END OF FIRST
GROWING SEASON.

3. FOLD ENDS OF ARBORTIE BACK. SECURE TO STAKES
WITH 1" GALVANIZED ROOFING NAIL OR USE A
KNOT.

4. CONSULT LANDSCAPE ARCHITECT FOR STAKING
OF TREES LARGER THAN 6".

5. SOURCES INCLUDE:
GEMPLERS 1-800-332-6744 or GEMPLERS.COM
CSP OUTDOORS 1-800-592-6940 or 

CSPOUTDOORS.COM

WHEN IRRIGATION IS NOT
PROVIDED SPECIFICALLY FOR

THE TREE, TREEGATOR JR. BAGS
ARE RECOMMENDED TO HELP

FACILITATE PROPER WATERING
DURING THE FIRST TWO YEARS.

2

NOTES:

1. FOR THE CONTAINER-GROWN SHRUBS,
USE FINGERS OR SMALL HAND TOOL TO
PULL THE ROOTS OUT OF THE OUTER
LAYER OF POTTING SOIL; THEN CUT OR
PULL APART ANY ROOTS CIRCLING THE
PERIMETER OF THE CONTAINER.

2. THOROUGHLY SOAK THE SHRUB ROOT
BALL AND ADJACENT PREPARED SOIL
SEVERAL TIMES DURING THE FIRST
MONTH AFTER PLANTING AND
REGULARLY THROUGHOUT THE
FOLLOWING TWO SUMMERS.

MODIFY HEAVY CLAY OR SILT SOILS
(MORE THAN 40% CLAY OR SILT) BY
ADDING COMPOSTED PINE BARK (UP
TO 30% BY VOLUME) OR GYPSUM
MODIFY EXTREMELY SANDY SOILS

(MORE THAN 85% SAND) BY ADDING
ORGANIC MATTER AND/OR DRY, SHREDDED
CLAY LOAM UP TO 30% OF THE TOTAL

IRRIGATION DURING ESTABLISHMENT
SIZE AT
PLANTING IRRIGATION FOR VITALITY IRRIGATION FOR SURVIVAL

< 2" CALIPER DAILY FOR TWO WEEKS, EVERY OTHER DAY FOR
TWO MONTHS, WEEKLY UNTIL ESTABLISHED

TWO TO THREE TIMES WEEKLY
FOR TWO TO THREE MONTHS

2"-4 CALIPER DAILY FOR ONE MONTH, EVERY OTHER DAY FOR
THREE MONTHS, WEEKLY UNTIL ESTABLISHED

TWO TO THREE TIMES WEEKLY
FOR THREE TO FOUR MONTHS

4 >" CALIPER DAILY FOR SIX WEEKS, EVERY OTHER DAY FOR FIVE
MONTHS, WEEKLY UNTIL ESTABLISHED

TWICE WEEKLY FOR FOUR TO FIVE
MONTHS

TABLE NOTES:
1. AT EACH IRRIGATION, APPLY TWO TO THREE GALLONS PER INCH TRUNK CALIPER TO THE ROOT BALL SURFACE.
APPLY IT IN A MANNER SO ALL WATER SOAKS THE ENTIRE ROOT BALL. DO NOT WATER IF ROOT BALL IS
WET/SATURATED ON THE IRRIGATION DAY.

2. WHEN IRRIGATING FOR VITALITY, DELETE DAILY IRRIGATION WHEN PLANTING IN WINTER OR WHEN PLANTING IN
COOL CLIMATES. ESTABLISHMENT TAKES THREE TO FOUR MONTHS PER INCH TRUNK CALIPER. NEVER APPLY
IRRIGATION IF THE SOIL IS SATURATED.

3. WHEN IRRIGATION FOR SURVIVAL, TREES TAKE MUCH LONGER TO ESTABLISH THAN REGULARLY IRRIGATED TREES.
IRRIGATION MAY BE REQUIRED IN THE NORMAL HOT, DRY PORTIONS OF THE FOLLOWING YEAR.
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6
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EXISTING ASPHALTNEW ASPHALT

FULL DEPTH ASPHALT PAVEMENT DETAIL
NOT TO SCALE

NOTE:
HMA MIX AND DENSE GRADED AGGREGATE
SHALL CONFORM TO STATE DEPARTMENT
OF TRANSPORTATION SPECIFICATIONS.

 APPROVED COMPACTED
SUBGRADE

MILLED ASPHALT KEY
1" DEEP X 12" WIDE

HOT TAR SEAL

SAW CUT AND HOT
TAR SEAL

1.5" THICK, HMA SURFACE COURSE

2.5" THICK, HMA BASE COURSE

8" THICK, APPROVED DENSE
GRADED AGGREGATE

NOT TO SCALE

CONCRETE TO ASPHALT
TRANSITION DETAIL

12" 48" 12"

12"

ASPHALT CONCRETE APPROVED DENSE
GRADED AGGREGATE

HOT TAR SEAL

18"

4'-0"

6"

3'-6"

BOLLARD DETAIL
NOT TO SCALE

3000 PSI CONCRETE
FOOTING

4" Ø STEEL PIPE FILLED WITH
CONCRETE & PAINTED
(CLIENT PREFERENCE)

APPROVED
COMPACTED
SUBGRADE

X X X X X X X X X

PLAN

4' BETWEEN
 CONTRACTION

JOINTS

12' BETWEEN EXPANSION JOINTS

WIDTH
SEE

PLAN

REINFORCED CONCRETE WALKWAY DETAIL
NOT TO SCALE

NOTES:
1. MAXIMUM CROSS SLOPE SHALL BE  14" PER FOOT.
2. 1

4" EXPANSION JOINTS SHALL BE PROVIDED AT 12' INTERVALS WITH PRE-MOLDED,
BITUMINOUS JOINT FILLER, RECESSED 14" FROM THE SURFACE.

3. 1" DEEP BY  14" WIDE, TOOLED CONTRACTION JOINTS SHALL BE PROVIDED AT 4'  INTERVALS.
4. EXPANSION JOIN SHALL BE PROVIDED WHERE ADJACENT TO A BUILDING.

WIDTH (SEE PLAN)

SECTION

6" X 6" GRID, W2.9 X W2.9
WELDED WIRE MESH

FINISHED GRADE SHALL BE
FLUSH WITH ABUTTING
SIDEWALK

MEET GRADE AT PERIMETER
OF SIDEWALK

APPROVED COMPACTED
SUBGRADE

4" THICK, AIR ENTRAINED
CONCRETE 4,000 PSI AT 28
DAYS

4" THICK, APPROVED CLEAN
CRUSHED STONE

X X X X X X X X X

REINFORCED 8" CONCRETE MAT

NOT TO SCALENOTES:
1. 1

2" EXPANSION JOINTS WITH WATER SEAL SHALL BE PROVIDED AT 12' INTERVALS WITH PRE-MOLDED,
BITUMINOUS JOINT FILLER, RECESSED 14" FROM THE SURFACE.  LONGITUDINAL REBAR TO BE CUT AT
EXPANSION JOINTS.

2. 1" DEEP BY  14" WIDE, TOOLED CONTRACTION JOINTS SHALL BE PROVIDED AT MID-POINT BETWEEN
EXPANSION JOINTS OR 6' INTERVALS MAX.

3. CONCRETE SHALL RECEIVE  BROOM FINISH.
4. ALL EXPOSED CORNERS TO HAVE 12" CHAMFER.

WIDTH (SEE PLAN)

SECTION

TRASH APRON

6" X 6" GRID, W2.9 X W2.9
WELDED WIRE MESH

FINISHED GRADE SHALL BE FLUSH
WITH ABUTTING PAVEMENT

MEET GRADE AT PERIMETER
OF CONCRETE MAT

APPROVED COMPACTED
SUBGRADE

8" THICK, AIR ENTRAINED
CONCRETE 4,000 PSI AT 28 DAYS

8" THICK, APPROVED CLEAN
CRUSHED STONE

5

CURB TAPER DETAIL
NOT TO SCALE

2"

5'-0" TAPER FROM
2" HEIGHT TO FULL
HEIGHT OF CURB

1'-0" FULL HEIGHT
OF CURB

R=1"

PAVEMENT

EXISTING/PROPOSED CURB

9

1211

ACCESSIBLE PARKING STALL MARKINGS

18
'

8'8'

NOT TO SCALE

ADA ACCESSIBLE PARKING
SIGN AND VAN ACCESSIBLE

SUPPLEMENTAL SIGN
4" WIDE, AZURE

BLUE STRIPING
AT 36" SPACING

4" WIDE AZURE
BLUE PAINT STRIPE

PAINTED 4" AZURE BLUE
SYMBOL OF ACCESSIBILITY

36" W X 36" H NO
PARKING

12" HIGH PAINTED
'NO PARKING'

LETTERING

NOTES:
1. SEE SITE PLAN FOR EXACT SIGN LOCATIONS.
2. PARKING STALL MARKINGS ARE TO BE MEASURED FROM

CENTER OF MARKING TO CENTER OF MARKING.

8'

CURB /
FLUSH CURB

 ARROW PAVEMENT MARKING DETAIL
NOT TO SCALE

36"

36"

36"

PAINTED WHITE SYMBOL

PAVEMENT STRIPING & MARKINGS NOTES:
1. ALL SIGNING AND STRIPING IN EXISTING CONDITION IN CONFLICT WITH THE

PROPOSED DESIGN PLAN SHALL BE REMOVED.
2. ALL PROPOSED SIGNING AND STRIPING SHALL CONFORM TO THE CURRENT

MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES (MUTCD) PUBLISHED BY THE
FEDERAL HIGHWAY ADMINISTRATION.

3. PAVEMENT STRIPING AND MARKINGS SHALL BE INSTALLED IN CONFORMANCE
WITH ALL APPLICABLE LOCAL, COUNTY AND STATE REQUIREMENTS.

4. UNLESS OTHERWISE SPECIFIED, ALL STRIPING AND MARKINGS IN THE PUBLIC
RIGHT-OF-WAY SHALL BE OF THERMOPLASTIC PAINT OR PREFORMED
THERMOPLASTIC MARKINGS.

5. UNLESS OTHERWISE SPECIFIED, ON SITE PARKING STALL STRIPING, FIRE LANE
STRIPING AND DIRECTIONAL ARROWS SHALL BE EPOXY PAINT.  ON SITE STOP
BARS, "DO NOT ENTER" BARS, AND ASSOCIATED LETTERING SHALL BE
THERMOPLASTIC PAINT OR PREFORMED THERMOPLASTIC MARKINGS.

ACCESSIBLE PARKING SIGN WITH
BOLLARD DETAIL

NOT TO SCALE

RESERVED
PARKING

52"
(MIN.)

VAN
ACCESSIBLE

3' - 6"

3000 PSI CONCRETE
FOOTING

6"

12"

BACKFILL WITH SUITABLE
MATERIAL AND COMPACT
THOROUGHLY

60"
(MIN.) 6" Ø STEEL PIPE FILLED

WITH CONCRETE &
PAINTED TRAFFIC YELLOW

U-CHANNEL

GREEN LETTERS

VAN ACCESSIBLE SIGN
(R7-8P) WHERE INDICATED
ON PLANS

MICHIGAN SUPPLEMENTAL
PENALTY SIGN

MICHIGAN ACCESSIBLE
PARKING SIGN
12" X 18" (R7-8)

WHITE BACKGROUND

AZURE BLUE

WHITE SYMBOL

FLUSH CURB
(SEE NOTE 2)

RAMP
1:12 MAXIMUM

SLOPE

RAMP
1:12 MAXIMUM

SLOPE

LANDING
1:50 MAXIMUM

SLOPE

LANDING
1:50 MAXIMUM

SLOPE

LANDING
1:50 MAXIMUM

SLOPE

TRANSITION RAMP DETAIL
NOT TO SCALE

NOTES:
1. CROSS SLOPE ON RAMP SHALL NOT EXCEED 2%
2. A FLUSH CURB SHALL HAVE A MINIMUM WIDTH OF 36". SEE PLAN FOR EXACT WIDTH.
3. RAMP SHALL HAVE A MAXIMUM RISE OF 6" WITHOUT A HANDRAIL

10

42"
MINIMUM

48
" 

M
IN

IM
U

M

ACCESSIBLE
ENTRANCE

LATCH APPROACH

LANDING
AREA

ACCESSIBLE ENTRANCE LANDING DETAIL

NOTES:
1. MAXIMUM SLOPE ON LANDING SHALL BE 1:50 IN ALL DIRECTIONS
2. DIMENSIONS SHOWN HERE ARE THE MINIMUM DIMENSIONS REQUIRED FOR AN ADA COMPLIANT LANDING

AT THE ACCESSIBLE ENTRANCE. REFER TO SITE PLAN FOR SITE SPECIFIC DIMENSIONS THAT MAY SPECIFY A
LARGER LANDING AREA.

3. CONTRACTOR SHALL CONTACT THE ENGINEER BEFORE CONSTRUCTION IF THE ACCESSIBLE ENTRANCE
ON SITE DOES NOT MATCH THE SCENARIO SHOWN ABOVE.

NOT TO SCALE

BRACKET

11/2" MONAGE PLUS
RAIL. 14 GA. COLOR:
BLACK.

POST 2 1/2" SQ. x
12GA. COLOR: BLACK.

CONCRETE
FOOTING.

FENCE HEIGHTS:
6' - 0" H. @ PERIMETER FENCE
4' - 0" H. @ FRONT OF BUILDING

1/2"

VARIES - SEE SITE PLAN

1"

3"

4'-0"

FENCE DETAIL
NOT TO SCALE

DETAIL PER ADA ARCHITECT PLANS
13V
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1 2
SPECIFICATIONS FOR FIXTURE 'B'

H-15312-B-119-CGU-91-LED-20W-BCM-M.IES

NOT TO SCALE

SPECIFICATIONS FOR FIXTURE 'C'

XWM-3-LED-03L-30.ies

3
SPECIFICATIONS FOR FIXTURE 'A'

NOT TO SCALE

MRM-LED-24L-SIL-FT-30-70CRI-IL.IES

4

5

NOT TO SCALE

CONCRETE CURB AND GUTTER DETAIL

NOTES:
1. CONCRETE SHALL BE 3500 PSI AT 28 DAYS, AIR-ENTRAINED.
2. TRANSVERSE EXPANSION JOINTS SHALL BE PROVIDED AT 20 FOOT INTERVALS WITH PRE-MOLDED,

BITUMINOUS JOINT FILLER, RECESSED 14" FROM SURFACE.
3. HALF DEPTH CONTRACTION JOINTS SHALL BE PROVIDED AT 10 FOOT INTERVALS.
4. 14" CURB DEPTH SHALL BE MAINTAINED AT DEPRESSED OR FLUSH CURBED AREAS.

PITCH-IN CURB PITCH-OUT CURB

14"

5 1/2"

SEE
PLAN

14"

SEE
PLAN

5 1/2"

5"

4"

5"

4"

4"

4"

24" 24"

R=2"

R=2"

R=2"

R=2"

EXPANSION JOINT WHERE ABUTTING
CONCRETE SIDEWALK.  GRADE OF

SIDEWALK OR ADJACENT LANDSCAPE
AREA SHALL MEET TOP OF CURB.

APPROVED
COMPACTED
SUBGRADE

APPROVED
COMPACTED
SUBGRADE

#4 BARS
#4 BARS

FLUSH CURB DIMENSIONS

A B C

72" 6" 12"

60" 5" 13"

48" 4" 14"

36" 3" 15"

FLUSH CURB DETAIL

ELEVATION SECTION
A-A

C

B (MAXIMUM)

18" CURB
BELOW

PAVEMENT

A A

6"

18"

0"
(FLUSH)

TOP OF CURB

FINAL PAVEMENT GRADESEE PLAN

TOP OF
PAVEMENT

A

A

WAYNE COUNTY DPS GENERAL NOTES:

1. ALL WORK WITHIN THE WAYNE COUNTY ROAD RIGHT-OF-WAY (ROW) AND DRAIN EASEMENT SHALL BE IN ACCORDANCE WITH
THE CURRENT STANDARDS AND GENERAL SPECIFICATIONS, INCLUDING SOIL EROSION AND SEDIMENTATION CONTROL OF THE
WAYNE COUNTY DEPARTMENT OF PUBLIC SERVICES, AND MDOT 2012 SPECIFICATIONS FOR CONSTRUCTION.

2. THESE PLANS ARE NOT VALID WITHOUT ATTACHMENT OF THE WAYNE COUNTY PERMIT SPECIFICATIONS FOR CONSTRUCTION
WITHIN THE ROAD ROW, PARKS, DRAIN EASEMENT OR SANITARY SEWER UNDER JURISDICTION OF THE WAYNE COUNTY (07/01/93)
REVISED 12/15/2004

3. CONTRACTOR SHALL CONTACT MISS DIG AT 811 TO IDENTIFY AND FLAG / MARK THE LOCATIONS OF ALL UNDERGROUND
UTILITIES AT THE PROPOSED CONSTRUCTION AREAS PRIOR TO START OF CONSTRUCTION, AND SHALL BE RESPONSIBLE FOR
DETERMINING THE EXACT LOCATIONS AND ELEVATIONS OF ALL UNDERGROUND UTILITIES, AND RESOLVE ANY CONFLICT BETWEEN
THE PROPOSED WORK AND THE EXISTING UNDERGROUND OR ABOVEGROUND UTILITIES.

4. CONTRACTOR SHALL MAINTAIN 18” MINIMUM VERTICAL CLEARANCE AND 3 FEET MINIMUM HORIZONTAL CLEARANCE BETWEEN
THE PROPOSED AND EXISTING UTILITIES. ANY PROPOSED UTILITY PERMITTED TO CROSS UNDER THE ROAD OR DRAIN, MUST BE
PLACED A MINIMUM OF 7 FEET BELOW THE LOWEST POINT OF THE ROAD, OR 6 FEET BELOW THE DRAIN BOTTOM. OVERHEAD
WIRES/CABLES MUST BE INSTALLED 18 FEET MINIMUM ABOVE THE ROAD CENTERLINE. TO RELOCATE ANY UTILITY WITHIN THE ROAD
ROW, THE CONTRACTOR SHALL COORDINATE THE RELOCATION WITH THE UTILITY COMPANY AND AS DIRECTED BY THE WAYNE
COUNTY ENGINEER.

5. ALL SURVEY MONUMENTS / CORNERS AND BENCH MARKS LOCATED WITHIN THE CONSTRUCTION AREA MUST BE PRESERVED IN
ACCORDANCE WITH PUBLIC ACT 74 AS AMENDED (INCLUDING ACT 34, P.A. 2000) AND AS PER WAYNE COUNTY PERMIT RULE 1.5.
THE PERMIT HOLDER AND CONTRACTOR SHALL COORDINATE THE WORK WITH A PROFESSIONAL SURVEYOR LICENSED IN THE
STATE OF MICHIGAN DURING CONSTRUCTION ACTIVITIES FOR THE PURPOSE OF WITNESSING, PRESERVING OR REPLACING SURVEY
MONUMENTS AND MONUMENT BOXES.

6. EXPOSURE OF ANY UTILITIES UNDER THE PAVEMENT WILL NOT BE PERMITTED, UNLESS APPROVED BY THE WAYNE COUNTY
ENGINEER.  PAVEMENT REMOVAL AND REPLACEMENT SHALL BE PERFORMED PER APPLICABLE WAYNE COUNTY STANDARD DETAILS
AN AS DIRECTED BY THE WAYNE COUNTY ENGINEER.

7. CONTRACTOR SHALL RESTORE ALL DISTURBED AREAS WITHIN THE WAYNE COUNTY ROAD ROW AND DRAIN EASEMENT WITH 3”
TOPSOIL, THM SEED MIX AND MULCH.  SLOPES STEEPER THAN 1 ON 3 SHALL BE RESTORED BY PLACING SOD ON 2” TOPSOIL.

8. ALL BACKFILLS UNDER OR WITHIN 3 FEET OF THE PROPOSED OR EXISTING PAVEMENT, CURB OR SIDEWALK SHALL CONFORM TO
THE WAYNE COUNTY TRENCH “B” BACKFILL REQUIREMENTS.  TRENCH “A” BACKFILL MAY BE USED WITHIN THE ROAD ROW AREAS
UNDER CONDITIONS OTHER THAN THOSE SPECIFIED FOR TRENCH “B”.

9. CONTRACTOR IS RESPONSIBLE FOR RESTORING OR REPLACING ALL DISTURBED LANDSCAPED AREAS, SPRINKLER  SYSTEMS, FENCES,
SIGNS, MAIL BOXES, ETC. WITHIN THE WAYNE COUNTY ROAD ROW AND / OR AS DIRECTED BY THE COUNTY ENGINEER.

10. CONTRACTOR SHALL MAINTAIN TWO-WAY TRAFFIC AT ALL TIMES. OTHERWISE, DETOURING TRAFFIC MUST BE PER APPROVED
PLANS.  ALL SIGNING AND TRAFFIC CONTROL DEVICES SHALL BE IN ACCORDANCE WITH THE LATEST EDITION OF M.M.U.T.C.D.

11. MAINTAIN A SAFE AND ADEQUATE TRAVEL ROUTE FOR PEDESTRIANS AT ALL TIMES THROUGHOUT THE PROJECT DURATION.

12. TUNNELING, BORING AND JACKING OPERATIONS SHALL BE IN ACCORDANCE WITH THE WAYNE COUNTY SPECIFICATIONS AND
DETAILS.  BORE PITS SHALL BE PLACED AT MINIMUM 10 FEET FROM THE BACK OF CURB OR EDGE OF PAVEMENT.

13. REMOVE ALL ABANDONED CONDUITS FROM THE COUNTY ROADS ROW OR AS DIRECTED BY THE WAYNE COUNTY ENGINEER.

14. CONTRACTOR SHALL PROVIDE COLD WEATHER PROTECTION FOR ALL PROPOSED CONCRETE WORK (PAVEMENTS, SIDEWALKS,
DRIVE APPROACHES, ETC.)  AS DIRECTED BY THE WAYNE COUNTY ENGINEER.

15. OVERNIGHT VEHICLE PARKING AND STORAGE OF CONSTRUCTION MATERIALS AND EQUIPMENT'S ARE NOT PERMITTED WITHIN THE
WAYNE COUNTY ROADS RIGHTS-OF-WAY.

16. CONTRACTOR SHOULD OBTAIN SOIL EROSION AND SEDIMENTATION CONTROL PERMIT FROM THE WAYNE COUNTY DPS.
CONTACT THE WAYNE COUNTY SOIL EROSION OFFICE AT (734) 326-5565, OR THE COMMUNITY HAVING JURISDICTION OVER THE
SOIL EROSION PERMIT.

17. CONTRACTOR SHALL NOTIFY THE WAYNE COUNTY TRAFFIC SIGNAL SHOP AT (734) 955-2161 AT LEAST 72 HOURS PRIOR TO START
OF WORK AT OR NEAR ANY SIGNALIZED INTERSECTIONS.

18. CONTRACTOR SHALL NOTIFY WAYNE COUNTY 72 HOURS PRIOR TO START OF CONSTRUCTION. CONTACT THE PERMIT
       OFFICE AT (734) 858-2761.

PROPOSED UTILITY LINE

6" THICK, APPROVED CLEAN
CRUSHED STONE (WATER AND
SEWER SERVICE ONLY)

3' PLUS UTILITY DIAMETER

SEE NOTE

UTILITY TRENCH DETAIL
NOT TO SCALE

PROPOSED/EXISTING
PAVEMENT

PROPOSED FULL DEPTH
ASPHALT

NOTE:

MINIMUM PIPE COVER SHALL BE AS FOLLOW:
ELECTRIC SERVICE - PER APPLICABLE UTILITY AUTHORITY
GAS SERVICE - PER APPLICABLE UTILITY AUTHORITY
SEWER SERVICE - 36" MINIMUM
WATER SERVICE - 48" MINIMUM

TOP SOIL

EXISTING GRADE

WARNING TAPE WITH METALLIC LOCATOR
STRIP TO BE INSTALLED WITH ELECTRIC
CONDUIT ONLY

BACKFILL WITH SUITABLE EXCAVATED
MATERIAL. MATERIAL TO BE COMPACTED
THOROUGHLY. COMPACTION AND
MATERIAL SHALL MEET ALL APPLICABLE
REGULATIONS.

6

TO STRUCTURE

WATER CONNECTION DETAIL
NOT TO SCALE

12"
MAXIMUM

18" MINIMUM

48" MINIMUM
COVER

EXISTING FOUNDATION
CUSHION

EXISTING WATER MAIN

CORPORATION STOP
(42" MINIMUM COVER)

CURB LINE

EXISTING ROADWAY

VALVE BOX WITH MARKED
WATER SERVICE (SEE

UTILITY PLAN FOR
LOCATION)

GROUND KEY CURB
STOP AND DRAIN

TYPE "K" COPPER
WATER TUBINGCRUSHED STONE

FOR DRAINAGE

VALVE BOX EXTENSION
(TYPICAL)

7 8V
:\D

ET
\2

02
4\

D
ET

-2
40

46
9 

PR
IM

R
O

SE
 S

C
H

O
O

LS
 -

 8
00

 A
N

N
 A

R
BO

R
 R

O
A

D
, P

LY
M

O
U

T
H

, M
I\C

A
D

D
\P

LO
T

\S
D

P-
10

-1
1-

D
ET

L.
D

W
G

D
E

SC
R

IP
T

IO
N

SI
T

E
 D

E
V

E
LO

P
M

E
N

T
 P

LA
N

S

P
R

O
P

O
SE

D
 C

H
IL

D
 C

A
R

E
 C

E
N

T
E

R

W
A

Y
N

E
 C

O
U

N
T

Y
, M

IC
H

IG
A

N
 4

81
70

C
IT

Y
 O

F 
P

LY
M

O
U

T
H

80
0 

A
N

N
 A

R
B

O
R

 R
O

A
D

P
ID

: 4
9-

01
0-

04
-0

00
1-

00
3

LICENSED PROFESSIONAL ENGINEER

Bi
rm

in
gh

am
, M

I·
R

ut
he

rf
or

d,
 N

J ·
N

ew
 Y

or
k,

 N
Y

Sa
le

m
, M

A
·

Pr
in

ce
to

n,
 N

J ·
T

am
pa

, F
L

w
w

w
.s

to
ne

fie
ld

en
g.

co
m

55
5 

S.
 O

ld
 W

oo
dw

ar
d 

A
ve

nu
e,

 S
ui

te
 1

2L
, B

ir
m

in
gh

am
, M

I 4
80

09

Ph
on

e 
24

8.
24

7.
11

15

CONSTRUCTION
DETAILS

C-11



INLET GRATE ELEV= 706.16
INVERT (A)= 702.19
INVERT (B)= 702.08

INLET GRATE ELEV= 706.36
INVERT (A)= 702.88
INVERT (B)= 702.88

INLET GRATE ELEV= 707.29
B.O.S. ELEV= 702.82

(SILT SACK)

INLET GRATE ELEV= 707.49
INVERT (A)= 703.49
INVERT (B)= 703.35

INLET GRATE ELEV= 708.12
INVERT (A)= 703.14
INVERT (B)= 702.71

INLET GRATE ELEV= 708.07
INVERT (A)= 703.14

BW 708.48

BW 708.85
BW 708.66

BW 708.75

BW 711.02
TW 714.67
BW 710.70

BW 708.82BW 708.98

BW 709.29

TW 712.19
BW 708.89

C/O

GV GV

H

YD

WV

WV WV

PARCEL NO. 49-010-04-0001-003
ANN ARBOR RD ENTERPRISES LLC

800 ANN ARBOR RD WEST

TOTAL LAND AREA= 39,279 SQ. FT. OR 0.902 ACRES

COLUMN
(TYP.)

BENCHMARK #2
WATER MAIN MH
RIM ELEV= 708.33
(FILLED WITH WATER)

12" HDPE

(A) (A)

12
" H

DP
E

(B)

(A)

(B)

(B)

(A)

(B)

(A)

INLET GRATE
ELEV= 707.45

INVERT (A)= 703.48

(A)

12"
 RC

P

12
" R

CP

12"
 RC

P

15
" R

CP

15" RCP

TW 714.59
BW 710.79

TW 712.49
BW 709.49

TW 712.54
BW 709.48

BW 709.86

TW 712.54
BW 709.22

TW 711.50
BW 708.54

TW 711.44
BW 707.48

TW
 7

11
.49

BW
 7

08
.26

TW 711.49
BW 708.40
TW 711.48
BW 708.51

BUSINESS SIGN
(ON MASONRY BASE)

C/O

FOUND BENT
IRON ROD

C/O

96" RCP
INVERT= 693.37

EAST 1/4 CORNER
SECTION 34,

TOWN 1 SOUTH, RANGE 8 EAST

EAST-WEST1/4 LINE

EA
ST

 SE
CT

IO
N

 LI
N

E

CENTERLINE OF ANN ARBOR ROAD

PARCEL NO. 49-010-05-0110-000
AGREE PLYMOUTH MI LLC

BENCHMARK #1
FIRE HYDRANT
ELEV= 710.81 (NAVD88)

53
.0'

40.0'

74.4' BLD
BL

D 
O

N
 LI

N
E

3.4' WALL 3.5' WALL3.5' WALL 3.4' WALL

10.5'
SIGN

5.7'
WALL

6.0'
WALL

5.9'
WALL

6.0'
WALL

4.0
'

4.0
'

7.2'

52.9'25.9'

13
0.6

'

86.0'
13

0.6
'

5.8' CLF

4.6' CLF

51.4' BLD

77.9'

32
.6'

S 87°29'02" W (M) N 89°40'50" W (P) N 89°41'00" W (P) 163.88'

N
 0

2°
54

'03
" W

 (M
) 2

57
.54

'

S 0
2°

58
'33

" E
 (M

) S
 0

0°
06

'41
" E

 (P
) S

 0
0°

07
'00

" E
 (P

) 2
22

.27
'

SIGN:
"NO TURN ON RED"

SIGN:
"CUSTOMER
PARKING ONLY"

OVERHANG

0.1' WALL

2.4' WALL

D.C.

SIGN:
"ONE WAY"
"DO NOT ENTER"

CONC CURB & GUTTER

DOUBLE  SOLID YELLOW LINE

CONC CURB & GUTTER

C.L.F.

GRASS

GRASS
GRASS

GRASS

GRASSGRASS

L/S

GRASS

D.
C.

D.
C.

D.C.
D.C.

BUSINESS SIGN
(ON MASONRY BASE)

SINGLE STORY
MASONRY BUILDING

BUILDING HEIGHT = 26' ±
FOOTPRINT= 11,229 SQ. FT. ±

GA
TE

CAGE

D.C.

L/S

TF

L/S

L/S

L/S

L/S

GRASS

SINGLE STORY
MASONRY BUILDING

E.P.
ASPHALT

ASPHALT

ASPHALT

ASPHALT

GRASS

GRASS

SIGN:
"CUSTOMER PARKING
ONLY"

DOUBLE  SOLID WHITE LINE

DASH WHITE LINE

D.
C.

STOP BAR

ELEC. CABINET

MASONRY WALL (TYP.)

MASONRY WALL (TYP.)

MASO
NRY W

ALL 
(TYP.)

L/S

BRICK
PAVER

L/S

CENTERLINE OF CREEK

CONC CURB & GUTTER

D.C.

D.
C.RAMP

CONC CURB

YELLOW PARKING
LOT LINES (TYP.)

YE
LL

O
W

 P
AR

KI
N

G
LO

T 
LIN

ES
 (T

YP
.)

YE
LL

O
W

 P
AR

KI
N

G
LO

T 
LIN

ES
 (T

YP
.)

YE
LL

O
W

 P
AR

KI
N

G
LO

T 
LIN

ES
 (T

YP
.)

SO
UT

H 
M

AI
N

 ST
RE

ET
40

' W
ID

E 
(W

ES
T 

HA
LF

)
AS

PH
AL

T

WEST ANN ARBOR ROAD
53' WIDE (NORTH HALF)

ASPHALT

CROSSWALK

UG UTILITY
BOX (2 TYP.)

BOTTOM OF BANK

TOP OF BANK

BOTTOM OF BANK

TOP OF BANK

CR
O
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ALTA / NSPS LAND TITLE SURVEY

ISSUE DATE DESCRIPTIONDRAFT
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DATE
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CREW
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Rutherford, NJ · New York, NY ·   Boston, MA
Princeton, NJ · Tampa, FL · Detroit, MI

www.stonefieldeng.com

555 S. Old Woodward Avenue, Suite 12L, Birmingham, MI 48009
Phone 248.247.1115

ROBERT E. HORNYAK, PS
MICHIGAN PROFESSIONAL SURVEYOR No. 4001044286

PART OF NORTHEAST 1/4 OF SECTION 34, TOWN 1 SOUTH, RANGE 8 EAST
PARCEL NO. 49-010-04-0001-003
800 WEST ANN ARBOR ROAD
PLYMOUTH TOWNSHIP
WAYNE COUNTY, MICHIGAN

SURVEY NOTES:

1. THIS SURVEY AND THE BOUNDARIES SHOWN HEREON ARE THE RESULT OF AN ACTUAL
FIELD SURVEY PERFORMED DURING MARCH OF 2025, BASED ON AVAILABLE MAPS AND
DEEDS OF RECORD, AND PHYSICAL EVIDENCE. THIS SURVEY IS SUBJECT TO ALL EASEMENTS,
RIGHTS OF WAY AND AGREEMENTS OF RECORD THAT A TITLE SEARCH MAY DISCLOSE.

2. THIS SURVEY IS VALID ONLY WHEN A DIGITAL SEAL IS AFFIXED HERETO.

3. THE SURVEYOR IS NOT QUALIFIED TO IDENTIFY ENVIRONMENTAL CONDITIONS OR THE
PRESENCE OR ABSENCE OF WETLANDS.

4. THE CERTIFICATION SHOWN HEREON IS NOT TRANSFERABLE TO ADDITIONAL
INSTITUTIONS OR SUBSEQUENT OWNERS.

5. ANY SUBSURFACE UTILITIES SHOWN HAVE BEEN LOCATED FROM MARKOUTS OBSERVED ON
SITE DURING THE FIELD SURVEY, AND SURFACE FEATURES SUCH AS VALVES, MANHOLES AND
GRATES. STORM DRAINAGE AND OR SANITARY INVERTS ARE DEPICTED BASED ON
OBSERVATIONS MADE IN THE FIELD. THE SURVEYOR MAKES NO GUARANTEES THAT THE
UNDERGROUND UTILITIES SHOWN COMPRISE ALL SUCH UTILITIES IN THE AREA, EITHER IN
SERVICE OR ABANDONED. THE SURVEYOR FURTHER DOES NOT WARRANT THAT THE
UNDERGROUND UTILITIES SHOWN ARE IN THE EXACT LOCATION INDICATED, ALTHOUGH
THEY ARE LOCATED AS ACCURATELY AS POSSIBLE FROM INFORMATION USED. THE SURVEY
HAS NOT PHYSICALLY LOCATED THE UTILITIES. BEFORE ANY EXCAVATIONS ARE BEGUN,
THE PROPER UTILITY AGENCIES MUST BE CONTACTED FOR VERIFICATION OF UTILITY TYPE
AND FOR FIELD LOCATIONS.

6. BEARINGS ARE REFERENCED TO THE MICHIGAN STATE PLANE COORDINATE SYSTEM
(NAD83) SOUTH ZONE. ELEVATIONS SHOWN HEREON ARE REFERENCED TO THE NORTH
AMERICAN VERTICAL DATUM OF 1988 (NAVD 88), ESTABLISHED VIA RTK GPS OBSERVATIONS
UTILIZING MICHIGAN DEPARTMENT OF TRANSPORTATION CONTINUOUSLY OPERATING
REFERENCE SYSTEM (MDOT CORS).

7. BASEMENT OR BELOW GRADE STRUCTURES (IF ANY) ARE UNKNOWN.

8. BENCHMARK #1 = ARROW ON FIRE HYDRANT = 710.81 (NAVD88).
- INTERSECTION OF THE NORTHERLY LINE OF ANN ARBOR ROAD WEST AND WESTERLY

LINE OF SOUTH MAIN STREET.
BENCHMARK #2 = WATER MAIN MANHOLE = 708.33 (NAVD88).

- ON ASPHALT / INTERSECTION OF THE NORTHERLY LINE OF WEST ANN ARBOR ROAD
AND WESTERLY LINE OF SOUTH MAIN STREET.

FLOOD NOTE:

BY GRAPHIC PLOTTING ONLY, THIS PROPERTY IS IN ZONE X (UNSHADED)(AREA DETERMINED TO
BE OUTSIDE THE 0.2% ANNUAL CHANCE FLOODPLAIN) AND ZONE X (SHADED) (0.2% ANNUAL
CHANCE FLOOD HAZARD, AREAS OF 1% ANNUAL CHANCE FLOOD WITH AVERAGE DEPTH LESS
THAN ONE FOOT OR WITH DRAINAGE AREAS OF LESS THAN ONE SQUARE MILE) OF THE FLOOD
INSURANCE RATE MAP, COMMUNITY NO. 260237 (PANEL 0201E), MAP NUMBER 26163C0201E
WHICH BEARS AN EFFECTIVE DATE OF FEBRUARY 02, 2012.

SURVEY REFERENCES:

1. "PLAT OF SUNSHINE ACRES SUBDIVISION" OF PART OF THE NORTHEAST 1/4 OF SECTION 34,
TOWN 1 SOUTH, RANGE 8 EAST, PLYMOUTH TOWNSHIP, WAYNE COUNTY, MICHIGAN, AS
RECORDED IN LIBER 40 OF PLATS, PAGE 3, WAYNE COUNTY RECORDS.

2. "RE-SUBDIVISION OF LOTS 3 TO 7, 14 TO 22, 24 TO 33, 40, 48 TO 52, 54 AND 55, 57 TO 66 AND
PART OF LOTS 23, 47 AND 56, ALL INCLUSIVE, OF PLAT OF SUNSHINE ACRES SUBDIVSION" OF
PART OF THE NORTHEAST 1/4 OF SECTION 34, TOWN 1 SOUTH, RANGE 8 EAST, PLYMOUTH
TOWNSHIP, WAYNE COUNTY, MICHIGAN, AS RECORDED IN LIBER 51 OF PLATS, PAGE 44,
WAYNE COUNTY RECORDS.

PARCEL DESCRIPTION:

LOT 1, EXCEPT THE SOUTH 20 FEET AND LOT 2, EXCEPT THE EAST 7 FEET, SUNSHINE ACRES
SUBDIVISION ACCORDING TO THE PLAT THEREOF, AS RECORDED IN LIBER 40, PAGE 3 OF PLATS,
WAYNE COUNTY RECORDS, AND LOTS 107 AND 108, EXCEPT THE EAST 7 FEET, ALL OF LOT 109,
AND LOT 140, EXCEPT THE SOUTH 20 FEET, RE-SUB OF SUNSHINE ACRES SUBDIVISION,
ACCORDING TO THE PLAT THEREOF, AS RECORDED IN LIBER 51, PAGE 44 OF PLATS, WAYNE
COUNTY RECORDS.

TOGETHER WITH EASEMENTS FOR INGRESS, EGRESS, PARKING AND UTILITIES, AS DESCRIBED IN
RECIPROCAL EASEMENT AGREEMENT, DATED OCTOBER 29, 1999, RECORDED FEBRUARY 8, 2000 IN
LIBER 31142, PAGE 667.

BEING THE SAME PROPERTY AS DESCRIBED IN A TITLE COMMITMENT PREPARED BY NEAR NORTH
TITLE GROUP, ISSUING OFFICE FILE NUMBER MI2504411, COMMITMENT DATE MARCH 18, 2025.

MAJOR CONTOUR

MINOR CONTOUR

DRAIN

PROPERTY LINE

SYMBOL DESCRIPTION
BUILDING

ASPHALT / CONCRETE CURB

DEPRESSED CURB

SIGNS

CONCRETE SIDEWALK / MAT

INLET

EDGE OF PAVEMENTE.P.

OVERHEAD WIRE

WATER VALVE

GAS VALVE

UTILITY POLE

GV

WV

MAN HOLE

D.C

BOLLARDS

BOX (ELEC, GAS, ETC.)

ADJACENT PROPERTY LINE

CENTERLINE

MAST ARM LIGHT POLE

IRON ROD FENCE

GUIDE RAIL

FIRE DEPARTMENT CONNECTION

UNDERGROUND TELEPHONE LINE

STORM PIPE

CHAIN LINK FENCE

PAVING STONES / PAVERS

100

101

LIGHT POLE

LIGHT FIXTURE

FIRE HYDRANTH

Y D

VACATED / INTERIOR LOT LINE

RIGHT OF WAY  LINE

SECTION LINE

GUY WIRE

FEMA ZONE X (UNSHADED)

FEMA ZONE X (SHADED)

FEMA ZONE AE (REGULATORY FLOODWAY)

HANDICAP PARKING

ELEC METER

GAS METER

BENCH MARK

GRADE SPOT SHOT

TOP OF CURB SHOT

TOP OF WALL SHOT

BOTTOM OF CURB SHOT

BOTTOM OF WALL SHOT

DETECTABLE WARNING STRIPD.W.S.

CLEAN OUT

IRON ROD

SECTION CORNER

BW 100.00

TW 102.00

BC 100.00

TC 100.50

100.00

C/O

MAILBOX

WALL

PAVEMENT STRIPING

FEMA LINE

TOP OF BANK

BOTTOM OF BANK

BOTTOM OF STRUCTUREBOS

PLAT(P)

MANHOLEMH

ELEVATIONELEV

DOOR SILLDS

MEASURED(M)

LANDSCAPINGL/S

CONCRETECONC

TYPICALTYP

BUILDINGBLD

TRANSFORMERTF

UNDERGROUNDUG

FEMA ZONE AE

SCHEDULE B - SECTION II EXCEPTIONS:

NEAR NORTH TITLE GROUP, ISSUING OFFICE FILE NUMBER MI2504411, COMMITMENT DATE
MARCH 18, 2025.

EXCEPTIONS 1 THROUGH 10, INCLUSIVE, 13, AND 18 THROUGH 20, INCLUSIVE, ARE NOT SURVEY
RELATED.

11. COVENANTS, CONDITIONS, RESTRICTIONS AND OTHER PROVISIONS BUT OMITTING
RESTRICTIONS, IF ANY, BASED ON RACE, COLOR, RELIGION, SEX, HANDICAP, FAMILIAL
STATUS OR NATIONAL ORIGIN AS CONTAINED IN INSTRUMENT RECORDED IN LIBER 400, 
PAGE 792, LIBER 1508 PAGE 31, LIBER 1527 PAGE 191, LIBER 2560 PAGE 173, LIBER 2845 PAGE 73,
LIBER 3486 PAGE 247. (LIBER 400, PAGE 792 DOES NOT AFFECT PARCEL; REMAINING
DOCUMENTS ARE NOT SURVEY RELATED)

12. TERMS, CONDITIONS AND PROVISIONS CONTAINED IN RECIPROCAL EASEMENT
AGREEMENT AS DISCLOSED BY INSTRUMENT RECORDED IN LIBER 31142 PAGE 667.
(LOCATION OF ACCESS EASEMENT AND UTILITY EASEMENT NOT LEGIBLE ON
EXHIBIT CONTAINED IN DOCUMENT)

14. DETROIT EDISON UNDERGROUND EASEMENT (RIGHT OF WAY) IN FAVOR OF THE DETROIT
EDISON COMPANY AND THE COVENANTS, CONDITIONS AND RESTRICTIONS CONTAINED
IN INSTRUMENT RECORDED IN LIBER 37475 PAGE 233. (APPROXIMATE LOCATION OF
EASEMENT SHOWN PER DOCUMENT)

15. TERMS, CONDITIONS AND PROVISIONS CONTAINED IN ORDER DISMISSING NECESSITY
CHALLENGE, AMENDING DECLARATION OF TAKING, AND DIRECTING PAYMENT OF
ESTIMATED COMPENSATION AND SURRENDER OF POSSESSION AS DISCLOSED BY
INSTRUMENT RECORDED IN LIBER 21309 PAGE 221. (LOCATED IN MAIN STREET
RIGHT-OF-WAY)

16. BUILDING LINES AND EASEMENTS SHOWN ON THE PLAT OF SUNSHINE ACRES SUBDIVISION,
AS RECORDED IN LIBER 40, PAGE 3 OF PLATS. (SHOWN)

17. BUILDING LINES AND EASEMENTS SHOWN ON THE PLAT OF RE-SUB OF SUNSHINE ACRES
SUBDIVISION, AS RECORDED IN LIBER 51, PAGE 44 OF PLATS. (NO PLATTED EASEMENTS)

THIS IS TO DECLARE THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS BASED WERE MADE IN
ACCORDANCE WITH THE 2021 MINIMUM STANDARD DETAIL REQUIREMENTS FOR ALATA/NSPS LAND TITLE
SURVEYS, JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEMS 2, 3, 4, 8, 9 & 13
OF TABLE A THEREOF.

THE FIELDWORK WAS COMPLETED ON MARCH 31, 2025

2 06/13/25 UPDATE UTILITIES- - --



 
 

Date:  July 11, 2025 
 
 

Special Land Use and 
Site Plan Review 

For 
Plymouth, Michigan 

 
 

 
Applicant: Primrose Schools  
 Jason Lang 
 3200 Windy Hill Road SE 
 Atlanta, GA 30339 
 
Project Name: Primrose Schools Childcare Center 
 
Plan Date: June 12, 2025 
 
Location: 800 Ann Arbor Road 
 
Zoning: ARC – Ann Arbor Road Corridor  
 
Action Requested: Special Land Use and Site Plan Approval 
 
Required Information: Any deficiencies are noted in the report. 
 
PROJECT AND SITE DESCRIPTION 

 
The applicant is proposing to use the existing building as a childcare center for up to 176 children, aged 0 
to 4 years. This site was previously used as a CVS Pharmacy.  The building footprint is not proposed to 
change.  
 
Sec. 78-161, ARC – Ann Arbor Road Corridor District, requires that childcare centers which do not include 
overnight sleeping facilities obtain a Special Use Permit.  
 
An aerial and street view of the subject site is shown in Figures 1 and 2 on the following page.     
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Figure 1. Subject Site 

 
 

Figure 2. Subject Site  

 
Source:  Google Earth (Capture 8-2024) 
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SPECIAL LAND USE  
 
The proposed use of this existing building is a childcare facility that will accommodate 176 children 
between the ages of 0 – 4 years, and 16 staff members (at the largest shift).   Childcare centers in the ARC 
District are Special Land Uses.  Special Land Uses may be appropriate for a specific site in a District, or it 
may not be appropriate.  Therefore, it’s a subjective decision by the Planning Commission, based on the 
criteria listed below.  We have reviewed this proposal against the Special Land Use criteria in Sec. 78-281, 
Special Land Uses, as well as the specific requirements for childcare centers in the ARC District (78-
161(c)(2)). 

The special land use standards in Section 78-281 are listed below: 
 
(1) Will be harmonious and in accordance with the general objectives or any specific objectives of 

the City of Plymouth Master Plan. 
 
 CWA Comment:   

The 2018 Master Plan identities this site as “General Business.” The Plan provides the following 
guidance for land use in this designation: 

• The General Business-Retail/Service is the broadest and most-intensive commercial land 
use category. 

• Areas designated as General Business-Retail/Service are located along main 
thoroughfares and are automobile dependent, benefiting from the exposure of high-
traffic volumes. While these uses are generally accessed by vehicle, pedestrian access 
across the site is desirable. 

• Businesses include a wide range of retail and service establishments, including drive 
through restaurants, auto-service establishments and commercial uses serving a regional 
clientele. 

• Limited residential uses may be appropriate on upper levels but are considered a 
subordinate use to the principal commercial intent of this designation. 

 
The Ann Arbor Road Corridor Sub Area Plan also lists planning framework and site design 
guidelines: 

• Land use policies for Ann Arbor Road primarily encourage professional offices, personal 
service establishments, restaurants and food service, and auto-oriented businesses.  

• Land uses that promote pedestrian movement and accommodation are encouraged.  
• Public spaces can be greatly improved in this area/ Increased sidewalk widths, inviting 

street furniture, and fewer curb cuts could make this area more pedestrian friendly.  
 

Proposed Uses 
A childcare center is not typically considered a “commercial” land use, but more aligned with 
school uses.  School uses are generally located in areas of a community dominated by residential 
land uses.  While the location may be convenient for parents, and if appropriately scaled may be 
compatible with a commercial setting, this environment is dominated by high volumes of traffic 
traveling up to 45 mph on Ann Arbor Road.  We don’t consider this intersection to be compatible 
with a school use or providing a healthy outdoor play environment. 
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(2) Will be designed, constructed, operated, and maintained so as to be harmonious and 
appropriate in appearance with the existing or intended character of the general vicinity and 
will not change the essential character of the area. 

 
CWA Comment:    
The applicant proposes to reuse the existing building, with the primary site change being the 
removal of parking spaces east of the building to accommodate a playground area. This approach 
is generally compatible with the area’s existing character.  
 
The 2018 Master Plan emphasizes promoting pedestrian activity, traffic calming, and site design 
that improves the quality of the Ann Arbor Road Corridor. To support these objectives on this site, 
the site design could be enhanced by adding bicycle parking and incorporating additional 
landscaping (the existing landscaping along the road is in poor condition). These improvements 
would help the site blend with its surroundings and better align with the character and goals of 
the area. 
 
Regarding the childcare operation, we have concerns about the number of children and staff that 
could occupy this facility.  (These concerns are further described  below, and under the Site Access 
& Circulation, Parking, and Special Land Use criteria in Sec. 78-161.)   
 

  
(3) Will not be hazardous or disturbing to existing or future nearby uses. 
 

CWA Comment:    
The use of this site as a childcare center should not be hazardous or disturbing to existing or 
nearby users.  However, the scale of the use (176 children) and 16 employees cannot be 
accommodated on the site for various reasons. 
 
Regarding hazards: 
- The Traffic Impact Study is marked “DRAFT.”  The applicant should confirm that this study has 

been finalized. 
- The applicant should confirm that it’s possible/likely that most or all of the students will be 

on site at one time.  The maximum number expected during various times of day should also 
be provided. 

- The project doesn’t meet the minimum number of parking spaces required by the ordinance.  
As described under the “Parking” section below, the ordinance requires 38 spaces, and the 
applicant is supplying 33 spaces (27 spaces on site; 6 spaces on the O’Reilly Auto Parts site 
that aren’t otherwise required by the auto parts store use).  The ARC district does not allow 
the Planning Commission to waive the required number of parking spaces; this proposal will 
require a variance. 

- The applicant’s memo (dated July 9, 2025) states that parents must park their car and bring 
their child in/out of the center.  The memo states that this generally takes 8-10 minutes, on 
average.  There are 27 parking spaces on the Ann Arbor Road side of the building; at least 10 
of these spaces will be occupied by employees; two (2) spaces are barrier-free.  At peak hour, 
the Traffic Impact Study (TIS) estimates that 80 vehicles will enter the site.  If each parent’s 
car stays for 10 minutes, then the parking lot will accommodate 90 vehicles at peak hour.  If 
some cars overstay the 10 minutes, the lot will just barely accommodate the peak hour.   

- The TIS states that the Ann Arbor Road driveway has an expected queue length of 6-7 cars 
(which is 120-140-feet long).  Cars will be waiting in the Ann Arbor Road travel lane to enter 
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this driveway.  The TIS also states that the childcare center “warrants” a west-bound right-
turn lane, but it’s likely that the proximity of the intersection won’t allow this.  No solution is 
offered in the TIS.   

- The TIS uses another Primrose childcare center in Canton as a comparison.  This center is 
located at 45215 Canton Center Rd.  The Canton site is 2.2-acres in size, has 44 parking spaces, 
and is located at the end of a 500-foot-long driveway.  The Plymouth site is 0.9-acres in size, 
has 36 parking spaces, and abuts two busy roads.  The TIS says that the Plymouth operation 
will be the same size as the Canton operation.  This comparison makes clear that this site is 
too small and cannot safely accommodate the same number of children and staff as a site 
that is more than twice as large. 

- The proposed hours of operation for the childcare center are 6:30am – 6:30pm, M-F.  The 
peak demand at 9AM and 9:30AM.  The TIS should provide peak hours of vehicle trips 
entering/exiting the childcare site (both AM and PM) since they are referred to in the analysis.   

- TIS reports that the Main St./Ann Arbor Road intersection is functioning unacceptably (LOS 
E), as follows: 
a. N/S left turn movements at PM peak hour under current conditions, plus 
b. E-bound through lane a PM peak hour with expected growth in the area 2025-27, plus 
c. S-bound through right lane at PM peak hour if proposed childcare center is constructed. 
 
The drug store at this location didn’t have the higher number of trips in AM and PM peak 
hours as the childcare center.  This use will exacerbate the issues at this intersection.  
  

While the childcare use is most likely acceptable in this location, for all these reasons it’s our 
opinion that the number of children and staff is too large to be safely accommodated on this site.  
The building may be able to house this many children, but the site cannot. 

 
 
(4) Will be compatible with adjacent uses of land and will promote the use of land in a socially and 

economically desirable manner. 
 

CWA Comment:    
If the number of children and staff were reduced significantly, a childcare center in this location 
could be a socially and economically desirable use.  And as mentioned above, the location is 
convenient for parents.  However, the building occupies too much of the site, leaving little 
additional space for needed parking, vehicle queueing, and (as identified below) required outdoor 
play space.  The vehicle queueing will negatively impact the west-bound Ann Arbor Road travel 
lane, potentially causing a serious safety issue; and the site’s proximity to the corner may make 
adding a turn lane impossible.  This issue can’t be ignored if this project is to move forward.    
 

 
(5) Will be served adequately by essential public services and facilities or that the persons 

responsible for the establishment of the proposed use will provide adequately any such service 
or facility. 

 
CWA Comment:    
Essential public services currently serve this property.  It is unlikely that the proposed use will 
require any additional public services.   
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(6) Will not create excessive additional public costs and will not significantly decrease property 
values of surrounding properties. 

 
CWA Comment:    
We do not believe the proposed use will significantly decrease property values of surrounding 
properties.  

 
 
(7) Will meet all the requirements and standards of this chapter and any other applicable laws, 

standards, ordinances, and or/regulations. 
 

CWA Comment:    
See our comments in the remainder of this review for compliance with ordinance requirements.   
 

 
Additional requirements for childcare centers in the Ann Arbor Corridor (ARC) District are listed below:  
 
(1) For each child permitted at the maximum licensed capacity of the facility, there shall be 

provided and maintained a minimum of 500 square feet of outdoor play area. Such play space 
shall have a total minimum area of not less than 3,000 square feet and shall be fenced and 
screened from any adjoining lot in any residential district.     
 
CWA Comment:    
The Land Use and Zoning table on Sheet C-3 notes that there will be 176 children. Sec. 78-161 
requires 500 s.f. for each child permitted at the maximum licensed capacity of the facility.  
 
Required: (176 children) (500 s.f./child) = 88,000 s.f. 
Proposed: (40 s.f./child) = 6,910 s.f. 

 
The applicant has made note of their intent to apply for a variance.   However, this outdoor play 
space requirement is a specific condition of a Special Land Use.  Special Land Uses are decided by 
the Planning Commission, not the Zoning Board of Appeals (ZBA).  It’s our opinion that the ZBA 
can’t grant a variance for a Special Land Use or a condition of a Special Land Use.  This question 
has been posed to the City Attorney for an opinion. 
 
 

(2) All childcare facilities shall be registered with or licensed by the State of Michigan where 
required, and shall comply with the minimum state standards for such facilities, in addition to 
those standards specified in this article. Proof of compliance shall be provided to the city upon 
request. 

 
CWA Comment:    
For final approval, the applicant will need to provide the necessary state license for a Child Care 
Center.  If the Planning Commission approves this Special Land use, we recommend that this 
requirement be a condition of approval. 
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(3) Adequate ingress, egress and circulation shall be provided. Vehicles must be able to easily 
circulate within and through the site to a designated pick-up/drop-off area without impeding 
circulation on the site or traffic on nearby roads. Adequate stacking space for the pick-up/drop-
off area shall be provided. 
 
CWA Comment:    
As described above, and under the “Site Access & Circulation” section further down in this review, 
the site isn’t accommodating the expected traffic generated by the number of children proposed 
at this site. 

 
In summary, we don’t consider the current scope of the proposal (176 children/16 staff) to meet all the 
Special Land Use criteria in the ordinance.  The parking is inadequate, vehicle queuing will leave cars 
waiting in the Ann Arbor Road travel lane, the TIS warrants a right-turn lane, but there is inadequate space 
due to the intersection, and there is inadequate outdoor play area.  The Planning Commission will need 
to evaluate the proposal against the criteria and make a determination of whether the proposal meets 
the criteria. 
   
Items to be Addressed:  1) Planning Commission to determine if the proposed use meets the Special Land 
Use requirements. 2) Applicant to confirm if “DRAFT” Traffic Impact Study has been finalized.  3) 
Applicant should confirm that it’s possible/likely that most or all of the students will be on site at one 
time.  4) Applicant to provide the maximum number of children expected during various times of day.  5) 
TIS provide peak hours using the site driveways (both AM & PM).  6) City Attorney provide opinion on 
whether the ZBA can consider granting a variance for a required ordinance condition for a Special Land 
Use.   
 
 
AREA, SETBACKS, HEIGHT 

 
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 

Front Setback: 

Adj. Ann Arbor Road 75 feet* 74.4 feet  
(existing nonconformity) 

Adj. S Main Street 75 feet 77.9 feet (existing) 

Side Setback:  

Minimum 10 feet** 0 (existing) 

Rear Setback: 

Opposite Ann Arbor Trail 20 ft. 32.6 feet (existing) 

Building Height 30 ft. / 
2 stories 23 feet (existing) 

*When parking is furnished between the building and the street. 
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** Side yards are not required along an interior side parcel line, where all walls of buildings abutting such interior 
side parcel line are wholly without windows or other openings and are of fireproof construction, but if the side 
wall is not of fireproof construction, a side yard of not less than ten (10) feet shall be provided. The Planning 
Commission may require additional setbacks based on its review. The Planning Commission shall also review the 
aesthetic impact of such walls and may require visual enhancement. 
 

The applicant is not proposing to relocate the building, or expand the building, on this site.  Therefore, the 
non-compliant setbacks are considered existing non-conformities and may remain so long as the non-
conformity is not expanded per Section 78-351. 
 
Items to be Addressed: None. 
 
 
SITE ACCESS & CIRCULATION 

 
The driveway locations from both Ann Arbor Road and Main St. are existing conditions.  The applicant is 
not proposing to change these locations, or the dimensions of the driveways. 
 
In the Special Land Use section above, we listed a number of issues that the proposed scope of the 
childcare center will create, both on-site and on the adjacent roadway.  A summary include: 
 
1) Inadequate parking for expected number of peak hour drop-off. 
2) Potential queuing into the Ann Arbor Road west-bound traffic lane due to lack of stacking area. 
3) Inability to add a right-turn lane on Ann Arbor Road due to proximity of intersection at Main St./Ann 

Arbor Road. 
 
Regarding the O’Reilly Auto Parts store next door, the subject site and O’Reilly’s share an access drive to 
Ann Arbor Road.  The applicant supplied an updated shared access/parking agreement between the 
childcare center and O’Reilly’s.  The easement states that “All drive aisles and points of access on the 
[O’Reilly] parcel and [childcare] parcel are for the shared use of the parties.”  We have the following 
questions: 
1) Does the site access/driveway analysis in the TIS consider the traffic for the O’Reilly Auto Parts store? 

There is no mention of number of trips this business generates, and how their customers use this 
driveway.  O’Reilly is open 7:30AM-9PM M-S.  These hours overlap with the childcare center hours. 

2) The maneuvering lane between the two buildings appears to contain a “loading/unloading” space, 
identified with a hatch pattern on the plans.  The originally approved loading/unloading space at the 
O’Reilly site was located on the north end of the building (see approved O’Reilly site layout on page 
10 of this review).  The purpose of the hatched area should be identified on the plans, the 
timing/frequency of deliveries, and the types/size of trucks making deliveries.  Parking delivery 
vehicles at this location eliminates the two-way operation of the lane during deliveries. 

3) Have the plans been evaluated by the Fire Chief?  Given the location of the playground, the east side 
of the building will not be accessible by fire apparatus.  Also, it’s unclear if the site can accommodate 
the turning movements of a fire truck.  An evaluation by the Fire Chief should be provided before the 
project moves forward. 

 
 Recommendations from the TIS are listed below: 
• Wayfinding should be provided to the parents and caregivers for students attending Primrose School 

to exit the site via Main Street. This will help with vehicles going both east and south of the site.   
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CWA Comment:  The pavement leading to the Main St. driveway will accommodate vehicle stacking; 
however, turning left out of this driveway is difficult, as the curve in the road blocks the view of 
oncoming traffic.  

• A stop bar and pavement markings are recommended in the parking lot at the intersection with the 
shared driveway, so that vehicles existing the childcare parking lot don’t block this shared driveway.   
CWA Comment: Agreed. 
 

Items to be Addressed: 1) Add traffic generated by O’Reilly Auto Parts store to TIS.  2) Identify the purpose 
of the hatched area located between the childcare building and the O’Reilly Auto Parts store on the plans, 
including the timing/frequency of deliveries, and the types/size of trucks making deliveries.  3) Fire Chief 
evaluate the proposed site design and provide comments to Planning Commission before Special Land Use 
decision is made. 
 
 
PARKING 

 
The table below evaluates parking requirements for a childcare center in the ARC District.    
 
Table 2.  Parking Calculations Summary 

 Required Parking Calculation (Sec. 78-163) Proposed Parking 

Childcare centers, 
day care centers, 
nursery schools 

One per 400 square feet of usable floor area 
(8,800 sf / 400 sf = 22 spaces) 22 spaces on-site 

One per employee based upon the greatest number of 
employees in any one shift. 

(16 employees) 

5 spaces on-site 
6 spaces off-site 

(See Below) 

TOTAL 38 spaces 33 spaces 

Parking 
Dimensions 

90o Parking 
 Parking space: 9 ft x 20 ft 

Barrier free space dimensions:  
8 ft x 20 ft + 8 ft. aisle 

 
Two-way lane: 20 ft wide 
One-way lane: 12 ft wide 

Parking spaces (Existing):  
9 x 19.4 ft & 18.2 

 
Barrier-free spaces (new): 

8 ft x 18.2 ft + 8 ft aisle 
 

Two-way lane: 24 ft 
One-way lane: 15 ft 

 
Number of Parking Spaces: The O’Reilly Auto Parts store site plan was approved in 2016.  When this site 
was redeveloped, it was required to have 27 parking spaces.  The approved site plan is shown on the next 
page; the blue shaded parking spaces are those spaces that were both required and constructed.   
 
Note that the O’Reilly plan actually shows 30 parking spaces, but three spaces at the rear of the site were 
not built.  This is acceptable because only 27 spaces were required. 
 
The childcare center worked out a shared parking agreement with the O’Reilly store to locate nine (9) of 
their required parking space on the O’Reilly site.  The exhibit in the shared parking agreement shows the 
location of these spaces at the back of the O’Reilly property.  There are two issues with the number of 
shared spaces on the O’Reilly site, as well as the location of the shared spaces: 



Primrose Schools SLU Proposal  
July 11, 2025 
 
 

10 

1)  Sec. 78-163, Collective Parking, of the ARC District states that the shared parking must not be less than 
the sum of the requirements for the individual uses provided collectively.  Therefore, the required 
number of parking spaces on both sites is 65, but both sites (with the new parking built), will only 
provide 33 spaces on the O’Reilly Site and 27 spaces on the childcare site, for a total of 60 spaces.  This 
deficiency will require a variance. 

 
2)   The location for the proposed new spaces on the O’Reilly site is proposed within a bioretention basin.  

The stormwater capacity that is provided by this portion of the O’Reilly basin will need to be 
accommodated somewhere else on the O’Reilly site; this will require a site plan amendment for the 
O’Reilly site, reviewed and approved by the Planning Commission (Sec. 78-242).   

 
Figure 3.  2016 Approved O’Reilly Auto Parts Store Site Plan 

 

Spaces 
Not Built 

Required & 
Constructed 

Parking Spaces 
(Typ.) 
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Parking Space Dimensions. 
 

Regular spaces:  All the spaces in the lot in front of the childcare center are shorter than required.  
Given the extra 4 feet of width in the abutting maneuvering lane, the length of each parking 
space should be extended to meet the minimum 20-foot requirement.  The plans should be 
amended to show this change.  
     
Barrier-Free Parking: Two (2) barrier-free spaces are required and have been proposed near the 
entrance of the center. The proposed spaces measure 8 feet wide by 18.2 feet long, with an 8-
foot-wide accessible aisle.  As mentioned above, the plans should be amended to extend the 
length of each parking space to meet the minimum 20-foot requirement. 

 
Loading/Unloading Spaces: There are no off-street loading/unloading spaces proposed on this site. The 
applicant should provide information about expected deliveries, and frequency/timing of such deliveries, 
and the size/types of trucks making the deliveries.  
 
Bike Rack: The applicant should consider adding at least one bike rack to the site. 
 
Sidewalks:  Section 78-161.(d)(1)(j) states that, where sidewalks abut a parking area, the minimum width 
required shall be six (6) feet.  The existing sidewalk along the front of the building is 5.3-5.5 feet wide, and 
along the east side of the building is 5-feet-wide.  These walks are existing non-conformities and may 
remain as is.  However, a new 4-foot-wide sidewalk is proposed along the vehicular maneuvering lane at 
the rear of the building.  The width next to the building will require a variance, as the northeast corner of 
the building creates a “pinch point” that can’t widen the sidewalk without reducing the maneuvering lane 
to less than the required width.  However, this sidewalk should extend to the sidewalk on Main St., along 
the maneuvering lane.  The walk could widen to 6-feet-wide east of the northeast corner of the building.     
 
Items to be Addressed:  1) Number of proposed parking spaces is deficient and requires a variance.  2) 
Location of new parking spaces on O’Reilly is displacing capacity of a bio-retention basin; this capacity will 
need to be accommodated somewhere else on the O’Reilly site.  3) New parking spaces on the O’Reilly site 
will require a Site Plan amendment to the O’Reilly site plan, reviewed by the Planning Commission.  4) 
Lengthen the parking spaces in the childcare lot in front of building to meet 20-foot minimum.  5) Provide 
information on expected childcare center deliveries, frequency/timing of such deliveries and size/types of 
trucks making the deliveries.  6) Applicant to consider adding at least one bike rack to the site.  7) New 4-
foot-wide sidewalk at back of site (along existing maneuvering lane) requires a variance.  8) Extend walk 
at back of site (along exiting maneuvering lane) to sidewalk on Main St. and widen to the required six-foot 
width.   
 
 
UTILITIES 

 
Sheet C-6, Utility Plan, depicts a proposed water main connection from the south facing wall to Ann Arbor 
Road. The Site Plan notes that prior to construction, confirmation of feasibility of connection needs to be 
made with the water authority. A fire direct connection is proposed in the southeast corner of the site. 
 
No other utility work is proposed.  We defer evaluation of the proposed utilities to the City Engineer. 
 
Items to be Addressed:  1) Applicant to provide confirmation of the water main connection from the water 
authority.   2) Defer evaluation of proposed utilities to City Engineer. 
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LANDSCAPING 

A landscaping plan is provided on Sheet C-8. Tables 3-5 below evaluate the plan against the landscaping 
requirements in the Ann Arbor Corridor District.  

Table 3.  Required Plantings 
 Required Proposed 

Interior Parking Lot 

1 Tree & 100 SF Landscaping Per 
10 Spaces 

5 Shrubs for Every 30 Feet or 
Fraction Thereof Street 

Frontage of the Parking Lot 

(33 spaces) x (1 tree / 10 spaces) =  
4 trees 3 trees 

(33 spaces) x (100 s.f. / 10 spaces) =  
330 s.f. 330 s.f. 

(164 feet of frontage / 30 feet)  x 5 = 
8 shrubs 0 shrubs 

Ann Arbor Road Streetscape 

1 Tree for Every 40 Linear Feet 
of Frontage 

 

(164 feet of frontage) x (1 tree / 40 feet) 
= 4 trees 3 trees 

Parking Area Screening 

1 Tree for Every 40 Linear Feet 
of Frontage 

West Ann Arbor Road 

(117 feet of frontage) x (1 tree / 40 feet) 
= 3 trees 

3 trees 

South Main Street 

(46 feet) x (1 tree / 40 linear feet)  
= 2 trees 

1 tree 

 
 
Table 4.  Required Planting Sizes  

Type Required Size at Time of Planting Proposed 
Evergreen Tree Min 8 feet hgt. 8 – 10 feet 

Deciduous Shrub Min 30 inches 18 – 24 inches 
See Below 

 
Table 5.  Required Percentage of Total Planting 

Type Required Percentage of Total Planting Proposed 
Evergreen Trees 30 – 50 % See Below 

Deciduous Shrubs 50 % See Below 

The existing landscaping is in poor condition.  The plantings need to be in a healthy condition per the 
ordinance.  Therefore, replacement of existing shrubs/trees may be required in addition to that identified 
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in this review.  We recommend having the existing landscaping evaluated for conformance to this 
standard, and needed replacements identified and added to the Landscape Plan. 

Per Tables 3-5 above, the plans need to be modified as follows: 
• Add one (1) tree located in the interior parking lot,  
• Add one (1) tree along Ann Arbor Road 
• Add one (1) tree along South Main Street. 
• Increase the size at planting for deciduous shrub from 18-24 inches to a minimum of 30 inches. A 
• Plans to show the percentages of the existing and proposed plantings to ensure compliance with the 

table in Sec. 78-165(c)(1), Variety of plant material sizes at installation. 

The other required streetscape elements have been accomplished along Ann Arbor Road and Main St. by 
means of earlier development.  

Playground Landscaping. 
• It appears that the Demolition Plan (Sheet C-2) indicates that all the asphalt on the east side of the 

building (in the vicinity of the playground), and the northerly maneuvering lane, will be removed.  
However, the Landscape Plan is not clear the extent of turf grass on the site.  The location of proposed 
turf grass should be identified with a hatch pattern on the plans. 

• Sheet A4.0, Playground Details, provide a detail of “artificial turf.”  The ground surface treatment of 
the playground needs to be clarified on the Site Plan. 

• The playground is not shaded by trees at all.  The only shade available will be the small coverings over 
the play structures.  Trees should be incorporated on the south sides of each playground to provide 
shade and would help create a more pedestrian-friendly environment and further support the site’s 
compatibility with the character and objectives of the Ann Arbor Road Corridor. 

 
Playground Fencing 
Sec. 78-161(d), Development Requirements, discusses security fencing, which is described as fencing 
enclosing land to prevent intrusion into or across the property.  Maximum allowed height of such fencing 
is 4-feet-tall, unless the Planning Commission permits fencing not to exceed six feet tall.  It also states that 
no fence shall be located closer to than the front setback line, or closer to the street than the established 
front building line.  
 
All playgrounds are surrounded by a six (6) foot tall, black fencing that is specified on the Site Plan as 
“crash rated.”  We have the following comments: 
• The location of the proposed fence along the Main St. frontage does not comply with the “…no closer 

than the established building line” requirement.  The established building line is the front façade of 
the building facing Main St.  A variance for this fence location is needed. 

• The material of the black “picket” fencing should be specified on the fence detail on the plans.  The 
“crash rating” specification should also be included on the detail. 

• The height of the fencing on the Site Plan indicates six-foot around the playground perimeter, and 
four foot in the interior, dividing the different playgrounds.  However, the fence detail (Sheet A4.0) 
states that the 4-foot-fence is proposed along the “front of building.”  The location of the various 
fence heights should be consistent across plan sheets. 

• The Planning Commission should discuss the proposed six-foot-height of the perimeter fencing. 
• Sheet A4.0, Playground Details, also shows a detail for a vinyl fence.  We can’t locate this fence on the 

Site Plan, if proposed.  If this fence is proposed, its location needs to be added to the Site Plan.  
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However, vinyl fencing is not consistent with the ARC District, and this fence type should not be visible 
from the street. 

 
Items to be Addressed:  1) Recommend evaluation of existing plant material being counted toward the 
landscaping requirements to ensure they are in healthy condition; if not, replacements should be shown 
on the Landscape Plan.  2) Add one (1) tree to plans located in the interior parking lot.  3) Add one (1) 
tree to plans along Ann Arbor Road.  4) Add one (1) tree to plans along South Main Street. 5) Increase the 
size at planting for deciduous shrubs from 18-24 inches to a minimum of 30 inches. 6) Plans to provide 
percentages (deciduous & evergreen; various sizes) of the existing and proposed plantings to ensure 
compliance with Section 78-165(c)(1).  7) More clearly identify the location of turf grass on the 
Landscape Plan with hatch pattern.  8) Clarify ground surface landscaping (live turf grass or artificial turf) 
on Site Plan.  9) Obtain variance to locate fence along Main St. closer to the street than the established 
building line (or face of building facing this street).  10) Specify material of “picket” fence and “crash 
rating” specifications to fence detail on plans.  11) Make fence height locations consistent across plan 
sheets.  12) Planning Commission to discuss proposed six-foot-tall fencing.  13) Locate vinyl fencing on 
Site Plan, if proposed; however, vinyl fencing should not be visible from the street. 
 
 
WASTE RECEPTACLE 

 
Sheet C-3, Site Plan, shows the proposed trash enclosure at the northwest corner of the lot in the rear 
yard.  A sheet showing how a trash hauler truck accesses the dumpster, and traverses the site needs to 
be provided.    
 
Elevations for the proposed dumpster screen are on Sheet A-5, Site Details, which shows the dumpster 
screen is seven (7’) feet – four (4”) inches tall.  The screen is faced with a three (3’) foot tall band of brick 
matching the building and the remaining four (4’) feet – four (4”) inches to be Hardie board siding in a 
vertical board and batten orientation. The enclosure gate is proposed to be four (4”) inch ribbed 20 GA 
metal siding painted “Tate Olive”.  
 
Items to be Addressed: 1) Provide sheet that illustrates how a trash hauler truck will access the dumpster 
screen, and traverse the site needs to be provided. 
 
 
LIGHTING 

 
Sheet C-7, Lighting Plan, provides photometrics and illustrations of fixtures, and additional light fixture 
details are provided on Sheet C-11, Construction Details. 
 
The photometric plan on Sheet C-7 includes pole-mounted fixtures (fixtures A & B) and one building-
mounted fixture (fixture C).   However, Sheet C-11, and shows a crook-neck fixture also identified as 
fixture “B”.  The location of the crook-neck fixtures are not shown on the photometric plan or building 
elevations.  If this fixture will be used, its location should be identified, and the lighting levels included in 
the photometric plan.  Once this information is provided, we’ll evaluate the proposed photometrics of 
the site. 
 
The photometric plan shows 0.0 footcandle readings at the new parking spaces on the O’Reilly Auto 
Parts site.  A minimum level of lighting is required in all parking lots.  A fixture will need to be added to 
provide this lighting. 
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The proposed height of the pole-mounted fixtures are within the maximum height permitted.  These 
fixtures are also downward facing and can accept a house-side shield if needed to control glare.        
 
Items to be Addressed:  1) Include location of crook-necked light fixtures on building elevations and 
Lighting Plan; include light levels from these fixtures in the photometric readings.  2) Add light fixture to 
new parking spaces on the O’Reilly site to provide the required minimum lighting levels. 
 
 
SIGNAGE 

 
Sheet A-5.0, Site Details, provides proposed signage details. In addition to a flagpole, the applicant is 
proposing one (1) wall sign and two (2) ground signs shown in the figures below. 
 
Figure 4. Wall Sign  Figure 5. Ground Sign #1  Figure 6. Ground Sign (Mailbox) 

  
 
 
 
 
 
 
The ARC District has sign requirements in Sec. 78-169, Signs.  It has requirements for building-mounted 
wall signs, and ground-mounted signs, among others.   
 
Wall Signs 
The building elevations show one wall sign above each door into the building, which are on the south 
elevation facing Ann Arbor Road and the east elevation facing Main St.  The ordinance permits one wall 
sign on each facade with a separate means of public access.  Both facades have means of public access. 
 
Figure 4. depicts the proposed wall sign to be located over the building entrances.  Per Section 78-169, 
the maximum wall sign area permitted shall be 50% of the signable area, up to a maximum wall sign area 
of 42 square feet. The signable area is roughly 340 square feet, setting the maximum permitted sign area 
42 square feet.  The proposed wall signs are 12’x12’ making the sign area 144 square feet.  The size of 
these signs do not comply with the ordinance and need to be reduced. 
 
Ground Signs 
An existing ground sign is shown on the east side of the Ann Arbor Road shared entry drive. The Site Plan 
indicates that this sign will be modified.  It is located approximately 12 feet from the right-of-way line, 
meeting the location requirements in the ordinance. Sheet A-5.0 notes the final sign placement for Figure 
5. will be agreed upon between the contractor and franchise owner at a later date. This note should be 
removed, as it conflicts with the sign placement shown on the Site Plan.   
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The area of the ground sign is proposed at 36 s.f.  However, the ordinance only permits 32 s.f. at the 
proposed location.  The area of the sign face needs to be reduced.  The height of the ground sign meets 
the maximum height permitted by the ordinance. 
The site is permitted one ground sign per street frontage.  Only one ground sign (along Ann Arbor Road) 
is identified on the Site Plan.  See our comments below regarding the sign attached to the mailbox. 
    
Mailbox Sign 
Figure 6. details another ground sign to be fastened to the mailbox. It doesn’t appear that the Site Plan 
shows the location of the proposed mailbox, and this should be added.  If the mailbox (and sign) are 
located on the Main St. frontage, the ordinance would permit a second ground sign on this frontage. 
 
The proposed sign is estimated to be one (1) square foot in area.  
 
Items to be Addressed: 1) Reduce size of proposed wall signs to no more than 42 s.f.  2) Remove location 
note from ground sign detail, as the location is specified on the Site Plan.  3) Reduce area of ground sign 
face to no more than 32 s.f.  4) Show location of mailbox and sign on Site Plan; if along Main St. frontage, 
this second ground sign is permitted.   
 
 
FLOOR PLAN AND ELEVATIONS 

 
Dimensioned elevations are provided on Sheet A-2.0.  The southeast corner of the existing building façade 
includes an angled entry portico; the proposed use is removing the portico and squaring the face of the 
south and east facades, adding windows and doorways.  The drive-thru roof at the rear of the building is 
also being removed, and openings in this façade filled in with brick. 
 
Floor plans are provided on Sheet A-3.0.  They are proposing to reconfigure the interior to create eleven 
(11) classrooms, a staff/conference area, warming kitchen, office, resource room, laundry and storage 
space, and fourteen (14) restrooms.  
 
Items to be Addressed: None. 
 
 
RECOMMENDATIONS 

 
In our opinion, the scale of the proposed use may fit into the building, but it is too large to be 
accommodated by the site.  We have concerns about student drop-off/pick-up and the estimated stacking 
required to conduct these activities, placing waiting cars into the Ann Arbor Road west-bound travel lane.  
The Traffic Impact Study also states that a right-turn lane is warranted, but there is no room to construct 
this needed facility because of the intersection.  Therefore, while a childcare center at this location may 
be an appropriate land use, the scale of this proposed operation is not appropriate in our opinion.  The 
Planning Commission should discuss these issues, and other issues identified in this review, with the 
applicant at the upcoming Public Hearing. 
 
Comments in this review are summarized below: 
 
Special Land Use Criteria 
1) Proposed scale of operation (number of children/staff), in light of: 

- Inadequate parking,  
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- Vehicle queuing that force parents to stack in west-bound lane of Ann Arbor Road. 
- Traffic Impact Study warranting a right-turn lane, but inadequate space due to the intersection 
- Inadequate amount of required play space (condition of Special Land Use in ARC District). 

2)  Planning Commission to determine if the proposed use meets the Special Land Use requirements.  
3) Applicant to confirm if “DRAFT” Traffic Impact Study has been finalized.   
4) Applicant should confirm that it’s possible/likely that most or all of the students will be on site at one 

time. 
5)  Applicant to provide the maximum number of children expected during various times of day. 
6)  TIS provide peak hours using the site driveways (both AM & PM).   
7)  City Attorney provide opinion on whether the ZBA can consider granting a variance for a required 

ordinance condition for a Special Land Use. 
 
Site Access & Circulation 
1)  Add traffic generated by O’Reilly Auto Parts store to TIS.   
2)  Identify the purpose of the hatched area located between the childcare building and the O’Reilly Auto 

Parts store on the plans, including the timing/frequency of deliveries, and the types/size of trucks 
making deliveries.   

3)  Fire Chief evaluate the proposed site design and provide comments to Planning Commission before 
Special Land Use decision is made. 

 
Parkng 
1)  Number of proposed parking spaces is deficient and requires a variance.   
2)  Location of new parking spaces on O’Reilly is displacing capacity of a bio-retention basin; this capacity 

will need to be accommodated somewhere else on the O’Reilly site.   
3)  New parking spaces on the O’Reilly site will require a Site Plan amendment to the O’Reilly site plan, 

reviewed by the Planning Commission.   
4)  Lengthen the parking spaces in the childcare lot in front of building to meet 20-foot minimum.   
5)  Provide information on expected childcare center deliveries, frequency/timing of such deliveries and 

size/types of trucks making the deliveries.   
6)  Applicant to consider adding at least one bike rack to the site.  
7)  New 4-foot-wide sidewalk at back of site (along existing maneuvering lane) requires a variance.   
8)  Extend walk at back of site (along exiting maneuvering lane) to sidewalk on Main St. and widen to the 

required six-foot width. 
 
Utilities 
1)  Applicant to provide confirmation of the watermain connection from the water authority.    
2)  Defer evaluation of proposed utilities to City Engineer. 
 
Landscaping 
1)  Recommend evaluation of existing plant material being counted toward the landscaping 

requirements to ensure they are in healthy condition; if not, replacements should be shown on the 
Landscape Plan. 

2)  Add one (1) tree to plans located in the interior parking lot.   
3)  Add one (1) tree to plans along Ann Arbor Road.   
4)  Add one (1) tree to plans along South Main Street.  
5)  Increase the size at planting for deciduous shrubs from 18-24 inches to a minimum of 30 inches.  
6)  Plans to provide percentages (deciduous & evergreen; various sizes) of the existing and proposed 

plantings to ensure compliance with Section 78-165(c)(1).   
7)  More clearly identify the location of turf grass on the Landscape Plan with hatch pattern.   
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8)  Clarify ground surface landscaping (live turf grass or artificial turf) on Site Plan.   
9)  Obtain variance to locate fence along Main St. closer to the street than the established building line 

(or face of building facing this street).   
10)  Specify material of “picket” fence and “crash rating” specifications to fence detail on plans.   
11) Make fence height locations consistent across plan sheets.   
12) Planning Commission to discuss proposed six-foot-tall fencing.   
13) Locate vinyl fencing on Site Plan, if proposed; however, vinyl fencing should not be visible from the 

street. 
 
Waste Receptacle 
1)  Provide sheet that illustrates how a trash hauler truck will access the dumpster screen, and traverse 

the site needs to be provided. 
 
Lighting 
1)  Include location of crook-necked light fixtures on building elevations and Lighting Plan; include light 

levels from these fixtures in the photometric readings.   
2)  Add light fixture to new parking spaces on the O’Reilly site to provide the required minimum lighting 

levels. 
 
Signage 
1)  Reduce size of proposed wall signs to no more than 42 s.f.   
2)  Remove location note from ground sign detail, as the location is specified on the Site Plan.   
3)  Reduce area of ground sign face to no more than 32 s.f.   
4)  Show location of mailbox and sign on Site Plan; if along Main St. frontage, this second ground sign is 

permitted. 
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