City of Plymouth Planning Commaission

Regular Meeting Agenda
Wednesday, June 10, 2026 — 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/81231701679
Passcode:004482
Webinar ID: 812 3170 1679

1. CALLTO ORDER
a. Roll Call

2. CITIZENS 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.

3. APPROVAL OF THE MINUTES
a. Approval of the May 13, 2026 meeting minutes

4. APPROVAL OF THE AGENDA
5. COMMISSION COMMENTS
6. PUBLIC HEARINGS

7. OLD BUSINESS
a. Preliminary PUD Review of PUD26-01: 639 S. Mill, 166 E. Ann Arbor Trail
b. Amendment to Zoning Ordinance Secs. 78-21, 78-191

8. NEW BUSINESS
a. Amendment to Zoning Ordinance Secs. 78-21, 78-203, 78-206-209, 78-336
b. Sub-Committee Assignment Check-in

9. REPORTS AND CORRESPONDENCE

10. ADJOURNMENT

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, M1 48170, or email to clerk@plymouthmi.gov.



https://us02web.zoom.us/j/81231701679
mailto:clerk@plymouthmi.gov

City of Plymouth Strategic Plan 2022-2026

GOAL AREA ONE - SUSTAINABLE INFRASTRUCTURE

OBIJECTIVES

1. Identify and establish sustainable financial model(s) for major capital projects, Old Village business district,
35 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

OBIJECTIVES

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

OBIJECTIVES

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

OBIJECTIVES

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

2026 Planning Commission Goals

1. Complete remaining quick zoning audit tasks
2. Explore residential compatibility ordinance




Plymouth Planning Commission
Regular Meeting Minutes
Wednesday, May 13, 2026 - 7:00 p.m.
Plymouth City Hall 201 S. Main

City of Plymouth www.plymouthmi.gov
Plymouth, Michigan 48170-1637 734-453-1234

1. CALLTO ORDER
Chair Hollie Saraswat called the meeting to order at 7:06 p.m.

Present: Chair Saraswat, Vice Chair Kyle Medaugh, Commissioners Sidney Filippis, Zach Funk, Joe
Hawthorne, Don Webb, and Katie Rossie

Also present: Planning and Community Development Director Greta Bolhuis, Planning Consultant Sally
Elmiger (online), and Community Development Coordinator Haley Hall

2. CITIZENS COMMENTS
Toby Theodore, 1012 Penniman, stated that his son lives in an apartment on Fleet St and has difficulties with
parking availability in the Central Parking Deck and does not have an assigned parking space. He asked the
city to address parking availability for current residents before considering more multi-family homes and
less restrictive parking requirements.

3. APPROVAL OF MEETING MINUTES
Funk offered a motion, seconded by Medaugh, to approve the minutes of the April 8, 2026 meeting.

There was a voice vote.
MOTION PASSED UNANIMOUSLY

4. APPROVAL OF THE AGENDA
Medaugh offered a motion, seconded by Webb, to approve the agenda for May 13, 2026.

There was a voice vote.
MOTION PASSED UNANIMOUSLY

5. COMMISSION COMMENTS
Commissioners offered remarks thanking outgoing Commissioner Marni Schroeder for her service on the
commission and wished her well in her new endeavors.

Webb stated he would like to know more about Mr. Theodore’s comment about parking in order to
understand the situation better.

Chair Saraswat said she was happy to see the Channel 7 news story highlighting the planned multi-modal
path to connect Old Village to Hines Drive. She stated that it is a great example of how long-term planning
and collaboration between elected officials, city staff, and the Planning Commission leads to progress.



6.

7.

8.

PUBLIC HEARINGS
None.

OLD BUSINESS
Amendment to Zoning Ordinance Secs. 78-21 and 78-191

Planning Director Bolhuis presented the proposed amendment to multi-family density regulations,
requested by a prospective property owner at 195 S. Mill. The current ordinance calculates density based on
number and type of rooms, while the proposal would use dwelling units per net acre consistent with the
Master Plan (18 units/acre for RM-1, 27 units/acre for RM-2). Staff produced maps that illustrated the range
of allowable units under the proposed language and the existing unit counts based on city records.

Commissioners discussed the current ordinance and the proposed ordinance changes and requested data to
compare the proposed unit-per-acre calculation against the current room-based formula to assess how the
change would affect density. They also discussed technical refinements, such as rounding rules and making
the definitions consolidated and more consistent.

Jamie Cavanaugh, 1095 Roosevelt, spoke on behalf of YIMBY in support of the amendment, citing it aligns
with the 2018 and 2025 Master Plans.

Filippis offered a motion, seconded by Webb and amended by Medaugh, to postpone the amendment to
Zoning Ordinance Secs. 78-21 and 78-191 pending additional data from staff comparing allowable density
under the current room-based formula to the proposed dwelling-units-per-acre calculation for existing RM-1
and RM-2 parcels.

There was a voice vote.
MOTION PASSED UNANIMOUSLY

NEW BUSINESS
a. SP26-02: 212 S. Main. Change of Use from dry cleaner to restaurant

Planning Consultant Elmiger presented her review of the application, which proposes converting the former
dry cleaner into a fast-casual noodle restaurant. She identified a parking deficiency of four spaces and
outlined three options to address it: a shared parking agreement with a site within 300 feet, payment-in-lieu
of parking, or a Planning Commission-approved reduction in the parking requirement. She also
recommended that four residential parking spaces be formally dedicated to the residential units at the site,
and that Municipal Services be consulted regarding the adequacy of the proposed trash handling approach.

Neal Collins, the tenant, and Josh Dinverno from Dinverno Remodeling and Construction Inc (online),
presented the project. Mr. Collins acknowledged that there is no suitable location for a dumpster on the
site. Mr. Dinverno noted that restriping the parking lot may produce two additional parking spaces, but that
it would not fully resolve the deficiency.

Funk raised the issue of potential environmental contamination and noted the site’s prior use as a dry
cleaner likely makes it a candidate for brownfield status and recommended environmental assessment
through EGLE.

The commission agreed to postpone the agenda item pending clarification of parking deficiencies and trash
management.



Filippis offered a motion, seconded by Scott, to postpone SP26-02 so that the applicant can address the four
dedicated parking spots for residential tenants, form a response to the deficient parking, and get a letter
from Municipal Services regarding the trash approach.

There was a voice vote.
MOTION PASSED UNANIMOUSLY

9. REPORTS AND CORRESPONDENCE
City Commissioner Joe Elliot thanked Schroeder for her service and expressed relief that she is remaining in
the community. He also commended the commission for its through approach to the RM-1 and RM-2
density calculation discussion and encouraged them to take their time to reach the right outcome.

10. ADJOURNMENT
Funk offered a motion, seconded by Scott, to adjourn the meeting at 8:15 p.m.

There was a voice vote.
MOTION PASSED UNANIMOUSLY



CITY OF PLYMOUTH www.plymouthmi.gov

201 S. Main Phone 734-453-1234
Plymouth, Michigan 48170 Fax 734-455-1892

MEMORANDUM

To: Planning Commission

From: Greta Bolhuis, AICP, Planning and Community Development Director
Assisted By: Sally Elmiger, AICP, Planning Consultant, Carlisle-Wortman Associates

Date: June 5, 2026

Re: Preliminary PUD Review of PUD 26-01: 639 S. Mill, 166 E. Ann Arbor Trail

BACKGROUND
Walters Group, the applicant, is requesting a planned unit development (PUD) to construct multi-
family residential buildings at 639 S. Mill and 166 E. Ann Arbor Trail.

This memorandum is intended to present and summarize the preliminary PUD submission so that the
commission may discuss the project in relation to the PUD eligibility criteria. The applicant has
provided a narrative report detailing their response to each criterion. Later in this memo, each
criterion is presented with information from the applicant’s submission, the ordinance requirements,
and staff/consultant comments when pertinent. The preliminary site plan review has also been
conducted and starts on page 9.

The Properties

639 S. Mill is a unique shape totaling 2.54 acres. 166 E. Ann Arbor Trail is approximately 116 feet wide
and approximately 141 feet deep, totaling 0.38 acres. Together, both properties total 2.92 acres. See
the aerial image from the city’s tax map in Figure 1.

The Project

The proposal is for three multi-family residential buildings: an apartment building with 81 units that
includes studio, one- and two-bedroom configurations and two other buildings that contain three
townhouse units each. The total number of residential units is 87. The site will be accessed from two
driveways, one from E. Ann Arbor Trail and the other from S. Mill.

The larger property is occupied by a building previously used as the Lumber Mart, the business which
left the site in the early 2010s. The building has been unused since that time. The smaller property is
vacant. All existing buildings and site features will be removed to accommodate the new project.
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Figure 1. Source: City of Plymouth Tax Map

Planning Commission Discussion of Concept Plan
The applicant presented their concept only plan on April 8, 2026. The Planning Commission discussed
the project and per the meeting minutes, had the following comments:

e Clarify whether the proposed amenities would serve City residents, or just project residents.

e Improve pedestrian connectivity.

¢ Change building design so that it appears more residential than commercial.

e Expressed concerns about building height relative to single-family homes.

Current Zoning + Previous PUD

The property is currently zoned “Expired PUD”. See Figure 3 on page 8 for the Zoning Map. In April
2019 the City Commission approved the PUD agreement and the rezoning to PUD. The site plan that
the property was rezoned to had two buildings: a three-story apartment building with 57 apartment
units (30 1-bedroom; 27 2-bedroom), and outdoor common patio on the third floor; and a two-story
building with 5,592 square feet of retail/office space. The leasing office and gym for the apartment
building was also in this building, creating a “mixed-use” project. The project was never completed. Per
Sec. 78-316, the Final PUD Site Plan expires if construction has not begun within one year of approval,
or if an extension of the approval is not granted. Neither happened (or were requested) in this case, so
the Final PUD Site Plan for the previous project has expired. However, the site is still zoned PUD since
the process to rezone it back was not initiated.



Planned Unit Development Purpose

Section 78-310 states: “The planned unit development (PUD) is provided as a design and planning
option, intended to permit flexibility in the regulation of land development; to encourage innovation in
land use, form of ownership (such as site condominiums) and variety in design, layout, and type of
structures constructed; to preserve significant natural, historical, and architectural features and open
space; to promote efficient provision of public services and utilities; to minimize adverse traffic
impacts; to provide adequate housing and employment; to encourage development of convenient
recreational facilities; and to encourage the use and improvement of existing sites or existing buildings
when the uniform regulations contained in other zoning districts alone do not provide adequate
protection and safeguards for the site or its surrounding areas or flexibility to consider adaptive re-use
of existing structures.”

Planned Unit Development General Authority

Section 78-311 (a) states: “A planned unit development (PUD) may be applied for in any zoning
district.” Subsection (b) further states: “Any land use authorized in this article may be included in

a planned unit development”. The property and proposed project are qualified to pursue planned unit
development consideration.

PUD Process and Plan Requirements

In accordance with Section 78-314 of the Zoning Ordinance and the prescribed PUD procedures for
review, the applicant attended a pre-application conference with City staff in December 2025. A formal
application has been submitted and includes the transmittal of preliminary PUD plans.

The submitted plans provide most of the information required by ordinance. There are a few items
that must be corrected and/or provided:
1. Revise written materials and plan set to show consistent project name.
2. Correct the current zoning designation on the plan sheets to “PUD”.
3. Identify the zoning designation on the plan sheets of the adjacent property to the east of 166 E.
Ann Arbor Trail.
4. ldentify the existing land uses on the plan sheets of all abutting properties, and of properties
across any public street from the PUD site.

PLANNED UNIT DEVELOPMENT CRITERIA

Section 78-311(c) of the Zoning Ordinance establishes PUD criteria which determine the overall
eligibility for a planned unit development. The applicant must demonstrate all of the following criteria
as a condition to being entitled to planned unit development treatment. Each of the nine criteria are
outlined below and include the applicant’s response, as supplied in their written narrative,
staff/consultant comments, and the corresponding PUD eligibility checklist question.

Section 78-311 (c) Criteria #1: “Grant of the planned unit development will result in one 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.”



The proposal is a multi-family residential development. The applicant provides a narrative listing the
site features they consider public benefits. These are listed below:

1. Provides rental apartments and for-sale townhomes.

2. Outdoor lounge with fire pit and grilling stations for residents of the project, dog park, shaded
patio with communal seating and yard games, and landscaped walkways. Comments: The plans
should identify the location of an outdoor lounge/fire pit area.

3. Design of parking, package delivery and mechanical systems.

Redevelopment of underutilized property into productive asset.
5. Open spaces exceed minimum.

Comments: In order to determine the open space is exceeded, the plans should provide a

graphic identifying the areas included in the “usable open space” calculation and explain how

the areas identified can be used.
6. Improved pedestrian connectivity and safety.

Comments: The plans (Sheet C-501) now show a proposed sidewalk along S. Mill from the

intersection of S. Mill and E. Ann Arbor Trail south to the sidewalk entrance to the project. Also

shown on the revised plans is a mid-block crossing with rectangular rapid flashing beacons to
assist pedestrians in crossing S. Mill on their way to and from downtown Plymouth. Currently,
as designed, there are barriers that need to be addressed which are discussed later in this
memo.

7. Environmental and infrastructure enhancements.

B

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. Is this a TRUE statement?

Section 78-311 (c) Criteria #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.”

The applicant is proposing three multi-family buildings. The townhome buildings are three stories in
height and are arranged building rear to building rear. Six (6) townhouse units are proposed. One of
the townhome buildings fronts on E. Ann Arbor Trail. A three-story apartment building with 81 units is
proposed. The townhome portion of the property is proposed at 15.79 units per acre (6 / 0.38), and
the apartment building portion is proposed at 31.89 units per acre (81 / 2.54). The total site density is
29.79 units per acre (87 / 2.92).

Per Sec. 78-191(c), the total number of rooms in a multiple dwelling structure of over two stories shall
not be more than the area of the parcel in square feet divided by 900. Therefore, the maximum
number of rooms permitted on this site is 127,195 s.f. / 900 = 141 rooms. The apartment building and
townhomes are proposing:

* 62 one-bedroom apartments (or 62 units x 2 rooms = 124 rooms)

¢ 13 two-bedroom apartments (or 13 units x 3 rooms = 39 rooms)

¢ 6 studio apartments (or 6 units x 1 room = 6 rooms)

¢ 6 three-bedroom townhomes (or 6 x 4 rooms = 24 rooms)

¢ TOTAL proposed = 193 rooms



The properties are accessed by S. Mill to the west (which is under Wayne County’s jurisdiction) and E.
Ann Arbor Trail to the north. The site is served by city water and sewer.

Regarding traffic, traffic generation rates provided by the Trip Generation Manual of the Institute of
Transportation Engineers (11th Edition) estimates that this project would generate approximately 40-
50 vehicle trips during the peak morning and evening hours. The latest Annual Average Daily Count
(traffic count) for Mill between Ann Arbor Road and Ann Arbor Trail is 10,040 trips (two-way), gathered
in 2009 (Source: SEMCOG Traffic Count Data Base). We don’t think this will be an issue, as the project
has two access drives giving drivers a choice of exiting/entering E. Ann Arbor Trail or S. Mill.

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. Is this a TRUE statement?

Section 78-311 (c) Criteria #3: “The proposed planned unit development shall be consistent with the
public health, safety and welfare of the City.”

Public health, safety, and welfare of the City can be defined as “police/fire services, infrastructure
(water/sewer), land-use regulation, and emergency management. This includes enforcing sanitation
standards, preventing disease spread, and ensuring safe, functional environments.” The project will be
connected to the public water and sewer systems and will be served by police and fire services.

The proposed planned unit development shall be consistent with the public health, safety and welfare
of the city. Is this a TRUE statement?

Section 78-311 (c) Criteria #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.”

The city’s records reflect that a building was constructed in the mid-1960s for Roberts Supply Co. The
existing Lumber Mart building was renovated, and an office space addition was constructed in 1985. As
previously mentioned, the building has been vacant for almost a decade. There are no natural features
or historic structures on the site.

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. Is this a TRUE statement?

Section 78-311 (c) Criteria #5: “The proposed planned unit development shall not result in an
unreasonable negative economic impact upon surrounding properties.”

Unreasonable negative economic impact can be defined as “an economic burden imposed upon a
property owner which is unduly excessive and prevents a realization of a reasonable rate of return
upon the value of his property.” We do not believe the proposed redevelopment of a underutilized,
vacant structure and site will result in unreasonable negative economic impact.

The proposed planned unit development shall not result in an unreasonable negative economic impact
upon surrounding properties. Is this a TRUE statement?



Section 78-311 (c) Criteria #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.”

The project is proposed to be under single ownership for the apartment building and a
master deed/association for the for-sale townhouses.

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. Is this a TRUE statement?

Section 78-311 (c) Criteria #7: “The proposed planned unit development shall be consistent with the
goals and policies of the city master plan.”

The Future Land Use Map in the Master Plan indicates 166 E. Ann Arbor Trail as “Multi-Family
Residential” and 639 S. Mill as “Multi-Family Neighborhood”. See the Future Land Use Map in Figure 2
below.

Legend

Future Land Use

[ Parks and Open Space
[ ] Single Family

[ Multi-Family Residential
I Multi-Family Neighborhood
[ Mixed Use

[ Local Business

I Central Business District
I Ann Arbor Road Corridor

I Industrial

Figure 2. Source: City of Plymouth 2025 Master Plan

Multi-Family Residential (Page 13 of the Master Plan) is described as “areas that were developed in a
range of residential building types”. Buildings that front on E. Ann Arbor Trail between S. Mill and
General Drive (which is in Plymouth Township) include single family homes, attached condominiums,
and three to five unit multiplexes. The Master Plan further states that “It is a priority of this area to
increase the number of housing units in a manner that is consistent with the adjacent areas while
serving as a transition between commercial districts and single family neighborhoods.”



Multi-Family Residential calls for a density of 12 to 18 units per acre. It states: “In areas where single-
family land uses are adjacent, duplexes and small multiplexes that match the appearance of single-
family homes are more appropriate.” Further, it states: “In areas where commercial and industrial land
uses are adjacent, townhouses and stacked multiplexes at higher densities are more appropriate.” The
property along E. Ann Arbor Trail abuts commercial (office) to the west and single family to the east.
The driveway has been shifted to the east side of this property, resulting in the townhouse buildings
being shifted towards the commercial building to the west. The proposed density of 166 E. Ann Arbor
Trail is 15.79 units per acre which is within the range identified in the Master Plan.

The Master Plan states: “In no instance should building heights be taller than two and one-half (2.5)
stories.” The proposed townhomes are three stories tall. The Planning Commission requested a height
reduction at the April 2026 meeting.

Multi-Family Neighborhood (Page 14 of the Master Plan) is described as “large, standalone sites,
located on higher traffic roadways”. Multi-Family Neighborhood calls for a density of 18 to 27 units per
acre. The proposed density of 639 S. Mill is 31.89 units per acre which exceeds the range identified in
the Master Plan. The project is proposed at three stories, which is less than the four story maximum
identified in the Master Plan.

Guiding values of the Master Plan include Plymouth as an attractive, livable community and being a
leader in sustainable infrastructure. Identified goals to accomplish these values include “creating
lifelong neighborhoods of diverse housing for various income levels”, “creating a dynamic environment
supportive of residences, community institutions, and businesses”, and “improving street mobility,

connectivity, and safety.”

Walkability is another priority in the Master Plan that is mentioned in transportation improvement
goals. Goals include “prioritize pedestrian accessibility and clear walking paths” as well as “make
pedestrian environments desirable spaces by adding elements such as wider sidewalks, street
furniture, street trees, pedestrian scaled street lighting, pedestrian-activated crossing lights, and bulb-
outs and curb extensions at intersections”.

The proposed planned unit development shall be consistent with the goals and policies of the city
master plan. Is this a TRUE statement?

Section 78-311 (c) Criteria #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.

The current zoning is Expired PUD. The abutting properties are zoned B-3, General Business, I-1, Light
Industrial, RM-1, Multi-Family Residential, and RM-2, Multi-Family Residential. The property is
surrounded by zoning districts with greater intensity of uses. Land uses allowed in these neighboring
districts range widely. The Zoning Map is provided in Figure 3 on the following page.

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. Is this
a TRUE statement?
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Figure 3. Source: City of Plymouth GIS Zoning Map

Section 78-311 (c) Criteria #9: A demonstration that the PUD is not proposed in an attempt by the
applicant to circumvent the strict application of zoning standards.

The City’s Zoning Audit and Master Plan documents both identify amendments are necessary for the
multi-family zoning ordinances, and the Planning Commission is actively considering amendments. One
of the implementation strategies identified in the City’s Master Plan states: “In the multi-family
residential zoning district, the types of permitted housing were expanded, however, obstacles still exist
that prevent redevelopment. These barriers can be reduced by removing the room number density
formula in the Zoning Ordinance, reviewing parking requirements especially for properties close to
downtown or public transit stops, and allowing additional height/stories where appropriate.”

A demonstration that the PUD is not proposed in an attempt by the applicant to circumvent the strict
application of zoning standards. Is this a TRUE statement?



PUD Eligibility Discussion

The Planning Commission needs to evaluate the above criteria pertaining to PUD eligibility. To further
assist this discussion, a checklist at the end of this memorandum has been provided summarizing the
criteria.

PRELIMINARY SITE PLAN REVIEW
A preliminary site plan review has been completed on the submitted plan set which was last revised
April 24, 2026. We are using the RM-2 zoning requirements to evaluate this current proposal.

Schedule of Regulations

This is a multi-family proposal, and details of the site design are compared to the RM-2, Multiple-
Family Residential District in the table below. It should be noted that the plans were scaled to obtain
the proposed setbacks. All building setback dimension should be shown on the plans.

Table 1. Multiple-Family Residential District Schedule of Regulations Requirements

R Proposed Proposed
A Apartment Building Townhomes
Minimum Lot Size 10,000 sq ft 2.9 acres (127,195 s.f.)*
Minimum Lot Width N.A Mill St.: 222.61 ft.
o Ann Arbor Trail.: 116.35 ft.
Max. Building Height 4 stories [ - ft. 3 stories [ 35 ft. 3 stories / 35 ft.

Height of Building, but no

. less than 25 ft.
Front (Mill 5t.) 55 than 115 ft. N.A.

Required: 35 ft.

Height of Building, but no

P less than 25 ft. 58 ft.
Front (A° Trail) N.A.
(See Below)
MIiREmLIT Required: 35 ft.
10 ft. + 2.5 ft. t
yard per story 44 ft. (East)
setbacks Least above 2 14 ft. (North) 3 ft. (West)
sides | ON€ 54 ft. (Southwest) (see Below)
Required: 12.5 ft.
Total 20 ft. total 68 ft. 53 ft
Height of Building, but no
less than 25 feet 13 ft.
Rear MN.A.

(See Below)

Required: 35 ft.




RM-2 Required Proposed Proposed

Apartment Building Townhomes
50 feet
Distance Between Buildings ee 77 ft.
end to front
Maximum Lot Coverage MNLA. ML A. MN.A.

Studios=6x 1 room
+

Area of Parcel/ 900 =
1Bed=62x2rooms

Max. # of Rooms

Maximum Density 2 Bed = 13+:-: 3 rooms o gdﬁrzjntlzoms )
Max.: 127,195 s.f. / 900 T
=141 rooms 6+124 435
165 rooms
Total Density 165 + 24 = 193 rooms (See Below)

Front Yard Setbacks: The S. Mill property is uniquely shaped and the front yard is along S. Mill.
Footnote (d) states: “In RM districts the minimum front and rear yards shall be equal to the height of
the building, except that where a front lot line abuts a street, % the width of the right-of-way of such
street may be considered as front yard setback, but in no instance shall any front or rear yard setback
be less than 25 feet.” This means that the front yard setback is measured from the centerline of the
right-of-way. Half of the E. Ann Arbor Trail right-of-way is 33 feet. The height of the townhomes is 35
feet, measured at the midpoint of the roof between the peak and the eave. The nearest point from the
townhome building to the front property line is 25 feet. Therefore, the proposed front setback is 58
feet along E. Ann Arbor Trail.

Side Yard Setbacks: The side yards of the S. Mill property are not parallel. The side yards are along the
rear yards of the various properties that front on E. Ann Arbor Trail (north side) and the railroad tracks
(south property line).

Footnote (e) states: “For each story in excess of two stories, a side yard of 2% feet for each additional
story shall be provided, in addition to the minimum ten foot requirement.” The side yard setback on
the west side of the townhome property is 9 feet when 12.5 is required.

Rear Yard Setbacks: The rear yard of the S. Mill property is parallel to the front yard, which is along S.
Mill. Footnote (d) states: “In RM districts the minimum front and rear yards shall be equal to the height
of the building, [...] but in no instance shall any front or rear yard setback be less than 25 feet.” The
height of the townhomes is 35 feet, and the proposed rear yard setback is 13 feet.

Density: Footnote (c) states: “The total number of rooms in a multiple dwelling of over two stories but
not exceeding four stories shall not be more than the area of the parcel, in square feet, divided by
900.” The square footage of the lot allows 141 rooms, and 193 rooms are proposed.

Items to be Addressed: 1) Side yard setback on west side property line for townhome buildings. 2) Rear
yard setback on east property line for apartment building. 3) Proposed density of 193 rooms. 4) Add
building setback dimensions to plans.
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Parking and Loading
Table 2. Parking Requirements

Parking Required Parking Provided

Apartment Building:
Studio =6 x 2 spaces =12
One Bed = 62 x 2 spaces = 124
Two Bed = 13 x 2 spaces = 26
Total: 162 spaces

Apartment Building:
115 surface spaces

Residential, Multi-Family

2 spaces/dwelling unit having 2 or Townhomes:

fi bed ; and 2.5 12

ewer. e rt.mms,. an spaces/ Townhomes: garage spaces

dwelling unit having three or more - 3 surface spaces
6 x 2.5 spaces = 15 spaces

bedrooms; plus 5 spaces for any

office building or club house facility. 130 spaces

(12 +124 + 26 +15) =

177 spaces
P (See Below)

Number of Parking Spaces: Sec. 78-271 (1) (c) references for the residential, multiple-family land use
the follow number of parking spaces is required: “Two for each dwelling unit having two or less
bedrooms and 2% for each dwelling unit having three or more bedrooms, plus five for any office
building or club house facility.” There are 81 dwelling units that have two bedrooms or less in the
apartment building, which requires 162 parking spaces. There are six dwelling units that have three
bedrooms in the townhouse buildings, which require 15 spaces. In total, 177 spaces are required, and
130 surface and garage parking spaces are provided.

Location of Parking Spaces: Sec. 78-270(a)(3) references that off-street parking shall not be permitted
in any required or non-required front yard. Parking can be located in a side or rear setback if located at
least five (5) feet from the property line. Parking is proposed to be located in the front yard.

Parking Space and Maneuvering Lane Dimensions: The proposed parking spaces and maneuvering lane
dimensions meet ordinance requirements.

Screening of Parking Lots: Sec. 78-272 (6) states: “The off-street parking area shall be provided with a
continuous and obscuring wall not less than four feet, six inches in height measured from the surface
of the parking area. This wall shall be provided on all sides where the next zoning district is designated
as a residential district.” Subsection (10) allows the Planning Commission to modify the wall
requirement where unusual circumstances exist, and no good purpose would be served. The Pinewood
Condo property screens the back sides of the carports with an existing six foot tall wall along the area
which is required to be screened on the subject property.

Parking Lot Landscaping and Screening: Sec. 78-203 (3) references that parking lots which are visible
from a public right-of-way shall have a landscaped strip at least ten feet in width or wider and one tree
and five shrubs for every 30 feet or fraction thereof of street frontage of the parking lot. The parking
area that is adjacent to S. Mill has a five foot wide landscape strip. The S. Mill right-of-way in this
location is more than 105 feet wide and from the edge of the property to the current edge of the
asphalt roadway is approximately 40 feet.
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This section further references that parking lots greater than 5,000 square feet shall have one square
foot of landscaped area for each fifteen square feet of parking lot and that each landscaped area shall
have at least 150 square feet. More information is needed overall on landscape and open space areas.
The plans should be updated to identify the area of each interior parking lot landscaped area.

Curbing and Sidewalks: Sec. 78-272 (13) states: “Curbing or bumper blocks shall be provided where
parking spaces abut landscaping or sidewalks. If sidewalks and integrated curbing are used, the
sidewalk abutting a parking stall shall be a minimum of seven feet in width.” The plans provide curbs in
these locations. The curbs around the landscape islands in the parking lot appear to be intermittent to
allow stormwater to flow into stormwater catch basins in the islands. Where sidewalks are integrated
into curbing, the sidewalk must be a minimum of seven (7) feet wide. This requirement is met, except
for the five-foot-wide sidewalks on: the east side a four-bay parking area (next to the dog run) and the
west side of a four-bay parking area (south of the townhomes).

The public walk proposed along Mill St. will need to meet Wayne County’s requirement. It is currently
proposed at five-feet-wide and may conflict with some existing site features including a utility pole,
street trees, the neighbor’s parking lot (which encroaches into the right-of-way), and the guardrail on
the other side of the street. The sidewalk and crosswalk should be shown on the plans in feasible
locations and should meet Wayne County standards.

Loading Space: While a loading space is not required by ordinance, it will allow space to park a moving
truck. The 10’ x 50" space dimension meets the size. The plans identify that the loading space doubles
as “picnic areas with patio pavers”. The applicant should identify any proposed outdoor furniture or
features and speak to how the dual function of the space would be managed to be usable.

Items to be Addressed: 1) The proposed number of parking spaces is 130. 2) Location of parking spaces
in the front yard. 3) Parking lot screening along a residential district. 4) Parking lot landscape strip of
five feet. 5) Sidewalk width of five feet in the four-bay parking areas. 6) S. Mill sidewalk and crosswalk
shown in locations that don’t conflict with site features and that meet Wayne County standards.

Circulation

This site design offers two vehicular access points; one from Mill St., and a second from Ann Arbor
Trail. The location of the driveway off Mill St. is the same as the existing Lumber Mart driveway,
although the new drive is narrower. The Ann Arbor Trail driveway will be a new access point off this
street. It is located approximately 55 feet from the single-family residential driveway to the east.

The proposed driveway from Mill St. (26-feet-wide) meets the minimum width for a two-way
maneuvering lane and is dimensioned on the plans. The proposed driveway from Ann Arbor Trail (20-

feet-wide) also meets the minimum requirements.

Sheet C-510 shows how a fire truck and garbage truck can traverse the site. The proposal needs to be
evaluated by the Fire Chief for emergency access.

Items to be Addressed: 1) Proposal evaluated by the Fire Chief for emergency access.
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Usable Open Space/Landscaping/Lighting

Sec. 78-191, footnote (d)(1) requires 150 s.f. of “usable” open space per bedroom. The project
proposes 70 bedrooms in the apartment building, and 18 bedrooms in the townhouse buildings,
requiring 13,200 s.f. of “usable” open space. The plans should identify the areas included in the
“usable open space” calculation and explain how the areas identified can be used.

Because this is a Preliminary Site Plan/PUD Plan review, we haven’t evaluated the proposed
landscaping. A lighting plan, meeting the requirements of Sec. 78-204, Exterior Lighting, will also need
to be submitted at Final review. Both will be evaluated at the Final Site Plan/PUD Plan stage.

Items to be Addressed: 1) Submit plans that identify the square footage and use of the usable open
space. 2) Landscaping/lighting evaluated as part of the Final Site Plan/PUD stage.

Architectural Elevations and Floor Plans

The applicant has provided architectural renderings of the proposed townhomes and apartment
building. The Planning Commission asked the applicant to revise the facade to be more residential vs.
commercial in appearance. The townhome architecture has not changed from the previous submittal.
However, the apartment building facade materials have changed.

Architectural elevations that describe various aspects and materials of the townhome and apartment
building’s exterior have been provided. The townhome facades will be clad in brick veneer of various
colors, fiber lap siding, and ribbed metal panels. The apartment facades will be clad in corrugated
metal panels, lap siding and brick veneer.

Floor plans of the townhomes have been provided, showing three bedroom units over three floors,
with an attached garage. Detailed unit floor plans for the apartment building have not been provided
and should be for final site plan.

Items to be Addressed: 1) Provide detailed unit floor plans for apartment building units.

PLANNING COMMISSION CONSIDERATION

The Planning Commission must discuss the demonstration of the nine (9) aforementioned criteria and
entitlement to PUD treatment. As part of the deliberation, the Planning Commission should discuss the
preliminary site plan. If the Planning Commission determines that the project is entitled to PUD
treatment, a public hearing shall be set to review and approve the preliminary site plan. The public
hearing notifies all property owners within 300 feet and invites comments and feedback. Approval of
the preliminary site plan allows the applicant to move forward onto final site plan review. The final site
plan review must occur no less than six (6) months after preliminary site plan approval. Final PUD
approval is a recommendation to the City Commission for rezoning. The City Commission also reviews
and approves the PUD agreement. A more detailed rendering of the PUD process steps is outlined in
the attached flowchart.

Should you have any questions, please contact me directly.
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Foundry Lofts @ Mill Street — PUD Public Benefit Narrative

Grant of the planned unit development will result in one of the following:

(1) 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.

a. Forresidents, the project creates a distinct, high-quality living environment that combines
the best attributes of similar downtown living with modern neighborhood design:

i. Diverse, attainable housing options - The project delivers 81 apartment units in a
three-story building and 6 for-sale townhomes, providing a mix of rental and
ownership opportunities that respond to different household types and life stages.
This variety directly supports the growing demand for attainable housing choices
near downtown Plymouth.

b. Robust on-site amenities that foster community — Residents will enjoy a centrally located
outdoor lounge with firepit and grilling stations, a dog park, shaded patio with communal
seating and yard games, and landscaped walkways. These amenities are intentionally
designed to promote social interaction, wellness, and a strong sense of community—
benefits that go significantly beyond a typical by-right multi-family project.

¢. Thoughtful site design and comfort - Parking, package delivery, and mechanical systems
will be carefully organized to reduce noise and visual clutter, with roof-mounted HVAC for
the apartments and garages integrated into the townhomes. This elevates the day-to-day
living experience compared to a conventional layout focused primarily on meeting
minimum standards.

d. Transforming a long-blighted, underutilized corner into a productive asset — The three
parcels, currently underutilized and partially blighted, are reimagined as a walkable,
connected neighborhood at a key gateway to downtown. This reinvestment improves
community image, strengthens the tax base, and signals long-term confidence in the
district.

e. Publiclandscape space and open space exceeding minimums —A 5000 square foot
landscape space open and available to the public. The project also provides open space in
excess of ordinance requirements, including landscaped buffers, shaded seating, and
pedestrian-oriented spaces that are accessible to the public via new sidewalks and interior
pathways.

f. Improved pedestrian connectivity and safety — New sidewalks and internal pedestrian
routes link Ann Arbor Trail, Mill Street, enhancing walkability and connecting the
neighborhood to downtown. Pedestrian-scale lighting further supports safety and
evening activity.

g. Environmental and infrastructure enhancements - The project introduces a modern
underground stormwater detention system with pretreatment, restricted 10 year storm
discharge flow to adhere with Wayne County storm water ordinance standards,
coordinated sanitary connections, new looped water main and hydrants, and improved
utility coordination, all of which is an overall improvement of what is currently on the site.

The following section elaborates on the most direct and tangible public benefits this
redevelopment delivers.



(1.1) Direct Public Benefit of Redevelopment

The primary public benefit of this PUD is the transformation itself. Replacing a long-
underutilized, visually challenging property at a prominent city gateway with a
walkable, connected residential community activates a currently dormant site and
contributes directly to the vitality of the surrounding corridor.

Beyond the site improvements described above, the project delivers several concrete
public benefits. The development reduces total impervious surface from
approximately 2.34 acres to 2.05 acres through an integrated stormwater
management system — a meaningful environmental improvement given the site's
compact footprint. The site's proximity to downtown Plymouth is reflected in a walk
score of 74, confirming that new residents will have immediate access to daily needs,
parks, and trails without relying on a vehicle.

The introduction of new residents, household income, and daily economic activity
strengthens nearby businesses, converts dormant land into a tax-generating asset,
and signals long-term market confidence in the district. In this sense, the
redevelopment as a whole represents the public benefit — not any single element, but
the productive reactivation of a site that has long underperformed its potential.

(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.

The proposed density and residential program for the Foundry Lofts @ Mill Street PUD has been
carefully evaluated relative to existing public infrastructure, municipal service capacity, and traffic
conditions in this area of Plymouth. Based on the analysis completed to date, the project will not
create an unreasonable burden on any public service, facility, roadway, or utility system.

Water & Sanitary Capacity

The City’s current water distribution system and sanitary sewer infrastructure have sufficient capacity
to support the proposed 81-unit apartment building and 6-unit townhome component. Anticipated
sanitary flow from the development with peak flow is 0.110 CFS for approximately 171 persons across
the townhomes and multi-family housing. The existing 18" gravity main at minimum slope would
indicate a capacity of 3.63 CFS. Additional confirmation to be coordinated with the engineering
department during design and construction permits. In fact, the project includes modernized on-site
utility improvements—including coordinated sanitary laterals, new looped water main, and additional
hydrants—that will enhance system reliability and service in the immediate area.

Traffic & Roadway Impacts

The surrounding roadway network—Mill Street, Ann Arbor Trail, and associated local streets—
operates at low traffic volumes relative to functional classification and capacity. The anticipated trips
generated by a primarily studio and one-bedroom residential project are modest. Utilizing industry
standard traffic analysis for trip generation a total increase of 66 trips between the AM/PM peaks is
anticipated. These values are below MDOT's standard for warranted trigger of further

study. Accordingly, the project is not expected to create any material impact on traffic operations in
the area, please refer to the included memo on initial traffic review for further trip generation data.



Rail Line Influence

The site is adjacent to an active rail corridor, which creates its own unique traffic patterns and delays
that pre-date this development and are entirely independent of it. These episodic delays are a long-
established condition that exists regardless of the land use on the site. The proposed PUD does not
increase or alter rail activity, nor does it trigger any new burdens on rail-related traffic operations.

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

The Foundry Lofts @ Mill Street PUD is fully aligned with—and directly advances—the public health,
safety, and welfare priorities articulated in the City of Plymouth 2025 Master Plan, particularly the
Future Land Use Plan. The Master Plan outlines a vision for land use, neighborhood character, housing
diversity, walkability, and infrastructure sustainability that this proposal meaningfully implements.

Consistency with the City’s Housing and Land Use Vision

The Master Plan emphasizes the importance of adding “missing middle” housing and expanding the
supply of high-quality, walkable residential options near the downtown core. The Multi-Family
Residential section explicitly encourages duplexes, tri-plexes, multiplexes, townhouses, and small
apartment buildings to provide a diversity of housing types and a transition between commercial and
single-family areas. While this project can’t achieve every single housing goals on one small parce;,
introducing townhomes (for sale) and multi-family apartments helps support those goals.

The Foundry Lofts project directly aligns with these goals by providing:

« Ablend of apartments and townhomes, matching the Master Plan’s recommended “missing
middle” building types.

« Densities consistent with the Master Plan range, which supports 12-18 units per acre in
Multi-Family Residential areas and up to 27 units per acre in transitional mixed-use areas.

« A walkable, human-scaled configuration that connects directly to the existing block network
in Old Village and downtown—supporting the plan’s emphasis on neighborhood connectivity.

By introducing new housing supply at the right scale and form, the project supports public welfare by
expanding attainable, walkable housing options and reinforcing neighborhood vitality.

Advancing the Community’s Walkability, Connectivity, and Safety Goals

The Master Plan calls for reinforcing walkable neighborhoods, improving pedestrian connections, and
reducing automobile dominance. The Residential Vision Statement stresses maintaining the walkable
character of neighborhoods, building height compatibility, and maximizing green space and tree
canopy.

This PUD enhances public health and safety by:

« Adding new public sidewalks, interior pathways, and direct connections from Ann Arbor Trail
and Mill Street.



Incorporating pedestrian-scale lighting, which increases nighttime safety for residents and the
surrounding community.

Providing public open space, which advances the Master Plan’s emphasis on creating inviting
outdoor spaces and enhancing recreation access in developed areas.

Access to amenities creates a walkability score of 72 and bikeability score of 54. These come
from walkscore.com. This emphasizes our proximity to downtown and other various
parks/trails such as Plymouth Riverside Park and Hines Parks Trail, all within a 15-minute walk.
The 75-minute cityis an urban planning concept where residents can meet most daily
needs—work, groceries, schools, healthcare, parks, and transit—within a 15-minute walk or
bike ride from home. The idea was popularized in the late 2010s by urbanist Carlos Moreno,
drawing on earlier European planning traditions and sustainability principles.

These improvements reduce local barriers to mobility, increase safe non-motorized travel options, and
create high-quality social space—core components of public health and well-being.

Strengthening Neighborhood Character and Acting as a Compatible Transitional Use

The Future Land Use Map places this area within or adjacent to districts intended to support Multi-
Family Residential, Mixed Use, and Old Village Mixed-Use patterns. These districts are defined by:

A mix of building types
Moderate density
Walkable block patterns

Structures that can transition between residential and commercial uses over time

The PUD delivers exactly this type of compatibility:

It buffers single-family areas from commercial corridor impacts.
It reinforces Old Village's historic arrangement of small-scale, walkable buildings.

It uses height, placement, and massing consistent with the two- and three-story form
recommended in the Plan.

This alignment supports the surrounding neighborhood’s long-term health, stability, and property
values—which is a central component of the City’s welfare considerations.

Infrastructure and Environmental Improvements Serve Public Safety and Sustainability

The Master Plan’s Residential Vision Statement stresses the need to “maximize green space” and
“increase water infrastructure sustainability.”

The PUD advances these goals by:

Installing modern underground stormwater detention with pretreatment, improving local
drainage and reducing runoff impacts on municipal infrastructure.



« Creating new looped water connections and hydrants, enhancing fire protection and
emergency response capability for both the project and surrounding properties.

» Adding landscaping, shade trees, and open space—features that align with the Master Plan’s
environmental goals and support long-term ecological and public health outcomes.

These improvements go beyond minimum requirements, creating a net increase in public
infrastructure resilience.

Redevelopment Advances Community Welfare by Removing Blight and Reinvigorating an
Underutilized Area

The Master Plan encourages reactivation of vacant or underutilized parcels to prevent neighborhood
degradation and support community vitality. Several sections emphasize infill as a strategy to preserve
character, increase housing supply, and protect community welfare.

The PUD:

* Replaces a functionally obsolete, blighted nuisance, with a thoughtfully planned, high-quality
development.

e Restores the site to productive tax-generating use.

« Eliminates incompatible or deteriorated structures while respecting the form and scale of the
surrounding neighborhood.

Redevelopment of this nature is central to the Master Plan’s objectives to improve neighborhood
quality and strengthen the City’s long-term social and economic health.

(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.

The proposed Foundry Lofts @ Mill Street PUD will not create any unreasonable negative
environmental impact, nor will it result in the loss of any historic structures on the site or the
surrounding land.

To the south, the property is bordered by an active rail line and industrial uses. To the west, adjacent
uses include a gas station and a small automotive repair facility. North of the site, the context
transitions to smaller-scale residential and adaptive reuse, including a single-family home that has
been converted into office space, several infill single-family homes, and a small four-unit apartment
building. To the east, the character shifts to higher-density residential, with a multi-story condominium
development immediately adjacent, Pinewood. Overall, building typologies and uses along Ann Arbor
Trail vary significantly, as do their architectural styles and characteristics. Structures along the corridor
exhibit a range of heights, materials, and levels of architectural detailing. Over time, a consistent
architectural standard has not emerged along this portion of Ann Arbor Trail.

Instead, the corridor reflects a mix of development periods and building types, which collectively
contribute to the character of this transitional area. The variety of both older and newer structures
illustrates the evolving history of the corridor rather than a uniform architectural expression tied to a
single era.



Along the northern portion of the site, the majority of the multifamily building footprint is located
adjacent to the densely wooded stormwater retention area associated with the Pinewood
Condominiums. It is also important to note that the Pinewood property line includes a row of carport
parking structures that sit between the condominium buildings and the Foundry site. These structures
create a natural buffer condition that functions similarly to a screening barrier between the two
developments. The actual distance from the proposed multifamily building to the nearest Pinewood
condominium building is approximately 58 feet, with the carport structures providing an additional
layer of separation. To the north, the relationship between the proposed townhomes and adjacent
properties is generally consistent with the spacing commonly found among existing homes along Ann
Arbor Trail. Many of the residential lots in this area are relatively compact, and buildings are often
located in close proximity to one another. In fact, the garage on the parcel immediately east of the site
is constructed directly along the property line shared with the adjacent single-family home.

Taken together, these conditions demonstrate that the proposed townhomes are consistent with the
development pattern of the surrounding neighborhood and are not out of scale or character with
nearby residential properties.

This mix of industrial, commercial, and residential uses illustrates the varied physical context
surrounding the site and highlights its position at the intersection of several different neighborhood
patterns.

Historical records, including City Directories, indicate that the 639 S. Mill Street portion of the subject
property has historically been used for commercial and light industrial purposes consistent with the
surrounding area. From approximately 1941 through 1951, the site was occupied by Roberts W.C. Coal
& Supply. Coal storage and distribution operations were common land uses during this period,
particularly in areas located near rail infrastructure such as the adjacent rail corridor.

Following this period, the property was occupied by Roberts Supply Company from approximately
1953 through 1958, and later by Lumber Mart, which operated on the site from approximately 1967
through 2011. Lumber yard operations typically involve the storage and distribution of building
materials and may include the use of equipment, fuels, lubricants, and wood treatment products
associated with these activities.

These historic uses reflect the broader industrial and commercial character that has long existed along
this portion of South Mill Street, where rail access and service-oriented businesses supported building
trades, distribution, and related activities. Much of this activity occurred prior to the adoption of
modern environmental regulations governing the handling and documentation of materials and
waste.

As a result, the historical operations on the site are consistent with the industrial pattern of
development that has characterized this corridor for many decades

No Loss of Historic Structures

There are no designated or eligible historic structures located on the project site. Likewise, the
surrounding parcels do not contain structures that would be impacted or compromised by the
development. The project therefore has no effect on historic resources, and no adverse alterations or
removals are proposed.



Positive Environmental Outcomes
Rather than introducing environmental concerns, the PUD produces measurable environmental
benefits:

«  Removal of blighted and functionally obsolete structures
The existing buildings are outdated, partially deteriorated, and no longer viable for productive
use. Their removal reduces visual blight, eliminates substandard conditions, and allows for
safe, modern redevelopment consistent with city plans.

e Addressing minor environmental site contaminants
As part of redevelopment activities, the project will cure minor, perceived environmental
contaminants that exist on the site today. Potential remediation and soil management
activities will leave the property in significantly better and safer environmental condition than
its current state.

Overall, the project improves environmental conditions on the site, eliminates existing environmental
risks, and introduces high-quality infrastructure that supports long-term ecological health.

(5) The proposed planned unit development shall not result in an unreasonable negative
economic impact upon surrounding properties.

The Foundry Lofts @ Mill Street PUD is not expected to create any negative economic impact on
surrounding properties. To the contrary, it is best understood as a catalyst infill investment that will
strengthen local property values, attract additional private investment, and support surrounding retail
and employment uses.

Supported by Urban Land Institute research

Urban Land Institute (ULI) research consistently finds that well-designed, higher-density and infill
projects do notdepress nearby values and often enhance them:

« ULl's Higher-Density Development: Myth and Fact notes that higher-density, well-designed
projects do not inherently reduce adjacent property values and can in fact support and
stabilize them when integrated into the neighborhood context. Urban Land Institute

«  ULI's Ten Principles for Building Healthy Places emphasizes that compact, walkable
development tends to deliver higher property values, stronger marketability, and better
resilience during economic downturns relative to more auto-oriented patterns. ULI Americas

» ULl roundups on walkable places report that walkable urban districts (close to downtown)
command significantly higher office, retail, and multifamily rents than drivable suburban
locations, demonstrating that this type of built form is associated with increased economic
performance and real estate value. ULl Americas

« ULl case material on mixed-use and infill redevelopment highlights that reusing or replacing
long-abandoned or blighted buildings typically improves neighborhood perceptions and
supports rising property values and renewed private investment in surrounding blocks. ULI
Americas - Understanding Mixed Use and Multi-Use




Taken together, this body of work supports the conclusion that infill redevelopment of a blighted,
underutilized site in a walkable context is far more likely to enhance, not harm, the economic position
of neighboring properties.

Application to the Foundry Lofts @ Mill Street PUD

Catalyst 530 million infill investment

o

The project represents an approximate $30 million private investment on a currently
underutilized, partially blighted site. Replacing obsolete structures with high-quality
residential and public-realm improvements is precisely the kind of catalytic infill ULI
identifies as helping to lift surrounding values and spur follow-on investment. Urban
Land Institute — Housing in the Evolving American Suburb

This scale of reinvestment in the Mill Street industrial neighborhood is expected to
signal market confidence, encouraging repositioning of nearby industrial properties
and attracting additional investors who may pursue modernization, adaptive reuse, or
compatible new development.

Positive effect on surrounding property values

@)

By converting a visually and functionally obsolete corner into a well-designed,
walkable residential community, the PUD improves the perceived quality and safety of
the area—key drivers of nearby residential and commercial values identified in ULI's
work on compact, walkable places. ULl Americas

Enhanced streetscapes, lighting, landscaping, and public amenities (including
improved sidewalks and public gathering space) are expected to raise the desirability
and marketability of adjacent parcels, rather than diminish them.

Support for surrounding retail and service uses

o

The project adds a new base of residents within walking distance of Old Village and
nearby commercial corridors. ULI research on walkable urban places shows that
additional residents in close proximity to shops and services increase sales volumes
and support higher retail rents, strengthening local businesses rather than competing
with them. Urban Land

More “feet on the street” and a stronger evening and weekend population translate
into greater customer traffic for surrounding retailers, restaurants, and service
businesses.

No displacement of existing economic activity

o

The site currently contains no active, high-value commercial or industrial operations
that would be displaced or diminished by the PUD. Instead, the project reclaims
underperforming land, introduces a stable tax base, and improves the overall image
and functionality of the Mill Street area, all of which strengthen nearby properties’
economic prospects.



(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.

The project will be undertaken by a single developer, who will maintain full responsibility for the
planning, approvals, construction, and delivery of all required improvements described in the PUD.
This unified control ensures consistent quality, coordinated phasing, and adherence to all standards,
conditions, and design elements set forth in the PUD ordinance.

The development consists of two components:
Multi-Family Apartment Building

o This portion of the project is planned to remain under long-term ownership and
operation by the developer or its affiliated ownership entity.

For-Sale Townhomes

o The attached townhomes are intended to be sold individually to end users following
completion of the project.

o Any shared elements will be governed by appropriate master deed, association, or
maintenance agreements established and recorded by the developer to ensure long-
term compliance.

(7) The proposed planned unit development shall be consistent with the goals and policies of the
city master plan.

Master Plan Goal How Foundry Lofts Supports It

Increase missing-middle and multi-family housing Provides apartments + townhomes

Promote infill redevelopment Replaces obsolete structures with new investment
Strengthen walkability Adds sidewalks, lighting, pedestrian amenities
Create transitional residential forms Buffers industrial and commercial uses

Enhance design quality Human-scaled buildings, landscaping, open space
Improve stormwater/water infrastructure Installs modern underground detention
Encourage reinvestment in aging districts Introduces $30M catalyst investment

Expand public open space Creates publicly accessible amenities

The following section addresses the landscape and site amenity approach in greater detail.

(7.1) Enhance Design Quality — Landscaping and Site Amenities Philosophy



As illustrated in the aerial renderings and site perspectives, the landscape plan has been
designed to strategically utilize the limited space available on this compact infill site. While
sites of this size naturally have constraints that limit the amount of traditional landscaping that
can be accommodated, the project incorporates meaningful landscape elements in key
locations where they provide the greatest visual and functional benefit.

The renderings demonstrate landscaped areas along the Mill Street frontage, foundation
landscaping along the building edges, and a central landscaped amenity area located
between the townhomes and the multifamily building. This interior space is designed to
function as a shared gathering area that includes a fire pit and seating space, creating an
active amenity for residents. The site plan also incorporates a designated dog walk area to
support everyday residential use. Included in the design is a 5000 square foot landscape area
that will function as a recreational area for both residents and the public.

In addition, the project intentionally provides landscape buffering uses. Landscape screening
has been thoughtfully placed along the property line with the adjacent single family home.
Additionally, landscape buffering has been placed between the parking areas and the
building, helping soften the visual presence of the parking lot while improving the pedestrian
experience within the site. Landscaping is also provided along the Mill Street edge to create an
appropriate buffer between the development and the public right-of-way.

While Mill Street is not intended to function as the primary focal point of the project, the
landscape treatment along this frontage still contributes to an improved streetscape condition
compared to the current site. Overall, the landscape design reflects a thoughtful approach to
maximizing both functionality and visual quality within the physical limitations of the parcel.

(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.

The proposed PUD is of a location, size, scale, and character that is harmonious with its setting. It
creates no detrimental impacts to adjoining residential, office, industrial, or multi-family zoning
districts. Instead, it improves compatibility, mitigates past non-conformities, and elevates the overall
quality and function of the surrounding area.

Two specific design and site planning topics warrant additional explanation: townhome height and
parking density.

(8.1) Townhome Height Exceeding 2.5 Stories

Townhome developments frequently exceed 2.5 stories because modern urban-style
townhomes are typically designed as three- or four-level homes. This configuration
allows the building footprint to remain compact while accommodating garages, living
space, and rooftop or terrace amenities.

The lower level commonly contains garages or entry spaces, while the primary living
areas occupy the middle floors and bedrooms are located above. In some cases, an
additional level is incorporated to provide rooftop terraces or bonus space. This



vertical format allows townhomes to achieve appropriate density while maintaining a
townhouse character and minimizing the building footprint.

This approach is widely used in walkable and downtown-adjacent areas where land is
constrained and housing demand is strong. For example, nearby townhome
developments by Pulte Homes in Plymouth—such as Townes at Mill Street North near
Ann Arbor Trail—are designed as three- to four-story townhomes, reflecting the
prevailing development model for this housing type in the local market. While the
Pinewood condominium buildings appear to be approximately 2.5 stories with a
garden level, their overall perceived height is comparable to—if not greater than—the
height of the proposed townhomes. In addition, the Pinewood development is built at
a higher density than the proposed townhome component of this project.

The modest additional height incorporated into the proposed townhomes allows the
design to more effectively screen parking areas from view and reduces the building
footprint required per unit. This approach ultimately allows for a more efficient site
layout and creates opportunities for additional permeable surface and landscaped
areas across the site.

In this context, the proposed building height reflects the standard architectural form
of contemporary townhomes, rather than an attempt to increase massing or density
beyond what is typical for this housing type.

(8.2) Parking Density

A central point of discussion in the review relates to the parking and density
calculations applied to the project. Several suburban municipalities have been actively
revisiting parking assumptions for multifamily housing as development patterns
continue to evolve. In particular, communities are increasingly recognizing that
traditional suburban parking models do not always reflect the realities of newer
housing formats—especially urban-style multifamily developments located on smaller
infill sites near walkable areas and community amenities. As a result, many
jurisdictions are applying more context-sensitive parking approaches that consider
unit mix, location, and evolving transportation patterns.

As outlined in our application materials, the unit mix is intentionally weighted toward
studios and one-bedroom units. Industry data consistently shows that these unit types
generate fewer vehicles per household. The parking analysis included with the
application reflects this trend and indicates approximately a 19% parking reduction,
rather than the 27% deficiency referenced in the review.

To assist in evaluating this point, we have included comparable projects that illustrate
how similar developments have successfully implemented reduced parking strategies.



(9) A demonstration that the PUD is not proposed in an attempt by the applicant to circumvent

Comparable Projects Density and Parking Ratios

Project (Municipality)

Site Acreage

Density (Units/Acre)

Total Units

Parking Count

Ratio

Nine West (Ferndale)

Billings Place (Royal Oak)
Flats @ Iron Ridge (Ferndale)
Vester Flats (Ferndale)
Elevate (Royal Oak)

2900 S. Main (Ann Arbor)

150 N. Main (Clawson)
Society Hill (Novi)

Griffin of Novi (Novi)

Hillside Overlook (Plymouth)
Orchard Shoppes (Orchard Lake)
Forum Flats (Troy)

Hoover and Green (Ann Arbor)

0.68
0.758
2.69
0.68
0.61
1.26
1.15
33.89
7.57
3.06
1.08
6.38
1.71

82.35
85.75
34.94
105.88
62.30
35.71
48.70
14.75
22.99
35.62
22.22
31.35
97

200
168

308
175

1.04
1.35
1.61
0.79
1.47

1.36
1.98
1.77
1.35
1.25
1.54
1.04

The proposed density exceeds the master plan’s upper range of 27 units per acre. This
increase reflects the unique configuration and constraints of the site, as well as the
project's location within walking distance of downtown Plymouth. Compact infill sites

such as this often require a modest increase in density to support high-quality site

design, structured amenities, and appropriate buffering from adjacent infrastructure
such as the railroad corridor. If the project followed the density allowed by zoning, the
project would simply be economically infeasible. Even though there was a previous
PUD approved for this location, it is not a coincidence that plan was never developed.

Minimum parking requirements were originally adopted during the post-war era to
accommodate rising automobile ownership, but many communities now recognize

that these standards often result in parking supplies that exceed actual demand.

Excessive parking increases development costs, consumes valuable land that could
otherwise support buildings or open space, and can negatively affect urban design

and walkability. As a result, best practices now encourage flexibility in parking

requirements—such as shared parking, reductions where public parking exists, and
context-sensitive standards—to better align parking supply with real demand and

support more efficient land use.

the strict application of zoning standards.

The Foundry Lofts @ Mill Street Planned Unit Development is not being pursued as a means to avoid

or undermine the City’s zoning requirements. Rather, the PUD mechanism is being used exactly as

intended—to implement the newly updated Master Plan, catalyze redevelopment, and deliver public
benefits that cannot be achieved through the underlying zoning alone.

The PUD is appropriate and justified because:

The project aligns directly with the City’s newly updated 2025 Master Plan
The PUD enables the redevelopment of a blighted and functionally obsolete property
The project provides more open spacethan required
The investment will catalyze additional reinvestment in the Mill Street area




The shape and configuration of this parcel create unique site design constraints that directly impact
how development can reasonably occur. The property is irregularly shaped, pinched at multiple
points, and wraps awkwardly around an excluded corner parcel. These geometric limitations are
further compounded by the presence of the active rail line along the southern boundary. The rail
corridor not only imposes fixed setback and safety considerations but also creates a hard edge that
cannot be altered, shifted, or improved by the property owner. These conditions are inherent to the
land itself, not created by the development itself, and they severely restrict the range of feasible site
planning options.

Because of these constraints, the ability to design a functional, attractive, and economically viable
project requires a thoughtful, efficient use of the developable portions of the site, which are clearly
achieved with this site plan. The odd shape of the parcel, combined with the immovable presence of
the rail line, naturally pushes the project toward a more compact layout and a slightly higher density
in order to achieve a coherent building arrangement, internal circulation system, and usable open
space. This design approach is not an attempt to circumvent zoning standards, but rather the
minimum reasonable response to the practical difficulties created by the property itself. The proposed
development respects surrounding uses, preserves neighborhood character, and delivers significant
public benefits while still honoring the intent of the ordinance. In this way, the configuration of the
land both limits what can be done and justifies the need for relief in order to allow the site to be used
in a manner consistent with the spirit of the zoning framework and the City’s long-term planning
goals.

The unique physical characteristics of the site are described in detail below.
(9.1) Unique Characteristics of the Site

It may also be helpful to frame the project within the physical realities of the site. The
parcel presents several unique constraints that distinguish it from a conventional
development site:

« The property is relatively small in size
« The parcel geometry is highly irregular
« The site is bordered by active railroad infrastructure

« It fronts two arterial roadways (one of which is immediately impacted by the rail
crossing)

« The site does not offer true opportunities for connection points other than to Ann
Arbor Trail. The Mill Street connection as previously stated immediately “dumps”a
pedestrian onto a rail crossing.

« A corner parcel interrupts the overall site configuration

These conditions are precisely the type of challenges that Planned Unit Developments
are designed to address. The flexibility provided by the PUD framework allows creative
solutions that conventional zoning standards were not necessarily written to
accommodate.



The proposed building placement and site layout attempt to respond to these
constraints while also improving buffering conditions between the railroad and
nearby residential areas. The configuration also seeks to maximize usable open space,
parking efficiency, and site functionality within the limitations of the parcel. It is
important that a product is built and the site developed in a way that is attractive to
residents that want to live there, spend time there, but also appreciate the site's
proximity to downtown.

As part of the PUD framework, we respectfully request consideration of the project as
having two functional frontages, with the adjacent Ann Arbor Trail parcels
incorporated into the overall site context. This approach allows the project to better
respond to the unique configuration of the property while introducing greater variety
in the multifamily product and improving overall site functionality. Incorporating
these parcels also helps address the site’s restricted access conditions.

Under this configuration, we propose applying the rear yard setback along the railroad
right-of-way, which largely defines the irregular shape of the parcel, and applying a
side yard setback along Pinewood Village. The Pinewood Village edge is adjacent to
that development’s forested stormwater management area and includes covered
parking with a 4.5-foot setback. As illustrated in the attached exhibit, this approach
allows the project to make more efficient use of the constrained parcel while
consolidating parking and amenity areas.

The proposed building placement and form are intended to optimize the functionality
of the site while also providing an appropriate buffer between the residential
development and the adjacent railroad corridor.
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RAYMOND PHILLIPS
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CIMIL ENGINEER/APPLICANT:

DAVE ROOT, PE
GIFFELWESBTER

28 W ADAMS AVE, STE 1200,
DETROIT, Ml 48226
313.962.4442

LANDSCAPE ARCHITECT:
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BENCH MARK DATA

(NAVD88) DATUM

BENCH MARK 1

TOP OF NUT ON A HYDRANT (1981), LOCATED ON THE NORTHEAST
CORNER OF ANN ARBOR TRAIL AND MILL STREET.

ELEVATION=719.14’
(SHOWN GRAPHICALLY)

BENCH MARK 2

ARROW ON HYDRANT (2015), LOCATED ON THE WEST SIDE OF MILL

STREET, +/— 313 FEET SOUTH OF THE SOUTHERLY LINE OF ANN
ARBOR TRAIL.

ELEVATION=720.75'
(SHOWN GRAPHICALLY)

BENCH MARK 3405

3.5” MAG. NAIL (TAG NO. 3405) IN THE EAST FACE OF A UTILITY
POLE, LOCATED ON THE EAST SIDE OF MILL STREET, +/— 22 FEET
NORTH OF THE NORTHEASTERLY LINE OF THE PERE MARQUETTE
RAILROAD.

ELEVATION=719.49’
(SHOWN GRAPHICALLY)

BENCH MARK 5044

RAIL SPIKE (WITH TREE TAG NO. 5044) IN THE EAST FACE OF A
UTILITY POLE, LOCATED ON THE WEST SIDE OF MILL STREET, +/— 48
FEET SOUTH OF THE INTERSECTION OF MILL STREET AND FAIR
STREET.

ELEVATION=718.43'
(SHOWN GRAPHICALLY)

PROPERTY DESCRIPTIONS

(PER ALTA/ACSM SURVEY BY RJD SURVEYORS, DATED 04/04/2016)

PARCEL B:
LAND SITUATED IN THE CITY OF PLYMOUTH, COUNTY OF WAYNE, STATE
OF MICHIGAN, DESCRIBED AS FOLLOWS:

PART OF LOTS 894, 895 AND 837 OF ASSESSOR’S PLYMOUTH PLAT NO.
24, OF PART OF THE EAST 1/2 OF SEC1ONS 26 AND 35, T.01S., R.O8E.
ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER 69 OF PLATS,
PAGE 48 OF WAYNE COUNTY RECORDS, AND BEING MORE PARTICULARLY
DESCRIBED AS:

BEGINNING AT THE NW CORNER OF SAID LOT 894; THENCE ALONG
THE SOUTHERLY RIGHT—OF—WAY LINE OF ANN ARBOR TRAIL (66 FEET
WIDE), SOUTH 58 DEGREES 31 MINUTES 35 SECONDS EAST 53.07
FEET; THENCE CONTINUING SOUTHEASTERLY ALONG SAID
RIGHT—-OF—WAY LINE, 63.28 FEET ALONG THE ARC OF A CURVE TO
THE LEFT (CONCAVE TO THE NORTHEAST), WITH A RADIUS OF
2700.00 FEET, WITH A CHORD BEARING OF SOUTH 59 DEGREES 20
MINUTES 27 SECONDS EAST AND CHORD DISTANCE OF 63.28 FEET;
THENCE LEAVING SAID RIGHT—OF—WAY LINE, SOUTH 24 DEGREE 35
MINUTES 07 SECONDS WEST 138.84 FEET; THENCE NORTH 61 DEGREES
55 MINUTES 30 SECONDS WEST 115.83 FEET;, THENCE NORTH 24
DEGREES 35 MINUTES 07 SECONDS EAST 144.85 FEET BACK TO THE
POINT OF BEGINNING.

TAX PARCEL NUMBER: 007-02-0894-300
ADDRESS: 166 E. ANN ARBOR TRAIL
PARCEL CONTAINS 0.3757 ACRES OF LAND.

PARCEL D:
LAND SITUATED IN THE CITY OF PLYMOUTH, COUNTY OF WAYNE, STATE
OF MICHIGAN, DESCRIBED AS FOLLOWS:

PART OF LOTS 890, 894, 895, 897 AND 898 OF ASSESSOR’'S PLYMOUTH
PLAT NO. 24, OF PART OF THE EAST 1/2 OF SECTIONS 26 AND 35,
T.01S., R.08E. ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER
69 OF PLATS, PAGE 48 OF WAYNE COUNTY RECORDS, AND BEING MORE
PARTICULARLY DESCRIBED AS:

BEGINNING AT A POINT DISTANT SOUTH 24 DEGREES 35 MINUTES 07
SECONDS WEST 122.85 FEET FROM THE NW CORNER OF SAID LOT
894, THENCE SOUTH 24 DEGREE 35 MINUTES 07 SECONDS WEST
22.00 FEET; THENCE SOUTH 61 DEGREES 55 MINUTES 30 SECONDS
EAST 227.94 FEET; THENCE SOUTH 63 DEGREES 01 MINUTES 43
SECONDS EAST 10.49 FEET; THENCE SOUTH 02 DEGREES 24 MINUTES
51 SECONDS EAST 608.76 FEET TO A POINT ON THE SWLY LINE OF
LOT 890, THENCE ALONG SAID SWLY LINE, NORTH 31 DEGREES 30
MINUTES 39 SECONDS WEST 491.58 FEET TO A POINT ON THE EAST
RIGHT-OF—WAY LINE OF S. MILL STREET AS WIDENED; THENCE ALONG
SAID RIGHT-OF—WAY LINE THE FOLLOWING COURSES: NORTH 02
DEGREES 24 MINUTES 51 SECONDS WEST 112.92 FEET, AND NORTH 01
DEGREE 16 MINUTES 31 SECONDS WEST 100.62 FEET, AND NORTH 02
DEGREES 55 MINUTES 18 SECONDS EAST 107.54 FEET, AND NORTH 02
DEGREES 17 MINUTES 24 SECONDS WEST 14.45 FEET; THENCE
LEAVING SAID RIGHT-OF—WAY LINE, SOUTH 66 DEGREES 16 MINUTES
48 SECONDS EAST 35.02 FEET BACK TO THE POINT OF BEGINNING.

TAX PARCEL NUMBER: 007-02-0890-007
ADDRESS: 639 S. MILL STREET
PARCEL CONTAINS 2.5431 ACRES OF LAND.

FOUNDRY FLATS
AT MILL STREET

166 E ANN ARBOR TRAIL & 639 S MILL STREET
CITY OF PLYMOUTH, MICHIGAN
PARCEL #007-02-0894-300 & 007-02-0890-007
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NOTES:

— LEGAL DESCRIPTION, BOUNDARY, & EASEMENT INFORMATION IS SHOWN PER

ALTA/ACSM SURVEY COMPLETED BY RJD SURVEYORS, DATED
APRIL 04, 2016.

— PUBLIC LIGHTING UTILITY MAPS WERE NOT AVAILABLE AT TIME OF SURVEY.

— TREE SIZES AND SPECIES ARE THE BEST ESTIMATION OF THE FIELD

SURVEYOR. SPECIFIC QUESTIONS REGARDING INDIVIDUAL TREES SHOULD BE
DIRECTED TO A QUALIFIED FORESTER.

— NO TITLE COMMITMENT POLICY WAS PROVIDED, THEREFORE EASEMENTS MAY

EXIST THAT ARE NOT SHOWN.

— SHEET SHEET 2 FOR SCHEDULE OF STRUCTURES.

LOCATION MAP

( NOT TO SCALE )

UTILITY STATEMENT

THE UNDERGROUND UTILITIES SHOWN HAVE BEEN LOCATED

FROM FIELD SURVEY INFORMATION AND EXISTING DRAWINGS.

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

HE DOES CERTIFY THAT THEY ARE LOCATED AS ACCURATELY

AS POSSIBLE FROM INFORMATION AVAILABLE.

(R) = UTILITY SHOWN FROM RECORDS OR PLANS, & FIELD
LOCATED WHERE POSSIBLE.

PRIOR TO THE PLANNED BUILDING IMPROVEMENTS, AND/ OR
CONSTRUCTION, THE RESPECTIVE UTILITY COMPANIES MUST
BE NOTIFIED TO STAKE THE PRECISE LOCATION OF THEIR
UTILITIES.

AVAILABLE UNDERGROUND UTILITY
CONNECTION SOURCES:

AT&T

COMCAST CABLE
CONSUMERS ENERGY
DETROIT EDISON
EVERSTREAM

VERIZON

WIDE OPEN WEST

CITY OF PLYMOUTH WATER
CITY OF PLYMOUTH SEWER

giffelses
welbster

Engineers

Surveyors

Planners
Landscape Architects

28 West Adams Road
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GENERAL NOTES

1. ALL CONSTRUCTION SHALL BE PERFORMED IN ACCORDANCE WITH THE CURRENT STANDARDS, SPECIFICATIONS AND GENERAL CONDITIONS OF THE CITY OF PLYMOUTH, AND ANY/OR
OTHER AGENCIES HAVING JURISDICTION.
2. UTILITY INFORMATION SHOWN ON THESE PLANS WAS OBTAINED FROM UTILITY OWNERS AND THEREFORE MAY NOT BE ACCURATE OR COMPLETE. THE CONTRACTOR SHALL VERIFY AND
OBTAIN ANY INFORMATION NECESSARY REGARDING THE PRESENCE OF UNDERGROUND UTILITIES WHICH MIGHT HAVE AN IMPACT ON THIS PROJECT, AND SHALL BE RESPONSIBLE FOR ANY
DAMAGE TO ANY PUBLIC OR PRIVATE UTILITIES WHETHER THEY ARE SHOWN OR NOT ON THE PLANS.
3. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO VERIFY LOCATIONS AND ELEVATIONS OF EXISTING UTILITIES AT PROPOSED CONNECTIONS AND/OR CROSSINGS, AND TO NOTIFY
THE ENGINEER OF ANY DISCREPANCIES TO THESE PLANS.
4. 72 HOURS PRIOR TO EXCAVATION, THE CONTRACTOR SHALL CONTACT MISS DIG AT (800) 482-7171 FOR THE LOCATION OF UNDERGROUND GAS AND CABLE FACILITIES, AND SHALL ALSO
NOTIFY REPRESENTATIVES OF OTHER UTILITIES LOCATED IN THE VICINITY OF THE WORK.
5. ALL PERMITS REQUIRED SHALL BE OBTAINED BY THE CONTRACTOR. ALL PERMIT FEES, BONDS, AND INSURANCE REQUIRED BY THE ISSUING AGENCIES SHALL BE PROVIDED BY THE
CONTRACTOR, AND MUST BE KEPT CURRENT. THE CONTRACTOR IS RESPONSIBLE FOR ALL OTHER FEES, INSPECTION COSTS, ETC., AND SHALL ADHERE TO ALL REQUIREMENTS SET FORTH
IN SAID PERMITS.
6. THE CONTRACTOR SHALL BE RESPONSIBLE FOR SECURING ALL WORK AREAS TO ENSURE THE SAFETY OF ALL OCCUPANTS, VISITORS, PEDESTRIANS, WORKERS, ETC. THE CONTRACTOR
SHALL REPAIR AND MAINTAIN ALL CONSTRUCTION FENCING AS NECESSARY.
7. THE CONTRACTOR SHALL PROVIDE FOR CONTROLLED ACCESS TO THE SITE FOR USE BY THE VARIOUS WORK FORCES, EMERGENCY VEHICLES, OCCUPANTS, VISITORS, ETC.
THROUGHOUT CONSTRUCTION. THIS ACCESS MUST PROVIDE FOR THE REMOVAL OF MUD FROM VEHICLES TIRES. ROADWAYS AND DRIVEWAYS SHALL BE MAINTAINED OPEN FOR
EMERGENCY VEHICLES AT ALL TIMES. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO NOTIFY THE RESIDENTS AND BUSINESSES WHOSE DRIVEWAYS ARE AFFECTED BY THEIR
SCHEDULE 24 HOURS IN ADVANCE. CONTRACTOR SHALL SCHEDULE CONSTRUCTION AT NON-PEAK USE HOURS AND SHALL MINIMIZE DRIVEWAY CLOSURE BY EXPEDITING CONSTRUCTION.
8. THE CONTRACTOR SHALL PROVIDE NECESSARY SIGNS, BARRICADES, AND LIGHTS TO PROTECT THE TRAFFIC AND THE WORK AS DIRECTED BY THE PLANS OR BY THE AGENCY WITH
JURISDICTION. ALL TRAFFIC CONTROLS SHALL BE IN ACCORDANCE WITH THE MICHIGAN MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES (MMUTCD).
9. THE CONTRACTOR IS REQUIRED TO CONFINE CONSTRUCTION ACTIVITIES TO THE LIMITS OF THE SITE AS SHOWN ON THE CONSTRUCTION PLANS. ANY DAMAGE OR DISRUPTION TO
ADJACENT SITES IS THE RESPONSIBILITY OF THE CONTRACTOR TO CORRECT IMMEDIATELY. NO OFF-SITE WORK SHALL BE PERFORMED OUTSIDE OF PUBLIC RIGHTS-OF-WAY OR DEDICATED
EASEMENTS WITHOUT PRIOR WRITTEN APPROVAL OF THE PROPERTY OWNER.
10. GREAT CARE SHALL BE TAKEN TO AVOID DAMAGE TO VEGETATION OUTSIDE THE CLEARING AND GRUBBING LIMITS. NO DRIVING OR PARKING OF VEHICLES AND/OR STORAGE OF
MATERIALS AND SUPPLIES SHALL BE PERMITTED OUTSIDE THE LIMITS OF CONSTRUCTION.
11. ALL ELEVATIONS ON THESE PLANS ARE ON THE NAVD88 DATUM.
12. THE PROTECTION OF EXISTING TREES, AS REQUIRED, SHALL BE SOLELY THE CONTRACTOR'S RESPONSIBILITY.
13. ALL CONSTRUCTION SHALL HAVE INSPECTION PROVIDED BY THE CITY OF PLYMOUTH. THE CONTRACTOR SHALL CONTACT THE CITY OF PLYMOUTH 48 HOURS BEFORE THE START OF
CONSTRUCTION.
14. THE CONTRACTOR SHALL BE RESPONSIBLE FOR DUST CONTROL, AND SHALL PROVIDE ALL NECESSARY MATERIAL AND EQUIPMENT TO KEEP DUST IN CHECK AT ALL TIMES. THE
CONTRACTOR SHALL RESPOND IMMEDIATELY TO ANY AND ALL COMPLAINTS. DUST CONTROL SHALL BE INCIDENTAL TO THE PROJECT.
15. DURING CONSTRUCTION, THE CONTRACTOR MAY ENCOUNTER SPRINKLER HEADS, PIPING, LIGHTING AND BURIED ELECTRICAL CABLE, MAILBOXES, FENCES, SIGNS, ETC., THAT MAY OR
MAY NOT BE INDICATED ON THESE PLANS. THE CONTRACTOR SHALL REPLACE AND/OR RESTORE ALL COMPONENTS OF SUCH SYSTEMS. ALL DISTURBED AREAS SHALL BE RESTORED TO
THEIR ORIGINAL CONDITION, MINIMUM STANDARD REQUIREMENTS, OR AS SPECIFIED HEREIN; WHICHEVER IS MORE STRINGENT.
16. ROADWAY, DRIVEWAY, AND PARKING AREA FINAL RESTORATION SHALL BE PERFORMED WITH SURFACE AND BASE MATERIALS MATCHING EITHER THE EXISTING MATERIALS IN QUALITY
AND THICKNESS, PER MINIMUM REQUIREMENTS, OR PER THE FOLLOWING; WHICHEVER IS MORE STRINGENT:

A. ASPHALT ROADWAYS - 4" ASPHALT MDOT 1100T-20 AA

B. ASPHALT DRIVEWAYS - 3" ASPHALT MDOT 1100T-36 A

C. GRAVEL ROAD AND DRIVEWAYS - 8" MDOT 22A GRAVEL

D. CONCRETE ROADS - 8" 3500 PSI CONCRETE

E. CONCRETE DRIVEWAYS - 6" 3500 PS| CONCRETE
17. ALL LOT MARKERS AND MONUMENT POINTS DISTURBED DURING CONSTRUCTION SHALL BE REPLACED BY A REGISTERED LAND SURVEYOR AT THE EXPENSE OF THE CONTRACTOR.
18. FINAL CLEANUP AND RESTORATION SHALL CONSIST OF FINE GRADING OF CONSTRUCTION AREAS, REMOVAL OF CONSTRUCTION SIGNS, ETC. TOPSOIL SHALL BE SPREAD OVER ALL
DISTURBED AREAS, FOLLOWED BY SEED, FERTILIZER AND EROSION MAT OR STRAW MULCH, OR AS FURTHER REQUIRED BY THE LANDSCAPING PLANS AND SPECIFICATIONS. ALL REQUIRED
RESTORATION ITEMS NOT SPECIFICALLY IDENTIFIED AS A PAY ITEM SHALL BE CONSIDERED INCIDENTAL TO THE CONTRACT.
19. THE UTILITY POLES SHOWN ON THESE DRAWINGS ARE INTENDED TO SHOW ONLY THE LOCATION OF EXISTING POLES. THE CONTRACTOR IS RESPONSIBLE FOR DETERMINING THE
QUANTITY AND DIRECTION OF OVERHEAD LINES. THE COST FOR SUPPORTING AND RELOCATING POLES SHALL BE INCIDENTAL TO THE PROJECT.
20. THE MEANS AND METHODS OF CONTROLLING GROUNDWATER AND DEWATERING ARE THE SOLE RESPONSIBILITY OF THE CONTRACTOR. ALL COST ASSOCIATED WITH DEWATERING
SHALL BE INCIDENTAL TO THE CONTRACT.

DEMOLITION NOTES

1. REFER TO THE GENERAL NOTES FOR ADDITIONAL REQUIREMENTS AND RESPONSIBILITIES.

2. WITH THE EXCEPTION OF AN AMOUNT OF EXCAVATED MATERIALS SUFFICIENT FOR BACKFILLING AND CONSTRUCTION OF FILLS AS CALLED FOR ON THE PLANS AND AS
INDICATED BELOW, ALL BROKEN CONCRETE, STONE AND EXCESS EXCAVATED MATERIALS SHALL BE DISPOSED OF BY THE CONTRACTOR. THE CONTRACTOR WILL BE
REQUIRED TO OBTAIN THEIR OWN DISPOSAL GROUND, AND WILL RECEIVE NO ADDITIONAL COMPENSATION FOR DISPOSING OF ANY OF THE EXCESS MATERIALS. MATERIALS
ACCEPTABLE TO THE ENGINEER MAY BE DISPOSED OF ON-SITE AT THE CONTRACTORS EXPENSE IN A MANNER APPROVED IN ADVANCE BY THE ENGINEER.

. THE EDGE OF EXISTING PAVEMENT SHALL BE CLEANED OF EARTH AND OTHER FOREIGN MATERIAL BEFORE ADJACENT POURS ARE PLACED.

. ALL BULKHEADING AND/OR SEWER PIPE REMOVAL NECESSITATED BY THE REMOVAL OF DRAINAGE STRUCTURES SHALL BE INCLUDED IN THE STRUCTURE REMOVAL.

. STREET SIGNS IN THE WAY OF CONSTRUCTION WILL BE REMOVED AND RESET IMMEDIATELY IN A TEMPORARY LOCATION, AS APPROVED BY ENGINEER.

. THE CONTRACTOR SHALL PROTECT ALL EXISTING SIGNS AND POSTS SCHEDULED TO REMAIN, AS DIRECTED BY THE ENGINEER.

. ALL UNDERGROUND UTILITIES NOT INDICATED FOR REMOVAL SHALL BE PROTECTED THROUGHOUT CONSTRUCTION.

. THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROTECTING ALL PRIVATE PROPERTY (INCLUDING BUILDINGS AND FOUNDATIONS) THROUGHOUT CONSTRUCTION AND
SHALL MAINTAIN SAFE PEDESTRIAN ACCESS AT ALL TIMES.

9. THE REMOVAL OF PAVEMENT, CURBS AND WALKS SHALL INCLUDE ALL REQUIRED SAWCUTTING. CURB REMOVAL IS INCIDENTAL TO PAVEMENT REMOVAL.

o N o o1 b~ W

UTILITY NOTES

1. REFER TO THE GENERAL NOTES FOR ADDITIONAL REQUIREMENTS AND RESPONSIBILITIES.
2. REFER TO ARCHITECTURAL PLANS TO COORDINATE ALL:

A. WATER SUPPLY, METERING, SPRINKLER AND FDC PIPING, DESIGN AND COORDINATION

B. BUILDING SEWER, BUILDING DRAIN DESIGN AND CONNECTIONS TO CLEAN OUTS AND ROOF CONNECTORS

C. GAS, ELECTRIC AND COMMUNICATION SERVICES, AND LIGHTING DETAILS

D. ALL BUILDING ACCESS WALKS AND ENTRY DETAILS, INCLUDING SUPPORTED SLABS

E. ALL WORK TO CONSTRUCT THE BUILDING AND ALL ITEMS CONNECTED TO IT
3. ALL TRENCHES WITHIN A ONE ON ONE SLOPE OF PAVEMENT SHALL BE BACKFILLED WITH SAND (MDOT CLASS Il MINIMUM) AND MECHANICALLY COMPACTED IN NOT MORE THAN 9" LAYER TO 95% MAXIMUM DRY
DENSITY PER MODIFIED PROCTER COMPACTION TEST ASTM D-1557. COMPACTED SAND BACKFILL SHALL ALSO BE PROVIDED FOR ALL SEWER TRENCHES LOCATED UNDER, OR WITHIN, THREE FEET OF PAVEMENT.
4. THE COST OF ALL TREE, STUMP, FOUNDATION AND/OR STRUCTURE REMOVAL AND DISPOSAL NOT INCLUDED IN THE PROPOSAL SHALL BE CONSIDERED INCIDENTAL AND INCLUDED IN THE PRICE BID FOR WATERMAIN,
SANITARY SEWER, STORM SEWER, AND PAVING WORK.
5. AMINIMUM VERTICAL CLEARANCE OF 18 INCHES IS REQUIRED AT UTILITY CROSSINGS (MEASURED FROM THE OUTSIDE OF PIPE TO THE OUTSIDE OF PIPE). POSITIVE PROVISIONS SHALL BE MADE TO ENSURE THAT ALL
UTILITY TRENCHES ARE FREE DRAINING DURING ALL PHASES OF CONSTRUCTION.
6. THE REQUIRED BEDDING FOR SEWER PIPE SHALL CONSIST OF A MAXIMUM 3/4 INCH DIAMETER CRUSHED STONE.
7. THE MINIMUM SLOPE FOR A BUILDING LEAD IS 1%. LEADS SHALL ONLY BE CONNECTED TO THE MAIN LINE WITH WYES.
8. ALL STORM SEWER PIPE SHALL BE CONSTRUCTED WITH RUBBER GASKET (PREMIUM) JOINTS.
9. THE CONTRACTOR SHALL COORDINATE THE REMOVAL OF ALL UTILITY LINES AND STRUCTURES, AS OUTLINED ON THE DEMOLITION PLAN, WITH THE INSTALLATION OF UTILITY IMPROVEMENTS.
10. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CHECKING GRADE MODIFICATIONS INDICATED ON THE FINISHED LANDSCAPE PLAN, AND COORDINATE THE ACTUAL FINISH GRADE OF FIRE HYDRANTS, GATE VALVE
CASTINGS, MANHOLES, YARD DRAINS, CLEAN OUTS AND OTHER UTILITY STRUCTURES. ENSURE THAT ALL FINISH GRADING IS PERFORMED IN A MANNER THAT ACCOMPLISHES THE PROJECT DESIGN OBJECTIVES AND
PROVIDES FOR POSITIVE DRAINAGE OF ALL AREAS. ANY SUBSTANTIAL GRADE CHANGES WHICH MAY CAUSE FUNCTIONAL PROBLEMS SHALL BE REPORTED PROMPTLY TO THE ENGINEER WHO SHALL EVALUATE THE
CONDITIONS AND PROVIDED CORRECTIONAL RECOMMENDATIONS TO THE OWNER FOR FINAL DETERMINATION.
11. CONTRACTOR SHALL BE REQUIRED TO COORDINATE THE INSTALLATION OF GAS, ELECTRIC, PHONE, CABLE, SPRINKLERS ETC., IN SUCH A MANNER THAT WILL FACILITATE THEIR PROPER INSTALLATION PRIOR TO
PLACING THE PAVEMENT MATERIALS. ENSURE THAT ALL REQUIRED PIPES, CONDUITS, CABLES AND SLEEVES ARE PROPERLY PLACED AND THAT THE TRENCHES ARE PROPERLY BACKFILLED AND COMPACTED.
12. THE CONTRACTOR SHALL REMOVE UTILITIES, WHICH HAVE BEEN ABANDONED IN PLACE, AS REQUIRED TO COMPLETE INSTALLATION OF NEW UTILITIES. WHENEVER ABANDONED UTILITIES ARE CUT, CONTRACTOR
SHALL COMPLETELY CAP BOTH ENDS TO PREVENT THE INFILTRATION OF SOILS.
13. NO CONNECTION MAY BE MADE TO ANY EXISTING WATER MAIN UNTIL THE NEW MAIN HAS PASSED ALL PRESSURE AND BACTERIOLOGICAL TESTING.
14. ROADWAY, DRIVEWAY AND PARKING AREA CROSSINGS SHALL BE TEMPORARILY CONDITIONED IMMEDIATELY AFTER CROSSING BY PLACING 8" OF MDOT 22A GRAVEL OR SLAG AGGREGATE, AND SHALL BE MAINTAINED
IN GOOD, DUST FREE CONDITION UNTIL PAVEMENT RESTORATION IS MADE.

PAVING AND GRADING NOTES

1. REFER TO THE GENERAL NOTES FOR ADDITIONAL REQUIREMENTS AND RESPONSIBILITIES.
2. THE PAVING CONTRACTOR SHALL BE REQUIRED TO COORDINATE THE INSTALLATION OF GAS, ELECTRIC, PHONE, CABLE, SPRINKLERS, ETC. IN SUCH A MANNER THAT WILL FACILITATE THEIR PROPER INSTALLATION PRIOR TO
PLACING THE PAVEMENT MATERIALS. ENSURE THAT ALL REQUIRED PIPES, CONDUITS, CABLES AND SLEEVES ARE PROPERLY PLACED AND THAT THE TRENCHES ARE PROPERLY BACKFILLED AND COMPACTED.
3. BUTT JOINTS SHALL BE PLACED AT ALL LOCATIONS WHERE AN EXISTING ASPHALT PAVEMENT SURFACE IS BEING DISTURBED BY REMOVALS AND/OR THE INSTALLATION OF NEW ASPHALT PAVEMENT.
4. ALL PAVEMENT AREAS SHOULD BE CLEARED AND GRUBBED BY REMOVING SURFACE VEGETATION, TOPSOIL, DEBRIS AND OTHER DELETERIOUS MATERIALS.
5. THE PLACEMENT OF THE FINAL ASPHALT LIFT SHALL BE DELAYED UNTIL THE MAJORITY OF THE CONSTRUCTION ACTIVITIES HAVE BEEN COMPLETED, OR AS APPROVED BY THE OWNER. A BOND COAT OF S8-1H EMULSION
SHALL BE APPLIED (AT A RATE OF 0.10 GALLONS/S.Y.D.) BETWEEN THE LEVELING AND WEARING COURSE WHEN 48 HOURS HAVE ELAPSED BETWEEN PLACEMENTS.
6. THE FINAL SUB-GRADE SHALL BE THOROUGHLY PROOF-ROLLED UNDER THE OBSERVATION OF THE SOILS ENGINEER.
7. PROPOSED AGGREGATE BASE SHALL EXTEND A MINIMUM OF 1 FOOT BEYOND THE PAVEMENT EDGE/BACK OF CURB.
8. ALL TRENCHES WITHIN A ONE ON ONE SLOPE OF PAVEMENT SHALL BE BACKFILLED WITH SAND (MDOT CLASS Il MINIMUM) AND MECHANICALLY COMPACTED IN NOT MORE THAN 9" LAYER TO 95% MAXIMUM DRY DENSITY PER
MODIFIED PROCTER COMPACTION TEST ASTM D-1557.
9. NO FROZEN MATERIAL SHALL BE PERMITTED AS BACKFILL UNDER ANY ROADWAY, DRIVEWAY OR PARKING AREA.
10. PRIOR TO THE START OF ANY FILLING, THE CONTRACTOR SHALL REMOVE ALL TOPSOIL AND ALL OTHER UNACCEPTABLE SOIL FROM THE FILL AREAS, AND PROPERLY BACKFILL WITH ACCEPTABLE SOIL.
11. BARRIER FREE SIGNAGE SHALL BE PLACED IN FRONT OF EVERY DESIGNATED BARRIER FREE STALL. THE CONTRACTOR SHALL COORDINATE STANDARD AND VAN ACCESSIBILITY SIGNAGE AS INDICATED ON THE PLANS.
12. ALL BARRIER FREE RAMPS TO BE A.D.A. COMPLIANT.
13. GENERAL GRADING REQUIREMENTS ARE AS FOLLOWS:
A. FINISH GRADE AT EXISTING BUILDING SHALL MATCH BRICK LEDGES, DOORWAYS OR BASEMENT WINDOWS
B. MAINTAIN POSITIVE DRAINAGE AWAY FROM ALL BUILDING (& 2%)
C. SIDEWALK CROSS SLOPE +2% UNLESS OTHERWISE NOTED (EXCLUDING RAMPS)
D. PAVEMENT SLOPES (1.0% MINIMUM, 4.0% MAXIMUM) UNIFORMLY BETWEEN FINISH GRADE ON PLANS
E. LAWN AREAS # 1% MINIMUM TO 25% (BERMS) MAXIMUM
14. ALL PROPOSED GRADES ARE AT THE GUTTER UNLESS OTHERWISE NOTED. SEE DETAILS FOR FACE OF CURB, TOP OF CURB AND ASPHALT ADJUSTMENTS.
15. REFER TO ARCHITECTURAL PLANS TO COORDINATE ALL:
A. WATER SUPPLY, METERING, SPRINKLER AND FDC PIPING, DESIGN AND COORDINATION
B. BUILDING SEWER, BUILDING DRAIN DESIGN AND CONNECTIONS TO CLEAN OUTS AND ROOF CONNECTORS
C. GAS, ELECTRIC AND COMMUNICATION SERVICES AND LIGHTING DETAILS AND COORDINATION.
D. ALL BUILDING ACCESS WALKS AND ENTRY DETAILS, INCLUDING SUPPORTED SLABS
E. ALL WORK TO CONSTRUCT THE BUILDING AND ALL ITEMS CONNECTED TO IT
16. PRIOR TO THE PLACEMENT OF ANY BASE ASPHALT OR LEVELING COURSE, THE CURBS SHALL BE PARTIALLY BACKFILLED AND THE SUB-GRADE SHALL BE PROOF-ROLLED UNDER THE SUPERVISION OF THE SOILS ENGINEER.
17. ALL SIDEWALK AND PATHWAYS IN ANY PUBLIC R.O.W. SHALL BE INSPECTED BY THE AGENCY WITH JURISDICTION.

EROSION CONTROL NOTES

1. REFER TO THE GENERAL NOTES FOR ADDITIONAL REQUIREMENTS AND RESPONSIBILITIES.

2. ALL EROSION AND SEDIMENTATION CONTROL WORK SHALL CONFORM TO THE CURRENT STANDARDS AND SPECIFICATIONS OF WAYNE COUNTY DEPARTMENT OF PUBLIC
SERVICES. A PROJECT WITH A DISTURBANCE AREA GREATER THAN 1 ACRES OF OCCURRING 500 FEET OF A LAKE OR STREAM REQUIRES A SOIL EROSION PERMIT. CONTACT
THE LAND RESOURCE MANAGEMENT DIVISION AT (734) 326-6936 AT LEAST 48 HOURS BEFORE WORK IS TO BEGIN.

3. ANY EROSION AND SEDIMENTATION FROM WORK ON THIS SITE SHALL BE CONTAINED WITHIN THE WORK AREA AND NOT ALLOWED TO COLLECT ON ANY OFF-SITE AREAS OR
IN WATERWAYS. (WATERWAYS INCLUDE BOTH NATURAL AND MAN-MADE OPEN DITCHES, STREAMS, STORM DRAINS, LAKES, PONDS AND WETLANDS)

4. THE CONTRACTOR SHALL APPLY TEMPORARY EROSION AND SEDIMENTATION CONTROL MEASURES AS DIRECTED ON THESE PLANS AND WHENEVER OTHERWISE
REQUIRED BY THE WORK. THE CONTRACTOR SHALL REMOVE TEMPORARY MEASURES AS SOON AS PERMANENT STABILIZATION OF SLOPES, DITCHES, AND OTHER CHANGES
HAVE BEEN ACCOMPLISHED.

5. SOIL EROSION CONTROL PRACTICES WILL BE ESTABLISHED IN EARLY STAGES OF CONSTRUCTION BY THE CONTRACTOR. SEDIMENTATION CONTROL PRACTICES WILL BE
APPLIED AS A PERIMETER DEFENSE AGAINST ANY TRANSPORTING OF DIRT OUT OF THE WORK AREA.

6. THE CONTRACTOR SHALL PRESERVE NATURAL VEGETATION AS MUCH AS POSSIBLE.

7. PROTECT ALL EXISTING TREES, INCLUDING THEIR BRANCHES AND ROOTS, FROM DAMAGE DUE TO THIS WORK UNLESS SPECIFICALLY IDENTIFIED FOR REMOVAL.

8. VEGETATION STABILIZATION OF ALL DISTURBED AREAS SHALL BE ESTABLISHED WITHIN 15 DAYS OF COMPLETION OF FINAL GRADING.

9. THE CONTRACTOR SHALL SWEEP THE EXISTING STREETS SURROUNDING THE PROJECT SITE ONCE A WEEK, OR AS DIRECTED BY THE ENGINEER OR INSPECTOR. STREET
SCRAPING SHALL BE PERFORMED IN CONJUNCTION WITH THIS SWEEPING ON AN AS NEEDED BASIS.

10. THE SEDIMENT CONTROL FENCING INDICATED ON THIS PLAN IS NOT INTENDED TO SHOW THE EXACT LOCATION OF THE FENCE. THE CONTRACTOR SHALL BE RESPONSIBLE
FOR THE INSTALLATION AND MAINTENANCE REQUIRED TO CONTAIN SEDIMENT.

11. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ENSURING COMPLIANCE WITH ALL APPLICABLE NPDES REGULATIONS, INCLUDING: INSPECTION, RESTORATION, AND
RECORD KEEPING REQUIREMENTS.

12. THE CONTRACTOR IS RESPONSIBLE FOR ON-GOING MAINTENANCE OF ALL SOIL EROSION CONTROLS AS INDICATED BY THESE PLANS.

13. CONSTRUCTION ACTIVITIES (INCLUDING INSTALLATION OF PIPE AND ASSOCIATED VALVES, STRUCTURES, BACK FILLING, SURFACE RESTORATION, AND REMOVAL OF
EXCESS EXCAVATED MATERIAL) SHALL BE ACCOMPLISHED IN ONE CONTINUOUS OPERATION.

14, PAVEMENT AND/OR VEGETATION SHALL NOT BE STRIPPED FROM AN AREA UNLESS CONSTRUCTION ACTIVITIES ARE TO COMMENCE IN THAT AREA WITHIN THE NEXT
THREE DAYS.

15. IF FOR ANY REASON PERMANENT STABILIZATION CAN NOT BE PROVIDED WITHIN 15 DAYS OF THE COMPLETION OF PIPE LAYING OPERATIONS, TEMPORARY STABILIZATION
SHALL BE PROVIDED AT ALL DISTURBED AREAS. TEMPORARY STABILIZATION SHALL FURTHERMORE BE PROVIDED DURING THE NON-GROWING SEASON (OCTOBER 1
THROUGH APRIL 20) FOR ALL AREAS TO BE SEEDED.

16. TEMPORARY STABILIZATION SHALL CONSIST OF EITHER SMALL GRAIN STRAW OR GRASS HAY SPREAD AT THE RATE OF 1.5 TO 2 TONS PER ACRE, OR MULCH BLANKETS,
WHICH SHALL BE ANCHORED IN PLACE TO PREVENT DISPLACEMENT FROM WIND AND RAIN. TEMPORARY STABILIZATION SHALL BE REPAIRED AS OFTEN AS NECESSARY, AS
DETERMINED BY THE AGENCY WITH JURISDICTION.

17. ALL DEWATERING SHALL BE ACCOMPLISHED IN A MANNER THAT WILL NOT CONTRIBUTE TO DEPOSITION OF SEDIMENT IN ROAD DITCHES OR OPEN WATER.

18. THIS PROJECT SHALL BE CONSTRUCTED IN COMPLIANCE WITH PART 91 OF ACT 451 OF 1994, AS AMENDED.

19. SEDIMENT CONTROL FENCING SHALL BE INSPECTED IMMEDIATELY AFTER EACH RAINFALL AND SEVERAL TIMES DURING PROLONGED STORM EVENTS. IF THE FENCE IS
SAGGING, OR SOIL HAS REACHED ONE HALF OF THE HEIGHT OF THE FABRIC, THE SOIL BEHIND THE FABRIC SHALL BE REMOVED AND DISPOSED OF IN A STABLE AREA OF THE
SITE. IF WATER IS SEEPING UNDER THE FENCE, OR THE FABRIC IS DECOMPOSED OR OTHERWISE INEFFECTIVE, THE FENCE SHALL BE REMOVED AND PROPERLY REINSTALLED
AS INDICATED ON THESE PLANS.

20. MUD MAT ENTRANCES SHALL BE INSPECTED IMMEDIATELY AFTER EACH STORM RAINFALL. THE SURROUNDING ROADS SHALL ALSO BE INSPECTED AT THIS TIME FOR
EVIDENCE THAT MUD IS BEING TRACKED OFF OF THE SITE. MAINTENANCE SHALL INCLUDE THE INSTALLATION OF ADDITIONAL LAYERS OF STONE WHEN THE ORIGINAL STONE
BECOMES COVERED WITH MUD. ALL SEDIMENT DROPPED OR TRACKED ONTO PUBLIC RIGHT-OF-WAYS SHALL BE REMOVED IMMEDIATELY BY SWEEPING AND SCRAPING (AS
MAY BE REQUIRED BY THE ENGINEER).

21. SEDIMENT INLET FILTERS SHALL BE INSPECTED IMMEDIATELY AFTER EACH RAINFALL AND SEVERAL TIMES DURING PROLONGED STORM EVENTS. THE FILTERS SHALL BE
CLEANED PERIODICALLY THROUGHOUT CONSTRUCTION TO AVOID CLOGGING. FILTERS THAT CANNOT BE MAINTAINED BY CLEANING SHALL BE COMPLETELY REPLACED.

EROSION CONTROL SEQUENCE

1. INSTALL MUD MATS, SILT FENCE AND INLET FILTERS AT ALL EXISTING LOCATIONS AS SHOWN AND AS REQUIRED TO ACHIEVE ON-SITE CONTAINMENT.
. INSTALL STORM SEWER AND ALL ASSOCIATED STORM WATER IMPROVEMENTS AS SHOWN ON PLANS. IMMEDIATELY INSTALL INLET FILTERS AT ALL CATCH BASINS.
. ROUGH GRADE THE PROJECT "WORK AREA" AS NEEDED.

. INSTALL SANITARY SEWER AS SHOWN ON PLANS.

. INSTALL WATER MAIN AS SHOWN ON PLANS.

. INSTALL OTHER UTILITIES (GAS, ELECTRIC, PHONE, CABLE, ETC.) AND/OR ALL NEEDED CONDUITS AND SLEEVES.

. INSTALL PAVEMENT BACKFILL AND SEED & MULCH ALL DISTURBED AREAS.

. CLEAR ALL ACCUMULATED SILT AND REMOVE ALL EROSION CONTROL DEVICES.

. INSTALL LANDSCAPING MATERIALS AS INDICATED PER PLANS & RE-SEED, FERTILIZE AND MULCH ALL DISTURBED AREAS.

10. RESTORE ALL DISTURBED AREAS TO ORIGINAL CONDITION OR BETTER, INCLUDING THE INSTALLATION OF LANDSCAPING MATERIALS.

11. REMOVE ALL EROSION CONTROL DEVICES.
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i 7o ® BENCH MARK 1
Sa'IEDULE OF SJRUCTURES TOP OF NUT ON A HYDRANT (1981), LOCATED ON THE NORTHEAST
(DIRECTIONS BASED ON TRUE NORTH) CORNER OF ANN ARBOR TRAIL AND MILL STREET.
STRUCTURE TYPE SIZE OF PIPE RIM | DROP | INVERT DIRECTION COMMENTS 321 GATE VALVE 718.91 IN TRAFFIC LANE; UNSAFE ELEVATION=719.14
24 CATCH BASIN 717.32 IN TRAFFIC LANE; UNSAFE 329 CATCH BASIN 715.87 IN TRAFFIC LANE; UNSAFE (SHOWN  GRAPHICALLY) Developed For:
25 UNKNOWN MANHOLE 717.52 IN TRAFFIC LANE; UNSAFE 4 162 | 714.81 NORTH TO #291 BENCH MARK 2
26 CATCH BASIN 717.43 IN TRAFFIC LANE; UNSAFE 348 ROUND CATCH BASIN T/DEBRIS 716.43 1.75 714.68 Walters Group
ARROW ON HYDRANT (2015), LOCATED ON THE WEST SIDE OF MILL
27 UNKNOWN MANHOLE 717.32 IN TRAFFIC LANE; UNSAFE s FOUND CATCH BASIN 4 Jis0p |18 | 71390 NORTH STREET, +/— 313 FEET SOUTH OF THE SOUTHERLY LINE OF ANN
; " . . ARBOR TRAIL. .
46 TELEPHONE MANHOLE 717.02 IN TRAFFIC LANE; UNSAFE 4 -1.20 | 713.86 SOUTH NO FLOW; DRY CLEVATION=720.75" 230 East Grand River
47 UNKNOWN MANHOLE 717.07 IN TRAFFIC LANE; UNSAFE TIPIPE 515 | 71230 EAST & WEST =720. Suite 600
: 501 GATE VALVE 717.45 )
48 GATE VALVE 717.33 IN TRAFFIC LANE; UNSAFE TIVALVE 360 | 713.85 (SHOWN GRAPHICALLY) Detroit, Ml 48226
49 CATCH BASIN 716.87 IN TRAFFIC LANE; UNSAFE -
51 UNKNOWN MANHOLE 717.35 IN TRAFFIC LANE; UNSAFE 2 - 7% | 7959 SOUTHEAST BENCH MARK 3405 248-330-8068
- ATEVALVE oy T AEFIC LANE. UNGATE 503 STORM MANHOLE T/DEBRISIN 12" | 71858 | -8.15 | 710.43 WEST 3.5" MAG. NAIL (TAG NO. 3405) IN THE EAST FACE OF A UTILITY
- ' T/DEBRIS IN 12" 795 | 71063 SOUTH NO FLOW; NO OTHER PIPES VISIBLE POLE, LOCATED ON THE EAST SIDE OF MILL STREET, +/— 22 FEET
54 UNKNOWN MANHOLE 717.31 IN TRAFFIC LANE; UNSAFE p—— 599 T332 NORTH & SOUTH NORTH OF THE NORTHEASTERLY LINE OF THE PERE MARQUETTE
135 CATCH BASIN 12" 71536 | -433 | 711.03 NORTHEAST NO OTHER PIPES VISIBLE; FLOWS NORTHEAST 504 GATE VALVE 71931 — : RAILROAD.
12" 513 | 71057 SOUTHWEST TO #135 TIVALVE 390 | 7S ELEVATION=719.49 EXISTING
12" 770 | 710.88 WEST-NORTHWEST NO OTHER PIPES VISIBLE; NO FLOW; DRY
136 STORM MANHOLE 12" 71570 | 525 | 71045 NORTH-NORTHEAST 515 STORM MANHOLE - Mess ——— — (SHOWN GRAPHICALLY) C OND'T'ONS
CL/12" CHANNEL -6.55 | 709.15 NORTHWEST & SOUTHEAST NO OTHER PIPES VISIBLE; NO FLOW 76 0-96 Sou
TWATER 230 | 71127 NO OTHER PIPES VISIBLE; NO FLOW BENCH MARK 5044 OVE RALL
137 SANITARY MANHOLE CL/8"CHANNEL | 71586 | -9.31 | 706.55 NORTHWEST & SOUTHEAST FLOWS NORTHWEST 1009 ROUND CATCH BASIN 713.57 RAIL SPIKE (WITH TREE TAG NO. 5044) IN THE EAST FACE OF A
- : \ T/2"-3" PIPE 220 | 711.37 VERTICAL PIPE ON NORTH-NORTHWEST SIDE OF STRUCTURE :
244 CATCH BASIN 12 715.88 -6.70 709.18 WEST TO #245; NO OTHER PIPES VISIBLE; FLOWS WEST UTILITY POLE, LOCATED ON THE WEST SIDE OF MILL STREET, +/— 48
; 1010 ROUND CATCH BASIN 8" 713.60 -3.37 710.23 NORTHWEST PVC; NO OTHER PIPES VISIBLE FEET SOUTH OF THE INTERSECTION OF MILL STREET AND FAIR i
12" -7.44 | 708.81 WEST NO PIPES VISIBLE; FLOWS NORTH
L | Toeen s ~ T 00 e STREET. Foundry Flats at Mill Street
-7 : 1025 ROUND CATCH BASIN 713.08 = '
245 STORM MANHOLE 1o 716.25 12" 571 | 707.37 SOUTH NO OTHER PIPES VISIBLE; NO FLOW ELEVATION=718.43
12"-15 -8.10 708.15 NORTH o 5 —— ~oRTH (SHOWN GRAPHICALLY)
12" -7.28 | 708.97 EAST - -
1034 ROUND CATCH BASIN 12" 71428 | -6.56 | 707.72 SOUTH Plymouth
12" -6.91 709.92 EAST Wayne County
12" -6.44 | 707.84 EAST FLOWS SOUTH; NO OTHER PIPES VISIBLE
257 STORM MANHOLE 12" 716.83 | -7.70 | 709.13 NORTH MICHIGAN
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PR. 10 YEAR STORAGE
REQ. VOLUME: 12,910 CF

PROVIDED VOLUME: 14,515 CF

_ 7 Developed For:
- Walters Group
LEG E N D 230 East Grand River
Suite 600
SANITARY SEWER =~ ——————— WATER LINE Detroit, Ml 48226
e i A I SANITARY MANHOLE ® FIRE HYDRANT 248-330-8068
l 7 e -- -- -- - -- -- SANITARY CLEANOUT ® STOP BOX AND VALVE
, . FIRE DEPT. CONNECTION

1
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>
®
X" INV: XXX XX NW
WATER STRUCTURE LABEL @ AR EA B

/7 r
4
SANITARY STRUCTURE LABEL GATE VALVE
I ! RIM: XXX.XX UTI LlTY PLAN =
|
STORM SEWER
I o STORM MANHOLE (= LIGHT POLE Os {% o0
CATCHBASIN - PLAN - KEY NOTES
e T = o ——am Efﬂ\ VARD BASIN N Foundry Flats at Mill Street
L e d (1) EXSTING FIRE HYDRANT (9) ProposED Gas
wer e o END SECTION <
@ PROPOSED FIRE HYDRANT DTE SERVICE TO BE COORDINATED WITH UTILITY Plymouth
OUTLET CONTROL STRUCTURE o Wayne County
_— STORM CLEANOUT Oco. @ PROPOSED CATCH BASIN A MICHIGAN
XX
STORM STRUCTURE LABEL o~ @ PROPOSED YARD BASIN Z—, [T—
RIM: XXX.XX Date: 10/14/25
12" INV: XXX XX W @ PROPOSED STORM MANHOLE —o()
Scale: 1"=20
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e T . . 0 20 40 Project: 20713.00
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50" MIN
SEE PLAN FOR
DIMENSIONS

CONSTRUCTION
ACCESS ROAD

20" MIN
SEE PLAN FOR
DIMENSIONS

2" — 3" DIAMETER COARSE
AGGREGATE

(6” MINIMUM THICKNESS)
OVER WOVEN
GEOTEXTILE LINER

NOTE:

1. ENSURE MUDMAT AND SEDIMENT IS NOT TRANSPORTED
ONTO PAVED ROADS. AGGREGATE PAD REQUIRED TO
PROVIDE BUFFER AREA FOR VEHICLES TO DROP MUD
AND SEDIMENT THEREBY CONTROLLING DUST AND
SEDIMENT FROM SURFACE RUNOFF.

2. INSTALL AND MAINTAIN AS SPECIFIED ON SOIL
EROSION AND SEDIMENTATION CONTROL PLAN.

B AGGREGATE MUD MAT

. - NOT TO SCALE

| SPACING 6" MAX |/~ FENCE POSTS DRIVEN
, | /' INTO GROUND 1
—/  MINIMUM =
[ E= /
=
| ] - GEOTEXTILE

- MIN

e | E— E— -
6” ANCHOR TRENCH JJQ\/ \ N

FRONT VIEW

SEE JOINT DETAIL

COMPACTED EARTH
SHEET FLOW

GEOTEXTILE FILTER
FABRIC

SHEET FLOW

'UNDISTURBED VEGETATION
PLAN VIEW POSTS

SECTION ’ N SECTION

GEOTEXTILE FILTER FABRIC TOP VIEW
FASTENED ON UPHILL SIDE, EE—
TOWARDS EARTH DISRUPTION
RIDGE OF COMPACTED EARTH
ON UPHILL SIDE OF FILTER
FABRIC

FENCE POST\ j

UNDISTURBED
VEGETATION

. SHEET FLOW

6" X 6" ANCHOR TRENCH

SIDE VIEW JOINT DETAIL

SR SEDIMENT CONTROL FENCE
. ' NOT TO SCALE

FILTER FABRIC

R P N SCARIFY THE FINISH GRADE
~< & PERPENDICULAR TO THE SLOPE

GEOTEXTILE FILTER FABRIC BAG
GRATE PLACED OVER FILTER BAG

DUMP STRAPS 2 EACH

POLYPROPYLENE "BOOT"

F|NISHED\\GR:\AD§
RN <
RN

OVERFLOW

POLYPROPYLENE
FILTER BAG

SECTION VIEW

NOTE:

1. TEMPORARY SEDIMENT INLET FILTER TO BE INSTALLED ON ALL PAVED CATCH
BASINS OR STORM INLETS, OR AS SPECIFIED ON THE SOIL EROSION CONTROL PLAN.

2. INLET FILTER TO BE SIMILAR TO "STREAMGUARD” AS MANUFACTURED BY
STORMWATER SERVICES CORPORATION OR "SILTSACK” AS MANUFACTURED BY
ATLANTIC CONSTRUCTION FABRICS, INC..

3. CLEAN FILTER AS NEEDED, OR AS REQUIRED BY THE SOIL EROSION AND SEDIMENT
CONTROL PLAN.

SR SEDIMENT INLET FILTER
. - NOT TO SCALE
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2" OF MDOT 4C
2" OF MDOT 2C

8" MDOT 21AA

SOSOSOTOSOSOSOC

%ﬂ%ﬂ%&?

COMPACTED SUBGRADE
TO 95% MOD PROCTOR

STANDARD DUTY PAVEMENT SECTION

2 LIFTS EACH <

3" OF MDOT 2C

8" MDOT 21AA ——M8M

SOSOSOSOSOSOSOT

%@%@m

COMPACTED SUBGRADE
TO 95% MOD PROCTOR

6" 4,000 PSI CONCRETE

6" MINIMUM MDOT 21AA

COMPACTED SUBGRADE
TO 95% MOD. PROCTOR

8" 4,000 PSI CONCRETE

6" PAVEMENT SECTION

A

UDUDUOUDUDUDUD

6” MINIMUM MDOT 21AAA§%.)Q%) >:( N < > 1 )l ( ;O(
“ﬁ?‘ﬁ@‘?@ﬁ@‘ﬁ‘@ﬁ@ﬁaﬁ'

COMPACTED SUBGRADE
TO 95% MOD. PROCTOR —— =

HEAVY DUTY PAVEMENT SECTION

NOTE:

REPLACE IT WITH MDOT 21AA MATERIAL.

IF ANY OF THE EXISTING BASE CANNOT BE UTILIZED, REMOVE AND
DELAY PLACEMENT OF FINAL ASPHALT UNTIL THE MAJORITY OF

THE CONSTRUCTION HAS BEEN COMPLETED, OR AS DIRECTED BY

THE ENGINEER.

APPLY A BOND COAT OF SS—1H EMISSION (AT A RATE OF 0.10

GAL/SYD) BETWEEN LEVELING AND WEARING COURSE WHEN 48
HOURS HAVE ELAPSED BETWEEN PLACEMENT.

@R HMA PAVEMENT
. . NOT TO SCALE

g

BARRIER FREE
STALL (TYP). 5 8’ , 8’ .

8 VAN
ACCESSIBLE 9
BARRIER FREE  gTANDARD

(STALL (TYP)  STALL (TYP)

[
7' MIN.

tBARRIER FREE SIGNAGE SET
SIGN IN 6" CONCRETE

BOLLARD (TYP)

NOTE:

-

\/CURB AND WALK TO BE FLUSH TO

PROVIDE BARRIER FREE ROUTE

. PAINT SHALL BE LIFE LINE YELLOW LY—1 FOR STANDARD SPACES.
. PAINT SHALL BE B—1052 FOR BARRIER FREE SPACES,.
. ALL STRIPING SHALL BE FOUR INCHES (4") IN WIDTH PAINTED HIGHWAY

YELLOW OR BLUE AS SPECIFIED ON PLANS AND IN SUPPLEMENTAL SPECS.

CURB BARRIER FREE

. ALL STRIPING SHALL BE APPLIED IN TWO (2) COATS.

SR PAVEMENT MARKINGS
. . NOT TO SCALE

CHAINLINK_FENCE MESl;j
PVC COATED BLACK,

DIAMON MESHL?CB GA
FINISH (#9 CORE WIRE
CLAS:

AND BO

S KNUCKLED TOP
TTOM

TOP RAIL1-5/8"
GALV. PIPE

10'=0"

9 GA. TIE WIRE-24" o.c- RAIL END

| POST CAP

TYP. TOP RAL '
CONNECTION. _,
AS smw—zo%

MIDDLE RALL 1-5/8"
GALV. FIPE \

SR AMERISTAR 8' PVC COATED BLACK CHAIN LINK FENCE

POST BAND

DRAW BA
V" 1/4% 3/4
e TERMINAL POST
g 2.9° od

8-0 N
1 9 GA. ALUMINUM 3/8” TRUSS ROD GALY.  PIPE
TIE WIRE—14"0.c. ALL CORNERS,
L INTERSECTIONS
TYP. LINE POST (SAME NOTE AS
338 od. GAV. TRUSS ROD)

7 GA. BOTTOM TENSION WIRE
b

I

NOTE: 2] CONCRETE
i w ' N\- 3500 psi
ALL WIRE_FABRIC AND FENCE 12
HARDWARE SHALL BE GALVANIZED. 2| coNcRETE
AND COATED BLA
TYPICAL LINE_POST IYPICAL_CORNER POST
[FOOTING [FOOQTING

8" PAVEMENT SECTION

NOTE:

1. IF ANY OF THE EXISTING BASE CANNOT BE UTILIZED,
REMOVE AND REPLACE WITH MDOT 21AA MATERIAL.

2. BROOM FINISH SURFACE.

3. IF JOINTING PLAN IS NOT INDICATED ON THE PLANS,
SUBMIT ONE PRIOR TO PLACEMENT OF CONCRETE
PAVEMENT.

SR CONCRETE PAVEMENT
. ' NOT TO SCALE

4%
——
PARKING STRIPING
4" WHITE BORDER
0
WHITE SYMBOL OF
ACCESSIBILITY ON BLUE
BACKGROUND
CENTER OF PARKING SPACE
REAR OF PARKING SPACE ql.-
NOTES:

1. PAVEMENT MARKING SHALL BE LOCATED AT REAR OF EACH
ACCESSIBLE PARKING SPACE.

2. PAVEMENT MARKING STROKE WIDTH = 3".

SYMBOL OF ACCESSIBILITY

S B PAVEMENT MARKING
. ' NOT TO SCALE

12" 12:,

1/2°/FT. | 1/2°/FT.
MAX MAX

R

[ ] re

24"

AR MOUNTABLE CURB

. ' NOT TO SCALE

4” 4,000 PSI CONCRETE

4" MINIMUM MDOT CLASS I
MATERIAL COMPACTED TO
95% MOD. PROCTOR

COMPACTED SUBGRADE ‘meml—'m: ||:| ==
TO 95% MOD. PROCTOR ———————Jllil it el el el e

4" CONCRETE SIDEWALK

6" 4,000 PSI CONCRETE

6" MINIMUM MDOT CLASS I
MATERIAL COMPACTED TO
95% MOD. PROCTOR

COMPACTED SUBGRADE
TO 95% MOD. PROCTOR

6" CONCRETE SIDEWALK

NOTE:

1. IF ANY OF THE EXISTING BASE CANNOT BE UTILIZED, IT SHALL BE
REMOVED AND REPLACED WITH MDOT CLASS II MATERIAL.

. BROOM FINISH SURFACE.

. IF NOT INDICATED ON THE PLANS THE CONTRACTOR SHALL SUBMIT A
JOINTING PLAN PRIOR TO PLACEMENT OF CONCRETE PAVEMENT.

. SAWCUT JOINTS AS SOON AS PAVEMENT CAN SUPPORT MACHINE.

. PLACE EXPANSION JOINT BETWEEN NEW WALKS AND EXISTING PAVEMENT
AND/OR BUILDINGS.

O WN

@B CONCRETE SIDEWALK
. - NOT TO SCALE

-

g,
1 3/8"

7.5" ADJACENT TO PARKING
WITH ADA RAMP

7' ADJACENT TO PARKING
5' ADJACENT TO DRIVE ISLE

28
P 522
| ® PAVEMENT L
R ~NT w SECTION PER 27 2% SLOPE
\ T o DETAIL _ n
#4 REBARS J 7
—‘—L .‘_‘_ ’ X T—1
& —II=
lr
STANDARD 4" MIN 2NS SAND
NOTE: COMPACTED TO 95%
1. USE MDOT 35P CONCRETE UNLESS OTHERWISE NOTED.
2. REFER TO PLANS FOR LOCATIONS OF STANDARD AND 6" MIN
REVERSE CURB.
3. CONTRACTOR SHALL SMOOTHLY TRANSITION BETWEEN

STANDARD AND REVERSE CURB.

@B CONCRETE CURB & GUTTER

SR6" INTEGRAL CONCRETE CURB & WALK

. - NOT TO SCALE . ' NOT TO SCALE

GALVANIZED GALVANIZED
END CAP END
SIGN SHALL BE BLUE SIGN SHALL BE RED WELDED TO POST WELDED TO POST N
LETTERING ON WHITE LETTERING ON WHITE 6"x6'0" POURED
BACKGROUND ———— BACKGROUND DECORATIVE BRICK. "
S — (0] (] PATTERN
RESERVED z
PARKING STOPPING :
STANDING, & = 10°x42" POURED
PARKING GALVANIZED 2] CONCRETE TRENCH
UNPERFORATED o) o N FOOTING (BELOW)
FIRE LANE TUBING2" x 2" =
<} 6" DIAMETER
LOCATE AT ALL VAN TO;’ oagAY E CONCRETE L L
ACCESSIBLE SPACES BOLLARD ————{|1 O g
INDICTED ON THE PLANS ONLY 2 il . gu@&vﬁlﬁﬂéomgzm
= PRIME & PAINT COLOR
~ BY OWNER CONNECT
GATE TO PIPE.
ACC\E/ggIBLE FINISH_GRADE it FINISH GRADE 14 12" MIN
GALVANIZED KINE DUMPSTER ENCLOSURE PLAN
ANCHOR SLEEVE N )L
21/2°x21/2" x 1" 6" S AE CONCRETE
» -1 WASH
12" x 18" 12" x 18" GALVANIZED . | A-[be
ANCHOR POST " A ]+
214" x 2 14 x 3 —" | R
. . B 8" DIA. STEEL
NOTE: Al PIPE FILLED WITH
1. ENSURE SIGNAGE CONFORMS AND COMPLIES WITH CURRENT STATE AND LOCAL CODES AND — T OO T o oME 6"x6'—0" POURED
(REGULAH)ONS AS WELL AS WITH THE MICHIGAN MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES LR A & ONER CONCRETE WALL WITH
MMUTCD). At DECORATIVE BRICK
2. COORDINATE SIGN LOCATIONS WITH LANDSCAPING CONTRACTOR AS REQUIRED. CONNECT GATE PATTERN
3. PROVIDE REGULATORY SIGNS REFLECTORIZED. DIRECT BURY BOLLARD MOUNTED g PAVING
4. PROVIDE SIGN BACKING MATERIAL AS .0B0" ALUMINUM, UNLESS NOTED OR OTHERWISE REGULATED.
5. PROVIDE ILLUMINATED SIGNS AS U.L. LISTED OR APPROVED EQUIVALENT. 12" DIAx42
6. REGULATORY SIGN POSTS AND SIGN BACKS TO BE PAINTED WITH A SEMI—GLOSS ALIPHATIC ACRYLIC NOTE POURED . [~———10"x42" POURED CONCRETE
POLYURETHANE TO MATCH PMS BLACK 6C2X. CONCRETE W TRENCH FOOTING WITH REINFORCED
INSTALL PER MANUFACTURE'S INSTRUCTIONS. L,
7. DRIVE ANCHOR POST AND ANCHOR SLEEVE INTO THE GROUND TOGETHER, LEAVING A MAX. OF ONE TR R e A A A R L O MOUNTED IN FooTNG { ===t = Nae=2s FABRICATION
HOLE EXPOSED FOR BOLT CONNECTION. FOR HAND INSTALLATION, USE DRIVE CAP OF PROPER SIZE ONIVERSAL DRIVE RIVETS THROUGH PRE-DRILLED Ky* DIAMETER HOLES N THE SIGN EARTH

TO PREVENT DAMAGE TO TUBING. POUR SIDEWALK AROUND ANCHOR SLEEVE OR CORE AND DRILL
EXISTING SIDEWALK AROUND THE SLEEVE.
8. INSERT SIGN POST INTO ANCHOR ASSEMBLY APPROXIMATELY 6” TO 8” AND BOLT IN PLACE.
9. INSTALLED SIGN AND POST SHALL BE VERTICAL AND FREE OF VERTICAL AND LATERAL MOVEMENT.
10.INSTALL SIGN AND POST SUCH THAT THEY ARE VERTICAL AND UNMOVING.
11.USE #12 U.S. STD. GAGE WALL THICKNESS TUBING.

SR PARKNG SIGNAGE
. . NOT TO SCALE

. ' NOT TO SCALE

2. SECURE SIGN POST, ANCHOR POST AND ANCHOR SLEEVE WITH %" DIAMETER

FACE AND POST. DUMPSTER ENCLOSURE TYP SIDE ELEVATION

GALVANIZED BOLTS WITH LOCK—WASHERS AND NUTS THROUGH PRE-DRILLED %"
HOLES.

SR DUMPSTER ENCLOSURE
. . NOT TO SCALE

CONCRETE
BLOCK

8" BIT
PAVEMENT

8" 21A

GRAVEL
SUBBASE
DUMPSTER PAD
6"x6'=0"
POURED
) CONCRETE
8" DIA STEEL PIPE WALL WITH
FILLED WITH CONCRETE. DECORATIVE
PRIME & PAINT COLOR BRICK PATTERN
BY OWNER CONNECT
GATE TO PIPE.
[N [ CHAIN LINK FENCE
WITH VERTICAL
PLASTIC SLATING &
\ LOCK
EARTH

DUMPSTER ENCLOSURE FRONT ELEVATION
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50% TO 65%
OF THE BASE

NOTES:

1.0ONE-HALF INCH TRANSVERSE EXPANSION JOINTS SHALL BE PLACED
THROUGH THE SIDEWALK AT UNIFORM INTERVALS OF NOT MORE THAN
50 FEET. ONE-HALF INCH EXPANSION JOINT SHALL ALSO BE PLACED
BETWEEN THE SIDEWALK AND ABUTTING PARALLEL CURB, BUILDINGS,
RIGID STRUCTURES, CONCRETE DRIVES AND CONCRETE. DRIVE A
PPROACHES. ONE INCH EXPANSION JOINTS SHALL BE PLACED BETWEEN
SIDEWALK RAMPS AND BACK OF CURB.

2.PLANE-OF -WEAKNESS JOINTS SHALL BE PLACED EVERY 5 FEET AND BE
PRODUCED BY USE OF SLAB DIVISION FORMS EXTENDING TO THE FULL
DEPTH OF CONCRETE OR BY CUTTING JOINTS IN THE CONCRETE. AFTER
FLOATING, TO A DEPTH OF NOT LESS THAN ONE-FOURTH THE THICKNESS
OF THE SIDEWALK. THE CUT JOINTS SHALL BE NOT LESS THAN 1/8 INCH
NOR MORE THAN 1/4 INCH IN WIDTH AND SHALL BE FINISHED SMOOTH
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Professional Seal:

000000000,

*
ROOT 14
ENGINEER ! [
No. <

N
o AND TRUE TO LINE.
. 9-9 IO ! 1.SIGN PANEL SHALL BE 0.080 INCH THICK, ALUMINUM SHEET,
1.4 TYPE 6061-T6 (MDOT TYPE II1).
~la DOME SECTION 2.HOLES IN SIGN POSTS SHALL BE CONTINUOUS ?” DIA HOLES ON
= | = 1—=INCH CENTERS.
= | < X <
N P - N " "
% %}2 §>% PROPERTY § 1.6"-2.4 3.POSTS, BOLTS, NUTS AND WASHERS SHALL BE GALVANIZED STEEL.
Zy 23 T LINE \ P 4.SIGN FACE SHALL BE PER THE FOLLOWING TYPE:
7 A _ _ S oOo|lg<> >
FINISH 6 5 —0" TYP WIDTH IN RIGHT-OF —WAY Tl - [ cocccccscccecsoocno TYPE BACKGROUND LEGEND
GRADE—\L MIN T w|<a N © e 00 000000000000 000000° A. Reflectorized Reflectorized
NN — 7 N J - =000 o] = cooccecoescecaeconse s B. Reflectorized Non—-Reflectorized
N N N Al T " © © © © olz 9000000000000000000 o~ C. Non—-Ref lectorized Reflectorized
DQ_ J\ 0000000000000 0CDO0O000O
\ — .
M.D.0.T. GRANULAR MATERIAL WUNDISTURBED A \ v ; SIDEWALK RAMP NOTES:
CLASS 11 SUBBASE. 4” MIN EARTH 0:65
THICKNESS WHERE DIRECTED 1/2" TRANSVERSE PL ANE—OF —-WE AKNESS MIN. 1.ALL SIDEWALK RAMPS AS CALLED FOR ON THE PLANS SHALL HAVE
BY ENGINEER. EXPANSION JOINT DETECTABLE WARNINGS.
DOME SPACING DOME ALIGNMENT 2.DETECTABLE WARNING SURFACES SHALL CONTRAST VISUALLY WITH THE
ADJACENT WALKING SURFACE.
3.DETECTABLE WARNING SHALL BE MODULAR PLASTIC TILE, POLYMER
CONCRETE TILE OR OTHER SIMILAR TILE EMBEDDED INTO THE FRESH
CONCRETE. AS APPROVED BY THE ENGINEER: OR A STAMPED PATTERN IN
THE FRESH CONCRETE WITH INTEGRAL COLOR (NOT SHAKE-ON COLOR).
ADHESIVE APPLIED DETECTABLE WARNINGS ARE NOT ACCEPTABLE.
TYI:)'CAL SECT|ON TYP|CA|— PLAN IN RIGHT-OF -WAY DETECTABLE WARNING DE TAILS 4.ALL DETECTABLE WARNINGS SHALL HAVE SKID RESISTANT SURFACE.
N.T.S. N.T.S. N.T.S.
5.SYSTEM AND COLOR SHALL BE APPROVED BY THE ENGINEER PRIOR TO
BEGINNING WORK.
RAMP SIDEWALK HERE,
I[F NECESSARY, TO STAY
WITHIN THE DESIRABLE
SLOPE LIMITS.
P‘A/\
A/\
N
PAVEMENT  CURB AND RAMP SIDEWALK
GUTTER " "
17 EXPANSION oL LED S oTa & 7 ROLLED DETECTABLE
JOINT 3/ SIDEWALK WARNING WARNING ROLLED ROLLED
(1" PER FOOT MAXIMUM) RAMP ./
B LB S o
CURB CURB

REINFORCEMENT AS 1IN
ADJACENT CURB & GUTTER

SECTION A-A
(TYPICAL ALL RAMP DETAILS)

TYPICAL PLAN IN RIGHT-OF -WAY

N.T.S.

SIDEWALK RAMP TYPE 1

TYPICAL PLAN IN RIGHT-OF -WAY

N.T.S.

SIDEWALK RAMP TYPE 2

SIDEWALK RAMP DETAILS

N.T.S.

24" DEEP
DETECTABLE
WARNING (TYP.)

(TWO RAMPS ARE SHOWN)

SIDEWALK RAMP TYPE 4

N.T.S.

Know what's below.
Call before you dig.
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SEE STORM SEWER NOTES

1-3 BRICK COURSES FOR
FUTURE ADJUSTMENT

PLASTER COAT ENTIRE BLOCK
STRUCTURE INTERIGOR AND
EXTERIOR WITH 1/2" CEMENT
MORTAR

CONCRETE BLOCK OR
PRECAST CONCRETE

PRECAST MANHOLE. THE BOTTOM
PRECAST SECTION SHALL IN ALL
CASES BE CAST WITH THE BOTTOM
END FLAT SO AS TO PROVIDE
BEARING OF FULL WALL THICKNESS
BOTTOM SECTIONS SHALL BE SET
IN 1:2 CEMENT MORTAR.

JOINTS ON PRECAST SECTIONS
SHALL BE PREMIUM JOINTS.

_— CONC BLOCK OR

//‘/// PRECAST CONCRETE

PRECAST 3500 P.S.I.
BASE WITH 4X4-W4XW4
WELDED WIRE FABRIC

CONCRETE

:TZ

M=

M.H. STEPS SHALL BE SPACED AS
FOLLOWS:

CONC BLK. M.H...... 18" CENTERS
PRECAST M.H. ....... 16" CENTERS

TOP STEP TO BE 24" MAX BELOW
TOP OF FRAME

MIN CONE HEIGHTS AS FOLLOWS:
BLOCK CONCENTRIC 3'-0"
PRECAST ECCENTRIC 2'-8"

OR 3'-4"

BEDDING UNDER STRUCTURE SHALL BE CRUSHED STONE

CONC BLOCK MANHOLE:
APPROVED CONC BLODK

USE 6” OR 8" MIN THICK BLOCK TO 16’

DEPTH USE 12” MIN THICK BLOCK TO
24’ DEPTH 16" MIN BLOCK WALL
BELOW 24’ DEPTH

PRECAST MANHOLE:
ASTM C—-478 UP TO 32’ DEEP
WITH 5” MIN THICK WALL

STANDARD STORM MANHOLE FOR SEWERS

WITH OUTLETS OF 18" & UNDER

N.T.S.

l‘///////——SEE STORM SEWER NOTES
1-3 BRICK COURSES FOR

FUTURE ADJUSTMENT

MAX

PLASTER COAT ENTIRE BLOCK
STRUCTURE INTERIOR AND

2 /

EXTERIOR WITH 1/2 "“CEMENT

MORTAR

CONCRETE BLOCK OR
\\ﬁ////P_PRECAST CONCRETE

PRECAST MANHOLE..THE BOTTOM

\ PRECAST SECTION SHALL IN ALL
CASES BE CAST WITH THE BOTTOM

5'-0"

(21”7 70 30")

6 —0"

(36" TO 42")

END FLAT SO AS TO PROVIDE

BOTTOM SECTIONS SHALL BE SET
IN 1:2 CEMENT MORTAR.

JOINTS ON PRECAST SECTIONS
SHALL BE PREMIUM JOINTS.

FORMED 3500 P.S.I.
CONCRETE FILL

CONCRETE BLOCK
’////—_UR PRECAST

4//
M1

PRECAST 3500 P.S.I.

CONCRETE BASE WITH
4X4-W4XW4 WELDED

WIRE FABRIC

3 TZ

M| =
M.H. STEPS SHALL BE SPACED AS
FOLLOWS:
CONC BLK. M.H...... 18" CENTERS
PRECAST M.H. ....... 16" CENTERS

TOP STEP TO BE 24" MAX BELOW

TOP OF FRAME

MIN CONE HEIGHTS AS FOLLOWS:

BLOCK
PRECAST

CONCENTRIC 3'-0"
ECCENTRIC 2'-8"

OR 3'-4"

:BEDDING UNDER STRUCTURE SHALL BE CRUSHED STONE.

CONC BLOCK MANHOLE:

APPROVED CONC BLOCK

USE 6” OR 8" MIN THICK BLOCK TO
16’ DEPTH USE 12” MIN THICK BLOCK
TO 24’ DEPTH 16” MIN BLOCK WALL
BELOW 24’ DEPTH

PRECAST MANHOLE:

ASTM C—-478 UP TO 32’ DEEP
WITH 5” MIN THICK WALL

STANDARD STORM MANHOLE FOR

SEWERS 21" TO 42"

N.T.S.

BEARING OF FULL WALL THICKNESS.

SEE STORM SEWER NOTES

3—5 BRICK COURSES FOR
FUTURE ADJUSTMENT

BEDDING UNDER STRUCTURE
SHALL BE CRUSHED STONE

! < PLASTER COAT ENTIRE BLOCK
Plx STRUCTURE INTERIOR AND
= EXTERIOR WITH 1/2” CEMENT

" MORTAR
___— 6" CONCRETE BLOCK
_ OR PRECAST CONCRETE
N Z
Ll =
o DIA AS SPECIFIED
4 ]
D SUMPS NOT REQUIRED
< Lo WHEN OUTLET PIPE IS
o ' 21" OR LARGER
= | ANoer AL
DRAIN
(TYP) )
2 % ol
MIN L3
M
'+ "y
iot TSk PRECAST 3500 P.S.1.
. . CONCRETE BASE WITH
X ' 4X4-WAXW4 WELDED
" WIRE FABRIC

NOTE:

MINIMUM OF TwO-10'
PERFORATED UNDERDRAIN PIPE WITH
GEOTEXTILE MATERIAL WRAP TO BE
INSTALLED WITH EACH CATCH BASIN
SEE UNDERDRAIN DETAIL FOR
INSTALLATION AND MATERTAL
REQUIREMENTS.

DIAMETER OF X
OUTLET PIPE | INSIDE DIA.

12"-18" 4'-0" MIN
21"-30" 5'-0" MIN

LONG 6"“DIA.

STANDARD CATCH BASIN

giffelses
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Planners
Landscape Architects
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Professional Seal:

000000000,

*%
ROOT xrg
LUO
ENGINEER WS
No. 37
58
S

......

Know what's below.
Call before you dig.

PICK

2" LETTERS

90,
SRREA
3]

A

LETTERS TO BE
RAISED 3/16”

HOLE

SCORED FACE

THE FRAME IS TO BE PROVIDED
WITH FOUR (4) THREADED HOLES
TO ACCEPT A BOLT DOWN COVER
HOWEVER THE COVER IS TO BE
FURNISHED WITHOUT BOLT HOLES.

7//

STANDARD MANHOLE

* FRAMES AND COVERS SHALL
BE COAL TAR EPOXY COATED

FRAME AND COVER

N.T.S.

j
g

N
—-————-

3’6" MAX DEPTH

STANDARD

W /]

SEE STORM SEWER NOTES

1-3 BRICK COURSES FOR
FUTURE ADJUSTMENT

PLASTER COAT ENTIRE
BLOCK STRUCTURE WITH
1/2” CEMENT MORTAR

6” CONCRETE BLOCK
OR PRECAST CONCRETE

12"DIA. MAXIMUM SIZE

CONC.

WIRE FABRIC

e PRECAST 3500 P.S.I.
o N g Dog .m.._b
..A_»,A_».A_Ak//////__BASE WITH 4X4-W4XW4 WELDED
" V..‘ < . 5 -

BEDDING UNDER STRUCTURE
SHALL BE CRUSHED STONE.

INLE T

N.T.S.

10.

11.

12.

13.

14.

STORM SEWER

NOTES

ALL STORM SEWER CONSTRUCTION SHALL CONFORM TO THE CURRENT
STANDARDS AND GENERAL SPECIFICATION OF THE AGENCY OR AGENCIES
HAVING JURISDICTION OF THE STORM SEWER AND CONSTRUCTION AREA.

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

180° APART.
DIFFERENT CONFIGURATIONS.

LARGER DIAMETER STRUCTURES MAY BE REQUIRED FOR

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

OPENINGS.
ENTERING THE STRUCTURE ARE LESS

LARGER DIAMETER STRUCTURES MAY BE REQUIRED WHERE PIPE

THAN 90° APART IN ANY DIRECTION.

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

NO MANHOLES OR OTHER STRUCTURES
DRIVE APPROACHES., OR SIDEWALKS.

ALL CATCH BASIN STORM PIPE SHALL BE 12—-INCH DIAMETER CT76,

CONCRETE UNLESS OTHERWISE NOTED.

MAY BE INSTALLED WITHIN DRIVEWAYS,

CL-IV

MANHOLE STEPS TO BE GRAY IRON OR STEEL REINFORCED POLYPROPYLENE

ASTM 2146, TYPE II., GRADE 49108.

CATCH BASIN AND INLET FRAME AND
FOLLOWS:

A. WHEN LOCATED IN PAVEMENT GUTTER LINE,
NEENAH R-3448-C TYPE “A”

BE E.J.I.W. NO.
OR EQUIV.

5080,

B. WHEN LOCATED IN PAVED AREAS
SHALL BE E.J.I.W. NO.
R-2370 TYPE ”“G” COVER,

C. WHEN LOCATED IN YARD AREAS,

1000 WITH TYPE “N” OR “M” COVER,

OR “B” COVER, OR EQUIV.

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

1040 WITH TYPE
OR EQUIV.

COVERS SHALL BE SPECIFIED AS

FRAME AND COVER SHALL
(RECTANGULAR),

OTHER THAN GUTTER LINE., FRAME
“M1” COVER, NEENAH

FRAMES SHALL BE E.J.I.W. NO.
NEENAH R-2370 TYPE “D”

1040 OR

NEENAH R-1642 WITH SOLID COVER OR EQUAL.

DIFFERENTIAL OF EXCAVATION AROUND EXISTING MANHOLES SHALL NOT

EXCEED SIX FEET.

PLACE SAND BACKFILL WITHIN THREE FEET OF ALL STRUCTURES.

ALL STORM SEWER PIPE SHALL HAVE
OTHERWISE NOTED ON THE PLANS.
DETAILS.

SEE SHEET MD1

CLASS “R-B” BEDDING UNLESS
FOR BEDDING

ALL PRECAST PRODUCTS SHALL CONFORM TO THE REQUIREMENTS OF

ASTM C-478.

ALL DRAINAGE STRUCTURES LOCATED
UNDER DRAIN AS SHOWN.

WITHIN PAVEMENT MUST HAVE

PLYMOUTH NOTES

1.

STORM SEWER THAT IS 12 INCHES AND LARGER SHALL BE C-76 R.C.P.
PREMIUM JOINTS.

WITH

THE REAR YARD STORM PIPE WHICH DOES NOT TRAVERSE PAVED AREAS MAY BE
8—INCH DIAMETER SOLID WALL, PVC OR ABS TRUSS OR PVC TRUSS PIPE.

BACKFILL FOR ALL REAR YARD STORM IS TO BE NATURAL BANK RUN SAND MDOT
CL-II GRANULAR MATERIAL OR 3/4 INCH CRUSHED STONE TO A MINIMUM OF 12
INCHES OVER PIPE.

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

THE STORM SEWER WILL NOT BE CONSIDERED SUBSTANTIALLY COMPLETE UNTIL
THE DETENTION POND HAS BEEN COMPLETED. THIS INCLUDES FINAL GRADING
OF THE POND AND STABILIZATION OF THE SIDE SLOPES. THE SIDE SLOPES
MUST BE STABI—- LIZED BY SODDING OR BY PLACING A MULCH BLANKET
PEGGED IN PLACE OVER SEED.

COVER FOR ON-LINE CATCH BASIN SHALL BE EJIW 1000 SERIES WITH TYPE N
COVER OR NEENAN 2077-B WITH TYPE B COVER.

SUMP PUMP LEADS ARE TO BE A MINIMUM OF 3—-INCH SCHEDULE 30 PVC.
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FOUR CADMIUM COATED
54’ DIA THREADED STUDS
WITH 3/4'x2"x\g" THICK
NEOPRENE SEAL ING
WASHER AND NUTS.
NON-PAVED AREAS ONLY

28" MAX
24" AVERAGE

3” TO 6" CONCRETE GRADE
RINGS WITH FINISHED TOP
AND BOTTOM SURFACES AND
0-RING GASKETS. 9” MIN

FOR ALL MANHOLES USE
BOLT DOWN WATERPROOF
FRAME WITH 1" ANCHOR
BASE FLANGE HOLES

1" DIA RUBBER O-RING
GASKETS» NON-PAVED
AREAS ONLY

ECCENTRIC CONE SECTION
WITH FOUR STUD INSERTS
CAST IN PLACE IN TOP,
TOP TO HAVE FINISHED
SURFACE

Z15 MAX HEIGHT FOR > ——CONE AND RISER SECTIONS
FUTURE ADJUSTMENTS =
=) SHALL HAVE A MODIFIED
VANHOLE STEPS TO BE Y GROOVE TONGUE JOINT
INSTALLED AT THE PLANT 4’0" DIA WITH AN O-RING GASKET
BY MFR OF PRECAST M.H. =] ~———A.S.T.M. C478 RISER
SECTIONS WITH 16” C. TO C. SECTIONS WITH
SPACING. MANHOLE STEPS = 4 5” THICK WALL
TO BE 1/2-INCH, GRADE 60
STEEL REINFORCED = ?ﬁg#gtE ?52 §g?kL
POLYPROPYLENE MEETING
= GALVANIZED STEEL

THE REQUIREMENTS OF PIPE & CAP AT PIPE
A.S.T.M. C478. STEPS TO
BE 45° T0 ¢ OF MAIN 4 CROWN, FLUSH WITH
SEWER. BOTTOM STEP TO BE = / OUTSIDE WALL &
24" MAX ABOVE FLOOR (/ EXTENDED 3” INSIDE.

. | CONTRACTOR TO CAP
FLEXIBLE PIPE <f __*{\ <% AFTER COMPLETION
CONNECTION, Al | OF TEST
KOR-N-SEAL., A-LOK. =P NG |
OR APPROVED EQUAL S/

3500 P.S. 1. CONCRETE
FLOW CHANNEL UP TO
SPRINGLINE OF PIPE
WITH 3+ — 1 12{" GAP
AT PIPE ENDS PROVIDED
TO MAINTAIN JOINT
FLEXIBILITY

UNDISTURBED GROUND

PLACE ONE CUBIC FOOT OF
POROUS BACKFILL MATERIAL
AROUND 1/2 " OPENING
OUTSIDE OF MANHOLE

ASTM C478 BASE SECTIDN

BEDDING UNDER STRUCTURE
SHALL BE 95% CRUSHED
ANGULAR STONE BEDDING
(MDOT 6AA OR 6A) TO THE
SPRING LINE OF PIPE.
PLACE SAND BACKFILL
WITHIN 3 FEET OF ALL
STRUCTURES.

STANDARD SANITARY MANHOLE

FOR SEWERS 8" THROUGH 18"

DOG HOUSE OPENING
FOR SEWER PIPE SHALL

DOG HOUSE CUT 0OUT SIZES
SEWER SIZE |MAX CUT OUT SIZE
8” THRU 10" 17 1"

12” THRU 15" 20"

FOR DETAILS OF MANHOLE
SEE STANDARD MANHOLE

BE CAST IN MANHOLE 4’-0"( 8” THRU 18") ?ﬁgﬁgtf ¥5g”sg?kL

SECTION. AFTER 5/-0"(21" THRU 42")

PLACING MANHOLE — GALVANIZED STEEL
PIPE WITH CAP AT

SECTION, FILL
AROUND PIPE WITH

CROWN OF SEWER

NON-SHRINK ING GROUT——\/ % ?éPEE ;fﬁ;HP&?$H
=
OUTSIDE OF CEMENT
CEMENT MORTAR MORTAR AND EXTEND

G ICK\’/

3"INSIDE. CONTRACTOR
TO CAP AFTER

BR%CK T0 )\ COMPLETION OF TEST
12" ABOVE
HIGHEST PIPE ——~_|
" V/ II
3500 P.S. 1. 8 PLACE ONE CUBIC

CONCRETE —————~\\\;§§§

SPLIT PIPE TO -2
FDRM CHANNEL TR RN RN GO T N T

FOOT OF POROUS
. BACKFILL MATERIAL
w4 AROUND !+5" OPENING

3”MIN

shofet len. e A T

AFTER MANHOLE 1} N NN \_3500 bos.1
IS CONSTRUCTED —~]9'72" .D. OF MANHOLE 9! T2

CONCRETE CAST

0
IN PLACE WITH
#6 BARS AT
9" EACH WAY

BEDDING UNDER STRUCTURE
SHALL BE 95% CRUSHED
ANGULAR STONE BEDDING
(MDOT 6AA OR 6A) TD THE
SPRING LINE OF PIPE.
PLACE SAND BACKFILL
WITHIN 3 FEET OF ALL
STRUCTURES.

STANDARD SANITARY MANHOLE OVER
EXISTING SEWERS 8" THROUGH 42"

VA t

CONTRACTOR TO CORE ?i_MAX
DRILL MANHOLE FULL -]

SIZE AND INSTALL [
FLEXIBLE PHTi/””//””" —
CONNECTION

TRIM CONNECTi?T///////////r

FLUSH WITH

INSIDE FACE H 18" CONCRETE COLLAR OR.

[ i 8” BRICK COLLAR WITH

’ 1/2" THICK MORTAR
PLASTER COAT (12“MIN
OVERLAP FROM OPENING)

WHEN THIS HEIGHT
T T T EXCEEDS 24" INSTALL
b e e e e e DROP CONNECTION.

SEE STANDARD DETAIL

3500 P.S.I. CONCRETE
TO UNDISTURBED EARTH

STANDARD CONNECTION TO EXISTING
MANHOLE (WCD-7)

2" LETTERS

THE COVER SHALL
HAVE A DOVETAIL
GROOVE WITH A
RUBBER GASKET

X KRS
BRI
ALK

|

O’Q

O

THE FRAME IS TO BE PROVIDED
WITH FOUR (4) THREADED HOLES
TO ACCEPT A BOLT DOWN COVER
HOWEVER THE COVER IS TO BE
FURNISHED WITHOUT BOLT HOLES.
ALL FRAMES AND COVERS SHALL
BE COAL TAR EXPOXY COATED.

% OUTSIDE DIAMETER

OF FRAME SHALL
NOT EXCEED OUTSIDE

PICKHOLE (CONCEALED)
SCORED FACE

LETTERS TO BE
RAISED 34"

T T~
7 N
7 DOVETAIL N

/" GROOVE \

| RUBBER
\ GASKET

\

|
|
DIAMETER OF RINGS K N
% N T ?ﬁ
f

Ny /
\\\_///
PICKHOLE AND
N GASKET DETAIL
A\N), R
24"
263/4”
39"

1

FRAME AND COVERS
SHALL BE COAL TAR
EPOXY COATED

NOTE:

THERE SHALL NOT BE A GROOVE NOR A RUBBER
GASKET IN THE FRAME., THE GROOVE AND
GASKET SHALL BE IN THE COVER.

E.J.I.W. #1040-1 ZPT FRAME WITH 1040 AGS
(NARROW SKIRT) LID (SPECIAL ORDER),
NEENAH R-1916-F FRAME WITH R-1642 T57 LID

OR EQUAL

STANDARD FRAME AND COVER
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Planners
Landscape Architects

28 West Adams Road
Suite 1200
Detroit, MI 48226
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TRENCH BACKFILL
MATERIAL

4’-0" LENGTH OF
I-{" DIA RE-ROD

10’MIN DEPTH
AT PROPERTY LINE

6"” HOUSE CONNECTION
1% MINIMUM GRADE

FINISH GRADE

BELOW

INSTALL WATERPROOF STOPPER
AS RECOMMENDED BY PIPE
MANUFACTURER. STOPPER MUST
WITHSTAND THE AIR TEST PRESSURE

RISER PIPE SHALL BE
ENTIRELY RECESSED IN
TRENCH WALL THIS AREA

BEND (LONG RADIUS)

3500 P.S.I. CONC (RIGID PIPE),
CLASS “1" BEDDING MATERIAL
(FLEXIBLE PIPE) FROM BOTTOM

OF ORIGINAL., EXCAVATION TO
SPRINGLINE OF RISER WYE EXTENDING
2'-0" ALONG LATERAL SEWER
CENTERED ON RISER

RISER/LEAD DETAIL

6" MIN DIAMETER OF
—2Z E ‘/ PIPE AS CALLED
FOR IN PLANS
DIA OF SEWER DIA OF DROP 7R I -

CONNECTION STRAP DROP
8” & 10" 6" CONNECTION
12”, 15" & 18" 10" TO MANHOLE

PLACE HOOK BOLTS INTO

WITH STAINLESS
STEEL STRAPS

MANHOLE TO BOND CONCRETE
ENCASEMENT WHEN DROP
CONNECTION EXCEEDS 2 FEET.

DIA OF DROP CONNECTION
PER TABLE ON THIS SHEET

3500 P.S.I. CONCRETE FOR
RIGID PIPE INSTALLATION.
CLASS “I1" BEDDING MATERIAL
FOR FLEXIBLE PIPE
INSTALLATION

POUR AGAINST
UNDISTURBED EARTH

EXTERIOR DROP CONNECTION

BETWEEN (D
RINGS —_|{F“£4Pg

CONCRETE
ADJUSTING

RINGS
b Ny -

MORTAR \}/K A\ m—— | PAVEMENT~
i

1/2 " BUTYL
= RUBBER COATING
| x — e ( INNER LAYER)

TWO LAYERS,6 MIL
POLYETHYLENE,

ih i _— LAP ALL JOINTS
\ 1-FOOT MINIMUM

(OUTER LAYER)
42" +/—

TYPICAL BACKFILL WITH
COMPACTED SAND

VL1/2 “ HYDRAULIC CEMENT
MORTAR COAT INSIDE AND OUT

PRECAST CONCRETE
MANHOLE CONE SECTION

% OUTSIDE DIAMETER OF
FRAME SHALL NOT EXCEED
OUTSIDE DIAMETER OF RINGS

NOTE:

THIS DETAIL TO BE USED IN CONCRETE OR
BITUMINOUS PAVED AREAS. ALL OTHER AREAS
SHALL USE BOLT DOWN FRAMES WITH RUBBER
O-RINGS AS SHOWN ON MANHOLE DETAILS.

EXTERNAL FRAME SEAL DETAIL

FOR PAVED AREAS ONLY

RECESS COVER !+ FROM
FINAL GRADE REFER TO
PLANS FOR TYPE OF COVER

24" X 24"

6" CONC PAD

REFER TO WYE XX/

CONNECTION PLANS
FOR SIZE AND TYPE
OF MATERTAL

=]

G N7

‘\\\\\‘—PIPE EXTENSION AS

REQUIRED SAME
SIZE AS WASTE
LINE UP TO 6"

LONG SWEEP !s4 BEND

CLEAN — QUT

Professional Seal:

000000000,

ROOT :
ENGINEER !

Q
QZ No. . S
%(.D‘ LN

......

Know what's below.
Call before you dig.

DATE: ISSUE

2025-11-14 PUD

(LOCATED IN PAVED AREA)

COVER PLACED AT FINAL
GRADE REFER TO PLANS

FOR TYPE OF CDVER-—\\\\\\\\\\‘

REFER TO WYE &/
CONNECTION PLANS
FOR SIZE AND TYPE
OF MATERIAL

FLOW
-

CLEAN -

NI

PIPE EXTENSION AS
REQUIRED SAME
SIZE AS WASTE
LINE UP TO 6"

LONG SWEEP !s4 BEND

ouT

(LOCATED IN GREENBELT AREA)

2026-04-24 PUD Resubmit Cycle 1

10.

11.

12.

13.

14.

15.

16.

SANITARY SEWER NOTES

ALL SEWER SYSTEM CONSTRUCTION SHALL CONFORM TO THE CURRENT STANDARDS
AND GENERAL SPECIFICATION OF THE COMMUNITY SEWER DEPARTMENT AND ANY
OTHER AGENCY HAVING JURISDICTION OF THE CONSTRUCTION AREA.

DETAILS ARE FOR STRUCTURES WITH NO MORE THAN TWO PIPES ENTERING.
180° APART. LARGER DIAMETER STRUCTURES MAY BE REQUIRED FOR DIFFERENT
CONF IGURATIONS.

THE MANHOLE STRUCTURE REQUIRES A MINIMUM OF 8 INCHES OFCONCRETE WALL
BETWEEN PIPE OPENINGS. LARGER DIAMETER STRUCTURES MAY BE REQUIRED
WHERE PIPE ENTERING THE STRUCTURE ARE LESS THAN 90° APART IN ANY
DIRECTION.

CONSTRUCTION SHALL NOT COMMENCE WITHOUT A REPRESENTATIVE OF THE
OWNER PRESENT.

ALL MANHOLES SHALL USE ECCENTRIC CONES PLACED WITH STEPS AWAY FROM
THE ROAD UNLESS DIRECTED OTHERWISE.

ALL MANHOLES SHALL BE PROVIDED WITH WATER TIGHT MANHOLE COVERS AND
RIMS SHALL BE SET TO GRADE OR AS INDICATED ON THE PLANS.

ALL PRECAST PRODUCTS SHALL CONFORM TO THE REQUIRMENTS OF ASTM C-478.

DIFFERENTIAL OF EXCAVATION AROUND EXISTING MANHOLES SHALL NOT EXCEED
SIX FEET.

EXTERIOR DROP CONNECTIONS ARE REQUIRED WHENEVER A SEWER INVERT IS
2.0 FEET OR GREATER ABOVE THE MANHOLE FLOW CHANNEL INVERT. INTERIOR
DROP CONNECTIONS ARE NOT ALLOWED.

NO SEWERS SHALL BE CONSTRUCTED LESS THAN 10-INCH DIAMETER WITHOUT
SPECIFIC APPROVAL OF THE COMMUNITY SEWER DEPARTMENT.

ALL RIGID SANITARY SEWER PIPE SHALL BE CLASS “R-B” BEDDING, ALL
FLEXIBLE PIPE SHALL BE CLASS “F-I1" BEDDING, UNLESS OTHERWISE
NOTED ON THE PLANS. SEE SHEET MD1.

PLACE ONE 6-INCH WYE FOR EACH LOT OR PARCEL 100 FEET OR LESS IN
WIDTH OR EVERY 100 FEET FOR LOTS OR PARCELS IN EXCESS OF 100 FEET
ON SANITARY SEWERS UNLESS OTHERWISE NOTED.

NO CONNECTION RECEIVING STORM WATER, SURFACE WATER., OR GROUND
WATER SHALL BE MADE TO SANITARY SEWERS.

NO FOOTING DRAINS SHALL BE CONNECTED TO THE BUILDINGS SANITARY SEWER.

RISERS ON SANITARY SEWERS SHALL BE INSTALLED TO A DEPTH OF 10 FEET
WHERE SEWER IS OVER 12 FEET.

PRIOR TO THE BACKFILLING OF A SERVICE LEAD, A 2” BY 2" PIECE OF WOOD
SHALL BE PLACED FROM A POINT IMMEDIATELY IN FRONT OF THE SERVICE
CONNECTION TO 2-FOOT BELOW THE FINISH GROUND SURFACE. DO NOT REST
THE MARKER ON ANY PORTION OF THE SERVICE CONNECTION OR STOPPER.

17.

18.

19.

20.

21.

22.

23.

24.

25.

26.

SANITARY SEWER NOTES
CONTINUED
ALL STUBS SHALL HAVE A WATER TIGHT BULKHEAD.

INFILTRATION FOR ANY SECTION OF SEWERS BETWEEN MANHOLES SHALL NOT
EXCEED 100 GALLONS PER INCH DIAMETER PER MILE OF SEWER PER 24 HOURS
AND SHALL INCLUDE THE INFILTRATION FROM ALL MANHOLES AND OTHER
APPURTENANCES.

ALL SEWERS SHALL BE SUBJECTED TO AIR., INFILTRATION OR EXFILTRATION
TESTS, OR A COMBINATON OF SAME. PRIOR TO ACCEPTANCE. ALL SEWERS

OVER 24-INCH DIAMETER SHALL BE SUBJECTED TO INFILTRATION TESTS. ALL
SEWERS OF 24-INCH DIAMETER OR SMALLER, WHERE THE GROUND WATER LEVEL
ABOVE THE TOP OF THE SEWER IS OVER SEVEN FEET. SHALL BE SUBJECTED

TC INFILTRATION TESTS. ALL SEWERS OF 24-INCH DIAMETER OR LESS. WHERE
THE GROUND WATER LEVEL ABOVE THE TOP OF THE SEWER IS SEVEN FEET OR
LESS. SHALL BE SUBJECTED TO AIR TESTS OR EXFILTRATION TESTS.

THE PROCEDURE FOR AIR TESTING OF SEWERS SHALL BE IN ACCORDANCE
WITH ASTM C828, ASTM C924, OR ASTM F1417 AS APPLICABLE.

NINE POINT MANDREL TEST IS REQUIRED FOR ALL FLEXIBLE PIPES AND MAY
NOT BE PERFORMED UNTIL 30 DAYS AFTER INSTALLATION.

IF A SEWER FAILS TO PASS ANY OF THE PREVIOUSLY DESCRIBED TESTS. THE
CONTRACTOR SHALL DETERMINE THE LOCATION OF THE LEAKS. REPAIR THEM.
AND RETEST THE SEWER. THE TEST SHALL BE REPEATED UNTIL SATISFACTORY
RESULTS ARE OBTAINED. TELEVISION INSPECTION SHALL BE CONSIDERED
COMPLETED WHEN THE NECESSARY CONSTRUCTION REPAIRS HAVE BEEN MADE AND
THE INSTALLATION RETELEVISED AND THE SYSTEM IS ACCEPTABLE FOR THE
TESTING PHASE.

THE CONTRACTOR SHALL PROVIDE FOR TELEVISION INSPECTION OF THE
SANITARY SEWER LINES. ALL SANITARY LEADS FOR COMMERCIAL AND
INDUSTRIAL SITES OVER 100 FEET IN LENGTH MUST BE AIR TESTED AND
TELEVISION INSPECTION COMPLETED.

ALL SEWER SHALL BE TELEVISED, WITH RESULTS APPROVED BY THE COMMUNITY
PRIOR TO PLACING THE SEWER IN SERVICE. COPIES OF THE TELEVISION
RECORDING (DVD FORMAT) NEED TO GO TO THE COMMUNITY AND THE ENGINEER
PRIOR TO THE CONTRACTOR LEAVING THE SITE. THE TELEVISION INSPECTION
MUST BE WITNESSED BY THE OWNERS REPRESENTATIVE.

THE CONTRACTOR SHOULD ARRANGE FOR., ENGAGE., AND PLAY ALL EXPENSES
INVOLVED FOR THE SERVICES OF A COMPETENT COMPANY TO PERFORM THIS
TELEVISION INSPECTION.

THE TELEVISION INSPECTION SHALL BE OBERVED BY REPRESENTATIVES OF
THE OWNER, ENGINEER. AND THE CONTRACTOR. ANY TELEVISION VIEWING
PERFORMED IN THE ABSENCE OF THE ENGINEER WILL NOT BE CONSIDERED AS
A PART OF THE FINAL INSPECTION.

27.

28.

29.

SANITARY SEWER NOTES
CONTINUED

THE INSPECTION SHALL INVOLVE THE VISUAL OBSERVATION BY CLOSED
CIRCUIT TELEVISION OF ALL SANITARY SEWER INSTALLED AS PART OF
THIS CONTRACT. THE INSPECTION SHALL BE PERFORMED AT A RATE

OF SPEED WHICH WILL ALLOW EXAMINATION OF ALL POINTS OF
INFILTRATION, CRACKED OR CRUSHED PIPE, DEFECTIVE JOINTS,
MISALIGNMENT IN LINE OR GRADE., LOCATION OF ALL WYE OPENINGS
AND ANY DEFECTS OR ITEMS OF POOR WORKMANSHIP WHICH MAY
APPEAR. ANY ITEMS WHICHs IN THE OPINION OF THE ENGINEER.
REQUIRE REPAIR SHALL BE PRECISELY LOCATED AND PHOTOGRAPHED
ALONG WITH A DETAILED STATEMENT OF THE CONDITION. THE
CONTRACTOR SHALL TAKE IMMEDIATE ACTION TO REPAIR ALL SUCH
DEFECTS INCLUDING EXCESSIVE INFILTRATION AT ANY SPECIFIC
LOCATION. EVEN THOUGH THE INFILTRATION LIMITS AS HEREIN
SPECIFIED HAVE NOT BEEN EXCEEDED FOR THE ENTIRE LENGTH OF
SEWER BEING INSPECTED. FOLLOWING COMPLETION OF THE REPAIR.,
THE ENGINEER AT THEIR DISCRETIONs MAY REQUIRE A SECOND
TELEVISION INSPECTION OF ANY REPAIRED AREAS. THE CONTRACTOR
SHALL ARRANGE FOR AND PAY ALL COSTS INVOLVED IN PERFORMING
THIS RE-INSPECTIDN.

THERE SHALL BE NO DISCHARGE OF UNTREATED SANITARY SEWAGE TO THE
SURFACE WATERS OF THE STATE DUE TO CONSTRUCTION ACTIVITIES
ASSOCIATED WITH THIS PROJECT.

CONTRACTOR SHALL NOTIFY WAYNE COUNTY DEPARTMENT OF PUBLIC SERVICES.,
ENGINEERING DIVISION, PERMIT OFFICE, 48 HOURS PRIOR TO START OF
CONSTRUCTION [(734) 595-6504 X 2009], IF THE CONSTRUCTION IS WITHIN
A WAYNE COUNTY RIGHT—-OF-WAY.

PLYMOUTH N

OTES

THE SANITARY SEWER PIPE IS TO BE

ASTM C-76 CL-IV R.C.P,

OR C-700 E.S. V.C.P. OR FOR INDUSTRIAL USE AND PVC TRUSS

WITH RUBBER GASKET JOINTS OR ABS
FOR RESIDENTIAL/COMMERCIAL USE.

THE 6—INCH SANITARY LEAD WILL BE

TRUSS MEETING ASTMD2680

C-700 E.S. V.C.P. FOR

INDUSTRIAL USE OR SDR 23.5 FOR RESIDENTIAL/COMMERCIAL USE.

BULKHEADS ARE TO BE PLACED IN THE EXISTING SEWERS AND WHERE

THE NEW SEWER WILL CONNECT TO IT.

THE BULKHEADS ARE NOT

TO BE REMOVED UNTIL THE SEWERS HAVE BEEN ACCEPTED BY THE

CITY OF PLYMOUTH.

Developed For:

Walters Group

230 East Grand River
Suite 600
Detroit, Ml 48226

248-330-8068
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50'-0" MAXIMUM EXPANSION JOINT SPACING

l" EXPANSION JOINT \

50" ~0" MAXIMUM EXPANSION JOINT SPACING

3
}
4" SIDEWALK e 4 g
BACK OF CURB =g §
1" EXPANSION JOINT
.nv .nu ﬂu__;_
RIGID STRUCTURE ,
L/ y
/ I EXPANSION JOINT SHALL BE PLACED /]
i BETWEEN SIDEWALK AND RIGID STRUCTURE. /1
“ WHEN DIRECTED BY THE ENGINEER THE /
L JOINT SHALL BE PLACED 1'-0° FROM /
L PROPERTY LINE. /
LSS LLL L LI LLLLLLLL LA N

4" SIDEWALK

ls" EXPANSION JOINT
; N

/ N

-

\

A\ 17

1

1" EXPANSION JOINT

SIDEWALK INTERSE
MONOL [THICALLY W1
AS NEAR TO PERPE

\ l%2" EXPANSION JOINTS /

L INSOFAR AS POSSIBLE. SIDEWALK SHALL BE DIVIDED
INTO SQUARE UNIT AREAS BY MEANS OF CUT JOINTS

NOT MORE THAN 36 SFT OR LESS THAM 16 SFT.

LOCATION OF JOINTS IN CONCRETE SIDEWALK

CTIONS SHALL BE CAST
TH JOINT LINES PLACED
NDICULAR AS POSSIBLE

WITH SIDEWALKS EDGE. TO AVDID NARROW
DR POINTED PIECES OF CONCRETE.

il
\mmnmsmm 1S LOCATED IN

SIDEWALK. PLACE EXPANSION MATERIAL AROUND
STRUCTURE AND ADJUST JOINT PATTERN TO
INTERSECT STRUCTURE AS ILLUSTRATED.

TYPICAL SIDEWA

LK JOINT LAYOUTS

WALK WIDTH AS SPECIFIED OM PLANS

4" CONCRETE SIDEWALK
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1'-2" ) 1'-6" (% 1'-4")
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RS | = e .
N ! ‘ B B — < > _
| @ ~
R I .
" ——m I (I\' = —
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3 —BAR MAY BE LOCATED 3 —BAR MAY BE LOCATED
EPOXY COATED ABOVE OR BELOW THE EPOXY COATED ABOVE OR BELOW THE
#1 BAR LANE TIE #1 BAR LANE TIE
2'-8" (%2'-6")
SEE NOTES WHEN PAVEMENT JOINT
(% GUTTER PAN WIDTH MAY BE REDUCED WHEN APPROVED BY THE ENGINEER) IS SEALED WITH NEGPRENE
DIMENSION CONCRETE | CONCRETE DIMENSION CONCRETE
DETAIL LANE TIES DETAIL LANE TIES
T CYD / LFT | CYD / LFT T CYD / LFT
Bl 9" AS SHOWN | 0.0900 | (% 0.0855) D1 9" AS SHOWN | 0.0788
B2 9" QMITTED 0.0900 | (% 0.0855) D2 9” OMITTED 0.0788
B3 10" AS SHOWN | 0.0041 | (x0.0894)| B D3 10" AS SHOWN | 0.0826 D
M M
5l 2.,r
& . R ‘ =] - z| s,
=° a ~ - . =® _
T o™ T
I + l ) - ZE T
—————— - —3 @ :~
I A \ ¥ I
N _
EPOXY COATED  / ——BAR MAY BE LOCATED m EPO,’;Z EEQTED m EQEVEASRBEE'[gwEE
4" #4 BAR 4" ABOVE OR BELOW THE LANE TIE
LANE TIE
DIMENSION CONCRETE DIMENSION CONCRETE
DETAIL LANE TIES DETAIL LANE TIES
M| oN CYD / LFT M| N CYD / LFT
c 176" %" | As sHowN | 0.0506 F 176" %" | as sHown | 0.0484
c2 1-6"| %" | oMITTED 0.0506 F2 176" ¥" | OMITTED 0.0484
c3 2'-0"| 13" | as sHownN | 0.0632 F3 2'-0"[ 13" | as sHowy | 0.0610
ca 2-0"| 13" | OMITTED 0.0632 Fa 2'-0"[ 13" | oMITTED 0.0610
5 2'-6"| 174" | AS SHOWN 0.0757 F5 2'-6"| 174" | AS SHOWN 0.0737
6 2'-6"| 17" | oMITTED 0.0757 C F6 2'-6"[ 1% | OoMITTED 0.0737 F
% WHEN OTHER THAN 7% (4” MIN. TO 9" MAX.) NOTE :
6" FACE EXPOSURE 1S SPECIFIED ON PLANS. VARY
TOTAL CURB HEIGHT AND BATTER ACCORDINGLY PLACE BLOCK IN FRONT EDGE OF GUTTER PAN. BLOCK WIDTH AND
DEPTH SHALL BE THE SAME WIDTH AND DEPTH AS PROPOSED JOINT
= IN PAVEMENT.  THE LENGTH OF BLOCK SHALL BE SUCH THAT THE
a . . FULL DEPTH OF THE JOINT IN CONCRETE PAVEMENT CAN BE
" OBTAINED. BLOCKED OUT AREA SHALL BE SEALED WITH THE SAME
N SEALER AS USED IN CONCRETE PAVEMENT.
. 4"
)
< EPOXY COATED #4 BAR le— 1, THICKNESS BLOCK
° R OF PAVEMENT
J D OR BASE
o~
LANE TIE
- BOTTOM OF PAVEMENT
-
Lk CONCRETE INITIAL
, DETAIL  [CURB HEIGHT| LANE TIES SAW CUT JOINT AS SPECIFIED
8 CYD / LFT IN CURB AND GUTTER
E1 174" AS SHOWN | 0.0310
& T2 WITTED 0.0310 PROVISION FOR SAW CUT
— TO BE MADE WHEN FINAL SAW CUT IN PAVEMENT
E4 20 OMITTED 0.0477 ( IS MADE AFTER CURB AND GUTTER IS PLACED )
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¥ = MINIMIM WIDTH OF THICKENED CONCRETE SIDEWALK.

{ R ~d ) SHALL NOT BE LESS THAN DRIVEWAY WIDTH.

THE “R* DIMENSION 1S SPECIFIED IN THE PUBLICATION
“ADMINISTRATIVE RULES REGULATING DRIVEWAYS, BANNERS

DVER HIGHWAYS®.
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e e et i
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A
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: B‘,_l N v e

ne

1" MIN.

"~ CONTRACTION OR PLANE

OF WEAKNESS JDINT

_GUTTER

CONTRACTIDN DR PLANE -
OF WEAKNESS JOINT —

S FLOW LINE

SECTION A - A

‘.

"~ CONTRACTION OR PLANE

OF WEAKNESS JOINT

SECTION B - B

CONCRETE DRIVEWAY OPENING, DETAIL L

w | 2
. %,
= — BACK EDGE Ay
' = OF GUTTER ™ S
R : : — VARIES
T VARIES FROM ZERD AT ~— BITUMINOUS SURFACE & T
SIDEWALK TO NORMAL - ¥
CURB HETGHT %
BITUMINOUS DRIVEWAY APPROACH
(70 BE USED WITH DETAIL L)
— SIDEWALK ELEVATION
f
g _— BACK EDGE
| = OF GUTTER
‘\__ T‘
““— VARIES FROM ZERD AT ~~CONCRETE DRIVEWAY APPROACH BETWEEN CURS
SIDENALK TO NORMAL AND SIDEWALK IS 6" THICK UNLESS OTHERWISE
CURB HE[GHT SPECIFIED ON THE PLANS.
NOTES:

MONOLITHIC CURB 1S INCLUDED [N THE CONCRETE
DRIVEWAY APPROACH QUANTITY.

REINFORCEMENT IS NOT REOUIRED UNLESS SPECIFIED
ON THE PLANS. WHEN REINFDRCEMENT 15 SPECIFIED.
SEE CHART ON THIS SHEET.

WHEN AREA BETWEEN CURB & GUTTER AND SIDEWALK
IS MORE THAN 300 S5FT. PLACE A CONTRACTION
JOINT IN LINE WITH CENTERLINE OF DRIVEWAY AND
PERPENDICULAR TO ROADWAY.

CONCRETE DRIVEWAY APPROACH

(TO BE USED WITH DETAIL L OR M)

= 1" EXPANSION JOINT

ALIGN DRIVEWAY RETURN TO FIT OPENING IN CURB & GUTTER

RADIUS AS SPECIFIED ON PLANS

1% EXPANSION JOINT

== ——— R s OR AS DIRECTED BY THE ENGINEER
A}\- \i #1'-6" #1'-6" ‘-},\ 4
7, _—FLOW LINE \ &|
. v y , 3{
- — —
L e sEb o e e e e e L
L I_ 9 i— GUTTER
. . e — - | PAN
1% EXPANSION JOINT A 41 T PLANE OF WEAKNESS JOINT ———
# TO FRONT EDGE OF GUTTER PAN GUTTER - 1’6" + CURB & GUTTER
._g'
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ws
]

~——=~ REINFORCEMENT AS IN ADJACENT CURB & GUTTER

SECTION A

= X

CONCRETE DRIVEWAY OPENING, DETAIL M
MICHIGAN DEPARTMENT OF TRANSPORTATION

5/

e

1* TRANSVERSE | EXTRA WIDTH TO BE
EXPANSION JOINT— ADDED AT ALLEYS AND
\ | COMMERCIAL DRIVEWAYS

—— PLANE OF WEAKNESS JOINT ———

50"
EXTRA WIDTH TO BE
ADDED AT ALLEYS AND

COMMERC I AL DRIVEWAYS

1" TRANSVERSE
EXPANSION JOINT

-' —v—‘ l .-‘ - L .. '
s e = R - Pt

T~ 4" CONCRETE SIDEWALK

T SUBBASE WHEN SPECIFIED ON
THE PLANS (4" MIN.)

4* CONCRETE SIDEWALK —

— WHEN CONCRETE DRIVEWAY APPROACH 1S SPECIFIED. THE

THICKENED CONCRETE SIDEWALK

THICKENED CONCRETE SIDEWALK THICKNESS IS EQUAL TD
THE THICKNESS OF THE CONCRETE DRIVEWAY APPROACH.
WHEN BITUMINOUS DRIVEWAY APPROACH IS SPECIFIED.
THE THICKENED CONCRETE SIDEWALK THICKNESS IS
6" MINIMUM.

BUREAL OF HIGHWAY

TECHNICAL SERVICES STANDARD PLAN FOR

DRIVEWAY OPENINGS

& APPROACHES,
AND CONCRETE SIDEWALK
§-14-2001 =y 5 ) SHEET
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10°-0"
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VERTICAL CURVE

CURB
HEIGHT

) R

>
*Q 3 o
¥ ~ N
A - A A - A A
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= .

B -B B -B B -B B -B
DETAIL B DETAIL C DETAIL D DETAIL E DETAIL F
CONCRETE CURB, CURB AND GUTTER ENDINGS
STEEL 6 MIN. 1" FIBER STEEL 6" MIN. 1" F IBER STEEL 6" MIN. g TOOLED JOINT
YT JOINT FILLER \ W JOINT FILLER W/ AT T

| — R ‘
— T 7 ! T ] t—

1" FIBER JOINT FILLER

NOTES:

CURB AND GUTTER RADII SHALL BE DIMENSION
OF THE GUTTER PAN OR EDGE OF PAVEMENT.

CONCRETE  CURB AND GUTTER ENDINGS WILL B
FEET OF THE ADJACENT CURB DETAIL.

PAVEMENT REINFORCEMENT MAY BE SUBSTITUTED
#4 BARS SPECIFIED (TEMPERATURE STEEL).
0.33 in.2  OF LONGITUDINAL STEEL AREA IS

JOINTS SHALL BE PLACED AT RIGHT ANGLES TO
CURB AND GUTTER.

JOINTS DETAILED ON THE PLANS SHALL SUPER
ON THIS STANDARD PLAN.

BOTTOM SLOPE OF CURB AND GUTTER STRUCT
SLOPE AS BOTTOM OF PAVEMENT. BACK OF Cl

JOINTS IN CURB OR CURB AND GUTTER NOT TIED TO CONCRETE PAVEMENT:
ADJACENT TO CONCRETE BASE COURSE: OR ADJACENT TO HMA PAVEMENT:

ED TO THE FRONT EDGE

E PAID FOR IN LINEAR

C. PLACE 1" FIBER JOINT FILLER [N ADJACENT CONTRACTION JOINTS EACH SIDE
OF CATCH BASINS.

FOR THE EPOXY COATED
PROVIDED A MINIMUM OF
FURNISHED.

THE EDGE OF CONCRETE

JOINTS IN CURB OR CURB AND GUTTER TIED TO JOINTED PAVEMENT

SEDE  THOSE SPECIFIED A. PLACE 1" FIBER JOINT FILLER OPPOSITE ALL TRANSVERSE EXPANSION JOINTS

IN PAVEMENT.

URE MAY BE THE SAME B. PLACE '#"
URB AND VERTICAL EDGE

OF GUTTER PAN MAY HAVE A MAXIMUM '" BATTER TO FACILITATE

FORMING.

WHEN CURB AND GUTTER 1S CAST INTEGRALLY.
PLAN R-31-SERIES.

OM]T LONGITUDINAL REINFDRCEMENT WHEN CURI
TO A NON-REINFORCED CONCRETE BASE COURSE

ALL JOINTS FOR CURB OR CURB AND GUTTER (
GUTTER ADJACENT TO CONCRETE PAVEMENT
JOINT) ARE INCLUDED IN THE PAY ITEM FOR
GUTTER.

C. PLACE CONTRACTION JOINTS OPPOSITE ALL TRANSVERSE CONTRACTION JOINTS

IN PAVEMENT.

/" FIBER JOINT FILLER

A. PLACE 1" FIBER JOINT FILLER AT 400° MAXIMUM INTERVALS.

B. PLACE 1" FIBER JOINT FILLER AT SPRING POINTS OF [NTERSECTING STREETS.

D. PLACE CONTRACTION JOINTS AT 40° MAXIMUM INTERVALS.

FIBER JOINT FILLER [N ADJACENT CONTRACTION JOINTS EACH SIDE
OF CATCH BASINS.

WHEN THE PAVEMENT [S PLACE

SEE CURRENT STANDARD 15TH, AND THE CURB AND GUTTER IS PLACI

JOINT FILLER SHALL BE PLACED IN ALL CURB OR CURB AND GUTTER CONTRACTION

JOINTS.
B AND GUTTER IS TIED
OR PAVEMENT. D.

EXCEPT FOR D CURB AND
SEALED WITH NEOPRENE E.
THE CURB OR CURB AND

A SYMBOL (B) JOINT SHALL BE PLACED BET
ADJACENT CONCRETE PAVEMENT AS SPECIFIED ON STANDARD PLAN R-41-SERIES.

WHEN CURB AND GUTTER DETAIL D ADJOINS PAVEMENT SEALED WITH NEOPRENE.
THE NEOPRENE JOINT SEALER SHALL BE CONTINUED [N ONE PIECE ACROSS THE
CONTRACTION OR '+" FIBER JOINT AND TURNED DOWN DUTSIDE EDGE OF CURB.

CONTRACTION JOINT

D BETWEEN JUNE 1ST AND SEPTEMBER
ED AFTER OCTOBER 1ST., 1" FIBER

WEEN CURB OR CURB AND GUTTER AND

MICHIGAN DEPARTMENT OF TRANSPORTATION

BUREAU OF HIGHWAY DEVELOPMENT STANDARD PLAN FOR

CONCRETE CURB AND
CONCRETE CURB & GUTTER
27~ 3 SHEET
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REINFORCEMENT FOR CONCRETE DRIVEWAYS

WIRE SIZE AVERAGE WEIGHT
CONCRETE DRIVEWAY THICK
DN TE DRTYERAY - THAOR WY (6" x 6" MESH) (LBS/SFT)
¥i.4 21
LESS THAN 8
¥2.9 42

8" DR GREATER

STANDARD PLAN R—45-SERIES

USE WIRE FABRIC REINFORCEMENT SPECIFIED ON

MICHIGAN DEPARTMENT OF TRANSPORTATION

BUREAU OF HIGHWAY TECHNICAL SERVICES STANDARD PLAN FOR

DRIVEWAY OPENINGS
& APPROACHES,
AND CONCRETE SIDEWALK

9

~14=2001

2-7-2001 SHEET

R-29-D

F.H. W A, APPROVAL
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127 MAX. CHANGE IN SLOPE AT
10" INTERVALS (SAG)

81 MAX. CHANGE IN SLOPE AT
10" INTERVALS (CREST)

LOW VOLUME COMMERCIAL OR RESIDENTIAL DRIVEWAY SLOPES

CURS &

GUTTER DRIVEWAY APPROACH

ROADWAY

SIDEWALK DRIVENAY

L,ul—

. 1
\\ MAX. GRADE 1.5%

COMMERCIAL DRIVEWAY

MAX. GRADE 41I

PROFILE FOR MAJOR TRAFFIC GENERATORS

MOTES:

FOR DRIVEWAY DESIGN REFER ALSO TO “ADMINISTRATIVE RULES REGULAT ING
DRIVEWAYS. BANNERS: AND PARADES OM DR OVER HIGHWAYS® AND GEOMETRIC
DESIGH G-680-SERIES. COMMERCIAL DRIVENAYS.

FOR CURB AMD GUTTER DETAILS. SEE STANDARD PLAN R-30-SERIES.

SIDEWALK TRAMSVERSE SLOPE MAY VARY FROM 0% TO 4% TO MEET THE SIDE
COMDITIOMS.  WHEN TRANSYERSE SLOPE IS LESS THAN 2% LONGITUDINAL
DRAIMAGE WUST BE PROVIDED.

WHEN SETTING GRADES FOR COMMERCIAL DRIVES. THE TYPES OF VEHICLES
USING THE DRIVE SHOULD BE COMSIDERED.
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09V
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for installation requirements.
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CITY OF PLYMOUTH www.plymouthmi.gov

201 S. Main Phone 734-453-1234
Plymouth, Michigan 48170 Fax 734-455-1892

MEMORANDUM

To: Planning Commission

From: Greta Bolhuis, AICP, Planning and Community Development Director
Date: June 3, 2026

Re: Applicant Initiated Zoning Ordinance Amendments

BACKGROUND

The City of Plymouth was approached by the prospective purchaser of 195 S. Mill who is interested in
amending the Zoning Ordinance in order to redevelop the property, which is zoned RM-1, Multi-Family
Residential. This type of request is permitted in our fee schedule, and a similar type of request was
recently pursued for text amendments for commercial kennels in the I-1, Light Industrial District and
childcare facilities in ARC, Ann Arbor Road Corridor. The City’s Zoning Audit and Master Plan documents
both identify amendments are necessary to the multi-family zoning ordinances. Additionally, the MSHDA
Grant Sub-Committee has been discussing this matter since mid-2025.

As you are aware, the number of multi-family units permitted in RM districts is regulated by footnote (c) in
the Scheule of Regulations. The number of units is determined by a formula. The formula is total lot area in
square feet divided by 1,300 or 900 equals the permitted number of rooms. This approach regulates the
number of rooms, not the number of units. For example, a property may be permitted a total of 12 rooms
which would allow 6 one-bedroom units or 3 three-bedroom units. That’s half as many units for the same
sized property. The intent of the ordinance amendment is to allow the maximum densities noted in the Master
Plan: up to eighteen (18) units/acre for RM-1, and up to twenty-seven (27) dwelling units/acre for RM-2.

After the discussion at the May 10 Planning Commission meeting, staff have drafted additional maps to assist
in the discussion of this topic. The new maps attached to this memorandum display the number of rooms
currently allowed by ordinance. The allowed number of rooms was calculated by taking the lot area and
dividing it by 1,300 or 900. Resulting room numbers were then rounded down to the nearest whole number,
as required by ordinance. The allowed number of rooms can be configured in a multitude of ways, but we
calculated the number of units possible if the property was developed as all one-bedroom units, all two-
bedroom units, or all three-bedroom units.

Zoned Maps 1 through 4 identify the properties currently zoned RM-1 and RM-2. Of those RM zoned
properties, the proposed minimum units per acre and maximum units per acre are displayed. Existing Maps
1 through 4 identify the existing number of dwelling units, based on current city records, for those properties
currently zoned RM-1 and RM-2.



As a reminder, the proposed amendment aims to clearly identify the minimum lot size and maximum number
of units for multi-family developments. Additionally, the proposed amendment will align with the city’s Master
Plan.

PROPOSED AMENDMENTS

Section 78-21. — Definitions.
Apartment means a suite of rooms in a multiple-family baitding-dwelling arranged and intended for a place of
residence of a single-family or a group of individuals living together as a single housekeeping unit.

Apartment, efficiency, is a dwelling unit consisting of not more than one room in addition to a kitchen and
necessary sanitary facilities.

Net acre means, for the purpose of determining density in a multi-family district, the total area of a zoning lot
exclusive of the public rights-of-way and/or private roads of either interior or bordering streets.

Section 78-191. — Notes to schedule.

(C) e A berofroomsia-amuttinle-dwe




Multiple-family dwellings that are two-stories tall or less are permitted at a density of up to eighteen (18)

dwelling units per net acre. Multiple-family dwellings that are between two- and four-stories tall are permitted
at a density of up to twenty-seven (27) dwelling units per net acre. Not more than ten percent (10%) of the
units may be of an efficiency apartment type.

(1) A minimum lot size of not less than 10,000 square feet shall be provided for any multiple-family dwelling
sites.

NEXT STEPS

If the Planning Commission is comfortable with the proposed amendments, the Commission can make a
motion to set a public hearing. If the Planning Commission wants to have further discussion about the
proposed amendments, the Commission can make a motion to postpone this matter to a future meeting
date. If the Planning Commission prefers to deny the amendment, the Commission can make a motion to
deny the amendments.

If you have any questions, please don’t hesitate to contact me.
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Proposed Number

Address Complex Name Zoning Acreage Square Footage | Total Rooms Which could become... Existing Number of Units N Map #
of Units (Range)
1199'S
Crestwood Condos RM-1 7 307,349 236 118 78 59 100 84-127 1
Sheldon
1361 RM-1 05 21,827 16 8 5 4 8 69 1
Harvey
1280 RM-1 0.26 11,146 8 4 2 2 6 3.4 1
Dewey
100 Pinewood Village RM-2 5 218,533 242 121 80 60 120 90-135 2
Pinewood
725 | jamestowne Apartments RM-1 145 63,138 48 24 16 12 24 1726 2
Coolidge
450 W Ann RM-2 0.16 6,817 7 3 2 1 N/A 24 2
Arbor Tr
400 Mayflower Co Op RM-1 5.15 327,607 252 126 84 63 98 61-92 3
Plymouth
700 York Liberty Woods RM-2 1.41 61,602 68 34 22 17 20 25-38 3
301 Blanche Apartments RM-1 0.54 23,772 18 9 6 4 17 69 3
Blanche
1350 RM-1 0.29 12,799 9 4 3 2 N/A 3.5 4
Junction
1224 RM-1 0.22 9,599 7 3 2 1 3 23 4
Junction
890 Arthur RM-1 0.13 5,999 4 2 1 1 N/A 1.2 4
1-bedroom 2-bedroom 3-bedroom
units units units
(2 rooms) (3 rooms) (4 rooms)




Administrative Memorandum

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

To: Planning Commission

From: Greta Bolhuis, AICP, Planning and Community Development Director

Date: June 2, 2026

Re: Zoning Ordinance Amendments

BACKGROUND:
In 2022, the City contracted with Carlisle Wortman to complete an audit of the city zoning ordinances to
identify:

e Inconsistencies with the Master Plan and Future Land Use Map

e Ordinance language that is inconsistent with other laws

e Qutdated ordinance language

The audit report was completed in 2023. As part of the audit, 26 quick zoning ordinance amendments
were identified. The Zoning Audit Sub-Committee of the Planning Commission has been meeting
monthly to review and address these matters.

As you may recall, one of the tasks is to consolidate all fence regulations into a single place, with the
fence section of the Zoning Ordinance or the City’s Fence Ordinance. The Planning Commission reviewed
amendments to the fence ordinance in December 2025 and January 2026. There were some concerns
after the public hearing in January, and the matter was brought back to the sub-committee for
consideration. The sub-committee has diligently been working on this ordinance for the last few months
and feels that the amendments are ready to be brought back before the full commission. A summary of
the proposed changes is provided below.

Secs. 78-21. Definitions. Add and amend fencing and wall definitions to match Chapter 18.

Secs. 78-203. Plant material and landscaping requirements. Remove language in the landscaping section
that conflicts with screening section.

Sec. 78-206. Screening between non-residential and residential uses. Clarify language to state that
screening is required between non-residential and residential land uses and may be accomplished in one
of four ways. Clarify that multi-family (3+ units) shall be screened when located adjacent to single-family
residential. Create standalone subsection for screening fences. Allow the Planning Commission, not the
Zoning Board of Appeals, to modify the location of screening fences/obscuring walls when adjacent to an
alley. Delete the Planning Commission’s ability to waive screening requirements.


mailto:gbolhuis@plymouthmi.gov

Sec. 78-207. Corner clearance. Add language from Chapter 18 related to corner clearance standards for
driveways and alleys. Update the graphic for corner clearance. Modify language to give the Planning
Commission alone the ability to change the required clear vision area in the B-2, Central Business
District.

Sec. 78-208. Standards for trash dumpsters. Delete previous section for residential fences. These
standards were moved into Chapter 18. Create new screening standards for trash dumpsters.

Sec. 78-209. Reserved. Delete previous section for industrial fences. These standards were moved into
Chapter 18.

Sec. 78-336. Reserved. Delete previous section for residential yard fences.
The proposed zoning ordinance amendments are attached for your review. Please note that there are

amendments proposed to Chapter 18 of the General Code of Ordinance. The Planning Commission does
not have purview over these changes, but they are included for ease of understanding and context.



Article IX. - Swimming Pools.

[...]

Division 3. — Design Requirements

[...]
Sec. 18-337. Fence: Reserved.

(Code 1982, § 8.43(2))

ARTICLE X. FENCES

Sec. 18-371. Purpose, intent.

It is the intent and purpose of this article to assure to occupants of all properties adequate light and air
adjacent to structures and in yard areas, effective and desirable sight distance from the front of all structures in all
directions, the right to provide for their own privacy within their properties, to protect plantings from damage by
trespass, and to prevent such construction related thereto as would be hazardous.

(Ord. No. 82-11, § 1(8.21), 8-16-82)

Sec. 18-372. Definitions.

The following words, terms and phrases, when used in this article, shall have the meanings ascribed to them
in this section, except where the context clearly indicates a different meaning:

Border means a planting area composed of shrubs, trees, etc., which is utilized as a part of the landscaping of
alot.



Decorative fence means a permanent barrier not used for enclosure. Any such fence shall be a part of the
overall landscape plan and shall be composed of natural materials such as wood (i.e., split rail fence, picket, etc.) or
a decorative metal construction (i.e., aluminum, wrought iron, etc.).

Fence means a permanent barrier enclosing a plot of land or portion thereof composed of manmade or
processed materials erected on posts, for the purpose of preventing or controlling entrance or to confine within or
to mark a boundary.

Gutter grade means the lowest point of integral curb and gutter down which water flows, or, when no curb
or gutter exists, is the lowest point between the street and sidewalk down which water will flow or drain.

Picket fence means a permanent barrier enclosing a plot of land or portion thereof composed of manmade or
processed materials erected on posts, for the purpose of preventing or controlling entrance or to confine within or
to mark a boundary. A picket fence shall have spaced uprights connected by two or more horizonal rails. The
uprights shall not exceed four inches in width. The space between uprights shall be a minimum of two and one-half
inches and must not exceed four inches.

Sidewalk line means the edge of the constructed public sidewalk that is adjacent or closest to the lot line.

Wall means a barrier constructed of masonry eretherselid-materials-ona-continuousconeretefoetingfor

the purpose of controlling entrance, sound and/or view.

(Ord. No. 82-11, § 1(8.22), 8-16-82; Ord. No. 2011-02, § 1, 1-17-11; Ord. of 8-7-23)

Cross reference(s)—Definitions generally, § 1-2.

Sec. 18-373. Prevention of hazards.

(@) No fence, border or wall shall have any exposed beneath-a-height-efeightfeetany-sharp protrusions which
would be likely to cause physical or material damage to persons or clothing passing by the fence, border or
wall. Barbed wire fences when allowed are exempt from this requirement.

(b)  Any wall shall be capped with a peaked coping of sufficient pitch to discourage walking.
(Ord. No. 82-11, § 1(8.26), 8-16-82; Ord. No. 2011-02, § 1, 1-17-11)

Sec. 18-374. Line fences and walls.

All fences and walls must be located entirely on the private property of the person constructing the same;
provided, however, that if adjoining property owners jointly apply for and sign a permit to erect a fence upon their
common property line, such fence may be so erected. No temporary type of barrier or temporary fence of any type
shall be permitted in the front yard areas.

(Ord. No. 82-11, § 1(8.27), 8-16-82)

Sec. 18-375. Electric fences.

It shall be unlawful for any person to construct or maintain, or to allow to be constructed or maintained
upon property owned or occupied by such person, any fence charged or connected with an electrical current in
such manner as to transmit such current in the form of shock to persons or animals which might come in contact
with such charged fence. This shall exclude underground electric pet containment fences.

(Ord. No. 82-11, § 1(8.28), 8-16-82; Ord. No. 2011-02, § 1, 1-17-11)



Sec. 18-376. Barbed wire.

Barbed wire is prohibited except in industrial districts subject to the following provisions:

(a)_Barbed wire shall be not more than three (3) strands mounted in a “Y” at the top of the fence.

(b) _Barbed wire shall be on and within the confines of the private property. Barbed wire shall not project into
or over adjacent properties.

(c)__The bottom of the barbed wire shall be not less than eight (8) feet above the adjacent grade level.

(Ord. No. 82-11, § 1(8.29), 8-16-82)

Sec. 18-377. Permits.

(@) It shall be unlawful for any person to construct, or cause to be constructed, any fence or wall upon any
property within the city without first having obtained a permit-therefor.

(b)  Any person desiring to construct, or cause to be constructed a fence or wall upon property in the city shall
first apply to the building department of the city for a permit, for which there shall be a fee, the amount of
which shall be set by resolution of the city commission. Such permit shall be issued by the building inspector
upon a written application; and shall contain such information as may be required by the inspector in order
to determine that such fence or wall will not violate any provision of the City Code or state law.

(Ord. No. 82-11, § 1(8.23), 8-16-82)

Sec. 18-378. Establishing lot lines.

The building inspector may require the owner of property upon which a fence is to be constructed to
establish lot lines upon such property, through the placing of permanent stakes located by a licensed surveyor.
Such lot line shall be established before such fence shall be erected, and the building inspector may withhold the
issuance of the required permit until the lot lines are established and permanent stakes are placed.

(Ord. No. 82-11, § 1(8.30), 8-16-82)

Sec. 18-379. Borders.

Borders may be planted in any yard area subject to the following provisions:

{4  (a) Borders shall not be located nearer than two feet to any drive or walkway. Borders are also subject
to additional restrictions as specified in this section.

{2} (b) No border shall obscure visibility within the triangular area formed at the intersection of any street
right-of-way lines by a straight line drawn between the right-of-way lines at a distance along each line
of 25 feet from their point of intersection. Shrubs or hedges or other plantings (excluding trees) in this
area shall not exceed 30 inches in height above the average gutter grade adjacent to this area. Trees
planted within this same area shall not have branches lower than eight feet above the average gutter
grade. Sight visibility shall be in accordance with section 78-207 of the zoning ordinance.



3} () Similarrestrictionsasaboveshallbereguired-ina-A clear vision area shall be required in the 15-foot
corner triangle formed at the intersection of any driveway and alley or any driveway and street right-
of-way line.

(Ord. No. 82-11, § 1(8.24), 8-16-82; Ord. No. 2011-02, 1-17-11)

Sec. 18-380. Fences and walls.

(a)

(b)
(c)
(d)

(f)

(g)

(h)

All posts thereof shall be of materials designed to withstand rusting, rotting and other weather-related
deterioration for a period of not less than ten years.

Fences shall be setback a minimum of one foot away from the sidewalk line.
Selid-masenry-walls-Walls shall be erected on continuous foundations at least 42 inches below grade.

Fences or walls within a required front yard area shall be decorative style only consisting of wrought iron,
metal, or pickets and masonry or stone walls. Decorative fences or walls placed within a front yard shall not
exceed 30 inches in height. A decorative fence or wall shall contribute to the identification and beauty of the
principal building. Chain link fences are not allowed within a required front yard area.

All fences or walls shall be constructed with the finished side exposed to neighboring properties, the support
posts placed on the inside, and in a manner which serves to enhance the aesthetic appearance of the
neighborhood or surrounding area.

No fence, wall, or plantings shall interfere with visibility from a driveway, alley or intersection. All fences,
walls, and borders shall comply with the corner clearance requirements of section 78-207.

Fence and wall height shall be measured from the lowest side of the surface of the ground directly adjacent
to the fence or wall. Posts and finials may extend no more than six inches above the maximum permitted

height of a fence.

In residential districts in the case of a rear yard abutting a rear yard, fences may be located in the side and
rear yards and shall not exceed six and one-half feet in height as shown in Figure 1. Fences shall not extend
toward the front of the lot beyond the front of the house or the required minimum front yard setback,
whichever is greater as shown in Figure 1. Walls constructed of masonry, stone or pre-cast materials and
constructed within a side or rear yard shall have a maximum height of 30 inches.

Figure 1.
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~In residential districts in

the case of a side yard abutting a rear yard, fences may be located in the side and rear yard and shall not
exceed six and one-half feet in height as shown in Figure 2. In the case of a rear yard abutting a side yard,
the side yard abutting a street shall be a continuation of the required front setback on the lot to the rear,
and a 48-inch-tall picket fence may project into this area but shall not extend toward the front of the lot
beyond nearerthan-the front of the house or the front yard setback, whichever is greater as shown in Figure

2. {see-Figure2)-Walls constructed of masonry, stone or pre-cast materials and constructed within a side or
rear yard shall have a maximum height of 30 inches.

Figure 2.
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(i) _In public or institutional parks, playgrounds, or public landscaped areas, fences and walls shall not exceed eight

feet in height, and shall not obstruct vision to an extent greater than 25 percent of their total area.

(#1)

In office and business districts-zened-areas, fences and walls sheuld-shall not exceed a height abeve-ground-
tevel-of more than six and one-half feet in side and rear yards.-On-cerrertotsno-fencewal-shrubberyor




(g!) Inindustrial districtszened-areas, fences and walls shall not exceed may-be-constructed-up-to-eight feet in
- height. On ery e ; A

—~Fences shall not be allowed within the front yard on sites of less than ten
acres in size. Fences may be allowed in front yards of sites of ten acres or more after review and approval of
the planning commission.

(m) If any of the provisions of this article conflict with fence and wall regulations in Chapter 78, the stricter
provision shall prevail. It is the intent, however, that the following provisions be construed harmoniously
with the fence ordinance where possible.

(Ord. No. 82-11, § 1(8.25), 8-16-82; Ord. No. 2011-02, § 1, 1-17-11; Ord. of 8-7-23)

Sec. 18-38176. Appeals.

If there is believed to be a conflict between the stated intent and any specific provisions of this article, the
zoning board of appeals may, in accordance with established procedures, permit modification of such specific
provision, while retaining the intent, in such appealed instance.

Secs. 18-3821—18-400. Reserved.



Article IX. - Swimming Pools.

[.]

Division 3. — Design Requirements

[.]

Sec. 18-337. Reserved.
(Code 1982, § 8.43(2))

ARTICLE X. FENCES

Sec. 18-371. Purpose, intent.

It is the intent and purpose of this article to assure to occupants of all properties adequate light and air
adjacent to structures and in yard areas, effective and desirable sight distance from the front of all structures in all
directions, the right to provide for their own privacy within their properties, to protect plantings from damage by
trespass, and to prevent such construction related thereto as would be hazardous.

(Ord. No. 82-11, § 1(8.21), 8-16-82)

Sec. 18-372. Definitions.

The following words, terms and phrases, when used in this article, shall have the meanings ascribed to them
in this section, except where the context clearly indicates a different meaning:

Border means a planting area composed of shrubs, trees, etc., which is utilized as a part of the landscaping of
alot.

Decorative fence means a permanent barrier not used for enclosure. Any such fence shall be a part of the
overall landscape plan and shall be composed of natural materials such as wood (i.e., split rail fence, picket, etc.) or
a decorative metal construction (i.e., aluminum, wrought iron, etc.).

Fence means a permanent barrier enclosing a plot of land or portion thereof composed of manmade or
processed materials erected on posts, for the purpose of preventing or controlling entrance or to confine within or
to mark a boundary.

Gutter grade means the lowest point of integral curb and gutter down which water flows, or, when no curb
or gutter exists, is the lowest point between the street and sidewalk down which water will flow or drain.

Picket fence means a permanent barrier enclosing a plot of land or portion thereof composed of manmade or
processed materials erected on posts, for the purpose of preventing or controlling entrance or to confine within or
to mark a boundary. A picket fence shall have spaced uprights connected by two or more horizonal rails. The
uprights shall not exceed four inches in width. The space between uprights shall be a minimum of two and one-half
inches and must not exceed four inches.

Sidewalk line means the edge of the constructed public sidewalk that is adjacent or closest to the lot line.
Wall means a barrier constructed of masonry for the purpose of controlling entrance, sound and/or view.

(Ord. No. 82-11, § 1(8.22), 8-16-82; Ord. No. 2011-02, § 1, 1-17-11; Ord. of 8-7-23)

Cross reference(s)—Definitions generally, § 1-2.

Sec. 18-373. Prevention of hazards.

(a) No fence, border or wall shall have any exposed sharp protrusions which would be likely to cause physical
or material damage to persons or clothing passing by the fence, border or wall. Barbed wire fence when
allowed are exempt from this requirement.

(b)  Any wall shall be capped with a peaked coping of sufficient pitch to discourage walking.



(Ord. No. 82-11, § 1(8.26), 8-16-82; Ord. No. 2011-02, § 1, 1-17-11)

Sec. 18-374. Line fences and walls.

All fences and walls must be located entirely on the private property of the person constructing the same;
provided, however, that if adjoining property owners jointly apply for and sign a permit to erect a fence upon their
common property line, such fence may be so erected. No temporary type of barrier or temporary fence of any type
shall be permitted in the front yard areas.

(Ord. No. 82-11, § 1(8.27), 8-16-82)

Sec. 18-375. Electric fences.

It shall be unlawful for any person to construct or maintain, or to allow to be constructed or maintained
upon property owned or occupied by such person, any fence charged or connected with an electrical current in
such manner as to transmit such current in the form of shock to persons or animals which might come in contact
with such charged fence. This shall exclude underground electric pet containment fences.

(Ord. No. 82-11, § 1(8.28), 8-16-82; Ord. No. 2011-02, § 1, 1-17-11)

Sec. 18-376. Barbed wire.

Barbed wire is prohibited except in industrial districts subject to the following provisions:
(a) Barbed wire shall be not more than three (3) strands mounted in a “Y” at the top of the fence.

(b) Barbed wire shall be on and within the confines of the private property. Barbed wire shall not project into
or over adjacent properties.

(c) The bottom of the barbed wire shall be not less than eight (8) feet above the adjacent grade level.

(Ord. No. 82-11, § 1(8.29), 8-16-82)

Sec. 18-377. Permits.

(@) It shall be unlawful for any person to construct, or cause to be constructed, any fence or wall upon any
property within the city without first having obtained a permit.

(b)  Any person desiring to construct, or cause to be constructed a fence or wall upon property in the city shall
first apply to the building department of the city for a permit, for which there shall be a fee, the amount of
which shall be set by resolution of the city commission. Such permit shall be issued by the building inspector
upon a written application; and shall contain such information as may be required by the inspector in order
to determine that such fence or wall will not violate any provision of the City Code or state law.

(Ord. No. 82-11, § 1(8.23), 8-16-82)

Sec. 18-378. Establishing lot lines.

The building inspector may require the owner of property upon which a fence is to be constructed to
establish lot lines upon such property, through the placing of permanent stakes located by a licensed surveyor.
Such lot line shall be established before such fence shall be erected, and the building inspector may withhold the
issuance of the required permit until the lot lines are established and permanent stakes are placed.

(Ord. No. 82-11, § 1(8.30), 8-16-82)

Sec. 18-379. Borders.

Borders may be planted in any yard area subject to the following provisions:

(a) Borders shall not be located nearer than two feet to any drive or walkway. Borders are also subject to



additional restrictions as specified in this section.

(b) No border shall obscure visibility within the triangular area formed at the intersection of any street right-
of-way lines by a straight line drawn between the right-of-way lines at a distance along each line of 25
feet from their point of intersection. Shrubs or hedges or other plantings (excluding trees) in this area
shall not exceed 30 inches in height above the average gutter grade adjacent to this area. Trees planted
within this same area shall not have branches lower than eight feet above the average gutter grade.
Sight visibility shall be in accordance with section 78-207 of the zoning ordinance.

(c) Aclear vision area shall be required in the 15-foot corner triangle formed at the intersection of any
driveway and alley or any driveway and street right-of-way line.

(Ord. No. 82-11, § 1(8.24), 8-16-82; Ord. No. 2011-02, 1-17-11)

Sec. 18-380. Fences and walls.

(a)

(b)
(c)
(d)

(f)

(g)

(h)

All posts thereof shall be of materials designed to withstand rusting, rotting and other weather-related
deterioration for a period of not less than ten years.

Fences shall be setback a minimum of one foot away from the sidewalk line.
Walls shall be erected on continuous foundations at least 42 inches below grade.

Fences or walls within a required front yard area shall be decorative style only consisting of wrought iron,
metal, or pickets and masonry or stone walls. Decorative fences or walls placed within a front yard shall not
exceed 30 inches in height. A decorative fence or wall shall contribute to the identification and beauty of the
principal building. Chain link fences are not allowed within a required front yard area.

All fences or walls shall be constructed with the finished side exposed to neighboring properties, the support
posts placed on the inside, and in a manner which serves to enhance the aesthetic appearance of the
neighborhood or surrounding area.

No fence, wall, or plantings shall interfere with visibility from a driveway, alley or intersection. All fences,
walls, and borders shall comply with the corner clearance requirements of section 78-207.

Fence and wall height shall be measured from the lowest side of the surface of the ground directly adjacent
to the fence or wall. Posts and finials may extend no more than six inches above the maximum permitted
height of a fence.

In residential districts in the case of a rear yard abutting a rear yard, fences may be located in the side and
rear yards and shall not exceed six and one-half feet in height as shown in Figure 1. Fences shall not extend
toward the front of the lot beyond the front of the house or the required minimum front yard setback,
whichever is greater as shown in Figure 1. Walls constructed of masonry, stone or pre-cast materials and
constructed within a side or rear yard shall have a maximum height of 30 inches.

Figure 1.
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In residential districts in the case of a side yard abutting a rear yard, fences may be located in the side and
rear yard and shall not exceed six and one-half feet in height as shown in Figure 2. In the case of a rear yard
abutting a side yard, the side yard abutting a street shall be a continuation of the required front setback on
the lot to the rear, and a 48-inch-tall picket fence may project into this area but shall not extend toward the
front of the lot beyond the front of the house or the front yard setback, whichever is greater as shown in
Figure 2. Walls constructed of masonry, stone or pre-cast materials and constructed within a side or rear
yard shall have a maximum height of 30 inches.

Figure 2.
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(i)  In public or institutional parks, playgrounds, or public landscaped areas, fences and walls shall not exceed
eight feet in height, and shall not obstruct vision to an extent greater than 25 percent of their total area.

(k) In office and business districts, fences and walls shall not exceed a height of more than six and one-half feet
in side and rear yards

(I).  Inindustrial districts, fences and walls shall not exceed eight feet in height. Fences shall not be allowed
within the front yard on sites of less than ten acres in size. Fences may be allowed in front yards of sites of
ten acres or more after review and approval of the planning commission.

(m) If any of the provisions of this article conflict with fence and wall regulations in Chapter 78, the stricter
provision shall prevail. It is the intent, however, that the following provisions be construed harmoniously
with the fence ordinance where possible.

(Ord. No. 82-11, § 1(8.25), 8-16-82; Ord. No. 2011-02, § 1, 1-17-11; Ord. of 8-7-23)

Sec. 18-381. Appeals.

If there is believed to be a conflict between the stated intent and any specific provisions of this article, the
zoning board of appeals may, in accordance with established procedures, permit modification of such specific
provision, while retaining the intent, in such appealed instance.

Secs. 18-382—18-400. Reserved.



Sec. 78-21. Definitions.

Berm, obscuring, means an earthen mound of definite height and location to serve as an obscuring device in carrying out the
requirements of this chapter.

Fence means a permanent barrier enclosing a plot of land or portion thereof composed of manmade or processed materials erected
on posts, for the purpose of preventing or controlling entrance or to confine within or to mark a boundary.a-manmade-structure

Screening means a privacy barrier designed to visually separate, isolate, or conceal properties, hide unsightly areas, and prevent
observation.

Gutter grade means the lowest point of integral curb and gutter down which water flows, or, when no curb or gutter exists, is the
lowest point between the street and sidewalk down which water will flow or drain.

Wall means a barrier constructed of masonry for the purpose of controlling entrance, sound and/or view.

Wall, obscuring, means a strueture-wall of definite height and location to serve as an obscuring screen in carrying out the
requirements of this chapter.

Sec. 78-203. Plant material and landscaping requirements.

Whenever in this chapter a greenbelt or planting is required, it shall be planted to completion within three months, and no
later than November 30, from the date of issuance of a certificate of occupancy if such certificate is issued during the April 1 to
September 30 period; if the certificate is issued during the October 1 to March 31 period, the planting shall be completed no later
than the ensuing May 31; plantings shall thereafter be reasonably maintained, including permanence and health of plant materials,
to provide a screen to abutting properties and including the absence of weeds and refuse. Spacing, as required by this Section, shall
be provided in any greenbelt or planting. A permanent certificate of occupancy shall only be issued after inspection and approval of
such planting by the city.

(1)  Plant material spacing and size.
a. Plant material shall not be located within four feet of the property line.
b.  Where plant materials are placed in two or more rows, plantings shall be staggered.

c. Evergreen trees shall not be less than seven feet in height. When planted informally, they shall be spaced not more
than 20 feet on centers. When planted in rows, they shall be spaced not more than 12 feet on centers.

d. Narrow evergreen trees shall not be less than five feet in height. When planted informally, they shall be spaced not
more than 20 feet on centers. When planted in rows, they shall be spaced not more than 12 feet on centers.

e. Large shrubs shall not be less than 30 inches in height. When planted informally, they shall be spaced not more
than six feet on centers. When planted in rows, they shall not be more than four feet on centers.

f. Small shrubs shall not be less than 30 inches in spread. They shall be planted not more than four feet on centers.

g. Large deciduous trees shall not be less than 2% inches in caliper. When placed informally, they shall be planted not
more than 30 feet on centers.

h.  Small deciduous trees shall not be less than 1% inches in caliper. When planted informally, they shall be spaced not
more than 15 feet on centers.

(2) Mixture of materials. A mixture of plant materials (evergreen and deciduous trees and shrubs) is required in all landscape
plans as a protective measure against disease and insect infestation. Plant materials used together informally shall meet
the on-center minimum spacing requirements:

Minimum Recommended Distances Between Plant Materials

Plant Evergreen Narrow Large Small Large Small
Material Trees Evergreen Deciduous Deciduous Shrubs Shrubs
Types (Feet) Trees (Feet) Trees (Feet) Trees (Feet) (Feet) (Feet)
Evergreen Trees | Min. 10 Min. 12 Min. 20 Min. 12 Min. 6 Min. 5




Narrow Min. 12 Min. 5 Min. 15 Min. 10 Min. 5 Min. 4
Evergreen

Trees

Large Min. 20 Min. 15 Min. 20 Min. 15 Min. 5 Min. 3
Deciduous

Trees

Small Min. 12 Min. 10 Min. 15 Min. 8 Min. 6 Min. 3
Deciduous

Trees

Large Min. 6 Min. 5 Min. 5 Min. 6 Min. 4 Min. 5
Shrubs Max. 6

Small Shrubs Min. 5 Min. 4 Min. 3 Min. 3 Min. 5 Min. 3

(3) Parking lot landscaping and screening.

a.  Parking lots which are visible from a public right-of-way (excluding a public alley) shall have the following
landscaping between the parking lot and the right-of-way:

1.  Alandscaped strip at least ten feet in width or wider as may be required.
2. Onetree for every 30 feet or fraction thereof of street frontage of the parking lot.

3. Five shrubs for every 30 feet or fraction thereof of street frontage of the parking lot.

Parking Lot Screening from Roadway
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b. Parking lots of greater than 5,000 square feet shall meet the following landscaping requirements for the interior of
the parking lot:

1.  Within the interior of the parking lot there shall be one square foot of landscaped area for each 15 square
feet of the parking lot. Greenbelt areas, buffers or landscape strips required in other sections of this chapter
shall not be counted towards the requirement of interior parking lot landscaping.

2. Each interior landscaped area shall have at least 150 square feet.

3. Thelandscaped areas shall be located in a manner that breaks up the expanse of paving throughout the
parking lot. Parking lot islands shall be a minimum width of six feet in any direction.

4.  There shall be at least one deciduous tree for each 300 square feet or fraction thereof of interior landscaped
area. Each individual landscaped area shall contain at least one tree.
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Requirements:

» 1 sq. ft. landscaped area/15 sq. ft. of parking lot
« 150 sq. ft. minimum size landscaped area

1 tree/300 sq. ft. landscaped area

Interior Parking Lot Landscaping

c. Parking lots of greater than 5,000 square feet, but less than 10,000 square feet, shall have interior landscaping
located within the lot or around its perimeter. Perimeter landscaping shall follow the requirements of section 78-

d. A parking lot of an office, commercial or industrial use adjacent to a public park facility or land principally used or
zoned for residential purposes shall have a landscape strip at least 15 feet wide between it and all areas of such



park or residential landasreguired-insection78-206.

Non residential l Residential

_ I Landscape Strip Planting Requirements:
Y T » 80% opacity in summer
| « 60% opacity in winter

Non residential Residential

15’ min.

Landscape Strip

(4) Landscape planting plan review and field inspection.

a.  Whenever in this chapter plantings are required, a plan for planting and landscaping shall be provided showing
materials, their location, spacing, size and number as required by this section and other sections of this chapter.

b. In developments providing open space such as multiple housing developments, open space subdivisions, and
cluster housing developments, a plan for landscaping shall include the development proposals for the open space
as well as proposals for planting.

C. Final landscaping and planting plans shall be submitted for review by the city within 60 days of the date of approval
of the site plan for the proposed development. A building permit will not be issued until landscaping and planting
plans are approved.

d.  Review fees for landscaping and planting plans shall be charged to the applicant in accord with fees established
from time to time by resolution of the city commission.

(5) Suggested plant materials.
a. Evergreen trees:

Pine (white)
Douglas fir
Fir

Hemlock
Spruce

b.  Narrow evergreens:

Red cedar
Arborvitae
Junipers

C. Large deciduous trees:



Zelkova

Sycamore

Tuliptree

Kentucky coffeetree
Blackgum

Oaks

Ginkgo (male)

Birch

Linden

Beech

Honey locust (seedless & thornless)

Small deciduous trees:

Hornbeam

Hawthorn

Magnolia

Mountain ash

Redbud

Flowering dogwood

Flowering crabapples (disease resistant varieties)

Large shrubs:
1. Deciduous:

Lilac

Forsythia

Staghorn sumac

Pyracantha

Flowering quince

Sargent crabapple

Dogwood (silky, red osier, grey)
Cotoneaster (Pekin, spreading)
Common witchhazel

Blackhaw viburnum

Highbush cranberry

American elderberry

2. Evergreen:

Irish yew
Hicks yew
Mugo pine
Pfitzer juniper
Savin juniper

Medium to small shrubs:
1. Deciduous:

Fragrant sumac

Japanese quince

Potentilla

Cotoneaster (cranberry, rockspray)
Red chokeberry

Michigan holly

Common ninebark

Arrowwood viburnum

New Jersey tea

Buttonbush

2. Evergreen:



Dwarf mugo pine

Big leaf winter creeper

Arborvitae

Low spreading junipers (Andora, Hughes, tamarack, etc.)
Spreading Yews (dense, Brown's, Ward, etc.)

g. Trees not permitted:

Box elder

Ash trees
Willows
Maples
Poplars
Siberian elms
Tree of heaven
Russian olive

(6) Right-of-way landscaping requirements. The right-of-way adjacent to residentially used properties shall be landscaped
with live plant material such as turf grass, ground cover, trees, vines, flowers, and other live plant material. Exceptions
are made for sidewalks, approaches to crosswalks, and approaches to driveways.

(Ord. of 10-6-03; Ord. No. 23-01, 1-17-23)

Sec. 78-206. Screening between non-residential and residential land uses.Wallsand-berms-

Whenever in this chapter screening between non-residential and residential land uses is required, the screening
shall be constructed and installed according to these standards. Screening shall be an obscuring wall, an
obscuring berm, a screening fence, or a landscape strip and are subject to the provisions in the following
subsections (Figure 1). The screening shall be constructed of durable, weather resistant, rust-proof materials,
and shall be reasonably maintained, including permanence and health of plant materials. The screening shall
provide visual separation to abutting properties and shall be kept free from noxious weeds and refuse. The
height of the screening shall be measured from the surface of the parking area or land on the non-residential
property.

Figure 1.
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(1)

For the land uses and zoning districts listed below, screening shall be required on the sides abutting a

residential district. In instances of variable allowable height, the planning commission shall determine the
required height of the screening based on usage, but in no case shall the height be less than the minimum

height listed.

Useland Uses and Zoning Districts Height
Requirements

(1)

Multi-family dwellingsRM, RM-1 and RM-2 districts {on those sides | 47 feet to 6% feet
adjacent to one-family residential districts}

(2) P-1 vehicular parking districts 4% feet

(3) Off-street parking area (other than vehicular parking districts) 4% feet

(4) 0-1, 0-2, B-1, B-2 and B-3 districts 4% feet to 6% feet
(5) I-1 and I-2 districts 4Y; feet to 8 feet
(6) Utility buildings, stations and/or substations 6% feet

(2)

Obscuring walls.

{e)-(a) Reguired-Obscuring walls when chosen shall be located on the lot line except where underground
utilities interfere and except in instances where this chapter requires conformance with yard setback lines.
Reguired-Obscuring walls may, upon approval of the planning commissionzering-beard-efappeals, be
located on the opposite side of an alley right-of-way from a non-residential zere-land use that abuts a
residential district zere-when mutually agreeable to in writing by the affected property owners. The
continuity of the reguired-obscuring wall on a given block will be a major consideration of the planning
commission zening-beard-efappeals-in reviewing such request.

(2b) Reguired-Obscuring walls shall have no openings for vehicular traffic or other purposes, except as
otherwise provided in this chapter and except as may be approved by the planning commission
buildingofficial. Al-Obscuring walls hereinreguired-shall be constructed of masonry face brick or
comparable renpereus-facing materials and shall be durable, weather resistant, rust-proof and easily
malntalnable : ‘

(2c) Plant materials_required along an obscuring wall e~feree-shall include at least one large tree for each
320 feet or fraction thereof.,ard-shat-ferm-a—continvoussereenfrom-fourfeetsixinchesinheightte
cichifoctinholghiasresniredncoctien 710 206
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Non-residential| Residential

(¢3) Obscuring berms.

(a) Reguired-Obscuring berms shall be constructed as landscaped earth mounds with a crest area at
least two feet in width. The exterior face of the obscuring berm shall be constructed as an earthen slope. The
interior face of the obscuring berm may be constructed as an earthen slope, or retained by means of a wall,
terrace or other means acceptable to the building official. Whenever an earthen slope is provided, it shall be
constructed with an incline not to exceed one foot of vertical rise to three feet of horizontal distance.

(3b) Obscuring bBerm slopes shall be protected from erosion by sodding or seeding. If slopes are seeded,
they shall be protected with erosion control methods until the seed germinates and a permanent lawn
is established. The berm area shall be kept free from refuse and debris and shall be planted with
shrubs, trees or lawn and shall be maintained in a healthy, growing condition.

(2c) Plant materials egwred within the berm area shall include at least one Iarge tree for each 2&30 feet or
fraction thereof. .

herght—a&reqwred—m—seetree—lS—Z@é(—a—)—A plantlng plan and gradlng plan shall be prepared for the

obscuring berm and shall be reviewed by the planning commission.

Berms
Berms—Cont'd-
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(4)

Screening fences.

(5)

(a) Screening fences may only be used in areas not adjoining parking lots or roadways so as not to be
subject to damage from vehicular traffic. Screening fences shall be located on the lot line except where
underground utilities interfere and except in instances where this chapter requires conformance with yard
setback lines. Screening fences may, upon approval of the planning commission, be located on the opposite
side of an alley right-of-way from a non-residential land use that abuts a residential district when mutually
agreeable to in writing by the affected property owners. The continuity of the screening fence on a given
block will be a major consideration of the planning commission in reviewing such request.

(b)  Screening fences shall have no openings, except as otherwise provided in this chapter and except as
may be approved by the planning commission. Screening fences shall be constructed of composite
material or cedar, wolmanized, or treated wood and shall be durable, weather resistant, rust-proof and
easily maintainable. Screening fences shall be shadow box style or a similar style where both sides of
the screening fence are finished, and the support posts are integrated into the screening fence.

(c)  Plant materials required along a screening fence shall include at least one large tree for each 30 feet or
fraction thereof.

Landscape strip.

(6%)

(ae) Landscape strips shall be at Ieast ten (10) feet in depth l-f—a—laaelsea-pe—st—wtrp—ns—&sed—as—a—bu#e#
: o vigth—The landscape strip shall be

planted with dense follage in such manner-as to prowde a minimum opacity of 80 percent in summer and 60
percent in winter and shall be reviewed by the planning commission.

Londacape Strip

Modification to required screening.

(a) The planning commission may waive-e+modify the foregoing requirements of section 78-206, where
cause can be shown that no good purpose would be served and that the waiver or modification would
neither be injurious to the surrounding neighborhood nor contrary to the spirit and purpose of this

chapter. previded-thatinln no instance shall required screening areguired-wall-erberm-be permitted

to be less than fourfeet six |nches (4.5) in helght Mwms%a%ees%w#me&uﬁabl&sereeﬁmg—wu—be

{4—In consideration of request to modify waive-screening wal-erberm-requirements between residential
and non-residential- land usesdistriets, or as otherwise required herein, the planning commission shall
consider:

al. Whether or not the residential distriet-land use is considered to be an area in transition and will
become non-residential in the future based on the adopted master plan.

b2. Whether or not the existing use of land adjacent thereto is such that the obscuring effect of a
wall or berm would achieve no substantial screening function.

€3. Whether or not the ground elevation of the site in question and the land adjacent thereto is such
that an obscuring wall or berm would not be required to provide the required obscuring effect.

(b)

{2} The planning commission may temporarily waive wall or berm requirements for an initial period not to
exceed 12 months. Granting of subsequent waivers shall be permitted, provided that the planning
commission shall make a determination as hereinbefore described for each subsequent waiver.



(g7) The city may require that suitable maintenance guarantee be provided for the continued maintenance of
walls required under this chapter.

(h8) The requirement for screening ar-ebseuring-wal-between off-street parking areas, outdoor storage areas,
and any abutting residential districts may not be required when such areas are located more than 200 feet
distart-from such abutting residential district.

(Ord. of 10-6-03; Ord. No. 2011-03, § 1, 1-17-11)

Sec. 78-207. Corner clearance.

(1a) A clear vision area shall be established within the triangular area formed at the intersection of any street
right-of-way lines by a straight line drawn between such right-of-way lines at a distance along each line of 25
feet from their point of intersection. Walls, fences, berms, shrubs, hedges or other plantings (excluding trees)
and signs in this area shall not exceed 30 inches in height above the average gutter grade adjacent to this
area. Trees planted or signs erected within this same area shall not have branches or portions of the sign
area lower than eight feet above the average gutter grade. A clear vision area shall be required in the 15-foot
corner triangle formed at the intersection of any driveway and alley or any driveway and street right-of-way
line. See Figure 1.

(2b) The planning commission may require a clear vision area as outlined in 78-207 (a) to be established to

provide adequate sight visibility, corner clearance, and building setback within the B-2 zoning district. On
sites where strict compliance is impractical, the planning commission may modify the required clear vision




Figure 1.
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(Ord. of 10-6-03; Ord. No. 2007-01, § 5, 5-21-07)

Sec. 78-208. Residential-fenees:-Standards for trash dumpsters.

(1) A dumpster shall be required for establishments that generate four or more cubic yards of commercial

solid waste per week.

(2) Dumpsters shall be clearly accessible to servicing vehicles and should be located in the side or rear yards.

If the front yard is the only location available for a dumpster, the location shall be at least ten (10) feet

from any building, and it shall be located as far as practicable from any adjoining residential district and

road rights-of-way. Parking shall not hinder access to empty the dumpster and in no instance shall parking

be striped in front of an enclosure.

(3) Dumpsters shall be placed on a concrete pad. The concrete pad should extend a minimum of three feet in
front of the dumpster enclosure. Bollards (concrete-filled metal posts) or similar protective devices shall
be installed at the opening to prevent damage to the dumpster enclosure.

(4) Dumpsters shall be screened on three sides with a wall. The wall shall be split face block or an approved
alternative that is similar and/or compatible in material and/or color to the main structure. The wall shall
be not less than six feet in height or at least six inches above the height of the enclosed dumpster,
whichever is taller. The fourth side of the dumpster screening shall be equipped with a wood, vinyl, or
metal gate that is the same height as the other three sides of the enclosure. The gate shall be lockable
and shall block the view of the dumpster. Commercial grade slats are required for a chain link gate. The
gate shall remain closed and shall only be opened for the loading and unloading of the dumpster.

(5) The location and method of screening of dumpsters shall be shown on all applications and sketch plans
submitted for administrative approval or site plans submitted for approval by the Planning Commission.

(6) The Planning Commission encourages the sharing of dumpsters by businesses. A written agreement shall
be submitted and maintained on file.

(7)_The Planning Commission may consider waiving or modifying these requirements upon determination
that the location, screening, or removal of refuse will be handled in an acceptable manner. The request to
waive or modify these requirements shall be submitted in writing. The owner shall provide a list of all
standards requiring a waiver or modification. Any waiver or modification granted shall be limited to the
use of the property at the time the request is made and evaluated. Any change in use or development of
the site upon which the dumpster is located may require compliance with all standards of this section.
The Planning Commission may request a report from the Director of Public Safety and/or the Director of
Municipal Services when determining the acceptability of the requested modification or waiver. The
Planning Commission may require additional landscaping, screening or other site improvements as an
alternative to adhering to the requirements of this section.
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Sec. 78-21. Definitions.

Berm, obscuring, means an earthen mound of definite height and location to serve as an obscuring device in carrying out the
requirements of this chapter.

Fence means a permanent barrier enclosing a plot of land or portion thereof composed of manmade or processed materials erected
on posts, for the purpose of preventing or controlling entrance or to confine within or to mark a boundary.

Screening means a privacy barrier designed to visually separate, isolate, or conceal properties, hide unsightly areas, and prevent
observation.

Gutter grade means the lowest point of integral curb and gutter down which water flows, or, when no curb or gutter exists, is the
lowest point between the street and sidewalk down which water will flow or drain.

Wall means a barrier constructed of masonry for the purpose of controlling entrance, sound and/or view.

Wall, obscuring, means a wall of definite height and location to serve as an obscuring screen in carrying out the requirements of this
chapter.

Sec. 78-203. Plant material and landscaping requirements.

Whenever in this chapter a greenbelt or planting is required, it shall be planted to completion within three months, and no
later than November 30, from the date of issuance of a certificate of occupancy if such certificate is issued during the April 1 to
September 30 period; if the certificate is issued during the October 1 to March 31 period, the planting shall be completed no later
than the ensuing May 31; plantings shall thereafter be reasonably maintained, including permanence and health of plant materials,
to provide a screen to abutting properties and including the absence of weeds and refuse. Spacing, as required by this Section, shall
be provided in any greenbelt or planting. A permanent certificate of occupancy shall only be issued after inspection and approval of
such planting by the city.

(1)  Plant material spacing and size.
a. Plant material shall not be located within four feet of the property line.
b.  Where plant materials are placed in two or more rows, plantings shall be staggered.

C. Evergreen trees shall not be less than seven feet in height. When planted informally, they shall be spaced not more
than 20 feet on centers. When planted in rows, they shall be spaced not more than 12 feet on centers.

d. Narrow evergreen trees shall not be less than five feet in height. When planted informally, they shall be spaced not
more than 20 feet on centers. When planted in rows, they shall be spaced not more than 12 feet on centers.

e. Large shrubs shall not be less than 30 inches in height. When planted informally, they shall be spaced not more
than six feet on centers. When planted in rows, they shall not be more than four feet on centers.

f. Small shrubs shall not be less than 30 inches in spread. They shall be planted not more than four feet on centers.

g. Large deciduous trees shall not be less than 2% inches in caliper. When placed informally, they shall be planted not
more than 30 feet on centers.

h. Small deciduous trees shall not be less than 1% inches in caliper. When planted informally, they shall be spaced not
more than 15 feet on centers.

(2)  Mixture of materials. A mixture of plant materials (evergreen and deciduous trees and shrubs) is required in all landscape
plans as a protective measure against disease and insect infestation. Plant materials used together informally shall meet
the on-center minimum spacing requirements:

Minimum Recommended Distances Between Plant Materials

Plant Evergreen Narrow Large Small Large Small
Material Trees Evergreen Deciduous Deciduous Shrubs Shrubs
Types (Feet) Trees (Feet) Trees (Feet) Trees (Feet) (Feet) (Feet)
Evergreen Trees | Min. 10 Min. 12 Min. 20 Min. 12 Min. 6 Min. 5
Narrow Min. 12 Min. 5 Min. 15 Min. 10 Min. 5 Min. 4
Evergreen

Trees




Large Min. 20 Min. 15 Min. 20 Min. 15 Min. 5 Min. 3
Deciduous

Trees

Small Min. 12 Min. 10 Min. 15 Min. 8 Min. 6 Min. 3
Deciduous

Trees

Large Min. 6 Min. 5 Min. 5 Min. 6 Min. 4 Min. 5
Shrubs Max. 6

Small Shrubs Min. 5 Min. 4 Min. 3 Min. 3 Min. 5 Min. 3

(3) Parking lot landscaping and screening.

a.  Parking lots which are visible from a public right-of-way (excluding a public alley) shall have the following
landscaping between the parking lot and the right-of-way:

1.  Alandscaped strip at least ten feet in width or wider as may be required.
2. One tree for every 30 feet or fraction thereof of street frontage of the parking lot.

3. Five shrubs for every 30 feet or fraction thereof of street frontage of the parking lot.

Parking Lot Screening from Roadway

10’ min.
—_—
: ' Requirements:
A 3 / » 10’ wide minimum
v .y o 1tree/30 If.
: [- & « 5 shrubs/30 If.
= R.O.W.
=
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10’ min.

Parking Lot Screening From Roadway

b. Parking lots of greater than 5,000 square feet shall meet the following landscaping requirements for the interior of
the parking lot:



1. Within the interior of the parking lot there shall be one square foot of landscaped area for each 15 square
feet of the parking lot. Greenbelt areas, buffers or landscape strips required in other sections of this chapter
shall not be counted towards the requirement of interior parking lot landscaping.

2. Each interior landscaped area shall have at least 150 square feet.

3.  Thelandscaped areas shall be located in a manner that breaks up the expanse of paving throughout the
parking lot. Parking lot islands shall be a minimum width of six feet in any direction.

4, There shall be at least one deciduous tree for each 300 square feet or fraction thereof of interior landscaped
area. Each individual landscaped area shall contain at least one tree.

AT

\

~N

Requirements:

* 1 sq. ft. landscaped area/15 sq. ft. of parking lot
* 150 sq. ft. minimum size landscaped area

o 1 tree/300 sq. ft. landscaped area

Interior Parking Lot Landscaping

c. Parking lots of greater than 5,000 square feet, but less than 10,000 square feet, shall have interior landscaping
located within the lot or around its perimeter. Perimeter landscaping shall follow the requirements of section 78-
203.

d. A parking lot of an office, commercial or industrial use adjacent to a public park facility or land principally used or
zoned for residential purposes shall have a landscape strip at least 15 feet wide between it and all areas of such



park or residential land.

Non residential I Residential

s . I Landscape Strip Planting Requirements:
S i / » 80% opacity in summer
RN » 60% opacity in winter

Non residential Residential

15’ min.

Landscape Strip

(4) Landscape planting plan review and field inspection.

a.  Whenever in this chapter plantings are required, a plan for planting and landscaping shall be provided showing
materials, their location, spacing, size and number as required by this section and other sections of this chapter.

b. In developments providing open space such as multiple housing developments, open space subdivisions, and
cluster housing developments, a plan for landscaping shall include the development proposals for the open space
as well as proposals for planting.

c. Final landscaping and planting plans shall be submitted for review by the city within 60 days of the date of approval
of the site plan for the proposed development. A building permit will not be issued until landscaping and planting
plans are approved.

d. Review fees for landscaping and planting plans shall be charged to the applicant in accord with fees established
from time to time by resolution of the city commission.

(5) Suggested plant materials.
a. Evergreen trees:

Pine (white)
Douglas fir
Fir

Hemlock
Spruce

b.  Narrow evergreens:

Red cedar
Arborvitae
Junipers

c. Large deciduous trees:



Zelkova

Sycamore

Tuliptree

Kentucky coffeetree
Blackgum

Oaks

Ginkgo (male)

Birch

Linden

Beech

Honey locust (seedless & thornless)

Small deciduous trees:

Hornbeam

Hawthorn

Magnolia

Mountain ash

Redbud

Flowering dogwood

Flowering crabapples (disease resistant varieties)

Large shrubs:
1. Deciduous:

Lilac

Forsythia

Staghorn sumac

Pyracantha

Flowering quince

Sargent crabapple

Dogwood (silky, red osier, grey)
Cotoneaster (Pekin, spreading)
Common witchhazel

Blackhaw viburnum

Highbush cranberry

American elderberry

2. Evergreen:

Irish yew
Hicks yew
Mugo pine
Pfitzer juniper
Savin juniper

Medium to small shrubs:
1. Deciduous:

Fragrant sumac

Japanese quince

Potentilla

Cotoneaster (cranberry, rockspray)
Red chokeberry

Michigan holly

Common ninebark

Arrowwood viburnum

New Jersey tea

Buttonbush

2. Evergreen:



Dwarf mugo pine

Big leaf winter creeper

Arborvitae

Low spreading junipers (Andora, Hughes, tamarack, etc.)
Spreading Yews (dense, Brown's, Ward, etc.)

g. Trees not permitted:

Box elder

Ash trees
Willows
Maples
Poplars
Siberian elms
Tree of heaven
Russian olive

(6) Right-of-way landscaping requirements. The right-of-way adjacent to residentially used properties shall be landscaped
with live plant material such as turf grass, ground cover, trees, vines, flowers, and other live plant material. Exceptions
are made for sidewalks, approaches to crosswalks, and approaches to driveways.

(Ord. of 10-6-03; Ord. No. 23-01, 1-17-23)

Sec. 78-206. Screening between non-residential and residential land uses.

Whenever in this chapter screening between non-residential and residential land uses is required, the screening
shall be constructed and installed according to these standards. Screening shall be an obscuring wall, an
obscuring berm, a screening fence, or a landscape strip and are subject to the provisions in the following
subsections (Figure 1). The screening shall be constructed of durable, weather resistant, rust-proof materials,
and shall be reasonably maintained, including permanence and health of plant materials. The screening shall
provide visual separation to abutting properties and shall be kept free from noxious weeds and refuse. The
height of the screening shall be measured from the surface of the parking area or land on the non-residential
property.

Figure 1.



Obscuring Wall




(1)

For the land uses and zoning districts listed below, screening shall be required on the sides abutting a
residential district. In instances of variable allowable height, the planning commission shall determine the
required height of the screening based on usage, but in no case shall the height be less than the minimum
height listed.

Land Uses and Zoning Districts Height
Requirements
(2) Multi-family dwellings, RM-1 and RM-2 districts on those sides 4% feet to 6% feet
adjacent to one-family residential districts
(2) P-1 vehicular parking districts 4% feet
(3) Off-street parking area (other than vehicular parking districts) 4% feet
(4) 0-1, 0-2, B-1, B-2 and B-3 districts 4% feet to 6% feet
(5) I-1 and I-2 districts 4% feet to 8 feet
(6) Utility buildings, stations and/or substations 6% feet

(2)

(3)

Obscuring walls.

(a) Obscuring walls when chosen shall be located on the lot line except where underground utilities interfere
and except in instances where this chapter requires conformance with yard setback lines. Obscuring walls
may, upon approval of the planning commission, be located on the opposite side of an alley right-of-way
from a non-residential land use that abuts a residential district when mutually agreeable to in writing by the
affected property owners. The continuity of the obscuring wall on a given block will be a major consideration
of the planning commission in reviewing such request.

(b) Obscuring walls shall have no openings for vehicular traffic or other purposes, except as otherwise
provided in this chapter and except as may be approved by the planning commission. Obscuring walls
shall be constructed of masonry face brick or comparable facing materials and shall be durable,
weather resistant, rust-proof and easily maintainable.

(c)  Plant materials required along an obscuring wall shall include at least one large tree for each 30 feet or
fraction thereof.

Obscuring berms.

(a) Obscuring berms shall be constructed as landscaped earth mounds with a crest area at least two
feet in width. The exterior face of the obscuring berm shall be constructed as an earthen slope. The interior
face of the obscuring berm may be constructed as an earthen slope, or retained by means of a wall, terrace
or other means acceptable to the building official. Whenever an earthen slope is provided, it shall be
constructed with an incline not to exceed one foot of vertical rise to three feet of horizontal distance.

(b) Obscuring berm slopes shall be protected from erosion by sodding or seeding. If slopes are seeded,
they shall be protected with erosion control methods until the seed germinates and a permanent lawn
is established. The berm area shall be kept free from refuse and debris and shall be planted with
shrubs, trees or lawn and shall be maintained in a healthy, growing condition.

(c)  Plant materials required within the berm area shall include at least one large tree for each 30 feet or
fraction thereof. A planting plan and grading plan shall be prepared for the obscuring berm and shall be
reviewed by the planning commission.




(4)

(5)

(6)

(7)

Screening fences.

(a) Screening fences may only be used in areas not adjoining parking lots or roadways so as not to be
subject to damage from vehicular traffic. Screening fences shall be located on the lot line except where
underground utilities interfere and except in instances where this chapter requires conformance with yard
setback lines. Screening fences may, upon approval of the planning commission, be located on the opposite
side of an alley right-of-way from a non-residential land use that abuts a residential district when mutually
agreeable to in writing by the affected property owners. The continuity of the screening fence on a given
block will be a major consideration of the planning commission in reviewing such request.

(b)  Screening fences shall have no openings, except as otherwise provided in this chapter and except as
may be approved by the planning commission. Screening fences shall be constructed of composite
material or cedar, wolmanized, or treated wood and shall be durable, weather resistant, rust-proof and
easily maintainable. Screening fences shall be shadow box style or a similar style where both sides of
the screening fence are finished, and the support posts are integrated into the screening fence.

(c)  Plant materials required along a screening fence shall include at least one large tree for each 30 feet or
fraction thereof.

Landscape strip.

(a) Landscape strips shall be at least ten (10) feet in depth. The landscape strip shall be planted with dense
foliage in such manner to provide a minimum opacity of 80 percent in summer and 60 percent in winter and
shall be reviewed by the planning commission.

Modification to required screening.

(a) The planning commission may modify the foregoing requirements of section 78-206, where cause can be
shown that no good purpose would be served and that the waiver or modification would neither be
injurious to the surrounding neighborhood nor contrary to the spirit and purpose of this chapter. In no
instance shall required screening be permitted to be less than four feet, six inches (4.5’) in height.

In consideration of request to modify screening requirements between residential and non-residential land
uses, or as otherwise required herein, the planning commission shall consider:

1. Whether or not the residential land use is considered to be an area in transition and will become
non-residential in the future based on the adopted master plan.

2. Whether or not the existing use of land adjacent thereto is such that the obscuring effect of a
wall or berm would achieve no substantial screening function.

3. Whether or not the ground elevation of the site in question and the land adjacent thereto is such
that an obscuring wall or berm would not be required to provide the required obscuring effect.

(b) The planning commission may temporarily waive wall or berm requirements for an initial period
not to exceed 12 months. Granting of subsequent waivers shall be permitted, provided that the planning
commission shall make a determination as hereinbefore described for each subsequent waiver.

The city may require that suitable maintenance guarantee be provided for the continued maintenance of
walls required under this chapter.

The requirement for screening between off-street parking areas, outdoor storage areas, and any abutting
residential districts may not be required when such areas are located more than 200 feet from such abutting
residential district.

(Ord. of 10-6-03; Ord. No. 2011-03, § 1, 1-17-11)



Sec. 78-207. Corner clearance.

(1)

()

A clear vision area shall be established within the triangular area formed at the intersection of any street
right-of-way lines by a straight line drawn between such right-of-way lines at a distance along each line of 25
feet from their point of intersection. Walls, fences, berms, shrubs, hedges or other plantings (excluding trees)
and signs in this area shall not exceed 30 inches in height above the average gutter grade adjacent to this
area. Trees planted or signs erected within this same area shall not have branches or portions of the sign
area lower than eight feet above the average gutter grade. A clear vision area shall be required in the 15-foot
corner triangle formed at the intersection of any driveway and alley or any driveway and street right-of-way
line. See Figure 1.

The planning commission may require a clear vision area as outlined in 78-207 (a) to be established to
provide adequate sight visibility, corner clearance, and building setback within the B-2 zoning district. On
sites where strict compliance is impractical, the planning commission may modify the required clear vision
area.

Figure 1.
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(Ord. of 10-6-03; Ord. No. 2007-01, § 5, 5-21-07)



Sec. 78-208. Standards for trash dumpsters.

(1)

(2)

(3)

(4)

(5)

(6)

(7)

A dumpster shall be required for establishments that generate four or more cubic yards of commercial
solid waste per week.

Dumpsters shall be clearly accessible to servicing vehicles and should be located in the side or rear yards.
If the front yard is the only location available for a dumpster, the location shall be at least ten (10) feet
from any building, and it shall be located as far as practicable from any adjoining residential district and
road rights-of-way. Parking shall not hinder access to empty the dumpster and in no instance shall parking
be striped in front of an enclosure.

Dumpsters shall be placed on a concrete pad. The concrete pad should extend a minimum of three feet in
front of the dumpster enclosure. Bollards (concrete-filled metal posts) or similar protective devices shall
be installed at the opening to prevent damage to the dumpster enclosure.

Dumpsters shall be screened on three sides with a wall. The wall shall be split face block or an approved
alternative that is similar and/or compatible in material and/or color to the main structure. The wall shall
be not less than six feet in height or at least six inches above the height of the enclosed dumpster,
whichever is taller. The fourth side of the dumpster screening shall be equipped with a wood, vinyl, or
metal gate that is the same height as the other three sides of the enclosure. The gate shall be lockable
and shall block the view of the dumpster. Commercial grade slats are required for a chain link gate. The
gate shall remain closed and shall only be opened for the loading and unloading of the dumpster.

The location and method of screening of dumpsters shall be shown on all applications and sketch plans
submitted for administrative approval or site plans submitted for approval by the Planning Commission.

The Planning Commission encourages the sharing of dumpsters by businesses. A written agreement shall
be submitted and maintained on file.

The Planning Commission may consider waiving or modifying these requirements upon determination
that the location, screening, or removal of refuse will be handled in an acceptable manner. The request to
waive or modify these requirements shall be submitted in writing. The owner shall provide a list of all
standards requiring a waiver or modification. Any waiver or modification granted shall be limited to the
use of the property at the time the request is made and evaluated. Any change in use or development of
the site upon which the dumpster is located may require compliance with all standards of this section.
The Planning Commission may request a report from the Director of Public Safety and/or the Director of
Municipal Services when determining the acceptability of the requested modification or waiver. The
Planning Commission may require additional landscaping, screening or other site improvements as an
alternative to adhering to the requirements of this section.

Sec. 78-209. Reserved.
Sec. 78-336. — Reserved.



CITY OF PLYMOUTH www.plymouthmi.gov

201 S. Main Phone 734-453-1234
Plymouth, Michigan 48170 Fax 734-455-1892

MEMORANDUM

To: Planning Commission

From: Greta Bolhuis, AICP, Planning and Community Development Director
Date: June 4, 2026

Re: Sub-Committee One Year Check-in

As you are aware, the Planning Commission established two sub-committees at the May 14, 2025
meeting. The first sub-committee is dedicated to advancing the efforts of the MSHDA grant related to
housing ordinance amendments. The MSHDA sub-committee has been meeting every two to three
weeks on Mondays at 4:30 p.m. The second sub-committee is dedicated to reviewing and drafting
amendments to implement the “quick” zoning ordinance amendments for the zoning audit report. The
Zoning Audit sub-committee has been meeting every three to four weeks on Mondays at 6:00 p.m.

Both sub-committees have been working diligently since their first meetings in June 2025. Since there
has been some turnover in Planning Commission membership and it has been a year since we
established the sub-committees, staff wanted to formally check-in and provide an opportunity to pivot
if needed. We understand that life changes and external pressures can make another meeting difficult
to attend. If there are Planning Commission members who are ready to step off a sub-committee, we
wanted to provide that opportunity. Similarly, if there are members who are willing to sign up for a
sub-committee, we also wanted to provide that opportunity. I've included current sub-committee
members below:

MSHDA Zoning Audit
1. Hollie Sarawat 1. Kyle Medaugh
2. Joe Hawthorne 2. Katie Rossie
3. Sidney Filippis 3. Don Webb
4. Zach Funk 4. Vacant

| look forward to discussing this with you. Should you have any questions, please don’t hesitate to
contact me directly.
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