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Agenda
Planning Commission
Council Chambers
Wednesday, November 18, 2015 — 7:00 P.M.

l. Call to Order
1. Roll Call
Roderick Johnson, Chair P A
Cheryl Zuellig, Vice Chair P A
Anthony Bedogne P A
Phil Hollifield P A
Heidi Jugenitz P A
Liz Dahl MacGregor P A
Briana A. Mason P A
1i. Approval of Minutes
e October 14, 2015
V. Audience Participation
Open for general public comment to Planning Commission on items for which a public hearing is not
scheduled.
V. Presentations and Public Hearing Items
e None
VI. New Business

e Site Plan Review: Parkridge

VII. Old Business
e Special Use Permit Revocation: 50 Ecorse

VIIl. Future Business Discussion / Updates
e 1420 Washtenaw

I1X. Committee Reports
e None

X. Adjournment
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V.

PLANNING COMMISSION
MEETING MINUTES
October 14, 2015
CITY COUNCIL CHAMBER
7:00 P.M.

CALL TO ORDER

The meeting was called to order at 7:00 p.m.

ROLL CALL
Present: R. Johnson, H. Jugenitz, P. Hollifield, A. Bedogne , C. Zuellig, L. MacGregor
Staff: Bonnie Wessler, Planner 11

Nan Schuette, Executive Secretary
APPROVAL OF MINUTES

Commissioner Zuellig moved to approve the minutes of September 16, 2015 (Support: H.
Jugenitz) and the motion carried unanimously.

AUDIENCE PARTICIPATION
None
PRESENTATIONS AND PUBLIC HEARING ITEMS

1. 602 Emmet

Ms. Kochanek, Associate Planner, stated that this is a request for a Special Use to increase from

a 9 unit rooming house to 12 rooms. The property is on a corner lot at Emmet and Perrin

Streets, with frontage on Emmet. There is parking at the rear of the structure. Zoning is CN —
Core Neighborhood, which allows for a rooming house after approval as a special land use. The
applicant is proposing to convert an old living room and chapter room on the first floor of the
house to rooms for sleeping. They plan to add bike racks and do other property improvements
including a screened trash enclosure. The plans call for four parking spots at the rear of the

property.



The special use criteria was reviewed, after which, the Planning Department recommended
approval of the special use since it is substantially in compliance with Sec 122-165(b) and with
the condition that it would be subject to approval of the site plan and that every resident with a
vehicle must purchase a parking permit. Staff recommends that the site plan also be approved
and listed the various findings and conditions.

Chairman Johnson asked if the property to the north is also a rooming house to which Ms.
Kochanek responded that all properties around there are student residences.

Commissioner Zuellig asked the number of people allowed to occupy one room. Ms. Wessler
responded that this comes under the building code. Commissioner Zuellig also asked about min
sq. ft per unit as required by the housing code — do we have any idea if they meet the
minimum requirement and Ms. Wessler responded that it is her understanding they are in
compliance with the building code. Commissioner Zuellig’s concern is that by allowing more
people in one room, it would increase density of proposed use, with the possibility of being able
to have a total of 24 people, which would entail more parking, etc.

Commissioner Jugenitz moved to open the public portion of the hearing (Support: A. Bedogne)
and the motion carried unanimously.

Bob Beaugrand, owner of the property along with his brother, Michael Beaugrand —
was in attendance to discuss the project/property at 602 Emmet, which they have owned since
August 2015. They were born in Ypsilanti as well as attending EMU and have invested over
$150,000 in this property. He gave some history on the property stating that it was formerly
owned by the Arm of Honor, a fraternity house. Over the years there had been many
complaints about the noise and use of the property and parking, including numerous weekly
calls by the Police Department, who labeled it as a drug house. The Alumni Association had
declining membership which also meant declining rent and unable to pay taxes. As a result, the
house was facing condemnation earlier this year and the residents were forced to vacate the
property by court order. The new property owners plan to make many improvements with only
one person per room. They will have a security system and video surveillance on the property
and will have parking at the rear for four vehicles, each of whom must purchase a parking
permit. He detailed the living areas as well as the common areas, which will consist of a
kitchen, dining area and computer room. They will have a resident manager to oversee the
property to ensure there are no problems and have also met with EMU officials to discuss public
safety in the area and it is their intention to be good community neighbors.

He showed pictures of the property when it was first purchased and the renovations they have
made so far. It has passed all the inspections.

Commissioner Hollifield asked about the property to the west to determine if it is a shared
driveway. Mr. Beaugrand responded they own %2 the driveway at 604. He does not foresee
any parking problems since he feels there is adequate parking. His long-term plan is to come in
on Emmet, have angle parking in the back and pull out on Perrin. Commissioner Zuellig asked
if the owner felt confident that the trash cans would be big enough if they were granted the
additional 3 units and he responded that they would have recycling bins as well as large trash
containers. Commissioner Zuellig also asked that the parking on the lot should be clearly
defined adding bumper blocks to limit parking on grass, etc. Mr. Beaugrand agreed to this.



Robert Barnes, managing partner of Barnes & Barnes Properties. He is a neighbor of
the applicant and commends the work that they have done on the property and agrees they are
doing a good job. However, he is not in agreement with taking a nine room property and
increasing it to 12 units which will add constraints to the neighborhood, making it more non-
conforming.

He understands that corridor better than anyone having properties in that location for the past
30 years — this increase runs with the land. This is a very densely occupied area of our
community. He listed all the various rentals in the area and the number of bedrooms in each
with zero parking and by giving this special use, would make it even more of a problem with
regarding to parking. All of these units have to get a parking permit from the city but there
are not enough parking spaces right now.

Mike Beaugrand — applauds Mr. Barnes and knows he has done a great job with his rentals.
It is his opinion they are actually reducing the use by only having one occupant to a unit and it
would be reduction in use of cars. Not every student will have a car.

Bob Barnes - reiterated they are doing a fabulous job but he has 30 years’ experience on that
block and knows the parking situation intimately. He provides every room he rents parking
space for a car.

Commissioner Jugenitz moved the close the public portion of the hearing (Support: P. Hollifield)
and the motion carried unanimously.

Commissioner Jugenitz asked about the new layout and how much common area there would
be which Mr. Beaugrand repeated — kitchen area, dining area, computer room, which he felt
could accommodate 12-15 people if someone had a friend visit.

Chairman Johnson asked if they would consider covered bike parking and Mr. Beaugrand
agreed that this could be accommodated and he would make note of it.

After further discussion among the board, Commissioner Zuellig moved that the Planning
Commission approve the Special Use Permit for the 602 Emmet Student Housing with the
following findings and conditions:

Findings

1. The application is substantially in compliance with Sec 122-165(b

Conditions:

1. Special use approval shall be subject to approval of the site plan.

2. All residents of 602 Emmet with a car shall be required to get a residential parking
permit

3. Staff will evaluate the parking situation within two years and work with the applicant to

find a solution, if needed.

The motion was supported by Commissioner Jugenitz. A roll call vote was taken and carried
unanimously 6:0.



VI.

VII.

VIII.

IX.

Commissioner Zuellig moved that the Planning Commission approve the Site Plan for the 602
Emmet Student Housing with the following findings, and conditions:

Findings:

1. The application substantially complies with Sec 122-127.

2. Proposed parking is more conforming than the current parking.

Conditions:

1. New rooms must comply with the building code.

2. Resident manager contact information is required.

3. The gravel drive needs to accommodate the four parking spaces at the required
minimum dimensions and shall be clearly delineated with either curb or bumper blocks.

4. Lighting is not addressed in the plans, parking needs to be artificially lit at night. A
lighting plan is needed and can be administratively approved.

5. Plans call for 4 parking spaces where 12 are required. However, the 4 spaces are an

improvement from what currently exists. Applicant shall make at least 8 of the bike
spaces to be covered to provide a discount of two additional parking spaces, thereby
reducing the nonconformity.

6. 10% of lot size is 500 sgft and is required as landscaping and plans shall be amended to
show amount of space that the landscaping will occupy. Amend plans to show
percentage.

7. Quiality of plants needs to be addressed. Plantings must be maintained and planting

plan can be approved administratively

The motion was supported by Commissioner Jugenitz. A roll call vote was taken and carried
unanimously.

NEW BUSINESS

None

OLD BUSINESS

None

FUTURE BUSINESS DISCUSSION/UPDATES

October 21 regular meeting — 1420 Washtenaw
November 18™ meeting - Parkridge

COMMITTEE REPORTS
1. Non-Motorized committee — appoints, resignations

Commissioner Bedogne moved to appoint Kelly Kowatch and Lena Reeves to the Non-Motorized
Committee (Support: L. MacGregor) and the motion carried unanimously.



2. Non-Motorized Committee — January thru September minutes included in packet

ADJOURNMENT

Since there was no further business, Commissioner Zuellig moved to adjourn the meeting
(Support: P. Hollifield). The meeting adjourned at 8:30 p.m.



City of Ypsilanti
Community & Economic Development Department

12 October 2015

Staff Review of Site Plan Application
Parkridge Homes
SE corner of First & Harriet

GENERAL INFORMATION

Applicant: James Pappas
Fusco, Shaffer & Pappas, Inc.
550 East Nine Mile Rd.
Ferndale, MI 48220

Project: Parkridge Homes

Application Date: 18 September 2015, plan revision 10/20
Location: SE corner of First Ave and Harriet Street
Zoning: MD- Multiple Dwelling Residential District
Action Requested: Site Plan approval for Parkridge homes

Staff Recommendation:  Approval w/ Conditions

PROJECT AND SITE DESCRIPTION

The Parkridge Homes site currently has 20 multifamily buildings that face onto First Ct and Armstrong Drive,
accessed from First and Harriet Streets, and surrounded by a wrought-iron fence. It is approximately 7.4 acres.
The applicant is proposing razing the existing structures and building new to replace them.

The parcel is zoned MD- Multiple Dwelling Residential District, which allows for a multiple-family residential
development, rental or owner-occupied, designed specifically for apartments, townhouses, and/or other housing
types. Multiple family dwellings up to a maximum of 6 units per building are permitted. More than 6 units per
building require a special use application.

The plans propose to split the existing single parcel into three, to allow for publicly-owned right-of-way. The
entire parcel is currently city-owned; the three parcels will be owned by a public-private partnership similar to
Hamilton Crossing. This presents an interesting challenge for review: the drives function much as private drives
would, as they only access this housing development. However, they will be constructed to public standards and
accepted (presumably) as City right-of-way. Thus, in some areas, we treat them like public roads- and in other
areas, we treat them as private. We will note whenever that occurs. The area with the perpendicular parking-
called First Court on the site plan; this may change its name, so we refer to it as simply “court”. We will be
treating that area as something resembling a parking lot, in terms of counts.
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_ Figure 1: Subject Site Location
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Figure 4: photograph of site

10/13/2013

Figure 5: Land Use and Zoning of Surrounding Area

LAND USE ZONING
NORTH Single family residential R-1- Single Family Residential
EAST Parkridge Park P-Park
SOUTH Church & Single Family residential R-1- Single Family Residential
WEST Churches & Single Family residential R-1- Single Family Residential
SITE PLAN: CRITERIA AND REVIEW §122-128
STANDING §122-128(1)

The applicant is legally eligible to apply for site plan review, and all required information has been provided.
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REQUIREMENTS §122-128(2)

“The proposed site plan conforms with all the provisions and requirements, as well as the spirit and intent of this
chapter and the Master Plan. The proposed development will meet all the regulations of the zoning district in
which it is located.”

Figure 6: Requirements

EXISTING
ORDINANCE REFERENCE REQUIRED CONDITIONS PROPOSED
MD: §122-263
LOT REQUIREMENTS
Minimum Lot Min varies Parcel A:
Width 45 ft harriet: 476'/5 = 95’
ft first: 180'/2 = 90’
court: 503/5 = 100’
Parcel B:
First: 220" /3 = 73’
Armstrong: 634°/7 =
90’
court: 349’ /9 = 113’
Parcel C: 597’ /9
bldgs = 66’
Minimum Lot Min ~7.4 ac Parcel A: 2.005 ac
Size 8,000 sqg. ft / 0.18 ac Parcel B: 2.310 ac
ft Parcel C: 1.31 ac
Lot Coverage Max Not given.
% 45%
BUILDING ENVELOPE AND HEIGHT
Front yard Min Parcel A:
setback 25 ft -harriet: 25’
-first: 25’
-court: 25’
Parcel B:
-first: 25’
-armstrong: 25’
-court: 25’
Parcel C: 25’
Side yard Min Parcel A:
setback 4 ft -harriet: >25'
ft if more than 4 units, 6; -first: n/a
if directly abuts R1, 25’ -court: 5’ btw 30, 31;
all else >6'
Parcel B:
-first: >20’
-armstrong: >20’
-court: >20'
Parcel C: >20'
Side yards Min All meet.
(combined) 12 ft

if more than 4 units, 12’
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EXISTING
ORDINANCE REFERENCE REQUIRED CONDITIONS PROPOSED
Street Side Min All meet, >25’
Yard setback 8 ft
if more than 4 units, 15
Rear yard Min Parcel A:
setback 25 ft -harriet/court: 45’ at
ft narrowest point
-first: 20’ (20 to
31)
Parcel B:
-first: 43’ at
narrowest
-armstrong/court: 25’
at narrowest (bldg.
15/comm bldg.)
Parcel C: 25’
Distance Min Parcel A: 6’ btw
between 20 ft buildings 30 & 31
buildings NOTE- per
conversation with
architect, that
distance has been
increased to 12'. A
variance will still
be needed.
Height Max 2 stories 2 stories; <30 ft
stories 65 ft or 6 stories
PARKING | Location: Side and rear On street parking
PROVISIONS | yards only w/ 10 ft setback and driveways for
duplex-style units. No
lots proposed.
Ratio of Lot | The total number of rooms Parcel A:
Sizes to | in a multiple apartment 87,337/1400= 62
Number of | dwelling structure must not 62
Units | be more than the area of the Parcel B:

parcel in square feet divided
by 1,400 square feet.

100,602/1400=72
75

Parcel C:
60,178/1400=43
52

Total, 189

Summed: 322,039
sq ft, 230
bedrooms
permitted.




Site Plan Review | Parkridge Homes | 13 November 2015

EXISTING
ORDINANCE REFERENCE REQUIRED CONDITIONS PROPOSED
The required minimum floor Per floorplan
area per unit type is as pages:
follows: 1b upper and lower
Unit Type Required Min. flats — 807

Square Footage
1 Bedroom: 600
2 Bedroom: 800
3+ Bedroom: 1,000

2B flats — upper and
lower- each 1163
2b townhome: 976

3B upper, 3B lower,
3B townhome: all
1,400 sf.

Per cover page:
1 br: 850

2 br: 1100

3 br: 1260

Either meets
standards; please
submit finals.

A total of one hundred thirty
(130) square feet of outdoor
living space must be
provided for each bedroom
or studio/efficiency unit.
Porches, balconies and
improved roof areas may
count toward the required
outdoor living space,
provided no such area is less
than five (5) feet in width.
Such outdoor areas must be
buffered from streets and
parking lots. Off-street
parking areas, driveways,
and accessory uses may not
be counted as required open

189 bedrooms;
24,570 sq ft required
to be provided.
Calculations not
shown.
Programmed outdoor
areas:

North garden: 1410
Tot lot: 492

South garden: 2695
Total programmed
areas: 4597

11/12 conversation
indicates 21%.

space.
Maximum | Residential Uses not provided on
Impervious | 45% drawings. 11/12
Surface Lot conversation
Coverage indicates 39%.
Items to be Addressed:

1. Lot coverage calculations not shown. Applicant to submit. Conversation with architect 11/12 indicates
that the lot coverage (buildings) is 21%.
2. Impervious surface calculations not shown. Applicant to submit. Conversation with architect 11/12
indicates that the impervious surface coverage (buildings + paving) is 39%.
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3. Distance between buildings 31 and 30 is only 6" (or 12', per conversation with architect); 20 is required
by the ordinance. Applicant to apply for a variance or relocate the building.

4. Ratio of lot size to number of units: the standards of this section were devised with the thought that
private roads would serve the development. In this case, the roads will be public, and the single parcel
has been split into three. Staff recommends taking this figure as inclusive of rights-of-way within the site.

BUILDING LOCATION AND SITE ARRANGEMENT §122-128(3)
"All elements of the site plan shall be harmoniously and efficiently organized in relation to the character of the
proposed use, the size and type of lot, the size and type of buildings, and the character of the adjoining property.
The site shall be so developed as not to impede the normal and orderly development or improvement of
surrounding property for uses permitted in this chapter.”

The applicant is proposing 33 new buildings on the site, after demolishing all existing buildings within the project
extent. The site had been built in a cul-de-sac style, with multifamily buildings facing each other across small
parking lots, paved courts, or looped streets. The proposed plan eliminates First Court, and connects what's
currently called Armstrong Court through to First Street. This allows for a more natural flow of traffic through the
site and integrates it better into the neighborhood. By having the building fronts facing onto the street (and the
on-street parking), there is more natural surveillance of the site; studies have shown that this generally improves
safety. Overall, this site as proposed has much more of a neighborhood “feel” to it, getting away from the
barracks “feel” of this former wartime housing site. The community building is central to the development, and
its location at the opposite end of First/Armstrong Court from the Parkridge Community Center and the YHC main
offices ensures that this street, in particular, will be heavily monitored and well-trafficked.

Items to be Addressed: None.
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SITE ACCESS, TRAFFIC, AND PARKING §122-128(4)

"With respect to vehicular and pedestrian circulation on the site, including walkways, interior drives, and parking,
circulation shall to the extent possible create potential cross-and joint-access to adjacent parcels and the existing
block layout. Special attention shall be given to the location, number and spacing of ingress and egress points;
general interior circulation including turnaround areas; adequate provisions for delivery of services (trash
removal, school buses, mail and parcel delivery); separation of pedestrian and vehicular traffic; avoidance of
building corners next to access drives, identification of addresses,; storage of plowed snow, and arrangement of
parking areas that are safe and convenient, and insofar as practicable, do not detract from the design of the
proposed buildings and structures, neighboring properties, pedestrian and bicyclist safety, access to transit and
flow of traffic on adjacent streets. All buildings or groups of buildings shall be so arranged as to permit adequate
access by emergency vehicles as required by the city building code.”

Vehicular access to the site will be from the west off of First Ave where Armstrong Drive and Armstrong Court
intersect First Ave. Vehicles can also access from the North where Armstrong Drive intersects Harriet Street. Ten
of the buildings will have access directly from First Ave and Harriet Street. Pedestrian and bike access will be in
the same locations. Overall the site will have more accessibility for all traffic than it does currently. The Ride route
number 11 serves this area. There are four stops surrounding Parkridge, the closest one being First Ave north of
Monroe. New sidewalks are proposed in the plans on the perimeter of the development and on both sides of
Armstrong Court and Armstrong Drive. Vehicle parking will be on both sides of Armstrong Court and buildings
fronting on Harriet Street, Armstrong Drive and First Ave all have driveways. There does not appear to be any
bike parking indicated on the proposed plans.

Figure 8: Site Access, Traffic, and Parking

ORDINANCE EXISTING
REFERENCE REQUIRED CONDITIONS PROPOSED

MD: CIRCULATION
§122-273 STANDARDS

Easements: nonmotorized n/a
plan, ReImagine Washtenaw, Note: per the 2010
other Nonmotorized Plan,
18-25% of
households do not
have a car.
§122-834 PARKING | ¢ 9'x18’ minimum, 9'x18' spaces
Dimensions exceptions if adjacent to provided.
wall or overhang provided No small-car or
e May have 20% small car motorcycle parking
(8'x16’, signed) provided.

e May have 10% motorcycle
(5x8’, signed)

10
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§122-835

Access

5" walkway from parking lot
to parks, commercial,
transit, walkways,
institutions; raised/marked
crosswalks within parking lot

Crosswalks across
Armstrong Drive,
following Court
and at the south-
east bend shall be
provided to
facilitate access
between the
development and
the administrative
building and the
park. These and all
crosswalks shall
be marked with
high-visibility
(continental,
piano keys)
markings

Ingress &
Egress

Aligned across ROW, or
offset by 25’

e >50’ from intersection
e 20°-30' driveway

Uses existing curb-
cuts. Each is >50’
from other
intersections.
Double-drives
serving duplexes are
20" wide; single
drives are 10’ wide.

Internal
Maneuvering

n/a

Surfacing

see engineering
review.

Drainage

see engineering
review.

Striping

see engineering
review.

Wheel Stops

Fully curbed.

Lighting

see 122-641, below.

Signs

One monument sign
proposed at
Armstrong Drive.
Sign permit & plan to

be submitted

separately.
Screening & | 1 tree per 8 spaces 166 provided overall 86 non-street trees
Landscaping => 21 trees provided

(internal)

1 landscape island for each
16 spaces

Parking Lot/First
Court area only
met

11
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Islands w trees: 9" wide min
and 160’ sf

Islands w 5" min walkway:
11" wide min

Islands: curbed or used for
stormwater

Met.

All aisle-ends & corners
protected w curbed island

Met.

3’ between curb and planting
(5' if vehicle overhang)

n/a

Screening &
Landscaping
(perimeter)

Screened in accordance with
703 if abutting R1, MD, CN,
CN-Mid, CN-SF

No multiple-family

(3+ units) buildings
are abutting the R1
district to the south.

3'-4’ screen 80% opacity
where visible from ROW

n/a

Landscaped areas, walls, met
structures, walks- must be
protected by curbing
§122-836 Motor spaces | Single-family detached Single-family
awellings and two-family detached awellings
awellings: 1 per unit; garages and two-family
and driveways may meet this awellings: each unit
requirement. has a 40’ deep
driveway (or half of a
Multiple-family dwellings, 20" wide driveway),
including townhouses: 1.5 for sufficient for parking
each dwelling unit, plus 1 for 2 cars.
each 10 dwelling units for
guest parking. Multiple-family
awellings, including
Community building (private townhouses. 34
assembly). 1 per 3 persons townhome units; 54
allowed within the max spaces required
occupancy load (fire/building)
Community building:
NOTE: Max occupant load approx. 2900 sqgft =
cannot be determined 13 spaces required
without a floorplan that also
includes table layout. Suggest 67 total provided in
using 1/250sf in lieu for this the court/parking lot
review and updating code. area; met
Bicycle spaces | 1 per 5 motor spaces, None shown on
minimum of 2 plan. 14 required.
122-837 Parking | Transit Route 11 runs None requested.
discounts northbound on First

Street; the stop is
currently just south of
Armstrong Drive.

Alternative Vehicles

Bicycle

12
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PC discretion, special
circumstances not listed
above
122-839 Barrier-free | Comply with state building Four barrier-free
code spaces provided for
the four barrier-free
units in the
Court/parking lot. No
barrier-free spaces
provided for
community
building.
Ensure barrier-
free duplex units’
driveway parking
is accessible for
vans.
§122-647 SIDEWALKS | provide a sidewalk or shared- Sidewalks shown
use path along all frontages.
Sidewalks or paths
not shown to
programmed outdoor
areas. Applicant to
construct
sidewalks
connecting tot lot
and community
garden areas to
sidewalk network.
§122-649 TRAFFIC | Maintain shrubs/other No conflicts
VISIBILITY | obstructions lower than 30" observed.
and trees/other obstructions
higher than 8"
At driveway: within a 10'x10’
triangle formed by the
street ROW line and the
edge of the driveway
At intersection: within a 25" x
25’ triangle formed by an
extension of the property
lines, as measured from
the pavement edges.

Items to be Addressed:

1. Provide crosswalks across Armstrong Drive following Court and at the south-east bend to facilitate access
between the development and the administrative building and the park. These and all crosswalks shall be
marked with high-visibility (continental, piano keys) markings.

At least 14 bicycle spaces shall be constructed.

Provide at least one barrier-free parking space for the community building.

Ensure barrier-free duplex units’ driveway parking is accessible for vans.

Construct sidewalks connecting tot lot and community gardens to sidewalk network.

hhAWn

13
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STREET DESIGN §122-128(5)

"Streets are designed in context with the urban form and continue the established pattern of the surrounding
area. "

Armstrong Drive’s north/south stretch is, and is proposed to remain, approximately 24" wide and two-way, with a
small cutout for parking (northbound)at the Parkridge Community Center. Each travel lane, then, is 12" wide. This
is wide for the type of traffic it serves, and care should be taken to narrow the visual width of the road. The
applicant is proposing several street trees on their side of the street to provide this effect.

Sidewalks have been provided on the sides of the streets that are within the development. It is notable that no
sidewalks lead directly to the YHC's main offices. To reach the offices using the sidewalks, one can cross
Armstrong at Harriet, then use the walks for the Parkridge Center to “cut over” to the offices (and the park), or
use the street. Crosswalks on all four corners of the Court/Armstrong intersection are highly recommended; staff
realizes that the portion of sidewalk missing between Armstrong and the existing sidewalk on the north-east
corner of Armstrong and the Court is not owned by the YHC and filling that gap would be the City’s responsibility.

A crosswalk should also be provided across Armstrong Drive at the point where it bends to the west, to provide a
direct linkage to the park.

The east-west section of Armstrong Drive is approximately 38" wide curb-to-curb, two-way traffic, with 5 wide
sidewalks on each side behind a small tree lawn. No trees are shown in the tree lawn. They are proposing on-
street parking on both sides. This allows for approximately 11’ wide travel lanes and 8’ wide parking lanes. The
parking lanes are currently not marked as such on the plan. There is no delineation shown where on-street
parking will begin, although it’s likely just west of buildings 9 & 11. We recommend strong signage and striping.
Likewise, we recommend bumpouts at the crosswalk crossing Armstrong at First.

The Court handles two-way traffic and has perpendicular parking along both sides, as well as dumpsters. The

roadway is approximately 22’ wide overall (sometimes a smidge wider at the curves), which is suitable for
residential two-way traffic. A bump-out is provided at each end.

ENGINEERING & STORMWATER §122-128(6), §122-128(7)

(6) Adequate services and ultilities including sanitary sewers shall be available or provided, with sufficient capacity
to properly serve the development. Appropriate measures will be taken to ensure that site drainage will not
aadversely affect adjoining properties or the capacity of the public storm drainage system, or nearby bodies of
water. Provisions shall be made to accommodate stormwater and prevent soil erosion. All stormwater
management facilities, including but not limited to storm sewers and detention/retention facilities, shall be
designed in accordance with the "Rules of the Washtenaw County Water Resources Commissioner,” together with
any special provisions established by the city.

(7) Natural resources will be protected to the maximum feasible extent. The proposed development will not cause
soil erosfon or sedimentation problems, and will respect floodways or floodplains on or in the vicinity of the
subject property.

See engineering review.
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SCREENING §122-128(8)

"The site plan shall provide reasonable visual and sound privacy for all dwelling units on or adjacent to the
property. Fences, walks, barriers, and landscaping shall be used, as appropriate, for protection and enhancement
of the property. All outdoor storage of materials, loading and unloading areas, and refuse containers shall be
screened or located so as not to be a nuisance. Outdoor lighting shall be shielded so as to not adversely affect
neighboring properties or traffic on adjacent streets.”

Figure 9: Screening

EXISTING
ORDINANCE REFERENCE REQUIRED CONDITIONS PROPOSED
§122-641 Lighting | ¢ Dark Sky compliant; may Street lighting

be full cutoff where proposed will be 116"

affecting residential uses g:gn\hil?:tatéli:nvé!Lge
e not >0.5 fc @ lot line '

e . e offered and

: n:£t><lg '2 2: eight Z(F))cked by DTE. These

will become part of the
City's streetlight stock.
Staff recommends the
“lunar Granville,”
which has significantly
less uplight.

A cutsheet was
included for a
fixture that
presumably will be
located on the
structures.
However, locations
are not shown.

Side elevations
have not been
shown. No windows
are presumed to
exist on “ends” of
townhome
buildings. Provide
wall-pak lighting at
north end of
building 30;
between buildings
28 & 29, between
buildings 28 & 27,
between buildings
32 & 33, between
buildings 33 & 34,
and on the east end
of building 35
(community
building). Submit
plans for review.
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EXISTING
ORDINANCE REFERENCE REQUIRED CONDITIONS PROPOSED
8§122-650 Refuse Containers | masonry enclosure 1’ taller | Not shown Two dumpsters are

than dumpster (no less
than 6'), in rear yard, 80%
opaque swing door, on a
concrete pad

shown in the Court.
Curbside trash
service, including
recycling, is proposed
for the duplexes. No
recycling options are
shown for the
townhome residents.

§122-702 Landscape plan
§122-703 Screening | visual buffer of at least Not a conflicting land
Between Land | 80% opacity and 6’ height use.
Uses
If confiicting use
§122-704 Street Trees | 1 tree per 30’ of lineal Parcel A:

frontage, centered
between sidewalk and
back of curb:

Parcel A:

harriet: 431/30 =14
first: 180’/30 = 6
court: 503/30 = 17
armstrong: 173'/30 = 6
Parcel B:

first: 220" /30 = 7
armstrong: 634'/30 = 21
court: 349’ /1 =12
Parcel C:

Armstrong: 597’ / 30 =
20

first: 100/3= 3

e harriet: 0 (15)*

o first: 0 (8)*

e court: 9.

e armstrong: 0 (7)*:
located between
sidewalk and
building.
Insufficient
greenspace
between sidewalk
and street.

Parcel B:

o first: 0(10)*

e armstrong: 0 (24)*

e court: 11 Located
in bumpouts
/landscape islands.

Parcel C:

e Armstrong: 0

(21)*
e First: 0 (5)*

* number in
parentheses is
number located
between sidewalk
and building — not
sidewalk and
street.
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ORDINANCE REFERENCE

REQUIRED

EXISTING
CONDITIONS

PROPOSED

Conformance with Urban

Forestry plan

Approximately 8
small trees and two
large could be
located on Harriet
Street frontage per
2011 inventory.

Up to 10 small trees
could be located on
the First right-of-
way.

Type of tree in both
cases is constrained
by presence of
overhead wires. (see
figure next page)

rLegend

rees
OMMON

| . vacant site, large

F| gure 9a 2011

‘C i Tree Inventorx

vacant site, medium s

i vacam s:te small
»
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§122-707 Foundation | 6 shrubs per 30 lineal feet Foundation plantings
Landscaping | of applicable building provided for all
Required in MD, | frontage in 6’ wide structures.
PMD zoning districts | planting area
and with (Large
Footprint) Single
Story Commercial
Buildings on front or
sides of buildings
facing public ROW,
parking, or other
access
§122-708  Site Landscaping | 10% None ~16,900/27,849 =
60%

8§122-710 Exterior Electrical | Screen when visible from n/a n/a
any primary visual
exposure area

122-711 Landscape | Quality, composition, Meets.
Elements | berms, spacing, species
Credit for existing Given. Retained trees
vegetation considered in existing
counts.
§122-712 Maintenance | Readily available and No maintenance
acceptable water supply; plan specified.

may install underground
sprinkler system

§122-713 Fencing, hedges, | Per district None shown, none
walls, berms required.
Items to be Addressed:

1. Indicate location of building-mounted light fixtures and legible cut sheet.

2. Provide wall-mounted lighting between townhome buildings in conformance with 122-641. Submit light
locations and cut sheets for administrative approvals.

3. Re-dedicate approximately 50% of “foundation trees” along Harriet, First, and Armstrong (east-west
portion) as street trees. Recommend choosing street tree species from City’s “suggested species” list at
cityofypsilanti.com/zoning; ensure correct tree is chosen for location due to overhead wires- small trees
(ex.- dogwood, smoketree, serviceberry, zelkova) recommended.

4. Provide maintenance details for plantings, such as sprinkler system/watering plan.

OTHER DEPARTMENT AND AGENCY APPROVALS §122-128(10)

"Site plans shall conform to all applicable requirements of state and federal statutes, including health and
pollution laws, fire or explosion hazards, toxic and hazardous materials, and barrier-free requirements. Site plan
approval may be conditioned on the applicant receiving necessary county, state, or federal permits before a local
building permit or occupancy permit is granted.”

DEPARTMENT OF PUBLIC SERVICES

The applicant is responsible for obtaining permits from the Department of Public Services before beginning work
on any portion of the City right-of-way, including sidewalks, curbs/curbcuts, and driveways on Harriet and First.
Roads (Armstrong Drive and First/Armstrong Court) must meet all City engineering standards prior to City’s
acceptance. Storm drains and stormwater management practices must also meet City standards.
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FIRE DEPARTMENT

The applicant is proposing significant changes to the circulation patterns onsite. There are currently seven
hydrants within the site (two on First Court, five on Armstrong Drive). It appears as though there are five
hydrants proposed; but the locations appear to be outdated/incorrect. This will be addressed during engineering
review.

YPSILANTI COMMUNITY UTILITIES AUTHORITY
A permit from the YCUA for any new or modified water or sewer service is required. See attached letter;
deficiencies exist.

COUNTY WATER RESOURCES COMMISSIONER
A permit from the Washtenaw County Water Resources Commissioner for soil erosion and sedimentation is
required prior to starting work.

MASTER PLAN CONSIDERATIONS §122-128(11)

“An objective of site plan review shall be to protect and promote public health, safety, sustainability and general
welfare. It is also the intent of site plan review to improve the quality of existing developments as they are
expanded, contracted, or redeveloped in keeping with sound site development standards of this chapter and city
master plan.”

Safety Comes First. The changes to the layout in this area increase natural surveillance — “eyes on the street.”
Ensure lighting recommendations are followed. The programmed public areas- tot lot, gardens- will be lit and
legible as public spaces; connected sidewalks will ensure they are accessible.

Diversity is our strength. This development does not introduce or accommodate new economic, racial, or
other diversity. However, it does sustain the existing economic diversity of the City, and more units in this
development are barrier-free than in the existing.

Ypsilanti is sustainable. Community gardens have been planned from the outset as part of this development,
helping to support food security. Supportive programming, part of the Family Empowerment Program currently
offered at Hamilton Crossing, will be mandatory for residents, helping their stay in public housing be positive and
brief.

Anyone, no matter what age or income, can find a place to call home in Ypsilanti. This action preserves
affordable housing in Ypsilanti, and provides an increase in diversity of housing types for low-income households.
The redevelopment will likely help to stabilize neighboring housing by removing the existing blighted structures
and infrastructure.

Easily walk, bike, drive or take transit from anywhere. There is only one transit stop- the 11- near
Parkridge. The 46 stops on the far side of Hamilton Crossing. Ample parking is provided, and bicycle parking must
be provided. Street design is favorable for pedestrians, and bicycle traffic should be well-able to share the road at
the speed and volume of vehicle traffic.
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STAFF RECOMMENDATIONS: SITE PLAN

Staff recommends the Planning Commission approve the Site Plan for the Parkridge Homes with the following
findings, waivers, and conditions:

Findings
1. The application substantially complies with §122-127.
2. Ratio of lot size to number of units is inclusive of rights-of-way within the site.

Waivers
1. Re-dedicate approximately 50% of “foundation trees” along Harriet, First, and Armstrong (east-west
portion) as street trees. Recommend choosing street tree species from City’s “suggested species” list at
cityofypsilanti.com/zoning; ensure correct tree is chosen for location due to overhead wires- small trees
(ex.- dogwood, smoketree, serviceberry, zelkova) recommended.

Conditions

1. Lot coverage calculations not shown. Applicant to submit. Conversation with architect 11/12 indicates
that the lot coverage (buildings) is 21%.

2. Impervious surface calculations now shown. Applicant to submit. Conversation with architect 11/12
indicates that the impervious surface coverage (buildings + paving) is 39%.

3. Distance between buildings 31 and 30 is only 6" (or 12’, per conversation with architect); 20 is required
by the ordinance. Applicant to apply for a variance or relocate the building.

4. Provide crosswalks across Armstrong Drive following Court and at the south-east bend to facilitate access
between the development and the administrative building and the park. These and all crosswalks shall be
marked with high-visibility (continental, piano keys) markings.

5. At least 14 bicycle spaces shall be constructed.

6. Provide at least one barrier-free parking space for the community building.

7. Ensure barrier-free duplex units’ driveway parking is accessible for vans.

8. Construct sidewalks connecting tot lot and community gardens to sidewalk network.

9. Add bumpouts to the west terminus of Armstrong Drive.

10. Meet engineering and YCUA conditions as listed under separate cover.

11. Indicate location of building-mounted light fixtures and provide a legible cut sheet.

12. Provide wall-mounted lighting between townhome buildings in conformance with §122-641. Submit light
locations and cut sheets for administrative approvals.

13. Provide maintenance details for plantings, such as sprinkler system/watering plan.

Bonnie Wessler
City Planner, Community & Economic Development Department

CcC File
Applicant
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Dedicated to Providing Top Quality, Cost Effective, and
Environmentally Safe Water and Wastewater Services to Qur Customers

YPSILANTI COMMUNITY UTILITIES AUTHORITY 2777 STATE ROAD
YPSILANTI, MICHIGAN 48198-9112
TELEPHONE: 734-484-4600
WEBSITE: www.ycua.org
October 26, 2015

VIA ELECTRONIC MAIL

Ms. Bonnie Wessler, Plannier 11
CITY OF YPSILANTI

One South Huron Street
Ypsilanti, Michigan 48197

Re:  Preliminary (residential) Site Plan Review #2
Parkridge Homes (f.k.a. City Housing)

Dear Ms. Wessler:

This letter is written in response to the plans received October 23, 2015 from City Housing
Commission designer Fusco, Shaffer & Pappas, Inc. The plans have been reviewed with regards
to water supply and wastewater system design. The plans are not acceptable to the Authority. The
following comments need to be addressed by the Applicant and/or the Applicant’s designer prior
to the next plan submittal.

1. Presently, the onsite water supply system is owned and operated by the Authority and the
onsite wastewater system is owned and operated by the applicant. Based on prior
communication with the applicant’s design engineer, it is understood that the onsite water
supply and wastewater utilities will be private systems that will be operated and maintained
by the applicant. This needs to be confirmed.

2. The plans show proposed extensions of both water mains and sanitary sewers. It is unclear
what size pipes are being proposed for these extensions. The minimum allowable pipe
diameter for sanitary sewer is 8”, however, 8” diameter pipe cannot discharge to a smaller
diameter pipe.

3. There are several locations where the existing water supply piping and/or existing
wastewater system piping will be located too close to proposed buildings.

4. The plans do not indicate what will be done to abandon either the existing water services
to the current buildings or the lengths of existing sanitary sewer that will be eliminated.

5. The existing wastewater system is not shown in its entirety. A copy of what is believed to
be the original construction plan for the current layout is attached. The attached plan
indicates numerous upstream sections of the wastewater system are 6” diameter pipe. These
sections should be replaced with 8” diameter pipe and manholes installed at the upstream
terminus of each run.

6. The alignments of the proposed water services and building sewers should be reexamined.
There appear to be numerous services of excessive length and several crossings of proposed
services at acute angles. It is recommended that the angle between horizontal alignments
be no less than 45°.




Ms. Bonnie Wessler, Planner 11
CITY OF YPSILANTI
October 26, 2015

Page 2

Should there be any questions please contact this office.

Sincerely,

Z ot Db

SCOTT D. WESTOVER, P.E., Engineering Manager
Ypsilanti Community Utilities Authority

cc: Mr. Jeff Castro, YCUA
Mr. Bob Fry, YCUA
Mr. Marcus McNamara, OHM Advisors, Inc.
Ms. Brooke Ellis, Fusco, Shaffer & Pappas, Inc.
Mr. Mike Peterson, P.E., Nowak & Fruas

G:\CDproj\YpsiCity\2015 - Parkridge Apartments (City Housing)\PRSP Rev#2.docx
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SUMMARY TABLE

SITE DATA
SITE AREA (GROSS) 7.39 ACRES
322,039 S.F.
ZONING
EXISTING MD - MUTIPLE DWELLING RESIDENTITAL
HEIGHT
MAXIMUM 6 STORIES
< 65 FEET
PROPOSED 2 STORIES
<30 FEET
UNIT COUNT
1 BEDROOM - 850 S.F.
FLATS 12 UNITS
FLATS (BF) 2 UNITS
TOTAL 14 UNITS
2 BEDROOM - 1,100 S.F.
TOWNHOMES 20 UNITS
DUPLEXES 13 UNITS
FLATS (BF) 4 UNITS
FLATS (UPPER) 4 UNITS
TOTAL 41 UNITS
3 BEDROOM - 1,260 S.F.
DUPLEXES 25 UNITS
FLATS (BF) 3 UNITS
FLATS (UPPER) 3 UNITS
TOTAL 31 UNITS
SITE TOTAL 86 UNITS
SETBACKS REQUIRED PROVIDED
FRONT 25 FEET 25 FEET
SIDES 4 FEET 10 FEET
REAR 25 FEET 25 FEET
PARKING
REQUIRED (1.5 SPACES PER UNIT) 138 SPACES
PROPOSED
COMMUNITY BUILDING 10 SPACES
DUPLEXES 104 SPACES
TOWNHOMES 56 SPACES
TOTAL 166 SPACES
COMMUNITY BUILDING
PROPOSED 2,900 S.F.
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l |28 PROP. LINE JONED R3 R =e3 [T Lo Tvp : ONC_ »  3Clh NSy 7883779 \ oM\~ o . CONC. DOO ~ % i~ S ° GRILL 12 /BIKE RACK 19568 12" N INV. 777.81 : . " ; : . : :
. CflvulA _ SIGN(TYP i ) 3 ( ) 780.71 780.83 &\ 119" 2| 118 O\ \ 767.90 767.52 767.78 Y 7 N N 19 ON CONC. PAD 8" S INV. 759.31 8" W INV. 775.96
iy 2 (MULTIPLE-FAMILY MEDIUM (TYP) |is3 o = 780.60 68Vl sh ! AW ¢ 20\\ A 12 g e . N Ry Aok 7571 TABLE ON 5 CATCH BASIN CATCH BASIN
—oaZE DENSITY RESIDENTIAL) S of < S a7 1 P : 5 t\ 79 A\ M & e . A 757,25 158 MANHOLE
o | lz2PHER 53 O 7 2Ely . 4 CONC. 21 ) o YA \17s e A . LAY , CONC. PAD P RIM 780.53 RIM 774.72 MANHOLE (8] RIM 78246
A-eglZlzl <= . J86.86 « 788.60 . 787.88 Ca %5 e ©  WALL(TYP) 80.10_— T2 I\ & AL O AE 26738 /rof SCAPE 757.54), 7557 > 7 BENCH ON 12" NW INV. 777.53 12" N INV. 765.82 RIM 771.92 ) .
l’g B%l §| T % ) :: 5 / ’:J S; 780.52 - B S‘Ia\j\ » mr (;% g O. % 3 O 72.93 x 767.11 » 766 87066'61 K %bfb é')’ /\5%?)/\756.84 157 22 16‘1 -’\0/ CONC. PAD MANHOLE CATCH BASIN 8" NE INV. 760.82 gn EJI::I\\// 7766771211
7777 = 1. 37 0o = < % 2 A e WMo A 675 £ 5T N \ 766.56 © 0% 760" 765.86 : (O oy 38) 8" W INV. 761.22 . ’
4 GRS oo 4 coNCLEH 2o 3 o L b LN N © T 2od 76670 527 62.93 7677 © 55 S RIM 780.70 RIM 774.71 "
EX. HOUSE % 2l ;(‘% 2 E 5 walL(TYP) RIT S cone % 3" € % A\ N ) N2\ 3 1 AR \\“%%% o TS e © e /s S SRR %, I 7 - TTTERONMATE e 12" N INV. 775.20 FULL OF WATER 8 S INV. 760.92 o 1
| B SIS el R g 4 R >y N2\ 5 50 : ‘ i 1% 12" NE INV. 776.20 CATCH BASIN MANHOLE " y
sz ﬂ,g U5|—§ "g 18 = gﬁ (TYF) S < © o ,{)CV?/ (;; o\ AB o) d}?é - \ ﬁz o @\URE 766.89 g o APPROXIMATE < 5050.3 1602_7_1 =508 - ‘ PERRY RD, YPSILANTI 12" SE INV. 776.30 RIM 780.58 RIM 780.41 g EVIII:I\\// 77%%%13 PROJECT
786 gt T R o 785,75 S oy AR > 4 ¢ Iy 2 2\ Zo = « 766.46 ) 1%6,‘6‘?’ WATER /‘/LOCAT‘ON ue DTE >5Q€ ASPH. - Owner: YPSILANTI PUBLIC SCHOOLS 12" S INV. 775.00 12" E. INV 778.38 8" E INV. 773.71 e
BENCHMARK el | = dleg ) % v conc. Vel A o POST SN B A HLIN'S el Cmeo ., Ao, [FONTAN, e o, s - T AL APHE 11— 11=38-465-001 127 NW INV. 775,70 CATCH BASIN 8 WINV. 77381 100 Riw 78554 Parkridge Apartments
GEAR PIN ON LP sspe| | [B2/9 s [watL(rve) HYO ® Bl 03 ® ¢ a 78279WP\ B Vo N "{ | =) “ 'S ey 750 B el o e BaSIN FULL”OF DIRT M eE 10 8 E INV. 772.74 Ci f Yosilanti. Michi
* o oyl © x 1C782.33 = \o (3 I 4N Ji be) . g "
USGS. DATUM £X Hovs B T m wER L ﬁ& 28 L © lverzs —U750 o < Lol e <ol | S mps ) Hg / 766.87 BENCH 76673 - 76942 763.76 of [2 + 759.65 12° S INV. 778.11 CATCH BASIN 8" N INV. 779.70 ::IAI\\IAI’-I(I)T_\I-;- 772.84 1ty ot Ypsilanti, Michigan
P 55 99~ — TU8T50 : ' s _ O NS = TABLE ON 3 8" S INV. 779.50
\’mf‘s ¢ qum o CO0ER SHOR Tosies 1B L was/ls D% Pead B\ (] Bll -0 S NCZAEAD s ) CATCH BASIN B W N 762.24 8" WINV. 779.70 R 787.3¢
DIV ﬁ\m =1 loshsel e 78215 S = ' ; el 2 ) 0o 18 gg) S 2! -89 766.80 S posT /[J] IBENCH ON :?IZM IZSI:-I-\‘?77BO 92 CATCH BASIN MANHOLE g" ﬁ m\\; ;;gg:
784-89\5E o vl | o3 % wé SRFEEE T8 LB g, Bl gpros Ligsn A5 78080 posTe | FOS N\ y S CouRT e CONG. PAD - RIM 772.07 RIM 782.16 8" E INV. 778.44
78871 |5 . Gl W ELEC. Teone R 3 2 posT ALk 8 os LP CATCH BASIN 12" W. INV 763.42 8" S INV. 774.26
i | 2476 216 SFOCHE |5 g %2 - 556 0 SN . 3 meee S 12 o g 760.15 BENGH ON RIM 784.58 8" W INV. 774.46 MANHOLE CLIENT
\I\ Egh‘g* O 3 24 Y i A5/ KK P = g & 18 2 % WALL 4«10) S AT 77843 %0 57.26 CONC. PAD 12" SW INV. 781.08 CATCH BASIN 8° NW INV. 774.26 RLM 780.78
50 £ Tl . / 3 @ 1810 RETAINING [ S 1 SN J ég AA/N\BENCH LZ6o, ‘ MANHOLE ?(')“,’,' Eﬁf@%m 50 8" E INV. 774.06 8" S INV. 771.58
o S92 4 ol |5 : W\2 L PR Sl Y 8 i/ s, 760707 ' . 8" N INV. 769.48 I 1 1
32\ ~oHF il CONC 783,07 e ® 3 s > 3 s R 280, T He )@o%b@ % 7SC8NCO - e ' 12" NE V. 779.08 CATCH BASIN R 785 ¢ MANHOLE Ypsilanti Housing
EX. HOUSEZ] & 5o [o2FO N e} N : 782.9 : y 5 ' i 2 ©) g S . . .02 . .
™ mml N2 | ® N . (TYP) poST E%’OST posT  POST, .POST 14 0 Elj7 3 SIPs & BENCH S 20 \ © . 765.25 =« « 765.19 ‘ " RIM 780.29 » RIM 780.02 Commlsslon
o] RS = o d o 731, B 781,42 AR o P62 LP e S « 766.56 12" W INV. 779.39 » 8” N INV. 774.92 I -
3| EL.»E‘ ©? R | |loanze _7slog 81T TEIAS o HLA ==z B% QS 6 3 53 Lanpscare \; N4/ B ST 12" S INV. 777.39 8 W INV 777.74 8” E INV. 775.02 8" S INV. 769.62
FEo| [oP S o 1=5 | Fores . /8066 B136 TP n : 782,99 oRASS P ST 5 & ORASS 8 E INV 777.99 8" W INV. 775.02 8" N INV. 769.57 33 S. Gay Street
st L dsa] L ERY Sl IE 3 [ P 7808 e 04 @o\% A\ o = WRE /) KB ) o 764,77 CATCH BASIN CATCH BASIN C e :
783A.TT_ gal b Al B | , o eI Y : 8540\, BENCH | A S 7 764.01 RIM 781.52 RIM 780.20 Balti MD 21202
\ Swl S| RS i YRS 783,603 B oD 82 %o 9\ AN < 783.67 = 183 & o e NS : » 76613 ‘(l///( 12" E INV. 778.82 8" W. INV 778.25 altimore,
= — O - : =5 > @ - D " ‘ N
= = | o7 7478 = 780,89 3G 318 N S D Uy x 765.21 — STORM MANHOLE
ol 1k e B \ o - Fcone NS T za2 S S om T Al M Gaer™ RM 769,66 c/o Chesapeake Comm.
7777] 783.47 782.57 :;| 5 JE %“ (o) E/- g. = : %?’l\ ?g @‘: [ r(;yp)?:,’ y ngﬁgﬂ\ﬂﬁ@g\? 0737"?5 ,ﬂ% e 1829 gfﬂalz . . e64s ///’( 12: W INV. 778.11 S. E Ilmll ;gg%g AdViSOfS
783.43 CONC.!& EB| e .u| z 2N 75208 | 55GASD4 . % 23\ o8 %E v GRASS o) e M S o /8202 0g & uree32 1C782.77° ek o - LZANE(;EI;L 77 6" W. INV 761.06
EX. HOUSE SO z & 5319 = cE £ ANt 26 15322 =50k 9% — 182,41 /‘S N 782.826U782.47 e : :
o2/ o ll:“o E‘ ° o Sl E % : g 24 29 % (Qu ! /67/85 TS =t G&;"’Zﬁ 07583'6\ 0753-712 7821‘OGU781 i \ :?IZM Zslﬁl'32776 42
’ SO I N | ©\ Feez 22\ \a 2 % - g 0 % el qu1e> . 12° S INV. 777.42
© \w Bl o e . T ELEC B 078\-55?Q ASPHALT .“;-,5 C, o7 L o1 GEEAL~ 5 AT o0 \ " \ ¢
Sh © < . 3k & — 785 VS R IED ) 12” NE INV. 776.52
78510 EETI S 1 “ UPGAS | % ,\qj\%\g 782,04 1%”»-6 e 5 ?k \ S ° > GRS ?g{;; @ FENCE LIES 1.34° ; \
5 o Sl 78378 783.82 & T &> 7320 N T 570 > ?&1_5% L yes? Guqﬁgél—l() 1 L 67 o \@ x 782.85 2 EAST OF PROP. ) -
8575 2 §%| 24.18'y 7 Tt Lo o S eV . e 5 chﬂaal I 2,cn 1% 5 78240 182N D, LNE oes 2 e _ OY\/_L\»\& \ PROIECT LOCATION
o NO‘ @ <70 [ 4 Nn «‘9 7 T7C782.09 9 <0 . @ Cl FF50\ 12 < ™~ [} 20 P 7723 1 =\ _— RAIL RO \ ]
NS o o 0zt | 178 s— ™ 22 NG a1 Vo2 e N 2 VAV \\, 78348 Tc78278 s 13205
SlES b oo \ (72 18 5 = Q%LC»( cu7§96. o W .63 G GU’!_'%%_QB P PPN & A 3 \a erer cU782.59 ( — 773.i \ .
l M| 1S3 2 GAs ELEC. cAfﬂEa 2\ \PBLAE sl L= ! 161“1&6(%1\1} o mro e o TGl 6 * 5 : 782.77 & —— Tiea—" = 1180 774--55//% ~ \ No. 601 Armstrong Drive
| v |78260 _781.97 o 2,5 C782.38/6U781.90 P\g G%ﬂ?ﬂ—a\ . 5 ¥ xS 4 o 7esom\\e” X X 2 o480k 0\ 2 — 17678 15.9%, .
I oota N- ] o7s. owiBiig SR RO NS s e A ¥ v\ 7. \p T \ Part of French Claim 690
\ zg‘g Rro7B2.3k 1078 Y T 21 85 1 7 W‘v 783,23 5 o (Tve) o =] . Lot =, ) \ & 37835 GT\)@ %59 - i WIRES e 31% 3 o
780.78 l 55 Eg |F < G;ﬂ 1.85. - - @31,03/ :,0 %\;\ﬂ TC782.2 T P : “é POST gz AN - (TYP) 7"‘;4‘2;“ Se1eadd=—"" /(/ 5 550 77{)\08 - \ 77595 %G o T3S, R7E,
2 40 < oifis 61 Oy 3 o o2 o 72 Ve v = , = . . .
A S AL e m@ RTRINOUAe a8 S o a3 2 aq\PoT £ Rcatv 7B post T S ot TS v \ CRAVELYS 9 TREE LIST SITE DATA City of Ypsilanti,
SR S 5 4 78 43 82.65 FAPCERS %) " . =" up (T 77.18 3 ¢ 18
s < F% . GU;%E%B 3 A6 T O\ 7 = \Bo 0D 2) 84.4% 1 3= 78463 - 1 SOUTH NF PROP. Y\ \ P\ 776082 ¢ . s _ U o0 TREE NUMBER TREE TYPE Gross Land Area: 322,039 Square Feet or 7.39 Acres. h
| E g%l o K cu7e2 9 g m_a g 78274 eee W\ ) = \\990 ffia\ g\‘?’* R\‘L 2o\ \ \ = Gg%e;.«e\ - 1. 10" PINE Zoned: R—3 (Multiple—Family Medium Density Residential District) & Washtenaw COUII'[Y, MI
- ° o4/ 9E 3 CONG- 18- S = 323 71T 790 - - PL (Public Land District
EX. HOUSE |2 3 G@ 209 anefal howial : 2_;5 e R \% \ rfr%%% Té@ W\, \ e DL T A 1 /// § :1- ggg:: Building Setgocks: )
HYD[C782.58 1C/8) 0 £y 3 gx 8\ ™conc) gyeas 9 : © = ONCREE > 7713 W =eF % — g R-3: Art. VI, Division 4, Sec.122-295, (2), (3) & (4) Zoning Ordinance
@"'“ | 78269 __ 762.35 VEAO: % (e \V e \BY7738. 77k 76.62 v 16l e . TR e — 4. 200 MAPLE Front= 20" (2) SHEET
e ! T B ed oy o\ X free F ) \ge e e ] T W e = s ~— : 207 E Sides= (3) & (4
3l IS ; o . s o e 760 xC 6 . " =
S8 | 24.38 A, ) & 781,12 k) 0 e \% = = S\l 2 7 29 12 W Rear= 25’ 1
ras ] S / ; 5 o o\ &Rz e 3 7. 20" LOCUST ear Topographic, Boundary &
1Rl e\ 2 ¥ - cone s \ ﬁ\ = 3 G\% - QRSB el - EPENNUPQI\}-{IY'&?BNI§ 8. 20" PINE (2) Front yard. There shall be a front yard of not less than 20 feet as measured from pographic, Ty
220N %1 GRASS 78209\ 3 782.46  WALL(TYP) 779.07, T8\ / 1 U the front lot line. Where an existing front yard setback line has been established b
\ 1 9 =\& \i) 782,04~ 78\t 719 %%y 71 33 ELEVATION 781.71 9. 30" 0OAK 4
780.52 2 AL o S 3, : P ' e 00 T 1 18 U.S.G.S. DATUM 10. 20" MAPLE existing residential dwellings occupying 50 percent or more of the frontage within the
CONG, :,g;l 18! s GAS/( e 2 4 , _ ——FeNGE LES ON A 1l "- TR same block on the same side of the street, the depth of the front yard shall not be Land Title Survey
780763 E 22| ~ S LeCo] (& 782.06 781,49  /B1-67 420 PROR. LINE = - - less than the average depth of the front yards of the existing buildings on each side.
o3 W& — 1 61 782.20 \@° " ///Y/O“' g 00 12. 24" MAPLE (3) Side yards. For single— and two—family dwellings and roominghouses with four or
M=, & z “BENCH 1 i Za \ % 13. 24" MAPLE fewer units, no side yard shall be less than four feet, with a minimum total of 12 feet
780,37 22 | . - [ Te1.89781:53 g508 / I 781.68 227 % 14. 14" MAPLE for both side yards. For multiple apartment dwellings and roominghouses with more
55 | 5|l 5 o /8214 g 259 \ =39 \ 15. 6" MULBERRY than four units and for nonresidential uses, no side yard shall be less than six feet
ASPH_I 1 4 \ R, e 4 L3% 16. 12" BOX ELDER with a minimum total of 14 feet for both sides; provided that the minimum side yard
o | g“ 281 88\ : V™ 17. 20" LOCUST requirements shall be increased one foot for every two feet the structure exceeds 30
———-‘~;~<£g © 40 4 18. 40" PINE feet in height.
SINS l o 78] 22 /\( 19. 18" PINE (4) Street side yard. Where a side yard abuts a street, the minimum width of such
° Y FENCE LIES 015’ » street side yard shall be eight feet.
By ﬁﬁ/ B it BUILDING DATA g? 132. w\’,';EERY PL: Art. VI, Division 14, Sec.122-493, (2), (3) & (4) Zoning Ordinance
77948 R\ RIS Jo P-0.B. \ BUILDING LETTER [SQUARE FOOTAGE » Front= (2)
A s L BENED | A 1,608 22. S0 OAK Sides & Rear= (3) & (4)
71951 > 126l [ 780.92 —780.66 @ B. 1608 23. 24" ELM iy
il pre=vie \ . ) 24, 18" PINE (2) Front yard. The required front yard shall be equal to that of adjacent zoning Know what's below
780.61 @ s C. 1,608 25 18° LOCUST districts along the same street. In the case where the land abuts two zoning districts, .
\ ' [E) g.g%g 26' 12" ASH the required front yard shall be equal to the greater requirement of the abutting ca" hefore you d|g_
« 780.6 - s . - districts.
78058 —725 \_tjcg\\i)%\@\g T%FL\JTCALI I\}{IY'SEBNﬁ F. 1,608 27. 30" ELM (3) Side and rear yards. The required side and rear yards shall be equal to that of
™ 780.37 o1 NS 429 ELEVATION. 784.28 G. 1,608 28. 12 MAPLE adjacent zoning districts along a given property line. In the case where the land abuts
A owadk, S W D.S.CS. DATUM ? 1:2% 29. 20" PINE twot :r morz zoningi districits along a given property, the required yard shall be equal REVISIONS
\ d > 30. 20" PINE o the greater requirement.
T1ofe 28 E l'gg 31. 20" PINE (4) Abutting a residential district. Notwithstanding subsection (3) of this section, no 00-00-00
LEGEND N 1'608 32. 8" ASH principal building or accessory structure shall be located closer than 25 feet to any
N, 1150 33. 6 ASH adjacent residential district. An obscuring fence or greenbelt shall be provided and
éSPI-I = ésg:\olt O' 1-1 50 34, 18" LOCUST mo:gtoitr:eld on th?’is: dsitiles cortin.en:)r1 g t;gspr:_)perty r‘c(:lir'.actly abutting land zoned
= Cable 2 2 w residential as provided in section —703. For parks, open space areas, and all
CATV = Cable TV/Box/Riser TOPOGRAPHIC SURVEY NOTES 8 H gg gg :i. g::LE (ecreot!onol facilities. ond. structures, a 50—foot yard shall be maintained along any lot
gg = gfe‘::: g:tsi" All elevations are existing elevations, unless otherwise noted. ? g" 8%8 37, 14" MAPLE line which abuts residentially zoned land.
CONC = Concrete Utility locations were obtained from municipal officials and records of utility companies 3 : 38. 12: BOX ELDER Max. Building Height permitted:
E = Electric and no guarantee can be made to the completeness, or exactness of location. ' V. 3,020 39. SO” ELM R=3: Art. VIl, Division 4, Sec.122-296, Zoning Ordinance
W. 1,150 ’
EM = Electric Meter . 2 40. 12 T’I.?EE OF HEAVEN 3 storles/40’, whichever is less
EC = Electric Conduit/Riser FLOOD HAZARD NOTE 4. 18" ELM PL: Art. VI, Division 4, Sec.122—495, Zoning Ordinance
o = Electric Condut/ o ovel oy 35 on extertor bullding dimenslons at 2 18" ELM The maximum permitted building height in the PL public land district shall be equal to
G = Gas The d"%""ﬁ"é’ d::"":?“: °';‘ gh's surveyufoes not "te Awlthln °t§F’3°'°' F'r‘t’““ “02‘?{& Area 23, 4"—10" LOCUST :hat of odjo;e;nt ton::g districts along t?te ‘1sc:>rr1$d stre:t. lt?t thhe "c%se t‘:/‘h:re flot?1d abuts
- as defined by the Federal Emergency Management Agency; the property lies within _— _ w wo zoning districts the maximum permitted building hei shall be that of the
gl‘ _ grougdPLigPt picitt] LEURlells 71788 Zone X of the Flood Insurance Rate Map identified as Map No. 26161CO407E & Apartment buildings A_M’ S, T & V are two story, while 44. 16 MAPLE greater of the two zoning districts.pSee section 123—643 for exceptions to height
P uard Pos (PER RECORD NOT BENCHMARK 26161C0426E bearing an effective date of 4—3—2012 apartment buildings N—Q & W are one story. Said buildings 45, 40" COTTONWOOD lati
GV = Gate Valve TN T TOP NUT ON HYDRANT ) are constructed of wood frame with brick and vinyl exteriors 6. 18" PINE regulations.
HYD = Hydrant SANITARY MANHOLEL — ELEVATION 780.80 and a composite shingle roof. All building heights do not 47. 16" PINE R
|_7 = Light Pole (PER RgCORD/N T U.S.G.S. DATUM WETLAND NOTE exceed +24’, measured from roof peak to finished grade. 8. 12" BLACK WILLOW Total Parking:56 spaces including 7 barrier free spaces.
L/s = Landscape TIED N 49 10" ASH The above
MoN. o Monhole There was no cbservable evidence of wetlands within the aubject property. 50. 10" ASH Ordinance, Note: The bulding. setback lines-are not plotted herson. The surveyor camnot
MW . = Mon?tmer\‘fl " LEGAL DESCRIPTION 51. 18" MAPLE make a certification based on an interpretation of the Ypsilanti Zoning Ordinance. A zoning
= Monitor We R . o . L CEMETERY NOTE BASIS OF BEARING NOTE 52. 28" ELM endorsement letter should be obtained from the City of Ypsilanti to insure conformity. DRAWN BY:
OH LINES = Overhead Lines Land situated in the County of Washtenaw, State of Michigan City of Ypsilanti, is 53 14" MAPLE ,
P = Phone/Box/Riser described as follows: There was no observable evidence of cemeteries or burial grounds within the subject The basis of bearing for this survey was established by the East line of First Avenue - SURVEYOR'S CERTIFICATION D. McConkey
PH = Physically Handicapped Beginni ¢ the Int " f th terly I ¢ First A t sts 66 property. as described in the recorded legal description. Record bearing: N.01°31°30°W. To:
PIV = Post Indicator Valve eginning a e intersection of the easterly line of First Avenue, as it now exists
P/L = Property Line feet wide with the southerly line of French Claim 690; thence along said easterly line Capital Fund Title Services, LLC DESIGNED BY:
PM = Parking Meter of First Avenue, North 1° 31’ 30" West 639.16 feet to the southerly line of Harriett UTILITY NOTE TITLE NOTES LEGEND Oldp Republic National Title Insurance Company
ROW = Right of Way Street, as same now exists, 66 feet wide; thence along said southerly line of Harriett _ . Subject to: MANHOLE
SSN = g:nltoBry S€xe; ) Street North 72° 20' East 476.07 feet; thence South 17° 40’ East 185.82 feet; thence Al utilities are underground unless otherwise noted. : R —  EXISTING SANITARY SEWER This is to certify that this map or plat and the survey on which it is based }/ere made APPROVED BY:
= Stop Box (Water, North 72° 20° East 100.19 feet; thence North 1° 4° 5° West 68.77 feet’ thence North 1.(c) Ea t laims thereof, which t sh by th bli d. in accordance with the 2011 Minimum Standard Detail Requirements for ALTA/ACSM Land ;
Sl = Set Iron 72 20° East 165.74 feet: thence North 72° 25' East 190.94 feet: thence South 2* 2° 3}: :tili:;i?mzhtgwnm«:n l;g?tiggrzyozerz tgzlt'e[’r:‘i;zdrggngelsi reil::see;vs’t‘iigg r/;l(lJ log:;:itorg . (c) Easements or claims thereof, which are not shown by the public recor oRANT —— EXISTING SAN. CLEAN OUT Title Surveys, jointly established and adopted by ALTA and NSPS, and includes items 1, 2, K. Navaroli
) = Shutoff (Water) 17" East 517.45 feet t int in the Southerly line of French Claim 690; th PP i % g y Xy CATENVALE 3, 4, 5, 6(a), 6(b), 7(a), 7(b1), 7(c), B, 9, 11(a), 11(b), 12, 13, 14, 16, 17, 18, 19, 20(a) .
. 'y e e c e 0 on s m s e o e surve . . » 'y —_— —_— " i L i » (] (] » '’ ’ (] (] (] (] , ’ (] (] .
as eet to a point in the Southerly line of French Claim ence only be depicted If a Utllity Plan is furnished to th yor 2. Terms, conditions, restrictions and easements as disclosed in quit claim deed — R EXISTING WATER MAIN
S™ = Storm Sewer dlong said Southerly line of French Claim 690 South 72° 36’ 5" West a distance of recorded in Liber 637, page 593. [Said easement is not within or adjacent to the MANHOLE  GATCH BASIN 21 & 22 of Table A thereof. DATE:
TRANS = Transformer 990.8 feet to the point of beginning. subject property and is not plotted hereon]. O T} EXISTING STORM SEWER :
upP = Utility Pole SURVEY NOTES — The field work was completed on 11-18-2013. o 12 10 2013
W = Water Main Less any lands in the above description lying to the East of the following described R X _— R 3. Grant of Easement in favor of Comcast of the South, Inc., recorded in Liber 4492, o) EX. R.Y. CATCH BASIN o "('; ';""'o., -y
(R) = Record Measurement line. Beginning at the intersection of the easterly line of First Avenue with the There was no observable evidence of current earth moving work, building construction page 597. [Blanket easement]. A% .Msc,g// “,,
M) = Surveyed Measurement southerly line of French Claim 690. Thence northerly along the east right of way line or building additions. UTILITY POLE GUY POLE EXISTING BURIED CABLES e“o’)\v ,',... "\—7;‘-_ SCALE 1" = 60'
_ of First Avenue 639.16 feet to the southerly line of Harriet Street; thence easterly H © KEVIN 7% : -
© = Calculated along the southerly right of way line of Harriet Street 431.41 feet to the point of There are no known proposed changes in street right—of—way lines available from the :ésges:?tlorf ;’:;tgi"if'sgai? ;::u;g;k{ig%:sumtn ds:::;’:‘ o':nrojelittt;iT:r:z:e::el:tbseror — GUY 'WIRE OVERHEAD LINES Kevin Navaroli, P.S. H *f/ NAVAROLI Xt': 60 30 0 30 60 90
60 0 30 60 120 beginning of said line; thence southeasterly to the southerly line of French Claim 690 controlling jurisdiction. tricti 9 1 ) ye LIGHT POLE No 53503 £Z{ PROFESSIONAL § O %
| at a point 615.97 feet East of the Intersection of the South line of French Claim 690 restrictions Dated: 12-10-2013 $Q SURVEYOR .} %3 — | S— | S—
and the East right of way line of First Avenue, being the point of ending of this line. There was no observable evidence of recent street or sidewalk construction or repairs. . . ) . { SIGN sz NO Fad
All exceptions shown or noted on this survey were obtained from Title Commitment 2% A
GRAPHIC SCALE 1°=60' 601 Arrrlstrong Drive There was no observable evidence of site use as a solid waste dump’ sump or g:;wigg’s?-i.c with an effective date of 11—01-2013, issued by Capltcll Fund Title e EXISTING GAS MAIN “_"0 ,o.;“"i?fg?”\,%\‘s NFE ]OB NO. SHEET NO.
11-11-39—468—010 covers more land sanitary landfill. g “y TOFESS | OV
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2 2 \ 68.77'(R) TEL. (248) 332-7931
3 FAX. (248) 332-8257
o, .
>\ \"z %
z
= -/ “\ v ° ) 2
\::I\ S17°34 33°E
o 185.82'(M)
S17°40°00"E . __ |
o R o
- 7 33 S 2?2 o)
< &/ : P\C?\E { =R
— I~
-~ — . © —
.00 A =2959'00" o
R = 116.00 o W
L] ™~
L = 60.70° 529 ¥ \ W
— N
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]
= | CHD. = 60.01 NG cO 73\ R 3 LEGAL DESCRIPTION: PARENT PARCEL
] S"ﬂo 5? “ 0 66’ = Land situated in the County of Washtenaw, State of Michigan City of PRO]ECT
9-) \\A OOA. . ‘\81 % Ypsilanti, is described as follows: P k d A t t
}7) SA’ 0:5 Beginning at the intersection of the easterly line of First Avenue, as E.lI' 1 ge .par .mel} S .
— — oD 3 R\ o, it now exists 66 feet wide with the southerly line of French Claim Clty Of YpS]lantl’ MlChlgan
o A = 48°00°09 6 ” (\R 690; thence along said easterly line of First Avenue, North 1° 31
U-l m z R = 50.00 AN u\() E 30" West 639.16 feet to the southerly line of Harriett Street, as
=2 % - y M ({/\ 1?:32 R same now exists, 66 feet wide; thence along said southerly line of
Z O L = 4‘]'89’ b?/ A N ('J‘ Harriett Street North 72° 20’ East 476.07 feet; thence South 17" 40’
L 1S (=] © 6 East 185.82 feet; thence North 72° 20’ East 100.19 feet; thence
o>z CHD. BRG = - North 1° 4’ 5" West 68.77 feet’ thence North 72° 20’ East 165.74 CLIENT
»D-J< 8 oz zlq AN feet; thence North 72° 25’ East 190.94 feet; thence South 2° 2’ 17"
f) ~ S66°3314°W East 517.45 feet to a point in the Southerly line of French Claim . . .
55_) = CHD. = 40.68’ e =a’AN" 690; thence along said Southerly line of French Claim 690 South 72° YpSﬂantl HOUSlng
“QJG: — NB9'26'42"W | - T * A =29°59°00 36" 5" West a distance of 990.8 feet to the point of beginning. Commission
—
TS R = 50.00 Less any lands in the above description lying to the East of the 33S. G S
O ~ w b= 26 17’ following described line. Beginning at the intersection of the easterly . ay treet
o077 ‘ line of First Avenue with the southerly line of French Claim 690. .
g ; S-( P.0.B. CHD. BRG = L Thence northerly along the east right of way line of First Avenue Baltlmore, MD 21202
a O — PARCEL A A =51 '09’1 8” 639.16 feet to the southerly line of Harriet Street; thence easterly h
= N57°32'40"E dlong the southerly right of way line of Harriet Street 431.41 feet to c/o Chesapeake Comm.
- R = 140.00 the point of beginning of said line; thence southeasterly to the .
© 5 CHD. = 25.87’ 51 southerly line of French Claim 690 at a point 615.97 feet East of Advisors
O % — L = 125.00/ the intersection of the South line of French Claim 690 and the East
~ /. right of way line of First Avenue, being the point of ending of this
o pR 3 CHD. BRG.= righ
* o. ’ B
006 Ee S0711619"W 601 Armstrong Drive
\ “0 CHD. =120 89’ 11-11-39-468-010 covers more land
S89°26'42"E 146.57 2 PROJECT LOCATION
3 .
—— . 3 : No. 601 Armstrong Drive
A =3941'12" 3 LEGAL DESCRIPTION: PARCEL A g
/E\B? A = 48'00°09" R =.121.00 .‘OQA) Land situated in the County of Washtenaw, State of Michigan City of Part Of FrenCh Clalm 690
~ R = 116.00 L 83 81, Af)\, ©jy Ypsilanti, is described as follows: T 3S R 7E
o © - . = . 0) . oy . )
= . — ’ ol Beginning at a point distant N.01°31°30"W. 453.01 feet from the 1 1 1
% % L = 97.18 CHD. BRG = intersection of the Easterly line of First Avenue, as it now exists 66 Clty Of YpSﬂantl’
© CHD. BRG = A1*2A" feet wide with the southerly line of French Claim 690; thence along
© e o S52°41°34°W said easterly line of First Avenue, N.01° 31" 30"W. 186.15 feet to the Washtenaw COlll'lty, MI
== N66°33 14 E CHD. = 82.15’ southerly line of Harriett Street, 66 feet wide; thence along said
"o s s L . southerly line of Harriett Street N.72° 25' 27"E. 431.41 feet; thence
D M CHD. = 94.37 S.18" 18' 20"E. 172.55 feet; thence S.72° 32’ 10"W. 186.71 feet; SHEET
— 5 - w thence 60.70 feet along an arc of a curve to the left (radius 116.00
M. = > feet, central angle 29° 59' 00", chord bears S.57° 32' 40"W., .
S5 < ) - chord 60.01 feet) thence S.42" 33' 10°W. 67.27 feet; thence 41.89 Parcel Split Plan
=z Z 00 [o:A feet along an arc of a curve to the right (radius 50.00 feet, central
~ w2 _— angle 48° 00’ 09", chord bears S.66° 33’ 14"W., chord 40.68 feet);
) O,, - thence N.89° 26’ 42"W. 148.96 feet to the point of beginning..
262 ™ Containing 87,337 square feet or 2.005 acres.
/
T
= o\ — LEGAL DESCRIPTION: PARCEL B
Q ’32"\ A “1059” /r _— Land situated in the County of Washtenaw, State of Michigan City of
,['") 372 A = 461059 - // Ypsilanti, is described as follows:
—
R\ =187.00
2 , _— - Beginning at a point distant N.01°31°30"W. 168.481 feet from the
o P\\“E L = 150.73 T \ intersection of the Easterly line of First Avenue, as it now exists 66
4 feet wide with the southerly line of French Claim 690; thence along
?\O G\D = = CHD. BRG = \ \ Lot ane sald easterly line of First Avenue, N.O1° 31 30"W. 218.49 feet ; Know what's helow
AOV (LY~ K Rid < 2 ) thence S.89° 26’ 42"E. 146.57 feet; thence 97.18 feet along an arc =
P\a\\AST o 3? ) N49°26'41°E ) i of a curve to the the left, (radius 116.00 feet, central angle Call before you dig.
399\ CHD. = 146.68’ > \ g 48' 00' 09", chord bears N.66° 33’ 14”E., chord 94.37 feet); thence
L T o \ N N.42° 33 10°E. 67.27 feet; thence 26.17 feet along an arc of a
a A 23 curve to the left, (radius 50.00 feet, central angle 29° 59 00",
<@ c‘(ﬁfi chord bears N.57° 32’ 40"E., chord 25.87 feet); thence N. 72° 32’ REVISIONS
I d Vr \ 10”E. 187.68 feet; thence S.18" 18’ 20"E. 73.18 feet; thence 125.00
L(‘j O Z - ks feet along an arc of a curve to the right, (radius 140.00 feet,
x \_ . o T <, \ L LOT 457 central angle 51° 09’ 18", chord bears S.07° 16’ 19"W., chord 120.89
<< P.O.B. \U—’T 4547 @ \ feet; thence S.32° 50° 58"W. 6.33 feet; thence 83.81 feet along an
oo PARCEL B :\“3\63‘“_'4 arc of a curve to the right, (radius 121.00 feet, central angle
m o \ 1 39° 41’ 12", chord bears S.52° 41" 34"W., chord 82.15 feet); thence
o o %CL S.72° 32° 10"W. 432.52 feet to the point of beginning.
. N \ oW Containing 100,602 square feet or 2.310 acres.
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4 - LEGAL DESCRIPTION: PARENT C
\ — Land situated in the County of Washtenaw, State of Michigan City of
)/ _— — Ypsilanti, is described as follows:
? :; _— Beginning at the intersection of the easterly line of First Avenue, as
o % - — it now exists 66 feet wide with the southerly line of French Claim
» L % 690; thence adlong said easterly line of First Avenue, N.01° 31" 30"W.
NaSlN) o 99.84 feet; thence N.72° 32° 10"E. 451.37 feet; thence 150.73 feet
— - [e)) along an arc of_o curve to the left, (ru'dius_187.00 feet, central DRAWN BY:
o % angle 46° 10’ 59", chord bears N.49° 26’ 41°E., chord 146.68 feet);
z thence S18° 18' 20"E 153.55 feet; thence S.72° 32' 10"W. 615.97 N Naoum
feet to the point of beginning. Containing 60,178 square feet or
= 1.381 acres. DESIGNED BY:
(o) -
M —
— - =
) APPROVED BY:
° / .
5 Lot % BASIS OF BEARING NOTE K. Navaroli
=z — — /Y /% ﬂ < The basis of bearing for this survey was established by the East line :
_— z Oc of First Avenue as described in the recorded legal description. DATE:
/] - T A O% Record bearing: N.01°31'30"W. ’
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N57°32'40"E (66 ’ | sy LEGAL DESCRIPTION: PARENT PARCEL
| , O\)R“ P\ES N Land situated in the County of Washtenaw, State of Michigan City of
| Q‘"D = 60.01 NG G 78\ P\C 8 Ypsilanti, is described as follows:
3190 Fﬂ O 66’ | Beginning at the intersection of the easterly line of First Avenue, as PRO]ECT
\ P\?\\\A OA S ‘\67 it now exists 66 feet wide with the southerly line of French Claim .
3Aﬁ \ 699; thence along said easterly line of First Avenue, North 1° 31 Parkrldge Apartments
30" West 639.16 feet to the southerly line of Harriett Street, as . . . . .
| [ MR’ AA Y & same now exists, 66 feet wide; thence along said southerly line of Clty Of YpSllantl, MlChlgan
u_l A = 48°00°09 ,\Q Harriett Street North 72° 20’ East 476.07 feet; thence South 17° 40’
| ) o R = 50.00 - & ?—.32"\0 \ East 185.82 feet; thence North 72° 20’ East 100.19 feet; thence
2 . ) 9 North 1° 4’ 5” West 68.77 feet’ thence North 72° 20’ East 165.74
Z O L = 41.89 U Q;\ sl feet; thence North 72° 25° East 190.94 feet; thence South 2° 2' 17"
L O % East 517.45 feet to a point in the Southerly line of French Claim
a> % CHD. BRG = 690; thence along said Southerly line of French Claim 690 South 72° CLIENT
\ ':(< O N66°33'14"E 36’ 5" West a distance of 990.8 feet to the point of beginning.
\ %'&3 g CHD. = 40 68’ A — oA AA? Less any lands in the above description lying to the East of the YpSﬂantl HOUSlng
u — ne!? » ’ | = . T : A A =29°5900 following described line. Beginning at the intersection of the easterly C s
Dg; =z S89°26 42'E 148.96 ,\q/ _ line of First Avenue with the southerly line of French Claim 690. ommiss1on
\ ~ 1L g o R = 50.00 Thence northerly along the east right of way line of First Avenue 33 S G St t
%A o ‘,Q b= 2617’ 6|39.16thfeet tcihthle sc_)uht{\erlfy Iinelpf Hofrr}i_iet .St{egt; trt1e2§$ ;osftertlyt . ay ree
; alon e southerly ri of way line of Harriet Stree . eet to .
| 0:3> ; 8(_ = ,\Q CHD. BRG = __| | the goint of beginzingg of said I)ilne; thence southeasterly to the Baltlmorea MD 21202
o 5 =5109218" therly i f French Claim 690 at int 615.97 feet East of
\ 2 ;( e q-:b S57°32°40"W A 51°0918 fr?: ini;¥s;2$ioﬁ ofret?lfe So:}tlrr:1 line o(f! F:Jeﬁ:;\n Claim 690€gnd (:Ee (E)Eost C/O Chesapeake Comm-
. I ,‘f)g O)b‘ CHD o5 87’ R = 140.00 o \ right of way line of First Avenue, being the point of ending of this AdViSOfS
© 7 Y] .= . — 4 i line.
\ ©x N8 il LB L = 125.00 -
~ = 3 601 Armstrong Drive
5 fCE CHD. BRG,= 2 1 Armstrong |
| Z ?P\ SF . ) [o A 11-11-39-468-010 covers more land
602 2 g N7'16'19"E o)
\ \OOﬂ CRE , 2
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2\0 7 .
| N89°26°42"W 146.57° 2: PROJECT LOCATION
| P.0O.B. & .
\ S\ROMVSVTRONG CT. . T =3941'12" ‘QC){Z /‘é LEGAL DESCRIPTION: No. 601 Armstrong Drive
St e o A = 48100°09" R = 121.00 S <) ARMSTRONG DRIVE Part of French Claim 690
\ 2510 R = 116.00 L = 83.81 é\g\/ 9 ) Land situated in the County of Washtenaw, State of Michigan City of T3S> R7E,
— . ’ > Ypsilanti, is described as follows: : . :
o O L = 97.18 CHD. BRG'= City of Ypsilanti,
\\ @ CHD. BRG = N5241"34"E intarsection of he Easterly line of First Averiue, as It now exists 66 Washtenaw County, MI
= °*Z22'14" s feet wide with the Southerly line of French Claim 690; thence along
:; B S66°3314°W @D' = 8215 said Easterly line of First Avenue N.01° 31" 30"W. 68.4 feet; thence
| % NS CHD. = 94.37 N.72° 32" 10"E. 432.52 feet; thence 83.81 feet along an arc of a
e — curve to the left, (radius 121.00 feet, central angle 39° 41’ 127, SHEET
M M chord bears N.52° 41° 34"E., chord 82.15 feet); thence N.32° 50’ .
‘ =5 58"E. 6.33 feet; thence 125.00 fest along an arc of a curve to the Right-of-Way Plan
% = left, (radius 140.00 feet, central angle 51° 09’ 18", chord bears
\ N.07° 16" 19"E., Chord 120.89 feet); thence S.18° 18' 20"E. 150.21
feet; thence 150.73 feet along an arc of a curve to the right,
| 32 57: (radius 187.00 feet, central angle 46° 10’ 59", chord bears
. S.49° 26’ 41"W., chord 146.68 feet; th S.72" 32° 10°W. 451,37
\ A feet to the pointco(;rbeginning. %%ntuin?gse:’:g.gw square feet or
0.916 acres..
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7 D C : CHD. BRG = T ARMSTRONG COURT < bel
2 NG 6 P 51 ) Know what's helow
= @) 9 A. gt g g o . - —— ]
\ 2(: P\‘\AS"R SF " 0 AE) S49°26'41°W ? bgr;ﬁars‘ltti?c?;egegcrtlgsdCg:nftgl”:‘;sy%shtenuw, State of Michigan City of ca" before you dlg.
\ ARPTEIS CHD. = 146.68’ 3
S 3 ! — E Beginning at a point distant N.01° 31° 30" W. 387.97 feet from the
cn* ?ﬁ'(i;\‘;; intersection of the Easterly line of First Avenue, as it now exists 66
\ Q S feet wide with the Southerly line of French Claim 690; thence along REVISIONS
a 15 said Easterly line of First Avenue N.01° 31’ 30"W. 66.04 feet; thence
| o /(Cl S.89° 26’ 42"E. 148.96 feet; thence 41.89 feet along an arc of a
= o curve to the left, (radius 50.00 feet, central angle 48" 00’ 09,
\ R \LOT 4547 chord bears N.66° 33' 147E., chord 40.68 feet); thence N.42° 33'
~ "W :\3'”)‘, W, \ l/ — 10"E. 67.27 feet; thence 60.70 feet along an arc of a curve to the
02 ? .32“\0 \ SR \ \ \ _— right, (radius 116.00 feet; central angle 29° 59’ 00”, chord bears
‘ B O“d_ 372 oV \ - — N.57° 32° 40"E., chord 60.01 feet); thence N.72' 32’ 10°E. 186.71
M -'qco ‘\3% \ \— feet; thence S.18° 18’ 20"E. 66.01 feet; thence S.72° 32' 10”W.
| 0 00 \ = \ \ — 187.68 feet; thence 26.17 feet dlong an arc of a curve to the left
L © \ & \ \ - — (radius 50.00 feet, central angle 29° 59° 00", chord bears S.57° 32
o _— 40"W., chord 25.87 feet); thence S.42° 33' 10"W. 67.27 feet; thence
\ = 4 /0 \ 97.18 feet along an arc of a curve to the right, (radius 116.00 feet,
‘ 5 Qv \ )— — central angle 48° 00° 09", chord bears S.66° 33' 14”W, chord 94.37
Noj ) — feet); thence N.B9" 26’ 42"W, 146.57 feet to the point of beginning.
\ — 5"\N \ - Containing 34,004 square feet or 0.781 acres..
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Luminaire Schedule
Symbol Qty Label Arrangement Total Lamp Lumens LLF Description
SHADING NOTE: SHADED AREA ALONG FIRST AVENUE AND HARRIET ® 29 oA SINGLE A 59560 T GVD 50 AKX XX I FEVRX JpJ FUSCO,
STREET INDICATES AREAS WITH EXISTING STREET LIGHTING THAT IS TO T i : SHAFFER &
REMAIN, AND OUTSIDE THE SCOPE OF THIS PROJECT. THE LIGHTING o . R— . . —
PHOTOMETRY CALCULATED THIS SHEET DID NOT INCLUDE THE R Point-by-Point Lighting Photometry Calculation Summary - Calculations Values indicated at Grade PAPPAS, INC.
CONTRIBUTION FROM THE EXISTING LIGHTING FIXTURES THAT ARE TO NOTE: Label CalcType Units Avg Max Min Avg/Min Max/Min ARCHITECTS AND PLANNERS
REMAIN ALONG FIRST AVENUE AND HARRIET STREET. B s b ILLUMINATION VALUES AT THE PROPERTY LINES NOT CONSIDERED FOR THIS Entire Site_Planar llluminance Fc 0.29 1.7 0.0 N.A. N.A.
PROJECT DUE TO ALL AREAS TO BE ILLUMINATED FALLING OUTSIDE OF THE Armstrong Court lominance Fe 0.78 17 03 2.60 567 550 E. NINE MILE ROAD
Yt INDIVIDUAL PROPERTY LINES FOR EACH AREA INDICATED. - - i - - :
" Armstrong Drive llluminance Fe 0.74 15 02 3.70 7.50 L <3) ,JERNDALE MICHIGAN 4820
=
< = b2\ 83 b2 b2 Point-by-Point Lighting Photometry Calculation Summary - Calculations Values at Five (5) Feet Above Grade Per the Zoning Ordinance
P\\’x?s\(—j STY\EE s e e e\ % % Label CalcType Units Avg Max Min Avg/Min Max/Min
s — — Entire Site - Values at 5 Feet llluminance Fc 0.32 4.0 0.0 N.A. N.A.
g . 0.0 0.0 oo /"g 0 %, 1 0.1 .2
/////// . — Armsfrong COUrf I”Umin(]nce FC 074 39 02 370 ]950 COPYRIGHT 2015 - FUSCO, SHAFFER & PAPPAS, INC.
- bo  bo  ho  Bod Bo  bo | 50 LRV Armstrong Drive llluminance Fc 0.77 3.7 0.1 7.70 37.00 /@
/// // - \\ 4 N\
e 0.0 0 %.0 0 /’Q,c %o  bo % 0.0 0.0 0 3 B 0 B 0.1
= — 2B — \\ \ Luminaire Location Summary
- 0 %.0 .0 %.0 % %.0 %.0 5 % % %0 %o h %a . N
- = \ \\ LumNo | Label X Y VA Orient Tilt
_— %0 bh  to  bo %o o b\ bec| bo  bo \b 2B/ 2B o to bh B % LY 1 OA 13324107 | 267183.4 11.5 107.072 0
b = AR BF . 2 OA 13324093 | 267227.8 | 115 286.821 0
///////// — — \R\ ' 3 OA 13324224 267223.4 11.5 107.072 0
jj/// %0 %.0 %.0 %.0 o %o\ U %o + %.0 %.0 3B c\\\'b,c ;u\c\ .0 %.0 %.0 %.0 %o 0.0 .0 .0 .0 .0 4 OA ]3324273 2672867 11.5 28682] 0
R TR RTI fose (a0 | 3B T R LN 5 OA 13324356 | 267267.3 | 115 107.072 | 0 TAC ASSOCIATES, LLC
?/ W . O - A 28/ 28 ) \1; \ \ . 6 OA 13324404 267327.2 11.5 286.821 0 Consulting Engineers
0.0 0.0 0.0 0.0 00— 0 0 0.0 0 0.0 0 0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0
,\Vt _— . O\ n BF ) \\\ ) 2D ) 7 OA 13324095 267473 11.5 90 0 4321 East Camden Road
(/ 0 0.0 0.0 0.0 /OD 0 0.0 0 \00 i\ 0.0 DO\ \/D 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0 0.0 0.0 0 8 OA ]3324]69 267448‘4 '|'|‘5 90 0 Osseo, MI 49266
| — \ — Ph. (517) 254-4789 * Fax (517) 254-4886
\‘ “'60 %o % Hy—% 0 + 0 %o %o E E \"u\v "ux\ Y 0.0 %o %o %o %o %o %o %o %o 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 ) 0. 0.0 0.0 E 9 OA ]3324257 2674532 ] ]5 ]09409 0 hﬂp://www.'rac-associaies.com
N T O\ ,\\ L\ e e e A \ 10 OA 13324094 | 267525 11.5 270 0 TAC Project No. 15-043
\ \‘ 2B \\ \ A 2B 1 OA 13324183 267524.8 11.5 270 0
“‘ “ 0 “00 “00 0.0 +0 2_B “Oi 0.0 0.0 “00 “00 “00 ‘60 ‘60 ‘l‘)O ‘l‘)O ‘l‘)O ‘l‘)O ‘l‘)O ‘l‘),D ‘l‘)U ‘l‘)U 0.0 0.0 '6 ]B/ ]B 2B E 0.2 0.2 ". ]2 OA ]3324247 267533‘] '|'|‘5 308‘99] 0
Lo o to | bo \"’uo o %o %o to %o bo & bo %o bo bo %o bo bo bo o bo —%o \ %o PR TR 8 BF - % e 13 OA 13324294 267578.6 11.5 314.324 0 =
L L. i . o, o N " 14 OA 13324416 | 2676422 | 115 289.754 0 <
(] 28 ) = X2y \ 15 OA 13324478 | 267663.1 | 11.5 289.754 0 ©)
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CONVEX
P
Specifications g
GENERAL DESCRIPTION —
The GranVille Il LED Stanc itting a 3" tennon or 7" crown post. The traditional acc I
shaped luminaire, while rer . ) system that maximizes post spacings while maintainin
uniform illumination. U
OPTICAL SYSTEM —
The optical system consists of a precisely molded thermal resistant borosilicate glass refractor and top reflector mounted within the 2
decorative aluminum housing. The glass top reflector redirects over 50% of the upward light into the controlling refractor while allowir _ = m
soft uplight component to define the traditional acorn shape of the luminaire. Two decorative aluminum covers are available. The lower o
refractor uses precisely molded prisms to maximize pole spacings while maintaining uniform illuminance. Two refractors are available, "
designed for |.E.S. type Ill and V distributions. EE g 28,83
LUMINAIRE HOUSING géggg%g&g
The luminaire housing, cast of aluminum, provides an enclosure for the electrical module. Four uniquely designed stainless steel spring | 858z 2 z § £z
clips enclosed in a clear polyvinyl chloride sleeve and adjusted by hex head 1/4-20 bolts securely cradle the prismatic glass refractor. E§ & E% 3 §3835
The same 1/4-20 bolts support the decorative rib and banding assembly. The slipfitter will accept a 3" by 2-7/8" to 3-1/8" O.D. tenon. iz é wbgg2pgs
ELECTRICAL MODULE Bgopastiens
The electrical components are mounted on a steel plate that is removable with minimum use of tools. A matching conductor plug %% E gg gESRED
connects to the receptacle in the luminaire housing to complete the wiring. gé E E g 3 §g §§ 5
FINISH gi2zazfE53
The luminaire is finished with polyester powder paint to insure maximum durability. EE é ".E éé E g EEE O
WARRANTY $8ozuzk =6k
Limmited warranty located at www.acuitybrands.com/CustomerResources/Terms_and_conditions.aspx gé & §§ £2 % iE g
NOTE $355.788855
N Actual performance may differ as a result of end-user environment and application. §§ = gé E g % % ;%
t?g . :‘IiDFEE;TOSFPF?IS;“UIVTREEDDLEQEDSS Actual wattage may differ by +XX% / -XX% when operating between XXX-XXXV +/- XX%. EBGESBES0
L20 = 20 FEET OF PREWIRED LEADS Specification subject to change without notice.
L25 = 25 FEET OF PREWIRED LEADS
L30 = 30 FEET OF PREWIRED LEADS
—— L
ACCESSORIES
GVBANDX = DECORATIVE BAND (INSERT TRIM FINISH FOR X) w
GVDHSS90 = HOUSE SIDE SHIELD SOLID 90 DEGREE Nlg
GVDHSS12 = HOUSE SIDE SHIELD SOLID 120 DEGREE =|>
GVDHSS18 = HOUSE SIDE SHIELD SOLID 180 DEGREE = g ] U
GVA1AT3X = 3" TO 7" POST CAPITAL. CONVERTS 3" rl= EI
WITH A, F, OR G HOUSING STYLES (FOR X NSERT < I<1°13
MOUNTING HEIGHT OF 11'-6" B, Z. N, OR A COLOR) o i ¥ L
ON A CONCRETE BASE MOUNTING HEIGHT OF 11'-6 % ul2lw 3
ON A CONCRETE BASE ola|=]|E|2
Slel<|=
o] IS [=1]=]]=] H
2 s
- TYPE "OA" <
Features E
L] Fluted/tapered fiberglass base and shaft <
* Unique fiberglass RTM process for high _
density/hollow core ® Strong * Lightweight —
for ease of installation  Low maintenance (0p)
* Economical ® Multiple luminaire (al
ornamentation ® 3" Diameter lantern tenon >-
standard.
OVERALL
gi:'T?DH,{‘ Finish Options
96 to 146" Superior finish coat of polyurethane paint
to match fiberglass core color. Fade and
chemical resistant. « Standard Colors:
BK=Black, GY=Matte Gray, MG=Menthol
Green, 0G=0live Green, FG=Forest Green,
NAG=New Albany Green, CB=Chocolate
Brown, NK=0ther, consult factory.
Luminaire Options
See Luminaire Selection Guide for
i recommended styles and sizes _
TAPERED * Refer to Luminaire Section for details.
SHAFT
Accessory Options
Wall brackets * Ladder rests ® Multiple arms 10.16.15  Site Plan Approval
available. DATE ISSUE

9'6" Height Option
10" Height Option

| 11'6" Height Option SEAL
126" Height Option
13' Height Option
14'6" Height Option

MOUNTING HEIGHT OF 11'-6" * CROW "‘:,
ON A CONCRETE BASE T: _BGINEER &
S No. 2y
p 55658 N

Gy

Variable 9 1/2" - 12 1/2" 4-S
Circle Standard. Galvanizec
Template Supplied.
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NOTE KEY: @2—

@ TREE PROTECTION FENCE - SEE 3/L101

@ EXISTING TREE TO REMAIN, TYP.

/ 2"\ TREE INVENTORY KEY
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L101 NOT TO SCALE

# 10” PINE EXISTING TREE TO REMAIN
# 14” CEDAR

/

—+
/
/

-] EXISTING TREE TO BE REMOVED

TREE INVENTORY

TREE NUMBER TREE TYPE
: O EPINE

E & WELL/

o< L

EX. BUILDING

X

'n': 13. 24" MAPLE
S o 14. 147 MAPLE
o : 15. 6” MULBERRY
O 9
X | :
37 n i
x
LE - 21, 14" MAPLE
s 22, 50”7 OAK
23, 24" ELM
~

-
TV
Y Nl

29. 20" PIN

l X MR S -
o

0. 20" PINE
EX. BUILDING \ EX. BUILDING -

20" PINE

|
|
|
1 \
| 1
| \ | Ll , N\
1 \ \ |% — EX. BUILDING m]jl;J
\ .
| \ > 7| | o
G@r’l \ \ ID__ % 5 »
| \ | = 43, 47-10" LOCUST
| 2 44, 167 MAPLE
of | \\ | | x 45. 40" COTTONWOOD
‘\ | 46, 18" PINE
\ S — ¥ 47, 767 PINE
| \ EX. BUILDING | g 48. 127 BLACK WILLOW
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NOTE:

4’ HT. PROTECTIVE WOOD SNOW FENCE — METAL STAKES 8 0.C. MAXIMUM. PLACE NO CLOSER THAN
10" FROM DRIP LINE OF PRESERVED TREE OR AS NOTED ON PLANS. STORE NO MATERIALS WITHIN THE

SNOW FENCE AREA. SNOW FENCE TO BE TAKEN DOWN ONLY UNDER THE DIRECTION OF THE LANDSCAPE
ARCHITECT OR ARCHITECT.

WOOD SNOW FENCE - TREE PROTECTION

(
10" MIN.
DRIP LINE
\FVJN/\_

4’ HT. WOOD SNOW
FENCE — 10’ BEYOND
DRIP LINE ON DECIDUOUS
TREES AND 10’ BEYOND

&@'(';

FOR EVERGREENS; OR AT 7 : ‘l _ : 1‘-""'11
B (I s, GO
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GRADING LIMITS T [ e | il ||||I'
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/1, TREE MANAGEMENT PLAN & /3 TREE PROTECTION DETAIL
\L\'on SCALE 1ll — 40' NORTH L101 NOT TO SCALE
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/1 SITE PLANTING PLAN &
@ SCALE 1" = 20' NORTH

PLANTING KEY:

(D TREE PROTECTION FENCE - SEE 3/L101
(@ EXISTING TREE TO REMAIN, TYP.

(3 EXISTING UTILITY - SEE CIVIL PLANS
(®) SIDEWALK, TYP. - SEE CIVIL PLANS
(5) DRIVEWAY, TYP. - SEE CIVIL PLANS
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FUSCO,
SHAFFER &
PAPPAS, INC.

ARCHITECTS AND PLANNER
(1) IRREGULAR PLANT SPACING TYPICAL NOTES: LANDSCAPE DATA: CHITECTS 5
o STAKE ALL TREES UNDER 4" Q/O .
1-1/2" DEPTH DOUBLE PROCESSED GUY ALL TREES 4” AND OVER
SHREDDED BARK MULCH STREET TREES - R.O.W. FRONTAGE 550 E. NINE MILE ROAD
PRUNE TO REMOVE BROKEN AND DAMAGED BRANCHES, GUYING STRAPS — 'ARBORTIE' NYLON STREET - HARRIET (SH) CERDDALE, MICHIOAN, J8220
@ MOUND TO FORM SAUCER FORM SOIL PRUNE OUT CROSS BRANCHES INSIDE TREE @ STRAPS PHONE 248.543.4100 FAX 248.543.4141
SAUCER WITH 3" HT. CONTINUOUS RIM TOTAL FRONTAGE LENGTH: 430 LN .FT.
OR ALUM. EDGE, SEE PLAN PLANT SO THAT TOP OF ROOT FLARE IS EVEN WITH STAKE ABOVE FIRST BRANGHES OR TREES REQ. (1/ 30 LN. FT.): 15 TREES
. THE FINISHED GRADE PLAN VIEW AS NECESSARY FOR FIRM SUPPORT TREES PROVIDED: 15 TREES
(4) EXCAVATE EXISTING SOLL 12" DEEP FILL STAKING :
WITH PLANT MIX (SEE SPECS.) NEVER CUT LEADER FOR TREES OVER 4" (3) 2'X4"X24”
- COPYRIGHT 2015 - FUSCO, SHAFFER & PAPPAS, INC.
(5) UNDISTURBED SUBGRADE e o e~ ToP OF STREET - ARMSTRONG (SA)

NOTES: TOTAL FRONTAGE LENGTH: (960 + 600) 1,560 LN .FT.
& y AMEND SOIL PER SPECIFICATION TREES REQ. (1/ 30 LN. FT.): 52 TREES
S CONTRACTOR TO VERIFY PERCOLATION @ REGUREVENTS WATER. AND TAVP TO Q- ( . )
OF PLANTING PIT PRIOR TO REMOVE AR POCKETS TREES PROVIDED: 52 TREES
8| INSTALLATION
ISR REMOVE ALL FIBER, PLASTIC OR (4) REMOVE +4'—8" OF SOL FROM ToP STREET - FIRST (SF)
== TR METAL CONTAINERS ) OF ROOT BALL TO EXPOSE ROOT
e T el T T et Y e T el T e Y el T T e Y el O N e I B |:E FLARE SO”_ CAN BE USED IN PLANT TOTAL FRONTAGE LENGTH 640 LN FT
é glleléLilg’MOVE TOP J¢ OF BASKET AND TREES REQ. (1/ 30 LN. FT.): 22 TREES AN Cﬂ. E RC HT TUH
JQD& TREES PROVIDED: 22 TREES
1\ PERENNIAL / GROUNDCOVER PLANTING DETAIL B () warowoon srakes 3 staces 2%
=i DRIVEN (MIN. 18”) FIRMLY INTO
U NOT TO SCALE !mg SUBGRADE PRIOR TO BACKFILLING. STREET - FIRST COURT (SFC) R
i LN ]| REMOVE AFTER 1 YEAR TOTAL FRONTAGE LENGTH: 50 LN .FT. WAV KW-LA.CON
11— :i :m:m: s /30 . 2 s 33203 BIDDESTOME LANE, FARMINGTON HILLS, MI 48334
[T [=TI=TT (6) FORM_SAUCER 6" BEYOND EDGE OF TREES REQ. (1/ 30 LN. FT.): TREE
=T === PLANT PIT WITH 3" CONTINUOUS RIM 2 SIDES OF STREET TREES REQ. 4 TREES
TREES PROVIDED: 4 TREES
@ REMOVE 0P 1/3 OF BURLAP FROM (7) 4 MULCH LEAVE 3" GRCLE OF BARE
SOIL AT TRUNK — DO _NOT BURY
(2) MOUND TO FORM SAUCER FORM SOIL TRUNK BASE PARKING LOT LANDSCAPING - (P) -
SAUCER WITH 3" HT. CONTINUOUS RIM ﬁ 2x BALL DIA. UNDISTURBED SUBSOIL TOTAL PARKING SPACE: 66 SPACES <
° o ° oy TAMP TO REMOVE AR POCKETS — 12" TREES PROVIDED: 9 TREES —
A AP M. DEPTH OR DEPTH OF ROOT BAL. /"5°\ MULTISTEM TREE PLANTING DETAIL T
o Cow M Gl e G O () 3 DEPTH MuLH — o BARE AT _ NOT 10 SCALE FOUNDATION PLANTINGS (F) @)
% "U o Q‘ng "U w “3 PLANT - TOTAL R.OW. SIDE FOUNDATION LENGTH: 1,450 LN .FT. 2
XN £ 0% 053 s (@ ORN TREES REQ. (1/ 30 LN. FT.): 49 ORN TREES m
(2 EEE Gy LR o oper (5) UNDISTURBED SUBSOLL SHRUBS REQ. (6 SHRUBS / 30 LN. FT.): 288 SHRUBS
T a i R . i R NOTES: ORNAMENTAL TREES PROVIDED: 49 ORN. TREES
A Nt =4 | = o A PRUNE BRANCHES TO THIN OR MATCH, SHRUBS PROVIDED: 342 SHRUBS
:‘:ﬁ:ﬁg V y Hgﬁ:ﬁ: RETAIN NORMAL PLANT SHAPE. PRUNE '
EW:*:* ' 4%1, ' , % =i DEAD BRANCHES
O el Sl I S TSI SHRUBS SHALL BEAR THE SAME SOUTH BUFFER TREES (B)
:‘Qﬁ@ﬁg‘ | ‘@ﬂ@ﬁ@ﬁ@ﬁ@ﬁ@ﬁ@ﬁ@ﬁ@ﬁ@ﬁ@ﬁ% 1 Hﬁgﬁ! RELATIONSHIP TO FINISH GRADE AS GENERAL PLANTING NOTES: TOTAL LENGTH: 615 LN .FT.
I A N N THEY BORE O ORIGINAL- GRADE- @ ALL TREES TO HAVE CLAY OR LOAM BALLS, TREES WITH SAND TREES REQ. (I/ 30 LN. FT.): 21 TREES
18" MIN. ' TREES PROVIDED: 21 TREES
REMOVE ALL FIBER, PLASTIC OR BALLS WILL BE REJECTED.
METAL CONTAINERS.
ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT TRUNKS AND
727\ SHRUB BED PLANTING DETAIL STNETRCA. CROWS INTERIOR TREES - ()
TREES PROVIDED: 7 TREES
NOT TO SCALE @ ALL SINGLE TRUNK SHADE TREES TO HAVE A CENTRAL LEADER,
TREES WITH FORKED OR IRREGULAR TRUNKS WILL NOT BE
ACCEPTED.
@ ALL MULTI-STEM TREES SHALL BE HEAVILY BRANCHED AND HAVE m
SYMMETRICAL CROWNS. ONE SIDED TREES OR THOSE WITH THIN
OR OPEN CROWNS SHALL NOT BE ACCEPTED.
STAKE ALL TREES UNDER 4 ELM TREE HYBRIDS
oL s ¢ o o © B T S T S e 2 Srr— O
PRUNE ONLY TO REMOVE BROKEN OR FOR THE LAST F,|VE GROWING SEASONS.
DAMAGED BRANCHES The Elms specified are not American elm trees, which we all know have been decimated
(F) NO MACHINERY IS TO BE USED WITHIN THE DRIPLINE OF EXISTING over the past 100 years in the American landscape, but special hybrids developed to
PLAN VIEW E\L/EE'TMS% T1I_-IHAET FTI\(I)IPSH%E Fé%% EFLARE IS g&(IESETSINGHA}l;[E)E(S;RADE ALL LAWN AREAS WITHIN DRIPLINE OF teplace the American Elm. H
STAKING ' : , ; — . ;
NEVER CUT LEADER @ ALL TREE LOCATIONS SHALL BE STAKED BY LANDSCAPE The _F{egal Elm-isa h_ybrlcl eln'll cultlv:'.-lr devela_ped by the Unlvers_lt_y of Wisconsin at _
’ ’ CONTRACTOR AND ARE SUBJECT TO THE APPROVAL OF THE Madison and released in 1983. 'Regal was derived from seeds arising from the crossing
@ ARBORTIE" NYLON STRAPS LANDSCAPE ARCHITECT PRIOR TO INSTALLATION OF THE PLANT ofthg Dutch hybrid c_lone_s of the S_.lbenan elm and European smooth leaved elrr_l (Ufr_nus
MATERIAL. pumila x 'Hoersholmiensis’), sent in 1960 by the De Dorschkamp Research Institute in
STAKE ABOVE FIRST BRANCHES OR AS the Netherlands.
NECESSARY FOR FIRM SUPPORT (H) 1T IS MANDATORY THAT POSITIVE DRAINAGE IS PROVIDED AWAY
@ FOR TREES OVER 4" CAL. FROM ALL BUILDINGS, WALKS AND PAVED AREAS. The Regal elm casts a honeylocust-like light shade that makes possible the successful
(3) 2'X4°X24” PRESS. TREATED STAKES (1) ALL PLANTING BEDS SHALL RECEIVE 3" SHREDDED BARK MULCH culture of tuif grass in'the vicinity of the tres
TOP OF STAKE 6” ABOVE GROUND :
_ _ SEE SPECIFICATIONS. The 'Accolade’ Elm - is a cross of the Japanese elm and Chinese elm, (Ulmus japonica
P4 @ églgﬂl&&%hTQERWE%Q:II-;I‘ESH%QMP o @ SEE SPECIFICATIONS FOR ADDITIONAL COMMENTS, REQUIREMENTS, x Ulmus wilsoniana)- and was developed by the Morton Arboretum in Chicago
i | REMOVE AR POCKETS PLANTING PROCEDURES AND WARRANTY STANDARDS. _ . _ . .
| B ‘ i It is an elm cultivar derived from an elm hybrid planied at the Morton Arboretum in 1924,
ri“ 3 MIN. H IR N @ REMOVE +4°-8" OF SOIL FROM TOP OF which itself originated as seed collected from a tree at the Arnold Arboretum in l : l
. - ' : ROOT BALL TO EXPOSE ROOT FLARE. PLANT MIX Massachusetts. —
| : ] SOIL CAN BE USED IN PLANT MIX. . ' . . —
| REMOVE TOP 2/3 OF BASKET AND BURLAP PLANTING BEDS TO RECEIVE 70% LOAM TOPSOIL, 10% COMPOST, 20% SAND: Accolade Elm is a cross of Japanese and Ghinese species selected for its vase shape, Z
@ ] HARDWOOD STAKES (3) STAKES 2°X2” EXCAVATE PLANT BED, DISPOSE OF SPOILS OFF SITE, INSTALL PLANT MIX vigorous growth, excellent drought tolerance and good strong yellow fall color. It has <
.- f-k—-—~\ DRIVEN (MIN. 18") FIRMLY INTO excellent disease resistance to both Elm Yellows and to the dreaded Dutch EIm -l
T i 7 N T SUBGRADE PRIOR TO BACKFILLING HAND TILL INTO PLACED PLANT MiX: Disease. Mayor Daley of Chicago chose the Accolade Elm to bring elms back to ?‘)
E‘H ‘//, 9% 7 /mﬂ REMOVE AFTER 1 YEAR ' ) Chicago's Grant Park in 2002, o
—IX 777All=1 =il 1) 6 CU. FT. BALE CANADIAN PEAT
1 :‘Qﬁ ///’, 7 '/’,//’//,gﬁ! gmgmg @ FORM SAUCER 6" BEYOND EDGE OF The original tree at the Morton Arboretum is noted for its resemblance to the American >
=17, 77=I=1EIE= PLANT PIT (1) 40 LB BAG COMPOSTED POULTRY MANURE Elm (Ulmus ametricana), its upright-arching branches creating the familiar vase-shape.
Bl En=n==lE " " CHICK MAGIC" 5-3-2 WWW.CHICKMAGIC.NET (262)495-6220 Moreover, in its 80+ years it has survived three epidemics of Dutch Elm Disease there
e e e e e e e e ) == 3” MULCH, LEAVE 3" CIRCLE OF BARE unscathed.
= I T =T SOIL AT TRUNK (1) 10 LB BAG SHEMINS 13-13-13 MULTI PURPOSE FERTILIZER
> x BALL DIA 7 UNDISTURBED SUBSOIL PER 100 SQ FT BED AREA. The Triumph Elm - is another elm developed at the Morton Arboretum
/\ HAND TILL INTO PROVIDED PLANT MIX TO A DEPTH OF 12" MINIMUM It is Asian hybrid - a cross between the 'Vangard Elm' and 'Accolade Elm' (parentage -
3 DEC| DUOUS TREE PLANT| NG Japanese, Chinese and Siberian elms)
NOT TO SCALE PLANT BEDS All three of these elms have been selected for their fast growth and environmental
tolerance.
ALL PLANT BEDS TO BE FULLY EXCAVATED TO DEPTH SHOWN ON
DETAILS AND AREAS SHOWN ON PLANS, AND TO RECEIVE CONTINUOUS All three of these elms have been specified by our office and are awaiting planting or
PLANT MIX AS SPECIFIED (NOT INDIVIDUAL PLANT HOLES) have been specified and planted in Canton, Novi, Northville, West Bloomfield, Waterford,
Shelby Township, Grand Blanc, the city of Detroit and projects in lllinois and Ohio. 10.16.15 SPA RESUBMISSION
REMOVE ALL TAGS, STRINGS, PLASTICS
AND OTHER MATERIALS WHICH ARE MULCH 09.18.15 SPA SUBMISSION
UNSIGHTLY OR COULD CAUSE GIRDLING DATE ISSUE
PLANT SO THAT TOP OF ROOT FLARE IS MULCH TO BE DOUBLE SHREDDED HARDWOOD BARK MULCH
EVEN WITH THE FINISHED GRADE NO GROUND WOOD PALETTE MULCH PERMITTED
STAKE ALL EVERGREEN TREES UNDER
12’ HT.
GUY ALL EVERGREEN TREES 12 HT. AND TOPSO"— oo f mp
PLAN VIEW OVER CONTRACTOR TO TILL OR DISK SUBGRADE TO 4" DEPTH AND INSTALL i 1
STAKING (1) "ARBORTIE' NYLON STRAPS 6" COMPACTED DEPTH TOPSOIL IN ALL LAWN AREAS - FROM ONSITE
STOCKPILE OR PROVIDED TO COMPLETE THE PROJECT 1%
- - (2) NEVER CUT LEADER Nngeaee .
ARCHITECT § 6:
AMEND SOIL PER SPECIFICATION : w3
1 §
I MO . | ® REQUIREMENTS, WATER AND TAMP TO LANDSCAPE EDGING 0\ No. 1022 OF
. MIN. \ MIN / REMOVE AR POCKETS O
£ £ f o ALL LANDSCAPE EDGES ARE SHOVEL CUT 4,0 L Pt
[ - (4) REMOVE +4°-8" OF SOIL FROM TOP OF g OB O L
i | ROOT BALL TO EXPOSE ROOT FLARE. g
SOIL CAN BE USED IN PLANT MIX. FSP PROJECT NO.
O ROVE TGP O BASET A B PLANT SPACING
LAWN @ HARDWOOD STAKES (3) STAKES 2"X2" FILL BED WITH PLANTS SPECIFIED. KEEP PLANTS AWAY FROM BUILDING
il § A= I SN DRIVEN (MIN. 18") FIRMLY INTO 12" MATURE SIZE
L I 7 j\/ B SUBGRADE PRIOR TO BACKFILLING. PRAWING TITLE
!ﬁ@ﬁl *‘ﬁ N ;’//’,//j,‘ ‘ mﬁ ﬁ@m@ﬁ REMOVE AFTER 1 YEAR NOTES AND
Qﬁ@ﬁl :ﬁm“’?;’/j, /,/////ﬁmﬁ ﬁMﬁMﬁ (6) FORM SOIL SAUCER 6" BEYOND EDGE LAWNS:
== FiEne, 7/ | = | A il OF PLANT PIT
‘:H [ = = = =T = =] A === DETAILS
e e e e A e e R e B e MR R o e M I e ALL LAWNS TO BE FESCUE SEED UNLESS NOTED
WQWQW SIS RS !WQWQ (7) 3' MULCH, LEAVE 3" CIRCLE OF BARE
— = === = === T A == SOIL AT TRUNK
2 L BALLDA 7 UNDISTURBED SUBSOIL
DRAWING NUMBER

4 EVERGREEN TREE PLANTING

U NOT TO SCALE

L104
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City of Ypsilanti

= Community & Economic Development Department

Memo
To: Planning Commission
From: Bonnie Wessler, City Planner
Date: 16 October 2015
Subject: 50 Ecorse, Auto Sales Special Use Permit
Background

In May, staff discussed revocation of the Special Use Permit for Auto Sales at 50 Ecorse, due to
continued noncompliance with the terms of said permit over the previous year. Just before the
May Planning Commission, the property owner (Mr Garmo) expressed an intent to apply for an
expanded special use permit for auto sales, based on the acquisition and demolition of the
former restaurant on the adjoining lot to the south, 62 Ecorse. Staff recommended that the
Planning Commission table the revocation to the June meeting, as the due date for applications
is the same day as the meeting. The applicant did submit an application by that day, and
Planning Commission tabled the revocation to July upon recommendation by staff. In July, in
consultation with Mr Garmo, Planning Commission tabled the revocation to the October
meeting.

Current Status
As of the writing of this memo (10/16/2015), staff has not yet received an updated application.

Recommendation

Staff recommends that Planning Commission deny the Site Plan and Special Use Permit
application for 50-62 Ecorse dated 6/14/15; further, staff recommends that Planning
Commission revoke the Special Use Permit issued in 2002 for Auto Sales at 50 Ecorse, as
originally presented at the May 20th meeting and currently on the table.
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