
27400 Southfield Rd | Southfield, MI 48076 | 248.557.2600 | www.lathrupvillage.org 

 

Planning Commission Meeting 
Agenda 

 
Tuesday, May 18, 2021 at 7:00 PM 

27400 Southfield Road, Lathrup Village, Michigan 48076 

 

ZOOM REMOTE MEETING INFORMATION 
Webinar ID: 996 6174 35249 
Password: 435623 
CLICK HERE:  Online Link   
Telephone: 646.558.8656 or 312.626.6799 
CLICK HERE: Public Comment Form Link  

In accordance with Emergency Orders issued by the Michigan Department of Health and Human Services, Oakland County, local officials, 
and State of Michigan legislation, which allows for electronic meetings of public bodies, notice is hereby given that the City of Lathrup’s 
Planning Commission will be meeting electronically using www.Zoom.us for videoconference and public access. 

1. Call to Order 

2. Pledge of Allegiance 

3. Roll Call 

4. Approval of Agenda 

5. Approval of Meeting Minutes 

A. Planning Commission Minutes 4-20-2021 

6. Public Comment 

7. New Business 

A. Site Plan Review - US Rehab (26079 Southfield Road) 

B. Public Hearing - Special Land Use - Discount Tire (27000 Southfield Rd) 

C. Special Land Use and Site Plan Approval - Discount Tire (27000 Southfield Road) 

D. Public Hearing - Zoning Text Amendments - Chapter 5: Site Standards & Chapter 6: 
Development Review 

E. Discussion - Zoning Text Amendments - Chapter 5: Site Standards & Chapter 6: Development 
Review 
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http://www.lathrupvillage.org/
https://zoom.us/j/99661743524?pwd=b2ZSWU5XSlRyQU12OWpZSlhQZm9kUT09
https://lathrup-mi.municodemeetings.com/bc-citycouncil/webform/public-comment-submission-form


27400 Southfield Rd | Southfield, MI 48076 | 248.557.2600 | www.lathrupvillage.org 

F. Establish Building Materials Study Group 

8. Old Business and Tabled Items 

9. Other Matters for Discussion 

10. General Communication 
A. Giffels Webster Newsletter 

11. Adjourn 

2

http://www.lathrupvillage.org/
https://www.giffelswebster.com/tiny-homes/?utm_medium=email&utm_source=sharpspring&sslid=MzcxMDAxsjA2sDA1BAA&sseid=MzIyMjQ1NTIzMQYA&jobid=ef9e1b77-f8c8-4350-9756-4639529fde93
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Giffels Webster  1025 E. Maple Road, Birmingham, MI 48009  248.852.3100 
Planning  Zoning  Transportation  Engineering  Landscape Architecture  

www.giffelswebster.com 
 

May 12, 2021 
 
Planning Commission 
City of Lathrup Village 
27400 Southfield Road 
Lathrup Village, MI 48076 
 

Site Plan Review  
1st Review 
 
Site:   26079 Southfield Road 
Applicant:  Jefferson Wiggins  
Plan Date:  04/21/2021  
Zoning:   MX- Mixed Use District 
Parcel ID:  24-23-280-059 
Status:  Complete 
 
Dear Planning Commissioners, 
 
We have reviewed the site plan and a summary of our findings are below.  Items in bold require specific 
action by the applicant. 
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www.giffelswebster.com 
 

Summary of Findings 
 
Existing Conditions 
 
1. Summary. The 20,037-square foot (0.46-acre) site is located on the west side of Southfield Road 

between Lincoln and Rainbow Drives and is zoned MX – Mixed Use District. The subject site is currently 
developed with an approximately 6,022-square foot mixed use building consisting of four tenant lease 
spaces, of which, three are occupied. The proposed change of use is occurring in the northernmost 
lease space which contains 2,508 square feet of space.  

2. Adjacent land uses. Properties to the north, south, and east (across Southfield Road) are also zoned 
MX-Mixed Use District. The site plan labels an existing, paved alley consisting of off-street parking 
spaces, between the building and adjacent single-family residential property. The applicant should 
provide a signed and sealed survey to verify property boundaries. The survey shall also dimension 
the width of the drive aisle and rear parking spaces in order to confirm the spaces may be utilized 
for the proposed use, as indicated on the site plan. 

3. Site configuration and access. There are currently four commercial driveway curb cuts; two from 
Lincoln Drive on the south and two from Rainbow Drive on the north that provide vehicular access to 
the site. There is no direct vehicular access to and from Southfield Road. The site plan labels a rear 
alley as being an asphalt paved area with parking stalls. The surface parking areas on the front and 
rear of the lot are designed with 90° spaces. As an existing condition, the rear spaces appear to be 
encroaching into the adjacent alley. This will be confirmed with the survey noted above. 

Proposed 

1. Use. The previous use of the tenant space was a dry cleaner and therefore classified as personal 
service. The proposed rehabilitation facility is classified as medical office. There does not appear to 
be any proposed changes to the existing site as a result of this interior change of use. 

2. Required parking. Medical uses require one parking space per 175 square feet of gross leasable area, 
which is 2,508 square feet. The applicant notes the requirements for the subject use and the other 
three tenant spaces total 37. The parking analysis on Sheet S-1 should be updated to include the 
name and use classification of each tenant space in order to verify the off-street parking 
requirement for the entire mixed-use site. 

The site plan on the cover page shows 18 spaces in the front along Southfield Road and 19 spaces in 
the back along the alley, for a total of 37 spaces. As noted above, a survey is required to confirm that 
the spaces meet ordinance standards.  

3. Traffic and Circulation.  The applicant is not proposing any changes to the exterior of the facility which 
will maintain all four points of access to Lincoln Drive to the south and Rainbow Drive to the north. 
Vehicular access via Southfield Road is not proposed. Again, a survey will confirm the width of the 
alley. The property owner may be required to coordinate with the City to encroach into the alley for 
parking and/or establish and provide signage for one-way traffic flow (north-to-south or south-to-
north) prior to a certificate of occupancy being issued for the change of use application. 

4. Waste & Rubbish. There does not appear to be a dumpster on site; tenants have their own trash 
receptacles at the back of the building. The applicant is advised that any future dumpster will be 
required to be screened per the ordinance requirements. 

5. Landscaping & Screening. There are no changes proposed to the existing landscaping. 
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6. Screen Wall. Section 5.5 of the zoning ordinance outlines barrier wall requirements for MX lots that 
abut residential (R-1 or R-2) lots. The site plan labels an existing barrier wall at the adjacent residential 
property line. 

7. Outdoor Lighting. There is no change proposed to outdoor lighting.     

 

Conclusion. A change of use application may be addressed administratively when there is an approved 
site plan on file. There is no approved site plan on file for the subject site. The current site plan is scheduled 
for Planning Commission’s consideration on May 18, 2021. 

Outstanding items include: 

• A signed and sealed survey is required to confirm the width of the alley and dimensions of the 
parking spaces. The Planning Commission may consider making this a condition of approval 
subject to the administrative review of the survey. 

 
Regards, 

Giffels Webster  
  
 
 

Jill Bahm, AICP    Eric Pietsch 
Partner     Senior Planner      
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Giffels Webster  1025 E. Maple Road, Birmingham, MI 48009  248.852.3100 
Planning  Zoning  Transportation  Engineering  Landscape Architecture  

www.giffelswebster.com 
 

May 11, 2021 
 
Planning Commission 
City of Lathrup Village 
27400 Southfield Road 
Lathrup Village, MI 48076 
 

Site Plan Review  
1st Review 
 
Site:   27000 Southfield Road – Discount Tire 
Applicant:  Joseph Westerbeke, PE 
Plan Date:  03/19/2021  
Zoning:   Commercial-Vehicular District, MX- Mixed Use District, Single-Family District 
Parcel ID:  24-13-359-007; -016; -052; -054; -061 
Status:  READY FOR PLANNING COMMISSON CONSIDERATION 
 
Dear Planning Commissioners, 
 
We have reviewed the site plan for the above-mentioned property and a summary of our findings are 
below.  Items in bold require specific action by the applicant. 
   

  

Project is 
proposed 
here 
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Summary of Findings 
 
Existing Conditions 
 
1. Summary.  The 40,510.8-square foot (0.93-acre) site is located on the east side of Southfield Road at 

the northeast corner of Southfield and 11 Mile Roads. The northern boundary abuts Sunnybrook 
Avenue, a local, residential street. The site has been developed for many years with a 9,744 square 
foot automobile service facility and is comprised of 5 separate tracts, one of which is zoned R-1 single-
family residential. The main service facility is located on the portion zoned Commercial Vehicular and 
is permitted as a special land use. A portion of the single-family residential parcel is currently used as 
surface parking and dumpster enclosure for the automotive service facility, which are nonconforming 
uses in the R-1 District. The applicant is proposing to expand the paving on this parcel to fully utilize 
it for off-street parking, install a masonry screen wall along the east property line, and reconfigure the 
loading zone abutting the existing building. The addition of a small interior storage area is also 
proposed. The Lathrup Village Zoning Board of Appeals approved the use on the R-1 parcel as a Class 
B Nonconforming Use on April 26, 2021 which permits the proposed changes to be considered for 
approval by the Lathrup Village Planning Commission.  

2. Adjacent land uses. Properties abutting Southfield and 11 Mile Roads to the north and east, are zoned 
MX-Mixed Use District. A single-family residential neighborhood (R-1 District) is also adjacent to the 
site on the east side. The parcels at the four corners of Southfield Road and 11 Mile Road, which 
includes the I-696 right-of-way, are zoned CV-Commercial Vehicular. 

3. Site configuration and access.  There are currently three commercial driveway curb cuts, one on each 
abutting right-of-way. 11 Mile Road, which functions as the westbound service drive for I-696, is a 3-
lane, one-way street with an added right-turn-only lane in front of the site. The access point from 11 
Mile Road is aligned with a 20-foot wide public alley, as is labeled on the survey, and only provides 
access for westbound traffic. Vehicles exiting the site onto 11 Mile Road must turn right/west. The 
majority of the parking spaces are within the southern portion of the property and the alley provides 
access to the remaining spaces near Sunnybrook Avenue. 

Proposed 

1. Use. The existing facility will maintain occupancy and use as an automobile service facility. 

2. Site Changes. The plans submitted include the following changes: 

a. Paving the residential zoned parcel for 14 surface parking spaces. The spaces will take access 
from a 20’ wide public alley that separates the parcel from the service center to the west. A 
dumpster enclosure will remain on the parcel but will be relocated to the southeast corner 
abutting an east-west alley. A 6’ tall, opaque, masonry wall and landscaping will serve as a 
buffer to separate the commercial improvements from the adjacent single-family residential 
property. 

b. A 722 square foot addition to the north side of the existing building. This addition will 
provide indoor storage for dead tires. Tires are currently stored in a mobile storage crate 
adjacent to the building, as well as outside against the crate, as observed during a site visit. 

c. Relocation of parking. Existing parking along the public alley, north of the building, will be 
relocated to the residential parcel on the east side of the alley. A new loading berth will abut, 
and run parallel to, the alley from Sunnybrook Avenue to the new tire storage addition. The 
dedicated loading area is intended to ensure the 20’ wide alley remains free and clear of 
parked delivery vehicles. 
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3. Required Parking. Sec. 5.13. Off-street parking. 

a. Location. An off-street parking facility shall be located on private property adjacent to the 
building or premises it is intended to serve, on the same lot or parcel or within 500 feet of the 
building or premises it is intended to serve, measured without crossing a major thoroughfare, 
from the nearest point of the building or premises to the nearest point of the required off-
street parking facility. The proposed 14-space parking lot complies with this requirement. 

b. Increase of floor area or change in use. Whenever a use requiring off-street parking is 
increased in floor area and such uses are located in a building existing on or before the 
effective date of this article, and whenever a use of existing premises is changed to one 
requiring greater off-street parking, parking facilities for the total floor area and use shall first 
be provided and thereafter maintained in the amounts specified in this article. Additional 
parking is not required for the proposed addition, which does not fit the definition of “floor 
area” for this section of the ordinance, however, the site data on Sheet 3 of 8 should include 
an off-street parking analysis per the requirements outlined in Section 5.13.13 Class “C” use. 
Provide a standard parking stall dimension for each parking area shown on the site plan and 
number the existing and proposed parking spaces. Label and dimension ADA parking stalls 
and pads. Any existing substandard parking stalls may not be permitted to be included in the 
39 spaces provided. Therefore, an analysis will determine compliance of the off-street 
parking requirement.  

4. Off-Street Parking layout standards and alley access. Sec. 5.13.9. The parking is accessible from the 
existing driveways and alley as required. The existing conditions consist of approximately 4 striped 
parking spaces taking sole access from the 20’ wide public alley. The proposed 14 parking spaces will 
create a continuous curb cut, resulting in head-in parking along the 141-foot length of the east side 
of the alley. Similarly, the air check queue (drive-through) is shown to occur on private property, 
however, access to the queue is from the public alley and standing vehicles may obstruct the east-
west alley where it intersects the north-south alley (5.13.9.O.). We recommend the applicant work 
with the city engineer and traffic engineer to ensure the alleys remain open. 

 
5. Loading. Sec. 5.13.12. Delivery vehicle space is required for sites that have buildings with a floor area 

over 3,000 square feet. The existing building is 9,744 square feet; therefore, one 40’ x 10’ space is 
required to be provided on site. The applicant shall provide the circulation plan to show that delivery 
trucks can move safely through the site. 
 

6. Traffic and Circulation.  In addition to the above required circulation plan, the applicant shall include 
on the site plan the existing north side of Sunnybrook opposite the site should be shown on the plan.  
It appears that regardless of whether trucks pull directly into or back into the proposed loading zone, 
Sunnybrook between Southfield Rd and the loading zone may need to be widened to the south and 
an appropriate radius added at the loading zone pavement. As this is a public alley, the applicant 
should seek permission from the City to add speed bumps as shown. 

7. Waste & Rubbish. 5.3.1. The proposed tire storage addition will eliminate outdoor storage of dead 
tires and the applicant will be expected to comply with the provisions of the ordinance related to 
waste. . 

5.3.3.C. Location.. Dumpsters shall comply with the setback requirements for the district in which they 
are located. Dumpsters shall be located as far as practicable from any adjoining residential district. 
The proposed dumpster enclosure is approximately 5’ from the adjacent single-family lot. The 
applicant shall provide the setback dimension on the site plan. 
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5.3.E. Screening. The dumpster is proposed to be screened as shown in the detail above. 

8. Landscaping & Screening. 5.15.4.C. Parking Facility Landscaping. A minimum of one deciduous or 
large evergreen tree shall be planted for each 400 square feet or fraction thereof of required parking 
facility landscape area. This standard is met for the new parking area. 

 
9. Protective or Barrier Screen Wall. Section 5.5 of the zoning ordinance outlines barrier wall 

requirements for CV lots that abut residential (R-1 or R-2) lots. The proposed wall is 6’ high and 12” 
thick, as shown in the diagram below, which meets the requirements of this section. The plans indicate 
an 8’ barrier wall exists along the adjacent R-1 lot’s southern property line, shared with the east-west 
alley. However, the wall terminates short of tying into the proposed barrier wall along the lot’s 
western boundary. The Planning Commission may consider requiring the two walls connect at the 
adjacent R-1 lot’s southwest corner to fully screen the residential property from the abutting 
commercial development (5.5.4). 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

10. Setbacks (Sec. 3.1.7). The dimensional requirements for the CV District are noted below based on the 
existing building. The proposed structural square footage is located on the north side of the existing 
building along Southfield Road. The proposed storage area appears to comply, but the applicant shall 
provide the following information on the site plan: 

Development 
Standard Required Provided Comments 

Lot Size 5,000 square feet 40,510 square feet Compliant 

Maximum 
height 2 stories; 30 feet Existing building 

1 story, 15 feet 

Height of addition to 
match (per elevations), 

Compliant  
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Front yard 3 ft minimum; 
10 ft maximum 

Existing building: 
Complies 

Dimension the setbacks 
of the proposed addition 

Side yard 5 feet one side; 
15’ total TBD  Addition TBD 

Rear yard 20 feet Existing building:  
TBD 

Addition has a 0’ setback 
from the alley 

 

11. Outdoor Lighting. Section 5.8. All lighting apparatus used for outside illumination shall direct all light 
downward and shall be so constructed as to prevent the directed light from extending beyond the lot 
being illuminated. The plans do not indicate any proposed lighting for the new surface parking area 
or at the site of the proposed tire storage addition and loading area. The applicant should confirm 
there is no additional site lighting proposed or identify new outdoor illumination per the 
requirements of Sec. 5.8. 

Conclusion. The current site plan is scheduled for Planning Commission’s consideration for May 18, 2021. 
The applicant should be prepared to address the concerns raised in this letter for Planning Commission’s 
discussion. 

Regards, 

Giffels Webster   

 
 
Jill Bahm, AICP    Eric Pietsch 
Principal Planner    Senior Planner      
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1025 E. Maple Road, Suite 100  |  Birmingham, Michigan  48009  |  Phone (248) 852-3100  |  Fax (248) 852-6372 
 

 
 

 

SITE PLAN REVIEW 
 
City of Lathrup Village  

 
 
 
 
April 27, 2021 

27400 Southfield Road   

Lathrup Village, MI 48076 
 

 

Attn: Susie Stec, CED Manager 
 
Re:  Discount Tire (27000 Southfield Rd) GWE # 16951.41 
 
Dear Susie, 
 
On behalf of the City of Lathrup Village, we have performed review #1 of the site plan for the 
project named Discount Tire prepared by ENG Inc., with a date of 05/12/2017. The project is 
located at the north east corner of Southfield Road and WB 11 Mile. 
 
Our review is based on the site plan submitted as it relates to civil site work (no planning, 
architectural, or landscaping review). The project includes the installation of a parking lot on the 
east side of the property (east of the public alley).  
 
 

RECOMMENDATION: 
 Recommend Approval 

 Recommend Approval as Noted 

 Revise and Resubmit 

 No Site Plan Review Required 

 

OWNER AND PROPERTY: 
Site:   27000 Southfield Road 

Applicant:  Hale Properties LLC, 20225 Scottsdale Road, Scottsdale, AZ 85255 

Plan Date:  05/12/2017 and 04/21/2021 

Engineer:  ENG, Inc  

Parcel ID:  24-13-359-007  

Proposal: Commercial   
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1025 E. Maple Road, Suite 100  |  Birmingham, Michigan  48009  |  Phone (248) 852-3100  |  Fax (248) 852-6372 
 

Based on our review, the applicant shall be made aware of the following items that may be 
required prior to construction: 
 

PERMITTING: 

 OCWRC – Soil Erosion and Sedimentation Control 

 MDEQ – N.P.D.E.S. Permit 

 OCWRC – Sanitary Sewer Permit 

 MDEQ – Sanitary Sewer Permit (Part 41) 

 MDEQ – Water Main Permit (Act 399) 

 MDOT Right-of-Way Permit 

 RCOC Right – of –Way Permit (Southfield Road, 12 Mile) 

 Other- Lathrup Village Right-of-Way Permit 

 

AGREEMENTS and EASEMENTS: 

 Long Term Storm Water Maintenance Agreement 

 Water Main Easement 

 Water Main Bill of Sale 

 Sanitary Sewer Easement 

 Sanitary Sewer Bill of Sale 

 Storm Sewer Easement 

 Other – ____________________________ 

 

EXISTING CONDITIONS: 
WATER MAIN: The project plans do not indicate any water main connections. 
 
 
SEWER: The project plans do not indicate any sewer taps. 
 
PAVEMENT: No work is performed within or near existing City roads.  We expect the public 
alley to be constructed with +/- 7 inches of asphalt over an aggregate base. 
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1025 E. Maple Road, Suite 100  |  Birmingham, Michigan  48009  |  Phone (248) 852-3100  |  Fax (248) 852-6372 
 

SITE PLAN REVIEW COMMENTS: 
 

Sheet 3 of 8 (Site Layout) 

1. No parking or loading / unloading will be allowed within the public right-of-way 

 
Sheet 4 of 8 (Grading and Utility) 

2. Storm water detention will be required for the proposed parking lot area including the 
portion to be removed and replaced.  The OCWRC 10-year storm event with an 
allowable discharge rate of 0.30 cfs per acre shall be used. 

 
Upon approval of the site plan, detailed engineering plans will be required to be submitted for 
review. 
 
Respectfully, 
 
GIFFELS WEBSTER 
 
 
 
 
Scott A. Ringler, P.E. 
Partner 

 

Encl: Marked-up plans (pdf copy) 
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Know what's below.
      Call before you dig.

N

PARCEL 1: SOUTH 1/2 OF LOT 1765 AND ALL OF LOTS 1766 THROUGH
1773, LOUISE LATHRUP'S CALIFORNIA BUNGALOW SUBDIVISION NO. 3,
ACCORDING TO THE RECORDED PLAT THEREOF AS RECORDED IN
LIBER 32 ON PAGE 26 OF PLATS, OAKLAND COUNTY RECORDS.
CONTAINING 17,499.96 SF OR 0.402 AC

PARCEL 2: LOTS 1762, 1763, 1764 AND THE NORTH 1/2 OF LOT 1765,
LOUISE LATHRUP'S CALIFORNIA BUNGALOW SUBDIVISION NO. 3,
ACCORDING TO THE RECORDED PLAT THEREOF AS RECORDED IN
LIBER 32 ON PAGE 26 OF PLATS, OAKLAND COUNTY RECORDS.
CONTAINING 7,399.98 SF OR 0.170 AC

PARCEL 3: LOT 2236,  LOUISE LATHRUP'S CALIFORNIA BUNGALOW
SUBDIVISION NO. 3, ACCORDING TO THE RECORDED PLAT THEREOF AS
RECORDED IN LIBER 32 ON PAGE 26 OF PLATS, OAKLAND COUNTY
RECORDS. CONTAINING 7,475.76 SF OR 0.172 AC

PARCEL 4: LOT 1774,  LOUISE LATHRUP'S CALIFORNIA BUNGALOW
SUBDIVISION NO. 3, ACCORDING TO THE RECORDED PLAT THEREOF AS
RECORDED IN LIBER 32 ON PAGE 26 OF PLATS, OAKLAND COUNTY
RECORDS. CONTAINING 2,000 SF OR 0.046 AC

PARCEL 5: LOTS 1775, 1776 AND 1777,  LOUISE LATHRUP'S CALIFORNIA
BUNGALOW SUBDIVISION NO. 3, ACCORDING TO THE RECORDED PLAT
THEREOF AS RECORDED IN LIBER 32 ON PAGE 26 OF PLATS, OAKLAND
COUNTY RECORDS. CONTAINING 6,000 SF OR 0.138 AC
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PROPERTY DESCRIPTION

N
O

   
PA

R
KI

N
G

EX AIR
CHECK
BAY

= EXISTING CONCRETE PAVEMENT

= EXISTING CURB AND GUTTER 

= EXISTING SANITARY MANHOLE/SEWER

= EXISTING WATER VALVE/WATER MAIN

= EXISTING FIRE HYDRANT

= BENCH MARK

= EXISTING CONTOUR (SHOWN AT 1 FOOT INTERVALS)

= EXISTING STORM MANHOLE/SEWER

LEGEND

= FOUND IRON PIPE, ROD OR CONCRETE MONUMENT
= SET IRON ROD AND CAP NO 45499

= EXISTING GAS MAINGAS GAS

= EXISTING HMA PAVEMENT

= EXISTING

= RIGHT OF WAY

= EXISTING SUBJECT PROPERTY BOUNDARY

= EXISTING LIGHT POLE

= EXISTING ELECTRIC

= LINE BREAK

= SECTION CORNER

= EXISTING EASEMENT

= MEASURED (M)
(R) = RECORD

 = EXISTING SHRUB

= EXISTING DECIDUOUS TREE

XXXXXXX = REMOVE EXISTING CURB AND GUTTER 
= REMOVE EXISTING CONCRETE & HMA PAVEMENT

= SAVE & PROTECT EX TREES

= REMOVE EX TREE

= EXISTING TELEPHONE PEDESTAL

EXISTING STRUCTURE INVENTORY

= REMOVE BUILDING

= PARCEL LINE

SITE NOTES:
1. THE SUBJECT PARCEL LIES WITHIN THE ZONE X FLOOD ZONE

DESIGNATION: AREAS DETERMINED TO BE OUTSIDE OF THE 0.2%
ANNUAL CHANCE FLOODPLAIN.

2. THIS PARCEL HAS NO EXISTING WETLANDS.

= EXISTING UTILITY POLE

= EXISTING TREE

EXISTING BUILDING

= EXISTING ROOF DRAIN

17
5'

74
'

100'

50'

15
0'

20' 60'

10
0'

SOIL TYPES AND ABBREVIATIONS

56A Urban land-Blount-Lenawee complex, 0 to 3 percent slopes

PlfabB Udorthents and Udipsamments, nearly level to hilly

La = SOIL TYPE

EtmaaE 56A
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SITE LAYOUT

Know what's below.
      Call before you dig.

= EXISTING CONCRETE PAVEMENT

= EXISTING CURB 

= EXISTING SANITARY MANHOLE/SEWER

= EXISTING WATER VALVE/WATER MAIN

= EXISTING FIRE HYDRANT

= BENCH MARK

= EXISTING CONTOUR 

= EXISTING STORM MANHOLE/SEWER

= EXISTING ADJOINING PROPERTY LINE

LEGEND

= EXISTING GAS MAINGAS GAS GAS

= PROPOSED TRAFFIC FLOW ARROW

= EXISTING ASPHALT PAVEMENT

= BUILDING SETBACK

= EXISTING LIGHT POLE

= EXISTING ELECTRICE E E

= EXISTING TELEPHONE PEDESTAL

= EXISTING EASEMENT

= PROPOSED CONCRETE

= PROPOSED HMA PAVEMENT

= PROPOSED  CURB AND GUTTER - (DETAIL F-4)

= EXISTING ROAD RIGHT-OF-WAY

= EXISTING STORM CURB INLET
= EXISTING YARD DRAIN

 = EXISTING SHRUB

= EXISTING DECIDUOUS TREE

21001
5'

= PROPOSED INVERTED PAN
   CURB AND GUTTER

N

OF3    8

D
C

D

27
00

0 
SO

U
TH

FI
EL

D
 R

O
AD

LA
TH

R
U

P 
VI

LL
AG

E,
 O

AK
LA

N
D

 C
O

U
N

TY
, M

IC
H

IG
AN

11 MILE ROAD

SO
U

TH
FI

EL
D

 R
O

AD
(1

60
' R

.O
.W

.)

SITE DATA:
TOTAL AREA= 1.07 ACRES
NET PARCEL AREA= 0.93 ACRES
PUBLIC ALLEY AREA= 0.14 ACRES
EXISTING ZONING: PARCEL 1: COMMERCIAL - VEHICULAR
                                  PARCEL 2: COMMERCIAL - VEHICULAR
                                  PARCEL 3: SINGLE FAMILY
                                  PARCEL 4: MIXED USE
EXISTING LAND USE= PASSENGER CAR & LIGHT TRUCK TIRE SALES
BUILDING HEIGHT= 15' (1-STORY)
EXISTING BUILDING FLOOR AREA= 9,744 SF
EXISTING TOTAL USABLE FLOOR AREA= 2,164 SF
PROPOSED BUILDING EXPANSION AREA= 722 SF
NUMBER OF EMPLOYEES DURING PEAK PERIODS= 17 EMPLOYEES
NUMBER OF EXISTING PARKING SPACES = 39 SPACES
NUMBER OF PROPOSED PARKING SPACES = 39 SPACES

SETBACKS:
COMMERCIAL - VEHICULAR DISTRICT:
   FRONT YARD: 3'
   SIDE YARD: 5' ONE SIDE, 15' TOTAL
   REAR YARD: 20'
MIXED USE DISTRICT
   PARKING: 5'

SUNNYBROOK AVENUE
(100' R.O.W.)

20' WIDE PUBLIC ALLEY

20
' W

ID
E 

PU
BL

IC
 A

LL
EY

PROPOSED AIR
CHECK QUEUE

EMPLOYEE
PARKING

PROPOSED DUMPSTER
ENCLOSURE WITH 6' WALL

RELOCATED
LOADING/
UNLOADING ZONE

PROPOSED BUILDING EXPANSION
FOR DEAD TIRE STORAGE AND
RECEIVING AREA

10'20'

3'
12

.5
'

5'

SETBACK

5'

5'

5/
12

/1
7

CONC PAN

PROPOSED 3' WALL - 60 LF

PR
O
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SE

D
 6

' W
AL

L 
- 1

30
 L

F

6'

14
 S

PA
C

ES
 @

 9
' E

AC
H

 =
 1

26
'

PROPOSED
SPEED BUMP (TYP)

= EXISTING TREE

= PROPOSED BOLLARD
= PROPOSED WALL

PROPOSED CURB CUT (TYP)

20
'

EXISTING BUILDING

TRANSITION FROM 6' WALL TO 3' WALLGUY WIRES TO BE
RELOCATED BY
UTILITY PROVIDER

3'

3'
SETBACK

5'

5'
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GRADING &
UTILITY PLAN

Know what's below.
      Call before you dig.

21001

OF4    8

GRADING NOTES
1. EXISTING UTILITY LOCATIONS ARE APPROXIMATE AND

NOT EXACT. CALL 811 OR 1-800-362-2764.
2. ALL EXISTING UTILITIES SHALL BE PROTECTED FROM

EXCAVATION. EXISTING UTILITIES DAMAGED BY
CONSTRUCTION SHALL BE REPLACED AT THE
CONTRACTOR'S EXPENSE.

3. FINISHED SURFACES TO BE SMOOTH AND EVEN WITH NO
ABRUPT OR AWKWARD CHANGES IN GRADE.

4. ALL NEW SIDEWALKS AND PAVEMENTS SHALL BE PLACED
AT AN ELEVATION THAT PROVIDES POSITIVE DRAINAGE
AND CONSISTENT SLOPES. ENSURE NO LOW SPOTS ARE
CREATED. NEW WALKS SHALL MEET EXISTING WALKS
FLUSH AT EXISTING GRADE. NOTIFY ENGINEER IF
GRADES ON PLAN CANNOT BE MET TO ENSURE POSITIVE
DRAINAGE.

5. ALL PROPOSED GRADES SHALL BE STAKED BY A
LICENSED SURVEYOR AND FIELD VERIFIED BY THE
CONTRACTOR PRIOR TO CONSTRUCTION.

6. MATCH ADJACENT PAVEMENT GRADES WHERE NEW
PAVEMENT ABUTS EXISTING PAVING.

= PROPOSED WATER MAIN

= PROPOSED SANITARY SEWER

= PROPOSED STORM SEWER

= PROPOSED WATER VALVE

= PROPOSED CURB INLET
= PROPOSED MANHOLE

= PROPOSED GAS

= PROPOSED ELECTRIC

GAS

= PROPOSED CLEAN-OUT

= EXISTING CONCRETE PAVEMENT
= EXISTING CURB 

= EXISTING SANITARY MANHOLE/SEWER

= EXISTING WATER VALVE/WATER MAIN

= EXISTING FIRE HYDRANT

= BENCH MARK

= EXISTING CONTOUR 

= EXISTING STORM MANHOLE/SEWER

= EXISTING ADJOINING PROPERTY LINE

LEGEND

= EXISTING GAS MAINGAS GAS

= EXISTING ASPHALT PAVEMENT

= BUILDING SETBACK

= EXISTING SUBJECT PROPERTY BOUNDARY

= EXISTING LIGHT POLE

= EXISTING ELECTRIC

= EXISTING TELEPHONE PEDESTAL

= EXISTING EASEMENT

= PROPOSED CONCRETE

= PROPOSED HMA PAVEMENT

= PROPOSED  CURB AND GUTTER - (DETAIL F-4)

= EXISTING ROAD RIGHT-OF-WAY

= EXISTING STORM CURB INLET
= EXISTING YARD DRAIN

 = EXISTING SHRUB

= EXISTING DECIDUOUS TREE

= FINISHED FLOOR ELEVATIONFF ELEV

= PROPOSED SPOT ELEVATIONx 706.48

= GUTTERG
= MEET EXISTING GRADEME

= TOP OF CURBT/C

= EXISTING CONTOUR

= PROPOSED CONTOUR860

= PROPOSED SURFACE DRAINAGE ARROW
= EXISTING SURFACE DRAINAGE ARROW

= EXISTING SPOT ELEVATIONx

706.48 = SIGHT DISTANCE EVALUATION
   PROPOSED ELEVATION
= MOUNTABLE CURB AND GUTTER

= PROPOSED INVERTED PAN CURB AND GUTTER
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SUNNYBROOK AVENUE
(100' R.O.W.)
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= EXISTING TREE

PROPOSED INFILTRATION TRENCH
MINIMUM 1' DEPTH

PROPOSED BUILDING

EXISTING BUILDING

50 LF OF 6" DUAL WALL
PERF HDPE STM @ 1%

PR INV = 695.50

PR INV = 696.00

= PROPOSED WALL

PROPOSED CURB CUT (TYP)

= PROPOSED END SECTION

PROPOSED
SPEED BUMP (TYP)
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SOIL EROSION &
SEDIMENTATION CONTROL PLAN

Know what's below.
      Call before you dig.

CONSTRUCTION SEQUENCE SCHEDULE (2020)
Sequence of Construction Activities

A. Stabilized Construction Access
B. Silt Fence
C. Catch basin Protection
D. Dust Control
E. Catch Basin
F. Storm Drain Inlet Protection

Install Temporary SESC Measures:

Maintain Temporary SESC Measures:
Remove and Stockpile Topsoil

Utility Installation

Pavement Construction
Final Grade

Remove Temporary SESC Measures
Permanent SESC Measures

Final Site Stabilization and Landscaping
(to be completed within 5 days of final
grading or activity within that area)

April May June JulyGRATE
LIFT STRAPS

II OR EQUAL

MONOFILAMENT

DANDY BAG

DUMPING STRAP

AN ORANGE WOVEN
STANDARD FABRIC IS

REMOVAL OF CONTENTS
ALLOWS FOR EASY

NOTE: SEDIMENTATION CONTROL
DURING CONSTRUCTION BEFORE
PAVING.

WRAP ALL STRUCTURE COVERS IN
GEOTEXTILE FILTER FABRIC AND
LEAVE SEDIMENTATION CONTROL
AFTER PAVING AND UNTIL
RESTORATION IS ESTABLISHED.

CATCH BASIN FILTER BAG DETAIL
NO SCALE

STEEL OR WOOD POST
INSTALLED BEFORE
COMPACTING BACKFILL MATERIAL

FABRIC MATERIAL MUST BE PLACED
IN A 6" X 6" TRENCH WITH A "L"
SHAPE BEFORE BACKFILLING AND
COMPACTING THE SOIL.

FABRIC MATERIAL MUST BE SECURELY
FASTENED TO THE POSTS OR (IF USED)
TO THE WIRE MESH

COMPACTED BACKFILL MATERIAL

24" MIN

WHEN FABRIC IS INSTALLED IN A TRENCH
WITH COMPACTED SOIL, ANCHORS CAN BE
ATTACHED TO REDUCE THE POTENTIAL OF
"BLOWOUTS" (NOT NEEDED IF "SLICING"
METHOD IS USED)

BACKFILL TRENCH

SPACING OF POSTS
ARE 5' - 8' APART

FABRIC MATERIAL

TRENCHING METHOD

12" MIN

RUNOFF

STEEL OR WOOD POST
INSTALLED AFTER
COMPACTION OF "SLICE"

RUNOFF

8"-12"

SLICING METHOD

12" MIN

SILT FENCE DETAIL
NO SCALE

SOIL EROSION CONTROL NOTES
1.       COMPLY WITH CURRENT OAKLAND COUNTY STANDARDS AND SPECIFICATIONS FOR SOIL EROSION AND SEDIMENT CONTROL, ALL CONTRACT

DOCUMENTS, APPROVED SESC PLANS, PERMIT CONDITIONS AND WITH PARTS 31 AND 91 OF PUBLIC ACT 451 OF 1994. THE CONTRACTOR
SHALL OBTAIN A SOIL EROSION AND SEDIMENTATION CONTROL(SESC) PERMIT FROM THE APPROPRIATE MUNICIPAL ENFORCING AGENCY
(MEA) OR COUNTY ENFORCING AGENCY (CEA). PERMIT FEES AND ROUTINE INSPECTIONS CHARGED BY THE MEA/CEA WILL BE PAID FOR BY
THE CONTRACTOR.

2.       PRIOR TO BEGINNING ANY EARTH CHANGE, RETAIN A DEQ CERTIFIED STORM WATER OPERATOR (CSWO) TO PROVIDE THE REQUIRED SESC
REPORTS (WHICH INCLUDE THE WEEKLY AND STORM EVENT REPORTS AS WELL AS ALL FOLLOW UP REPORTS FOR BOTH VIOLATIONS AND
STORM EVENT CORRECTIONS ON THE STANDARD DEQ FORM.  PROVIDE THE REPORTS TO THE OWNER ON A WEEKLY BASIS, AND RETAIN
THOSE REPORTS FOR THREE YEARS.

3.       PRIOR TO BEGINNING ANY EARTH CHANGE, INSTALL AND MAINTAIN ALL SESC MEASURES AS SHOWN ON THE CONTRACT DOCUMENTS AND AS
DIRECTED BY THE OWNER, CSWO, MEA/CEA OR DEQ AT ANYTIME DURING THE LIFE OF THE CONTRACT OR UNTIL THE OWNER OFFICIALLY
TAKES OVER  RESPONSIBILITY FOR THE SITE.  IMMEDIATELY PRIOR TO THE OWNER TAKING RESPONSIBILITY FOR THE SITE, CLEAN ALL CATCH
BASINS AFFECTED BY THE CONSTRUCTION, BOTH WITHIN THE CONTRACT LIMITS AND ALL SURROUNDING ROADS AND LAWN AREAS WHERE
SOIL MAY HAVE SPREAD AS THE RESULT OF CONSTRUCTION ACTIVITIES.

4.      CONDUCT ALL EXCAVATION, FILLING, GRADING, AND CLEANUP OPERATIONS IN A MANNER SUCH THAT SEDIMENT, GENERATED BY WIND OR
WATER IS NOT DISCHARGED INTO ANY STORM SEWER, DRAINAGE DITCH, RIVER, LAKE, AIR, OR UNDERGROUND UTILITY SYSTEM.  STAGE
WORK TO MINIMIZED THE AREA OF EXPOSED SOIL, THEREBY REDUCING THE OPPORTUNITY FOR SOIL EROSION.

5.       WATER FROM TRENCHES AND OTHER EXCAVATION SHALL BE PUMPED INTO A FILTRATION BAG TO REMOVE SEDIMENTS FROM THE WATER.
6.       IF SEDIMENT EXTENDS BEYOND THE PROJECT LIMITS, CLEANUP AND RESTORE ALL SURFACES AND UTILITY SYSTEMS TO THE CONDITION

THAT EXISTED PRIOR TO THE CONTRACT AWARD.
7.       ALL SESC MEASURES SHALL BE MAINTAINED DAILY. MEASURES ARE THE RESPONSIBILITY OF THE CONTRACTOR DURING CONSTRUCTION AND

UNTIL FINAL STABILIZATION OF ENTIRE PROJECT AREA.
8.       SHOULD VIOLATIONS BE IDENTIFIED BY THE OWNER, CSWO, MEA/CEA OR DEQ, THEY SHALL BE CORRECTED WITHIN 24 HOURS OF

NOTIFICATION. THE CORRECTION(S) SHALL BE APPROVED BY THE OWNER, CSWO, MEA/CEA OR DEQ. ALL SUBSEQUENT INSPECTIONS
PERFORMED BY THE OWNER, CSWO, MEA/CEA OR DEQ AS A RESULT OF THE VIOLATION (AND ANY OTHER ASSOCIATED COSTS) WILL BE PAID
BY THE CONTRACTOR.

9.       FINES ASSESSED AS A RESULT OF THE VIOLATION FOR NONCOMPLIANCE OF THE SESC PROVISIONS, WILL BE PAID BY THE CONTRACTOR.
SHOULD A "STOP WORK" ORDER FOR NONCOMPLIANCE BE ISSUED, A TIME EXTENSION REQUEST FOR THAT TIME PERIOD WILL NOT BE
GRANTED.

10.     ALL DISTURBED AREAS WILL RECEIVE PERMANENT EROSION CONTROL WITHIN 5 DAYS OF FINAL GRADING.
11.     TEMPORARY AGGREGATE APPROACH SHALL BE INSTALLED AND MAINTAINED FOR SOIL EROSION CONTROL (SEE DETAIL).
12.     SITE IS MORE THAN 1000 FEET FROM ANY WATER OF THE STATE.
13.     CATCH BASIN FILTER BAGS:
          · INSPECT DAILY AND IMMEDIATELY FOLLOWING EACH RAINFALL
          · REMOVE ALL SILT COLLECTED IN FILTER ON A WEEKLY BASIS
          · REPLACE FILTER IF TORN
          · INSTALL FLOC LOGS WHERE FILTERS ARE INADEQUATE
14.     DUST CONTROL SHALL BE EXERCISED AT ALL TIMES DURING THE PROJECT. WATERING WILL TAKE PLACE ONCE A DAY OR MORE OFTEN AS
          NEEDED AND WILL BE DIRECTED BY THE STORM WATER OPERATOR.
15.     LIMITS OF DISTURBANCE =  PROPERTY LINES
16.     PERMANENT AND TEMPORARY SOIL EROSION AND SEDIMENTATION CONTROL MEASURES WITHIN THE LIMITS OF DISTURBANCE IS THE

RESPONSIBILITY OF THE CONTRACTOR UNTIL SUCH TIME WHEN THE SITE IS DEEMED PERMANENTLY STABILIZED, AFTER WHICH MAINTENANCE
OF THE PERMANENT SOIL EROSION AND SEDIMENTATION CONTROL MEASURES IS THE RESPONSIBILITY OF THE PROPERTY OWNER.

17.     REMOVAL OF TEMPORARY MEASURES FOLLOWING ACCEPTANCE OF THE PROJECT IS THE RESPONSIBILITY OF THE CONTRACTOR.
18.     ADJOINING STREETS AND PARKING LOTS SHALL BE SWEPT DAILY, OR MORE OFTEN AS NEEDED.
19.     THIS PARCEL IS NOT LOCATED IN THE 100 YEAR FLOOD PLAIN AS DEFINED BY FEMA
20.     COORDINATE WITH THE OWNER TO DESIGNATE AN AREA TO STOCKPILE SOIL. SURROUND LIMITS OF PILE WITH SILT FENCE. APPLY WATER TO
          CONTROL DUST AS NECESSARY.

NO SCALE

50' MIN.

NOTES:
1. THE ENTRANCE SHALL BE MAINTAINED IN A CONDITION
THAT WILL PREVENT TRACKING OR FLOWING OF SEDIMENT
ONTO PUBLIC RIGHT-OF-WAYS.  THIS MAY REQUIRE TOP
DRESSING, REPAIR AND/ OR CLEANOUT OF ANY MEASURES
USED TO TRAP SEDIMENT.

DIVERSION RIDGE
REQUIRED WHERE GRADE
EXCEEDS 2%

PLAN VIEW

2" - 3"  COARSE CRUSHED
AGGREGATE MIN. 6" THICK

PROFILE VIEW SECTION A-A

R
O

AD
W

AY

ROADWAY

A

DIVERSION RIDGE

A

20' R

12' MIN.

FILTER FABRIC

2% OR GREATER

CRUSHED AGGREGATE CONSTRUCTION
ENTRANCE DETAIL

SOIL EROSION AND CONTROL MEASURES

N

Aug Sept Oct Nov Dec

Site Grading

Building Construction

21001

= PROPOSED WATER MAIN

= PROPOSED SANITARY SEWER

= PROPOSED STORM SEWER

= PROPOSED WATER VALVE

= PROPOSED CURB INLET
= PROPOSED MANHOLE

= PROPOSED GAS

= PROPOSED ELECTRIC

GAS

= PROPOSED CLEAN-OUT

= EXISTING CONCRETE PAVEMENT
= EXISTING CURB 

= EXISTING SANITARY MANHOLE/SEWER

= EXISTING WATER VALVE/WATER MAIN

= EXISTING FIRE HYDRANT

= BENCH MARK

= EXISTING CONTOUR 

= EXISTING STORM MANHOLE/SEWER

= EXISTING ADJOINING PROPERTY LINE

LEGEND

= EXISTING GAS MAINGAS GAS

= EXISTING ASPHALT PAVEMENT

= BUILDING SETBACK

= EXISTING SUBJECT PROPERTY BOUNDARY

= EXISTING LIGHT POLE

= EXISTING ELECTRIC

= EXISTING TELEPHONE PEDESTAL

= EXISTING EASEMENT

= PROPOSED CONCRETE

= PROPOSED HMA PAVEMENT

= PROPOSED  CURB AND GUTTER - (DETAIL F-4)

= EXISTING ROAD RIGHT-OF-WAY

= EXISTING STORM CURB INLET
= EXISTING YARD DRAIN

 = EXISTING SHRUB

= EXISTING DECIDUOUS TREE

= FINISHED FLOOR ELEVATIONFF ELEV

= PROPOSED SPOT ELEVATIONx 706.48

= GUTTERG
= MEET EXISTING GRADEME

= TOP OF CURBT/C

= EXISTING CONTOUR

= PROPOSED CONTOUR860

= PROPOSED SURFACE DRAINAGE ARROW
= EXISTING SURFACE DRAINAGE ARROW
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STREET SWEEP DAILY OR
MORE OFTEN AS NEEDED
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11 MILE ROAD

HYDROSEED FOR LAWN AREAS IS TO CONSIST OF A SEED MIXTURE AS FOLLOWS:
 40% PERENNIAL RYEGRASS
 20% KENTUCKY BLUEGRASS
 10% NEW PORT KENTUCKY BLUEGRASS
 30% PENN LAWN RED FESCUE
THE GRASS SEED MIXTURE SHALL BE SOWN UNIFORMLY AT A RATE OF 220-250 POUNDS PER ACRE.

BOTANICAL NAME COMMON NAMESYMBOL SIZE CONT. SPACING

LL Liriodendron t. 'Little Volunteer' Little Volunteer Tulip Tree 2" B&B      As Shown 5

AR Acer rubrum r. Redpointe Redpointe Maple 2 1/2" B&B      As Shown 2

QTY

BOTANICAL NAMESYMBOL

CA Clethra alnifolia 'Hummingbird' Hummingbird Summersweet #5 Gal. 15"       As Shown 43

JH Juniperus sq. 'Holger' Holger Juniper #3 Gal. 12"       As Shown 18

BOTANICAL NAMESYMBOL

JE Juniperus v. Emerald Sentinel Emerald Sentinel Juniper 6' B&B      As Shown 15
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Know what's below.
      Call before you dig.
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3'
-6

"

1'-6"

VA
R

IE
S

4'
-1

/2
"

1'-1/4"
PRECAST CONCRETE
CAP W/DRIP EDGE

SEALANT AT ALL JOINTS

STAINLESS STEEL
DOWELED
ANCHORS, TWO FOR
EACH SECTION

STAINLESS STEEL
THRU WALL
FLASHING

12" SPLIT-FACE CMU W/
INTEGRAL WATER
REPELLENT W/ HORIZONTAL
LADDER TYPE REINFORCING
@ 16" O.C.

PAN FLASHING
 AND WEEPS

VERTICAL #5 BAR IN SOLID
GROUTED CORES @ 32"
O.C. MAX (SEE PLAN
LAYOUT)

GROUT BOTTOM
COURSE
SOLID BELOW PAN
FLASHING

18"Wx42"DEEP CONCRETE
TRENCH FOOTING W/(2) #5
BAR TOP AND BOTTOM

M
AX

IM
U

M
 6

'-0
" A

BO
VE

 G
R

AD
E

2" MDOT 13A HMA OR MATCH EXIST
THICKNESS, WHICHEVER IS GREATER

8" MDOT 21AA AGGREGATE

SUITABLE SUBGRADE

HMA PAVEMENT SECTION
NO SCALE

1 1/2" MDOT 13A HMA OR MATCH EXIST
THICKNESS, WHICHEVER IS GREATER

MASONRY WALL SECTION
NO SCALE

SCALE: 1" = 1'

51
2" 13

4"
2'

9"

6" 13 8"

4"4"

9"
1'

-2
"

CONCRETE CURB AND GUTTER
(MDOT DETAIL F-4)

EPOXY COATED #4 BAR

4"

2"
R2"
R

BEDDING

TRENCH NOT ADJACENT TO PAVEMENT OR STRUCTURE

2 X PIPE DIA.
3' MIN.

12
"

UNDISTURBED SOIL

SUITABLE MATERIAL

REFER TO DRAWINGS AND
SPECIFICATIONS FOR SURFACE
RESTORATION

4"

BEDDING

TRENCH ADJACENT TO PAVEMENT OR STRUCTURE

2 X PIPE DIA.
3' MIN.

12
"

UNDISTURBED SOIL

SUITABLE MATERIAL

4"

1

1 BOTTOM EDGE OF
PAVEMENT OR
STRUCTURE

TRENCH BACKFILL MDOT CLASS
II GRANULAR MATERIAL WITHIN
INFLUENCE OF PAVEMENT OR
STRUCTURE

REFER TO DRAWINGS AND
SPECIFICATIONS FOR SURFACE
RESTORATION

NO SCALE

TRASH ENCLOSURE DETAIL

PRECAST CONCRETE COPING

8'
-0

"

6'-0" 6'-0"
12'-0"8"

HEAVY DUTY CANE BOLT W/
SLEEVES IN CONC SLAB - OPEN AND
CLOSED POSITIONS.

6" X 6" X 6" TALL STEEL PIPE.
FILL SOLID WITH CONCRETE.
WELD HINGES TO FACE OF
PIPE.

AMETCO GALVANIZED STEEL FIXED
LOUVER FENCE WITH 80% SCREENING

8" BURNISH BLOCK CMU WALL -
INTEGRAL COLOR TO MATCH
EX BUILDING W/ BURNISHED
CMU ACCENT BAND

10
'-0

"
10

'-0
"

12'-0"
3'-0" 3'-0" EQ.EQ.

8"

MANUFACTURED 8'-0"
HIGH GATES,
GALVANIZED STEEL
FIXED LOUVER FENCE
FASTENED TO CMU WALL
PER MANUFACTURER
SPECIFICATIONS

8" CMU WALL.
TRASH ENCLOSURE
BUILDING MATERIALS TO
MATCH EX BUILDING

6'' CONC W/ # 3'S @ 18''
O.C. EA. WAY O/ AGG.
BASE - (SLOPE TO
DRAIN AS REQ'D.)

6" DIA.
BOLLARDS

12'-0" CLEAR
OPENING

1" DIA. SLEEVES
FOR CANE
BOLTS (TYP. OF
FOUR)
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TOPOGRAPHIC SURVEY
 & REMOVAL PLAN

Know what's below.
      Call before you dig.

N

PARCEL 1: SOUTH 1/2 OF LOT 1765 AND ALL OF LOTS 1766 THROUGH
1773, LOUISE LATHRUP'S CALIFORNIA BUNGALOW SUBDIVISION NO. 3,
ACCORDING TO THE RECORDED PLAT THEREOF AS RECORDED IN
LIBER 32 ON PAGE 26 OF PLATS, OAKLAND COUNTY RECORDS.
CONTAINING 17,499.96 SF OR 0.402 AC

PARCEL 2: LOTS 1762, 1763, 1764 AND THE NORTH 1/2 OF LOT 1765,
LOUISE LATHRUP'S CALIFORNIA BUNGALOW SUBDIVISION NO. 3,
ACCORDING TO THE RECORDED PLAT THEREOF AS RECORDED IN
LIBER 32 ON PAGE 26 OF PLATS, OAKLAND COUNTY RECORDS.
CONTAINING 7,399.98 SF OR 0.170 AC

PARCEL 3: LOT 2236,  LOUISE LATHRUP'S CALIFORNIA BUNGALOW
SUBDIVISION NO. 3, ACCORDING TO THE RECORDED PLAT THEREOF AS
RECORDED IN LIBER 32 ON PAGE 26 OF PLATS, OAKLAND COUNTY
RECORDS. CONTAINING 7,475.76 SF OR 0.172 AC

PARCEL 4: LOT 1774,  LOUISE LATHRUP'S CALIFORNIA BUNGALOW
SUBDIVISION NO. 3, ACCORDING TO THE RECORDED PLAT THEREOF AS
RECORDED IN LIBER 32 ON PAGE 26 OF PLATS, OAKLAND COUNTY
RECORDS. CONTAINING 2,000 SF OR 0.046 AC

PARCEL 5: LOTS 1775, 1776 AND 1777,  LOUISE LATHRUP'S CALIFORNIA
BUNGALOW SUBDIVISION NO. 3, ACCORDING TO THE RECORDED PLAT
THEREOF AS RECORDED IN LIBER 32 ON PAGE 26 OF PLATS, OAKLAND
COUNTY RECORDS. CONTAINING 6,000 SF OR 0.138 AC
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O

   
PA

R
KI

N
G

EX AIR
CHECK
BAY

= EXISTING CONCRETE PAVEMENT

= EXISTING CURB AND GUTTER 

= EXISTING SANITARY MANHOLE/SEWER

= EXISTING WATER VALVE/WATER MAIN

= EXISTING FIRE HYDRANT

= BENCH MARK

= EXISTING CONTOUR (SHOWN AT 1 FOOT INTERVALS)

= EXISTING STORM MANHOLE/SEWER

LEGEND

= FOUND IRON PIPE, ROD OR CONCRETE MONUMENT
= SET IRON ROD AND CAP NO 45499

= EXISTING GAS MAINGAS GAS

= EXISTING HMA PAVEMENT

= EXISTING

= RIGHT OF WAY

= EXISTING SUBJECT PROPERTY BOUNDARY

= EXISTING LIGHT POLE

= EXISTING ELECTRIC

= LINE BREAK

= SECTION CORNER

= EXISTING EASEMENT

= MEASURED (M)
(R) = RECORD

 = EXISTING SHRUB

= EXISTING DECIDUOUS TREE

XXXXXXX = REMOVE EXISTING CURB AND GUTTER 
= REMOVE EXISTING CONCRETE & HMA PAVEMENT

= SAVE & PROTECT EX TREES

= REMOVE EX TREE

= EXISTING TELEPHONE PEDESTAL

EXISTING STRUCTURE INVENTORY

= REMOVE BUILDING

= PARCEL LINE

SITE NOTES:
1. THE SUBJECT PARCEL LIES WITHIN THE ZONE X FLOOD ZONE

DESIGNATION: AREAS DETERMINED TO BE OUTSIDE OF THE 0.2%
ANNUAL CHANCE FLOODPLAIN.

2. THIS PARCEL HAS NO EXISTING WETLANDS.

= EXISTING UTILITY POLE

= EXISTING TREE

EXISTING BUILDING

= EXISTING ROOF DRAIN

17
5'

74
'

100'

50'

15
0'

20' 60'

10
0'

SOIL TYPES AND ABBREVIATIONS

56A Urban land-Blount-Lenawee complex, 0 to 3 percent slopes

PlfabB Udorthents and Udipsamments, nearly level to hilly

La = SOIL TYPE

EtmaaE 56A
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SITE LAYOUT

Know what's below.
      Call before you dig.

= EXISTING CONCRETE PAVEMENT

= EXISTING CURB 

= EXISTING SANITARY MANHOLE/SEWER

= EXISTING WATER VALVE/WATER MAIN

= EXISTING FIRE HYDRANT

= BENCH MARK

= EXISTING CONTOUR 

= EXISTING STORM MANHOLE/SEWER

= EXISTING ADJOINING PROPERTY LINE

LEGEND

= EXISTING GAS MAINGAS GAS GAS

= PROPOSED TRAFFIC FLOW ARROW

= EXISTING ASPHALT PAVEMENT

= BUILDING SETBACK

= EXISTING LIGHT POLE

= EXISTING ELECTRICE E E

= EXISTING TELEPHONE PEDESTAL

= EXISTING EASEMENT

= PROPOSED CONCRETE

= PROPOSED HMA PAVEMENT

= PROPOSED  CURB AND GUTTER - (DETAIL F-4)

= EXISTING ROAD RIGHT-OF-WAY

= EXISTING STORM CURB INLET
= EXISTING YARD DRAIN

 = EXISTING SHRUB

= EXISTING DECIDUOUS TREE

21001
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= PROPOSED INVERTED PAN
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SITE DATA:
TOTAL AREA= 1.07 ACRES
NET PARCEL AREA= 0.93 ACRES
PUBLIC ALLEY AREA= 0.14 ACRES
EXISTING ZONING: PARCEL 1: COMMERCIAL - VEHICULAR
                                  PARCEL 2: COMMERCIAL - VEHICULAR
                                  PARCEL 3: SINGLE FAMILY
                                  PARCEL 4: MIXED USE
EXISTING LAND USE= PASSENGER CAR & LIGHT TRUCK TIRE SALES
BUILDING HEIGHT= 15' (1-STORY)
EXISTING BUILDING FLOOR AREA= 9,744 SF
EXISTING TOTAL USABLE FLOOR AREA= 2,164 SF
PROPOSED BUILDING EXPANSION AREA= 722 SF
NUMBER OF EMPLOYEES DURING PEAK PERIODS= 17 EMPLOYEES
NUMBER OF EXISTING PARKING SPACES = 39 SPACES
NUMBER OF PROPOSED PARKING SPACES = 39 SPACES

SETBACKS:
COMMERCIAL - VEHICULAR DISTRICT:
   FRONT YARD: 3'
   SIDE YARD: 5' ONE SIDE, 15' TOTAL
   REAR YARD: 20'
MIXED USE DISTRICT
   PARKING: 5'

SUNNYBROOK AVENUE
(100' R.O.W.)

20' WIDE PUBLIC ALLEY

20
' W

ID
E 

PU
BL

IC
 A

LL
EY

PROPOSED AIR
CHECK QUEUE

EMPLOYEE
PARKING

PROPOSED DUMPSTER
ENCLOSURE WITH 6' WALL

RELOCATED
LOADING/
UNLOADING ZONE

PROPOSED BUILDING EXPANSION
FOR DEAD TIRE STORAGE AND
RECEIVING AREA

10'20'

3'
12

.5
'

5'

SETBACK

5'

5'

5/
12

/1
7

CONC PAN

PROPOSED 3' WALL - 60 LF

PR
O

PO
SE

D
 6

' W
AL

L 
- 1

30
 L

F

6'

14
 S

PA
C

ES
 @

 9
' E

AC
H

 =
 1

26
'

PROPOSED
SPEED BUMP (TYP)

= EXISTING TREE

= PROPOSED BOLLARD
= PROPOSED WALL

PROPOSED CURB CUT (TYP)

20
'

EXISTING BUILDING

TRANSITION FROM 6' WALL TO 3' WALLGUY WIRES TO BE
RELOCATED BY
UTILITY PROVIDER

3'

3'
SETBACK

5'

5'
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GRADING &
UTILITY PLAN

Know what's below.
      Call before you dig.

21001

OF4    8

GRADING NOTES
1. EXISTING UTILITY LOCATIONS ARE APPROXIMATE AND

NOT EXACT. CALL 811 OR 1-800-362-2764.
2. ALL EXISTING UTILITIES SHALL BE PROTECTED FROM

EXCAVATION. EXISTING UTILITIES DAMAGED BY
CONSTRUCTION SHALL BE REPLACED AT THE
CONTRACTOR'S EXPENSE.

3. FINISHED SURFACES TO BE SMOOTH AND EVEN WITH NO
ABRUPT OR AWKWARD CHANGES IN GRADE.

4. ALL NEW SIDEWALKS AND PAVEMENTS SHALL BE PLACED
AT AN ELEVATION THAT PROVIDES POSITIVE DRAINAGE
AND CONSISTENT SLOPES. ENSURE NO LOW SPOTS ARE
CREATED. NEW WALKS SHALL MEET EXISTING WALKS
FLUSH AT EXISTING GRADE. NOTIFY ENGINEER IF
GRADES ON PLAN CANNOT BE MET TO ENSURE POSITIVE
DRAINAGE.

5. ALL PROPOSED GRADES SHALL BE STAKED BY A
LICENSED SURVEYOR AND FIELD VERIFIED BY THE
CONTRACTOR PRIOR TO CONSTRUCTION.

6. MATCH ADJACENT PAVEMENT GRADES WHERE NEW
PAVEMENT ABUTS EXISTING PAVING.

= PROPOSED WATER MAIN

= PROPOSED SANITARY SEWER

= PROPOSED STORM SEWER

= PROPOSED WATER VALVE

= PROPOSED CURB INLET
= PROPOSED MANHOLE

= PROPOSED GAS

= PROPOSED ELECTRIC

GAS

= PROPOSED CLEAN-OUT

= EXISTING CONCRETE PAVEMENT
= EXISTING CURB 

= EXISTING SANITARY MANHOLE/SEWER

= EXISTING WATER VALVE/WATER MAIN

= EXISTING FIRE HYDRANT

= BENCH MARK

= EXISTING CONTOUR 

= EXISTING STORM MANHOLE/SEWER

= EXISTING ADJOINING PROPERTY LINE

LEGEND

= EXISTING GAS MAINGAS GAS

= EXISTING ASPHALT PAVEMENT

= BUILDING SETBACK

= EXISTING SUBJECT PROPERTY BOUNDARY

= EXISTING LIGHT POLE

= EXISTING ELECTRIC

= EXISTING TELEPHONE PEDESTAL

= EXISTING EASEMENT

= PROPOSED CONCRETE

= PROPOSED HMA PAVEMENT

= PROPOSED  CURB AND GUTTER - (DETAIL F-4)

= EXISTING ROAD RIGHT-OF-WAY

= EXISTING STORM CURB INLET
= EXISTING YARD DRAIN

 = EXISTING SHRUB

= EXISTING DECIDUOUS TREE

= FINISHED FLOOR ELEVATIONFF ELEV

= PROPOSED SPOT ELEVATIONx 706.48

= GUTTERG
= MEET EXISTING GRADEME

= TOP OF CURBT/C

= EXISTING CONTOUR

= PROPOSED CONTOUR860

= PROPOSED SURFACE DRAINAGE ARROW
= EXISTING SURFACE DRAINAGE ARROW

= EXISTING SPOT ELEVATIONx

706.48 = SIGHT DISTANCE EVALUATION
   PROPOSED ELEVATION
= MOUNTABLE CURB AND GUTTER

= PROPOSED INVERTED PAN CURB AND GUTTER
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PROPOSED INFILTRATION TRENCH
MINIMUM 1' DEPTH

PROPOSED BUILDING

EXISTING BUILDING

50 LF OF 6" DUAL WALL
PERF HDPE STM @ 1%

PR INV = 695.50

PR INV = 696.00

= PROPOSED WALL

PROPOSED CURB CUT (TYP)

= PROPOSED END SECTION

PROPOSED
SPEED BUMP (TYP)
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SOIL EROSION &
SEDIMENTATION CONTROL PLAN

Know what's below.
      Call before you dig.

CONSTRUCTION SEQUENCE SCHEDULE (2020)
Sequence of Construction Activities

A. Stabilized Construction Access
B. Silt Fence
C. Catch basin Protection
D. Dust Control
E. Catch Basin
F. Storm Drain Inlet Protection

Install Temporary SESC Measures:

Maintain Temporary SESC Measures:
Remove and Stockpile Topsoil

Utility Installation

Pavement Construction
Final Grade

Remove Temporary SESC Measures
Permanent SESC Measures

Final Site Stabilization and Landscaping
(to be completed within 5 days of final
grading or activity within that area)

April May June JulyGRATE
LIFT STRAPS

II OR EQUAL

MONOFILAMENT

DANDY BAG

DUMPING STRAP

AN ORANGE WOVEN
STANDARD FABRIC IS

REMOVAL OF CONTENTS
ALLOWS FOR EASY

NOTE: SEDIMENTATION CONTROL
DURING CONSTRUCTION BEFORE
PAVING.

WRAP ALL STRUCTURE COVERS IN
GEOTEXTILE FILTER FABRIC AND
LEAVE SEDIMENTATION CONTROL
AFTER PAVING AND UNTIL
RESTORATION IS ESTABLISHED.

CATCH BASIN FILTER BAG DETAIL
NO SCALE

STEEL OR WOOD POST
INSTALLED BEFORE
COMPACTING BACKFILL MATERIAL

FABRIC MATERIAL MUST BE PLACED
IN A 6" X 6" TRENCH WITH A "L"
SHAPE BEFORE BACKFILLING AND
COMPACTING THE SOIL.

FABRIC MATERIAL MUST BE SECURELY
FASTENED TO THE POSTS OR (IF USED)
TO THE WIRE MESH

COMPACTED BACKFILL MATERIAL

24" MIN

WHEN FABRIC IS INSTALLED IN A TRENCH
WITH COMPACTED SOIL, ANCHORS CAN BE
ATTACHED TO REDUCE THE POTENTIAL OF
"BLOWOUTS" (NOT NEEDED IF "SLICING"
METHOD IS USED)

BACKFILL TRENCH

SPACING OF POSTS
ARE 5' - 8' APART

FABRIC MATERIAL

TRENCHING METHOD

12" MIN

RUNOFF

STEEL OR WOOD POST
INSTALLED AFTER
COMPACTION OF "SLICE"

RUNOFF

8"-12"

SLICING METHOD

12" MIN

SILT FENCE DETAIL
NO SCALE

SOIL EROSION CONTROL NOTES
1.       COMPLY WITH CURRENT OAKLAND COUNTY STANDARDS AND SPECIFICATIONS FOR SOIL EROSION AND SEDIMENT CONTROL, ALL CONTRACT

DOCUMENTS, APPROVED SESC PLANS, PERMIT CONDITIONS AND WITH PARTS 31 AND 91 OF PUBLIC ACT 451 OF 1994. THE CONTRACTOR
SHALL OBTAIN A SOIL EROSION AND SEDIMENTATION CONTROL(SESC) PERMIT FROM THE APPROPRIATE MUNICIPAL ENFORCING AGENCY
(MEA) OR COUNTY ENFORCING AGENCY (CEA). PERMIT FEES AND ROUTINE INSPECTIONS CHARGED BY THE MEA/CEA WILL BE PAID FOR BY
THE CONTRACTOR.

2.       PRIOR TO BEGINNING ANY EARTH CHANGE, RETAIN A DEQ CERTIFIED STORM WATER OPERATOR (CSWO) TO PROVIDE THE REQUIRED SESC
REPORTS (WHICH INCLUDE THE WEEKLY AND STORM EVENT REPORTS AS WELL AS ALL FOLLOW UP REPORTS FOR BOTH VIOLATIONS AND
STORM EVENT CORRECTIONS ON THE STANDARD DEQ FORM.  PROVIDE THE REPORTS TO THE OWNER ON A WEEKLY BASIS, AND RETAIN
THOSE REPORTS FOR THREE YEARS.

3.       PRIOR TO BEGINNING ANY EARTH CHANGE, INSTALL AND MAINTAIN ALL SESC MEASURES AS SHOWN ON THE CONTRACT DOCUMENTS AND AS
DIRECTED BY THE OWNER, CSWO, MEA/CEA OR DEQ AT ANYTIME DURING THE LIFE OF THE CONTRACT OR UNTIL THE OWNER OFFICIALLY
TAKES OVER  RESPONSIBILITY FOR THE SITE.  IMMEDIATELY PRIOR TO THE OWNER TAKING RESPONSIBILITY FOR THE SITE, CLEAN ALL CATCH
BASINS AFFECTED BY THE CONSTRUCTION, BOTH WITHIN THE CONTRACT LIMITS AND ALL SURROUNDING ROADS AND LAWN AREAS WHERE
SOIL MAY HAVE SPREAD AS THE RESULT OF CONSTRUCTION ACTIVITIES.

4.      CONDUCT ALL EXCAVATION, FILLING, GRADING, AND CLEANUP OPERATIONS IN A MANNER SUCH THAT SEDIMENT, GENERATED BY WIND OR
WATER IS NOT DISCHARGED INTO ANY STORM SEWER, DRAINAGE DITCH, RIVER, LAKE, AIR, OR UNDERGROUND UTILITY SYSTEM.  STAGE
WORK TO MINIMIZED THE AREA OF EXPOSED SOIL, THEREBY REDUCING THE OPPORTUNITY FOR SOIL EROSION.

5.       WATER FROM TRENCHES AND OTHER EXCAVATION SHALL BE PUMPED INTO A FILTRATION BAG TO REMOVE SEDIMENTS FROM THE WATER.
6.       IF SEDIMENT EXTENDS BEYOND THE PROJECT LIMITS, CLEANUP AND RESTORE ALL SURFACES AND UTILITY SYSTEMS TO THE CONDITION

THAT EXISTED PRIOR TO THE CONTRACT AWARD.
7.       ALL SESC MEASURES SHALL BE MAINTAINED DAILY. MEASURES ARE THE RESPONSIBILITY OF THE CONTRACTOR DURING CONSTRUCTION AND

UNTIL FINAL STABILIZATION OF ENTIRE PROJECT AREA.
8.       SHOULD VIOLATIONS BE IDENTIFIED BY THE OWNER, CSWO, MEA/CEA OR DEQ, THEY SHALL BE CORRECTED WITHIN 24 HOURS OF

NOTIFICATION. THE CORRECTION(S) SHALL BE APPROVED BY THE OWNER, CSWO, MEA/CEA OR DEQ. ALL SUBSEQUENT INSPECTIONS
PERFORMED BY THE OWNER, CSWO, MEA/CEA OR DEQ AS A RESULT OF THE VIOLATION (AND ANY OTHER ASSOCIATED COSTS) WILL BE PAID
BY THE CONTRACTOR.

9.       FINES ASSESSED AS A RESULT OF THE VIOLATION FOR NONCOMPLIANCE OF THE SESC PROVISIONS, WILL BE PAID BY THE CONTRACTOR.
SHOULD A "STOP WORK" ORDER FOR NONCOMPLIANCE BE ISSUED, A TIME EXTENSION REQUEST FOR THAT TIME PERIOD WILL NOT BE
GRANTED.

10.     ALL DISTURBED AREAS WILL RECEIVE PERMANENT EROSION CONTROL WITHIN 5 DAYS OF FINAL GRADING.
11.     TEMPORARY AGGREGATE APPROACH SHALL BE INSTALLED AND MAINTAINED FOR SOIL EROSION CONTROL (SEE DETAIL).
12.     SITE IS MORE THAN 1000 FEET FROM ANY WATER OF THE STATE.
13.     CATCH BASIN FILTER BAGS:
          · INSPECT DAILY AND IMMEDIATELY FOLLOWING EACH RAINFALL
          · REMOVE ALL SILT COLLECTED IN FILTER ON A WEEKLY BASIS
          · REPLACE FILTER IF TORN
          · INSTALL FLOC LOGS WHERE FILTERS ARE INADEQUATE
14.     DUST CONTROL SHALL BE EXERCISED AT ALL TIMES DURING THE PROJECT. WATERING WILL TAKE PLACE ONCE A DAY OR MORE OFTEN AS
          NEEDED AND WILL BE DIRECTED BY THE STORM WATER OPERATOR.
15.     LIMITS OF DISTURBANCE =  PROPERTY LINES
16.     PERMANENT AND TEMPORARY SOIL EROSION AND SEDIMENTATION CONTROL MEASURES WITHIN THE LIMITS OF DISTURBANCE IS THE

RESPONSIBILITY OF THE CONTRACTOR UNTIL SUCH TIME WHEN THE SITE IS DEEMED PERMANENTLY STABILIZED, AFTER WHICH MAINTENANCE
OF THE PERMANENT SOIL EROSION AND SEDIMENTATION CONTROL MEASURES IS THE RESPONSIBILITY OF THE PROPERTY OWNER.

17.     REMOVAL OF TEMPORARY MEASURES FOLLOWING ACCEPTANCE OF THE PROJECT IS THE RESPONSIBILITY OF THE CONTRACTOR.
18.     ADJOINING STREETS AND PARKING LOTS SHALL BE SWEPT DAILY, OR MORE OFTEN AS NEEDED.
19.     THIS PARCEL IS NOT LOCATED IN THE 100 YEAR FLOOD PLAIN AS DEFINED BY FEMA
20.     COORDINATE WITH THE OWNER TO DESIGNATE AN AREA TO STOCKPILE SOIL. SURROUND LIMITS OF PILE WITH SILT FENCE. APPLY WATER TO
          CONTROL DUST AS NECESSARY.

NO SCALE

50' MIN.

NOTES:
1. THE ENTRANCE SHALL BE MAINTAINED IN A CONDITION
THAT WILL PREVENT TRACKING OR FLOWING OF SEDIMENT
ONTO PUBLIC RIGHT-OF-WAYS.  THIS MAY REQUIRE TOP
DRESSING, REPAIR AND/ OR CLEANOUT OF ANY MEASURES
USED TO TRAP SEDIMENT.

DIVERSION RIDGE
REQUIRED WHERE GRADE
EXCEEDS 2%

PLAN VIEW

2" - 3"  COARSE CRUSHED
AGGREGATE MIN. 6" THICK

PROFILE VIEW SECTION A-A

R
O

AD
W

AY

ROADWAY

A

DIVERSION RIDGE

A

20' R

12' MIN.

FILTER FABRIC

2% OR GREATER

CRUSHED AGGREGATE CONSTRUCTION
ENTRANCE DETAIL

SOIL EROSION AND CONTROL MEASURES

N

Aug Sept Oct Nov Dec

Site Grading

Building Construction

21001
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= PROPOSED WATER VALVE

= PROPOSED CURB INLET
= PROPOSED MANHOLE

= PROPOSED GAS

= PROPOSED ELECTRIC

GAS

= PROPOSED CLEAN-OUT

= EXISTING CONCRETE PAVEMENT
= EXISTING CURB 

= EXISTING SANITARY MANHOLE/SEWER

= EXISTING WATER VALVE/WATER MAIN

= EXISTING FIRE HYDRANT

= BENCH MARK

= EXISTING CONTOUR 

= EXISTING STORM MANHOLE/SEWER

= EXISTING ADJOINING PROPERTY LINE

LEGEND

= EXISTING GAS MAINGAS GAS

= EXISTING ASPHALT PAVEMENT

= BUILDING SETBACK

= EXISTING SUBJECT PROPERTY BOUNDARY

= EXISTING LIGHT POLE

= EXISTING ELECTRIC

= EXISTING TELEPHONE PEDESTAL

= EXISTING EASEMENT

= PROPOSED CONCRETE

= PROPOSED HMA PAVEMENT

= PROPOSED  CURB AND GUTTER - (DETAIL F-4)

= EXISTING ROAD RIGHT-OF-WAY

= EXISTING STORM CURB INLET
= EXISTING YARD DRAIN

 = EXISTING SHRUB

= EXISTING DECIDUOUS TREE

= FINISHED FLOOR ELEVATIONFF ELEV

= PROPOSED SPOT ELEVATIONx 706.48

= GUTTERG
= MEET EXISTING GRADEME

= TOP OF CURBT/C

= EXISTING CONTOUR

= PROPOSED CONTOUR860

= PROPOSED SURFACE DRAINAGE ARROW
= EXISTING SURFACE DRAINAGE ARROW
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= EXISTING TREE

STREET SWEEP DAILY OR
MORE OFTEN AS NEEDED
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      Call before you dig.
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HYDROSEED FOR LAWN AREAS IS TO CONSIST OF A SEED MIXTURE AS FOLLOWS:
 40% PERENNIAL RYEGRASS
 20% KENTUCKY BLUEGRASS
 10% NEW PORT KENTUCKY BLUEGRASS
 30% PENN LAWN RED FESCUE
THE GRASS SEED MIXTURE SHALL BE SOWN UNIFORMLY AT A RATE OF 220-250 POUNDS PER ACRE.

BOTANICAL NAME COMMON NAMESYMBOL SIZE CONT. SPACING

LL Liriodendron t. 'Little Volunteer' Little Volunteer Tulip Tree 2" B&B      As Shown 5

AR Acer rubrum r. Redpointe Redpointe Maple 2 1/2" B&B      As Shown 2

QTY

BOTANICAL NAMESYMBOL

CA Clethra alnifolia 'Hummingbird' Hummingbird Summersweet #5 Gal. 15"       As Shown 43

JH Juniperus sq. 'Holger' Holger Juniper #3 Gal. 12"       As Shown 18

BOTANICAL NAMESYMBOL

JE Juniperus v. Emerald Sentinel Emerald Sentinel Juniper 6' B&B      As Shown 15
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Section 5.3 Waste and Rubbish 

H. Permit Requirements. No container shall be placed or permitted to remain on any lot unless there is 
in effect a special permit issued by the building official city administrator or their designee in conformity 
with the provisions of article 6. 

 

Section 5.5 Protective or Barrier Walls Required 

In districts R2, O, CV, VC and MX where a lot abuts an R1 district (or abuts an alley which abuts an R1 
district), the owners of each lot in R2, O, CV, MX, VC districts who erect any building, structure, or 
parking facility on the lot, shall provide and thereafter maintain in good condition, a protective or 
barrier wall between R1 district and such lot in conformity with the following requirements: 

1. It shall be a continuous and solid face brick, masonry, or stone wall at least five feet high (but 
not more than six feet high) as measured from the side of the wall farthest from the R1 district 
as finally and properly graded. 

2. It shall be at least eight inches thick and reinforced with steel, pilasters, or the equivalent and 
shall provide for proper drainage to flow through or around the wall in accordance with sound 
engineering practice. 

3. It shall extend the full length of the property being put to use by the provider of the wall; 
provided, however, it shall not be extended to within the front 20 feet of an abutting R1 lot and 
may be reduced to three feet high in the end 20 feet. 

4. It shall be placed adjacent to and along the property line which abuts the R1 district where the 
two districts abut each other. It shall be placed on R1 side of any alley, in the alley, when there is 
an alley which runs between the two districts. When there is an existing wall or fence on the 
adjacent residential property, the required screenwall shall be placed such that the space in 
between may be adequately maintained by the commercial property owner. 

5. The building official city administrator or their designee, in the exercise of their sound 
discretion, may provide for minor deviations from the foregoing specifications as provided in 
Section 6.1.B 

 

Section 5.9 Grading 

4. Where a wall or other structure is required by this ordinance to be placed so as to obstruct the 
established flow of surface waters, it shall be constructed so as to allow or permit such waters 
to flow or otherwise be conveyed to the public stormwater system.  

In the event of unusual topographical conditions or circumstances, or an apparent conflict 
between the directives of these regulations, the building official city administrator or their 
designee may and shall approve an applicant's sound engineering solutions to problems in the 
course of approving site plans and issuing building permits, subject to appeal to the Zoning 
Board of Appeals. The ZBA may and shall grant variations and deviations from these regulations 
in appropriate cases. 

 

Section 5.13 

9. Off-street parking layout standards 
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H.  The building official city administrator or their designee may require the posting of such traffic 
control signs as are necessary to promote vehicular and pedestrian safety in accordance with 
principles of sound traffic engineering. 

13. Maximum number of parking spaces 

D. Requirements for multiple-use buildings or areas within buildings shall be computed from the 
table after allocating the units of measure to each use. All uses listed assume that the 
establishment will be conducted in a manner customary for similar uses in the city in the past. If 
another or different type or manner of use is contemplated, the applicant shall detail any 
unusual features of the proposed use which shall bear upon the adequacy of parking. In the 
event the building official city administrator or their designee shall have reasonable doubt as to 
the application of the table to a use or application, he shall refer the matter to the Zoning Board 
of Appeals for determination 

 

Section 5.15 Landscaping 

5. Existing plant material. On some sites, sound ecological management principles dictate that 
reasonable efforts be made to preserve mature trees, shrubs, and other live plant materials 
from heedless or needless destruction. In instances where healthy plant materials exist on a site 
prior to its development, the building official city administrator or their designee may adjust the 
application of landscaping standards to allow credit for preserved materials in keeping with the 
intent of this section so long as the functional or practical equivalent landscaping is provided. 

 

15. Special landscaping requirements. When requested by the building official city administrator or 
their designee, all site plans submitted for approval shall include a landscape element which 
clearly shows all existing trees which are more than six inches in trunk caliper when measured 
three feet above ground level in height. The plans must clearly designate which of such trees are 
to be saved and which will be destroyed by the development. The landscape element must also 
show the landscape design features of the development. No site plan shall be approved unless 
the plan affirmatively shows that reasonable care and diligence has been exercised to preserve 
existing healthy trees and shrubs and other valuable mature plant materials on the site. 
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6.1 SITE PLAN REVIEW  

The site plan review requirements in this article are intended to provide a consistent and uniform method of review of 
proposed development plans, to ensure full compliance with the regulations of this article and other applicable ordi-
nances and state and federal laws, to achieve efficient use of land, to protect natural resources, and to prevent adverse 
impact on adjoining or nearby properties. It is the intent of these provisions to encourage cooperation and consultation 
between the city and the applicant to facilitate development in accordance with the city's land use objectives.  

1. Site plan approval. 

A. Planning commission approval. Planning commission approval of a site plan is required prior to establishment, 
construction, expansion, or structural alteration of any structure or use, as follows: 

i. All special uses, conditional zoning, and planned development requests subject to the provisions of this 
article. 

ii.  All residential uses, single- and multiple-family, except the following: 

a.  Construction, moving, relocating or structurally altering a single- or two-family home, including any 
customarily incidental accessory structure by the homeowner. All necessary building permits are re-
quired. 

b.  Family day care homes, as licensed by the State of Michigan and as defined in Section 2.2. 

iii. All office, commercial, and industrial uses, subject to the provisions of this article. 

iv.  All other uses, not specifically mentioned in subsection B. 

v. Construction, expansion or alteration of a condominium, as defined by state law, shall be subject to the 
procedures and standards of this section. 

vi.  Construction, expansion or alteration of a planned development (PD) project shall be subject to develop-
ment plan approval in accordance with the procedures and standards of this Zoning Ordinance. 

vii. Essential services and public utilities and facilities. 

viii. Development of a non-single-family residential use in a single-family district. 

ix.  Any excavation, filling, soil removal, mining or landfill, or creation of ponds, except as otherwise specified 
in subsection B., following. 

x. Any development that proposes a new means of ingress and egress onto a public or private road. 

xi.  Vacation of a road easement. 

B. Administrative site plan review. Projects eligible for administrative approval include development projects, us-
es, and activities, which have been determined to be appropriate for an administrative site plan review and 
approval by the building official, city administrator, and city planner. city administrator or their designee. In the 
case of reuse or expansion of an existing development, an approved site plan must be on file at the city to be 
eligible for administrative review. Projects eligible for administrative approval include the following: 

i. Minor changes during construction due to unanticipated site constraints or outside agency requirements, 
and minor landscaping changes or species substitutions, consistent with an approved site plan. 

ii. Minor building modifications that do not alter the facade beyond normal repairs, height or floor area of a 
multiple-family or nonresidential building. 

iii. For a multiple-family or nonresidential uses, construction of accessory structures or fences or construction 
of a wall around a waste receptacle, or installation of a fence around a mechanical unit or other similar 
equipment. 

iv. Changes to a site required by the building official city administrator or their designee to comply with state 
construction code requirements. 

v. Sidewalk or pedestrian pathway construction or relocation, or barrier-free access improvements. 

vi. Construction of an addition to an existing building or expansion of an existing, conforming use, subject to 
the following: 
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a. No variances to the requirements of this article are required. 

b. The proposed addition or expansion shall not increase the total square footage of the building or area 
occupied by the use by more than 25 percent or 1,000 square feet, whichever is less, provided further 
that no other expansion has occurred within the past three years. 

vii. Reuse or reoccupancy of an existing building that has been vacant for more than 90 days, subject to the 
following: 

a. No variances to the requirements of this article are required. 

b. The proposed use shall be conducted within a completely enclosed building. 

c. The proposed use shall not require additional parking demands, access changes or other substantial 
modifications and improvements to the existing site or building. 

viii. Any excavation, filling, soil removal, mining or creation of ponds not to exceed 2,500 square feet, provided 
that such activity is not related to a residential, office, commercial or industrial development project. 

ix. Family day care homes (less than six children), as licensed by the State of Michigan. 

x. Temporary construction building and uses. 

xi. Accessory structures and uses specified in article 2 (accessory buildings, structures and uses). 

xii. Mobile Food Vending, as a temporary land use, subject to the following conditions: 

a. Location. Mobile food vending is permitted in the Village Center district on private property that is va-
cant or used for non-residential purposes. The vendor must provide approval of the property owners. 
Mobile food vending units shall be located and maintained on a dust-free surface and shall not be 
placed on existing landscaped areas.  

b. Number of Vendors. There is no limit on the number of mobile food vendors allowed on a site, provid-
ed that all of the requirements of this section are met. However, if there are more than two mobile 
food vending units on a parcel at any one time, the following shall apply: 1) a designated on-site man-
ager is required to direct traffic flow and maintain the site as described in this section, and 2) a re-
stroom shall be provided within 200 ft of the vending area. 

c. Duration. A mobile food vending unit may be allowed to park at an approved location for up to 3 days 
per year. The Zoning Administrator may grant two additional 3-day periods if the applicant has satisfied 
all of the requirements of this section. A vendor may seek a new approval for a location on a different 
property in the City within the same calendar year. 

d. Goods available. Mobile food vending units may only sell food and non-alcoholic beverages. Sales of 
alcoholic beverages are prohibited.  No others goods or services may be sold from a mobile food vend-
ing unit. 

e. Trash and upkeep. Mobile food vending units and the area upon which they are temporarily located 
shall be kept in good repair and free of refuse and debris. A trash receptacle shall be provided and 
emptied daily, or more frequently to meet demand. 

f. Hours of operation. Mobile food vending units shall not be in operation between the hours of 10 p.m. 
and 7 a.m. The Zoning Board of Appeals may extend operating hours upon finding that such extension 
will not negatively impact adjacent uses. 

g. Parking. Mobile food vending units shall not occupy any parking spaces required for the existing use of 
the property. The City may take into consideration seasonal variation in parking demand and building 
occupancy when making this determination. There shall be at least three parking spaces for the mobile 
food vending unit provided and maintained on a dust-free surface. 

h. Site amenities permitted. Mobile food vending units may provide seating for up to twelve customers 
within 30 ft of the mobile food vending unit. Such seating shall not occupy any required parking spaces 
and shall be kept in good repair. One additional parking space shall be provided for every two seats. 
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i. Signage. Mobile food vending units may be painted with signage but shall not have any signs or other-
wise objects that otherwise attract attention projecting from the unit. No additional site signage is per-
mitted. 

j. Sound.  Sound amplifying equipment is prohibited. The decibel level of any equipment used in associa-
tion with the mobile food vending unit, including generators, shall not exceed 70 decibels (dbA) as 
measured at the property lines. 

k. Lighting. Mobile food vending units shall be lit with available site lighting. No additional exterior 
lighting is permitted unless permitted by the zoning board of appeals upon finding that proposed exte-
rior lighting mounted to the mobile vending unit will not spill over on to adjacent residential uses as 
measured at the property line. 

l. Temporary restroom facilities. Temporary restroom facilities, if provided, shall only placed on the sub-
ject property from one day before until one day after the approved mobile vending dates. Any tempo-
rary restroom facility shall be placed a minimum of 100 ft from a single family residential use, as meas-
ured from the property line. 

m. Permits. Administrative approval is valid for the duration of the mobile food vending in the approved 
location, but in no case greater than 3 days, unless granted an extension of the site plan for two addi-
tional 3-day periods in one calendar year. The mobile food vendor shall comply with all additional re-
quired permits and licenses as applicable. 

xiii. The city planner, city administrator, building official city administrator or their designee or applicant shall 
have the option to request planning commission review of a project otherwise eligible for administrative 
site plan approval.  

A sketch plan, prepared in accordance with Section 46.1.4.I,  rather than a complete site plan package, shall 
be required for projects eligible for administrative approval involving a legally existing and conforming use 
and building, and where proposed alterations to a building or site that do not result in expansion or sub-
stantially affect the character or intensity of the use, vehicular or pedestrian circulation, drainage patterns, 
the demand for public infrastructure or services, significant environmental impacts or increased potential 
for hazards.  

2. Site plan review applications and procedures. 

A. Optional pre-application conference. In order to facilitate processing of a site plan in a timely manner, the ap-
plicant may request a pre-application site plan conference with the city planner and city administrator or de-
signee. The purpose of such a conference is to provide information and guidance to the applicant that will as-
sist in preparation of the site plan. The applicant need not present drawings or site plans at a pre-application 
conference, but even if drawings or site plans are presented, no formal action shall be taken on a site plan at a 
pre-application conference. The city planner's fee for any such pre-application conference shall be paid by the 
applicant if such charges are not covered by the city's monthly retainer. A pre-application fee, as established on 
the city’s fee schedule, shall be paid prior to the pre-application conference.  

B. Optional conceptual review by planning commission. An applicant may file a written request for conceptual 
review of a preliminary site plan by the planning commission, prior to submission of a site plan for formal re-
view. A site plan submitted for conceptual review shall be drawn to scale, and shall show site development fea-
tures in sufficient detail to permit the planning commission to evaluate the following:  

i. Relationship of the site to nearby properties;  

ii. Density;  

iii. Adequacy of landscaping, open space, vehicular drives, parking areas, drainage, and proposed utilities; and  

iv. Conformance with city development policies and standards.  

v. Conceptual review fees shall be paid according to the fee schedule established by the city council. No for-
mal action shall be taken on a site plan submitted for conceptual review, and neither the applicant nor the 
planning commission shall be bound by any comments or suggestions made during the course of the con-
ceptual review. 
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C. Submission of site plan for final review. In order to initiate formal review by the planning commission, the ap-
plicant is required to submit the following material to the city hall: 

i. One Three completed and signed copies copy of the application for site plan review; 

ii. Fourteen individually folded copies of the site plan;  One 24” x 36” paper copy of the site plan and one 
electronic copy of the site plan;   

iii. Proof that the plan has been submitted for review to governmental agencies that have jurisdiction over any 
aspect of the project, including, but not limited to; the county road commission, county drain commission, 
county health division, Michigan Department of Transportation, Department of Natural Resources and En-
vironment, and other agencies deemed appropriate by the planning commission or city council; and 

iv. The required review fee.  

Site plan materials must be submitted in complete form to the city at least 21 days prior to the planning com-
mission or city council at which the review is requested. 

D. Distribution of plans. The site plans and application shall be distributed, as necessary, to the city planner, city 
engineer, city attorney and other city consultants and staff for review. 

E. Determination of compliance. The city consultants and staff shall review the plans to determine compliance 
with city ordinances and regulations. The applicant may be required to complete revisions and submit the 
plans for further review prior to review of the plans by the planning commission or city council. All required 
revisions must be completed or the site plan may not be placed on the planning commission or city council 
agenda for review.  

3. Review and action. 

A. Planning commission final action and recommendation. The planning commission shall review the site plan 
proposal together with any public hearing findings and any requested reports and recommendations from the 
building official  city administrator or their designee and other reviewing agencies. The planning commission is 
authorized to take the following action on the plan, subject to guidelines in the zoning ordinance: approval, 
approval with conditions, denial, or table the site plan, as follows: 

i. Approval. Upon determination that a site plan is in compliance with the standards and requirements of this 
article and other applicable ordinances and laws, approval shall be granted. 

ii. Approval subject to conditions. Upon determination that a site plan is in compliance except for minor mod-
ification, the conditions for approval shall be identified and the applicant shall be given the opportunity to 
correct the site plan. The conditions may include the need to obtain variances or obtain approvals from 
other agencies. If a plan is approved subject to conditions, the applicant shall submit a revised plan with a 
revision date, indicating compliance with the conditions.  

The applicant may resubmit the site plan to the planning commission for final approval after conditions 
have been met. The planning commission may waive its right to review the revised plan, and instead au-
thorize the city planner or building official city administrator or their designee to review and approve the 
site plan after all required conditions have been addressed. 

iii. Denial. Upon determination that a site plan does not comply with the standards and regulations set forth in 
this section or elsewhere in this article, or requires extensive revision in order to comply with said stand-
ards and regulations, site plan approval shall be denied. 

iv. Tabling. Upon determination that a site plan is not ready for approval or rejection, or upon a request by the 
applicant, the planning commission may table consideration of a site plan until a future meeting. 

B. City council review of single-family developments. Any site plan involving a single parcel that is proposed to 
include two or more sites for single-family detached dwellings (including, but not limited to; single-family site 
condominiums) shall require city council review and approval. In this case the planning commission's action 
shall be considered a recommendation and the decision by the city council shall become final. In the case of a 
condominium project, the master deed and condominium bylaws shall also be subject to city council review 
and approval. The city council shall approve, approve with conditions, deny, or table the site plan in accordance 
with the guidelines described previously in subsection E. 
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C. Recording of site plan review action. Each action taken with reference to a site plan review shall be duly recod-
ed in the minutes of the planning commission as appropriate. The grounds for action taken upon each site plan 
shall also be recorded in the minutes.  

After the planning commission has taken final action on a site plan and all steps have been completed, three 
copies of the application and approved plans shall be stamped "APPROVED" and signed by the city administra-
tor or their designee. One marked copy will be returned to the applicant and the other two copies will be kept 
on file in the city hall. 

D. Procedure after site plan approval. 

i. Application for building permit. Following final approval of the site plan and the engineering plans, the ap-
plicant may apply for a building permit. It shall be the responsibility of the applicant to obtain all other ap-
plicable city, county, or state permits prior to issuance of a building permit.  

A building permit for a structure in a proposed condominium project shall not be issued until evidence of a 
recoded master deed has been provided to the city. However, the building official may issue permits for 
site grading, erosion control, installation of public water and sewage facilities, and construction of roads, 
prior to recording the master deed. No permit issued or work undertaken prior recording of the master 
deed pursuant to this section shall grant any rights or any expectancy interest in the approval of the master 
deed. 

ii. Expiration of site plan approval. If construction has not commenced within 12 months of final approval of 
the site plan, or if construction has not been completed within 12 months after it was commenced, the site 
plan approval becomes null and void and a new application for site plan review shall be required. The city 
council, after recommendation from the planning commission, may grant an extension of up to 12 months, 
upon written request from the applicant, if it finds that the approved site plan adequately represents cur-
rent conditions on and surrounding the site and provided that the site plan conforms to the current zoning 
ordinance standards. 

iii. Application for certificate of occupancy. Following completion of site work and building construction, the 
applicant may apply for a certificate of occupancy or a temporary certificate of occupancy from the build-
ing official in accordance with the procedures set forth in the zoning ordinance. It shall be the applicant's 
responsibility to obtain these required certificates to any occupancy of the property. 

iv. Property maintenance after approval. It shall be the responsibility of the owner of a property for which site 
plan approval has been granted to maintain the property in accordance with the approved site design on a 
continuing basis until the property is razed, or until new zoning regulations supersede the regulations upon 
which site plan approval was based, or until a new site design is approved. Any property owner who fails to 
so maintain an approved site design shall be deemed in violation of the use provisions of this article and 
shall be subject to the same penalties appropriate for a use violation.  

With respect to condominium projects, the master deed shall contain provisions describing the responsibil-
ities of the condominium association, condominium owners, and public entities, with regard to mainte-
nance of the property in accordance with the approved site plan on a continuing basis. The master deed 
shall further establish the means of permanent financing for required maintenance and improvement ac-
tivities which are the responsibility of the condominium association. Failure to maintain an approved site 
plan shall be deemed in violation of the use provisions of this article and shall be subject to the same pen-
alties appropriate for a use violation. 

v.  Recorded and as-built condominium documents. Upon approval of the site plan for condominium project 
involving new construction, the condominium project developer or proprietor shall furnish the city with the 
following: 

a. One copy of the recorded master deed; and 

b. One copy of any condominium bylaws and restrictive covenants.  

Upon completion of the project, the condominium project developer or proprietor shall furnish the city 
with the following: 

a.  Two copies of an "as-built survey"; and 
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b. One electronic copy of the site plan. copy of the site plan on a Mylar sheet of at least 13 × 16 inches 
with an image not to exceed ten and one-half × 14 inches.  

The as-built survey shall be reviewed by the city engineer for compliance with city ordinances. Fees for this 
review shall be established by the city council. 

E. Revocation. Approval of a site plan may be recommended to be revoked by the planning commission if con-
struction is not in conformance with the approved plans. In such case, the site plan shall be placed on the agen-
da of the planning commission for consideration and written notice shall be sent to the applicant at least ten 
days prior to the meeting. The building official city administrator or their designee, applicant, and any other 
interested persons shall be given the opportunity to present information to the planning commission and an-
swer questions. If the planning commission finds that a violation exists and has not been remedied prior to the 
hearing, then it shall recommend that it revoke the approval of the site plan to the city council. 

F. Modification to approved plan. A site plan approved in accordance with the provisions in this section may be 
subsequently modified, subject to the following requirements: 

i. Review of minor modifications. Minor modifications to an approved site plan may be reviewed by the city 
administrator or their designee building official. 

a. Minor modification defined. Minor modifications are changes that do not substantially affect the char-
acter or intensity of the use, vehicular or pedestrian circulation, drainage patterns, the demand for 
public services, or the vulnerability to hazards. Examples of minor modifications include:  

(1) An addition to an existing commercial or industrial building that does not increase or decrease the 
floor space by more than 25 percent or 3,000 square feet, whichever is less.  

(2) Re-occupancy of a vacant building that has been occupied for less than 12 months.  

(3) Changes to building height that do not add an additional floor.  

(4) Additions or alterations to the landscape plan or landscape materials.  

(5) Relocation or screening of the trash receptacle.  

(6) Alterations to the internal parking layout of an off-street lot.  

The construction of a new building or structure, adding or deleting parking or the addition of curb cuts onto a 
public road are examples of modifications which are not considered minor. 

b. Determination of minor modifications. The city administrator or their designee building official shall 
determine if the proposed modifications are minor in accordance with the guidelines in this section. In 
order to make the determination, the city administrator or their designee building official shall solicit 
comments and recommendations from the planner, engineer, and public safety officials, as deemed 
necessary. 

ii. Modifications not deemed "minor" If the modifications are not deemed minor by the city administrator or 
their designee building official, then approval by the planning commission shall be required. Planning com-
mission review shall be required for all site plans that involve a request for a variance, a special land use, a 
proposal that involves a discretionary decision, or a proposal that involves a nonconforming use or struc-
ture. City council review and approval shall be required for all modified site plans which originally required 
city council approval. 

iii. Recording of action. Each action related to modification of a site plan shall be duly recorded in writing on a 
copy of the approved plan, and shall be kept on file in the office of the city administrator or their designee 
building official. The planning commission shall be advised of all minor site plan modifications approved by 
the city administrator or their designee building official and such modifications shall be noted on the site 
plan and in the minutes of the planning commission.  

4. Required information on all site plans.  

The following information shall be included on all site plans, where applicable: 

A.  Application form. The application form shall contain the following information: 

i. Applicant's name and address. 
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ii. Name and address of property owner, if different from applicant. 

iii. Common description of property and complete legal description including the tax identification number. 

iv. Dimensions of land and total acreage. 

v. Existing zoning. 

vi. Proposed use of land and name of proposed development, if applicable. 

vii. Proposed buildings to be constructed, including square feet of gross floor area. 

viii. Proof of property ownership. 

ix. Employment opportunities created, if applicable. 

x. Names, addresses, and telephone numbers of engineers, attorneys, architects, and other professionals as-
sociated with the project. 

B. Descriptive and identification data. Site plans shall consist of an overall plan for the entire development, drawn 
to a scale of not less than one inch = 20 feet for property less than one acre, one inch = 30 feet for property 
larger than one acre but less than three acres, and one inch = 50 feet for property larger than three acres. 
Sheet size shall be at least 24 inches by 36 inches. The following descriptive and identification information shall 
be included on all site plans: 

i. Applicant's name and address, and telephone number. 

ii. Title block indicating the name of the development. 

iii.  Scale. 

iv.  Northpoint. 

v. Dates of submission and revisions (month, day, and year). 

vi.  Location map drawn to scale without northpoint. 

vii.  Legal and common description of property. 

viii. The dimensions of all lots and property lines, showing the relationship of the site to abutting properties. If 
the site is a part of a larger parcel, the plan should indicate the boundaries of total land holding. 

ix. A schedule of completing the project, including the phasing or timing of all proposed developments. 

x. Identification and seal of architect, engineer, land surveyor, or landscape architect who prepared plan. 

xi. Written description of proposed land use. 

xii.  Zoning classification of applicant's parcel and all abutting parcels.  

xiii. Proximity to driveways serving adjacent parcels. 

xiv. Proximity to section corner and major thoroughfares. 

xv. Notation of any variances which have or must be secured. 

xvi. Net acreage (minus right-of-way) and total acreage, to the nearest one-tenth acre. 

C.  Site data. 

i. Existing lot lines, building lines, structures, parking areas, and other improvements on the site and within 
100 feet of the site. 

ii. Front, side, and rear setback dimensions. 

iii. Topography on the site and within 100 feet of the site at two-foot contour intervals, referenced to a 
U.S.G.S. benchmark. 

iv. Proposed site plan features, including buildings, roadway widths and names, and parking areas. 

v. Dimensions and centerlines of existing and proposed roads and road rights-of-way. 

vi. Acceleration, deceleration, and passing lanes, where required. 

vii. Proposed location of driveway entrances and on-site driveways. 

viii. Typical cross-section of proposed roads and driveways. 
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ix. Location of existing drainage courses, floodplains, lakes and streams, with elevations. 

x. Location and dimensions of wetland areas. If deemed necessary because of site or soil conditions or be-
cause of the scope of the project, a detailed hydrology study may be required. 

xi. Location of sidewalks within the site and within the right-of-way. 

xii. Exterior lighting locations and method of shielding lights from shining off the site. 

xiii. Trash receptacle locations and method of screening, if applicable. 

xiv. Transformer pad location and method of screening, if applicable. 

xv. Parking spaces, typical dimensions of spaces, indication of total number of spaces, drives, and method of 
surfacing. 

xvi. Information needed to calculate required parking in accordance with zoning ordinance standards. 

xvii. The location of lawns and landscaped areas, including required landscaped greenbelts. 

xviii.Landscape plan, including location, size, type and quantity of proposed shrubs, trees and other live plant 
material. 

xix. Location, sizes, and types of existing trees five inches or greater in diameter, measured at one foot off the 
ground, before and after proposed development. 

xx. Cross-section of proposed berms. 

xxi. Location and description of all easements for public right-of-way, utilities, access, shared access, and drain-
age. 

xxii. Designation of fire lanes. 

xxiii.Loading/unloading area. 

xxiv.The location of any outdoor storage of materials and the manner by which it will be screened. 

D.  Building and structure details. 

i. Location, height, and outside dimensions of all proposed buildings or structures. 

ii. Indication of the number of stores and number of commercial or office units contained in the building. 

iii. Building floor plans. 

iv. Total floor area. 

v. Location, size, height, and lighting of all proposed signs. 

vi. Proposed fences and walls, including typical cross-section and height above the ground on both sides. 

vii. Building facade elevations, drawn to a scale of one inch equals = four feet, or another scale approved by 
the building official city administrator or their designee and adequate to determine compliance with the 
requirements of this article. Elevations of proposed buildings shall indicate type of building materials, roof 
design, projections, canopies, awnings and overhangs, screen walls and accessory building, and any out-
door or roof-located mechanical equipment, such as air conditioning units, heating units, and transformers, 
including the method of screening such equipment. Such equipment shall be screened from view of adja-
cent properties and public rights-of-way. Such screening shall be designed to be perceived as an integral 
part of the building design. 

E. Information concerning utilities, drainage, and related issues. 

i. Schematic layout of existing and proposed sanitary sewers and septic systems; water mains, well sites, and 
water service leads; hydrants that would be used by public safety personnel to service the site; and, the 
location of gas, electric, and telephone lines. 

ii. Location of exterior drains, dry wells, catch basins, retention/detention areas, sumps and other facilities 
designed to collect, store, or transport stormwater or wastewater. The point of discharge for all drains and 
pipes should be specified on the site plan. 

iii. Indication of site grading and drainage patterns. 
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iv. Types of soils and location of floodplains and wetlands, if applicable. 

v. Soil erosion and sedimentation control measures. 

vi. Proposed finish grades on the site, including the finish grades of all buildings, driveways, walkways, and 
parking lots. 

vii. Listing of types and quantities of hazardous substances and polluting materials which will be used or stored 
on-site at the facility in quantities greater than 25 gallons per month. 

viii. Areas to be used for the storage, use, loading/unloading, recycling, or disposal of hazardous substances 
and polluting materials, including interior and exterior areas. 

ix. Underground storage tanks locations. 

x. Delineation of areas on the site which are known or suspected to be contaminated, together with a report 
on the status of site cleanup. 

F. Information concerning residential development. 

i. The number, type and location of each type of residential unit (one-bedroom units, two-bedroom units, 
etc.). 

ii. Density calculations by type of residential unit (dwelling units per acre). 

iii. Lot coverage calculations. 

iv. Floor plans of typical buildings with square feet or floor area. 

v. Garage and carport locations and details, if proposed. 

vi. Pedestrian circulation system. 

vii. Location and names of roads and internal drives with an indication of how the proposed circulation system 
will connect with the existing adjacent roads. The plan should indicate whether proposed roads are intend-
ed to be private or dedicated to the public. 

viii. Community building location, dimensions, floor plans, and facade elevations, if applicable. 

ix. Swimming pool fencing detail, including height and type of fence, if applicable. 

x. Location and size of recreation open areas. 

xi. Indication of type of recreation facilities proposed for recreation area. 

G. Additional information. 

i. Information related to condominium development. The following information shall be provided with all site 
plans including condominium development: 

a. Condominium documents, including the proposed master deed, restrictive covenants, and condomini-
um bylaws. 

b. Condominium subdivision plan requirements, as specified in section 66 of Public Act 59 of 1978, as 
amended, and Rule 401 of the Condominium Rules promulgated by the Michigan Department of Com-
merce, Corporation and Securities Bureau. 

ii. Items not applicable. If any of the items listed are not applicable to a particular site, the following infor-
mation should be provided on the site plan: 

a. A list of each item considered not applicable. 

b. The reason(s) why each listed item is not considered applicable. 

iii.  Other data which may be required. Other data may be required if deemed necessary by the city adminis-
trative officials, planning commission, or city council to determine compliance with the provisions in this 
article. Such information may include traffic studies, market analysis, environmental assessment and evalu-
ation of the demand on public facilities and services. 
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H.  Transportation impact studies. 

i. Developments requiring a transportation impact study (TIS). A TIS shall be required prior to approval of any 
of the following types of projects: 

a. Fast-food restaurants, convenience and party stores, and businesses that have drive-up or drive-
through service. 

b. Residential projects containing 50 or more dwelling units in the total project. 

c. Commercial, office, industrial, warehouse, institutional, entertainment, and mixed-use development 
proposals involving 30,000 square feet or more in gross floor area.  

On multi-phase projects, a TIS shall be required if the entire project exceeds the threshold levels cited 
above, even if one or more phases of the project do not meet the threshold levels.  

The planning commission may require a TIS for a proposed development even though it does not meet 
the criteria listed above where there is evidence that the traffic that would be generated by the devel-
opment would cause or aggravate unsafe traffic conditions. In making this determination, the planning 
commission may consider the design of proposed roads, driveways, and parking lots as well as condi-
tions that exist on or around the site that may contribute to traffic safety concerns. 

ii. Qualifications of person preparing the TIS. The TIS shall be prepared by a traffic or transportation engineer 
or community planner who has a minimum of three years of experience preparing traffic impact studies. 
The resume and qualifications of the person who prepared the TIS shall be included in the study.  

The full cost of the TIS shall be paid for by the applicant. The city may require funds to be placed in escrow 
to cover costs for review of the TIS by the City’s traffic engineer. 

iii. Contents of the TIS. The TIS shall contain the following elements, at minimum: 

a. Description of project. A description of the project and site plan shall be provided, showing the location 
of buildings, driveways, parking, adjoining roads, nearby intersections, and driveways on adjacent par-
cels. The project description should identify the proposed use, the gross and net square footage, and 
the number of parking spaces proposed. 

b. Existing conditions. Maps and narrative shall be used to identify all roads within the impact area of the 
project, the number of lanes and right-of-way of each road, the most recent a.m. and p.m. peak hour 
traffic counts, and average daily traffic (ADT) counts on each road as are available from the road com-
mission for Oakland County.  

The historical growth rate of traffic on adjacent roads shall be determined by examining traffic counts 
over the past three to five years. The growth rate shall be used to project background growth for the 
next five years or for the number of years to complete the proposed project, whichever is longer. 
Where information is available from the city planner, trips from proposed projects in the impact area 
shall be included in the background growth projections.  

Where existing traffic counts are more than three years old, new counts shall be taken. Traffic counts 
shall be taken during average or higher than average volume conditions, generally on a Tuesday, 
Wednesday or Thursday of a non-holiday week. For commercial development, additional Saturday 
counts shall also be taken.  

The description of existing conditions shall also include accident history within 500 feet of the site and 
for any intersection that is expected to experience a traffic volume increase of at least five percent per 
24-hour period or during peak hour due to the proposed project. 

a. Projections. Maps and narrative shall be used to estimate the impact of the proposed project on traffic. 
Morning and evening peak hour and average daily traffic shall be forecast for the proposed develop-
ment, based on the data and procedures outlined in the most recent edition of the Institute of Trans-
portation Engineers Trip Generation Manual. The preparer may use other commonly accepted sources 
of data or supplement the ITE data with empirical data from similar projects in Michigan.  

The directional distribution of the projected traffic shall be distributed onto the existing road network 
(inbound v. outbound, left turn v. right turn) to project turning movements at major site access points, 
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intersections, and interchange ramps. The rationale for the directional distribution shall be provided. If 
the forecast development generates 75 or fewer trips during the a.m. or p.m. peak hour, analysis may 
be limited to site access points only. 

iv. Analysis of data. The TIS shall contain the following analysis, at minimum: 

a. Capacity analysis. The impact of the projected traffic on the capacity of roads serving the proposed de-
velopment shall be analyzed, using procedures outlined in the most recent edition of the Highway Ca-
pacity Manual published by the Transportation Research Board. Pre- and post-construction capacity 
analysis shall also be performed at all street intersections and expressway ramps where the expected 
traffic will comprise five percent or more of the existing intersection capacity. 

b. Gap analysis. A "gap study" shall be completed to analyze the frequency and duration of gaps in the 
flow of through traffic. 

c. Access analysis. Maps and narrative shall be used to: 

(1) Identify the location and design of proposed access driveways and new road intersections; 

(2) Identify sight distance limitations; 

(3) Determine the distance of adjacent driveways and intersections; and 

(4) Provide sufficient evidence that the design and number of driveways proposed is the fewest neces-
sary, that the driveways will provide safe and efficient movement of traffic, and that all driveways 
comply with the sight distance requirements of the Road Commission for Oakland County. 

v. Mitigation measures. The TIS shall identify realistic public and private mitigation measures needed to ac-
commodate the projected traffic including the following, at minimum: 

a. The TIS shall identify improvements to intersections and roads to accommodate future volumes and 
provided adequate capacity. 

b. Using Road Commission for Oakland County standards, the TIS shall identify taper lanes, turn lanes, 
and passing lanes necessary to provide safe and adequate ingress and egress to the site. 

c. The TIS shall identify opportunities to accommodate bicyclists and pedestrians. 

d. The TIS shall identify opportunities to coordinate development and access with adjoining sites so as to 
alleviate the impact of increased traffic on public roads. 

I. Sketch plan requirements for administrative approval. The sketch plan for administrative approval shall contain 
the following information: 

i. Name, address, telephone and fax numbers of the applicant (and property owner, if different from appli-
cant) and firm or individual preparing the plan. 

ii. The property location (address, lot number, tax identification number). 

iii. Site plan shall be drawn to an engineer's scale. 

iv. Size and dimensions of proposed structures, including gross and usable floor areas, number of stories, and 
overall height. 

v. Dimensions of all property lines, showing the relationship of the site to abutting properties. If the site is 
part of a larger parcel, the plan should indicate the boundaries of total land holding. 

vi. Existing site features, including natural and historical features, structures, driveways, fences, walls, signs, 
and other improvements. 

vii. Location, dimensions, setback distances, and use(s) of all proposed improvements. 

viii. Location and description of all existing and proposed easements and rights-of-way for utilities, access, and 
drainage. 

ix. Other information as requested by the reviewer to verify that the site and use are in accordance with the 
purpose and intent of this article and the city's master plan. 
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5. Standards for site plan approval.  

The following criteria shall be used as a basis upon which site plans will be reviewed and approved: 

A. Adequacy of information. The site plan shall include all required information in sufficiently complete and un-
derstandable form to provide an accurate description of the proposed uses and structures. 

B. Site design characteristics. All elements of the site design shall be harmoniously and efficiently organized in 
relation to topography, the size and type of parcel, the character of adjoining property, and the type and size of 
buildings. The site shall be developed so as not to impede the normal and orderly development or improve-
ment of surrounding property for uses permitted by this article. 

C. Appearance. Landscaping, earth berms, fencing, signs, walls, and other site features shall be designed and lo-
cated on the site so that the proposed development is aesthetically pleasing and harmonious with nearby ex-
isting or future developments. 

D. Compliance with district requirements. The site plan shall comply with the district requirements for minimum 
floor space, height of building, lot size, open space, density and all other requirements set forth in Section 3.1, 
unless otherwise provided in this article. 

i. Site condominiums. In the case of site condominiums, these regulations shall be applied by requiring the 
site condominium unit and a surrounding limited common element to be equal in size to the minimum lot 
size and lot width requirements for the district in which the project is located. The site condominium unit 
shall be equivalent to the area of the lot where a principal building can be constructed and there shall be a 
limited common element associated with each site condominium unit which shall be at lease equivalent to 
the minimum yard area requirements. 

ii. Detached condominiums. In the case of detached condominiums, these regulations shall be applied by re-
quiring that the detached condominium units comply with the requirements governing minimum distance 
between buildings, attachment of buildings, and other applicable requirements for the district in which the 
project is located. Furthermore, proposed detached condominium projects shall not exceed the maximum 
permitted density for the district in which the project is located. 

E. Preservation of natural areas. The landscape shall be preserved in its natural state as much as possible, by mini-
mizing tree and soil removal, alteration to the natural drainage course and the amount of cutting, filling, and 
grading. 

F. Privacy. The site design shall provide reasonable visual and sound privacy. Fences, walls, barriers, and landscap-
ing shall be used, as appropriate, for the protection and enhancement of property and the safety and privacy of 
occupants and uses. 

G. Emergency vehicle access. All buildings or groups of buildings shall be so arranged as to permit convenient and 
direct emergency vehicle access. 

H. Ingress and egress. Every structure or dwelling unit shall be provided with adequate means of ingress and 
egress via public streets and walkways. 

I. Pedestrian circulation. The site plan shall provide a pedestrian circulation system which is insulated as complet-
ed as is reasonably possible from the vehicular circulation system. 

J. Vehicular and pedestrian circulation layout. The arrangement of public and common ways for vehicular and 
pedestrian circulation shall respect the pattern of existing or planned streets or pedestrian or bicycle pathways 
in the vicinity of the site. The width of streets and drives shall be appropriate for the volume of traffic they will 
carry. In order to insure public safety and promote efficient traffic flow and turning movements, the applicant 
may be required to limit street access points or construct a secondary access road. 

K. Drainage. Appropriate measures shall be taken to insure that the removal or drainage of surface waters will not 
adversely affect adjoining properties or the capacity of the public or natural storm drainage system. Provisions 
shall be made for a feasible storm drainage system, the construction of stormwater facilities, and the preven-
tion of erosion. Surface water on all paved areas shall be collected at intervals so that it will not obstruct vehic-
ular or pedestrian traffic and will not create nuisance ponding in paved areas. Final grades may be required to 
conform to existing and future grades of adjacent properties. Grading and drainage plans shall be subject to 
review by the city engineer. 
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L. Soil erosion and sedimentation. The proposed development shall include measures to prevent soil erosion and 
sedimentation during and upon completion of construction, in accordance with currently county and city 
standards. 

M. Exterior lighting. Exterior lighting shall be designed so that it is deflected away from adjoining properties and so 
that it does not impede vision of drivers along adjacent streets. 

N. Public services. Adequate services and utilities, including water, sewage disposal, sanitary sewer, and storm-
water control services, shall be available or provided, and shall be designed with sufficient capacity and durabil-
ity to properly serve the development. 

O. Screening. Off-street parking, loading and unloading areas, outside refuse storage areas, and other storage are-
as that are visible from adjacent homes or from public roads, shall be screened by walls or landscaping of ade-
quate height. 

P. Danger from hazards. The level of vulnerability to injury or loss from incidents involving hazardous materials or 
processes shall not exceed the capability of the city to respond to such hazardous incidents so as to prevent 
injury and loss of life and property. In making such an evaluation, the city shall consider the location, type, 
characteristics, quantities, and use of hazardous materials or processes in relation to the personnel, training, 
equipment and materials, and emergency response plans and capabilities of the city.  

Sites which include storage of hazardous materials or waste, fuels, salt or chemicals shall be designed to pre-
vent spills and discharges of polluting materials to the surface of the ground, groundwater, or nearby water 
bodies. 

Q. Health and safety concerns. Any use in any zoning district shall comply with applicable federal state, county, 
and local health and pollution laws and regulations with respect to noise; dust, smoke and other air pollutants; 
vibration; glare and heat; fire and explosive hazards; gases; electromagnetic radiation; radioactive materials; 
and, toxic and hazardous materials. 

R. Sequence of development. All development phases shall be designed in logical sequence to insure that each 
phase will independently function in a safe, convenient and efficient manner without being dependent upon 
subsequent improvements in a later phase or on other sites. 

S. Coordination with adjacent sites. All site features, including circulation, parking, building orientation, landscap-
ing, lighting, utilities, common facilities, and open space shall be coordinated with adjacent properties.  

T. The approving body shall review the site plan for compliance with the design guidelines applicable to the zon-
ing district in which the property is located, as follows:  Village Center District Design Guidelines (as adopted 
the 15 day of October, 2012, and as may be amended from time to time). 

 

6.2  SPECIAL USE PROCEDURES AND STANDARDS 

1. Application of article. The special land uses and activities eligible for approval consideration are specified else-
where in this ordinance by the regulations applicable to the various districts. This article sets forth the procedures 
and supporting materials required for application, review, and approval of all special land uses which are permitted 
in various zoning districts only after review and approval. It also sets forth the general requirements and standards 
upon which decisions on requests for special land use approval shall be based which shall be in addition to any oth-
ers specified elsewhere in this ordinance as to specific special uses. 

2. Approving authorities. The city council shall be the approving authority and shall be responsible for review and ap-
proval of special land uses. All special land use decisions of the city council shall be administratively final and sub-
ject to appeal only to courts of competent jurisdiction.  

3.  Application and site plan. All persons desiring a special use approval shall file with the building official city adminis-
trator or their designee a written detailed application setting forth the nature and extent of the proposed use, the 
proposed manner of operation (including hours of operation, occupancy loads, parking adequacy data, neighbor-
hood and community impact data, and any other information which the applicant deems to be relevant to a deter-
mination as to the use should be approved). The application shall be accompanied by a site plan prepared in con-
formity with Section 6.1. The application and site plan should affirmatively show that the use, as proposed, will 
comply with all of the other applicable provisions of this ordinance. 
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4. Preliminary examination. The building official city administrator or their designee shall examine the application and 
obtain from the applicant, in writing, such additional representations and other information as to the proposed use 
as are reasonably related to its impact on adjacent properties and the community at large and which the building 
official city administrator or their designee reasonably deems to be relevant to a determination as to whether the 
use is eligible for approval. When the application and supporting materials are complete, the building official city 
administrator or their designee shall make a notice of request of a public hearing to the city clerk.  

5. Notice of request. A notice that a request for a special land use public hearing has been received shall be given as 
provided in 6 and 7 below.  

6. Notice, how given. The public hearing notice requirements as set forth in Section 7.6 shall be applicable.  

7. Notice, contents. The public hearing requirements set forth in Section 7.6 shall be applicable.  

8. Public hearings. 

A. For all special land uses provided in this ordinance, and for all other like uses where reference is made in this 
ordinance to Section 6.2, as a prerequisite to approval of the use there shall be a public hearing with notice as 
provided in this article. 

B. All such public hearings shall be conducted by the Planning Commission. 

C. Public hearings on special land use approval shall be held in conformity with the procedures and requirements 
of applicable statutory and constitutional provisions, but the proving authority shall have the widest lawful 
range of discretion in adopting rules and making rules in the course of conducting hearings and otherwise per-
forming the duties of an administrative tribunal. 

D. When a public hearing is continued at the request of the applicant, the Planning Commission shall require addi-
tional notice of the continued hearing to be sent by mail to those persons entitled to notice under Section 
7.2.6. The applicant shall be required to bear the cost of such re-notice.  

9. Decisions. The approving authority may, in the exercise of sound and lawful discretion, deny, approve, or approve 
with conditions, requests for special land use approval. All such decisions shall be incorporated in a statement of 
conclusions relative to the special land use under consideration, shall specify the basis for the decision, and shall 
specify any conditions imposed. Any conditions may be imposed which are deemed necessary and appropriate to 
assure that the use will be conducted as represented and will continue to meet the requirements and standards 
established for initial approval of the use. All decisions shall be made within a reasonable time after the expiration 
of any applicable notice or hearing periods. 

10. General standards for approval. The approving authority shall approve special land uses when it determines that 
the proposed use does and will conform to any special requirements specified elsewhere for that specific use and 
also meets the following general requirements and standards: 

A. The use must be a "reasonable use" (as defined in Section 2.2) as and where proposed to be located. 

B. The use must conform to all of the other regulations of this ordinance and the other ordinances of this city. 

C. The location, intensity, and periods of operation of the use must be such as to eliminate any reasonable likeli-
hood that it will be, cause, or create a public or private nuisance in fact. 

D. The use, as and where proposed, must not be inconsistent with the spirit and purpose of this ordinance nor 
contrary to the principles of sound community planning. 

E. The use must be of such character and be so arranged on the site so as not to cause or create adverse effects 
on neighboring properties or the community at large be [by] reason of noise, dust, dirt, glare, odor, fumes, pe-
destrian or vehicular traffic, or other factors discernible to the human senses beyond those customarily re-
sulting from other uses permitted in the same district in this city. 

F. The use must not diminish the fair market value of neighboring lands or buildings to any substantial or signifi-
cant degree. 

G. The site design and proposed manner of operation of the use must provide for the maximum reasonable and 
feasible enhancement of the environment of the surrounding area. In determining whether this standard has 
been met, the approving authority shall consider any provisions for buffering, landscaping, or other site ameni-
ties over and above the minimum requirements of this ordinance. 
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H. Standards for Approval. For establishments involving the manufacture or sale of any alcoholic beverages con-
trolled by the Michigan Liquor Control Act, Public Act No.58 of 1998 (MCL 436.1101 et seq.) or cannabis facili-
ties regulated by the State of Michigan, the applicant must demonstrate a quantifiable need for the proposed 
use within either the City of Lathrup Village or the surrounding area.  Upon demonstration of such need the 
proposed use will then be evaluated under the standards set forth in Chapter 18, Article III of the Lathrup Vil-
lage Code of Ordinances, as well as the special use standards found in this section  

11. Effect of decision. Every special land use approval shall permit the applicant and its successors in occupancy of the 
premises to use the premises in conformity with the decision and not otherwise. In the event the user desires to 
change the manner of conducting a special use, a new application shall be made and processed, provided however, 
a special use may be changed to an expressly permitted, fully conforming use without further special use proceed-
ings. 

12. Modification of approvals. The approving authority may reopen, review, and/or modify any special land use ap-
proval decision on application of any person entitled to notice under Section 6.2.6 if and when it determines, pur-
suant to a public hearing after notice given pursuant to Section 6.2.6 and Section 6.2.7, that any of the conditions 
to initial approval have not been met or are being violated and that the use, as actually being conducted, does not 
meet the requirements and standards for initial approval. A special use approval may also be suspended or re-
voked, after like notice and hearing, whenever the approving authority determines that any of the causes exist 
which are grounds for a suspension or revocation of a certificate of occupancy. 
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