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AGENDA 
1. CALL TO ORDER 

2. ROLL CALL 

3. PLEDGE OF ALLEGIANCE 

4. APPROVAL OF AGENDA 

5. APPROVAL OF MINUTES 

A. Regular Meeting Minutes of October 28th, 2021 

6. OLD BUSINESS 

7. NEW BUSINESS 

A.  
Applicant: Nick Trifon/ Signs by Crannie 
4145 Market Place  
Flint, MI 48507 
Location: 6707 Highland Road 
White Lake, MI 48383 identified as 12-20-276-014 
Request: The applicant requests to enlarge and alter a nonconforming structure (sign) 
within the setback from the road right-of-way and exceeding the allowed size, requiring a 
variance from Article 7.23.A, Nonconforming Structures.  
  

B.  
Applicant: Leo Huantes  
68 W. Fairmont 
Pontiac, MI 48340 
Location: 4925 Ormond Road 

White Lake, MI 48383 identified as 12-07-130-059 
Request: The applicant requests to enlarge and alter a nonconforming structure (house) 
to construct a garage and second-story, requiring variances from Article 7.23.A, 
Nonconforming Structures and Article 3.1.6.E, R1-D Single Family Residential Minimum 
Lot Area.  A variance from Article 7.28.A, Repairs and Maintenance to Nonconforming 
Structures is required due to both the value of improvements and the increase in cubic 
content. 
 

C.  
Applicant: NCM Ventures LLC – John Rozanski 
2704 Wabum Road 
White Lake, MI 48386 
Location: 8565 Pontiac Lake Road 
White Lake, MI 48386 identified as 12-13-328-003 
Request: The applicant requests an extension of the approval period for variances 
granted on June 24, 2021, requiring a variance from Article 7.39, Approval Periods.  
  1
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D.  

Applicant: 4 Corners Square LLC 
29580 Northwestern Hwy STE 100 
Southfield, MI 48034 
Location: 1449 Union Lake Road 
White Lake, MI 48386 identified as 12-36-476-032 
Request: The applicant requests to construct a building, requiring variances from Article 
3.1.13.D, Neighborhood Mixed Use Build-to-Line coverage and Minimum building height.  
A variance from Article 5.11.P.i, Off-Street    Loading Requirements is required for the 
dimensions of the off-street loading space.  A variance from Article 5.9.J.ii.b is required 
to exceed the allowed number of wall signs. 
 

8. OTHER BUSINESS 

A. Zoning Ordinance Discussion 

9. ADJOURNMENT 

Procedures for accommodations for persons with disabilities: The Township will follow its normal procedures for 
individuals with disabilities needing accommodations for effective participation in this meeting. Please contact the Township 
Clerk’s office at (248) 698-3300 X-113 at least two days in advance of the meeting. An attempt will be made to make 

reasonable accommodations. 

2



WHITE LAKE TOWNSHIP 
ZONING BOARD OF APPEALS 

REGULAR MEETING 
October 28, 2021 

 
 
CALL TO ORDER 
Chairperson Spencer called the meeting to order at 7:01 P.M.  She then led the Pledge of 
Allegiance. 
 
ROLL CALL 
Present: 
Debby Dehart, Planning Commission Liaison 
Kathleen Aseltyne 
Michael Powell, Township Board Liaison 
Niklaus Schillack 
Jo Spencer, Chairperson 
 
Absent: 
Dave Walz, Vice Chairperson 
 
Others: 
Justin Quagliata, Staff Planner 
Hannah Micallef, Recording Secretary 
  
APPROVAL OF AGENDA 
MOVED by Member Aseltyne, SUPPORTED by Member Schillack, to approve the agenda as 
presented.  The motion CARRIED with a voice vote (5 yes votes). 
 
APPROVAL OF MINUTES: 

a. Zoning Board of Appeals Regular Meeting of September 23, 2021 
 
Member Powell stated he would like two changes made.  On page 15, the 5th paragraph from 
the bottom was missing “was considered.”  He also wanted to clarify the last sentence read 
“Member Powell suggested reducing the size of the two-car garage would reduce the setback 
from the southern and western property lines.” 
 
MOVED by Member Powell, SUPPORTED by Member Schillack to approve the Zoning Board of 
Appeals Regular Meeting Minutes of September 23rd, 2021 as amended.  
The motion CARRIED with a voice vote (5 yes votes). 
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NEW BUSINESS: 
 

A.  Applicant:  Don F. Banaszak 
    351 Hillwood Drive 
    White Lake, MI 48383 
  Location:  351 Hillwood Drive 
    White Lake, MI 48383 identified as 12-21-452-039 
  Request:  The applicant requests to construct an addition, requiring   
    variances from Article 3.1.6.E, R1-D Single Family Residential  
    Front-Yard Setback and Side-Yard Setback 
 
Chairperson Spencer noted for the record that 23 owners within 300 feet were notified.  0 
letters were received in favor, 0 letters were received in opposition, and 0 letters were 
returned undeliverable from the U.S. Postal Service. 
 
Staff Planner Quagliata presented his staff report.  
 
Chairperson Spencer asked staff if an accurate calculation of the addition size could be 
determined based on the applicant’s submittal.  Staff Planner Quagliata said no, and he used an 
approximate size based on dimensions labeled on the drawing. 
 
Member Schillack asked staff if the survey had anything else on it that seemed off.  Staff 
Planner Quagliata said he wasn’t sure if the dock was there, but the land description was 
correct. 
 
Member Aseltyne asked staff if the septic was labeled on the survey.  Staff Planner Quagliata 
said no. 
 
Member Dehart asked staff if Hillwood Drive had sewer at the road.  Staff Planner Quagliata 
said no. 
 
Mr. Todd Banaszak, son of the applicant, was present to speak on behalf of the case.  He said he 
was looking to increase the space in the house as he was moving in with his parents.  There 
would be a kitchen, bathroom, living room, and laundry room included with the addition.  His 
parents had lived in the house for 50 years.  
 
Staff Planner Quagliata said the addition could be an accessory dwelling unit, and the size of the 
addition would have to be reduced in order to grant approval as the size variance was not 
requested or noticed. 
 
Member Aseltyne asked staff what constituted an accessory dwelling unit.  Staff Planner 
Quagliata said an accessory dwelling unit was similar to a mother-in-law suite or a granny flat. 
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Member Schillack asked the applicant how the addition would be constructed.  Mr. Banaszak 
said they would be going up with the addition, and the house would keep the same profile. 
 
Member Schillack asked the applicant why they chose to go up with the addition instead of take 
it to the back of the property.  Mr. Banaszak said there was a deck in the back, as well as the 
septic field.  
 
Member Powell stated if the addition was scaled back from the road and reduced 10.5 feet, a 
setback variance would not be needed.   
 
Mr. Banaszak said he was only changing the elevation with the addition; the design would 
remain the same.  Member Powell said there was a proposed addition of 10 feet to the 
elevation on the wall. 
 
Member Schillack said there was room in the back of the lot for an addition.  Mr. Banaszak said 
there was property to the rear of the lot, but there was also a hill. 
 
Don Banaszak, homeowner, was present to speak on the case.  He said it would not make sense 
to go back as there was not a lot of room on the top of the hill.  The logical way for him would 
to have the addition go up, in addition to HVAC reasons. 
 
Member Dehart asked if the second story could be moved closer to the rear of the house 
without affecting the existing home.  Member Powell said yes. 
 
Chairperson Spencer opened the public hearing at 7:31 P.M.   
 
Joel Morris, 144 Orchardale, Rochester, MI.  He said he was a builder in the area and helping 
the applicants.  
 
Chairperson Spencer closed the public hearing at 7:34 P.M. 
 
Member Schillack said he was struggling to understand the defining line between having two 
kitchens and an accessory dwelling unit.  Staff Planner Quagliata stated there were zoning 
standards for accessory dwelling units.  He added the staff reviewed accessory dwelling units on 
a case-by-case basis. 
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The ZBA discussed the standards from Article 7, Section 37 from the ClearZoning Ordinance: 
 

A. Practical Difficulty 

• Chairperson Spencer said she did not see a practical difficulty.  

• Member Powell agreed since the applicant had the option of redesigning 
their plans and not needing a variance. 

B. Unique Situation 

• Chairperson Spencer said since a practical difficulty could not be proven, 
there was not a unique situation. 

C. Not Self-Created 

• Member Schillack said the addition encroaching on the setback was not 
necessary due to the size of the lot. 

D. Substantial Justice 

• Member Powell said the lot was beautiful, and there were options and 
opportunities that came with it. 

E. Minimum Variance Necessary 

• Member Schillack said there was room to build on the lot. 
 

Member Aseltyne MOVED to deny the variances requested by Don F. Banaszak for Parcel 
Number 12-21-452-039, identified as 351 Hillwood Drive, due to the following reason(s): 
 

• Failure to fulfill the standards from Article 7, Section 37 of the 
ClearZoning Ordinance. 

 
Member Schillack SUPPORTED, and the motion CARRIED with a roll call vote: (5 yes votes): 
(Aseltyne/yes, Schillack/yes, Powell/yes, Dehart/yes, Spencer/yes) 
  
 

B.  Applicant:  Anthony Dubay  
    7785 Haley Road White Lake, MI 48383  
  Location:  7785 Haley Road  
    White Lake, MI 48383 identified as 12-16-401-004  
  Request:  The applicant requests to construct an addition, requiring   
    variances from Article 3.1.1.F, AG Agricultural Side-Yard Setback,  
    Minimum Lot Area, and Minimum Lot Width. A variance from  
    Article 7.28.A, Repairs and Maintenance to Nonconforming  
    Structures is required due to both the value of improvements and  
    the increase in cubic content. 
 
Chairperson Spencer noted for the record that 11 owners within 300 feet were notified.  0 
letters were received in favor, 0 letters were received in opposition, and 0 letters were 
returned undeliverable from the U.S. Postal Service. 
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Staff Planner Quagliata gave his staff report. 
 
Member Dehart asked staff how the Agricultural zoning remained when the property was 
divided.  Staff Planner Quagliata said the division occurred decades ago and was not completed 
through the Township. 
 
Member Schillack asked staff where the well and septic were.  Staff Planner Quagliata said the 
locations were not identified on the survey. 
 
Anthony Dubay, 7785 Haley, applicant, was present to speak on his case.  He and his wife 
wanted an addition off the back of their house for more space.  He said his well was 6-7 feet off 
the front porch, and the septic was 60-70 feet from the well towards the road.  He would be 
keeping the same side setback of the house, and the roofline would remain the same.  
 
Chairperson Spencer opened the public hearing at 8:05 P.M.   
 
Christopher Young, 7755 Haley Road, spoke in favor of the applicant’s request. 
 
Chairperson Spencer closed the public hearing at 8:06 P.M. 
 
The ZBA discussed the standards from Article 7, Section 37 from the ClearZoning Ordinance: 
 

A. Practical Difficulty 

• Chairperson Spencer said she saw a practical difficulty in regard to the 
narrowness of the lot.  Member Schillack agreed. 

• Member Aseltyne said the lot was a zoning oddity that predated the 
owner purchasing it. 

B. Unique Situation 

• The ZBA agreed the situation was unique. 
C. Not Self-Created 

• Member Schillack said the applicant did their best to make the addition as 
conforming as possible. 

D. Substantial Justice 

• Member Schillack said the variances would allow the applicant to expand their 
house on a lot that was oddly shaped. 

E. Minimum Variance Necessary 

• Member Dehart said the applicant was not asking to create anything wider than 
the existing structure.  Member Schillack agreed. 
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Member Schillack MOVED to approve the variances requested by Anthony Dubay from Article 
3.1.1.F and Article 7.28.A of the Zoning Ordinance for Parcel Number 12-16-401-004, 
identified as 7785 Haley Road, in order to construct an addition that would encroach 5.6 feet 
into the required east side yard setback and exceed the allowed value of improvements to a 
nonconforming structure by 228%.  A 225-foot variance from the required lot width and 
182,550 square foot variance from the required lot size are also granted from Article 3.1.1.F.  
This approval will have the following conditions: 
 

• The Applicant shall obtain all necessary approvals from the Oakland County 
Health Division prior to issuance of a building permit.  

• The Applicant shall obtain all necessary permits from the White Lake Township 
Building Department. 

• A foundation certificate shall be required prior to the backfill inspection by the 
Building Department.  

• An as-built survey shall be required to verify setbacks. 
 
Member Aseltyne SUPPORTED and the motion CARRIED with a roll call vote: (5 yes votes) 
(Schillack/yes, Aseltyne/yes Spencer/yes, Dehart/yes, Powell/yes). 
 

C.   Applicant:  Chew Land Management – Jamie & Joe Crawford  
    3253 Owen Road Fenton, MI 48430  
  Location:  10855 Highland Road  
    White Lake, MI 48386 identified as 12-22-301-007  
  Request:  The applicant requests to install a monument sign within  
    the setback from the road right-of-way and exceeding the  
    allowed size, requiring variances from Article 5.9.J.i.a and  
    Article 5.9.J.i.b. A variance from the minimum sign base  
    height is required from Article 5.9.J.i.a. A variance from  
    Article 5.9.J.ii.a and Article 5.9.J.ii.b is required to exceed  
    the allowed size and number of wall signs. A variance from 
    Article 5.18.G is required to exceed the allowed footcandle 
    level for proposed canopy luminaries. 
 

Chairperson Spencer noted for the record that 9 owners within 300 feet were notified.  0 letters 
were received in favor, 0 letters were received in opposition, and 0 letters were returned 
undeliverable from the U.S. Postal Service. 
  
Staff Planner Quagliata gave his staff report.   
 
Member Powell asked staff how the zoning ordinance interpreted a sign versus an architectural 
feature.  Staff Planner Quagliata said anything used or intended to be used to attract attention 
or convey information was considered a sign.   
 

8

Item A.



WHITE LAKE TOWNSHIP 
ZONING BOARD OF APPEALS REGULAR MEETING MINUTES 
OCTOBER 28, 2021 

7 
 

 
Member Powell asked staff why the footcandles were measured from 6 feet above grade.  Staff 
Planner Quagliata said the average person experiences outdoor light from eye level, and a 
footcandle was measured differently from a lumen.  Lumens were different from illuminance.  
 
Member Dehart asked staff if a freestanding building was treated differently than a multi-
tenant strip mall in regards to wall signage.  Staff Planner Quagliata said each tenant would be 
permitted one wall sign.  
 
Cheryl Ball, 1630 Hilltop Drive and Joe Crawford, 3253 Own Road, Fenton, were present to 
speak on their case.  Ms. Ball said the monument sign would be installed in the location of the 
existing sign.  The new sign was dictated by corporate standards.  The monument sign was in a 
great location for both sides of the road.  In regards to the lighting, a new photometric plan was 
being prepared.  The safety of customers at night was important with having the correct light 
levels.  There would be fully recessed fixtures put into the canopy.  The light levels were taken 
from ground level.  The parking lot lighting helped the access road and the ingress and egress 
on the site.  Other townships considered the red band around the building an architectural 
feature, not a sign.  The red canopy on the drive through and the exit doors were provided to 
shield the weather.  
 
Member Powell stated the building was very recognizable as an Arby’s.  He asked the applicants 
if the color of the canopies could be changed so the canopies would not count as signage.  Mr. 
Crawford said he could explore that option with corporate. 
 
Member Aseltyne asked the applicant what the practical difficulty was.  Ms. Ball said moving 
the monument sign back encroached on parking surface.  Mr. Crawford said people driving 
down M-59 may not know there was an Arby’s there.  Ms. Ball said the base of the monument 
sign would have faux masonry around it. 
 
Chairperson Spencer opened the public hearing at 8:57 P.M.  Seeing no public comment, she 
closed the public hearing at 8:57 P.M. 
  
The ZBA discussed the standards from Article 7, Section 37 from the ClearZoning Ordinance for 
Variances 1, 2, and 3: 
 

A. Practical Difficulty 
In regards to Variance 1: 

• Member Schillack said he saw a practical difficulty in regards to topography.  

• Member Powell said he saw a practical difficulty in regards to traffic and would 
be an issue in regards to safety.  Chairperson Spencer agreed. 

In regards to Variances 2&3: 

• Member Powell said the size of the sign was the proper size to be seen down M-
59 while driving. 
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B. Unique Situation 

In regards to Variances 2&3: 

• Member Dehart said the sign could not be moved back.  Member Powell and 
Member Schillack agreed. 

C. Not Self-Created 
D. Substantial Justice 

In regards to Variance 1: 

• Member Schillack said the ZBA would be granting rights similar to what other 
businesses had. 

In regards to Variances 2&3: 

• Member Schillack said other nearby businesses had noticeable signage. 
E. Minimum Variance Necessary 

In regards to Variance 1: 

• Member Powell said the sign would be set far enough off the road not to create 
a sight distance issue. 

In regards to Variances 2&3: 

• Member Powell said this applied in regard to Variance 3.  In regard to Variance 2, 
he said the ZBA would be granting a variance less than the ordinance 
requirements.  Member Powell said the 1-inch variance was the minimum 
necessary to obtain the 7-foot maximum height. 
 

Member Powell MOVED to approve the variances requested by Chew Land Management 
from Article 5.9.J.i.a, Article 5.9.J.i.b, of the Zoning Ordinance for parcel number 12-22-301-
007, identified as 10855 Highland Road, in order to install a 49.14 square foot monument sign 
that would be located 12’–4” from the road right-of-way line and to allow for a sign base 
height of 23 inches, resulting in a variance of 1 inch, and a variance of 24.48 square feet 
resulting in a 49.14 square foot sign size.  This approval will have the following conditions: 
 

• The Applicant shall obtain all necessary permits from the White Lake Township 
Building Department.  

• No additional freestanding signage shall be permitted on the site.  

• Any future modification to freestanding signage on the site, except for 
eliminating signage, shall require approval of the Zoning Board of Appeals. 

• The foundation of the sign be verified by a registered land surveyor prior to 
installing the sign cabinet. 
 

Member Schillack SUPPORTED, and the motion CARRIED with a roll call vote: (5 yes votes) 
(Powell/yes Schillack/yes, Dehart/yes, Aseltyne/yes, Spencer/yes) 
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The ZBA discussed the standards from Article 7, Section 37 from the ClearZoning Ordinance 
again for Variances 11, 12, and 13: 
 

A. Practical Difficulty 

• Member Powell said the ordinance was written for an architectural issue, not a 
safety issue. 

B. Unique Situation 

• Member Powell said the lighting was going to be only over three key safety 
locations. 

• Member Schillack said the business brought a high volume of consumers, and 
fast-food restaurants could attract nefarious activity at night. 

C. Not Self-Created 

• Member Powell said the problem was safety created. 
D. Substantial Justice 

• Member Schillack said similar businesses in the area had outdoor lighting. 

• Member Powell said the lit canopies would direct customers to entrances at 
night. 

E. Minimum Variance Necessary 

• Member Dehart said the lit canopies would only be at three locations on the 
building. 

 
Member Aseltyne MOVED to approve the variances requested by Chew Land Management 
from Article 5.1.8.G of the Zoning Ordinance for parcel number 12-22-301-007, identified as 
10855 Highland Road, in order allow each of the three proposed luminaries to exceed the 
allowed footcandle limit by 10 footcandles.  This approval will have the following conditions:  
 

• The Applicant shall obtain all necessary permits from the White Lake Township 
Building Department.  

• No additional outdoor lighting shall be permitted on the building or site.  

• Any future modification to outdoor lighting on the building or site, except for 
eliminating outdoor lighting, shall require approval of the Zoning Board of 
Appeals. 

• Prior to installing the luminaries, a lighting (photometric) plan shall be 
submitted to verify the footcandles are 15 at 6 feet above grade. 

 
Member Schillack SUPPORTED, and the motion CARRIED with a roll call vote: (5 yes votes) 
(Aseltyne/yes, Schillack/yes, Dehart/yes, Spencer/yes, Powell/yes). 
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The ZBA discussed the standards from Article 7, Section 37 from the ClearZoning Ordinance 
again for Variance 6: 
 

A. Practical Difficulty 

• Member Powell said there was no practical difficulty.  Chairperson Spencer and 
Member Schillack agreed. 

B. Unique Situation 

• Member Aseltyne said there was no practical difficulty so there was not a unique 
situation. 

C. Not Self-Created 

• Member Powell said the issue was self-created. 
D. Substantial Justice 
E. Minimum Variance Necessary 

 
Member Schillack MOVED to deny the variance requested by Chew Land Management from 
Article 5.9.j.ii.b, for parcel 12-22-301-007, identified as 10855 Highland Road, for 1 wall sign 
on the rear (south) facade due to the following reason(s): 
 

• Failure to meet the standards from Article 7, Section 37 of the ClearZoning 
Ordinance. 

 
Member Aseltyne SUPPORTED, and the motion CARRIED with a roll call vote: (4 yes votes) 
(Schillack/yes, Aseltyne/yes, Spencer/yes, Dehart/no, Powell/yes). 
 
The ZBA discussed the standards from Article 7, Section 37 from the ClearZoning Ordinance 
again for Variances 5, 8, and 10: 
 

A. Practical Difficulty 

• Chairperson Spencer did not see a practical difficulty.  Member Powell, Member 
Aseltyne, and Member Schillack agreed. 

B. Unique Situation 

• Member Spencer said there was no practical difficulty, so there was no unique 
situation. 

C. Not Self-Created 

• Member Dehart said the applicant’s problem was self-created. 
D. Substantial Justice 

• Member Powell said there were no other stores on that site that wrapped their 
building in a corporate designed stripe. 

E. Minimum Variance Necessary 

• Chairperson Spencer said there was no practical difficulty, so this standard was 
not met. 
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Member Schillack MOVED to deny the variances requested by Chew Land Management from 
Article 5.9.j.ii.b of the Zoning Ordinance for parcel number 12-22-301-007, identified as 10855 
Highland Road, for the 73.42 square foot sign stripe on the north facade, 53.6 square foot 
sign stripe on the east façade, and the 56 square foot sign stripe on the west facade, due to 
the following reason(s): 
 

• Failure to meet the standards from Article 7, Section 37 of the ClearZoning 
Ordinance. 

 
Member Powell SUPPORTED, and the motion CARRIED with a roll call vote: (5 yes votes) 
(Schillack/yes, Powell/yes, Spencer/yes, Dehart/yes, Aseltyne/yes). 
 
The ZBA discussed the standards from Article 7, Section 37 from the ClearZoning Ordinance 
again for Variance 9: 
 

A. Practical Difficulty 

• Member Dehart said there was a safety issue as the sign was not seen from the 
west until one drove past it. 

• Chairperson Spencer did not consider the access drive to the west as a road. 
B. Unique Situation 

• Member Powell said the safety for drivers down M-59 was a factor. 
C. Not Self-Created 

• Member Powell said the applicant did not design any of the driveways leading 
into the site. 

D. Substantial Justice 

• Member Powell said highlighting the main entrance into the building was 
substantial justice. 

E. Minimum Variance Necessary 

• Member Schillack said by denying the stripe, the minimum variance would be 
granted. 

 
Member Schillack MOVED to approve the variance requested by Chew Land Management 
from Article 5.9.j.ii.b for parcel number 12-22-301-007, identified as 10855 Highland Road, to 
allow a 26 square foot “Arby’s” sign on the west facade of the building.  The approval will 
have the following conditions: 
 

• The Applicant shall obtain all necessary permits from the White Lake Township 
Building Department.  

• No additional signage on the west facade of the building shall be permitted. 

• Any future modification to signage on the west facade of the building, except 
for eliminating signage, shall require approval of the Zoning Board of Appeals. 
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Member Aseltyne SUPPORTED, and the motion CARRIED with a roll call vote (5 yes votes): 
(Schillack/yes, Aseltyne/yes, Spencer/yes, Dehart/yes, Powell/yes) 
 
The ZBA discussed the standards from Article 7, Section 37 from the ClearZoning Ordinance 
again for Variances 4&7: 
 

A. Practical Difficulty 

• Member Dehart said the practical difficulty was for those traveling westbound 
down M-59 to be able to see the building. 

• Member Powell said every parking space to the east would see the sign on the 
east side, but a sign on the north facade would not be visible. 

B. Unique Situation 

• Member Powell said the other buildings in the vicinity had signs on them, and 
Arby’s would be missing one if they did not have one on the east facade. 

C. Not Self-Created 

• Member Dehart said the applicant did not put the building there. 
D. Substantial Justice 

• Member Powell said other stores were identifiable from their parking lots.  Staff 
Planner Quagliata stated Village Lakes was governed by a Planned Business 
development agreement that allowed one building to contain signage on the 
rear facade. 

E. Minimum Variance Necessary 
 

Member Dehart MOVED to approve the variance requested by Chew Land Management from 
Article 5.9.j.ii.b for parcel number 12-22-301-007, identified as 10855 Highland Road, to allow 
a 25.77 square foot Arby’s hat sign on the east facade of the building.  The approval will have 
the following conditions:  
 

• The Applicant shall obtain all necessary permits from the White Lake Township 
Building Department.  

• No additional signage on the east facade of the building shall be permitted. 

• Any future modification to signage on the east facade of the building, except 
for eliminating signage, shall require approval of the Zoning Board of Appeals. 

• No wall signage shall be permitted on the north facade of the building. 
 
Member Aseltyne SUPPORTED, and the motion CARRIED with a roll call vote (5 yes votes): 
(Dehart/yes, Aseltyne/yes, Schillack/yes, Spencer/yes, Powell/yes) 
 
Member Schillack MOVED to deny the variance requested by Chew Land Management from 
Article 5.9.j.ii.a for the additional wall sign area on the building for parcel number 12-22-301-
007, identified as 10855 Highland Road, due to failure to meet the standards from Article 7, 
Section 37 of the ClearZoning Ordinance.   
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Member Powell SUPPORTED and the motion CARRIED with a roll call vote: (5 yes votes). 
(Schillack/yes, Powell/yes, Dehart/yes, Spencer/yes, Aseltyne/yes) 
 
OTHER BUSINESS 

a) 2022 Meeting Schedule 
 
Member Schillack MOVED to approve the 2022 Zoning Board of Appeals meeting schedule as 
presented.  Member Aseltyne SUPPORTED and the motion CARRIED with a voice vote (5 yes 
votes). 
 
ADJOURNMENT 
MOVED by Member Dehart, SUPPORTED by Member Schillack to adjourn the meeting at 
11:05 P.M.  The motion CARRIED with a voice vote (5 yes votes). 
 
NEXT MEETING DATE:  December 9, 2021 Regular Meeting 
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WHITE LAKE TOWNSHIP 
ZONING BOARD OF APPEALS 

 

REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

 
 
TO:  Zoning Board of Appeals 
 
FROM: Justin Quagliata, Staff Planner 
 
DATE: December 9, 2021 
 
 
 
Agenda item: 7a 
 
 
Appeal Date: December 9, 2021 
  
 
Applicant:  Nick Trifon / Signs by Crannie 
  
   
Address:  4145 Market Place 
   Flint, MI 48507 
 
   
Zoning:  GB General Business 
 
 
Location: 6707 Highland Road 
 White Lake, MI 48383 
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Property Description   
 
The approximately 1.443-acre parcel identified as 6707 Highland Road is located on the 
north side of Highland Road, east of Nordic Drive, and zoned GB (General Business). 
 
Applicant’s Proposal 
 
Nick Trifon / Signs by Crannie, the applicant, on behalf of property owner Billy’s Tip N’ 
Inn, is proposing to remove an existing message board to install an electronic message 
board on an existing post-pylon sign. 
 
Planner’s Report 
 
The zoning ordinance prohibits post-pylon signs, and the existing sign is nonconforming 
in numerous ways, including height, size, and setback.  In accordance with Article 5, 
Section 9.J.i.a, freestanding signs must be setback a minimum of ten (10) feet from the 
existing right-of-way.  For sign size, Article 5, Section 9.J.i.b states the sign area of a 
freestanding sign is dependent upon the sign’s setback from the existing right-of-way and 
the zoning district within which the sign is proposed.  For single-tenant buildings in the 
GB district, freestanding signs are permitted two (2) square feet for each one (1) foot of 
setback, up to a maximum of 50 square feet in area (with a 25-foot setback).  Maximum 
sign height from grade allowed is seven (7) feet.  Additionally, the zoning ordinance 
requires freestanding signs to be installed on a decorative masonry base utilizing 
materials such as brick, decorative (split face) masonry block, stone, or the like.  This 
base must be a minimum of two (2) feet in height from the finished grade.  Based on a 
diagram provided by the applicant, which is not to scale, the existing freestanding sign is 
approximately 15.5 feet in height and located one to three feet from the right-of-way line 
(multiple versions of plans were submitted showing different setbacks).  The height of the 
existing sign provided by the applicant is not accurate; the maximum extent of the 
structure is likely greater than 16 feet from grade.  Overall, the current sign exceeds 50 
square feet in size (only partial area was provided).  An existing nonelectronic message 
board on the sign extends 8.33 feet above grade and is 14.05 square feet in size.  Contrary 
to the note listed on the submitted diagram indicating the size of the proposed electronic 
message board as 21 square feet, based on the dimensions of the cabinet the panel is 
24.77 square feet in size.     
 
An illegal vehicle sign is located west of the nonconforming post-pylon sign.  Article 5, 
Section 9.F.ix of the zoning ordinance states vehicle signs are prohibited as permanent 
signs in all zoning districts.  The Zoning Board of Appeals may consider ordering this 
violation be corrected. 
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Following is a summary of nonconformities and proposed enlargements/alterations to the 
post-pylon sign: 
 

Nonconformity # Ordinance 
Section Subject Standard Request Result 

1 Article 
5.9.J.i.a 

Freestanding 
signs 

Monument 
signs Post-pylon sign Post-pylon sign 

2 Article 
5.9.J.i.a Sign setback 10 feet min. 29 feet 

(60 square foot sign?) 1 foot? 

3 Article 
5.9.J.i.a 

Minimum sign 
base height 2 feet min. 2 feet 0 feet 

4 Article 
5.9.J.i.b 

Maximum size of 
signs 

50 square feet 
max. 

58 square feet? 
(1-foot setback?) 60 square feet? 

5 Article 
5.9.J.ii.a 

Maximum height 
of signs 7 feet 9 feet? 16 feet? 

 
The requested variance is listed in the following table. 
 

Variance # Ordinance 
Section Subject Standard Requested Variance Result 

1 Article 7.23.A Nonconforming 
Structures 

No 
enlargement 
or alteration 

Enlarge and alter 
nonconforming sign 

Increased 
nonconformities 

 
Zoning Board of Appeals Options: 
 
Approval:  I move to approve the variance requested by Nick Trifon / Signs by 
Crannie from Article 7.23.A of the Zoning Ordinance for Parcel Number 12-20-276-014, 
identified as 6707 Highland Road, in order to enlarge and alter a nonconforming structure 
(post-pylon sign) by installing a 24.77 square foot electronic message board located 1 
foot from the road right-of-way line.  This approval will have the following conditions: 
 
• The Applicant shall obtain all necessary permits from the White Lake Township 

Building Department. 
 

• No additional signage shall be permitted on the building or site. 
 

• Any future modification to signage on the building or site, except for eliminating 
signage, shall require approval of the Zoning Board of Appeals. 

 
• Prior to the issuance of a sign permit, the illegal vehicle sign shall be removed from 

the property. 
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Denial:  I move to deny the variance requested by Nick Trifon / Signs by Crannie for 
Parcel Number 12-20-276-014, identified as 6707 Highland Road, due to the following 
reason(s): 
 
 
Table:  I move to table the variance request of Nick Trifon / Signs by Crannie for Parcel 
Number 12-20-276-014, identified as 6707 Highland Road, to consider comments stated 
during this public hearing. 
 
 
Attachments: 
 
1. Variance application dated October 8, 2021. 
2. Sign diagram dated April 25, 2018 (revision date October 5, 2021). 
3. Site plans. 
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WHITE LAKE TOWNSHIP 
ZONING BOARD OF APPEALS 

 

REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

 
 
TO:  Zoning Board of Appeals 
 
FROM: Justin Quagliata, Staff Planner 
 
DATE: December 9, 2021 
 
 
 
Agenda item: 7b 
 
 
Appeal Date: December 9, 2021  
  
 
Applicant:  Leo Huantes 
  
   
Address:  68 W. Fairmont 
   Pontiac, MI 48340 
 
   
Zoning:  R1-D Single Family Residential 
 
 
Location: 4925 Ormond Road 
 White Lake, MI 48383 
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Property Description   
 
The approximately 0.211-acre (9,200 square feet) parcel identified as 4925 Ormond Road 
is located on the west side of Ormond Road, south of Brookfield Drive, and zoned R1-D 
(Single Family Residential).  The existing single-story house on the property 
(approximately 1,665 square feet in size) utilizes a private well for potable water and a 
private septic system for sanitation.  The property, Lots 148 and 149 of the White Lake 
Grove No. 1 plat, contains 80 feet in width at the street line. 
 
Applicant’s Proposal 
 
Leo Huantes, the applicant, on behalf of property owner Sonny G Investments LLC, is 
proposing to construct a 24-foot by 25-foot attached garage (600 square feet). 
 
Planner’s Report 
 
The existing house was built in 1970 and is nonconforming because it is located 6.9 feet 
from the north side property line.  A minimum 10-foot side yard setback is required in the 
R1-D zoning district.  The parcel is also nonconforming due to a 2,800 square foot 
deficiency in lot area; in the R1-D zoning district the minimum lot size requirement is 
12,000 square feet.  The proposed garage addition at the front of the house would be 
located 6.9 feet from the north side lot line and 15.4 feet from the front property line; 
therefore, the applicant is requesting to encroach 3.1 feet into the side yard setback and 
14.6 feet into the front yard setback (30 feet in the R1-D zoning district).  Note the 
architectural plans show the garage would be 25’–3” wide and the survey shows the 
garage would be 25 feet wide. 
 
Article 7, Section 28 of the zoning ordinance states repairs and maintenance to 
nonconforming structures cannot exceed fifty percent (50%) of the State Equalized 
Valuation (SEV) in any twelve (12) consecutive months.  Further, the ordinance does not 
allow the cubic content of nonconforming structures to be increased.  Based on the SEV 
of the structure ($62,590), the maximum extent of improvements cannot exceed $31,295.  
The value of the proposed work is $35,000.  A variance to exceed the allowed value of 
improvements by 112% is requested. 
 
The requested variances are listed in the following table. 
 

Variance # Ordinance 
Section Subject Standard Requested 

Variance Result 

1 Article 7.23.A Nonconforming 
Structures 

No 
enlargement 
or alteration 

Enlarge and alter 
nonconforming 

house 

Increased 
nonconformities 

2 Article 3.1.6.E Minimum lot 
size 

12,000 
square feet 2,800 square feet 9,200 square 

feet 

3 Article 7.28.A Nonconforming 
structure 

50% SEV 
($31,295) 112% 

$3,705 over 
allowed 

improvements 
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Zoning Board of Appeals Options: 
 
Approval:  I move to approve the variances requested by Leo Huantes from Articles 
3.1.6.E, 7.23.A, and 7.28.A of the Zoning Ordinance for Parcel Number 12-07-130-059, 
identified as 4925 Ormond Road, in order to construct a garage addition that would 
encroach 14.6 feet into the required front yard setback and 3.1 feet into the required side 
yard setback from the north lot line, and exceed the allowed value of improvements to a 
nonconforming structure by 112%.  A 2,800 square foot variance from the required lot 
size is also granted from Article 3.1.6.E.  This approval will have the following 
conditions: 
 
• The Applicant shall obtain all necessary permits from the White Lake Township 

Building Department. 
 

• The survey and/or architectural plans shall be revised to provide consistent garage 
dimensions. 

 
• A foundation certificate shall be required prior to the backfill inspection by the 

Building Department. 
 

• An as-built survey shall be required to verify the approved setbacks.   
 
 
Denial:  I move to deny the variances requested by Leo Huantes for Parcel Number 12-
07-130-059, identified as 4925 Ormond Road, due to the following reason(s): 
 
 
Table:  I move to table the variance requests of Leo Huantes for Parcel Number 12-07-
130-059, identified as 4925 Ormond Road, to consider comments stated during this 
public hearing. 
 
 
Attachments: 
 
1. Variance application dated October 19, 2021. 
2. Survey prepared by Kennedy Surveying, Inc. dated November 8, 2021. 
3. Architectural plans prepared by Sark & Associates dated September 6, 2021. 
4. Letter of denial from the Building Department dated October 13, 2021. 
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WHITE LAKE TOWNSHIP 
ZONING BOARD OF APPEALS 

 

REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

 
 
TO:  Zoning Board of Appeals 
 
FROM: Justin Quagliata, Staff Planner 
 
DATE: December 9, 2021 
 
 
 
Agenda item: 7c 
 
 
Appeal Date: December 9, 2021  
  
 
Applicant:  John Rozanski 
  
   
Address:  2704 Wabum Road 
   White Lake, MI 48386 
 
   
Zoning:  RM-2 Multiple Family and R1-D Single Family 
 
 
Location: 8565 Pontiac Lake Road 
 White Lake, MI 48386 
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Property Description   
 
The 3.19-acre parcel identified as 8565 Pontiac Lake Road is located on Pontiac Lake 
and zoned RM-2 (Multiple Family) and R1-D (Single Family Residential).  The 
centerline of the Pontiac Lake Road right-of-way serves as the boundary for the split 
zoning of this property; the land north of the centerline is zoned R1-D and the land south 
of the centerline is zoned RM-2.  There are two existing one-story buildings on the south 
side of the Pontiac Lake Road right-of-way (east building: 1,905 square feet; west 
building: 1,915 square feet).  The site is served by a private well for potable water and an 
existing sanitary sewer grinder pump station. 
 
Applicant’s Proposal 
 
John Rozanski, the applicant, is requesting an extension of the approval period for 
variances granted by the Zoning Board of Appeals on June 24, 2021 associated with the 
construction of a 12-unit apartment building on the south side of Pontiac Lake Road. 
 
Planner’s Report 
 
The staff report for the original approval (attached) should be referenced for a more 
complete overview of the project. 
 
In accordance with Article 7, Section 39 of the zoning ordinance, no order of the Zoning 
Board of Appeals permitting the erection or alteration of a building shall be valid for a 
period longer than six (6) months, unless a building permit for such erection or alteration 
is obtained within such period, and such erection or alteration is started and proceeds to 
completion in accordance with the terms of such permit.  Variances were granted for the 
project on June 24, 2021, and therefore expire on December 24, 2021.  At its meeting on 
October 21, 2021 the Planning Commission approved the final site plan for the project.  
In a letter addressed to the Zoning Board of Appeals dated November 3, 2021, the 
applicant requested a six-month extension to allow the variances to remain valid.  If the 
requested extension is granted, the approval period for the previous variances will 
terminate on June 24, 2022.   
 
The requested variance is listed in the following table. 
 

Variance # Ordinance Section Subject Standard Requested 
Variance Result 

1 Article 7.39 Approval Periods 6 months 6 months 12 months 
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Zoning Board of Appeals Options: 
 
Approval:  I move to approve the variance requested by John Rozanski from Article 
7.39 of the Zoning Ordinance for Parcel Number 12-13-328-003, identified as 8565 
Pontiac Lake Road, in order to extend the approval period for variances granted on June 
24, 2021 by six months, until June 24, 2022.  This approval will have the following 
conditions: 
 
• All conditions of previous approvals shall remain in effect. 
 
 
Denial:  I move to deny the variance requested by John Rozanski for Parcel Number 
12-13-328-003, identified as 8565 Pontiac Lake Road, due to the following reason(s): 
 
 
Table:  I move to table the variance request of John Rozanski for Parcel Number 12-13-
328-003, identified as 8565 Pontiac Lake Road, to consider comments stated during this 
public hearing. 
 
 
Attachments: 
 
1. Staff report dated June 24, 2021. 
2. Applicant’s written statement dated November 3, 2021. 
3. Minutes of the June 24, 2021 Zoning Board of Appeals meeting. 
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REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  
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FROM: Justin Quagliata, Staff Planner 
 
DATE: June 24, 2021 
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Appeal Date: June 24, 2021  
  
 
Applicant:  John Rozanski 
  
   
Address:  2704 Wabum Road 
   White Lake, MI 48386 
 
   
Zoning:  RM-2 Multiple Family and R1-D Single Family 
 
 
Location: 8565 Pontiac Lake Road 
 White Lake, MI 48386 
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Property Description   
 
The 3.19-acre parcel identified as 8565 Pontiac Lake Road is located on Pontiac Lake 
and zoned RM-2 (Multiple Family) and R1-D (Single Family Residential).  The 
centerline of the Pontiac Lake Road right-of-way serves as the boundary for the split 
zoning of this property; the land north of the centerline is zoned R1-D and the land south 
of the centerline is zoned RM-2.  There are two existing one-story buildings on the south 
side of the Pontiac Lake Road right-of-way (east building: 1,905 square feet; west 
building: 1,915 square feet).  The site is served by a private well for potable water and an 
existing sanitary sewer grinder pump station, which with upgrades would service the 
proposed building. 
 
Applicant’s Proposal 
 
John Rozanski, the applicant, is proposing to demolish the existing buildings and 
construct a 12-unit apartment building on the south side of Pontiac Lake Road. 
 
Planner’s Report 
 
At its February 18, 2021 meeting the Planning Commission recommended approval of 
the preliminary site plan to the Township Board.  Variances were required, and at its 
February 25, 2021 meeting the Zoning Board of Appeals (ZBA) denied all of the 
requested variances.  A revised site plan was submitted to address some of the comments 
from the February ZBA meeting.  At its June 17, 2021 meeting the Planning Commission 
recommended approval of the revised preliminary site plan, subject to the applicant 
receiving approval from the ZBA. 
 
Some changes between the prior proposal and current request include: 
 
• Reduction of two units, from 14 to 12. 
• Overall reduction in building size of 1,096 square feet.  

o 368 square foot reduction on both the first floor and garden level. 
o 360 square foot reduction on the second floor. 

• The building, including balconies and patios, was moved out of the 25-foot Natural 
Features setback from the wetland. 

• The proposed sidewalk was relocated within the Pontiac Lake Road right-of-way. 
 
The project consists of one two-story building with a garden level (basement) totaling 
11,871 square feet in size with six, two-bedroom units and six, one-bedroom units.  The 
garden (basement) and first levels are each 3,997 square feet in size and contain two, one-
bedroom units and two, two-bedroom units; the second level is 3,877 square feet in size 
and contains two, one-bedroom units and two, two-bedroom units.  All of the one-
bedroom units are 680 square feet in size and all of the two-bedroom units are 1,005 
square feet in size.  The floor plans show all of the two-bedroom units include an area 
labeled “bedroom/study.”  All of these rooms contain a closet and window and could be 
converted to a third bedroom with a wall extension and door. 
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The units would still meet the minimum floor area required per dwelling unit if the two-
bedroom units were converted to three-bedroom units in the future.  For multiple-family 
residential, one-bedroom/efficiency units must be a minimum of 400 square feet in area, 
two-bedroom units must be a minimum of 700 square feet in area, and three-bedroom 
units must be a minimum of 850 square feet in area.  Additionally, the lot size would still 
be sufficient if the two-bedroom units became three-bedroom units in the future.  For a 
12-unit building consisting of six, one-bedroom units and six, two-bedroom units, the 
minimum lot size required is 51,000 square feet (1.17 acres).  An additional 2,500 square 
feet of lot area is required (and available) to accommodate the conversion of the two-
bedroom units to three-bedroom units.  For reference, the minimum lot area method of 
calculation is: 10,000 square feet for the first unit, plus 3,500 square feet for each 
additional one-bedroom unit, 4,000 square feet for each additional two-bedroom unit, and 
4,500 square feet for each additional three-bedroom unit.   
 
The minimum side yard setback in the RM-2 zoning district is 70 feet on one side, 100 
feet total of two sides.  The proposed side yard west of the building is 40 feet; therefore, a 
30-foot variance is being requested.  To the east of the building the proposed side yard is 
30 feet.  For reference, the property to the east is zoned R1-C (Single Family Residential) 
and the property to the west is zoned RM-2.  On the previous plan, the east side yard was 
27.7-feet and the west side yard was 30-feet.  A 42.3-foot variance was previously 
requested for the east side yard.  Overall, the side yard variance request was reduced by 
12.3-feet, from 42.3-feet to 30-feet. 
 
Parking setback variances are also being requested.  The zoning ordinance requires 
parking for non-single family residential and non-residential uses to meet the front yard 
setback requirement of the underlying zoning district; however, parking in a required 
front yard may be permitted, except for the first 20 feet which must be a greenbelt and 
landscaped in conformance with the standards of the ordinance.  The minimum front yard 
setback in the RM-2 zoning district is 40 feet.  At its closest point (the northwest corner) 
the parking lot is located 10 feet from the south right-of-way line of Pontiac Lake Road.  
A 20-foot greenbelt is not proposed, so the applicant is requesting a 30-foot variance for 
the front parking setback.   
 
Parking for non-single family residential and non-residential uses may be permitted in a 
side yard setback, if all greenbelt and/or screening requirements of the ordinance have 
been met.  The zoning ordinance offers options to provide an appropriate amount of 
screening between properties based on the zoning of an adjacent parcel.  Following are 
the screening options outlined in the zoning ordinance based on the zoning of the subject 
site and adjacent properties to the east and west: 
 
• Land Form Buffer 

o Height: 3-foot berm with a 2-foot crown and maximum 3:1 slope; 20 feet in 
width 

o Planting Requirements: 1 large deciduous, 1 evergreen tree and 8 shrubs for 
every 30 linear feet 
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• Buffer Strip and Obscuring Fence 
o 1 large deciduous or evergreen tree and 4 shrubs for every 15 linear feet; 20 

feet in width 
o 6-foot-tall fence 

 
• Screen Wall 

o Height: 6 feet 
o Width: 8 inches of brick, or decorative concrete 
o Planting Requirements: 5-foot greenbelt (1 large deciduous or evergreen tree 

and 8 shrubs for every 30 linear feet) adjacent to screen wall for its entire 
length 

 
The parking lot is located five feet from the west side lot line and 13.5 feet from the east 
side lot line, with no screening as previously described proposed; therefore, the applicant 
is requesting a 65-foot variance for the west side parking setback and a 16.5-foot variance 
for the east side parking setback.  On the previous plan, the east and west sides of the 
parking lot were both located five feet from the side lot lines, and the requested variances 
were 25-feet on the west side 65-feet on the east side. 
 
Article 5, Section 19.N.i.C states trash enclosures are not permitted within a required 
front yard setback, nor closer to the front lot line than the principal building.  The 
proposed dumpster enclosure is located closer to Pontiac Lake Road than the apartment 
building, and does not meet the front yard setback.  A 38-foot variance is required to 
encroach into the front yard, and a 2.5-foot variance is required to encroach into the front 
yard setback.  Since the previous plan, the projection in front of the building was reduced 
eight feet (from 46 feet). 
 
The zoning ordinance requires curbing for the construction of a parking area in order to 
control stormwater flow from the parking area and in order to protect landscape areas, 
such as landscape islands and other plantings.  Stormwater is proposed to be detained by 
installation of underground detention with a pre-treatment structure.  A permit is required 
from the Michigan Department of Environment, Great Lakes, and Energy (EGLE) for 
discharge into the Huron River/wetland.  Article 5, Section 19.B.v states all required 
landscape areas and screen walls which abut vehicular drives, parking or other use areas 
shall be separated from the vehicular use area with a six (6) inch minimum curb of 
concrete construction.  Additionally, Article 5, Section 11.Q.xviii states concrete curbing 
shall be provided at the end of all parking areas and stalls.  The submitted site plan does 
not show the required curbing.  Therefore, the applicant is requesting a variance to waive 
the installation of curbing. 
 
In the RM-2 zoning district the minimum lot width is 200 feet.  At 170-feet wide, the 
applicant is requesting a 30-foot variance to address the width deficiency.    
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The requested variances are listed in the following table. 
 

Variance # Ordinance Section Subject Standard Requested 
Variance Result 

1 Article 3.1.9.E Side yard setback 70 feet on one side, 
100 feet total 30 feet (west) 40 feet 

2 Article 3.1.9.E Minimum lot 
width 200 feet 30 feet 170 feet 

3 Article 5.11.Q.xviii 

Off-Street 
Parking Space 

Layout, 
Standards, 

Construction and 
Maintenance 

Concrete Curbing 
Waive the 

installation of 
concrete curbing 

No concrete 
curbing 

4 Article 5.11.A.iii Parking setback – 
side yard 

30 feet – east 
70 feet – west 

16.5 feet – east 
65 feet – west 

13.5 feet (east) 
5 feet (west) 

5 Article 5.11.A.iv Parking setback – 
front yard 40 feet 30 feet 10 feet 

6 Article 5.19.N.i.C 
Dumpsters & 
trash storage 
enclosures 

40 feet – front yard 
0 feet – projection 

2.5 feet – front yard 
38 feet – projection 

37.5 feet – front 
yard 

38 feet – 
projection 
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Zoning Board of Appeals Options: 
 
Approval:  I move to approve the variances requested by John Rozanski from Articles 
3.1.9.E, 5.11.Q.xviii, 5.11.A.iii, 5.11.A.iv, and 5.19.N.i.C of the Zoning Ordinance for 
Parcel Number 12-13-328-003, identified as 8565 Pontiac Lake Road, in order to 
construct an apartment building that would encroach 30 feet into the required west side 
yard setback.  Parking setback variances are granted to encroach 30 feet into the required 
front yard setback, 65 feet into the required west side yard setback, and 16.5 feet into the 
required east side yard setback.  A 2.5-foot variance and 38-foot variance are granted to 
allow the dumpster enclosure to encroach into the required front yard setback and project 
in front of the principal building.  A variance is granted to waive the installation of 
curbing.  A 30-foot variance from the required lot width is also granted.  This approval 
will have the following conditions: 
 
• The Applicant shall obtain all necessary permits from the White Lake Township 

Building Department. 
 

• The Applicant shall receive preliminary site plan approval from the Township Board 
and final site plan approval from the Planning Commission. 

 
• A permit from the Road Commission for Oakland County (RCOC) shall be required 

for all work within the Pontiac Lake Road right-of-way. 
 

• A permit from the Michigan Department of Environment, Great Lakes, and Energy 
(EGLE) shall be required for stormwater discharge into the Huron River/wetland. 

 
 
Denial:  I move to deny the variances requested by John Rozanski for Parcel Number 
12-13-328-003, identified as 8565 Pontiac Lake Road, due to the following reason(s): 
 
 
Table:  I move to table the variance requests of John Rozanski for Parcel Number 12-
13-328-003, identified as 8565 Pontiac Lake Road, to consider comments stated during 
this public hearing. 
 
 
Attachments: 
 
1. Variance application dated May 20, 2021. 
2. Existing conditions plan dated April 26, 2019 (revision date May 12, 2021). 
3. Preliminary site plan dated January 30, 2020 (revision date May 12, 2021). 
4. Architectural site plan, floor plans, and elevations dated May 20, 2021. 
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WHITE LAKE TOWNSHIP 
ZONING BOARD OF APPEALS 
REGULAR VIRTUAL MEETING 

June 24, 2021 
 
 
CALL TO ORDER 
Chairperson Spencer called the meeting to order at 7:00 P.M.  She then led the Pledge of Allegiance. 
 
ROLL CALL 
Present: 
Kathleen Aseltyne, present in White Lake, MI 
Nik Schillack, present in White Lake, MI 
Debby Dehart- Planning Commission Liaison, present in White Lake, MI 
Jo Spencer- Chairperson, present in White Lake, MI 
Michael Powell, Township Board Liaison, present in Cincinnati, OH 
 
Absent: 
Dave Walz, Vice Chairperson 
 
Others: 
Justin Quagliata, Staff Planner 
Hannah Micallef, Recording Secretary 
  
 
APPROVAL OF AGENDA 
MOVED by Member Schillack, SUPPORTED by Member Dehart to approved the agenda as presented.  
The motion CARRIED with a voice vote (5 yes votes). 
 
APPROVAL OF MINUTES: 
 

a. Zoning Board of Appeals Regular Meeting of May 27, 2021 
 
MOVED by Member Dehart, SUPPORTED by Member Aseltyne to approve the Zoning Board of Appeals 
Regular Meeting Minutes of May 27, 2021 as presented.  The motion CARRIED with a voice vote (5 yes 
votes). 
 
CONTINUING BUSINESS: 
There was no continuing business. 
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NEW BUSINESS: 
 
 

a. Applicant:  John Rozanski 
 2704 Wabum Road 
 White Lake, MI 48386 

Location: 8565 Pontiac Lake Road 
 White Lake, MI 48386 identified as 12-13-328-003 

Request: The applicant requests to construct an apartment building and 
associated parking lot, requiring variances from Article 3.1.9.E, RM-2 
Multiple Family Residential Side-Yard Setback and Minimum Lot Width.  
A variance from Article 5.11.A, Off-Street Parking is required due to the 
parking setbacks.  A variance from Article 5.19.N.i.c, Dumpsters and 
Trash Storage Enclosures is required for the dumpster projection in 
front of a principal building.  A variance from  Article 5, Section 
11.Q.xviii is required to waive the installation of parking area curbing. 

 
Chairperson Spencer noted for the record that 13 owners within 300 feet were notified.  0 letters were 
received in favor, 0 letters were received in opposition, and 0 letters were returned undeliverable from 
the US Postal Service. 
  
Staff Planner Quagliata gave his staff report. 
 
Member Schillack asked staff if the units were reduced from 14 units to 12 units.  Staff Planner 
Quagliata confirmed.  Member Schillack asked staff if curbing was added.  Staff Planner Quagliata said 
no.  Member Schillack asked staff if landscaping fell into the ZBA’s purview.  Staff Planner Quagliata said 
yes, screening was required per the Zoning Ordinance since the property was adjacent to residentially 
zoned property. 
 
Mr. Brian Howard, architect for the project, was present to speak on behalf of the applicant.  He said 
when he reduced two units from the original plan, he was able to reduce the parking.  By reducing the 
building footprint, he was able to pull it out of the natural features setback.  He said more landscaping 
would be added around the parking area.  He said there was no intent to eliminate curbing, and he did 
not notice it was missing on the plans.  Curb and gutter would be installed around the parking lot. 
 
Chairperson Spencer asked staff if the plans showed the screening material for the dumpster.  Staff 
Planner Quagliata said the plans showed an 8’ poured concrete or block wall with an 8’ metal gate; he 
added the ordinance did not allow poured concrete walls for dumpster enclosures.  Chairperson Spencer 
asked staff what materials the building would be built with.  Staff Planner Quagliata said it would be a 
combination of brick (veneer) and composite siding. 
 
Chairperson Spencer asked Mr. Howard if the dumpster enclosure could be designed to have the same 
material that the building would have. Mr. Howard said yes, the enclosure could be constructed with 
brick veneer. 
 
Member Powell asked staff if there was a way to prevent the dumpster gates of being open all day.  
Staff Planner Quagliata said the only way to ensure that would be a self-closing or electronic gate. 
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Chairperson Spencer opened the public hearing at 7:36 P.M.  Seeing no public comment, she closed the 
public hearing at 7:36 P.M. 
 
John Rozanski, applicant, was also present.  He said he would beautify the dumpster enclosure as much 
as possible due to the location.  He added he planned on isolating the building with landscaping.  Mr. 
Howard said the idea was to soften the building from the parking area, and there would be landscaping 
lining the walkways. 
 
Staff Planner Quagliata stated any condition regarding landscaping would have to be specific. 
 
Member Dehart asked staff if irrigation was necessary.  Staff Planner Quagliata said yes, and an 
irrigation plan was a requirement for final site plan approval. 
 
Staff Planner Quagliata went through the standards from Article 7, Section 37 from the ClearZoning 
Ordinance: 
 

A. Practical Difficulty 
In regards to side yard setback: 

• Member Powell said the site itself had a number of practical difficulties.  There were 
drawbacks in order to make the site conform with its zoning. 

 In regards to minimum lot width: 
• Chairperson Spencer said the lot was not 200’ wide 

 In regards to parking setbacks on the side yards: 
• Chairperson Spencer said the applicant reduced the amount of setback variance 

requested since coming before the ZBA in February. 
• Member Dehart said the front parking setback was due to the natural feature setback. 
• Member Schillack said it would be better to keep cars away from the river due to 

potential car oil/car fluid run off into the river. 
 In regards to the projection and setback of the dumpster enclosure: 

• Member Dehart said there was no other place for a dumpster. 
B. Unique Situation 

• Chairperson Spencer said the lot was nonconforming.  Mr. Schillack added the river 
made the lot unique as well.  The ZBA concurred this applied to all requested variances. 

C. Not Self-Created 
• Member Schillack said the river was an existing feature and not created by the 

applicant.  The ZBA concurred this applied to all requested variances. 
D. Substantial Justice 

• Member Schillack said allowing the applicant to construct the building would grant him 
substantial justice.  Chairperson Spencer agreed.  The ZBA concurred this applied to all 
requested variances. 

E. Minimum Variance Necessary 
• Chairperson Spencer said the applicant had been working with Township staff regarding 

the needed variances and believed these variances were the minimum necessary.  
Member Schillack agreed.  The ZBA concurred this applied to all requested variances. 
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Member Schillack MOVED to approve the variances requested by John Rozanski from Articles 3.1.9.E, 
5.11.A.iii, 5.11.A.iv, and 5.19.N.i.C of the Zoning Ordinance for Parcel Number 12-13-328-003, 
identified as 8565 Pontiac Lake Road, in order to construct an apartment building that would encroach 
30 feet into the required west side yard setback.  Parking setback variances are granted to encroach 
30 feet into the required front yard setback, 65 feet into the required west side yard setback, and 16.5 
feet into the required east side yard setback.  A 2.5-foot variance and 38-foot variance are granted to 
allow the dumpster enclosure to encroach into the required front yard setback and project in front of 
the principal building.  A 30-foot variance from the required lot width is also granted.  This approval 
will have the following conditions:  
 

• The Applicant shall obtain all necessary permits from the White Lake Township 
Building Department.  

• The Applicant shall receive preliminary site plan approval from the Township Board 
and final site plan approval from the Planning Commission.  

• A permit from the Road Commission for Oakland County (RCOC) shall be required for 
all work within the Pontiac Lake Road right-of-way.  

• A permit from the Michigan Department of Environment, Great Lakes, and Energy 
(EGLE) shall be required for stormwater discharge into the Huron River/wetland. 

• The Planning Commission shall not approve the landscape plan without the following 
elements: 

o 3-foot masonry screen wall along the north and west property lines. 
o 10 Arborvitaes, a minimum of 6’ in height at the time of planting, along the 

west side of the parking lot. 
o Dumpster enclosure shall match the same brick as the facade of the building 

with a metal backed wooden gate painted white. 
o A continuous juniper or like evergreen border around the dumpster enclosure, 

a minimum of 8’ in height at the time of planting. 
o A minimum of 4 to 5 street trees along Pontiac Lake Road. 

 
SUPPORTED by Member Dehart, and the motion CARRIED with a roll call vote (5 yes votes): 
(Schillack/yes, Dehart/yes, Powell/yes, Aseltyne/yes, Spencer/yes) 

 
 

b. Applicant: Scott A. Summers 
  7032 Biscayne Avenue 
  White Lake, MI 48383 
Location: 7032 Biscayne Avenue 
  White Lake, MI 48383 identified as 12-28-102-003 
Request: The applicant requests to construct an addition to a single-family house, 

requiring variances from Article 3.1.5.E, R1-C Single Family Residential 
Side-Yard Setback and Minimum Lot Width.  A variance from Article 
7.28.A, Repairs and Maintenance to Nonconforming Structures will be 
required due to both the value of improvements and the increase in 
cubic content. 

 
Chairperson Spencer noted for the record that 21 owners within 300 feet were notified.  0 letters were 
received in favor, 0 letters were received in opposition, and 0 letters were returned undeliverable from 
the US Postal Service. 
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Staff Planner Quagliata gave his staff report. 
 
Member Schillack asked staff if the side yard setback variance requested was due to wanting to keep a 
window.  Staff Planner Quagliata confirmed. 
 
Member Dehart asked staff what year the house was built.  Staff Planner Quagliata said the house was 
built in 1960. 

 
Mr. Scott Summers, applicant, was present to speak on his case.  He spoke with staff in the Planning 
Department regarding his plans.  He wanted to construct the addition to keep consistency with the rest 
of the house.  He originally wanted to build a lake room off the back, but after speaking with staff, he 
revised the plans to modify the overhang.  He said the estimate of the value of work was due to the 
increase in lumber prices. 
 
Member Schillack asked staff for the proposed roof overhang setback.  Staff Planner Quagliata said 5.3’. 
 
Member Aseltyne asked the applicant what the practical difficulty was in his situation.  Mr. Summers 
said the property was oddly shaped and on an angle.  
 
Chairperson Spencer opened the public hearing at 8:50 P.M.  Seeing no public comment, she closed the 
public hearing at 8:51 P.M. 
 
Staff Planner Quagliata went through the standards from Article 7, Section 37 from the ClearZoning 
Ordinance: 
 

A. Practical Difficulty 
• Member Powell said the shape of the lot was not in the applicant’s control, and he 

appreciated the addition being jogged to lessen the variance needed.  
B. Unique Situation 

• Member Schillack said the house was built in 1960s, and the standards had changed 
since. 

C. Not Self-Created 
• Chairperson Spencer said the applicant did not build the house and bought it as it was. 

D. Substantial Justice 
• Member Schillack said the addition would not block neighbor’s views. 

E. Minimum Variances Necessary 
• Chairperson Spencer said the applicant chose to jog the addition and not put it directly 

on the footpath. 
 
Member Aseltyne MOVED to approve the variances requested by Scott Summers from Article 3.1.5.E 
and Article 7.28.A of the Zoning Ordinance for Parcel Number 12-28-102-003, identified as 7032 
Biscayne Avenue, in order to construct an addition that would encroach 3.4 feet into the required east 
side yard setback and exceed the allowed value of improvements to a nonconforming structure by 
193%.  An 18.3-foot variance from the required lot width is also granted from Article 3.1.5.E.  This 
approval will have the following conditions:  
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• The Applicant shall obtain all necessary permits from the White Lake Township 
Building Department.  

• An as-built survey shall be required to verify the roof overhang setback from the east 
side lot line.  

• The plans shall be revised for consistency to clarify the roof overhang setback. 
 
Member Dehart SECONDED, and the motion carried with a roll call vote (5 yes votes): 
(Aseltyne/yes, Dehart/yes, Schillack/yes, Powell/yes, Spencer/yes) 
 
 

c. Applicant:  David Nemshick 
  9323 Gale Road 
  White Lake, MI 48386 
Location: 9323 Gale Road 
  White Lake, MI 48386 identified as 12-11-451-019 
Request: The applicant requests to construct an addition to a single-family house, 

requiring variances from Article 3.1.6.E, R1-D Single Family Residential 
Side-Yard Setback, Front-Yard Setback, and Minimum Lot Width.  A 
variance from Article 7.28.A, Repairs and Maintenance to 
Nonconforming Structures will be required due to both the value of 
improvements and the increase in cubic content. 

 
Chairperson Spencer noted for the record that 19 owners within 300 feet were notified.  0 letters were 
received in favor, 0 letters were received in opposition, and 0 letters were returned undeliverable from 
the US Postal Service. 
  
Staff Planner Quagliata gave his staff report. 
 
Member Powell asked staff if the floorplan for the existing structure was submitted.  Staff Planner 
Quagliata said renderings were submitted, but not floor plans.  The existing house had two bedrooms, 
and the addition would contain two more, bringing the total bedrooms after the addition to four. 
 
Member Schillack asked staff if the value of the project was determined after the project was complete.  
Staff Planner Quagliata said applicants were required to give an estimate to the value of the work being 
done, as that was how building permit fees were determined.  The International Code Council, based on 
current construction costs, estimated the value of the addition at $169,000. 
 
Member Aseltyne asked staff what the percentage over SEV the proposed value of work would be.  Staff 
Planner Quagliata said it would be 860%. 
 
Mr. Nemschick, the applicant, was present to speak on his case.  He said he requested a 3’ variance to 
allow for a large distance or fire lane on the east side of the house.  He would also be able to add a third 
bay on the east side.  He said he would sign paperwork to certify the living space over the garage would 
not be used as a second dwelling.  He said the addition would be connected to the current house, and 
not separated from the existing structure. 
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Member Powell asked the applicant how the proposed bedrooms in the addition would be used.  Mr. 
Nemschick said one of the existing bedrooms would be eliminated and made into an office, and the 
other could be eliminated to widen the living room area.  The new bedrooms would be made into a 
master bedroom and a potential nursery. 
 
Member Aseltyne asked the applicant why he didn’t want to demolish the current house since the 
addition was the size of a new house.  Mr. Nemschick said it would be inconvenient to tear the entire 
house down during this time, and he worked from home. 
 
Member Powell stated the applicant could have torn down the existing house and build a new house 
that would not require variances.  The variances, if granted, would run with the land.  Mr. Nemschick 
said his lot was 70’ wide and he wanted the requested variances for the side yard for neighbors and 
himself to get access to the area behind the back of the house. 
 
Member Dehart said if the house was centered on the lot, there would be room on the east side, and 
lessen the variances requested.  Mr. Nemschick said without the garage, there would be 21’. 
 
Chairperson Spencer opened the public hearing at 9:29 P.M.  Seeing no public comment, she closed the 
public hearing at 9:29 P.M. 
 
Staff Planner Quagliata went through the standards from Article 7, Section 37 from the ClearZoning 
Ordinance: 
 

A. Practical Difficulty 
• Member Powell did not see a practical difficulty.  A garage could be constructed closer 

to the existing structure, and there could be architectural changes to lessen the 
variances needed.  Chairperson Spencer and Member Aseltyne agreed. 

• Member Dehart said the lot was nonconforming.  Member Schillack agreed, and saw the 
practical difficulty regarding the SEV as well. 

B. Unique Situation 
• Chairperson Spencer said the lot had room to shift the house. 

C. Not Self-Created 
D. Substantial Justice 
E. Minimum Variance Necessary 

 
Member Dehart MOVED to approve the variances requested by David Nemshick from Article 3.1.6.E 
and Article 7.28.A of the Zoning Ordinance for Parcel Number 12-11-451-019, identified as 9323 Gale 
Road, in order to construct an addition that would encroach 3 feet into the required west side yard 
setback and 12.6 feet into the required front yard setback, and exceed the allowed value of 
improvements to a nonconforming structure by 860%. A 10-foot variance from the required lot width 
is also granted from Article 3.1.6.E. This approval will have the following conditions: 
 

• The Oakland County Health Division shall certify the on-site water system is properly 
designed to handle the anticipated additional load prior to issuance of a building 
permit.  

• The addition plans shall be reviewed by the Township’s Department of Public Services 
prior to issuance of a building permit.  
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• The Applicant shall obtain all necessary permits from the White Lake Township 
Building Department.  

• The principal dwelling unit shall be owner-occupied and the addition shall not be 
rented separately from the principal dwelling unit. 

• This approval shall not be interpreted to permit creation of a for-rent apartment, or 
the conversion of the existing single-family unit into a duplex or the like.  

• The second-story addition shall not exceed 550 square feet in size.  
• The second-story addition shall not include more than one (1) bedroom.  
• The addition shall not exceed the maximum building height of the R1-D zoning district. 

Architectural plans, drawn to scale, shall be submitted at the time of reapplication for 
a building permit.  

• Access to the addition shall be provided from the enclosed connection on the north 
side of the house. Any other exterior entrance to the addition shall be prohibited. 

• Exterior alteration/renovation shall not change the overall single-family character of 
the dwelling unit or the surrounding neighborhood, as determined by the Planning 
Department.  

• Prior to issuance of a building permit, the Applicant shall submit a revised floor plan 
for the addition, which shall be subject to the approval of the Planning Department.  

• No new street address shall be assigned to the addition.  
• All utility connections and services shall be shared between the principal dwelling unit 

and addition. No new meters (electric, gas, or otherwise) shall be installed to serve 
the addition.  

• The addition shall not have its own cooking facilities.  
• Prior to issuance of a building permit, an agreement shall be prepared by the 

Township Attorney, to be signed by the Applicant and recorded with the Oakland 
County Register of Deeds, stating the addition shall not be used as a secondary 
dwelling unit. The agreement shall be binding on the Applicant and all future owners 
of the property. The Applicant shall be billed the cost of the Township Attorney’s fees 
to draft the agreement.  

• Any future enlargement or alteration of the addition shall require approval of the 
Zoning Board of Appeals. 

 
Member Dehart asked to amend the motion to alter condition number four to be: the addition shall 
not be rented separately from the principal dwelling unit. 
 
SUPPORTED by Member Aseltyne, and the motion FAILED with a roll call vote (4 no votes): 
(Dehart/yes, Aseltyne/no, Schillack/no, Powell/no, Spencer/no) 
 
Member Aseltyne MOVED to deny the variances requested by David Nemshick for Parcel Number 12-
11-451-019, identified as 9323 Gale Road, due to the following reason(s): 
 
Failure to meet the variance standards outlined in Article 7, Section 37 of the ClearZoning Ordinance. 
 
Member Powell SUPPORTED, and the motion CARRIED with a roll call vote (4 yes votes): 
(Aseltyne/yes, Powell/yes, Dehart/no, Schillack/yes, Spencer/yes) 
 
The ZBA recessed at 10:05 P.M.  The ZBA returned from recess at 10:11 P.M. 
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d. Applicant:  Todd Hammerick 

  26204 Barrington Circle 
  Commerce, MI 48390 
Location: 8414 Cascade Street 
  White Lake, MI 48386 identified as 12-36-453-012 
Request: The applicant requests to construct a single-family house, requiring 

variances from Article 3.1.6.E, R1-D Single Family Residential Front-Yard 
Setback, Side-Yard Setback, Lot Coverage, Minimum Lot Area, and 
Minimum Lot Width. 

 
Chairperson Spencer noted for the record that 30 owners within 300 feet were notified.  0 letters were 
received in favor, 0 letters were received in opposition, and 0 letters were returned undeliverable from 
the US Postal Service. 
  
Staff Planner Quagliata gave his staff report. 
 
Member Schillack asked staff how close the neighboring house to the west was to the applicant’s 
property.  Staff Planner Quagliata said 3.8’.  Member Schillack said there was a tree on the west side 
yard property line.  
 
Member Aseltyne asked staff if the house were smaller, would it be in conformance.  Staff Planner 
Quagliata said in order to comply with the side yard setbacks, the house could only be 20’ wide. 
 
Ghassan Abdelnour, 24001 Orchard Lake, Farmington, MI, architect, was present to speak on behalf of 
the applicant.  He was the architect for the previous homeowner when this request was brought in front 
of the ZBA in October, 2020. 
 
Todd Hammerick, applicant, was present to speak on his case.  He said he spoke to his neighbor and the 
fence on the west would be taken down. 
 
Member Powell asked Mr. Abdelnour where the HVAC system would be placed.  Mr. Abdelnour said the 
HVAC would be in the rear of the house and hidden.  Member Powell asked Mr. Abdelnour how gutter 
drainage would be dealt with.  Mr. Abdelnour said a gutter system would be installed.  Mr. Powell asked 
Mr. Abdelnour if adding the dormer created a building height problem.  Mr. Abdelnour said no, and Mr. 
Hammerick said the dormer would be extended laterally, not vertically. 
 
Chairperson Spencer opened the public hearing at 10:30 P.M.  Seeing no public comment, she closed the 
public hearing at 10:30 P.M. 
 
Staff Planner Quagliata went through the standards from Article 7, Article 37, from the ClearZoning 
Ordinance: 
 

A. Practical Difficulty 
• Chairperson Spencer said the lot was a practical difficulty.  Members Dehart and 

Schillack agreed. 
B. Unique Situation 

• Member Dehart said the lot size posed a unique situation. 
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C. Not Self-Created 
• Chairperson Spencer said the applicant did not have anything to do with the shape of 

the lot. 
D. Substantial Justice 

• Member Schillack said most of the surrounding houses had similar view lines. 
E. Minimum Variance Necessary 

• Chairperson Spencer said the applicant was requesting the minimum, as a 20’ wide 
house would not be feasible. 

 
Member Schillack MOVED to approve the variances requested by Todd Hammerick from Article 
3.1.6.E of the Zoning Ordinance for Parcel Number 12-36-453-012, identified as 8414 Cascade Street, 
in order to construct a new house that would exceed the allowed lot coverage by 26.86%, encroach 10 
feet into the required front yard setback, and 5 feet into the required side yard setback from both the 
east and west property lines.  This approval will have the following conditions:  

• The Applicant shall obtain all necessary permits from the White Lake Township 
Building Department. 

• A foundation certificate shall be required prior to the backfill inspection by the 
Building Department.  

• In no event shall the projection of the roof overhang be closer than five (5) feet to the 
east and west side lot lines, including the gutters.  

• No mechanical units, including HVAC system or generator, shall be placed closer than 
five (5) feet to any side yard property line. 

• All roof drainage will be picked up in downspouts and pipes to eliminate surface 
drainage down the property line from the home. 

 
Member Powell SUPPORTED, and the motion CARRIED with a roll call vote (5 yes votes): 
(Schillack/yes, Powell/yes, Spencer/yes, Dehart/yes, Aseltyne/yes) 

 
OTHER BUSINESS 
No other business. 
     
ADJOURNMENT 
MOVED by Member Aseltyne, SUPPORTED by Member Schillack to adjourn the meeting at 10:41 P.M.  
The motion CARRIED with a voice vote (5 yes votes). 
 
NEXT MEETING DATE: July 22, 2021 Regular Meeting 
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TO:  Zoning Board of Appeals 
 
FROM: Justin Quagliata, Staff Planner 
 
DATE: December 9, 2021 
 

 
 
Agenda item: 7d 
 
 
Appeal Date: December 9, 2021 
  
 
Applicant:  4 Corners Square LLC – Shakir W. Alkhafaji 
  
   
Address:  29580 Northwestern Hwy STE 100 
   Southfield, MI 48034 
 
   
Zoning:  NMU Neighborhood Mixed Use 
 
 
Location: 1449 Union Lake Road 
 White Lake, MI 48386 
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Property Description   
 

The approximately 0.714-acre (excluding road right-of-way) parcel identified as 1449 

Union Lake Road is located on the east side of Union Lake Road, north of Cooley Lake 

Road, and zoned NMU (Neighborhood Mixed Use). 
 

Applicant’s Proposal 
 

4 Corners Square LLC, the applicant, is proposing to construct a three-tenant commercial 

building and associated parking, and install an additional wall sign. 
 

Planner’s Report 
 

The requested variances are listed in the following table. 

 

Variance # 
Ordinance 

Section 
Subject Standard Requested Variance Result 

1 Article 3.1.13.D 
Build-to-line 

coverage 
60% 60% 0% 

2 Article 3.1.13.D 
Minimum 

building height 

2 stories, 25 

feet 
1 story, 2’–11” 1 story, 22’–1”  

3 Article 5.11.P.i 
Off-street loading 

requirements 

10 feet by 50 

feet 
19 feet (length) 31 feet (length) 

4 Article 5.9.J.ii.b 
Maximum 

number of signs 
0 wall signs 1 wall sign (east facade) 1 wall sign 

 
The variances are being processed concurrently with the preliminary and final site plan 

requests.  The staff report for the site plan (attached) should be referenced for a more 

complete overview of the project.  At its December 2, 2021 meeting the Planning 

Commission recommended approval of the preliminary site plan to the Township Board, 

with conditions, including the applicant receiving approval from the Zoning Board of 

Appeals. 

 

Variance #1: In the NMU zoning district, a building must occupy 60 percent of the front 

build-to-line of a site, which is defined as its front right-of-way line.  For Board members 

unfamiliar with this concept, a build-to-line is the building line to which a building must 

be constructed.  Generally, a build-to-line is the opposite of a setback; however, similar 

to setback, a build-to line runs parallel to the right-of-way and is established to create a 

generally consistent building line along a street.  The build-to line designates the specific 

location or range within which the front building line must be located.   

 

Four Corners Square was not developed in this manner, and a variance from this 

requirement for the already constructed portion of the project was granted by the Zoning 

Board of Appeals on March 23, 2017, reducing the 60 percent requirement to 0 percent.  

The layout of the development is consistent with the variance granted.  As the proposed 

building would utilize traditional setbacks, a variance from this standard is required. 

 

63

Item D.



Variance #2: The NMU district requires a minimum building height of two stories, 25 

feet, with a maximum height of three stories, 40 feet.  A first floor must be at least 14 feet 

in height, and upper floors are required to be at least 10 feet in height.  The previously 

constructed retail center and Taco Bell are one-story buildings, and a variance from the 

minimum height standard of the district was granted by the Zoning Board of Appeals on 

March 23, 2017.  The proposed building is one-story and 22’–1” in height.  A variance 

from the minimum building height standard is required. 

 
Variance #3: The zoning ordinance requires one loading space for a development of this 

size.  Such loading and unloading space must be an area 10 feet by 50 feet, with a 15-foot 

height clearance.  The proposed loading area is located at the rear (north side) of the 

building.  A 15-foot height clearance note is shown on Sheet C3 of the site plan.  The 

applicant must clarify the size of the loading area; Sheet C3 of the site plan indicates the 

area is 31.3 feet by 17.8 feet and Sheet C4 indicates the area is 31 feet by 17 feet.  A 19-

foot variance from the required loading space length is requested. 

 

 Signs 

 

Variance #4: A variance was granted by the Zoning Board of Appeals in 2017 to permit 

nonresidential signs at Four Corners Square in accordance with the RB (Restricted 

Business) district standards.  One wall sign is permitted per tenant; total sign area per 

tenant cannot exceed 10 percent of the front facade for the individual tenant space.  The 

submitted building elevations show one wall sign per tenant on the front (south) facade of 

the building.  A wall sign is shown on the west elevation, which would be permitted up to 

one-half the size of the primary sign for the westerly tenant since the building contains 

frontage on Union Lake Road.  A wall sign is shown on the east elevation, which is not 

permitted.  Therefore, a variance is required to allow a wall sign on the east elevation of 

the building.  

 

The site plan shows an unidentified object at the southwest corner of the site.  Staff 

believes the symbol likely depicts the location of a sign.  The applicant must specify if 

this is the proposed location for the “Welcome to White Lake” sign and revise the plans 

to label accordingly. 

 
Zoning Board of Appeals Options: 
 

Approval:  I move to approve the variances requested by 4 Corners Square LLC from 

Article 3.1.13.D, Article 5.11.P.i, and Article 5.9.J.ii.b of the Zoning Ordinance for 

Parcel Number 12-36-476-032, identified as 1449 Union Lake Road, in order to allow 

construction of a one-story, 22’–11” tall building with a zero (0) percent build-to-line, a 

19-foot variance from the required loading space length, and a variance to allow one wall 

sign on the east elevation of the building.  This approval will have the following 

conditions: 
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• The Applicant shall obtain all necessary permits from the White Lake Township 

Building Department. 

 

• The Applicant shall receive preliminary site plan approval from the Township Board. 

 

• For the purpose of administrating the sign ordinance, signs on the subject property 

shall be treated as those in the RB (Restricted Business) zoning district and meet the 

requirements of Article 5, Section 9.J of the zoning ordinance. 

 

• No additional signage shall be permitted on the building or site, except for the 

Township’s “Welcome to White Lake” sign. 

 

• Any future modification to signage on the building or site, except for eliminating 

signage, shall require approval of the Zoning Board of Appeals. 

 

 

Denial:  I move to deny the variances requested by 4 Corners Square LLC for Parcel 

Number 12-36-476-032, identified as 1449 Union Lake Road, due to the following 

reason(s): 

 

 

Table:  I move to table the variance requests of 4 Corners Square LLC for Parcel 

Number 12-36-476-032, identified as 1449 Union Lake Road, to consider comments 

stated during this public hearing. 

 
 
Attachments: 
 

1. Staff report to the Planning Commission dated November 19, 2021. 

2. Variance application dated November 5, 2021. 

3. Site plan dated August 25, 2021 (revision date November 8, 2021). 

4. Architectural plans dated October 21, 2021. 
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WHITE LAKE TOWNSHIP 
PLANNING COMMISSION 

 

REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

 
 
TO:  Planning Commission 
 
FROM: Sean O’Neil, AICP, Planning Director 
 

Justin Quagliata, Staff Planner 
 
DATE: November 19, 2021 
 
RE:  Four Corners Square – Retail Center #2 
  Preliminary and Final Site Plan – Review #2 
 

 
Staff reviewed the revised site plan prepared by Nowak & Fraus Engineers dated August 25, 

2021 (revision date November 8, 2021).  The following comments from the first review letter 

dated November 4, 2021 are listed below.  Responses to those comments are provided in (red).     

 

Veritas (Shakir W. Alkhafaji) has requested site plan approval to construct a retail center at 1449 

Union Lake Road (Parcel Number 12-36-476-032), located on the east side of Union Lake Road, 

north of Cooley Lake Road.  The approximate 0.714 acre (excluding road right-of-way) subject 

site is zoned NMU (Neighborhood Mixed Use) and contains 201.61 feet of total frontage on 

Cooley Lake Road and 220 feet of total frontage on Union Lake Road.  A parking area and 

landscaping are located on the site. 

 

The subject parcel is part of the Four Corners Square development, which consists of three other 

parcels containing an 81-unit, three-story apartment building with underground parking, 9,375 

square foot five-tenant retail building with a drive-thru restaurant (Tim Hortons), and 2,139 

square foot Taco Bell drive-thru restaurant.  At its meeting on August 3, 2017 the Planning 

Commission approved the final site plan for the already constructed portion of the development.  

On May 4, 2017 the Planning Commission granted special land use approval for the Taco Bell 

and Tim Hortons drive-thrus, with conditions.  At the same meeting, the Planning Commission 

also granted special land use approval for outdoor seating at Taco Bell, the retail plaza, and “the 

future restaurant pad.”  At its meeting on March 23, 2017 the Zoning Board of Appeals approved 

variances required for the already constructed portion of the project.  
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The final site plan approved by the Planning Commission showed a proposed 3,600 square foot 

full-service restaurant building with a 1,200 square foot patio on the subject property.  The 

proposed one-story, three-tenant retail center would contain 4,169 square feet.  The note stating 

3,893 square feet of gross floor area on Sheet A.001 of the site plan (architectural plans) 

shall be revised to correctly indicate 4,169 square feet of gross floor area.  (Comment 

outstanding.  Revised architectural plans were not provided).  The submitted plans show 

Beyond Juice is intended to occupy the westerly tenant space and Detroit Wings is intended to 

occupy the easterly tenant space.  A prospective tenant for the middle unit has not been 

identified. 

 

Master Plan 

 
The Future Land Use Map from the Master Plan designates the subject site in the Planned 

Community category, and the property is located in the Four Towns Focus Area.  Retail, dining, 

and personal service establishments are typical commercial uses within Planned Community.  

The Master Plan envisions the Four Towns area as a mixed-use core of activity for retail and 

residential utilizing pedestrian-oriented design.  This Focus Area encourages ground floor retail 

and office with upper floor residential.  The Master Plan states a corner feature at Union Lake 

Road and Cooley Lake Road is desired to define the area.  At the March 23, 2017 Zoning Board 

of Appeals meeting, the applicant’s representative at the time stated the “Welcome to White 

Lake” sign would be relocated to the corner of the property.  The sign has not been relocated; 

any relocation of the sign would require approval by the Township. 

 

FUTURE LAND USE MAP 

 
 
Zoning 

 

At its meeting on October 18, 2016 the Township Board approved rezoning the parcels within 

the Four Corners Square development from Restricted Business (RB) to NMU (Neighborhood 

Mixed Use), which requires a minimum lot area of 5,000 square feet.  There is not a minimum 

lot width requirement in the NMU district.   

 

The parcels within Four Corners Square are the only properties in the Township zoned NMU.  

The intent of the NMU district is to create small centers of neighborhood life which encourage a 

mix of compatible retail, service, office, and residential uses in a walkable environment. 
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ZONING MAP 

 
 

Physical Features 

 

The Michigan Department of Environment, Great Lakes, and Energy (EGLE) Wetland Map and 

the Federal Emergency Management Agency (FEMA) Flood Insurance Rate Map indicate 

neither wetlands nor floodplain are present on or near the site.  Currently landscaping and 

parking associated with Four Corners Square occupies the site.  American & Import, a vehicle 

service and repair facility, formerly occupied the site.  Precipitated by a request for a 

Rehabilitation Exemption Certificate, the Township Board created a Commercial Rehabilitation 

District in 2016.  Plumes of contamination were present and posed a potential adverse impact to 

water in the vicinity.  After establishing the district, in 2018 the Township received a $250,000 

grant from the Michigan Economic Development Corporation (MEDC) to assist in funding the 

clean-up of the contaminated area.  In 2019, the Township and the developer signed an 

agreement to transfer the grant funds to the developer to reimburse incurred costs associated with 

the remediation activities on the property.  

 

In 2016 the Township Board approved the developer’s Commercial Rehabilitation Exemption 

Certificate application for Four Corners Square.  The seven-year tax abatement ends December 

30, 2023.  At its meeting on October 19, 2021 the Township Board approved a three-year 

extension of the tax abatement for only the subject parcel, with an ending date of December 30, 

2026.  This addition of three years allows the exemption for the maximum total of 10 years.  The 

proportioned frozen taxable value on the certificate for the subject parcel is $44,119.  

 

Access 

 

The retail center would be accessed from existing driveways on Wadi Boulevard (private drive) 

and Cooley Lake Road (this driveway is right-out only and serves the existing Four Corners 

Square retail center).  The applicant will be required to dedicate (if not already completed) 

the additional portion of the future right-of-way at the east side of Union Lake Road to the 

Road Commission for Oakland County (RCOC).  (Comment remains as a notation).   
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An existing eight-foot-wide pathway along Union Lake Road and six-foot-wide pathway along 

Cooley Lake Road border the property frontages.  Internal sidewalks are five-feet-wide at the 

rear (north) and along the east side of the building.  Along the front (south side) of the building, a 

seven-foot-wide sidewalk is shown on the plans.  The note stating “Pr. 4” concrete sidewalk 

(TYP)” on Sheet C3 of the site plan appears to be an error and shall be revised to correctly 

indicate a seven-foot-wide concrete sidewalk (noted on Sheet C4 of the site plan).  

(Comment addressed.  A note has been added to Sheet C3 indicating a seven-foot-wide 

sidewalk is proposed). 

 

Utilities 

 

Municipal water and sanitary sewer are available to serve the retail center.  Utilities are located 

on the Four Corners Square property since installation to serve the already constructed portion of 

the development.  The Township Engineering Consultant will perform an analysis of stormwater, 

utilities, and grading to ensure compliance with all applicable ordinances as well as the 

Township Engineering Design Standards. 

 

Staff Analysis 

 

The development standards for the NMU district allow for zero-foot front and side yard building 

setbacks, and a five-foot setback from a service drive located at the rear of the site.  The 

ordinance also requires a building to occupy 60 percent of the front build-to-line of a site, which 

is defined as its front right-of-way line.  Four Corners Square was not developed in this manner, 

and a variance from this requirement for the already constructed portion of the project was 

granted by the Zoning Board of Appeals on March 23, 2017, reducing the 60 percent 

requirement to 0 percent.  The layout of the development is consistent with the variance granted.  

As the building would utilize traditional setbacks, a variance from this standard is required to 

construct the proposed retail center.  (Comment outstanding; however, the applicant has 

filed a variance application and a public hearing is scheduled at the December 9, 2021 

Zoning Board of Appeals meeting).  

 

The NMU district requires a minimum building height of two stories, 25 feet, with a maximum 

height of three stories, 40 feet.  A first floor must be at least 14 feet in height, and upper floors 

are required to be at least 10 feet in height.  The previously constructed retail center and Taco 

Bell are one-story buildings, and a variance from the minimum height standard of the district was 

granted by the Zoning Board of Appeals on March 23, 2017.  The proposed building is one-story 

and 22’–1” in height.  A variance from the minimum building height standard is required to 

construct the proposed retail center.  (Comment outstanding; however, the applicant has 

filed a variance application and a public hearing is scheduled at the December 9, 2021 

Zoning Board of Appeals meeting). 
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Building Architecture and Design 

 

Generally, exterior building materials should be composed primarily of high quality, durable, 

low maintenance material, such as masonry, stone, brick, glass, or equivalent materials.  

Buildings should be completed on all sides with acceptable materials.  In the NMU district, the 

design of buildings should relate to and blend with the facades of adjacent buildings and 

complement streetscape improvements in the area.  The proposed building materials for the 

project are a mix of light and dark four-inch brick veneer, and pre-finished burnished CMU 

(concrete masonry unit) veneer with a cast stone veneer accent band three feet up around the 

base of the building.  The Material Legend on Sheet A.202 of the architectural plans shall be 

revised to relabel the CMU improperly identified as split face; burnished block is proposed.  

(Comment outstanding.  Revised architectural plans were not provided).  The dark brick 

veneer would wrap around the upper 3.5 feet of the building.  Pre-finished metal (aluminum) 

coping would be located on top of the walls around the building.  The address (street number) 

location shall be shown on the building.  Six-inch-tall numbers visible from the street shall 

be required.  The address location is subject to approval of the Township Fire Marshall.  

(Comment outstanding.  Revised architectural plans were not provided).  Two, 4’–4” tall, 

25’ wide steel trellises are proposed 34 feet apart on the roof of the building, fronting on the 

south elevation.  Pre-finished metal (aluminum) canopies would be located on the front (south) 

and both sides of the building, using tension rods with turnbuckles anchored to wall plates to 

attach to the building.  The light color brick veneer with a cast stone sill is proposed to cover the 

6’–4” retaining wall below the patio. 

 

While elevations of the building were submitted showing the different building materials for the 

project, finalized colors were not noted on the elevations.  Staff requested a sample board of 

building materials to be displayed at the Planning Commission meeting.  Elevations in color are 

also required by the ordinance and were not submitted.  The applicant stated these items were not 

provided because the proposed materials match the existing retail building (light and dark gray 

materials).  The Planning Commission should require these items to be submitted.  

(Comment outstanding.  The Planning Commission may require these items be provided). 

 

The outdoor patio is 12-feet-wide, approximately 660 square feet in size, and located on the west 

side of the building.  It appears the western portion of the patio is located within an existing 

33-foot-wide sanitary sewer easement.  The Planning Department defers to the Director of 

Public Services and Township Engineering Consultant on this matter.  (Comment 

outstanding.  The response letter provided to the first review indicates the applicant would 

provide a letter to the effect the applicant would be responsible for removal and 

replacement of the proposed patio if removal was necessary for sanitary sewer 

maintenance/repair.  Approval of the Director of Public Services is required to allow the 

patio to encroach on the existing sanitary sewer easement). 
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Accessory items such as railings, benches, trash receptacles, outdoor seating (such as tables and 

chairs), or sidewalk planters located in the vicinity of sidewalks and/or outdoor seating areas are 

required to be of commercial quality and complement the building design and style.  The 

submitted architectural plans show a 3.5-inch decorative cast iron guard rail with posts 

surrounding the patio.  Details were not provided for the proposed concrete steps with 

handrails to the Union Lake Road sidewalk or the materials of items to be located on the 

patio; such details shall be provided for Planning Commission review and approval.  

Details shall also be provided for the patio surfacing; an ornamental paving treatment 

should be required by the Planning Commission.  (Comment partially addressed.  Stair 

details have been added to the landscape plan.  However, the handrail detail shall be 

updated to specify the proposed color.  The Township Engineering Consultant shall 

provide comment on the stairs’ accessibility and compliance with the Americans and 

Disabilities Act.  Furthermore, details were not provided for the items to be located on the 

patio, nor were details provided for the patio surfacing.  Revised architectural plans were 

not provided).  The paving treatment should be something either decorative or something to 

provide aesthetic quality to the patio.  Potential options for ornamental paving treatments 

include, but are not limited to, CMU pavers; brick; stone; or stamped, stained, and sealed 

concrete.  

 

Parking 

 

The parking layout for this site was approved with the site plan for the already constructed 

portion of Four Corners Square.  Parking calculations for the previously proposed full-service 

restaurant and patio indicated 80 spaces were required.  In 2017 the Zoning Board of Appeals 

granted an 11-space variance to allow 69 parking spaces to serve the subject site.  42 of the 69 

spaces are located on the subject site; the remaining 27 spaces are located on the adjoining 

property to the east.  Two barrier-free parking spaces are shown along the front of the building.  

A barrier-free parking sign detail is provided on Sheet C3 of the site plan.  A “Van Accessible” 

sign detail shall also be provided on Sheet C3 of the site plan.  (Comment partially 

addressed.  While the response letter provided to the first review indicates a van accessible 

sign detail was added to Sheet C3, a boxed area was added to the previously supplied 

barrier free parking sign detail with a note stating a sign indicating “van accessibility” 

shall be provided.  The requested “Van Accessible” sign detail was not provided). 
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Off-Street Loading Requirements 

 

The zoning ordinance requires one loading space for a development of this size.  Such loading 

and unloading space must be an area 10 feet by 50 feet, with a 15-foot height clearance.  The 

proposed loading area is located at the rear (north side) of the building and 10 feet by 40 feet; 

therefore, a 10-foot variance from the required loading space length shall be required.  

Also, a note shall be added to the site plan indicating there will be a 15-foot height 

clearance for the loading space.  As a condition of site plan approval, the proposed screen 

wall on the north and west sides of the loading area shall match the same brick veneer as 

the facade of the building.  A wall detail shall be provided on Sheet C3 of the site plan to 

show a four-inch brick face on the outside walls of the enclosure.  (Comment partially 

addressed.  The applicant has filed a variance application and a public hearing is scheduled 

at the December 9, 2021 Zoning Board of Appeals meeting.  The dumpster enclosure was 

relocated to the west end of the loading area.  However, the applicant shall clarify the size 

of the loading area; Sheet C3 indicates the area is 31.3 feet by 17.8 feet and Sheet C4 

indicates the area is 31 feet by 17 feet.  The plans shall be revised for consistency.  A 15-foot 

height clearance note has been added to Sheet C3, and the dumpster enclosure detail was 

revised on Sheet C8 to note brick veneer would be utilized on the outside walls). 

 

Trash Receptacle Screening 

 

The zoning ordinance requires dumpsters to be surrounded by a six-foot-tall wall on three sides 

and an obscuring wood gate on a steel frame on the fourth side, located on a six-inch concrete 

pad extending 10 feet in front of the gate, with six-inch concrete-filled steel bollards to protect 

the rear wall and gates.  The proposed enclosure is located at the rear (north side) of the building.  

A six-foot-tall concrete screen wall is proposed around three sides of the dumpster enclosure, 

with a steel backed wood gate on the east side of the structure.  The zoning ordinance states 

dumpsters and trash storage enclosures shall be constructed of the same decorative masonry 

materials as the buildings to which they are accessory.  Brickform concrete (simulated brick 

pattern) or stained, decorative CMU block are not permitted where the principal building 

contains masonry.  Plain CMU block is also prohibited.  As a condition of site plan approval, 

the dumpster enclosure shall match the same brick veneer as the facade of the building 

with a steel backed wood gate painted a complementary color to the brick veneer.  The 

dumpster enclosure detail on Sheet C7 of the site plan shall be revised to show a four-inch 

brick face on the outside walls of the concrete enclosure and indicate the color of the gate.  

(Comment partially addressed.  The dumpster enclosure detail was revised on Sheet C8 to 

note brick veneer would be utilized on the outside walls.  While the plan notes the gate 

would be painted a complimentary color to the brick veneer, the color was not indicated as 

requested). 
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Landscaping and Screening 

 

The landscape layout for this site was approved with the site plan for the already constructed 

portion of Four Corners Square.  Variances were granted by the Zoning Board of Appeals in 

2017 to reduce the required greenbelt for nonresidential parking areas abutting road right-of-

way.  A condition of such approval allowed the Planning Commission to retain the authority to 

require a 30-inch screen wall in conjunction with a five-foot greenbelt.  A landscape plan was 

submitted showing the relocation of some of the existing plant material to screen the proposed 

transformer, dumpster enclosure, and loading area.  If any plant materials required by site 

plan approval dies or becomes diseased during construction or from transplanting, the 

applicant shall be required to replace the plant materials.  Additionally, all lawn areas shall 

be sodded.  All applicable notes on the landscape plan, including the General Landscape 

Notes and General Seed Note, shall be revised accordingly to indicate the required 

installation of sod in lawn areas.  (Comment addressed.  The General Seed Note was 

replaced with a General Sod Note.  Also, five trees planted as part of the original approval 

are proposed to be transplanted.  The Plant Material Note indicates all existing plant 

material on-site shall be transplanted as shown or elsewhere on-site at the direction of the 

applicant.  Any and all transplant locations, as well as a stockpile location, shall receive 

prior review and approval by the Township).  The landscape plan notes five Spruce trees 

would be transplanted on-site at the direction of the owner.  The landscape plan shall be 

revised to show where the five transplanted Spruce trees are proposed to be relocated.  

(Comment addressed.  A note has been added to the landscape plan stating the Spruce 

trees were temporary landscape screening installed as a part of the original approval and 

would be removed to facilitate construction). 

 

Signs 

 

A variance was granted by the Zoning Board of Appeals in 2017 to permit nonresidential signs at 

Four Corners Square in accordance with the RB (Restricted Business) district standards.  One 

wall sign is permitted per tenant; total sign area per tenant cannot exceed 10 percent of the front 

facade for the individual tenant space.  The submitted building elevations show one wall sign per 

tenant on the front (south) facade of the building.  A wall sign is shown on the west elevation, 

which would be permitted up to one-half the size of the primary sign for the westerly tenant 

since the building contains frontage on Union Lake Road.  A wall sign is shown on the east 

elevation, which is not permitted and shall be removed from the plan.  (Comment 

outstanding.  Revised architectural plans were not provided.  However, the applicant has 

filed a variance application and a public hearing is scheduled at the December 9, 2021 

Zoning Board of Appeals meeting).   

 

The site plan shows an unidentified object at the southwest corner of the site; this shall be 

labeled.  Staff believes the symbol likely depicts the location of a sign.  The applicant shall 

specify if this is the proposed location for the “Welcome to White Lake” sign.  Comment 

outstanding.  The response letter provided to the first review indicates the object appears 

to be the “Welcome to White Lake” sign.  The applicant shall confirm and the plans 

revised to label accordingly). 
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Lighting 

 

The applicant stated the proposed building would contain the same wall-mounted fixtures as the 

existing retail center.  However, photometrics on the luminaries located on the existing retail 

building were not provided for review and approval in 2017.  The submitted electrical plan 

shows luminaries on all sides of the building, with a note stating all light fixture selections and 

colors will be approved by the owner; light fixture selections and colors are subject to review 

and approval by the Township.  No wall-mounted decorative or architectural lighting shall 

be installed on the north (rear) facade of the building.  Up-lighting or outward shining 

lighting are also not permitted on the building.  An outdoor lighting plan (photometric 

plan) shall be required specifying the type of fixtures to be used, light intensity, and method 

of shielding the fixtures so light does not project onto adjoining properties or on any public 

or private street or right-of-way.  Catalog details (lighting fixture specification sheets) for 

all proposed fixtures shall be provided.  Outdoor lights must meet the performance 

standards of Article 5, Section 18.G of the zoning ordinance.  (Comment outstanding.  

Architectural plans are not acceptable for the purpose of reviewing outdoor lighting.  A 

lighting (photometric) plan is required and was requested, along with lighting fixture 

specification sheets for all proposed fixtures.  The requested information was not provided.  

Outdoor lighting cannot be installed on the building or site without prior review and 

approval by the Township).   

 

Planning Commission Options / Recommendation 

 

The applicant has requested preliminary and final site plan approval.  As the site is considered 

part of Four Corners Square, and the general layout/engineering of the property was previously 

considered by the Township, proceeding in this manner would not compromise the review of 

development on the site.  The Planning Commission may recommend approval, approval with 

conditions, or denial of the preliminary site plan to the Township Board; action on the final site 

plan is determined by the Planning Commission.  Staff recommends approval of the 

preliminary and final site plan, subject to the items identified in this memorandum being 

addressed prior to a pre-construction meeting, and the necessary variances being received. 

 

The following notations summarize the site plan review: 

 

• Recommendation of approval is in accordance with the plans prepared by Nowak & Fraus 

Engineers dated August 25, 2021 (revision date October 14, 2021November 8, 2021), subject 

to revisions as required.  The utility, grading, and storm drainage plans for the site are subject 

to the approval of the Township Engineer and shall be completed in accordance with the 

Township Engineering Design Standards. 

 

• Recommendation of approval is in accordance with the plans prepared by G.A.V. & 

Associates, Inc. dated October 21, 2021, subject to revisions as required. 
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• Transformer and mechanical equipment (heating, ventilation, air conditioning, and similar 

systems) shall be screened in accordance with Article 5, Section 19.N.ii of the zoning 

ordinance.  (Comment addressed.  The transformer has been relocated and screened, 

and such relocation allows the existing arborvitae buffer to remain.  Furthermore, five 

arborvitaes have been added to the west side to screen both the transformer and 

dumpster enclosure from Union Lake Road). 

 

• Six-inch straight-faced (vertical) curb of concrete construction shall be used around 

landscape and parking areas.  The standard Michigan Department of Transportation (MDOT) 

detail for six-inch straight-faced curb shall be provided on Sheet C7 of the site plan.  

(Comment partially addressed.  Curb details have been added to Sheet C8.  However, 

the standard MDOT detail was not provided as requested). 
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A PARCEL OF LAND BEING A PART OF THE EAST 1/2 OF THE SOUTHEAST 1/4 OF
SECTION 36,  T.3N, R.8E., WHITE LAKE TOWNSHIP, OAKLAND COUNTY MICHIGAN,
BEING MORE PARTICULARLY DESCRIBED AS: COMMENCING AT THE SOUTHEAST
CORNER OF SAID SECTION 36; THENCE PROCEEDING ALONG THE SOUTH LINE OF
SAID SECTION 36, AND THE NOMINAL CENTERLINE OF COOLEY LAKE ROAD, N 89°
57' 40" W, 726.90 FEET; THENCE N 00° 00' OO" E, 43.00 FEET TO A POINT ON THE
NORTH LINE OF COOLEY LAKE ROAD AS DEDICATED TO THE ROAD COMMISSION
OF OAKLAND COUNTY, RECORDED IN LIBER 4601 OF PLATS, PAGES 224 AND 225
O.C.R.; THENCE PROCEEDING ALONG THE 43' RIGHT OF WAY LINE, N 89° 57' 40"
W., 403.00  FEET TO THE POINT OF BEGINNING; THENCE CONTINUING ALONG
THE NORTH LINE OF COOLEY LAKE ROAD, N 89° 57' 40" W, 201.61 FEET TO A
POINT ON THE WEST LINE OF THE EAST 1/2 OF THE SOUTHEAST 1/4 AND THE
NOMINAL CENTERLINE OF UNION LAKE ROAD; THENCE PROCEEDING ALONG THE
'WEST LINE OF THE EAST 1/2 OF THE SOUTHEAST 1/4 AND THE NOMINAL
CENTERLINE OF UNION LAKE ROAD N 00° 05' 45" E, 220.00  FEET; THENCE S 89°
57' 40" E, 201.24 FEET; THENCE S 00° 00' 00" W, 220.00 FEET TO THE POINT OF
BEGINNING. CONTAINING 44,313 GROSS SQUARE FEET OR 1.017 GROSS ACRES OF
LAND MORE OR LESS.

OR CONTAINING 31,113 NET SQUARE FEET, 0.714 NET ( MINUS FUTURE 60'
R.O.W.)

ALSO BEING SUBJECT TO THE RIGHTS OF THE PUBLIC AND OR ANY OTHER
GOVERNMENTAL  UNIT THEREOF IN THAT PART OF UNION LAKE ROAD, USED,
TAKEN OR DEEDED FOR STREET, ROAD OR HIGHWAY PURPOSES, ALSO BEING
SUBJECT TO ANY EASEMENTS, RESTRICTIONS OR CONDITIONS OF RECORD.

PARCEL NO.:  12-36-476-032
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ENGINEERS
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46777 Woodward Ave.
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Tel. (248) 332-7931

Fax.  (248) 332-8257

WWW.NOWAKFRAUS.COM
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SCALE:
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of the SE. 1/4 of Section 8
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Oakland County, Michigan

Know what's below
Call before you dig.
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TOPOGRAPHIC SURVEY NOTES
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N. Naoum

K. Navaroli

MISS DIG / UTILITY DISCLAIMER NOTE

COVID-19 PANDEMIC CONDITION

LEGAL DESCRIPTION: PARCEL A
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DEMOLITION NOTES GENERAL TREE PROTECTION NOTES
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Demolition Plan

Location  Map
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TREE PROTECTION DETAIL-SECTION

N. Naoum

M. Kurmas

M. Peterson

LEGEND

TREE PROTECTION DETAIL-PLAN
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M. Kurmas

M. Peterson

PAVING LEGEND

LEGEND

BARRIER FREE PARKING SIGN DETAIL
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PAVING
ESTIMATED QUANTITIES

ASPHALT PAVEMENT SECTION

CONCRETE PAVEMENT SECTION

CONCRETE SIDEWALK SECTION

Paving & Grading Plan
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ESTIMATED QUANTITIES

WATER MAIN

SANITARY SEWER

Utility Plan
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ESTIMATED QUANTITIES
SOIL EROSION

CONSTRUCTION SEQUENCE / TIMING SCHEDULE

Soil Erosion Control /
Drainage Area Plan

SCALE:

Part of the E. 1/2
of the SE. 1/4 of Section 8
T.3N. , R.8E.
White Lake Township,
Oakland County, Michigan

Know what's below
Call before you dig.

R

VERITAS
29580 Northwestern Hwy,
Suite 1000
Southfield, Michigan 48075

Contact:  Shakir W.
Alkhafaji, President
Phone: (248) 559-5555

4 Corners Retail Center
1449 Union Lake Road
White Lake Township

SEAL

08-25-2021

PROJECT

CLIENT

PROJECT LOCATION

SHEET

DATE            ISSUED/REVISED

DRAWN BY:

DESIGNED BY:

APPROVED BY:

DATE:

sheet no.

J635-03
NFE JOB NO.

10-14-21  issued for SITE PLAN review

NF
civil Engineers

Land Surveyors

Land Planners

ENGINEERS

NOWAK & FRAUS ENGINEERS

46777 Woodward Ave.

Pontiac, MI 48342-5032

Tel. (248) 332-7931

Fax.  (248) 332-8257

WWW.NOWAKFRAUS.COM

11-08-21  revised per SITE PLAN review

SOIL EROSION CONTROL
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NOTES

LEGEND

AREA  A
0.00 ACRE

N. Naoum

M. Kurmas

M. Peterson

SEE OAKLAND COUNTY WRC SOIL EROSION AND
SEDIMENTATION CONTROL STANDARD DETAILS
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UTILITIES

DAMAGE TO PRIVATE PROPERTY

DEWATERING OF TRENCH AND EXCAVATIONS

BY-PASS PUMPING

MEANS AND METHODS FOR PIPE CONSTRUCTION

PAVEMENT REMOVAL

MAINTENANCE OF TRAFFIC

IRRIGATION

SUB-SOIL CONDITIONS

SUBGRADE UNDERCUTTING AND PREPARATION

STRUCTURE BACKFILL

TRENCH BACKFILL

EARTH BALANCE / GRADING

SOIL EROSION / SEDIMENTATION CONTROL N.T.S.

M. Kurmas

M. Kurmas

M. Peterson

DUMPSTER ENCLOSURE DETAIL

CONCRETE CURB DETAIL 'A' CONCRETE CURB DETAIL 'B'
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Landscape Plan

SCALE:
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G. Ostrowski

G. Ostrowski

G. Ostrowski

TEMPORARY LANDSCAPE SCREENING
INSTALLED AS A PART OF THE ORIGINAL
APPROVAL TO BE REMOVED TO FACILITATE
CONSTRUCTION

EXISTING LANDSCAPE PER
OVERALL LANDSCAPE PLAN
TO REMAIN

EXISTING LANDSCAPE PER
OVERALL LANDSCAPE PLAN
TO REMAIN

EXISTING LANDSCAPE PER
OVERALL LANDSCAPE PLAN
TO REMAIN

EXISTING ARBORVITAE
TO REMAIN

12 RELOCATED YEW, 30" OC

TWO MAPLE TREES TO BE
TRANSPLANTED AS SHOWN

RELOCATE EXISTING YEW SHRUBS
INTO ADJACENT TO NEW WALK

EXISTING TREE TO BE
TRANSPLANTED AS SHOWN

PROPOSED CURVED STEPS W/
RAILING AS NEEDED

7 RELOCATED YEW, 30" OC

4" DEPTH SHREDDED
HARDWOOD BARK MULCH

TREE TRANSPLANTING DETAIL
NTS

TOP OF ROOTBALL SHALL MATCH
FINISH GRADE

DO NOT CUT LEADER. 20% OF
BRANCHES MAY BE PRUNED IF
NECESSARY, BUT THE NATURAL SHAPE
OF THE TREE SHALL BE MAINTAINED

STAKE TREES AT 1/2 HEIGHT
OF TREE USING 2-3" WIDE
BELT-LIKE NYLON OR
PLASTIC STRAPS. CONNECT
FROM TREE TO STAKE OPPOSITE.
ALLOW FOR SOME FLEXING.
REMOVE AFTER ONE (1) YEAR.

USE 3 HARDWOOD STAKES
PER TREE (2"X2"X8'). DRIVE STAKES AT A
45° ANGLE INTO UNDISTURBED SOIL 6-8"
OUTSIDE ROOTBALL TO A DEPTH OF 18"
BELOW TREE PIT. REMOVE AFTER ONE (1)
YEAR. WIRE OR ROPE  THROUGH A HOSE
SHALL NOT BE ALLOWED.

ROOTBALL TO MEASURE A MINIMUM
OF 1' WIDE FOR EACH CALIPER INCH
OF TREE TRUNK (MEASURED AT 12"
ABOVE GRADE)

FILL AND COMPACT ALL SOIL
VOIDS BETWEEN ROOTBALL
AND EXISTING SOIL W/ PLANT
MIX

GENERAL NOTES
WATER TRANSPLANTED TREE(S) THOROUGHLY
WITHIN 24 HOURS AFTER TRANSPLANTING

ROOT PRUNE ALL PROTRUDING ROOTS FROM
SIDES OF ROOTBALL BEFORE PLANTING

SCARIFY THE SIDES OF THE PLANTING HOLE
WHEN HEAVY CLAY SOILS EXIST

PLANT 6" HIGHER IN POORLY DRAINED SOILS
AND FEATHER TO GRADE WITH WELL-DRAINED
TOPSOIL

FORM A 6" HIGH SAUCER OVER THE EDGE OF
THE ROOTBALL

TRUNK SIZE                             SPADE SIZE
2-3 1/2" CAL.                                  44"
3 1/2"-4" CAL.                                 55"
4"-6" CAL.                                       60"
6"-12" CAL.                                     90"

PLANT MATERIAL NOTE:
ALL EXISTING PLANT MATERIAL ON-SITE SHALL BE TRANSPLANTED
AS SHOWN OR ELSEWHERE ON-SITE AT THE DIRECTION OF OWNER
OR OWNER'S REPRESENTATIVE. WHERE EXISTING PLANT MATERIAL IS
IN GOOD CONDITION AND DIES, THE  CONTRACTOR SHALL BE RESPONSIBLE
FOR REPLACING THE MATERIAL IN-KIND. THE CONTRACTOR SHALL FAMILIARIZE
HIM/HERSELF WITH SITE AND PROPOSED LOCATIONS, AND PLAN AND COORDINATE
A STOCKPILE LOCATION WITH THE GENERAL CONTRACTOR.

RESTORE DISTURBED AREAS
WITH SOD ON FINISHED TOPSOIL

RESTORE DISTURBED AREAS
WITH SOD ON FINISHED TOPSOIL

EXISTING LANDSCAPE PER
OVERALL LANDSCAPE PLAN
TO REMAIN

EXISTING TREE TO
BE  TRANSPLANTED
AS SHOWN

16 RELOCATED YEWS, 30" OC

5-TO

9 RELOCATED GRASSES, 30" OC18 RELOCATED GRASSES,
30" OC

5-TO

GENERAL SOD NOTE:
ALL LAWN AREAS DESIGNATED TO BE SODDED, SHALL BE SODDED WITH
A BLENDED DURABLE BLUEGRASS SOD, TYPICALLY GROWN IN THE REGION. ALL
TURF SHALL BE PLACED ON A MINIMUM 3" PREPARED TOPSOIL, AND WATERED
DAILY UNTIL ESTABLISHMENT.  IN AREAS SUBJECT  TO EROSION, SODDED LAWN
SHALL BE STABILIZED WHERE NECESSARY, AND LAID PERPENDICULAR TO SLOPES
SOD INSTALLATION SHALL OCCUR ONLY:
SPRING: APRIL1 TO JUNE1
FALL: AUGUST 15 TO OCTOBER 15

PLANT SCHEDULE
QTYKEY BOTANICAL/COMMON NAME SIZE SPACING ROOT COMMENT

SHRUBS

TO 10 Emerald Green Arborvitae
Thuja occidentalis 'Smaragrd' 6' HT B&B30" OC

GROUNDCOVER

RA 252 Low Grow Fragrant Sumac
Rhus aromatica 'Low-Grow' 3 GAL CONT24" OC TRIANGULAR SPACING

UPRIGHT EVERGREEN SHRUB PLANTING DETAIL
NTS

12" MIN.

NOTES:

TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MULCH 3" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
AROUND BASE OF TREE.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/3 OF
ROOTBALL

MOUND TO FORM 3" EARTH SAUCER

PLANTING MIX AS SPECIFIED

UNDISTURBED SOIL

SEE PLA
N

224-RA

28-RA

GROUNDCOVER PLANTS SPACED
EVENLY ACCORDING TO PLANTING
PLAN

1 1/2" HARDWOOD MULCH
AS SPECIFIED

8" PLANTING MIX AS SPECIFIED

SET PLANTS WITH BOTTOM LEAVES
AT GRADE AFTER MULCHING

NTS
GROUNDCOVER PLANTING DETAIL

PROPOSED STEEP SLOPE TO BE
PLANTED WITH GROUNDCOVER
AND STABILIZED WITH EROSION
BLANKET

11-08-21  REVISED PEr site plan review

#4 REBAR

1/2" EXPANSION JOINT

#3 REBAR, CONTINUOUS

CONCRETE WALK

20"

#4 REBAR @ 24" OC

CONCRETE WALK

1/2" EXPANSION JOINT

SEE GRADING PLAN FOR
ACTUAL NUMBER OF STEPS

34
"

14"

CONCRETE WALK

CONCRETE WALK

1-1/2" DIA PIPE RAIL

6"

1" RADIUS, TYPICAL

2"

PROPOSED CONCRETE STEP DETAIL
NTS PROPOSED HANDRAIL DETAIL

NTS
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ASSOCIATES

DESIGN
ARCHITECTURAL G.A.V. & Associates, Inc.

ARCHITECTURAL
RIENDSHI

ENGINEERING INC.

STRUCTURAL
ENGINEER

CONSULTING Friendship Engineering
CIVIL

Nowak & Fraus Engineers
CIVIL ENGINEERS
LAND SURVEYORS
LAND PLANNERS

WHITE LAKE DEVELOPMENT
COOLEY LAKE AND UNION LAKE ROADS

WHITE LAKE, MICHIGAN

NEW RETAIL CENTER SHELL FOR:

PERMITS
PHASE 3
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1.  THE DESIGN PROFESSIONAL IN RESPONSIBLE CHARGE:  THE DESIGN PROFESSIONAL IN RESPONSIBLE CHARGE:  SAMIR M. KARIM, MI  LIC. #1301038452 2. THESE CONSTRUCTION DOCUMENTS WERE PREPARED  FOR COMPLIANCE WITH THE MICHIGAN CONSTRUCTION CODES IN EFFECT AT THE TIME OF PERMIT SUBMITTAL. ALL ENGINEERS, CONTRACTORS AND SUPPLIERS  INVOLVED WITH THIS PROJECT SHALL COMPLY WITH THE SAME CODES, ISSUED AND APPROVED CODE MODIFICATIONS AND/OR WHITE LAKE TOWNSHIP / STATE OF MICHIGAN CONSTRUCTION BOARDS OF APPEALS RULINGS AND WHENEVER REQUIRED SHALL PROVIDE SHOP DRAWINGS AND SUBMITTALS CLEARLY DESCRIBING COMPLIANCE TO THE REGISTERED DESIGN PROFESSIONAL IN RESPONSIBLE CHARGE FOR REVIEW AND APPROVAL. 3. ALL APPLICABLE GOVERNMENTAL AGENCIES, SUCH AS MDOT, OAKLAND COUNTY, UTILITY SERVICES, ETC. SHALL HAVE DRAWINGS SUBMITTED FOR REVIEW FOR ENGINEERING APPROVAL AT THE TIME OF PERMIT SUBMITTAL.
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1. THE DRAWINGS ARE DIAGRAMMATIC AND INDICATE GENERALLY THE LOCATIONS OF THE DRAWINGS ARE DIAGRAMMATIC AND INDICATE GENERALLY THE LOCATIONS OF MATERIAL  AND EQUIPMENT. THESE DRAWINGS SHALL BE FOLLOWED AS CLOSELY AS POSSIBLE.  CONSTRUCTION MANAGER IS RESPONSIBLE FOR REVIEWING, COORDINATING AND APPROVING ALL WORK TO BE DONE BY CONTRACTORS.  ANY SUBMITTAL TO ARCHITECT / ENGINEER SHALL BE REVIEWED BY THE C.M. BEFORE SUBMITTING TO ARCHITECT / ENGINEER.  2. BUILDING SHALL HAVE A NEW FIRE ALARM SYSTEM PER ELECTRICAL DRAWINGS BUILDING SHALL HAVE A NEW FIRE ALARM SYSTEM PER ELECTRICAL DRAWINGS AND THE SYSTEM SHALL COMPLY WITH 2015 MBC AND ALL APPLICABLE CODES.   3. ALL EXTERIOR WOOD, PLYWOOD, ETC. SHALL BE PRESERVATIVE TREATED.   ALL EXTERIOR WOOD, PLYWOOD, ETC. SHALL BE PRESERVATIVE TREATED.   4. CONSTRUCTION MANAGER AND THE CONTRACTORS SHALL COMPLY WITH ALL CONSTRUCTION MANAGER AND THE CONTRACTORS SHALL COMPLY WITH ALL CODES CURRENTLY IN EFFECT IN THE CITY OF AUBURN HILLS AND THE STATE OF MICHIGAN.   5. CONFORM TO A.I.A. DOCUMENT NO. A-201, LATEST EDITION, AND COMPLY WITH ALL CONFORM TO A.I.A. DOCUMENT NO. A-201, LATEST EDITION, AND COMPLY WITH ALL APPLICABLE FEDERAL, STATE AND LOCAL CODES, LAWS, RULES AND REGULATIONS.   6. ALL CONTRACTORS SHALL CARRY ADEQUATE INSURANCE OR OTHERWISE SECURE, ALL CONTRACTORS SHALL CARRY ADEQUATE INSURANCE OR OTHERWISE SECURE, PROTECT AND HOLD HARMLESS THE OWNER AND ITS AGENTS AND THE ARCHITECT/ENGINEER FROM ANY LIABILITY OR DAMAGE WHATSOEVER, FOR INJURY (INCLUDING DEATH) TO ANY PERSON OR PROPERTY.   7. SUSPENDED ACOUSTICAL CEILING TILES AND GRID SYSTEM SHALL COMPLY NFPA SUSPENDED ACOUSTICAL CEILING TILES AND GRID SYSTEM SHALL COMPLY NFPA 101 2012 AND MBC 2015.   8. GRID WORK SHALL BE SUPPORTED WITH A MINIMUM OF 2-12 GA. HANGER WIRES TO GRID WORK SHALL BE SUPPORTED WITH A MINIMUM OF 2-12 GA. HANGER WIRES TO STRUCTURE ABOVE.   9. PROVIDE A KNOX BOX FOR FIRE DEPARTMENT ACCESS. LOCATE ON BUILDING. AS PROVIDE A KNOX BOX FOR FIRE DEPARTMENT ACCESS. LOCATE ON BUILDING. AS PER FIRE MARSHALL.  10. INSTALL 6" HIGH ADDRESS NUMBERS WHICH ARE VISIBLE FROM THE STREET. INSTALL 6" HIGH ADDRESS NUMBERS WHICH ARE VISIBLE FROM THE STREET. VERIFY LOCATION WITH FIRE MARSHAL.   11. ALL WALLS SHALL EXTEND UP TO AND BE SEALED TO THE UNDERSIDE OF FLOOR / ALL WALLS SHALL EXTEND UP TO AND BE SEALED TO THE UNDERSIDE OF FLOOR / ROOF DECK. 12. CONTRACTOR SHALL PROVIDE ALL NECESSARY SIGNAGE PER SECTION 1109 OF CONTRACTOR SHALL PROVIDE ALL NECESSARY SIGNAGE PER SECTION 1109 OF THE 2015 MBC AND SECTION 703 OF THE ANSI A117.1. 13. ALL PROTRUDING OBJECTS ON CIRCULATION PATHS SHALL COMPLY WITH SECTION ALL PROTRUDING OBJECTS ON CIRCULATION PATHS SHALL COMPLY WITH SECTION 307 OF THE ANSI A117.1-2009 14. ANY RATED WALL THAT HAS PROTECTED OPENINGS OR PENETRATIONS SHALL BE ANY RATED WALL THAT HAS PROTECTED OPENINGS OR PENETRATIONS SHALL BE PERMANENTLY IDENTIFIED ABOVE CEILING WITH SIGNS OR STENCILING @ NOT LESS THAN 30'-0" O.C. ALONG THE HORIZONTAL DIMENSION. LETTERS SHALL NOT BE LESS THAN 0.5" IN HT. AND CONTAIN THE WORDS "FIRE & SMOKE BARRIER-PROTECT ALL OPENINGS".ALL PENETRATIONS IN WALLS FOR PIPING. 15. 15. ALL PENETRATIONS IN RATED WALLS SHALL BE SEALED W/ APPLICABLE 15. ALL PENETRATIONS IN RATED WALLS SHALL BE SEALED W/ APPLICABLE ALL PENETRATIONS IN RATED WALLS SHALL BE SEALED W/ APPLICABLE FIRE RATED SEALANT, STOP, OR OTHER APPROVED METHOD PER I.F.C. 2012.  ANY PENETRATIONS SHALL BE SEALED WITH FIRE RATING EQUIVALENT TO PENETRATED SYSTEM.
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THE STRUCTURE IS DESIGN FOR THE FOLLOWING LIVE LOADS, IN ADDITION TO THE LATERAL LOADS AND SUPERIMPOSED DEAD LOADS AND SELF-WEIGHT OF THE STRUCTURE. BUILDING OCCUPANCY CATEGORY: II
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1. ROOF SNOW LOAD ROOF SNOW LOAD A. GROUND SNOW LOAD: 25 PSF GROUND SNOW LOAD: 25 PSF B. FLAT ROOF SNOW LOAD (PI): (MIN ROOF LOAD): 20 PSF FLAT ROOF SNOW LOAD (PI): (MIN ROOF LOAD): 20 PSF C. SNOW EXPOSURE FACTOR (Ce): 1.0 SNOW EXPOSURE FACTOR (Ce): 1.0 D. SNOW LOAD IMPORTANCE FACTOR (I): 1.0 SNOW LOAD IMPORTANCE FACTOR (I): 1.0 E. THERMAL FACTOR (Ct): 1.0 THERMAL FACTOR (Ct): 1.0 F. ADDITIONAL LOADING DUE TO DRIFTING AT CHANGES IN ROOF ADDITIONAL LOADING DUE TO DRIFTING AT CHANGES IN ROOF ELEVATIONS AND ICE AT OVERHANGS PER APPLICABLE CODE. TOTAL ROOF DESIGN LOAD: 35 PSF
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1. BASIC WIND SPEED (3-SECOND GUST): 115 MPH BASIC WIND SPEED (3-SECOND GUST): 115 MPH 2. RISK CATEGORY FACTOR: II RISK CATEGORY FACTOR: II 3. EXPOSURE CATEGORY: A EXPOSURE CATEGORY: A 4. INTERNAL PRESSURE COEFFICIENT: +/- 0.18 INTERNAL PRESSURE COEFFICIENT: +/- 0.18 5. MAIN FORCE RESISTING STRUCTURAL SYS (EQUIVALENT STATIC FORCE): MAIN FORCE RESISTING STRUCTURAL SYS (EQUIVALENT STATIC FORCE): 6. MIN UNIFORM: 16 PSFMIN UNIFORM: 16 PSF
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1. OCCUPANCY CATEGORY: II OCCUPANCY CATEGORY: II 2. MAPPED SPECTRAL RESPONSE ACCELERATION Ss=0.085g & S1=0.044g MAPPED SPECTRAL RESPONSE ACCELERATION Ss=0.085g & S1=0.044g 3. SITE CLASS D SITE CLASS D 4. SPECTRAL RESPONSE COEFFICIENTS SDs=0.091g & SD1=0.071g SPECTRAL RESPONSE COEFFICIENTS SDs=0.091g & SD1=0.071g 5. SEISMIC DESIGN CATEGORY A SEISMIC DESIGN CATEGORY A 6. SECTION 11.7 (ASCE7-10) DESIGN REQUIREMENT FOR SDC A SECTION 11.7 (ASCE7-10) DESIGN REQUIREMENT FOR SDC A 7. DESIGN BASE SHEER Fx=0.01Wx DESIGN BASE SHEER Fx=0.01Wx 8. Cs=SDs / (R/1) Cs=SDs / (R/1) 9. RESPONSE MODIFICATION FACTOR R=5 RESPONSE MODIFICATION FACTOR R=5 10. SECTION 11.7 (ASCE7-10) DESIGN REQUIREMENT FOR SDC ASECTION 11.7 (ASCE7-10) DESIGN REQUIREMENT FOR SDC A
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1. FOOTINGS SHALL BEAR ON THE FIRM UNDISTURBED SOIL WITH A SAFE NET FOOTINGS SHALL BEAR ON THE FIRM UNDISTURBED SOIL WITH A SAFE NET CAPACITY OF 2,000 PSF. IF SOIL OF THIS CAPACITY IS NOT FOUND AT THE ELEVATIONS INDICATED, FOOTINGS SHALL BE ENLARGED OR LOWERED AT THE DIRECTION OF THE ENGINEER. VERIFY FOUNDATION SOIL BEARING PRESSURE IN FIELD BY SOILS ENGINEER.   2. EXCAVATION OF FILLS, ORGANIC MATERIALS AND OTHER UNSUITABLE EXCAVATION OF FILLS, ORGANIC MATERIALS AND OTHER UNSUITABLE MATERIAL IS TO BE REMOVED UNTIL THE MIN. SOIL BEARING IS OBTAINED PER AN ONSITE SOILS ENGINEER. PAD FOOTING IS TO EXTEND TO THAT POINT. IF WATER IS ENCOUNTERED DOING EXCAVATION, CONTRACTOR TO CONSULT WITH DEWATERING CONTRACTOR FOR RECOMMENDATIONS.   3. ALL FOOTINGS SHALL BE PLACED ONTO COMPACTED SUB GRADE OR ALL FOOTINGS SHALL BE PLACED ONTO COMPACTED SUB GRADE OR ENGINEERED FILL (95% MINIMUM DENSITY AT OPTIMUM MOISTURE CONTENT). FOOTING ELEVATIONS SHOWN DESIGNATE A MINIMUM DEPTH OF FOOTINGS WHERE A SAFE SOIL BEARING PRESSURE OF 2,000 PSF FOR COLUMNS AND WALL FOOTINGS IS EXPECTED. UNDERCUT AND PROVIDE ENGINEERED FILL AS NECESSARY TO ACHIEVE BEARING CAPACITY INDICATED.   4. ALL FOUNDATION EXCAVATIONS SHALL BE INSPECTED AND CERTIFIED.  ALL FOUNDATION EXCAVATIONS SHALL BE INSPECTED AND CERTIFIED.  CONTRACTOR TO SUBMIT TESTING REPORT TO CITY.   5. NO FOOTINGS SHALL BE PLACED ONTO OR AGAINST SUB GRADES NO FOOTINGS SHALL BE PLACED ONTO OR AGAINST SUB GRADES CONTAINING FROST OR ICE. CROSS REFERENCE ARCHITECTURAL AND STRUCTURAL DRAWINGS TO ASSURE PROPER DIMENSIONS AND PLACEMENT OF ALL ANCHORS BOLTS, INSERTS, ETC.   6. AFTER EXCAVATING FOR ALL EARTH-SUPPORTED FLOOR AND STAIR SLABS, AFTER EXCAVATING FOR ALL EARTH-SUPPORTED FLOOR AND STAIR SLABS, THE EXPOSED NATURAL SOIL SHALL BE THOROUGHLY COMPACTED PRIOR TO PLACING FILL.
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1. METAL DECK SHALL CONFORM TO ALL REQUIREMENTS OF "BASIC DESIGN METAL DECK SHALL CONFORM TO ALL REQUIREMENTS OF "BASIC DESIGN SPECIFICATION" AS ADOPTED BY THE STEEL DECK INSTITUTE (S.D.I.).   2. ALL METAL DECK WORK SHALL COMPLY WITH APPLICABLE REQUIREMENTS ALL METAL DECK WORK SHALL COMPLY WITH APPLICABLE REQUIREMENTS OF AISI, SPECIFICATION FOR THE DESIGN OF COLD FORMED STEEL STRUCTURAL MEMBERS, AWS-STRUCTURAL WELDING CODE D1-1, STEEL DECK INSTITUTE.  3. UNLESS NOTED, ROOF DECK SHALL BE MANUFACTURED FROM STEEL UNLESS NOTED, ROOF DECK SHALL BE MANUFACTURED FROM STEEL CONFORMING TO ASTM A1008, 33 KSI.   4. LOADS SHALL NOT BE HUNG FROM ROOF DECK.   LOADS SHALL NOT BE HUNG FROM ROOF DECK.   5. METAL DECK TO BE CONNECTED TO SUPPORTING MEMBERS AS PER METAL DECK TO BE CONNECTED TO SUPPORTING MEMBERS AS PER RECOMMENDATION BY SDI OR AS SPECIFIED.   6. THE CONTRACTOR SHALL FURNISH ALL ACCESSORIES INCLUDING CLOSURES, THE CONTRACTOR SHALL FURNISH ALL ACCESSORIES INCLUDING CLOSURES, "Z" CLOSURES, COLUMN CLOSURES, SCREED ANGLES AND GIRDER FILLERS, AS REQUIRED.   7. ROOF DECK SHALL HAVE MANUFACTURER'S STANDARD RUST INHIBITIVE ROOF DECK SHALL HAVE MANUFACTURER'S STANDARD RUST INHIBITIVE PAINT.   8. METAL DECK SHALL BE CONTINUOUS OVER THREE SPANS WHEREVER METAL DECK SHALL BE CONTINUOUS OVER THREE SPANS WHEREVER INDICATED. SINGLE AND DOUBLE SPANS SHALL COMPLY WITH "STEEL DECK INSTITUTE" REQUIREMENT.   9. ALL METAL DECKING SHALL BE WELDED TO THE STEEL BEAM WITH A 3/4 ALL METAL DECKING SHALL BE WELDED TO THE STEEL BEAM WITH A 3/4 INCH PLUG WELD AT THE FLUTES NOT EXCEEDING 12 INCHES APART.   10. ALL INTERIOR ROOF SUMPS SHALL HAVE AN OVER FLOW 3" ABOVE ROOF ALL INTERIOR ROOF SUMPS SHALL HAVE AN OVER FLOW 3" ABOVE ROOF SURFACE
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1. ALL PROVISIONS OF THE RECOMMENDED CODE OF STANDARD PRACTICE ALL PROVISIONS OF THE RECOMMENDED CODE OF STANDARD PRACTICE FOR STEEL JOISTS AS ADOPTED BY THE STEEL JOIST INSTITUTE SHALL BE ADHERED TO.   2. STEEL JOIST BEARING ON STEEL BEAMS OR PLATES TO BE WELDED TO STEEL JOIST BEARING ON STEEL BEAMS OR PLATES TO BE WELDED TO STEEL WITH 2" LONG PER "SJI". EXTEND BOTTOM CHORDS OF JOISTS AT COLUMNS TO A STABILIZER TAB. IF NO JOIST OCCURS AT COLUMNS, EXTEND BOTTOM CHORDS OF EACH ADJACENT JOIST AND CONNECT.   3. STEEL JOISTS OR JOIST GIRDERS ARE TO BE FABRICATED BY A MEMBER STEEL JOISTS OR JOIST GIRDERS ARE TO BE FABRICATED BY A MEMBER OF THE STEEL JOIST INSTITUTE AND BE DESIGNED, FABRICATED AND ERECTED IN ACCORDANCE WITH THE LATEST SPECIFICATIONS OF THE STEEL JOIST INSTITUTE. 4. CONTRACTOR SHALL SUBMIT SHOP DRAWINGS THAT CONFORM TO THE CONTRACTOR SHALL SUBMIT SHOP DRAWINGS THAT CONFORM TO THE STANDARDS OF THE STEEL JOIST INSTITUTE (SJI) SPECIFICATIONS.   5. PROVIDE X-BRACING AND BOTTOM CHORD BRACING AT LOCATIONS PROVIDE X-BRACING AND BOTTOM CHORD BRACING AT LOCATIONS INDICATED BY MANUFACTURER AND SHALL COMPLY WITH SJI STANDARDS.   6. COLD FORMED CHORDS ARE NOT PERMITTED.   COLD FORMED CHORDS ARE NOT PERMITTED.   7. ALL HANGERS FOR CEILINGS, DUCTWORK, ELECTRICAL CONDUIT, PIPING, ETC. ALL HANGERS FOR CEILINGS, DUCTWORK, ELECTRICAL CONDUIT, PIPING, ETC. SHALL BE HUNG DIRECTLY OR SUPPORTED FROM OR AT THE PANEL POINTS OF THE JOIST.   8. JOISTS SHALL HAVE ONE SHOP COAT OF PAINT. CHECK WITH ARCHITECT JOISTS SHALL HAVE ONE SHOP COAT OF PAINT. CHECK WITH ARCHITECT FOR COLOR.   9. MECHANICAL FRAMING , OPENINGS AND STRUCTURE IN ANY WAY RELATED MECHANICAL FRAMING , OPENINGS AND STRUCTURE IN ANY WAY RELATED TO MECHANICAL REQUIREMENTS ARE SHOWN FOR BIDDING PURPOSES  ONLY.  CONTRACTOR SHALL OBTAIN APPROVAL OF MECHANICAL AND OTHER  TRADES BEFORE PROCEEDING WITH SUCH PORTION OF THE WORK.  EXCESS  COST RELATED TO VARIATION IN MECHANICAL REQUIREMENTS TO BE BORNE  BY MECHANICAL CONTRACTOR.   10. THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING AND THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING AND COORDINATING ALL  UNITS AND ANY ROOF / FLOOR OPENINGS SUPPORTS WITH STEEL JOISTS FABRICATOR FOR FINAL SELECTION OF UNITS / EQUIPMENTS.  UNITS SPECIFICATION SHEETS SHALL BE SUBMITTED TO ARCHITECT AND JOISTS MANUFACTURER PRIOR TO JOIST FABRICATION.
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1. THE STRUCTURAL INTEGRITY OF THE BUILDING SHOWN ON THESE PLANS IS THE STRUCTURAL INTEGRITY OF THE BUILDING SHOWN ON THESE PLANS IS DEPENDENT UPON COMPLETION ACCORDING TO THE PLANS AND SPECIFICATIONS. STRUCTURAL MEMBERS ARE NOT SELF-BRACING UNTIL PERMANENTLY AFFIXED TO THE STRUCTURE AS DIRECTED. THE ARCHITECT/STRUCTURAL ENGINEERS ASSUME NO LIABILITY FOR THE STRUCTURE DURING CONSTRUCTION. MEANS AND METHODS OF CONSTRUCTION AND JOB SITE SAFETY ARE THE SOLE RESPONSIBILITY OF THE CONTRACTOR'S.  2. ALL STRUCTURAL STEEL CONSTRUCTION TO CONFORM TO AISC-360 ALL STRUCTURAL STEEL CONSTRUCTION TO CONFORM TO AISC-360 "SPECIFICATION FOR THE DESIGN, FABRICATION AND ERECTION  OF STRUCTURAL STEEL FOR BUILDINGS" AND AISC CODE OF STANDARD PRACTICE, UNLESS MODIFIED.   3. ALL DETAILING FABRICATION AND ERECTION SHALL CONFORM TO MBC ALL DETAILING FABRICATION AND ERECTION SHALL CONFORM TO MBC SECTION 2204 CODE, THE LATEST EDITION OF "AISC SPECIFICATION FOR STRUCTURAL FABRICATION AND ERECTION OF STRUCTURAL STEEL FOR BUILDINGS AND BRIDGES.   4. CONTRACTOR TO USE AISC SPECIFICATIONS FOR THE MANUFACTURE OF ALL CONTRACTOR TO USE AISC SPECIFICATIONS FOR THE MANUFACTURE OF ALL STRUCTURAL STEEL MEMBERS WITH TENSILE YIELD STRENGTH FY = 50 KSI, AND WHICH SHALL CONFORM TO ASTM A-992 STANDARDS, AND SHALL SUBMIT SHOP DRAWINGS.  ALL STRUCTURAL STEEL SHALL BE ASTM A-992 (UNLESS NOTED OTHERWISE) HAVING Fy=50,000 PSI.   5. STRUCTURAL TUBING SHALL CONFORM TO ASTM A500, GRADE B OR ASTM STRUCTURAL TUBING SHALL CONFORM TO ASTM A500, GRADE B OR ASTM A501. SEE DRAWING FOR EACH APPLICATION.   6. ALL DRAWINGS SHOW THE INTENT AND CONCEPT OF THE CONNECTIONS BUT ALL DRAWINGS SHOW THE INTENT AND CONCEPT OF THE CONNECTIONS BUT NOT THE DETAIL OF BOLTS AND WELDS. ALL CONNECTIONS NOT DETAILED SHALL BE DESIGNED, DETAILED AND MANUFACTURED BY THE FABRICATOR.   7. SHOP CONNECTIONS SHALL BE WELDED FIELD CONNECTIONS USE E70XX SHOP CONNECTIONS SHALL BE WELDED FIELD CONNECTIONS USE E70XX ELECTRODES, RUN PARALLEL TO THE TENSION MEMBERS, AND USE HIGH STRENGTH BOLTS WITH WASHER AND NUT.   8. FIELD BOLT CONNECTIONS WITH ASTM A-325 OR ASTM A-490.  FIELD BOLT CONNECTIONS WITH ASTM A-325 OR ASTM A-490.  9. PROVIDED PERIMETER STEEL. ANGLES FOR METAL. ROOF DECK SUPPORT PROVIDED PERIMETER STEEL. ANGLES FOR METAL. ROOF DECK SUPPORT AS REQUIRED., INCLUDING AROUND ALL ELEVATORS, STAIRS, AND OPENINGS IN FLOOR OR ROOF. 10. ALL WELDING TO CONFORM TO AWS D1.1 "STRUCTURAL WELDING CODE". E 70 ALL WELDING TO CONFORM TO AWS D1.1 "STRUCTURAL WELDING CODE". E 70 XX LOW HYDROGEN ELECTRODES CONFORMING TO AWS SPECIFICATION A5.1 SHALL BE USED FOR WELDING.   11. ALL WELDING SHALL BE DONE BY CERTIFIED WELDERS USING ELECTRIC ARC ALL WELDING SHALL BE DONE BY CERTIFIED WELDERS USING ELECTRIC ARC METHODS IN ACCORDANCE WITH LATEST EDITION OF "AWS CODE FOR WELDING IN BUILDING CONSTRUCTION". E70XX ELECTRODES TO BE USED.   12. UNLESS OTHERWISE NOTED, ALL FIELD CONNECTIONS SHALL BE FASTENED UNLESS OTHERWISE NOTED, ALL FIELD CONNECTIONS SHALL BE FASTENED WITH 3/4 INCH DIAMETER ASTM A325-X, BEARING TYPE (WITH THREADS EXCLUDED FROM SHEAR PLANE) BOLTS.   13. UNLESS OTHERWISE SHOWN, ALL BEAM END CONNECTIONS SHALL BE UNLESS OTHERWISE SHOWN, ALL BEAM END CONNECTIONS SHALL BE DESIGNED TO SUPPORT ONE-HALF THE TOTAL UNIFORM LOAD CAPACITY SHOWN IN AISC MANUAL FOR GIVEN BEAM, SPAN AND AND GRADE OF STEEL SPECIFIED. FOR COMPOSITE BEAM CONNECTIONS SHALL BE DESIGNED FOR THREE-FOURTH OF THE TOTAL UNIFORM LOAD CAPACITY.   14. ALL ANCHOR BOLTS SHALL CONFORM TO ASTM A-307-00.  ALL ANCHOR BOLTS SHALL CONFORM TO ASTM A-307-00.  15. MINIMUM CONNECTION SHALL BE 3/4 INCH DIAMETER BOLTS OR A WELD MINIMUM CONNECTION SHALL BE 3/4 INCH DIAMETER BOLTS OR A WELD DEVELOPING A FORCE OF 10 KIPS.  16. PAINT ONE COAT OF PRIMER ON ALL EXPOSED SURFACES EXCEPT FOR THE PAINT ONE COAT OF PRIMER ON ALL EXPOSED SURFACES EXCEPT FOR THE FOLLOWING SURFACES WHICH WILL NOT BE PAINTED : A. SURFACES THAT ARE IN CONTACT WITH CONCRETE. SURFACES THAT ARE IN CONTACT WITH CONCRETE. B. CONTACT SURFACES IN FRICTION TYPE CONNECTIONS. CONTACT SURFACES IN FRICTION TYPE CONNECTIONS. C. SURFACES WHICH METAL FLOOR DECK AND/OR SHEAR STUDS ARE TO SURFACES WHICH METAL FLOOR DECK AND/OR SHEAR STUDS ARE TO BE WELDED. D. SURFACES TO BE WELDED SHALL NOT BE PAINTED WITHIN     THREE  SURFACES TO BE WELDED SHALL NOT BE PAINTED WITHIN     THREE  INCHES OF THE WELD.   17. THE CONTRACTOR SHALL FURNISH AND INSTALL STEEL. ANGLES WITH THE CONTRACTOR SHALL FURNISH AND INSTALL STEEL. ANGLES WITH ANCHORS AT MECHANICAL CURBS WHERE INDICATED.   18. FLOOR AND ROOF OPENINGS ARE TO BE FRAMED WITH STEEL. ANGLES AS FLOOR AND ROOF OPENINGS ARE TO BE FRAMED WITH STEEL. ANGLES AS INDICATED.  FRAMES TO BE CONNECTED TO THE PANEL POINTS OF BAR JOISTS OR GIRDERS AND TRUSSES.   19. REFER TO ARCHITECTURAL DRAWINGS FOR ADDITIONAL ANGLES, PLATES, REFER TO ARCHITECTURAL DRAWINGS FOR ADDITIONAL ANGLES, PLATES, BARS, CLIPS, ETC., ATTACHED TO STRUCTURAL STEEL. VERIFY EXACT SIZE AND LOCATION OF ALL FLOOR AND ROOF OPENINGS WITH CONTRACTOR INVOLVED.   20. PROVIDE "DUR-O-WALL" RE-STEEL: USE No. 8 LADDER TYPE ONLY, PROVIDE "DUR-O-WALL" RE-STEEL: USE No. 8 LADDER TYPE ONLY, BLOCKWORK - EVERY 24" STEEL FABRICATOR TO PROVIDE SHOP DRAWINGS FOR ARCHITECTS APPROVAL PRIOR TO FABRICATION. THE SHOP DRAWINGS SHALL INCLUDE CONNECTION DETAILS FOR ALL STRUCTURAL STEEL MEMBERS.  SPECIFY THAT STEEL JOIST AND JOIST GIRDER STRUCTURAL.
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CONCRETE WORK:
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1. CONCRETE CONSTRUCTION SHALL CONFORM TO ACI 318-14 BUILDING CODE CONCRETE CONSTRUCTION SHALL CONFORM TO ACI 318-14 BUILDING CODE REQUIREMENTS FOR REINFORCED CONCRETE, AND ACI STANDARD 301-99 BY AMERICAN CONCRETE INSTITUTE, AND CRSI STANDARD FOR PLACING CONCRETE.  2. DETAILS AND DETAILING OF CONCRETE REINFORCEMENT SHALL CONFORM DETAILS AND DETAILING OF CONCRETE REINFORCEMENT SHALL CONFORM TO ACI 315-99 STANDARDS AND ALSO TO THE MANUAL OF STANDARD PRACTICES AS PUBLISHED BY CRSI.   3. UNLESS OTHERWISE NOTED ALL CONCRETE SHALL BE NORMAL WEIGHT AND UNLESS OTHERWISE NOTED ALL CONCRETE SHALL BE NORMAL WEIGHT AND SHALL DEVELOP MINIMUM COMPRESSIVE STRENGTH AT 28 DAYS AS FOLLOWS:          TRENCH AND PAD FOOTINGS  .........3,000 PSI  FOUNDATION WALLS AND PIERS ....3,000 PSI          INTERIOR SLAB-ON-GRADE ..............3,000 PSI   EXTERIOR SLAB ON GRADE .............3,500 PSI (AIR ENTRAINED)  4. CONCRETE OVER METAL DECK FOR SUPPORTED FLOORS AS INDICATED ON CONCRETE OVER METAL DECK FOR SUPPORTED FLOORS AS INDICATED ON THE PLANS SHALL BE 145 PCF AND SHALL DEVELOP MINIMUM  COMPRESSIVE STRENGTH OF MIN.  2,500 PSI AT 28 DAYS.   OF MIN.  2,500 PSI AT 28 DAYS.   5. CONCRETE EXPOSED TO WEATHER SHALL BE AIR -ENTRAINED. AIR CONTENT CONCRETE EXPOSED TO WEATHER SHALL BE AIR -ENTRAINED. AIR CONTENT TO BE 6% +/- 1 %  6. ALL REINFORCING STEEL SHALL BE DEFORMED BARS GRADE 60 ALL REINFORCING STEEL SHALL BE DEFORMED BARS GRADE 60 CONFORMING TO THE LATEST EDITION OF ASTM A-615/A 615M-00 OR ASTM-616 AND HAVE A MINIMUM YIELD STRENGTH OF 60000 PSI  7. WELDED WIRE FABRIC SHALL CONFORM TO ASTM A185-85 USING COLD WELDED WIRE FABRIC SHALL CONFORM TO ASTM A185-85 USING COLD DRAWN WIRE CONFORMING TO ASTM A82-01.  8. UNLESS OTHERWISE NOTED, MINIMUM CONCRETE COVER FOR REINFORCING UNLESS OTHERWISE NOTED, MINIMUM CONCRETE COVER FOR REINFORCING STEEL SHALL BE 3/4 INCH FOR SLABS, 1.5 INCH FOR BEAMS, COLUMNS AND PIERS, AND 1 INCH FOR WALLS.  ALL CONCRETE EXPOSED TO WEATHER OR EARTHFILL SHALL HAVE A MINIMUM COVER OF 1.5 INCHES FOR #5 BARS OR SMALLER, 2 INCH FOR BARS LARGER THAN #5 AND 3 INCH FOR CONCRETE PLACED AGAINST EARTH. 9. VERIFY LOCATION AND DIMENSION OF ALL OPENINGS AND ALL EMBEDDED VERIFY LOCATION AND DIMENSION OF ALL OPENINGS AND ALL EMBEDDED SLEEVES, FLOOR DRAINS, ROOF SUMPS, ETC., AS REQUIRED FOR DIFFERENT TRADES PRIOR TO POURING OF CONCRETE.   10. UNLESS OTHERWISE NOTED, PROVIDE VERTICAL DOWELS FROM FOOTINGS TO UNLESS OTHERWISE NOTED, PROVIDE VERTICAL DOWELS FROM FOOTINGS TO PIERS AND TO WALLS OF SAME SIZE AND SPACING AS VERTICAL REINFORCING. OFFSET FOR DOWELS AS REQUIRED. DOWELS TO EXTEND 24 BAR DIAMETERS INTO EACH MEMBER AT THE JOINT.   11. CONSTRUCTION JOINTS SHALL BE PLACED AT THE CENTER OF SPANS WITH A CONSTRUCTION JOINTS SHALL BE PLACED AT THE CENTER OF SPANS WITH A VERTICAL BULKHEAD.   12. SLABS, BEAMS AND FOOTINGS SHALL BE PLACED WITH OUT HORIZONTAL SLABS, BEAMS AND FOOTINGS SHALL BE PLACED WITH OUT HORIZONTAL JOINTS. 13. PROVIDE HORIZONTAL BENT BARS AT ALL CORNERS AND INTERSECTIONS PROVIDE HORIZONTAL BENT BARS AT ALL CORNERS AND INTERSECTIONS OF CONCRETE WALL OR GRADE BEAMS OF SAME SIZE AND SPACING AS HORIZONTAL WALL OR BEAM REINFORCING. USE BENT DOWELS TO DEVELOP ANCHORAGE, IF NECESSARY. DOWELS TO EXTEND 24 BAR DIAMETERS INTO EACH MEMBER.
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1. MATCH EXISTING BRICK FOR THE ADDITION AND VERIFY WITH OWNER. MATCH EXISTING BRICK FOR THE ADDITION AND VERIFY WITH OWNER. 2. PROVIDE MASONRY CONTROL JOINTS FOR ALL MASONRY WALLS AT A PROVIDE MASONRY CONTROL JOINTS FOR ALL MASONRY WALLS AT A MAXIMUM 20'-0" APART  AND MAXIMUM OF 5'-0" FROM EACH WALL CORNER. BOND BEAM STEEL TO CONTINUE THROUGH JOINTS. 3. MASONRY CONSTRUCTION/ DESIGN STANDARD TO COMPLY WITH ACI  530-11/ MASONRY CONSTRUCTION/ DESIGN STANDARD TO COMPLY WITH ACI  530-11/ ASCE 5-11 / TMS 402 "AMERICAN STANDARD BUILDING CODE   REQUIREMENT FOR MASONRY" BY US DEPARTMENT OF COMMERCE,  MISC.PUB. 211 AND ASA A41  4. THE REFERENCE MATERIAL STANDARD FOR EACH MASONRY CONSTRUCTION THE REFERENCE MATERIAL STANDARD FOR EACH MASONRY CONSTRUCTION MATERIAL USED ON THIS PROJECT INCLUDING MASONRY UNITS, MORTAR AND METAL ACCESSORIES.  MASONRY: ASTM C90-01a FOR CONCRETE BLOCK ASTM C90-01a FOR CONCRETE BLOCK ASTM C62-01 FOR BRICK       ASTM C270-01a FOR MORTAR REINF WIRE: ASTM A82-01  ASTM A82-01  5. BLOCK - GRADE A, LOAD BEARING UNITS ASTM-C90-01a, IN ACCORD WITH BLOCK - GRADE A, LOAD BEARING UNITS ASTM-C90-01a, IN ACCORD WITH CONCRETE MASONRY ASSOCIATION SPECIFICATIONS.   6. ALL MASONRY BEARING STEEL BEAMS AND LINTELS TO BEAR 8" MINIMUM ALL MASONRY BEARING STEEL BEAMS AND LINTELS TO BEAR 8" MINIMUM ON THREE COURSES SOLID MASONRY, WITH 2 - 3/4" BOLTS EACH END, UNLESS OTHERWISE NOTED.   7. PROVIDE BULLNOSE EDGE FOR ALL EXPOSED CMU EDGES.  SEE PROVIDE BULLNOSE EDGE FOR ALL EXPOSED CMU EDGES.  SEE TYPICAL MASONRY DETAILS. 8. UNLESS OTHERWISE NOTED, PROVIDE 4" x 4" x 5/16"  ANGLE  (L.L.V.) LINTEL UNLESS OTHERWISE NOTED, PROVIDE 4" x 4" x 5/16"  ANGLE  (L.L.V.) LINTEL FOR EACH 4" OF MASONRY FOR SPANS UP TO 5'-0" MAXIMUM.  9. ALL DOUBLE ANGLE LINTELS SHALL BE WELDED BACK TO BACK WITH A ALL DOUBLE ANGLE LINTELS SHALL BE WELDED BACK TO BACK WITH A 3/16" FILLER  WELD WITH MINIMUM 2 INCH STITCH WELD EVERY 8 INCHES.   10. MASONRY COMPRESSIVE STRENGTH F'm TO BE 1,500 PSI (MINIMUM) ALL  MASONRY COMPRESSIVE STRENGTH F'm TO BE 1,500 PSI (MINIMUM) ALL  BLOCK SHALL CONFORM WITH ASTM C90-01a AND C145, TYPE I, GRADE N. MORTAR- TYPE M OR S, 1,900 PSI. MORTAR - TYPE TO CONFORM TO ASTM C270-01a. 11. UNLESS OTHERWISE NOTED, PROVIDE 4" x 3 1/2" x 5/16"  ANGLE  (L.L.V.) UNLESS OTHERWISE NOTED, PROVIDE 4" x 3 1/2" x 5/16"  ANGLE  (L.L.V.) LINTEL FOR EACH 4" OF MASONRY FOR SPANS UP TO 5'-0" MAXIMUM.   12. ALL MASONRY BEARING STEEL BEAMS AND LINTELS TO BEAR 8" ALL MASONRY BEARING STEEL BEAMS AND LINTELS TO BEAR 8" MINIMUM ON THREE COURSES SOLID MASONRY, WITH 2 - 3/4" BOLTS EACH END, UNLESS OTHERWISE NOTED. 13. PROVIDE "DUR-O-WALL" REINFORCEMENT STAGGERED AT 16" O.C.  USE PROVIDE "DUR-O-WALL" REINFORCEMENT STAGGERED AT 16" O.C.  USE LADDER TYPE WITH ADJUSTABLE VENEER TIES FOR ALL BLOCK AND BRICK VENEER WALLS.
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1. DETAILING AND PLACING OF REINFORCING SHALL CONFORM TO AIC MANUAL DETAILING AND PLACING OF REINFORCING SHALL CONFORM TO AIC MANUAL OF STANDARD PRACTICE FOR DETAILING REINFORCED CONCRETE STRUCTURES. 2. SECURE REBAR AND HOLD IN PLACE WITH GALVANIZED METAL SECURE REBAR AND HOLD IN PLACE WITH GALVANIZED METAL ACCESSORIES, OR PLASTIC BOOTED CHAIRS. 3. ALL RE-STEEL SHALL BE INTERMEDIATE GRADE NEW BILLET STEEL, ASTM 15. ALL RE-STEEL SHALL BE INTERMEDIATE GRADE NEW BILLET STEEL, ASTM 15. 4. PLACE (2) #5 BARS CONTINUOUS IN TOP AND BOTTOM OF ALL WALL PLACE (2) #5 BARS CONTINUOUS IN TOP AND BOTTOM OF ALL WALL FOOTINGS, GRADE BEAMS,AND AT THE SIDES OF ALL OPENINGS, UNLESS NOTED OTHERWISE ON THE DRAWINGS.   5. UNLESS NOTED OTHERWISE ON THE DRAWINGS, ALL CONCRETE WALLS 12" UNLESS NOTED OTHERWISE ON THE DRAWINGS, ALL CONCRETE WALLS 12" THICK SHALL BE REINFORCED WITH #4 @ 12" EACH WAY, AT EACH VERTICAL FACE.   6. ANCHOR BOLT SIZE AND LOCATION SHALL BE FURNISHED BY BUILDING OR ANCHOR BOLT SIZE AND LOCATION SHALL BE FURNISHED BY BUILDING OR EQUIPMENT MANUFACTURER, AND SHALL BE INSTALLED BY THIS CONTRACTOR FROM APPROVED SHOP  DRAWINGS.
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1. "OWNER AGREES TO SEASONAL MAINTENANCE PROGRAM AND WILL REPLACE ALL "OWNER AGREES TO SEASONAL MAINTENANCE PROGRAM AND WILL REPLACE ALL DISEASED, DEAD OR DAMAGED PLANTS, REPLENISH MULCH, CONTROL WEEDS, FERTILIZE AND PRUNE, BEGINNING UPON COMPLETION OF CONSTRUCTION OF LANDSCAPING." 2. "ANY HAZARDOUS MATERIALS PRODUCED, STORED OR OTHERWISE ON PREMISE "ANY HAZARDOUS MATERIALS PRODUCED, STORED OR OTHERWISE ON PREMISE WILL BE HANDLED PER APPLICABLE RULES AND REGULATIONS. 3. OWNER AGREES TO PICK-UP DEBRIS WITHIN PROPERTY LIMITS WEEKLY OR AS OWNER AGREES TO PICK-UP DEBRIS WITHIN PROPERTY LIMITS WEEKLY OR AS NEEDED. 4. PAVED SURFACES, WALK WAYS, SIGNS, LIGHTING AND OTHER STRUCTURES AND PAVED SURFACES, WALK WAYS, SIGNS, LIGHTING AND OTHER STRUCTURES AND SURFACES SHALL BE MAINTAINED IN A SAFE ATTRACTIVE CONDITION AS ORIGINALLY DESIGNED AND CONSTRUCTED. PARKING LOT STRIPING AND MARKINGS SHALL BE MAINTAINED IN A CLEARLY VISIBLE MANNER. 5. THERE WILL BE NO OUTDOOR STORAGE. THERE WILL BE NO OUTDOOR STORAGE. 6. THERE ARE NO EXISTING WETLANDS ON-SITE. THERE ARE NO EXISTING WETLANDS ON-SITE. 7. ALL LIGHTING ON THE SITE SHALL BE SHIELDED AND NOT ENCROACH UPON ALL LIGHTING ON THE SITE SHALL BE SHIELDED AND NOT ENCROACH UPON ABUTTING PROPERTIES OR RIGHT-OF-WAYS.  THE LIGHT POLES SHALL BE NO HIGHER THAT 20 FEET.  ALL GLARE SHALL BE ELIMINATED FROM ALL LIGHT FIXTURES.  UPWARD DIRECTED LIGHTING SHALL NOT BE PERMITTED. 8. ALL LANDSCAPED AREAS SHALL BE AUTOMATICALLY IRRIGATED. ALL LANDSCAPED AREAS SHALL BE AUTOMATICALLY IRRIGATED. 9. FIRE ACCESS TO BE MAINTAINED DURING CONSTRUCTION. FIRE ACCESS TO BE MAINTAINED DURING CONSTRUCTION. 10. ON-SITE HYDRANT LOCATIONS SHALL BE APPROVED BY THE FIRE MARSHALL ON-SITE HYDRANT LOCATIONS SHALL BE APPROVED BY THE FIRE MARSHALL PRIOR TO ENGINEERING APPROVAL. ON-SITE HYDRANTS MAY BE REQUIRED. 11. PROPOSED BUILDING TO COMPLY WITH MBC 2015 SECTION 309.  PROPOSED BUILDING TO COMPLY WITH MBC 2015 SECTION 309.  12. ALL BARBED WIRE AND SUPPORTS FOR BARBED WIRE ARE PROHIBITED ON THE ALL BARBED WIRE AND SUPPORTS FOR BARBED WIRE ARE PROHIBITED ON THE SITE. 13. ALL OUTDOOR RETAIL SALES OF ITEMS SHALL BE PROHIBITED ON THE SITE.ALL OUTDOOR RETAIL SALES OF ITEMS SHALL BE PROHIBITED ON THE SITE.
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CODE REVIEW & BUILDING ANALYSIS:
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THESE BUILDING PLANS ARE BEING SUBMITTED FOR THE PROPOSED ONE STORY RETAIL SHELL BUILDING ONLY.  INTERIOR BUILD OUT SHALL BE SUBMITTED IN  FUTURE SUBMITTALS.  COORDINATE WITH OWNER ANY FUTURE BUILD OUT (S) BASED ON USE GROUPS AND AS PERMITTED PER CURRENT APPLICABLE LOCAL AND STATE CODES. THIS INCLUDES, BUT NOT LIMITED TO, THE CONSTRUCTION OF THE TENANT DEMISING WALLS. 
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GENERAL CONTRACTOR TO COMPLY WITH ALL FEDERAL, STATE, CITY AND LOCAL CODES WHERE APPLICABLE.  ALL NEW CONSTRUCTION SHALL COMPLY TO THE FOLLOWING.: 2015 MICHIGAN BUILDING CODE (MBC). 2015 MICHIGAN MECHANICAL CODE (MMC). 2015 MICHIGAN PLUMBING CODE (MPC). 2014 MICHIGAN ELECTRICAL CODE PT8 (NEC). 2017 NATIONAL ELECTRICAL CODE (NEC).  2009 ICC/ANSI A117.1 AND MICHIGAN BARRIER FREE DESIGN LAW P.A. 1 OF 1966 AS AMENDED. 2015 INTERNATIONAL ENERGY CONSERVATION CODE (IECC) WITH 2013 ASHRAE STANDARD 90.1 STANDARD INCLUDING AMENDMENTS. 2015 MICHIGAN UNIFORM ENERGY CODE, PART 10a (MEC 2010 FIRE SUPPRESSION NFPA 13 2013 FIRE ALARM CODE NFPA 72 2012 INTERNATIONAL FIRE CODE (IFC) 2015 INTERNATIONAL FUEL GAS CODE (IFGC) PROJECT SHALL COMPLY WITH MBC 2015 CHAPTER 35 REFERENCE STANDARDS. WHITE LAKE TOWNSHIP ZONING ORDINANCE AND CODES
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PROJECT DATA:                                      
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SITE REQUIREMENTS:
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BUILDING DATA

AutoCAD SHX Text
GROSS FLOOR AREA
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USE GROUP    M - MERCANTILE  M - MERCANTILE  CONSTRUCTION TYPE  IIB NOT SPRINKLEDIIB NOT SPRINKLED
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MAXIMUM BUILDING HEIGHT  25'-0"   25'-0"   PROPOSED BUILDING HEIGHT 22'-1"22'-1"

AutoCAD SHX Text
BUILDING							3,893 GSF3,893 GSF
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16. A PORTABLE FIRE EXTINGUISHER MUST BE PRESENT DURING CONSTRUCTION. A PORTABLE FIRE EXTINGUISHER MUST BE PRESENT DURING CONSTRUCTION. PERMANENT PORTABLE FIRE EXTINGUISHER LOCATIONS TO BE DETERMINED PER I.F.C. AND FIELD BUILDING INSPECTOR. 17. FIRESTOPPING SHALL BE TESTED IN ACCORDANCE WITH ASTM E-814 TEST FIRESTOPPING SHALL BE TESTED IN ACCORDANCE WITH ASTM E-814 TEST STANDARDS. CONTRACTOR TO SUBMIT TEST REPORT ATTACHED WITH THE SUBMITTAL COVER SHEET FOR EACH APPLICATION, I.E., FOR EACH KIND OF CONSTRUCTION (RATED FLOOR./CEILING RATED WALLS,ETC.) BEFORE  INSTALLATION.  FIRESTOPPING INSTALLATION SHALL NOT BE CONCEALED WITH FINAL CONSTRUCTION UNTIL APPROVED BY BUILDING INSPECTOR. 18. ALL HAZARDOUS ROOMS TO HAVE DOOR CLOSURE AND SHALL BE SMOKE ALL HAZARDOUS ROOMS TO HAVE DOOR CLOSURE AND SHALL BE SMOKE TIGHT ENCLOSURES IN JANITOR CLOSETS, MECHANICAL / ELECTRICAL ROOMS AND STORAGE ROOMS. 19. DO NOT SCALE DRAWINGS. USE GIVEN DIMENSIONS ONLY.  DIMENSIONS ARE DO NOT SCALE DRAWINGS. USE GIVEN DIMENSIONS ONLY.  DIMENSIONS ARE TO THE FACE OF FINISH, U.N.O. THE DRAWINGS ARE DIAGRAMMATIC AND INDICATE GENERALLY THE LOCATIONS OF MATERIAL AND EQUIPMENT. THESE DRAWINGS SHALL BE FOLLOWED AS CLOSELY AS POSSIBLE.  GENERAL CONTRACTOR IS RESPONSIBLE FOR REVIEWING, COORDINATING AND APPROVING ALL WORK TO BE DONE BY SUB CONTRACTORS.  ANY SUBMITTAL TO ARCHITECT / ENGINEER SHALL BE REVIEWED BY THE G.C. BEFORE SUBMITTING TO ARCHITECT / ENGINEER.  IF DIMENSIONS ARE IN QUESTION THE CONTRACTOR IS RESPONSIBLE FOR CONSULTING WITH THE TENANT AND OWNER BEFORE CONTINUING WITH THE WORK FOR POSSIBLE REDESIGN. 20. VERIFY LOCATION OF ALL EQUIPMENT AND VERIFY SIZES, WALL OPENINGS, VERIFY LOCATION OF ALL EQUIPMENT AND VERIFY SIZES, WALL OPENINGS, AND SUPPORT REQUIREMENTS  WITH MANUFACTURER. PROVIDE OPENINGS, BRACING AND REINFORCEMENT AS REQUIRED BY  MANUFACTURER. 21. CONSTRUCTION MANAGER WILL SUPPLY SECURED STAGING AREA AND OFFICE CONSTRUCTION MANAGER WILL SUPPLY SECURED STAGING AREA AND OFFICE TRAILER.  22. CONSTRUCTION MANAGER WILL COMPLY WITH ENVIRONMENTAL AGENCIES.   CONSTRUCTION MANAGER WILL COMPLY WITH ENVIRONMENTAL AGENCIES.   23. CONSTRUCTION MANAGER WILL SUPPLY TOILET FACILITIES FOR ALL TRADES.   CONSTRUCTION MANAGER WILL SUPPLY TOILET FACILITIES FOR ALL TRADES.   24. CONSTRUCTION MANAGER WILL COMPLY WITH DEWATERING AS NECESSARY.   CONSTRUCTION MANAGER WILL COMPLY WITH DEWATERING AS NECESSARY.   25. CONSTRUCTION MANAGER WILL BE RESPONSIBLE TO KEEP A CLEAN SITE AT CONSTRUCTION MANAGER WILL BE RESPONSIBLE TO KEEP A CLEAN SITE AT ALL TIMES.   26. TEMPORARY BRACING, GUYING AND TIE DOWNS OF THE STRUCTURE DURING TEMPORARY BRACING, GUYING AND TIE DOWNS OF THE STRUCTURE DURING ERECTION SHALL BE THE RESPONSIBILITY OF THE ERECTOR AND CONTRACTOR(S). THE ENGINEER AND ARCHITECT ASSUME NO RESPONSIBILITY FOR THE ABSENCE, PRESENCE OR ADEQUACY OF ANY TEMPORARY BRACING. ALL EXISTING STRUCTURES THAT MAY BE AFFECTED BY THE NEW CONSTRUCTION SHALL BE BRACED AND PROTECTED AS REQUIRED. 27. WHERE A DETAIL IS SHOWN FOR ONE CONDITION, IT SHALL APPLY FOR ALL  WHERE A DETAIL IS SHOWN FOR ONE CONDITION, IT SHALL APPLY FOR ALL  LIKE OR SIMILAR CONDITIONS (UNLESS NOTED OTHERWISE). 28. ALL FURRED/ STUDDED WALLS SHALL HAVE FIRE BLOCKING AS  REQUIRED ALL FURRED/ STUDDED WALLS SHALL HAVE FIRE BLOCKING AS  REQUIRED BY CODE.  29. VERIFY ALL EXISTING FIELD CONDITIONS PRIOR TO COMMENCEMENT OF ANY VERIFY ALL EXISTING FIELD CONDITIONS PRIOR TO COMMENCEMENT OF ANY WORK. VERIFY ALL DISCREPANCIES BETWEEN FIELD CONDITIONS AND THE CONTRACT DOCUMENTS. IN THE EVENT OF DISCREPANCY, NOTIFY THE G.C. AND/OR THE ARCHITECT AND OBTAIN RESOLUTION BEFORE PROCEEDING. FAILURE TO NOTIFY THE ARCHITECT WILL NOT RELIEVE THE CONTRACTOR OF RESPONSIBILITY TO PERFORM THE WORK AS INTENDED BY THE CONTRACT DOCUMENTS. CONTRACTOR(S) SHALL BE RESPONSIBLE FOR ANY AND ALL WORK ARISING FROM SUCH FAILURE TO COORDINATE DISCREPANCIES TO THE SATISFACTION OF THE ARCHITECT. 31. ALIGN PARTITIONS WITH FACE OF OTHER PARTITIONS OR COLUMNS, UNLESS ALIGN PARTITIONS WITH FACE OF OTHER PARTITIONS OR COLUMNS, UNLESS NOTED OTHERWISE. THE FACE OF EVERY PARTITION SHALL BE FLUSH WITHOUT OFFSETS. CHANGES IN PARTITION THICKNESS SHALL OCCUR AT CORNERS, PARTITION INTERSECTIONS OR OTHER FEATURES WHICH INTERRUPT THE PLANE OF THE PARTITION. FACE OF CORRIDOR PARTITIONS SHALL BE FLUSH FOR THE ENTIRE LENGTH OF THE CORRIDOR REGARDLESS OF CHANGES IN PARTITION THICKNESS, ALL ADJUSTMENTS SHALL BE MADE TO THE ROOM SIDE OF THE CORRIDOR PARTITION AND AT CORNERS. 32. ALL GYPSUM BOARD MATERIALS AND ACCESSORIES SHALL CONFORM TO ALL GYPSUM BOARD MATERIALS AND ACCESSORIES SHALL CONFORM TO THE APPROPRIATE STANDARDS IN ACCORDANCE WITH TABLE 2506.2 MBC 2015. 33. REFER TO INTERIOR FINISHES REQUIREMENT ON LIFE SAFETY SHEET A.091.  REFER TO INTERIOR FINISHES REQUIREMENT ON LIFE SAFETY SHEET A.091.  ALL INTERIOR FINISHES SHALL HAVE A CLASS C FLAME SPREAD OF 76 TO 200 AND A SMOKE DEVELOPMENT INDEX NOT GREATER THAN 450 IN ACCORDANCE WITH ASTM E84 OR UL 723.  ALL INTERIOR CARPET INCLUDING THOSE IN EXIT ENCLOSURES SHALL COMPLY WITH MBC SECTION 804, DOC FF-1 "PILL TEST" (CPSC 16 CFR, PART 1630) CONTRACTOR TO PROVIDE COMPLETE DOCUMENTATION TO FIELD INSPECTOR.  FLOOR FINISH SHALL MEET A MIN. OF CLASS II FOR THE MIN. CRITICAL RADIANT FLUX INCLUDING THOSE IN EXIT ENCLOSURES. ALL FLOOR FINISHES SHALL BE IN ACCORDANCE WITH NFPA 253.  34. ALL EXPOSED INSULATION SHALL HAVE A CLASS A FLAME SPREAD NOT ALL EXPOSED INSULATION SHALL HAVE A CLASS A FLAME SPREAD NOT GREATER THAN 25 AND A SMOKE DEVELOPMENT NOT GREATER THAN 450 IN ACCORDANCE WITH ASTM E84 REQUIREMENTS. OWNER TO PROVIDE DOCUMENTATION. 35. ALL PLYWOOD, WOOD BLOCKING & NAILERS TO BE NON COMBUSTIBLE. ALL PLYWOOD, WOOD BLOCKING & NAILERS TO BE NON COMBUSTIBLE. 36. INFILL AROUND ALL EXTERIOR WALL PENETRATIONS.  FLASH WITH METAL & INFILL AROUND ALL EXTERIOR WALL PENETRATIONS.  FLASH WITH METAL & RUBBER AND SEAL TIGHT AT WALL. 37. "EXIT" SIGNS SHALL HAVE RED LETTERS AT LEAST 6" HIGH AND THE MINIMUM "EXIT" SIGNS SHALL HAVE RED LETTERS AT LEAST 6" HIGH AND THE MINIMUM WIDTH OF EACH STROKE  SHALL  BE 3/4"  ON A WHITE BACKGROUND OR IN OTHER APPROVED DISTINGUISHABLE COLOR. THE WORD  "EXIT"  EXCEPT THE LETTER  "I" SHALL HAVE LETTERS HAVING A WIDTH NOT LESS THEN 2 INCHES AND THE  MINIMUM  SPACING BETWEEN LETTERS  SHALL NOT BE LESS THAN 3/8" OF AN INCH.  SIGNS LARGER THAN THE MINIMUM  SIZE REQUIRED SHALL HAVE LETTERS  WIDTH AND SPACING IN THE SAME PROPORTION TO  THE HEIGHT AS  INDICATED IN THIS CODE.  IF AN ARROW IS PROVIDED AS PART OF AN "EXIT" SIGN,  THE  CONSTRUCTION  SHALL BE SUCH THAT THE ARROW CANNOT BE READILY  CHANGED.  THE WORD "EXIT"  SHALL BE CLEARLY DISCERNIBLE WHEN THE SIGN IS ILLUMINATION MEANS IS NOT  ENERGIZED. 38. MIN. AVERAGE ILLUMINATION OF 10 FOOTCANDLES IS REQUIRED AT A HEIGHT MIN. AVERAGE ILLUMINATION OF 10 FOOTCANDLES IS REQUIRED AT A HEIGHT OF 30" AFF OVER THE AREA  OF ALL ROOMS 39. PROVIDE TYVEK DRAINWRAP SHEET FOR ALL E.F.I.S. WORK INDICATED ON PROVIDE TYVEK DRAINWRAP SHEET FOR ALL E.F.I.S. WORK INDICATED ON DRAWINGS. 40. ALL EXIT DOORS & MEANS OF EGRESS DOORS SHALL BE SIDE HINGED, ALL EXIT DOORS & MEANS OF EGRESS DOORS SHALL BE SIDE HINGED, NON-LOCKING & SWING IN DIRECTION OF EGRESS. 41. ALL DOORS TO COMPLY WITH THE 2015 EDITION OF THE MICHIGAN ALL DOORS TO COMPLY WITH THE 2015 EDITION OF THE MICHIGAN BUILDING  CODE SECTION 1008 AND ICC/ANSI A117.1-2009 SECTION 404.2. 42. DOOR HANDLES, PLUS LATCH, LOCKS AND OTHER OPERATING MAXIMUM DOOR HANDLES, PLUS LATCH, LOCKS AND OTHER OPERATING MAXIMUM HEIGHT OF 34"-48" ABOVE FINISH FLOOR.  OPERATING DEVICES SHALL BE CAPABLE OF OPERATION WITH ONE HAND AND SHALL NOT REQUIRE TIGHT GRASPING, TIGHT PINCHING OR TWISTING OF THE WRIST TO OPERATE.  ALL MEANS OF EGRESS WHERE SERVING AN OCCUPANT LOAD OF 50 OR MORE PERSONS. THE OPENING FORCE FOR INTERIOR SIDE-SWING DOORS WITH- OUT CLOSERS SHALL NOT EXCEED 5-POUND FORCE.  FOR ALL OTHER SIDE-SWING, SLIDING AND FOLDING DOORS, THE DOOR LATCH SHALL RELEASE WHEN SUBJECT TO A 15-POUND FORCE. THE DOOR SHALL SWING TO A FULL-OPEN POSITION WHEN SUBJECTED TO A 15 POUND FORCE.  FORCES SHALL BE APPLIED TO THE LATCHSIDE. 43. ALL MEANS OF EGRESS DOORS SHALL BE READILY OPERABLE FROM THE ALL MEANS OF EGRESS DOORS SHALL BE READILY OPERABLE FROM THE SIDE FROM WHICH EGRESS IS TO BE MADE WITHOUT THE USE OF A KEY, SPECIAL KNOWLEDGE, OR EFFORT. 44. ALL EXIT DOORS & MEANS OF EGRESS DOORS SHALL BE SIDE HINGED, ALL EXIT DOORS & MEANS OF EGRESS DOORS SHALL BE SIDE HINGED, NON-LOCKING & SWING IN DIRECTION OF EGRESS. 45. ALL GLASS SHALL BE SAFETY GLASS AS REQ'D PER SECTION 2406.2 ALL GLASS SHALL BE SAFETY GLASS AS REQ'D PER SECTION 2406.2 AND SHALL PASS THE TEST REQ'MTS. OF CPSC 16 CFR, PART 1201 46. ALL EXIT DISCHARGE DOORS TO CONTAIN A RAISED CHARACTER SIGN ALL EXIT DISCHARGE DOORS TO CONTAIN A RAISED CHARACTER SIGN STATING "EXIT" COMPLYING WITH ICC A117.1 SECTION 703.3 AS REQ'D BY MBC 2015 SECTIONS 1110.4 (ITEM #2) AND 1011.4. 47. NO COMBUSTIBLES MATERIAL SHALL BE USED IN PLENUM SPACES.NO COMBUSTIBLES MATERIAL SHALL BE USED IN PLENUM SPACES.
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METER
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PREVENTER

BACKFLOW

BFP CW

PRIMER COAT AND PAINT EXTERIOR GAS PIPE.

GRAVEL IF ANY.  INSTALL GAS PIPE TO ALLOW FOR EXPANSION AND CONTRACTION.

1-1/2"=9', 1-1/4"=8', 1"=7', 3/4"=6'.  PLACE BASE SHEETS ON ROOFING BEFORE

SUPPORT SPACING FOR PIPE SIZE: 5"=16', 4"=14', 3"=12', 2-1/2"=11', 2"=10'

NYLON ROLLER

MIRO MODEL 3-R

DETAIL ON ROOF
NO SCALE

PROVIDE VENT EXTENDING 6" ABOVE DRAIN PAN

LEVEL IF REQUIRED BY LOCAL CODE

DISCHARGE AWAY

FROM SERVICE AREAS
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SHOWN ON PLANS
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ROOF

AHU SUPPORT

ROOFTOP UNIT

THREADED TEE, WITH EXTENDED

NIPPLE AND CAP

A = GREATER OF 4" OR 12" PLUS ROOFTOP UNIT TOTAL

PRESSURE IN INCHES-WATER COLUMN.

DRAWTHRU:

B =1" PLUS FAN SUCTION PRESSURE IN INCHES WATER COLUMN

NOTES:

1. 1" Ø MINIMUM PIPE SIZE OR SIZE PER DRAIN TAP IN ROOFTOP UNIT.

TYPICAL GAS PIPE SUPPORT

SCALE: N.T.S
SECTION THROUGH HVAC UNIT

MECHANICAL AND PLUMBING NOTES
A. WATER SUPPLY SYSTEM

1. ALL PLUMBING FIXTURES MUST CONFORM TO BUT NOT LIMITED

TO SECTION 608 - “PROTECTION OF POTABLE WATER
SUPPLY” OF THE 2012 MICHIGAN PLUMBING CODE AND THE
STANDARDS OF THE ASSE-AMERICAN SOCIETY OF SANITARY

ENGINEERS.

2. ALL PIPING SHALL BE TYPE “L” COPPER, INSULATED WITH 1
INCH PLENUM RATED FIBERGLASS WRAP.

3. PROVIDE SHUT-OFF VALVE AT TENANT AREA AS INDICATED

ON THE PLAN.

B. SANITARY SEWER SYSTEM
1. ALL SANITARY SEWER PIPING SHALL BE CAST IRON ABOVE

FLOOR. PVC PIPING SHALL BE PERMITTED BELOW THE FLOOR

SLAB IF APPROVED BY AHJ.

2. SANITARY SEWER PIPING SHALL BE SLOPED ¼” PER FOOT.
3. CLEANOUTS SHALL BE IN ACCORDANCE WITH UP TO DATE

PLUMBING CODES IN THE LOCATION OF THE BUILDING.

4. PROVIDE SANITARY VENTS AND VTR'S AT INTERIOR WALLS AS REQUIRED.

    5. PROVIDE CLEAN OUTS AT EVERY CHANGE OF DIRECTION GREATER THAN 45 DEGREES

AND EVERY 50 FEET STRAIGHT RUN.

C. STORM SEWER SYSTEM
1. STORM SEWER PIPING MAY BE PCV BELOW THE FLOOR SLAB IF APPROVED BY AHJ.

2. METAL ROOF LEADERS SHALL BE CONNECTED TO UNDERGROUND STORM SEWER

PIPING.

3. ALL PIPING SHALL BE INSULATED WITH 1 INCH PLENUM RATED FIBERGALSS WRAP.

4. CLEANOUTS ARE TO BE PROVIDED THE SAME AS REQUIRED FOR SANITARY PIPING.

5. OVERFLOW NOZZLE, PER ARCHITECTURAL TRADE.

D. MECHANICAL HVAC UNITS
1. MECHANICAL ROOF TOP UNITS, CURBS AND ACCESSORIES AS SPECIFIED ARE TO

BE PROVIDED AND INSTALLED BY MECHANICAL CONTRACTOR.

2. GAS PIPING FROM GAS METER TO ROOF TOP HVAC UNITS SHALL BE PROVIDED

AND INSTALLED PER GAS COMPANY AND ASHRAE STANDARDS.

3. GAS PIPING SHALL BE SIZED BY THE MECHANICAL CONTRACTOR

PER UTILITY COMPANY AND ROOF TOP UNIT MANUFACTURER'S

REQUIREMENTS.

4. GAS PIPING ON ROOF TO CONNECT TO EACH CORRESPONDING

TENANT GAS METER.SEE MEP-200 FOR GAS PIPE ROOF SUPPORT

DETAILS.

E.       KEYED MECHANICAL NOTES

1. GAS SERVICE MAIN COORDINATE WITH CIVIL & UTILITY CO. 

2. 2 INCH DOMESTIC WATER METER PER THE CITY REQUIREMENTS.

SEE DOMESTIC WATER METER RISER DETAIL ON THIS

SHEET.

3. 6 INCH ROOF SUMP 6 INCH CAST IRON HORIZONTAL TO 6 INCH

VERTICAL DOWN FACE OF BACK WALL WITH CLEAN OUT AT

BASE. HOLD VERTICAL CONDUCTOR TIGHT TO BACK WALL FACE.

REFER TO ARCHITECTURAL DRAWINGS FOR TYPICAL ROOF SUMP

DETAIL AND PLUMBING GENERAL NOTES FOR PIPE INSULATION

REQUIREMENTS.

4. 6 INCH OVERFLOW ROOF SUMP TO 6 INCH HORIZONTAL CAST

IRON OVERFLOW CONDUCTOR IN JOIST SPACE. SLOPE AT

MINIMUM ¼" PER L.F. HOLD CONDUCTOR AS HIGH AS POSSIBLE

WITHIN JOIST SPACE. REFER TO ARCHITECTURAL DRAWINGS

FOR TYPICAL ROOF OVERFLOW NOZZLE DETAIL AND PLUMBING

GENERAL NOTES FOR PIPE INSULATION REQUIREMENTS.

5. 6 INCH CAST IRON STORM ABOVE. SLOPE AT MINIMUM 1/8"

PER L.F.

6. 8 INCH BUILDING STORM SEWER LEAD, COORDINATE SITE

STORM LEAD SIZE, INVERT ELEVATION AND LOCATION WITH

CIVIL.

7. 6 INCH SANITARY SEWER UNDERGROUND. PITCH AT

MINIMUM ¼" PER L.F.

8. 6 INCH BUILDING SANITARY LEAD-COORDINATE SITE

SANITARY SIZE, INVERT ELEVATION AND LOCATION WITH

CIVIL.

9. GAS SERVICE MAIN COORDINATE WITH CIVIL & UTILITY CO.

10. BUILDING HOSE BIBS TO BE ON HOUSE METER.  VERIFY

EXACT LOCATION IN FIELD W/ OWNER AND CONTRACTOR.
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