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Tuesday, May 10, 2016 
7:30 P.M. 
Room 315 

 
AGENDA 

 
A. Call to Order 

 
B. Approval of Minutes for April 12, 2016 

 
C. Public Comment on Non-Agenda Items 

 
D. New Business 

 
1. Public Hearing – Conditional Rezoning from Mixed Use 2 to General Business and 

associated Site Plan (SP 16-05-08) to establish automobile dealership for classic and antique 
vehicles within existing building at 707-711 E. Fourth St. (parcel no. 25-22-132-019) 
LBI Limited, Petitioner 
CG Emerson Real Estate Group, Owner 
Roger J. Berent Architects, Architect 
 

2. Public Hearing – Special Land Use & Site Plan (SP 16-05-09) to expand and renovate 
assisted-living senior housing facility (Assured Senior Living) at 1910 N. Washington Ave. 
(parcel no. 25-09-480-017) 
Assured Senior Living Group, Petitioner & Owner 
Edmund London & Associates, Inc., Architect 
 

3. Public Hearing – Special Land Use & Site Plan (SP 16-05-10) to expand showroom for 
automobile dealership with service center/repair garage (Village Jeep) at 31200 Woodward Ave. 
(parcel no. 25-06-476-001) 
Village Chrysler Jeep, Inc., Petitioner & Owner 
Dorchen/Martin Associates, Inc., Architect 
 

4. Public Hearing – Special Land Use & Site Plan (SP 16-05-11) to expand existing building and 
establish fitness center (Planet Fitness) within former grocery store at 2554-2616 Crooks Rd. 
(parcel no. 25-09-154-017 & 19) 
Essco of Royal Oak, Petitioner & Owner 
K&M Building, Inc., Contractor 
Nowak & Frauss, Engineer 
Daniel Biber Associates, Architect 
 

5. SP 16-05-12 – Site Plan to construct 39 multiple-family dwelling units within four-story building 
(47 ft. 10 in. height) at 211-235 E. Harrison Ave. (parcel nos. 25-22-303-024, 25-22-303-025, & 
25-22-303-048) 
KASCO Equities, Petitioner & Owner 
Saroki Architecture, Architect 
 

6. SP 16-05-13 – Site Plan to construct new seven-level municipal parking deck (80-ft. height) on 
south side of W. Second St. between S. Washington Ave. and S. Center St. (parcel no. 25-
21-232-001) 
City of Royal Oak, Petitioner & Owner 
Rich & Associates, Inc., Engineer & Architect 
 

E. Other Business 

http://www.romi.gov/


ROYAL OAK PLANNING COMMISSION 
CITY OF ROYAL OAK, MICHIGAN 

Tuesday, April 12, 2016 
7:30p.m. 

 
 

AGENDA 
 

A. Call to Order 
 

B. Approval of Minutes for March 15, 2016 
 

C. Public Comment on Non-Agenda Items 
 

D. New Business 
 
1. Public Hearing – SP 16-04-05 – Amendment to Final Planned Unit Development (PUD) Site 

Plan (SP 15-03-06) to construct 10,240-sq. ft. shopping center with restaurants, outdoor cafés, 
barber shop / hair salon, optometrist, and urgent care clinic on Outlot “A” at southeast corner of 
E. Twelve Mile Rd. & N. Edgeworth Ave. (parcel no. 25-14-126-009) 
Versa Development, LLC, Petitioner & Owner 
Giffels-Webster, Engineer 
Rogvoy Architects, Architect 
 

2. Public Hearing – Conditional Rezoning from Mixed Use 2 to Neighborhood Business and 
associated Site Plan (SP 16-04-06) to construct 2,929-sq. ft. financial institution with drive-
through ATM (Community Choice Credit Union) at 1722-1740 Crooks Rd. (parcel nos. 25-16-
204-001 & 004) 
Community Choice Credit Union, Petitioner & Owner 
Facilinet Services, Inc., Representative 
SA+A Architects, Architect 
 

3. Public Hearing – Conditional Rezoning from One Family Residential to Multiple Family 
Residential and associated Site Plan (SP 16-04-07) to construct 6 multiple-family dwelling units 
in 3-story building (31-ft. height) at 326 Oakland Ave. (parcel no. 25-16-477-021) 
Jeff Dawkins Architect, LLC, Petitioner & Architect 
R. Coburn, Owner 
 

E. Other Business 
 

1. SV 16-04-03 – Sign Variance request to install wall sign for hospital (Beaumont Health System) 
at 3601 W. Thirteen Mile Rd. (parcel no. 25-07-251-024) with variance to waive 170 sq. ft. from 
maximum permitted 150-sq. ft. wall sign area. 
Phillips Sign & Lighting, Inc., Petitioner & Contractor 
Beaumont Health System, Owner 
 

2. Preliminary Report to Establish L.A. Young Historic District 
 

3. City of Troy Master Plan 
 

4. City of Southfield Master Plan 
 

5. Adopted Capital Improvements Program for 2016-2017 Fiscal Year 
 

6. Administrative Site Plan Approvals 
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Present Absent 
Rebecca Black Gary Quesada 
Robert Bruner Anne Vaara, Vice-Chairperson 
Jeffrey Chase  
Sharlan Douglas, City Commissioner Staff 
Jim Ellison, Mayor Tim Thwing, Director of Community Development 
Clyde Esbri, Chairperson  
Dan Godek  

 
 
A. Call to Order 
 

Chairperson Esbri called the April 12, 2016 regular meeting of the Planning Commission to order at 
7:30 p.m. 

 
 
B. Approval of Minutes for March 15, 2016 
 

Moved by Mr. Chase  
Supported by Mr. Godek  
 
To approve the minutes of the March 15, 2016 regular meeting of the Planning Commission as 
presented. 
 
Motion adopted unanimously. 

 
 
C. Public Comment on Non-Agenda Items 

 
Chairperson Esbri invited members of the audience to comment on any issues that were not part of 
the meeting’s agenda. As no members of the audience came forward Chairperson Esbri closed the 
public comment portion of the agenda. 

 
 
D. New Business 
 
1. Public Hearing – SP 16-04-05 – Amendment to Final Planned Unit Development (PUD) Site Plan 

(SP 15-03-06) to construct 10,240-sq. ft. shopping center with restaurants, outdoor cafés, barber 
shop / hair salon, optometrist, and urgent care clinic on Outlot “A” at southeast corner of E. Twelve 
Mile Rd. & N. Edgeworth Ave. (parcel no. 25-14-126-009) 
Versa Development, LLC, Petitioner & Owner 
Giffels-Webster, Engineer 
Rogvoy Architects, Architect 
 
Moved by Mayor Ellison  
Supported by Mr. Godek  
 
To recommend that the City Commission approve SP 16-04-05, an amendment to a final planned 
unit development (PUD) site plan (SP 15-03-06) to construct a 10,240-square foot shopping center 
with restaurants, outdoor cafés, a barber shop / hair salon, an optometrist, and an urgent care clinic 
on Outlot “A” at the southeast corner of East Twelve Mile Road and North Edgeworth Avenue 
(parcel no. 25-14-126-009), with the following contingencies: 
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a. The petitioner shall prepare and submit an application for review of the final PUD site plan 

amendment by the City Commission containing all information required under § 770-99 (C) of the 
Zoning Ordinance, including a draft amendment to the development agreement. The final PUD 
site plan amendment to be reviewed by the City Commission shall comply with the Zoning 
Ordinance (Chapter 770) unless otherwise specified within these contingencies. 

b. Prior to review by the City Commission, the final PUD site plan amendment shall be revised to 
include the following items: 

1) The dimensions and floor area of the shopping center and outdoor cafés shall be consistent 
on all plan sheets. 

2) The usable floor area and required off-street parking for all uses shall be as calculated by 
staff. 

3) A joint access agreement shall be submitted verifying permanent access will be maintained 
between outlot “A” (the shopping center) and the development parcel (Kroger). 

4) Additional deciduous trees with a minimum caliper of 2.5 inches and proper spacing shall be 
added to the landscaped area along the south boundary of outlot “A.” 

5) A master signage plan shall be included and all signage shall comply with the required 
provisions of Sign Area 1 in § 607-10 of the Sign Ordinance. 

c. The final PUD site plan amendment to be reviewed by the City Commission shall include 
separate boundaries, dimensions, and a legal description for outlot “A” and the proposed 
shopping center, specifying both the ownership and party responsible for future maintenance of 
outlot “A.” 

d. The amendments to the final PUD site plan and/or development agreement to be reviewed by the 
City Commission shall include, as required under § 770-99 (C)(1)(c) and (d) of the Zoning 
Ordinance, a specific schedule of the intended development and construction details, including 
phasing or timing, a staging plan, and a specific schedule of general improvements, including, 
without limitation, lighting, signage, the mechanisms designed to reduce noise, utilities, and visual 
screening features. 

e. All paving, utilities, and other improvements, including work within public rights-of-way, shall be in 
accordance with the specifications and standards of the City Engineer. All electrical, telephone, 
and similar utilities shall be placed underground. 

f. A performance bond shall be posted in an amount to be determined by the Building Official. 

g. The final PUD site plan amendment shall meet all other code and ordinance requirements, as 
determined by the Building Official and City Engineer, including, but not limited to, the Michigan 
Building Code and the city’s Stormwater Detention Ordinance (Chapter 644), and the City 
Commission shall approve an amendment to the associated development agreement, prior to 
issuance of any building or right-of-way permits. 

 
Motion adopted unanimously. 
 

2. Public Hearing – Conditional Rezoning from Mixed Use 2 to Neighborhood Business and 
associated Site Plan (SP 16-04-06) to construct 2,929-sq. ft. financial institution with drive-through 
ATM (Community Choice Credit Union) at 1722-1740 Crooks Rd. (parcel nos. 25-16-204-001 & 004) 
Community Choice Credit Union, Petitioner & Owner 
Facilinet Services, Inc., Representative 
SA+A Architects, Architect 
 
Moved by Mr. Godek  
Supported by Commissioner Douglas  
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Be it resolved, that the request to conditionally rezone 1722-1740 Crooks Road (parcel nos. 25-16-
204-001 & 25-16-204-001004) from Mixed Use 2 to Neighborhood Business in order to construct a 
2,929-square foot financial institution with a drive-through ATM (Community Choice Credit Union) is 
hereby referred to the City Commission with a recommendation for approval, based upon the 
following: 
 
a. Although the requested Neighborhood Business zone is not entirely consistent with the site’s 

planned future use of “Mixed Use – Residential/Office/Commercial,” adjacent properties with the 
same planned future use designation are developed with similar and identical commercial uses. 
The proposed use is consistent with the characteristics of surrounding buildings and uses. 

b. The site's physical and other environmental features are compatible with the proposed use. 

c. The proposed use is compatible with surrounding uses and zoning in terms of land suitability, 
impacts on the environment, traffic volumes, aesthetics, infrastructure, and potential influence on 
property values. 

d. The street system is capable of safely and efficiently accommodating expected traffic volumes 
generated by the proposed use. 

e. The capacity of public utilities and services is sufficient to accommodate the proposed use 
without compromising the city's health, safety and welfare. 

Be it further resolved, that SP 16-04-06, a site plan to construct a 2,929-square foot financial 
institution with a drive-through ATM (Community Choice Credit Union) at 1722-1740 Crooks Road 
(parcel nos. 25-16-204-001 & 25-16-204-001004), is hereby referred to the City Commission with a 
recommendation of approval with the following contingencies: 
 
a. Prior to review by the City Commission, a conditional zoning agreement between the petitioner 

and the city shall be submitted for review and approval by the City Attorney specifying all 
conditions voluntarily offered by the petitioner and all requested waivers from required Zoning 
Ordinance and Sign Ordinance standards. 

b. Prior to review by the City Commission, a revised site plan shall be submitted by the petitioner 
that includes all contingencies required by the Planning Commission, including a master signage 
plan. Signage may include: (1) a wall sign with 16 square feet of sign area placed partially above 
the building’s roofline on the east side façade; and (2) a monument sign with a height of 
approximately 6 feet 4 inches, a sign area of approximately 20 square feet, and a setback of 10 
feet from the northwest parcel boundary at the intersection of Twelve Mile Road and Crooks 
Road. All other signage shall comply with the required provisions of Sign Area 1 in § 607-10 of 
the Sign Ordinance. 

c. Exterior lighting fixtures shall be modified to comply with § 770-96 (B) of the Zoning Ordinance 
and other city codes and ordinances, including being directed downward and shielded so as not 
to shine on adjacent property, and within maximum permitted fixture heights and illumination 
levels. 

d. All work and/or improvements within the public right-of-way shall be in accordance with the 
specifications and standards of the City Engineer. 

e. A performance bond shall be posted in an amount to be determined by the Building Official. 

f. The site plan shall meet all other code and ordinance requirements, as determined by the 
Building Official and City Engineer, prior to issuance of any building permit. Such requirements 
include, but are not limited to, the Michigan Building Code and the Stormwater Detention 
Ordinance (Chapter 644). 
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Motion adopted unanimously. 
 

3. Public Hearing – Conditional Rezoning from One Family Residential to Multiple Family 
Residential and associated Site Plan (SP 16-04-07) to construct 6 multiple-family dwelling units in 3-
story building (31-ft. height) at 326 Oakland Ave. (parcel no. 25-16-477-021) 
Jeff Dawkins Architect, LLC, Petitioner & Architect 
R. Coburn, Owner 
 
Moved by Mr. Chase  
Supported by Mr. Bruner  
 
Be it resolved, that the request to conditionally rezone 326 Oakland Avenue (parcel no. 25-16-477-
021) from One Family Residential to Multiple Family Residential in order to construct six multiple-
family dwelling units in a three-story building (31-foot height) is hereby referred to the City 
Commission with a recommendation for approval, based upon the following: 
 
a. Although the requested Multiple Family Residential zone is not consistent with the site’s planned 

future use of “Single Family Residential – Medium Density,” adjacent properties with the same 
planned future use designation are developed with multiple-family dwelling units that are defined 
as conforming uses within the One Family Residential Overlay District. The proposed number of 
multiple-family dwelling units is consistent with the characteristics of surrounding buildings and 
uses. 

b. The site's physical and other environmental features are compatible with the proposed number of 
multiple-family dwelling units. 

c. The proposed number of multiple-family dwelling units is compatible with surrounding uses and 
zoning in terms of the environment, density, traffic volumes, aesthetics, infrastructure, and 
potential influence on property values. 

d. The street system is capable of safely and efficiently accommodating expected traffic volumes 
generated by the proposed number multiple-family dwelling units. 

e. The capacity of public utilities and services is sufficient to accommodate the proposed number 
multiple-family dwelling units without compromising the city's health, safety and welfare. 

f. There is an apparent demand in the city for multiple-family dwelling units in relation to the amount 
of land in the city currently zoned and available to accommodate the demand. 

g. The requested Multiple Family Residential zone does not create an isolated and unplanned spot 
zone as adjacent properties to the south and west are zoned Multiple Family Residential and 
there are surrounding multiple-family uses within the One Family Residential Overlay District. 

Be it further resolved, that SP 16-04-07, a site plan to construct a six multiple-family dwelling units 
in a three-story building (31-foot height) at 1722-1740 Crooks Road 326 Oakland Avenue (parcel 
no. 25-16-477-021), is hereby referred to the City Commission with a recommendation of approval 
with the following contingencies: 
 
a. Prior to review by the City Commission, a conditional zoning agreement between the petitioner 

and the city shall be submitted for review and approval by the City Attorney specifying all 
conditions voluntarily offered by the petitioner and all requested waivers from required Zoning 
Ordinance standards. 

b. Prior to review by the City Commission, the petitioner shall submit a revised site plan that 
includes all revisions or contingencies required by the Planning Commission, and also a detailed 
landscaping plan containing all elements required under § 770-90 (C)(1) through (7) of the Zoning 
Ordinance. 
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c. All work and/or improvements within the public right-of-way shall be in accordance with the 
specifications and standards of the City Engineer. 

d. Any exterior lighting fixtures shall comply with § 770-96 (B) of the Zoning Ordinance and other 
city codes and ordinances, including being directed downward and shielded so as not to shine on 
adjacent property, and within maximum permitted fixture heights and illumination levels. 

e. A performance bond shall be posted in an amount to be determined by the Building Official. 

f. The site plan shall meet all other Code and Ordinance requirements, as determined by the 
Building Official, Fire Marshall, and City Engineer, prior to issuance of any building permit. Such 
requirements include, but are not limited to, the Michigan Building Code, the Fire Prevention 
Ordinance (Chapter 340), and the Stormwater Detention Ordinance (Chapter 644). 

Motion adopted unanimously. 
 
 
E. Other Business 
 
1. SV 16-04-03 – Sign Variance request to install wall sign for hospital (Beaumont Health System) at 

3601 W. Thirteen Mile Rd. (parcel no. 25-07-251-024) with variance to waive 170 sq. ft. from 
maximum permitted 150-sq. ft. wall sign area. 
Phillips Sign & Lighting, Inc., Petitioner & Contractor 
Beaumont Health System, Owner 
 
Moved by Mayor Ellison  
Supported by Mr. Chase  
 
To grant SV 16-04-03, a sign variance request to install wall sign for a hospital (Beaumont Health 
System) at 3601 West Thirteen Mile Road (parcel no. 25-07-251-024) with a variance to waive 170 
square feet from maximum permitted 150-square foot wall sign area. 
 
Motion adopted unanimously. 
 

2. Preliminary Report to Establish L.A. Young Historic District 
 
Moved by Mr. Bruner  
Supported by Commissioner Douglas  
 
Be it resolved, that the Planning Commission has no objection to the designation of the L.A. Young 
Historic District located on North Altadena Avenue, Royal Oak, Michigan, as a Local Historic 
District. 
 
Motion adopted unanimously. 
 

3. City of Troy Master Plan 
 
Notices from the City of Troy and Oakland County regarding proposed amendments to Troy’s Master 
Plan were presented as required by state law. No further action was taken. 
 

4. City of Southfield Master Plan 
 
Notices from the City of Southfield and Oakland County regarding proposed amendments to 
Southfield’s Master Plan were presented as required by state law. No further action was taken. 
 

5. Adopted Capital Improvements Program for 2016-2017 Fiscal Year 
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The capital improvements program for the 2016-2017 fiscal year as adopted by the City Commission 
was presented. No further was taken 
 

6. Administrative Site Plan Approvals 
 
A list of site plans administratively approved by the Planning Division during the first quarter of 2016 
was presented. No further action was taken. 

 
 
F. Adjournment 
 

Moved by Commissioner Douglas  
Supported by Mayor Ellison  
 
To adjourn the April 12, 2016 regular meeting of the Planning Commission at 9:17 p.m. 
 
Motion adopted unanimously. 

 
 
 
 
 
    
Clyde Esbri Timothy E. Thwing 
Chairperson, Planning Commission Director of Community Development 
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 Zoning Map Future Land Use Map 
 

DATE: April 29, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: Conditional Rezoning from Mixed Use 2 to General Business and associated 

Site Plan (SP 16-05-08) to establish automobile dealership for classic and 
antique vehicles within existing building at 707-711 E. Fourth St. (parcel no. 25-
22-132-019) 
LBI Limited, Petitioner 
CG Emerson Real Estate Group, Owner 
Roger J. Berent Architects, Architect 

 
 
1. Location & Existing Conditions 

 
The property is located at the northeast 
corner of East Fourth Street and Kayser 
Avenue. The parcel has a lot width and 
frontage of 168.5 feet along Fourth Street, a 
lot depth and frontage of 100 feet along 
Kayser Avenue, and a lot area of 
approximately 14,997 square feet or 0.34 
acres. The site is developed with a one-story 
building that was previously occupied by 
various industrial uses. The adjacent 
residential parcel to the north is owned by the 
same petitioner and currently vacant except 
for rows of planting beds. 
 

2. Zoning & Future Land Use 
 
The site is zoned “Mixed Use 2” (left) while its planned future use on the Future Land Use 
Map of the city’s Master Plan is designated as “Mixed Use – Residential / Office / 
Commercial” (right). 
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According to the Master Plan, areas designated as “Mixed Use – Residential / Office / 
Commercial” are intended to provide for a mixture of residential, office, and lower-intensity 
commercial uses. They are designed to maintain and promote the flexible redevelopment of 
certain areas of the city. Upper-floor dwelling units above retail sales, personal services, or 
offices are encouraged. 
 

3. Road Classification 
 
The Master Plan’s Functional Road Classification System identifies Fourth Street as an 
urban collector. The primary function of urban collectors is to provide access and mobility 
within residential, commercial, or industrial areas rather than through travel movements. 
Kayser Avenue is identified as a local street. Local streets are intended to carry low volumes 
of traffic and provide access to individual properties with limited continuity and mobility. 
 

4. Conditional Rezoning 
 
The petitioner is proposing to change the zoning of the parcel from Mixed Use 2 to General 
Business as a conditional rezoning under Section 405 of the Michigan Zoning Enabling Act 
[Act 110 of 2006]. A site plan is also proposed as part of the conditional rezoning to 
establish an automobile dealership for classic and antique vehicles within the existing 
building. 
 
Under Section 405 of the Zoning Enabling Act, a petitioner may voluntarily offer in writing 
and the city may approve certain uses and development of property as a condition to 
rezoning land. Such conditions must be offered voluntarily by a petitioner; the city may not 
require a petitioner to offer conditions as a prerequisite for rezoning property. The conditions 
proposed by a petitioner as part of a conditional rezoning are supposed to result in 
recognizable and material benefits to the city that would unlikely be achieved otherwise 
under the site’s existing zoning. 
 
As part of a conditional rezoning request, the petitioner needs to specify what conditions 
they offer, what recognizable and material benefits these conditions will achieve that cannot 
be realized under the site’s existing zoning, and how these benefits justify the rezoning and 
outweigh having certain aspects of their proposed site plan not meet required Zoning 
Ordinance standards. 
 
In approving conditions to a rezoning, the city may establish a time period during which the 
conditions apply. If the conditions are not satisfied within the time specified then the land 
reverts to its former zoning classification. During the approved time period, the city can 
neither add to nor alter the conditions. The time period can be extended by mutual 
agreement between the city and petitioner. 
 
As part of a conditional rezoning, the city may waive required standards of the Zoning 
Ordinance if they feel the conditions proposed by the petitioner and the benefits that would 
result from them outweigh the need to meet such standards. Conversely, compliance with 
some or all Zoning Ordinance standards may be required by the city. 
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5. Proposed Use & Site Plan 
 
A. Proposed Use. The petitioner proposes to establish an automobile dealership for classic 

and antique vehicles within the existing building. The operational characteristics of the 
petitioner’s dealership are described within their attached plan of operation. 

Under § 770-8 of the Zoning Ordinance, an automobile dealership is defined as a 
building or premises used primarily for the sale of new or used automobiles. No 
distinction is made for antique or classic automobiles. 

Automobile dealerships are not included among the permitted and special land uses 
allowed within the site’s existing Mixed Use 2 zoning. Dealerships for automobiles and 
other vehicles are allowed as a special land use in the General Business zoning district 
and also in the General Industrial zoning district under certain conditions. 
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B. Loading. The petitioner’s initial site plan reviewed by staff included re-opening of an 
overhead door on the south front façade of the building. The overhead door formerly at 
this location had been closed and converted into a pedestrian door at some point in the 
past. The overhead door would presumably be used for loading and unloading for-sale 
vehicles into the building from Fourth Street. 

Loading and unloading of vehicles by an automobile dealership is not permitted within a 
street right-of-way and must take place entirely on site according to § 770-63 (I) of the 
Zoning Ordinance. The Planning and Engineering Divisions therefore recommended that 
this door remain a pedestrian door and that any overhead door be placed on the 
building’s west side façade. Loading and unloading of vehicles could then be 
accommodated from the parking lot on the west side of the building. 

The petitioner revised their site plan as recommended and it now shows an overhead 
door on the west side façade of the building. The former overhead door on the south 
front façade will be modified into a recessed entrance for pedestrians only. 

C. Off-Street Parking. The gravel parking lot on the west side of the building would be 
redeveloped and contain eight parking spaces according to the site plan. All parking lots 
must be hard surfaced with asphalt or concrete according to § 770-109 (A) of the Zoning 
Ordinance, however no paving details are provided on the site plan. The parking spaces 
and maneuvering aisle in this lot would comply with dimensions for 90° parking required 
in § 770-109 (F). 

Three parallel parking spaces are shown in the east side parking lot. This lot is currently 
paved with concrete. The parallel parking spaces shown on the site plan would not 
comply with required maneuverability standards as there is no way to pull forward and 
exit these spaces. Additionally, one parallel space has a depth of only 20 feet while the 
minimum required depth under § 770-109 (F) is 25 feet. 

Converting the parallel spaces to a 90° parking pattern would also not comply with 
required dimensions. The paved area for the east side parking lot is only 31 feet 5 ½ 
inches at its widest point. A width of 40 feet would be required to provide 90° parking 
spaces that met minimum dimensions required in § 770-109 (F). 

The proposed site plan would provide eight off-street parking spaces that would comply 
with required dimensional standards. The building would have 6,440 square feet of 
usable floor area according to staff’s calculations based on a review of the submitted 
floor plan. That amount of usable floor area would require 33 off-street parking spaces 
for an automobile dealership according to § 770-107 of the Zoning Ordinance (one 
parking space for every 200 square feet of usable floor area). 

The Planning Commission will therefore need to grant a waiver for the minimum required 
amount of off-street parking as part of any conditional rezoning, and possibly additional 
waivers if there is to be any parking on the east side of the building. 

D. Vehicular Access. The parking lot on the west side of the building would be accessed via 
the existing driveway from Fourth Street. The site plan notes that the approach would be 
modified and reconfigured according to the Engineering Division’s required standards. 
No vehicular access is proposed to Kayser Avenue from the west side parking lot. The 
driveway to the parking lot on the east side of the building from Fourth Street would 
remain unchanged. 
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E. Landscaping & Screening. The adjacent property to the north is zoned One Family 
Residential and the west parking lot is directly adjacent to Kayser Avenue. Screening in 
accordance with § 770-90 (D) and (E)(2) of the Zoning Ordinance would therefore be 
required along the north rear and west side lot lines even though the adjacent residential 
property to the north is owned by the petitioner. 

A landscaped evergreen buffer, masonry wall, or combination of the two with a minimum 
height of six feet is required along the north lot line according to § 770-90 (D). The 
required screening may be lowered to a height of 30 inches within the front yard setback 
from Kayser Avenue. The petitioner proposes a row of Arborvitae between the east and 
west parking lots and the north rear lot line. A continuous row of shrubs with a height of 
30 inches would be placed along the north rear lot line within the front yard setback from 
Kayser Avenue. No screening or landscaping would be placed behind the building. 

Landscaping, a masonry wall, or a combination of the two with a minimum height of 30 
inches is required between the west side parking lot and both Kayser Avenue and Fourth 
Street under § 770-90 (E)(2). A continuous row of shrubs with a height of 30 inches is 
proposed by the petitioner. 

Street trees are also proposed within the Fourth Street and Kayser Avenue curb lawns 
as required by the Engineering Division’s right-of-way standards. 

The Planning Commission will need to determine if the landscaping and screening 
proposed by the petitioner are adequate or if additional measures are necessary. 

F. Standards for Automobile Dealerships. All for-sale vehicles would be stored within the 
building according to the site plan; no vehicles offered for sale would be displayed 
outside within the parking lot. The site plan indicates a class “B” dealership license 
would be required from the State of Michigan and that such a license does not require 
the provision of outdoor storage spaces for vehicles. 

A note on the site plan states that the dealership will maintain compliance with the 
standards required for automobile dealerships in § 770-63 of the Zoning Ordinance. 
Subparagraph (F) of that section requires that the Planning Commission determine 
during site plan review whether the lot area and frontage of a site are adequate to 
support the operation of a dealership. 

G. Waste Storage & Disposal. No exterior waste receptacles are shown on the site plan. All 
waste must therefore be contained within the building. If any exterior receptacles are 
added they must be screened with a six-foot masonry wall and gate according to § 770-
90 (I) of the Zoning Ordinance. 

H. Deviations from Required Standards. The following is a list of deviations from required 
Zoning Ordinance standards identified by staff that would be required as part of the 
conditional rezoning proposed by the petitioner: 

• Minimum required number of off-street parking spaces. [§ 770-107] 
• Minimum required parking space and maneuvering aisle dimensions. [§ 770-109 (F)] 
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6. Results of Approval 
 
Following a public hearing, the Planning Commission may recommend approval or denial of 
a conditional rezoning request to the City Commission including the conditions voluntarily 
offered by the petitioner. The Planning Commission may also request additional information 
from the petitioner and postpone making recommendation. A recommendation for approval 
or denial will be forwarded to the City Commission who must conduct two readings in order 
to change the zoning of any property. 
 

7. Recommendations 
 
In reviewing an application for an amendment to the Zoning Map, the Planning Commission 
shall consider the following criteria as contained in § 770-129 of the Zoning Ordinance, 
among other factors they may deem appropriate, in making their findings, recommendation, 
and decision: 
 

A. The requested zone should be consistent with the goals, policies and future land use map of the 
Master Plan, including any location-specific or corridor studies. If conditions have changed since 
the Master Plan was adopted, as determined by the Planning Commission or City Commission, the 
consistency with recent development trends in the site's area shall be considered. 

B. The site's physical, geological, hydrological and other environmental features should be compatible 
with the host of principal permitted and special land uses in the proposed zone. 

C. Evidence should document the applicant cannot receive a reasonable return on investment through 
developing the property with one or more of the principal permitted and special land uses under the 
current zoning. 

D. The potential uses allowed in the proposed zone should be compatible with surrounding uses and 
zoning in terms of land suitability, impacts on the environment, density, nature of use, traffic 
volumes, aesthetics, infrastructure, and potential influence on property values. 

E. The street system should be capable of safely and efficiently accommodating expected traffic 
volumes generated by potential uses in the requested zone. 

F. The capacity of public utilities and services should be sufficient to accommodate the potential uses 
in the requested zone without compromising the City's health, safety and welfare. 

G. There should be an apparent demand in the City for the types of potential uses in the requested 
zone in relation to the amount of land in the City currently zoned and available to accommodate the 
demand. 

H. The requested zone shall not create an isolated and unplanned spot zone. 
I. Other criteria as determined by the Planning Commission or City Commission which would protect 

the public health, safety and welfare, protect public and private investment in the City, promote 
implementation of the goals, objectives and policies of the Master Plan and any amendments 
thereto, and enhance the overall quality of life in the City. 

 
Should the Planning Commission recommend approval of the conditional rezoning and its 
associated site plan by the City Commission, the Planning Division recommends the 
following contingencies: 
 
A. Prior to review by the City Commission, a conditional zoning agreement between the 

petitioner and the city shall be submitted for review and approval by the City Attorney 
specifying all conditions voluntarily offered by the petitioner, including no outside storage 
or display of vehicles, and all requested waivers from required Zoning Ordinance 
standards. 

B. Prior to review by the City Commission, a revised site plan and landscaping plan shall be 
submitted by the petitioner that includes all revisions or contingencies required by the 
Planning Commission, as well as the following: 
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(1) Pavement details for all off-street parking lots, driveways, curbs, gutters, etc.; and  
(2) A detailed landscaping plan containing all elements required under § 770-90 (C)(1) 

through (7) of the Zoning Ordinance. 

C. All work and/or improvements within the public right-of-way shall be in accordance with 
the specifications and standards of the City Engineer. 

D. Any exterior waste receptacles must be screened in accordance with § 770-90 (I) of the 
Zoning Ordinance. 

E. All exterior lighting fixtures shall comply with § 770-96 (B) of the Zoning Ordinance and 
other city codes and ordinances, including being directed downward and shielded so as 
not to shine on adjacent property, and within maximum permitted fixture heights and 
illumination levels. 

F. All signage shall comply with § 607-10 Permitted Signs in Sign Area 1, (A) Wall Signs, of 
the Sign Ordinance (Chapter 607 Signs, Article II Sign Regulations) or receive 
necessary variances from the Planning Commission. 

G. A performance bond shall be posted in an amount to be determined by the Building 
Official. 

H. The site plan shall meet all other code and ordinance requirements, as determined by 
the Building Official, Fire Marshall, and City Engineer, prior to issuance of any building 
permit. Such requirements include, but are not limited to, the Michigan Building Code, 
the Fire Prevention Ordinance (Chapter 340), and the Stormwater Detention Ordinance 
(Chapter 644). 

 
 
 
 
Attachment 
 
 
 
 
cc: Dennis Griffin, CG Emerson Real Estate Group 

Roger J. Berent, Roger J. Berent Architects 
Keith Koscak, LBI Limited 

 
 
 
 
It is recommended that the petitioner or a representative attend the May 10, 2016 Planning Commission 
meeting. The meeting starts at 7:30 p.m. in the City Commission chambers on the 3rd floor of City Hall. 
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M E M O R A N D U M Meeting Date: May 10, 2016 
211 Williams St. / P.O. Box 64 

Community Development Department Royal Oak, MI 48068-0064 
Phone: (248) 246-3280 

City of Royal Oak, Michigan Fax: (248) 246-3005 
www.romi.gov 

 

 

DATE: April 29, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: Special Land Use & Site Plan (SP 16-05-09) to expand and renovate assisted-

living senior housing facility (Assured Senior Living) at 1910 N. Washington 
Ave. (parcel no. 25-09-480-017) 
Assured Senior Living Group, Petitioner & Owner 
Edmund London & Associates, Inc., Architect 

 
 
1. Zoning Map & Aerial Photograph 

 

  
 

2. Zoning Ordinance Provisions 
 
ARTICLE IV Zone Regulations & General Provisions – § 770-37 Multiple Family Residential, 
(C) Special Land Uses (2): Senior housing including assisted-living facilities are special land 
uses in the Multiple Family Residential zoning district according to § 770-37 (C)(2) of the 
Zoning Ordinance, subject to the required standards in § 770-72, Senior Housing, Adult 
Foster Care Congregate Facilities, and Convalescent Centers. 
 
ARTICLE V Special Provisions – § 770-72 Senior Housing, Adult Foster Care Congregate 
Facilities, and Convalescent Centers: This section contains design standards and 
operational requirements for various types of senior housing facilities. 
 

3. Compatibility with Master Plan 
 
The planned future use for the property is designated as “Multiple Family Residential” on the 
Future Land Use map of the city’s Master Plan. Areas planned as Multiple Family 
Residential are intended to provide for multiple-family dwelling units with 2,400 to 4,800 
square feet of site area for each dwelling. 
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4. Other Findings 
 
A. Location & Site Characteristics. The property is located at the northeast corner of North 

Washington Avenue and Mary Avenue, one block north of West Twelve Mile Road and 
west of North Main Street. The parcel has a lot width and frontage of 237.2 feet along 
Mary Avenue, a lot depth and frontage of 333 feet along Washington Avenue, and 
approximately 34,017 square feet or 2.1 acres of lot area. 

The site is developed with a one-story building occupied by an assisted living facility with 
60 units. Off-street parking is located to the east and north of the building with one 
driveway each to Mary Avenue and Washington Avenue. 

 

B. Proposed Use & Construction. The petitioner proposes to construct five separate 
additions to the building. Two of the additions would connect portions of the building that 
are currently open and provide pedestrian access to interior courtyards. These additions 
would include additional activity and dining rooms. Other additions would expand the 
vestibule for the entrance on the north side of the building, expand another dining room, 
and provide a new elevator. 

Along with the additions, the layout of the building’s floor plan would be revised. The 
number of units would be reduced from 60 to 55. Additional offices, nurse stations, and 
storage rooms would also be provided. 
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C. Vehicular Access. No additional driveways are proposed. The driveway to Washington 
Avenue would be shifted to the north to accommodate a reconfigured parking pattern on 
north side of the building. 

D. Landscaping & Screening. All existing landscaping would remain. Two greenbelts would 
be added along both sides of the driveway to Mary Avenue as recommended staff. A six-
foot masonry wall would be installed on the north and east sides of the waste receptacle 
located next to the storage garage at the northeast corner of the site. 

E. Off-Street Parking. Assisted-living facilities are required to provide one-half of an off-
street parking space for every unit according to § 770-107 of the Zoning Ordinance. 
Fifty-five units would therefore require 28 parking spaces. The parking lots would contain 
53 parking spaces once the additional greenbelts are installed at the driveway to Mary 
Avenue. 

F. Signage. There is an existing monument sign at the corner of Mary Avenue and 
Washington Avenue. The site is not located within a designated sign area. Monument 
signs are allowed for institutional uses outside of a designated sign area according to § 
607-14 (I)(2)(a) of the Sign Ordinance but only if the site is located along a major street. 

Neither Washington Avenue nor Mary Avenue is designated as a major street at this 
location. Therefore, the sign is nonconforming and any changes to it will require a 
separate sign variance from the Planning Commission. 

G. Design & Operational Standards. Each unit within an assisted-living facility is required to 
have at least 250 square feet of floor area according to § 770-72 (B)(3) of the Zoning 
Ordinance. Additionally, at least 14 units or 25% need to have more than 250 square 
feet under that same subparagraph. 

Units range in size from 204 square feet (unit type D) to 265 square feet (unit type B). 
Only eight of the 55 proposed units (unit types B and E) have more than 250 square feet 
of floor area. However, any units being altered under the proposed floor plan (unit types 
B and C) are being increased in size. All other units would remain unchanged. 

H. Result of Approval. If the petitioner’s request for a special land use permit is approved 
then site plan review may proceed. 

5. Recommendations 
 
The Planning Commission may grant special land use permits at its discretion. Following the 
required public hearing, the commission may approve, approve with conditions, or deny a 
special land use permit. The basis for the Planning Commission’s decision in the case of a 
special land use request is found in §770-11, Basis of Determination, which reads as 
follows: 
 

The Planning Commission shall review the proposed special land use in terms of the standards stated 
within this Ordinance and shall establish that such use and the proposed location: 
 
(a) Will be harmonious and in accordance with the general objectives or any specific objectives of the 

Master Plan. 
(b) Will be designed, constructed, operated, and maintained so as to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity and will not change the 
essential character of the area. 
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(c) Will not be hazardous or disturbing to existing uses or uses reasonably anticipated in the future. 
(d) Will be an improvement in relation to property in the immediate vicinity and to the City as a whole. 
(e) Will be served adequately by essential public services and facilities or that the persons responsible 

for the establishment of the proposed use will provide adequately any such service or facility. 
(f) Will not create excessive additional public costs and will not be detrimental to the economic welfare 

of the City. 
(g) Will be consistent with the intent and purposes of this Ordinance, and comply with all applicable 

provisions and standards, which are established for said use by this Ordinance and other 
applicable codes. 

 
 
 
 
cc: Vijay Sahore, Assured Senior Living Group 

Terry Clark, RA, LEED-AP, Edmund London & Associates, Inc. 
Jordan London, AIA, RA, Edmund London & Associates, Inc. 

 
 
 
 
It is recommended that the petitioner or a representative attend the May 10, 2016 Planning Commission 
meeting. The meeting starts at 7:30 p.m. in the City Commission chambers on the 3rd floor of City Hall. 
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211 Williams St. / P.O. Box 64 

Community Development Department Royal Oak, MI 48068-0064 
Phone: (248) 246-3280 

City of Royal Oak, Michigan Fax: (248) 246-3005 
www.romi.gov 

 

 

DATE: April 29, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: SP 16-05-09 – Site Plan to expand and renovate assisted-living senior housing 

facility (Assured Senior Living) at 1910 N. Washington Ave. (parcel no. 25-09-
480-017) 
Assured Senior Living Group, Petitioner & Owner 
Edmund London & Associates, Inc., Architect 

 
 
The above-referenced site plan and its associated special land use permit are scheduled for 
consideration by the Planning Commission at the next regular meeting. Should the Planning 
Commission wish to consider approval of the site plan, including all discretionary items, the 
Planning Division recommends the following contingencies: 
 
1. All improvements and work within public rights-of-way shall be in accordance with the 

specifications and standards of the City Engineer. 

2. All exterior lighting fixtures shall comply with § 770-96 (B) of the Zoning Ordinance and other 
city codes and ordinances, including being directed downward and shielded so as not to 
shine on adjacent property, and within maximum permitted fixture heights and illumination 
levels. 

3. A performance bond shall be posted in an amount to be determined by the Building Official. 

4. The site plan shall meet all other code and ordinance requirements, as determined by the 
Building Official and City Engineer, including, but not limited to, the Michigan Building Code 
and the city’s Stormwater Detention Ordinance (Chapter 644), prior to issuance of any 
building or right-of-way permits. 

 
 
 
 
cc: Vijay Sahore, Assured Senior Living Group 

Terry Clark, RA, LEED-AP, Edmund London & Associates, Inc. 
Jordan London, AIA, RA, Edmund London & Associates, Inc. 

 
 
 
 
It is recommended that the petitioner or a representative attend the May 10, 2106 Planning Commission 
meeting. The meeting starts at 7:30 p.m. in the City Commission chambers on the 3rd floor of City Hall. 
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applicant:        
  
jordan london, AIA RA
president
edmund london & associates, inc.
20750 civic center drive, #610
southfield, michigan  48076
phone: 248-353-4820
email: server@ela-architects.com
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Owner:   ASSURED SENIOR LIVING GROUP
25180 LASHER ROAD

SOUTHFIELD, MI 48033
PHONE: 248-821-1192

Property   ASSURED SENIOR LIVING - ROYAL OAK
1900 N. WASHINGTON AVE.

ROYAL OAK, MI

DETAIL 
NUMBER X

KEY DESIGNATION

XXXXXX
XXXXXXX

DRAWING TITLE

DRAWING SCALEX.X
DETAIL APPEARS
ON THIS SHEET
NUMBER

SHEET INDEX
A-0.0 COVER SHEET
AE-1.0 EXISTING SITE PLAN
AE-2.0 EXISTING FIRST FLOOR PLAN
AE-2.1 EXISTING BASEMENT AND SECOND FLOOR PLANS
A-1.0 ARCHITECTURAL SITE PLAN

A-2.0 FIRST FLOOR PLAN
A-2.1 BASEMENT AND SECOND FLOOR PLAN
A-3.0 EXTERIOR ELEVATIONS
A-3.1 EXTERIOR ELEVATIONS

A-1.1 LANDSCAPING NOTES

Additions and Alternations to the
Assured Senior Living - Royal Oak Facility

Royal Oak, Michigan
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EXISTING BUILDING 

EXISTING 
COURTYARD EXISTING 

COURTYARD 

MARY AVE. 

N
. W

AS
H

IN
G

TO
N

 A
VE
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EXISTING
STORAGE
GARAGE 

ZONED:
MULTI FAMILY RESIDENTIAL

ZONED:
MULTI FAMILY RESIDENTIAL

ZONED:
MULTI FAMILY RESIDENTIAL

ZONED:
MULTI FAMILY RESIDENTIAL

ZONED:
MULTI FAMILY RESIDENTIAL

ZONED:
ONE FAMILY RESIDENTIAL
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EXIST. FENCE
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EXISTING
DUMPSTER
AREA 

EXISTING ONE
STORY BUILDING 

EXISTING ONE
STORY BUILDING 

EXISTING ONE
STORY BUILDING 

EXISTING ONE
STORY BUILDING 

EXISTING TWO
STORY BUILDING 

EXISTING ELECTRICAL
GEAR 

EXISTING  WROUGHT
IRON FENCE & GATE 

EXISTING  WROUGHT
IRON FENCE & GATE 

EXISTING SITE PLAN
SCALE: 3/32" = 1'-0"

0 20 40 60 80 FT

N

10

EXISTING FLAGPOLE

EXISTING SIGNAGE

EXIST. CHAIN 
LINK FENCE

EXIST. 
METAL 
FENCE

EXIST. WOODEN FENCE

EXISTING A/C UNIT

EXISTING 
A/C UNIT

EXIST. STONE MULCH
BEDS

EXIST. CONC. CURBING
EXISTING. CONC. WALK
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EXISTING FIRST FLOOR PLAN
SCALE: 3/32" = 1'-0"
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NEXISTING BASEMENT 
FLOOR PLAN
SCALE: 3/32" = 1'-0"
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MAINTENANCE SCHEDULE
SOIL EROSION MEASURES SHALL BE MAINTAINED BY THE GENERAL CONTRACTOR AND SHALL BE INSPECTED 
ON A WEEKLY BASES AND/OR WITHIN 24 HOURS OF A RAIN EVENT, DEFICIENCES SHALL BE FIXED OR REPAIRED
IMMEDIATELY.  THE FOLLOWINGS STEPS SHOULD BE IMPLEMENTED IF ANY DAMAGE HAS RESULTED FROM
CONSTRUCTION OR WEAR.

- ACCESS ROADS MUST BE MAINTAINED AS NECESSARY, TO KEEP THEM, EFFECTIVE, NEW LAYERS OF STONE
MAY BE ADDED, AS OLD LAYERS BECOME COMPACTED, STEPS SHOULD ALSO BE TAKEN TO REPAIR IF RUTS
OR POOLING WATER APPEAR.

- SEEDING  SHOULD BE PREPARED ACCORDING TO THE MANUFACTURERS RECOMMENDATIONS, THE CONTRACTOR/
INSPECTOR SHALL INSPECT THE AREA AFTER SEEDING IS COMPLETED AREAS THAT ARE BARE OR NOT MULCHED 
PROPERLY WILL NEED TO BE SPOT SEEDED AND/OR RE-MULCHED.

- SILT FENCE SHOULD BE TRENCHED IN, BACK-FILLED, AND STAPLED. OR STAKED ACCORDING TO THE SEDIMENT
MANUFACTURER RECOMMENDATIONS. WHEN SEDIMENT ACCUMULATES TO 1/3 TO 1/2 THE HEIGHT OF THE FENCE.  
CONTRACTOR MAY HAVE TO REMOVE REPLACE RETRENCH OR REBACKFILL THE FENCE IF IT FALLS, IT WOULD 
ASLO BE NECESSARY TO RE-INSTALL IF ANY PORTION OF THE FENCING WAS DAMAGED BY CONSTRUCTION MACHINERY.

- INLET FILTERS SHOULD BE INSPECTED FOR BUILD-UP OF SILT AND OTHER DEBRIS, THIS EVIDENT IF GEOTEXTIEL/ STONE
STRUCTURE IS CAUSING FLOODING, MAINTENANCE WOULD CONSIST OF REMOVING OF SEDIMENTS WITH A STIFF
BRISTLE BROOM OR SQUARE POINT SHOVEL. 

COURTYARD 

MARY AVE. 

N
. W
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H
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VE
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EXISTING
 610 SF
STORAGE
GARAGE 

ZONED:
MULTI FAMILY RESIDENTIAL

ZONED:
MULTI FAMILY RESIDENTIAL

ZONED:
MULTI FAMILY RESIDENTIAL

ZONED:
MULTI FAMILY RESIDENTIAL

ZONED:
MULTI FAMILY RESIDENTIAL

ZONED:
ONE FAMILY RESIDENTIAL

25'-0"
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"
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TB
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K
SE
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AC

K
25

'-0
"

SETBACK
25'-0"

EXIST. CHAIN LINK FENCE

8

11

16 16

LEGAL DESCRIPTION:

PART OF THE S.E. 1/4 OF OF THE S.E. 1/4 OF SECTION 9, T. 1N., R.11E.,
CITY OF ROYAL OAK, OAKLAND COUNTY, MICHIGAN, MORE PARTICULARLY
DESCRIBED AS FOLLOWS:  BEGINNING AT THE S.E. CORNER OF SECTION 9;
THENCE NORTH ALONG THE EAST LINE OF SAID SECTION 9, 556.50 FEET TO
A POINT; THENCE N. 89˚38'30"W, 33.00 FEET TO A POINT; THENCE N 89˚38'30" W,
180.00 FT TO A POINT OF BEGINNING; THENCE N 89˚38'30" W,  55.70 FEET TO A 
POINT; THENCE S 89˚32'30" W' 333.00 FT TO A POINT;  THENCE N 00˚34'30"W, 
237.20 FEET TO A POINT; THENCE N 89˚46'00"E, 391.15 FEET TO A POINT, 
THENCE DUE SOUTH IN A STRAIGHT LINE A DISTANCE OF 236.47 FT TO THE
POINT OF BEGINNING.

!

EXISTING
DUMPSTER
AREA 

EXISTING ONE
STORY BUILDING 

EXISTING TWO
STORY BUILDING 

EXIST. CHAIN 
LINK FENCE

ARCHITECTURAL SITE PLAN
SCALE: 1" = 20'-0"
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NEW ONE
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NEW ONE
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1, 025 SF ADDITION
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405 SF. ADDITION
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EXISTING BUILDING 

EXIST. 
METAL 
FENCE EXIST. WOODEN FENCE

10'-0"

10
'-0

"

EXISTING 
A/C UNIT

Three full working days before you dig,
 call the  MISS DIG System at 

 1-(800)-482-7171

MI SS D I G 

0 20 40 60 80 FT10

NEW 6" CONC. CURBING
 

4" PIPE BOLLARDS
(PTD.) 

EXIST. CONC. WALK

NEW 6" CONC. CURBING
 

 
B.F. RAMP 

B.F. RAMP 
20'-0"

STANDARD INTEGRAL 
CURB DETAIL
NO SCALE 

5
A1.1

AS INDICATED ON THE PLANS

4"  CLASS A CONCRETE
W/ 6 X 6 W1.4 X W1.4 W.W.F
(3500 PSI MIN.)

4" M.D.O.T. CLASS II
SAND BASE COURSE 
COMPACTED TO 95% MAX. 
DRY DENISTY

2% CROSS SLOPE
PAVING

1" RADIUS

(2) - #4 BARS
6"6"

6"

18
"

6"

6"

1"

CONTRACTION JOINTS TO BE 2 1/2" DEEP 
SPACED AT 5 FT INTERVALS (TOOLED) 
EXPANSION JOINTS TO BE 1/2" PREMOLDED 
FILLER, SPACED A MAX. 30 FT APART.

UNDISTRUBED SOIL

NOTE: ALTERNATE REVERSE CURB SECTION
TO BE USED ONLY WHEN DRAINAGE AWAY
FROM CURB. 

6" 12"

12
"

6"

STANDARD SECTION

ALTERNATE REVERSE
CURB  SECTION (SHOWN
DASHED)

M.D.O.T 3500 PSI
P1 MODIFIED, 6AA
CONCRETE

SUBSURFACE OR ENGINEERED
FILL COMPACTED TO 95% OF
MAX. DRY DENSITY

#4 BARS

4" SAND MDOT 21AA OR 
CRSUHED CONCRETE COMPACTED
TO 95 % OF MAX. DRY DENISTY

NOTE:  PROVIDE CONTROL JOINTS AT
10 FT O.C. AND AT ALL RADIUS RETURNS.
PROVIDE EXPANSION JOINT MATERIAL EVERY
30 FT.

PAVING

STANDARD CURB DETAIL
NO SCALE 

4
A1.1

SAWCUT & REMOVE EXISTING
ASPHALT PAVEMENT/ OVERLAY

EXISTING ASPHALT PAVEMENT

1 1/2" - M.D.O.T. NO. 1100T, 20AA ON
BOND COAT SS IH 0.10 GAL/SQ. YD.
1 1/2" - M.D.O.T. NO. 1100L, 20AA
6" AGGREGATE BASE, 21AA (PARKING LOT)

PAVEMENT DETAIL
NO SCALE 

3
A1.1

MIN. 2 FT. BUTT JOINT
4"  CLASS A CONCRETE
W/ 6 X 6 W1.4 X W1.4 W.W.F
(3500 PSI MIN.)

CONCRETE WALK 
DETAIL
NO SCALE 

2
A1.0

4" M.D.O.T. CLASS II
SAND BASE COURSE 
COMPACTED TO 95% MAX. 
DRY DENISTY

PROVIDE 1 1/2" TOOLED CONTROL JOINTS
AT INTERVALS EQUAL TO THE WDITH OF THE 
SIDEWALK

2% CROSS SLOPE

CEMENT WASH

4" ROUND STEEL POST
WITH CONC. FILL -
PAINT POST

18" ROUND CONC.
FOOTING

4'
-0

"
3'

-6
"

PIPE BOLLARD DETAIL
NO SCALE

1
A1.0

9'-0"

18
'-0

"

8'-0" 5'-0" 8'-0"8'-0" 8'-0" 8'-0"

5'
-0

"
7'

-0
"

NEW 6" INTEGRAL
CONC. CURBING
 

SEALCOAT ALL ASPHALT
PAVING AND RE-STRIPE

20
'-3

"
M

IN
. 2

0 
FT

C
LE

AR
 

COURTYARD 

EXISTING FLAGPOLE

NEW GROUND SIGNAGE
SEE DETAIL ON SHEET
A-3.0

5'
-0

"

20
'-0

"

20
'-0

"

R 4'-0"

R 4'-0"R 6'-0"R 6'-0"

R 6'-0" 63'-0"

20'-0" 26'-11" 20'-0"

R 14'-0"

WALL SIGNAGE

WALL SIGNAGE

LAWN 

LAWN 

LAWN 

SEALCOAT ALL ASPHALT
PAVING AND RE-STRIPE

REPAIR ASPHALT PAVING

PROVIDE PEDASTAL FOR
WIRELESS DOOR BUTTON

LANDSCAPE KEY

EXISTING DECIDUOUS 
TREES TO REMAIN

NEW EVERGREEN 
SHRUBS

NEW CONCRETE ENTRY
AND WALKS

EXISTING EVERGREEN  
TREES TO REMAIN

EXISTING DECIDUOUS 
SHRUBS TO REMAIN

EXISTING EVERGREEN  
SHRUBS TO REMAIN

SITE AND BUILDING DATA

SITE: 1900 N. WASHINGTON AVE.
ROYAL OAK, MI 48073

PARCEL:  25-09-480-017
ACREAGE:  2.1 ACRES
ZONED - MULTI FAMILY RESIDENTIAL

SPECIAL LAND USE - SENIOR HOUSING

!

ZONING & CURRENT USE SETBACK AND BUILDING HEIGHT REQUIREMENTS

CONTACT PERSON (ARCHITECT): JORDAN LONDON, PRESIDENT, AIA
EDMUND LONDON & ASSOCIATES
20750 CIVIC CENTER DR., STE. 610
SOUTHFIELD, MI  48076

PH. (248) 353-4820
FAX (248) 353-2920

APPLICANT: OWNER: PH. : PH. :

ARCHITECT / APPLICANT / OWNER CONTACT INFORMATION

ASSURED SENIOR LIVING 
ROYAL OAK FACILITY
25180 LASHER ROAD.
SOUTHFIELD, MI  48033 

248-821-1192 ASSURED SENIOR LIVING GROUP
25180 LASHER ROAD
SOUTHFIELD, MI 48033 

248-821-1192 

SETBACKS: SECTION 770-72B.1
NOT LESS THAN 25 FT FROM ANY PUBLIC ROW,50 FT FROM ANY 
ADJACENT PROPERTY ZONED FOR SINGLE FAMILY, AND 25 FT FROM 
ALL OTHER PROPERTY LINES

BUILDING HT: NO PRINCIPAL BUILDING SHALL EXCEED 30 FT IN HEIGHT
*  ROOF PITCH SHALL BE NO LESS THAN 5:12

MINIMUM FLOOR AREA:
ONE RESIDENT UNIT     250 SF
EACH ADDITIONAL RESIDENT PER UNIT 150 SF
* AT LEAST 25% OF THE UNITS IN EACH CATEGORY SHALL BE 
10% LARGER THAN THE MINIMUM 

LIGHTING 770-96:
LIGHT FIXTURES SHALL NOT EXCEED A HEIGHT OF 20 FEET. IN PORTIONS
ADJACENT TO RESIDENTIAL AREAS, LIGHT FIXTURES SHALL NOT EXCEED 
A HEIGHT OF 15 FT.

PARKING 770-107:
ASSISTED LIVING FACILITY     0.5 PER EACH DWELLING UNIT

55 UNITS * .5 =  27.5 SPACES REQUIRED
51 PROVIDED (4 BF SPACES)

GROSS / USABLE BUILDING AREA :              

UNITS COUNT

EXISTING UNITS

AFTER RENOVATION

60

55

EMAIL:  SERVER@ELA-ARCHITECTS.COM

        EXISTING
FIRST FLOOR
SECOND FLOOR
BASEMENT

NEW
2,797 SF

85 SF
85 SF

25,395 SF
2,223 SF
2,534 SF

OVERALL TOTAL:   33,116 SF

OVERALL
28,192 SF

2,308 SF
2,616 SF

OPEN SPACE PERCENTAGE :  
34,017 S.F. / 92,193 S.F. X 100 = 36.90%

LOT COVERAGE PERCENTAGE:  
28,192 S.F. / 92,193 S.F. X 100 = 30.58%

NOTE: EXISTING IRRIGATION SYSTEM TO REMAIN - REPAIR, RE-ADJUST AND 
            MODIFY AS NECESSARY FOR THE NEW CONSTRUCTION/ LANDSCAPING

SOIL EROSION CONTROL NOTE:
NON-WOVEN GEOTEXTILE FABRIC TYPE 801 SYNTHETIC OR 111F EROSION 5 
PRODUCED BY SYNTHETIC INDUSTUSTRIES OR APPROVED EQUIVLANT MAY BE USED.

TYPE 600R INLET FILTERS SHALL BE USED FOR SOIL EROSION CONTROL.

SOIL EROSION AND SEDIMENTATION CONTROL:
ALL EROSION AND SEDIMENT CONTROL WORK SHALL CONFORM TO THE STANDARDS 
AND SPECIFICATIONS OF THE CITY OF ROYAL OAK AND OAKLAND COUNTY.

DAILY INSPECTIONS SHALL BE MADE BY THE CONTRACTOR TO DETERMINE EFFECTIVENESS
OF EROSION AND SEDIMENT CONTROL MEASURES AND ANY NECESSARY REPAIRS SHALL
BE PERFORMED WITHOUT DELAY.

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

EROSION AND SEDIMENT CONTROL MEASURES ARE TO BE PLACED PRIOR TO, OR AS THE FIRST 
STEP IN CONSTRUCTION SEDIMENT PRACTICES WILL BE APPLIED AS A PERIMETER DEFENSE
AGAINST ANY TRANSPORTING OF SILT OFF THE SITE.

ALL MUD/DIRT TRACKED ONTO EXISTING CITY OR COUNTY ROADS FROM THIS SITE, DUE TO 
CONSTRUCTION, SHALL BE PROMPTLY REMOVED BY THE CONTRACTOR, LIKEWISE ALL MUD/DIRT
TRACKED OR SPILLED ON PAVED ROADS/SURFACES WITHIN THIS SITE SHALL BE PROMPTLY REMOVED
BY THE CONTRACTOR.

PROVIDE (2) 4" SLEEVES
FOR IRRIGATION SYSTEM
(TYP.) 

NEW DECIDUOUS 
TREE

2 PC

4 TO

6 FT. HIGH MASONRY 
SCREEN WALL - SEE
DETAIL ON SHEET A-1.1

EXIST. 6 FT. HIGH FENCE 
AND GATE WITH SLOTS

6 FT. HIGH MASONRY 
SCREEN WALL - SEE
DETAIL ON SHEET A-1.1

6 FT. HIGH FENCE AND 
GATE WITH SLOTS

EXIST. UTILITY POLE & 
OVERHEAD LINES

O

OVERHEAD CABLE LINE
 UNDERGROUND POWER LINE
(VERIFY LOCATION IN THE FIELD)

 

16'-8"

18
'-0

"

NEW 6 1/2' OVERHANG / CANOPY
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UNDISTURBED SOIL

FINISH GRADE

12" 12"

4" MAXIMUM LAYER OF MULCH

* STAKE ALL TREES UNDER
  4" GUY ALL TREES 4" AND OVER

* PRUNE 1/3 OF CROWN FOR
  SHAPING BY THINNING AND
  SPACING BRANCHES

*  PLANT SO THAT TOP OF ROOT
   BALL IS EVEN WITH THE FINISHED
   GRADE

*  NEVER CUT LEADER

FLAG GUYING WIRES WITH
SURVEYING TAPE

2 #11 WIRES, TWISTED

STAKE ABOVE FIRST BRANCHES
OR AS NECESSARY FOR FIRM
SUPPORT

RUBBER HOSE COLLAR

SPECIFIED PLANTING MIX 
WATER & TAMP TO REMOVE
AIR POCKETSREMOVE TOP 1/3 OF BURLAP, 

PLASTIC COVERING AND NYLON
CORDS

FIR STAKES 1-3 STAKES
2"X2" DRIVEN (MIN. 18") FIRMLY
INTO SUBGRADE PRIOR TO
BACKFILLING

TREE WRAP

UNDISTURBED SOIL

FINISH GRADE

6" 6"

4" LAYER OF HARDWPPD
BARK MULCH

4" MAXIMUM HIGH WATER
BERM OUTSIDE OF BACKFILL

* STAKE ALL EVERGREEN
TREES UNDER 12 HT.

* PRUNE ONLY TO REMOVE
  BROKEN OR DAMAGED
  BRANCHES 

*  PLANT SO THAT TOP OF ROOT
   BALL IS EVEN WITH THE FINISHED
   GRADE

*  NEVER CUT LEADER

* FLAG GUYING WIRES WITH 
  SURVEYING TAPE

DOUBLE STRAND NO. 12 WIRE

RUBBER HOSE COLLAR

(3) 2"X4"X24" PRESS TREATED
STAKES - (3 PER EVERGREEN
TREE)

INDIGENOUS SOIL - AMEND
PER SITE CONDITIONS

REMOVE TOP 1/3 OF BURLAP AND
ANY NAILS/PINS, NYLON CORDS 
AND PLASTIC COVERING FROM 
TREE BALL

EVERGREEN PLANTING DETAILDECIDUOUS TREE PLANTING DETAIL

UNDISTURBED SOIL

FINISH GRADE

6" 6"

4" MAXIMUM LAYER OF 
MULCH

*  PLANT SO THAT TOP OF ROOT
   BALL IS EVEN WITH THE FINISHED
   GRADE

INDIGENOUS SOIL, AMEND
PER SITE CONDITIONS

REMOVE TOP 1/3 OF BURLAP, 
PLASTIC COVERING AND NYLON
CORDS

SHRUB PLANTING DETAIL

COUNT* KEY COMMON NAME MIN. SIZE SPACING NOTES

PC2

TO4

COMMON PEAR
(PYRUS COMMUNIS L.)

EMERALD GREEN ARBORVITAE
(THUJA OCCIDENTALIS)

6-8' HT.
7-9 STEM

B&B
SPECIMEN

4.5' HT. B&B

PLANT MATERIALS:

DESCRIPTION OF WORK
THE LANDSCAPE CONTRACTOR (LC) SHALL PROVIDE  LANDSCAPE CONSTRUCTION 
AS PART OF HIS CONTRACT AS SHOWN ON THE DRAWINGS AS WELL AS COMPLETE 
MAINTENANCE FOR 90 DAYS FROM ACCEPTANCE. 
ALL WORKMANSHIP, INSTALLATIONS, PRODECURES, MATERIALS, ETC.
ARE TO MEET THE STANDARDS OF OAKLAND COUNTY AND THE  CITY OF 
ROYAL OAK. ALL PERMITS, FEES, INSPECTIONS, ETC. ARE THE
RESPONBILITY OF THE CONTRACTOR.

1.

CONTRACTOR'S UNDERSTANDING:
THE LC, UPON SUBMITTING HIS PROPOSAL, CONFIRMS HIS EXAMINATION 
OF THE SITE AS WELL AS DRAWINGS AND IS SATISFIED AS TO THE NATURE 
OF THE WORK, HAS CONFIRMED SITE/SOIL CONDITIONS AND MATERIALS 
AND EQUIPMENT NECESSARY FOR THE EXECUTION OF THE WORK.  UNLESS 
OTHERWISE STIPULATED, IT IS THE CONTRACTOR'S RESPONSIBILITY TO 
PROVIDE AND PAY FOR ALL MATERIALS, LABOR, WATER, POWER, EQUIPMENT, 
TRANSPORTATION NECESSARY FOR COMPLETION OF THE WORK.

2.

PROTECTION EXISTING FACILITIES
THE LC SHALL TAKE ALL NECESSARY PRECAUTIONS TO PROTECT EXISTING 
FACILITIES INCLUDING UTILITIES, STRUCTURES, CURBS, WALKS, STREETS 
AND SHALL BE HELD RESPONSIBLE FOR ANY DAMAGE CAUSED TO THESE 
DURING HIS OPERATIONS.

3.

PERMITS AND FEES
THE LC IS RESPONSIBLE FOR ALL LOCAL FEES, PERMITS AND TAXES FOR THE
PERFORMANCE OF HIS WORK.

4.

BID PROPOSAL
THE LC MUST PROVIDE UNIT PRICES ON ALL MATERIALS AND PLANTS AS A BREAK
DOWN TO THE LUMP SUM BID.  THESE UNIT PRICES WOULD APPLY TO ANY 
ADJUSTMENTS TO THE CONTRACT.

5.

VERIFICATION
PLANT QUANTITIES HAVE BEEN PROVIDED ONLY AS A CONVENIENCE AND SHALL NOT
BE CONSIDERED ABSOLUTE.  THE LC IS RESPONSIBLE FOR VERIFICATION OF ALL
MATERIAL QUANTITIES CALLED FOR ON THE DRAWINGS AND SHALL NOT HOLD THE
OWNER/ARCHITECT RESPONSIBLE FOR IMPROPER COUNTS.

6.

WARRANTY
ALL PLANT MATERIALS SHALL BE GUARANTEED FOR A PERIOD OF ONE YEAR FROM
WRITTEN ACCEPTANCE.  DURING THIS ACCEPTANCE PERIOD, PLANT MATERIALS NOT
IN A HEALTH OR VIGOROUS GROWING CONDITION ARE TO BE IMMEDIATELY REPLACED.
FINAL ACCEPTANCE OF THE WORK ALSO CONSTITUTES THE BEGINNING OF THE 90
DAY MAINTENANCE PERIOD.

7.

LANDSCAPE NOTES AND REQUIREMENTS

MAINTENANCE PERIOD
THE 90 DAY ACCEPTANCE PERIOD SHALL COMMENCE AT THE TIME OF WRITTEN
ACCEPTANCE OF THE WORK AND SHALL OCCUR DURING A NORMAL GROWING 
SEASON AND MAY EXTEND INTERRUPTED INTO THE FOLLOWING SPRING.  
MAINTENANCE SHALL INCLUDE HAND WATERING, FERTILIZING, TRIMMING, AND 
STRAIGHTENING OF PLANTS AND ALSO INCLUDE ALL MOWING, TRIMMING, FERTILIZING
AND WATERING OF LAWNS UNTIL SOD IS WELL KNITTED AND SEEDED AREAS ARE 
DENSELY ESTABLISHED.  REPAIR BARE AREAS OVER ONE SQUARE FOOT IN SIZE.  
MAINTAIN GRASS AT BETWEEN 2" TO 3" IN HEIGHT.

8.

LAYOUT
ALL WORK SUCH AS BEDS, TREE ALIGNMENTS SHALL BE LAID OUT AND STAKED BY
THE LC PROR TO BEGINNING INSTALLATION FOR APPROVAL BY THE OWNER/
ARCHITECT.  REFER QUESTIONS TO THE ARCHITECT.

9.

PLANT MATERIALS
ALL PLANT MATERIALS SHALL EXCEED THE MINIMUM SIZING REQUIREMENTS AS SET
FORTH IN THE LATEST EDITION OF THE AMERICAN ASSOCIATION OF NURSERYMEN 
STANDARDS, FULL NATURAL FORM, HEAVY BRANCHED PLANTS AND BE TRUE TO 
STANDARD BOTANICAL NOMENCLATURE.  ONLY NURSERY GROWN PLANTS, GROWN
IN ACCORDANCE WITH ACCEPTED HORTICULTURAL PRACTICES AND GROWN UNDER
SIMILAR CLIMATIC CONDITIONS WILL BE ACCEPTED.  SUBSTITUTIONS, ALTERNATES
OR PLANTS OF INFERIOR SIZE MAY NOT BE USED IN PLACE OF SPECIFIED MATERIAL
WITHOUT WRITTEN APPROVAL OF THE OWNER/ARCHITECT. DO NOT PLANT/ LOCATE 
PLANT MATERIALS CLOSER THAN 5FT. TO UTILITY LINES NOR THE CENTERS OF PLANTS 
CLOSER THAN 5 FT. TO THE CURBS, WALKS STREETS UNLESS SPECIFICALLY DIRECTED.

PLANTING TIMES: APRIL - JUNE, AUG. - OCT.

SEED TIMES: APRIL 15 - JUNE 1, AUG. 30 - OCT. 1.

IMMEDIATELY REMOVE ANY DEAD PLANT MATERIALS. REPLACE DURING
NORMAL PLANTING TIMES AS APPROVED BY THE OWNER.

10.

INSPECTIONS
THE OWNER/ARCHITECT RESERVE THE RIGHT TO INSPECT ALL WORK AND PLANT
MATERIALS PRIOR TO OR DURING OPERATIONS  FOR COMPLIANCE WITH THE PLANS
AND TO REJECT UNSATISFACTORY MATERIALS OR WORKMANSHIP AT ANY TIME.  
WRITTEN FINAL ACCEPTANCE OF COMPLETED WORK MUST BE REQUESTED.

11.

GRADING
REMOVAL OF DEBRIS, ROUGH GRADE TO .30 OF FINISH GRADE AND BACKFILL IS BY
SITE CONTRACTOR U.N.O.  THE LC IS TO PROVIDE CROWNS, BERMS, DRAINAGE
SWALES AS SHOWN ON THE DRAWINGS.  PROVIDE POSITIVE DRAINAGE WITH 
MINIMUM 1% SLOPES AWAY FROM THE BUILDING, TYPICAL.  SLOPE TO YARD 
DRAINS AND/OR CURBS IN ALL SITUATIONS.  SLOPE SUBGRADE OF BEDS TOWARD
DRAIN TILE.  FINISH/FINE GRADE IS TO BE WITHIN .10 GRADE OF THE PLANS. 
OBTAIN APPROVAL OF THE FINISH GRADE PRIOR TO SEEDING/SODDING.

12.

TOPSOIL
PROVIDE NATURAL, ORGANIC, FERTILE, FRIABLE, DARK LOAM TOPSOIL FREE FROM
CLAY, CLODS, STICKS, ROOTS, DEBRIS, ETC. OR STONES LARGER THAN 1" DIA.  THE
LC CONTRACTOR IS TO PROVIDE AMENDMENTS TO PROPERLY CONDITION THE SOIL
FOR USE.  THESE SHALL BE DETERMINED THROUGH TESTING BY LOCAL AGRICULTURE
EXTENSION SERVICE.  TESTING REPORTS ARE REQUIRED TO BE SUBMITTED FOR 
APPROVAL.

13.

14.

SOD
PROVIDE AN APPROVED TOPSOIL GROWN SOD OF KENTUCKY BLUEGRASS VARIETIES.
BUTT AND STAGGER JOINTS MINIMUM 2'. TRIM AND CUT ALL EDGES; ROLL TO FIRM BED.
LAY EVENLY TO TOP OF CURBS, WALKS AND STRUCTURES.  CUT IN ALL EDGES (UNEVEN
BEDS ARE TO BE CORRECTED).  WATER, CUT, TRIM THROUGH MAINTENANCE PERIOD.
SEED OR SOD ALL DISTURBED AREAS AS SHOWN WITHIN THE GENERAL LIMITS OF WORK.  
REMOVE DEBRIS, RUBBLE, STONE, EXCESS SOILS AND BLEND AREAS TO MEET EXISTING 
GRADES. PROVIDE POSITIVE DRAINAGE @ 1.5% MIN.

15.

PLANTING SOIL MIX FOR BEDS
EXCAVATE PLANTING BEDS 15" DEEP AND REPLACE WITH PLANTING SOIL MIX.  CROWN
BEDS 4" HIGH, ALLOW FOR MULCH.  MULCH FLOWER AND GROUND COVER BEDS.  SOIL
MIX:  1/2 TOPSOIL, 1/4 SPHAGNUM PEAT, 1/4 SAND, 10 POUNDS OF UPSTART TYPE 
FERTILIZER PER CUBIC YARD MIX.  ADJUSTMENT MUST BE APPROVED IN WRITING.

16.

FERTILIZER
TO ALL PLANTING AREAS, APPLY AN ORGANIC SLOW RELEASE COMPLETE FERTILIZER
(SUCH AS OSMOCOTE) CONTAINING MINERALS; CALCIUM, SULFUR AND MAGNESIUM
AS RECOMMENDED. TO LAWNS APPLY A NATURAL 12-12-12 FERTILIZER.

17.

MULCH
ALL BEDS AREAS AND TREE RINGS SHALL RECIEVE 4" DEEP OF APPROVED SHREDDED 
CYPRES OR HARDWOOD BARK MULCH. SEE DETAILS ON THIS SHEET.  APPLY AFTER BEDS 
HAVE SETTLED.  MULCH IS TO BE AGED AND PROCESSED TO UNIFORM SHAPE AND SIZE.  
FORM A TOPSOIL SAUCER RING 5" DIA. AROUND TREE WELLS AND MULCH OVER PLANTING
PITS AND ROOT BALLS UNSING 4" DEEP OF PROCESSED SHREDDED BARK.  HOLD MULCH
BACK 6"  FROM THE TREE TRUNKS.  MULCH PERNNNIALS AND GROUND COVER WITH BAGGED
SPHAGNUM PEAT MOSS AT 2" THICK AMD WORK IN TOP 2" OF PLANTING SOIL.  REFRESH 
MULCH AROUND EXISTING TREES WITH 4" DEEP PROCESSED SHREDDED HARCWEAOOD BARK.
REFRESH SHRUB BEDS WITH 3" DEEP MULCH AND FLOWER/ GROUND COVER BEDS WITH 2" DEEP
MULCH.   TREE GRINGS ARE TO BE MIN. 5 FEET DIAMETER CIRCLE EVENLY FORMED.  ELIMIANTE
WEEDS AND REFRESH EXISTING LANDSCAPING BEDS AS NECESSARY. 

18.

CLEAN UP
ON A DAILY BASIS, CLEAN AREAS OF WORK INCLUDING WALKS, STREETS AND DRIVES.  STORE
MATERIALS IN A NEAT ORGANIZED MANNER IN APPROVED DESIGNATED AREAS.  REMOVE DEBRIS,
RUBBISH AS IT ACCUMULATES.  AT THE COMPLETION OF OPERATIONS, THOROUGHLY CLEAN ALL
AREAS, WASH WALKS AND STREETS.  IF NECESSARY, CLEAN UP NOT PERFORMED BY LC WILL
BE CHARGED TO HIM.

INSTALLATION
IMMEDIATELY INSTALL PLANTS UPON DELIVERY TO SITE.  THOROUGHLY WATER IN PLANTS
WHEN PLANTING.  THE HEIGHTS OF TREE BALLS SHALL NOT EXCEED 4" ABOVE 
SURROUNDING FINISH GRADE.  ROOT WELLS ARE TO BE DUG 24" WIDER THAT ROOT
BALL FOR TREES AND 12" WIDER FOR SHRUBS.
DO NOT INSTALL PLANT MATERIALS, TREES WHICH HAVE BROKEN BRANCHES, MISSHAPEN OR 
UNEVEN HEADS, CROOKED OR DAMAGED TRUNKS, BROKEN OR DRY ROOT BALLS, ETC.  THESE 
CONDITIONS ARE SUBJECT TO THE PLANTS REJECTED AND REPLACED AT THE CONTRACTOR 
EXPENSE.

19.

STAKING
ALL TREES ARE TO BE STAKED THROUGH THE WARRANTY PERIOD.  AT THE END OF 
WARRANTY PERIOD IN MID SPRING, REMOVE STAKES IF TREES ARE SUFFICIENTLY 
ESTABLISHED TO WITHSTAND WIND CONDITIONS.  TREES DAMAGED FROM INSUFFICIENT
OR POOR STAKING ARE TO BE REPLACED.

20.

PRUNING
REMOVE UP TO 1/3 OF BRANCHING TO BALANCE GROWTH, MAINTAIN NATURAL SHAPE, REMOVE
DEAD WOOD, UNSIGHTLY OR CROWDED LIMBS AND DAMAGED BRANCHES.  CENTRAL LEADERS 
ARE NOT TO BE CUT. UNIFORMLY TRIM ONLY TOPS OF SHRUBS OR TO IMPROVE SHAPE.  REMOVE 
ALL TWINE AND WRAP FROM ROOT BALLS, TRUNKS, ETC.  CUT OPEN AND REMOVE BURLAP FROM
AROUND THE TOP 1/3 OF THE ROOT BALL.  SLICE BURLAP ON FOUR (4) SIDES.  STAKE OR
GUY ALL TREES UNIFORMLY IN THREE (3) DIRECTIONS.

21.

BED EDGING
BEDS (INCLUDING ANNUALS BED) ARE TO BE EDGED WITH 1/8" X 4" BLACK STEEL AND STAKED AT 
2'-4' CENTERS.  TOP IS TO BE MAXIMUM 1/2" ABOVE SOD.

22.

SPACING OF PLANTS
PRIOR TO PLANTING, LAY OUT AND STAKE BEDS, HEDGES AND SHRUB LOCATIONS TO 
DETERMINE SPACING AND BED SIZES.  CENTER HEDGES OVER A GIVEN RUN.  IN BED 
AREAS, BEGIN BY SPACING THE LAYOUT OF THE FACING ROW AND FILL IN BEHIND.  CENTER
PLANTINGS AND ADJUST ACCORDINGLY.  WHERE CARS OVERHANG CURBS, HOLD PLANTS 
BACK 3 1/2" TYPICALLY FROM FACE OF CURB, 2" ADJACENT TO WALKS AND 2'-3' FROM EDGES 
OF BEDS DEPENDING UPON THE GROWTH SIZE OF THE PLANT.

23.

24. SITE STRUCTURES
MAINTAIN REQUIRED CLEARANCE OF HYDRANTS, TRANSFORMERS, INTERSECTION VISIBILITY,
BUILIDING WALLS AND DOORS AND SETBACKS FROM WALKS AND CURBS.

25. LOCAL ORDINANCES
ALL WORK, INSTALLATIONS AND OPERATIONS ARE TO MEET AND CONFORM TO ALL LOCAL 
ORDINANACES AND REQUIREMENTS.

IRRIGATION - EXISTING SITE IRRIGATION TO REMAIN - REPAIR AND RE-ADJUST HEAD TYPES AND 
LOCATION AS NECESSARY TO PRIOVDE A WORK SYSTEM

ANY TREES/SHRUB/SOD DAMAGED OR REMOVED DURING CONSTRUCTION IS TO BE 
REPLACED DURING THE NEXT PLANTING SEASON.

EXISTING TREES ARE TO REMAIN UNDISTRUBED, PROVIDED TREE PROTECTION
PER THE CITY OF ROCHESTER HILLS REQUIREMENTS. PRUNE TREES AS 
REQUIRED ACCORDING TO PRUNING GUIDELINES

RELOCATING TREES AND SHRUBS:
A. CONTRACTOR TO DETERMINE WHICH TREES/SHRUBS, LOCATED ADJACENT TO THE 

EXTERIOR WALLS, THAT  WILL BE REQURIED TO BE REMOVED PRIOR TO THE 
DEMOLITION OF THE EXISTING BUILDING FACADE.

B. CONTRACTOR TO DETERMINE WHICH OF THE TREES/SHRUBS SCHEDULED FOR REMOVAL 
CAN BE SAVED AND REPLANTED ACCORDING TO THE GUIDELINES BELOW. NOTIFY 
ARCHITECT WHICH TREES WILL BE SAVED AND THE TYPE OF TEMPORARY CONTAINER/
PLANTER THAT WILL BE USED.

C. CONTRACTOR TO NOTIFY ARCHITECT WHICH TREES/SHRUBS CAN NOT BE SAVED.

PREPARATION:
A. ROOT PRUNE THE TREE WITH A SHARP SHOVEL 6 - 12 MONTHS PRIOR TO 

TRANSPLANTING. CUT THE ROOTS A FEW INCHES CLOSER TO THE TREES 
THAN THE EDGE OF THE ROOT BALL. NEW ROOTS WILL DEVELOP IN CLOSE 
TO SUPPORT THE TREE AND REDUCE STRESS WHEN TRANSPLANTED.

B. WATER THE TREE WELL 2 - 3 DAYS BEFORE TRYING TO DIG. THIS WILL MAKE 
IT EASIER TO DIG AND REDUCE THE STRESS AT TRANSPLANTING.

C. REDUCING THE SIZE OF THE TOP OF THE TREE OR SHRUB MAY BE NECESSARY 
DEPENDING ON HOW LARGE THE ROOT BALL WILL BE. PRUNING AND NOT TOPPING, 
ESPECIALLY WITH HARDWOOD TREES, IS THE BEST METHOD. IF THE TREE OR SHRUB 
IS LARGE IT MAY BE BEST TO USE A SPADE TO DO THE TRANSPLANT. TO DETERMINE 

D. PREPARE A TEMPORARY CONTAINER/PLANTER ACCORDING TO PLANTING GUIDELINES
AS REQUIRED FOR EACH TYPE OF RELOCATED PLANT.

E. CARE FOR THE PLANT IN THE TEMPORARY CONATINER/PLANTER AS REQUIRED TO KEEP
PLANT VIABLE.

F. PREPARE NEW HOLE AS FOR B & B OR CONTAINER PLANTS.

MOVE:
A. TIE A FLAG TO ONE SIDE OF THE TREE IN RELATION TO THE NORTH SIDE. WHEN 

PLANTING THE TREE TRY TO REORIENT IT SO THE FLAG IS IN THE SAME DIRECTION 
IT WAS ORIGINALLY.

B. CAREFULLY DIG OUT AROUND THE ROOT BALL. SLIP BURLAP UNDERNEATH AND TIE 
UP AROUND THE TRUNK TO KEEP THE ROOT BALL TOGETHER WHEN MOVING.

C. USE BURLAP TO KEEP THE SOIL BALL INTACT DURING REMOVAL FROM THE ORIGINAL 
LOCATION. DISRUPTION OF THE SOIL-ROOT INTERFACE DESTROYS THE CRITICAL 
FEEDER ROOTS AND DECREASES WATER UPTAKE CAPACITY. DO NOT ALLOW THE ROOT 
BALL TO DRY OUT.

D. USE HEAVY TWINE OR BURLAP TO TIE BACK THE BRANCHES WHILE MOVING THE TREE 
TO KEEP FROM DAMAGING THEM. THIS IS ESPECIALLY IMPORTANT IF TRANSPORTING 
THE TREE SOME DISTANCE. ALSO WRAP THE PLANT IN BURLAP OR PLASTIC TO PROTECT 
IT FROM WIND BURN IF BEING TRANSPORTED IN AN OPEN VEHICLE.

E. TRANSPLANT WHEN THE PLANT IS DORMANT AND THE AIR TEMPERATURE IS COOL. THIS 
REDUCES STRESS AND WATER LOSS. KEEP THE TIME THE TREE ROOTS ARE EXPOSED 
AS SHORT AS POSSIBLE.

CARE:
A. RELOCATED PLANT WILL NEED TO CARED FOR THE SAME AS A B & B OR CONTAINER 

TRANSPLANTED TREE.

PROTECT EXISTING VEGETATION AND AREAS OUTSIDE THE GENERAL WORK AREAS. REPAIR 
AND SEED ALL AREAS DAMAGED FROM CONSTRUCTION ACTIVITIES.

26.

27.

28.

29.

30.

CONFIRM QUANTITY
REQUIRED AFTER
EXIST. ARE RELOCATED

B.F. SIDEWALK RAMP DETAIL
NO SCALE 

WALKING
AREA

ROLLED CURB

24" DEEP DETACTABLE WARNING
EXTENDING THE WIDTH OF THE
RAMP, (NEAREST EDGE AT THE
GRADE BREAK AT THE BACK OF
CURB.)

NON-WALKING SURFACESIDEWALK

* LANDING

5' MIN.

SIDE FLARE
(10% MAX. SLOPE)
SEE NOTES

1" EXPANSION JOINT

24" DEEP DETACTABLE WARNING
EXTENDING THE WIDTH OF THE
RAMP, (NEAREST EDGE AT THE
GRADE BREAK AT THE BACK OF
CURB.)

GRADE BREAKGRADE BREAK

REINFORCMENT AS IN
ADJACANT CURB AND GUTTER

PAVEMENT
CURB &
GUTTER RAMP

RAMP SLOPE 5%-7%
(8.3% MAX.) SEE NOTES

* LANDING

SECTION A-A

ACCESSIBLE RAMP DETAIL

A

A

ACCESSIBLE 
PARKING SIGNAGE
NO SCALE

ACCESSIBLE
VAN

18
"

12"

80
" M

IN
. T

O
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R
AD

E

18
"

12"

80
" M
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. T

O
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R
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E

CHARACTERS &
SYMBOLS TO
CONTRAST WITH 
BACKGROUND
(TYP.)

6'
-0

"

8" CONC. SLAB  W/ #4 BARS 
@ 12" O.C. BOTH WAYS 
ON 4" MIN.COMP. SAND

PRECAST CONCRETE CAP - SLOPE 
TOP W/ 1" OVERHANG AND DRIP 
EDGE

8" CMU W/
HORIZ . REINF. AT 16" O.C.
PAINT TO MATCH EXIST GARAGE

16" CONCRETE  TRENCH FOOTING
W/ (3) #4 BARS T&B CONT.
3'-6" MIN. BELOW GRADE

GRADE

4'
-0

"

#4 BARS AT 12" O.C. FULL HGT
SET IN CONC. FOOTING

SECTION @ MASONRY
SCREEN WALL
SCALE: 3/4" = 1'-0"

2
A-1.1

1" PRE MOLD
EXPANSION STRIP

STEEL PIPE BOLLARD BEYOND

EXIST. PAVING

EXIST. GARAGE

NEW CONC. PAVING

8" CMU (MATCH GARAGE)

4" PIPE BILLARD FILLED W/ CONC.
(PTD.)

EXIST. FENCING/ GATE
 TO REMAIN

DUMPSTER SCREEN PLAN
SCALE: 1/4" = 1'-0"

1
A-1.0

2
A-1.0

1" EXPANSION JT W/
SEALANT - BOTH SIDES
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A-2.0

ARCH. ELEV. = 110'-1"
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WINDOW W/ TINTED INSUL. 
GLASS

ARCHITECTURAL LOUVER
W/ BLANK OFF PANELS
(COORD W/ PTAC UNIT)

NEW E.I.F.S. FASCIA

NEW FIXED WINDOWS 
W/ TINTED INSUL. GLASS

PROPOSED ADDITIONEXISTING

NEW BRICK PIERS

EXISTING

ASSURED SENIOR LIVING

13" HIGH, 3 DIMENSIONAL 
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Assured Senior Living
ROYAL OAK - ASSISTED LIVING COMMUNITY

248-585-2550
1900 N. WASHINGTON AVENUE

SIGNAGE SQUARE FOOTAGE 
PER SIDE IS 24.5 S.F.
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DATE: April 29, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: Special Land Use & Site Plan (SP 16-05-10) to expand showroom for 

automobile dealership with service center/repair garage (Village Jeep) at 31200 
Woodward Ave. (parcel no. 25-06-476-001) 
Village Chrysler Jeep, Inc., Petitioner & Owner 
Dorchen/Martin Associates, Inc., Architect 

 
 
1. Zoning Map & Aerial Photograph 

 

  
 

2. Zoning Ordinance Provisions 
 
ARTICLE IV Zone Regulations & General Provisions – § 770-41 General Business, (C) 
Special Land Uses (3): Automobile dealerships with or without accessory uses such as 
service centers and/or repair garages are a special land use in the General Business zoning 
district subject to the required standards in § 770-63, Vehicle Dealers. 
 
ARTICLE V Special Provisions – § 770-63 Vehicle Dealers: This section contains design 
standards and operational requirements for automobile dealerships and other vehicle 
dealers. Additional standards for accessory uses such as service centers in § 770-65, 
Automobile Service Stations, or repair garages in § 770-66, Automobile Repair Garages, 
may also apply. 
 

3. Compatibility with Master Plan 
 
The planned future use for the property is designated as “General Commercial” on the 
Future Land Use map of the city’s Master Plan. Areas planned as General Commercial are 
intended to provide suitable locations for commercial establishments typically developed 
along major roads that rely on a market area larger than that of the city. This designation is 
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meant to include uses such as large supermarkets, shopping centers, and automobile 
dealerships. Most properties along the Woodward Avenue corridor are designated as 
General Commercial. 
 

4. Other Findings 
 
A. Location & Site Characteristics. The site is located at the southeast corner of Woodward 

Avenue and Starr Road, one block north of West Thirteen Mile Road. A 20-foot wide 
public alley runs along the northeast rear lot line. The parcel has 340.37 feet of lot width 
and frontage along Woodward Avenue, a lot depth and frontage of 113.13 feet along 
Starr Road, and approximately 33,203 square feet or 0.762 acres of lot area. 

The property is developed with an automobile dealership that includes an accessory 
service center or repair garage. A parking deck is located on the north side of the 
showroom and service building for the display and storage of vehicles offered for sale. 
Site plans for an automobile dealership at this location were approved by the Planning 
Commission in 1984 and 1989. 
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B. Proposed Use & Construction. The petitioner proposes to expand the showroom of the 
dealership. The ground-level addition would be placed on the north side of the existing 
showroom area and measure 46 feet 6 inches by 27 feet 5 inches. The addition would 
expand the showroom into the ground floor of the parking deck and be contained within 
the deck’s current footprint. 

C. Off-Street Parking. There are nine off-street parking spaces on the south side of the 
building. At the direction of staff, the petitioner removed seven spaces along the 
northeast rear lot line that were placed within the public alley. Four other spaces are 
located at the rear of the parking deck and accessed from the alley. 

The adjacent parking lot to the south is 
also used by the petitioner. This is a 
municipal parking lot with 43 spaces that 
is part of Memorial Park. It has historically 
been used by dealerships at this location 
since an initial site plan was approved in 
1984. However, the Planning Division has 
no record of a current lease or license 
agreement for use of this parking lot by 
the petitioner. A lease was approved for 
the site plan approved by the city in 1984 
but it expired prior the revised site plan 
that was approved in 1989. 

The required off-street parking for the existing dealership and the proposed addition as 
calculated by staff is as follows: 

Usable 
Floor Area

Service 
Bays # Per

Spaces 
Required

Showroom & Related Areas
Existing 3,664        -          200          19            
Proposed Addition 1,275        -          200          7              
Subtotal 4,938        26            

Service Center / Repair Garage
Floor Area 1,521        -          800          2              
Service Bays -            15            1.5           23            

Subtotal 25            

Total 51           
Spaces Provided 56           
Surplus / (Deficiency) 5               

There are 56 off-street parking spaces on the site plan including spaces in the adjacent 
municipal parking lot. Without use of the municipal lot the petitioner would only have 13 
off-street parking spaces. The petitioner should therefore obtain a license agreement 
from the City Commission to continue to use the municipal parking lot. If a license 
agreement is not obtained then the petitioner will need to make other arrangements to 
provide required off-street parking. This could be accomplished by using spaces within 
the parking deck for required parking instead of displaying for-sale vehicles. Otherwise, 
a variance from the Zoning Board of Appeals may be necessary. 
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D. Vehicular Access. The site has a driveway to Woodward Avenue on the south side of the 
building. It shares a 63-foot wide approach with the driveway for the adjacent municipal 
parking to the south that serves Memorial Park. No changes are proposed to either of 
these driveways or the approach. 

E. Use of Right-of-Way. A portion of the Woodward Avenue right-of-way in front of the 
building contains on-street parking in a 45° pattern along with an access aisle. The 
parking spaces and access aisle do not meet the minimum required dimensions for 
angled parking. The Engineering Division therefore directed the petitioner to convert the 
spaces into a parallel parking pattern. 

As an alternative, the Planning Commission could require that all parking be taken out of 
the right-of-way and a curb lawn or landscaping be installed instead. A separate 
driveway from Woodward Avenue to the parking deck would possibly be necessary if the 
on-street parking is removed. 

 

The Engineering Division also directed the petitioner to reconfigure the curb radius and 
exit approach at the intersection of Woodward Avenue and Starr Road to current city 
and MDOT standards. This includes replacing the existing curb, expanding the curb 
radius, modifying the raised island, and constructing a barrier-free sidewalk ramp. 

F. Landscaping & Screening. The site currently has no landscaping or screening. A bed of 
lava rocks in front of the building could be converted into foundation landscaping should 
the Planning Commission desire to add any landscaping to the site. 

G. Signage. Three wall signs are proposed on the west front façade, one of which 
encroaches above the roofline of the building. Only one wall sign with no more than 100 
square feet of sign area is allowed under § 607-11 (A) of the Sign Ordinance and roof 
signs are prohibited under § 607-16 (F). The proposed wall signs will require the 
petitioner to submit an application for separate sign variances from the Planning 
Commission. 
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There is also an existing freestanding sign that includes an electronic message center. It 
is not evident if the freestanding sign is nonconforming. If it is then variances may also 
be required to replace its panels. 

H. Result of Approval. If the petitioner’s request for a special land use permit is approved 
then site plan review may proceed. 

5. Recommendations 
 
The Planning Commission may grant special land use permits at its discretion. Following the 
required public hearing, the commission may approve, approve with conditions, or deny a 
special land use permit. The basis for the Planning Commission’s decision in the case of a 
special land use request is found in §770-11, Basis of Determination, which reads as 
follows: 
 

The Planning Commission shall review the proposed special land use in terms of the standards stated 
within this Ordinance and shall establish that such use and the proposed location: 
 
(a) Will be harmonious and in accordance with the general objectives or any specific objectives of the 

Master Plan. 
(b) Will be designed, constructed, operated, and maintained so as to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity and will not change the 
essential character of the area. 

(c) Will not be hazardous or disturbing to existing uses or uses reasonably anticipated in the future. 
(d) Will be an improvement in relation to property in the immediate vicinity and to the City as a whole. 
(e) Will be served adequately by essential public services and facilities or that the persons responsible 

for the establishment of the proposed use will provide adequately any such service or facility. 
(f) Will not create excessive additional public costs and will not be detrimental to the economic welfare 

of the City. 
(g) Will be consistent with the intent and purposes of this Ordinance, and comply with all applicable 

provisions and standards, which are established for said use by this Ordinance and other 
applicable codes. 

 
 
 
 
cc: Frank Z. Martin, AIA, NCARB, Dorchen/Martin Associates, Inc. 

William Hahn, Jr., Village Chrysler Jeep, Inc. 
 
 
 
 
It is recommended that the petitioner or a representative attend the May 10, 2016 Planning Commission 
meeting. The meeting starts at 7:30 p.m. in the City Commission chambers on the 3rd floor of City Hall. 
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DATE: April 29, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: SP 16-05-10 – Site Plan to expand showroom for automobile dealership with 

service center/repair garage (Village Jeep) at 31200 Woodward Ave. (parcel no. 
25-06-476-001) 
Village Chrysler Jeep, Inc., Petitioner & Owner 
Dorchen/Martin Associates, Inc., Architect 

 
 
The above-referenced site plan and its associated special land use plan are scheduled for 
consideration by the Planning Commission at the next regular meeting. Should the Planning 
Commission wish to consider approval of the site plan, including all discretionary items, the 
Planning Division recommends the following contingencies: 
 
1. A license agreement for use of the Memorial Park municipal parking lot by the petitioner 

shall be approved by the City Commission. 

2. The petitioner shall maintain compliance with all required standards for automobile 
dealerships and repair garage in the Zoning Ordinance, including § 770-63 Vehicle Dealers 
and § 770-66 Automobile Repair Garages. 

3. Additional landscaping and screening shall be installed in accordance with § 770-90 of the 
Zoning Ordinance as determined necessary and advisable by the Planning Commission. 

4. A parallel parking pattern shall be established within the Woodward Avenue right-of-way in 
accordance with the specifications and standards of the City Engineer as presented on the 
site plan, unless removal of on-street parking (including restoration of the right-of-way) or 
reconfiguration into an alternative configuration is determined to be necessary and advisable 
by the Planning Commission. 

5. All exterior lighting fixtures shall comply with § 770-96 (B) of the Zoning Ordinance and other 
city codes and ordinances, including being directed downward and shielded so as not to 
shine on adjacent property, and within maximum permitted fixture heights and illumination 
levels. 

6. All signage shall comply with the Sign Ordinance (Chapter 607 Signs, Article II Sign 
Regulations) or receive the necessary variances from the Planning Commission. 

7. A performance bond shall be posted in an amount to be determined by the Building Official. 

8. The site plan shall meet all other code and ordinance requirements, as determined by the 
Building Official and City Engineer, including, but not limited to, the Michigan Building Code 
and the city’s Stormwater Detention Ordinance (Chapter 644), and any outstanding code 
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and ordinances issues must be resolved (i.e., unscreened waste receptacles, outdoor tire 
storage, etc.), prior to issuance of any building or right-of-way permits. 

 
 
 
 
cc: Frank Z. Martin, AIA, NCARB, Dorchen/Martin Associates, Inc. 

William Hahn, Jr., Village Chrysler Jeep, Inc. 
 
 
 
 
It is recommended that the petitioner or a representative attend the May 10, 2016 Planning Commission 
meeting. The meeting starts at 7:30 p.m. in the City Commission chambers on the 3rd floor of City Hall. 











Southfield, Michigan 48076

29895 Greenfield Rd., Suite 107

Dorchen/Martin Associates, Inc.

Fax: (248) 557-1231

(248) 557-1062

Architects/Planners

P:\2015 Projects\15048A Village Jeep Renovations\Dwgs\Spa\15048A-R1.dwg, 4/14/2016 9:09:07 AM, FMartin, 1:1

AutoCAD SHX Text
Use figured dimensions only

AutoCAD SHX Text
C

AutoCAD SHX Text
DORCHEN/MARTIN ASSOCI-

AutoCAD SHX Text
out the written permission of

AutoCAD SHX Text
be used or reproduced with-

AutoCAD SHX Text
is proprietary and is not to

AutoCAD SHX Text
ject matter contained therein 

AutoCAD SHX Text
This document and the sub-

AutoCAD SHX Text
sheet no.

AutoCAD SHX Text
sheet title

AutoCAD SHX Text
checked by

AutoCAD SHX Text
job no.

AutoCAD SHX Text
project

AutoCAD SHX Text
drawn by

AutoCAD SHX Text
issue / revision date

AutoCAD SHX Text
Do not scale drawings

AutoCAD SHX Text
ASSOCIATES, INC.

AutoCAD SHX Text
DORCHEN/MARTIN

AutoCAD SHX Text
ATES, INC.

AutoCAD SHX Text
Copyright

AutoCAD SHX Text
15048A

AutoCAD SHX Text
architect seal

AutoCAD SHX Text
2016

AutoCAD SHX Text
31200 Woodward Ave.

AutoCAD SHX Text
03/29/16

AutoCAD SHX Text
SPA

AutoCAD SHX Text
Village Jeep

AutoCAD SHX Text
Royal Oak, MI

AutoCAD SHX Text
04/14/16

AutoCAD SHX Text
SPA Revisions

AutoCAD SHX Text
R1

AutoCAD SHX Text
Proposed Building

AutoCAD SHX Text
1

AutoCAD SHX Text
R1

AutoCAD SHX Text
Proposed Building Rendering

AutoCAD SHX Text
Rendering

AutoCAD SHX Text
Rendering



Southfield, Michigan 48076

29895 Greenfield Rd., Suite 107

Dorchen/Martin Associates, Inc.

Fax: (248) 557-1231

(248) 557-1062

Architects/Planners

P:\2015 Projects\15048A Village Jeep Renovations\Dwgs\Spa\15048A-R2.dwg, 4/14/2016 9:17:24 AM, FMartin, 1:1

AutoCAD SHX Text
Use figured dimensions only

AutoCAD SHX Text
C

AutoCAD SHX Text
DORCHEN/MARTIN ASSOCI-

AutoCAD SHX Text
out the written permission of

AutoCAD SHX Text
be used or reproduced with-

AutoCAD SHX Text
is proprietary and is not to

AutoCAD SHX Text
ject matter contained therein 

AutoCAD SHX Text
This document and the sub-

AutoCAD SHX Text
sheet no.

AutoCAD SHX Text
sheet title

AutoCAD SHX Text
checked by

AutoCAD SHX Text
job no.

AutoCAD SHX Text
project

AutoCAD SHX Text
drawn by

AutoCAD SHX Text
issue / revision date

AutoCAD SHX Text
Do not scale drawings

AutoCAD SHX Text
ASSOCIATES, INC.

AutoCAD SHX Text
DORCHEN/MARTIN

AutoCAD SHX Text
ATES, INC.

AutoCAD SHX Text
Copyright

AutoCAD SHX Text
15048A

AutoCAD SHX Text
architect seal

AutoCAD SHX Text
2016

AutoCAD SHX Text
31200 Woodward Ave.

AutoCAD SHX Text
03/29/16

AutoCAD SHX Text
SPA

AutoCAD SHX Text
Village Jeep

AutoCAD SHX Text
Royal Oak, MI

AutoCAD SHX Text
04/14/16

AutoCAD SHX Text
SPA Revisions

AutoCAD SHX Text
R2

AutoCAD SHX Text
Existing Building

AutoCAD SHX Text
1

AutoCAD SHX Text
R2

AutoCAD SHX Text
Existing Building Photograph

AutoCAD SHX Text
Photograph

AutoCAD SHX Text
Photograph



















M E M O R A N D U M Meeting Date: May 10, 2016 
211 Williams St. / P.O. Box 64 

Community Development Department Royal Oak, MI 48068-0064 
Phone: (248) 246-3280 

City of Royal Oak, Michigan Fax: (248) 246-3005 
www.romi.gov 

 

 

DATE: April 29, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: Special Land Use & Site Plan (SP 16-05-11) to expand existing building and 

establish fitness center (Planet Fitness) within former grocery store at 2554-2616 
Crooks Rd. (parcel nos. 25-09-154-017 & 19) 
Essco of Royal Oak, Petitioner & Owner 
K&M Building, Inc., Contractor 
Nowak & Frauss, Engineer 
Daniel Biber Associates, Architect 

 
 
1. Zoning Map & Aerial Photograph 

 

  
 

2. Zoning Ordinance Provisions 
 
ARTICLE IV Zone Regulations & General Provisions – § 770-39 Neighborhood Business, 
(C) Special Land Uses (13): Fitness centers and training studios with more than 2,500 
square feet of gross floor area are a special land use in the Neighborhood Business zoning 
district. 
 

3. Compatibility with Master Plan 
 
The planned use for this property on the Future Land Use Map of the city’s Master Plan is 
“Mixed Use – Residential / Office / Commercial” (right). According to the Master Plan, these 
areas are intended to provide for a mixture of residential, office, and lower-intensity 
commercial uses. They are designed to maintain and promote the flexible redevelopment of 
certain areas of the city. Upper-floor dwelling units above retail sales, personal services, or 
offices are encouraged. 
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4. Other Findings 
 
A. Location & Site Characteristics. The site consists of two parcels on the east side of 

Crooks Road at the intersection of West Webster Road. Both lots have a total frontage 
of 414.73 feet along Crooks Road and a total lot area of approximately 73,104.51 square 
feet or 1.678 acres. The site is developed with a one-story building most recently 
occupied by a grocery store and pharmacy. Off-street parking lots are located along the 
north, west, and south sides of the building. 

 

 

B. Proposed Use & Construction. The petitioner proposes to establish a fitness center 
within the existing building (Planet Fitness). Construction of an addition on the north side 
of the building with 5,184 square feet of ground floor area is also proposed. The parking 
lot on the south side of the building would be reconstructed and include new curbed 
islands with landscaping. 
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C. Vehicular Access. The two remaining driveways to Crooks Road would remain. 
Landscaped islands would be added to both sides of the driveway on the south side of 
the building at the intersection of Wester Road to narrow and better define the driveway 
approach. No changes would be made to the driveway near the proposed addition on 
the north side of the building. 

D. Off-Street Parking. Fitness centers are required to provide one off-street parking space 
for every four people based on maximum occupancy. According to the petitioner the 
building would have a maximum occupancy of 447 people and require 112 off-street 
parking spaces. When redeveloped, the site would have 114 off-street parking spaces. 

E. Screening. There are several trees but no screening wall along the east rear lot line 
between the parking lot on the south side of the building and the adjacent single-family 
dwelling to the east (1217 West Webster Road). Currently there is one large deciduous 
tree, several smaller trees, and a 4-foot 
chain link fence in this location. The fence 
sits atop a two-foot concrete foundation 
wall. Both the fence and wall are in poor 
condition and tilt toward the parking lot. 

There is also a six-foot wooden fence 
along another portion of the east rear lot 
line between the rear of the building and 
an adjacent single-family dwelling to the 
east (1216 West Webster Road). This 
fence also extends along a portion of the 
north side lot line next to an apartment 
complex to the north (2720 Crooks 
Road). Both sections of the wooden 
fence are placed on top of a two-foot 
concrete foundation wall. Sections of the 
fence and wall are in poor condition and 
tilt away from the building towards 
adjacent properties. 

A six-foot concrete panel wall is located 
between the parking lot on the north side 
of the building and the adjacent single-
family dwelling to the north (2624 Crooks 
Road) along with several mature trees. 
The wall also extends along a portion of 
the east rear lot line next to the apartment 
complex although there are fewer trees in 
this area. This wall is in good condition. 

The parking lot on the east side of the 
building is separated from Crooks Road 
by a 30-inch high concrete panel wall. 
Portions of this wall between the parking 
spaces and public sidewalk are damaged 
and in poor condition. 
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A landscaped evergreen buffer, masonry wall, or combination of the two with a minimum 
height of six feet is required along the east rear and north side lot lines according to § 
770-90 (D) of the Zoning Ordinance due to the adjacent One Family Residential and 
Multiple Family Residential zoning. The petitioner proposes to install a six-foot wooden 
fence along the east rear lot line adjacent to 1217 West Webster Road where there are 
currently only trees and a chain link fence. The fence would stop short of the large 
deciduous tree at the southeast corner of the site so that it would not have to be 
removed as recommended by staff. The existing foundation wall and chain link fence 
would be removed. 

The existing wooden fence between the rear of the building adjacent to 1216 West 
Webster Road and the apartment complex at 2720 Crooks Road would remain 
according the site plan and landscaping plan. The plans indicate the fence would be 
repaired where necessary. 

The Planning Commission will need to determine if the screening proposed by the 
petitioner along the east rear lot line is adequate or if additional measures are 
necessary. Staff would recommend a more permanent form of screening such as a six-
foot masonry wall rather than a wooden fence. Staff would further recommend that any 
fence or wall placed along the east rear lot line next to 1217 West Webster Road be 
setback away from the property line to preserve as many existing trees as possible. 

The existing concrete panel wall along the north side lot line and a portion of the east 
rear lot line would remain with no additions or modifications. 

The adjacent property to the south is zoned Neighborhood Business and currently 
occupied by a professional office, therefore no screening is required at the south side lot 
line under § 770-90 (D). Perimeter parking lot screening is required, however, according 
to § 770-90 (E)(2), and the petitioner proposes to add a greenbelt with five deciduous 
trees along this boundary. 

Landscaping, a masonry wall, or a combination of the two with a minimum height of 30 
inches is required between the parking lot in front of the building and Crooks Road under 
§ 770-90 (E)(2). The petitioner proposes to repair the existing 30-inch concrete panel 
wall where necessary. Staff recommends that this wall be completely replaced due to its 
poor condition instead of only repairing damaged concrete panels. 

A landscaped greenbelt is already in placed between the parking lot on the north side of 
the building and Crooks Road as allowed under § 770-90 (E)(2). The petitioner proposes 
to add more deciduous trees and shrubs to this greenbelt. 

F. Landscaping. The reconstruction of the south parking lot would include additional 
landscaping. New deciduous trees, shrubs, and sod would be placed on both sides of 
the driveway to Crooks Road. More deciduous trees and sod would be placed at the end 
of each row of parking and also along the south side lot line. The new landscaping would 
be placed in curbed islands. 

New deciduous trees and shrubs would be added to the existing greenbelt between the 
parking lot on the north side of the building and Crooks Road. Additional deciduous trees 
would also be placed at the driveway near the building entrance and at the corners of 
the row of parking along the north side lot line. 
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G. Pedestrian Access. There is an opening 
in the wooden fence along the east rear 
lot line to allow pedestrians and bicycles 
access to West Webster Road and the 
residential neighborhood to the east. The 
opening is placed near the center line of 
the street where it meets the property 
boundary. A planter box with a shrub and 
bollards are placed at the opening to 
prevent vehicular traffic. This access is 
frequently used by cyclists to continue traveling west on Webster Road through the 
signalized intersection at Crooks Road and the south driveway to the site. 

According to the site plan and landscaping plan the pedestrian access point would 
remain but be relocated to align with the public sidewalk on the south side of Webster 
Road. The existing planter box and bollards would be removed. 

H. Result of Approval. If the petitioner’s request for a special land use permit is approved 
then site plan review may proceed. 

5. Recommendations 
 
The Planning Commission may grant special land use permits at its discretion. Following the 
required public hearing, the commission may approve, approve with conditions, or deny a 
special land use permit. The basis for the Planning Commission’s decision in the case of a 
special land use request is found in §770-11, Basis of Determination, which reads as 
follows: 
 

The Planning Commission shall review the proposed special land use in terms of the standards stated 
within this Ordinance and shall establish that such use and the proposed location: 
 
(a) Will be harmonious and in accordance with the general objectives or any specific objectives of the 

Master Plan. 
(b) Will be designed, constructed, operated, and maintained so as to be harmonious and appropriate in 

appearance with the existing or intended character of the general vicinity and will not change the 
essential character of the area. 

(c) Will not be hazardous or disturbing to existing uses or uses reasonably anticipated in the future. 
(d) Will be an improvement in relation to property in the immediate vicinity and to the City as a whole. 
(e) Will be served adequately by essential public services and facilities or that the persons responsible 

for the establishment of the proposed use will provide adequately any such service or facility. 
(f) Will not create excessive additional public costs and will not be detrimental to the economic welfare 

of the City. 
(g) Will be consistent with the intent and purposes of this Ordinance, and comply with all applicable 

provisions and standards, which are established for said use by this Ordinance and other 
applicable codes. 

 
 
cc: James Esshaki, Essco of Royal Oak 

Daniel Biber, AIA, Daniel Biber Associates 
Brad W. Brickel, PE, Nowak & Frauss Engineers 
Aaron Kales, K&M Building, Inc. 

 
 
It is recommended that the petitioner or a representative attend the May 10, 2106 Planning Commission 
meeting. The meeting starts at 7:30 p.m. in the City Commission chambers on the 3rd floor of City Hall. 



M E M O R A N D U M Meeting Date: May 10, 2016 
211 Williams St. / P.O. Box 64 

Community Development Department Royal Oak, MI 48068-0064 
Phone: (248) 246-3280 

City of Royal Oak, Michigan Fax: (248) 246-3005 
www.romi.gov 

 

 

DATE: April 29, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: SP 16-05-11 – Site Plan to expand existing building and establish fitness center 

(Planet Fitness) within former grocery store at 2554-2616 Crooks Rd. (parcel 
nos. 25-09-154-017 & 19) 
Essco of Royal Oak, Petitioner & Owner 
K&M Building, Inc., Contractor 
Nowak & Frauss, Engineer 
Daniel Biber Associates, Architect 

 
 
The above-referenced site plan and its associated special land use permit are scheduled for 
consideration by the Planning Commission at the next regular meeting. Should the Planning 
Commission wish to consider approval of the site plan, including all discretionary items, the 
Planning Division recommends the following contingencies: 
 
1. The petitioner shall combine both existing lots into a single parcel. 

2. Screening in the form of a new six-foot masonry wall, or an alternative form of screening as 
determined necessary and advisable by the Planning Commission, shall be installed along 
the east rear lot line adjacent to 1217 West Webster Road (parcel 25-09-326-001) and 1216 
West Webster Road (parcel 25-09-179-005), and also the portion of the north side lot line 
adjacent to 2720 Crooks Road (parcel 25-09-154-018), in accordance with § 770-90 (D) of 
the Zoning Ordinance. 

3. Screening along the east rear lot line shall be installed, and the parking lot on the south side 
of the building reconstructed, in such a manner that the deciduous tree at the southeast 
corner of the site labeled “#6” on the site plan will not be removed. All other landscaping 
screening shall be installed as determined necessary and advisable by the Planning 
Commission in accordance with § 770-90 (D) and (E) of the Zoning Ordinance. 

4. The existing concrete panel wall along the west front lot line adjacent to Crooks Road 
between both driveways shall be replaced with a new 30-inch masonry wall, or an 
alternative form of screening as determined necessary and advisable by the Planning 
Commission, in accordance with § 770-90 (E)(2) of the Zoning Ordinance. 

5. All work within public rights-of-way shall be in accordance with the specifications and 
standards of the City Engineer. 

6. All exterior lighting fixtures shall comply with § 770-96 (B) of the Zoning Ordinance and other 
city codes and ordinances, including being directed downward and shielded so as not to 
shine on adjacent property, and within maximum permitted fixture heights and illumination 
levels. 

7. All signage shall comply with the Sign Ordinance (Chapter 607 Signs, Article II Sign 
Regulations) or receive the necessary variances from the Planning Commission. 



SP 16-05-11 
2554-2616 Crooks Rd. 

April 29, 2016 
Page 2 of 2 

 

8. A performance bond shall be posted in an amount to be determined by the Building Official. 

9. The site plan shall meet all other code and ordinance requirements, as determined by the 
Building Official and City Engineer, including, but not limited to, the Michigan Building Code 
and the city’s Stormwater Detention Ordinance (Chapter 644), prior to issuance of any 
building or right-of-way permits. 

 
 
 
 
cc: James Esshaki, Essco of Royal Oak 

Daniel Biber, AIA, Daniel Biber Associates 
Brad W. Brickel, PE, Nowak & Frauss Engineers 
Aaron Kales, K&M Building, Inc. 

 
 
 
 
It is recommended that the petitioner or a representative attend the May 10, 2016 Planning Commission 
meeting. The meeting starts at 7:30 p.m. in the City Commission chambers on the 3rd floor of City Hall. 





PARCEL 1:

LAND SITUATED IN THE CITY OF ROYAL OAK, COUNTY OF OAKLAND, STATE OF MICHIGAN,

DESCRIBED AS FOLLOWS:

LOT 5, ASSESSOR'S PLAT NO. 40, AS RECORDED IN LIBER 57 OF PLATS, PAGE 2, OAKLAND

COUNTY RECORDS.

TAX ID NUMBER: 25-09-154-019

ADDRESS: 2554 CROOKS ROAD, ROYAL OAK, MI

CONTAINING: 73,104.51 SQ. FT. OR 1.678 ACRES OF LAND

PARCEL 2:

LAND SITUATED IN THE CITY OF ROYAL OAK, COUNTY OF OAKLAND, STATE OF MICHIGAN,

DESCRIBED AS FOLLOWS:

LOT 4, EXCEPT THE EASTERLY PART MEASURED 170.08 FEET ON THE NORTH LOT LINE AND

111.24 FEET ON THE SOUTH LOT LINE, ASSESSOR'S PLAT NO. 40, AS RECORDED IN LIBER 57 OF

PLATS, PAGE 2, OAKLAND COUNTY RECORDS.

TAX ID NUMBER: 25-09-154-017

ADDRESS: 2616 CROOKS ROAD, ROYAL OAK, MI

CONTAINING: 22,060.63 SQ. FT. OR 0.506 ACRES OF LAND

PART OF THE NE. 1/4 OF SECTION 9,

T. 1 NORTH, R. 11 EAST, CITY OF ROYAL OAK,

OAKLAND COUNTY, MICHIGAN
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Call before you dig.
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TYPICAL SOD LAWN AREAS, SOWN ON 3" TOPSOIL

RESTORE EXISTING LAWN AREAS W/ HYDROSEED AND MULCH

3-4' DIA SPADE CUT EDGE W/ 3" SHREDDED BARK MULCH

GROUNDCOVER KEY

4 3" DEPTH DOUBLE SHREDDED HARDWOOD BARK MULCH

1

GENERAL LANDSCAPE NOTES
1.  LANDSCAPE CONTRACTOR SHALL VISIT SITE, INSPECT EXISTING CONDITIONS
  AND REVIEW PROPOSED PLANTING AND RELATED WORK. IN CASE OF
   DISCREPANCY BETWEEN PLAN AND PLANT LIST, THE PLAN SHALL
   GOVERN QUANTITIES. CONTACT THE LANDSCAPE ARCHITECT WITH ANY
   CONCERNS.
2. THE CONTRACTOR SHALL VERIFY LOCATIONS OF ALL ON-SITE UTILITIES
   PRIOR TO BEGINNING CONSTRUCTION ON HIS/HER PHASE OF WORK. ANY
   DAMAGE OR INTERUPTION OF SERVICES SHALL BE THE RESPONSIBILITY
   OF THE CONTRACTOR.
3. THE CONTRACTOR SHALL COORDINATE ALL RELATED ACTIVITIES WITH
   OTHER TRADES, AND SHALL REPORT ANY UNACCEPTACBLE SITE CONDITIONS
   TO THE OWNER'S REPRESENTATIVE PRIOR TO COMMENCEMENT.
4. PLANTS SHALL BE FULL, WELL-BRANCHED, AND IN HEALTHY VIGOROUS
   GROWING CONDITION.
5. PLANTS SHALL BE WATERED BEFORE AND AFTER PLANTING IS COMPLETE.
6. ALL TREES MUST BE STAKED, FERTILIZED AND MULCHED AND SHALL BE
   GUARANTEED TO EXHIBIT A NORMAL GROWTH CYCLE FOR AT LEAST ONE (1)
   YEAR FOLLOWING PLANTING.
7. ALL MATERIAL SHALL CONFORM TO THE GUIDELINES ESTABLISHED IN THE MOST
   RECENT EDITION OF THE "AMERICAN STANDARDS FOR NURSERY STOCK".
8. CONTRACTOR WILL SUPPLY FINISHED GRADE AND EXCAVATE AS NECESSARY TO
  SUPPLY PLANT MIX DEPTH IN ALL PLANTING BEDS AS INDICATED IN PLANT DETAILS
   AND A DEPTH OF 4" IN ALL LAWN AREAS.
9. PROVIDE CLEAN BACKFILL SOIL, USING MATERIAL STOCKPILED ON-SITE. SOIL
   SHALL BE SCREENED AND FREE OF DEBRIS, FOREIGN MATERIAL, AND STONE.
10. SLOW-RELEASE FERTILIZER SHALL BE ADDED TO THE PLANT PITS BEFORE
   BEING BACKFILLED. APPLICATION SHALL BE AT THE MANUFACTURERS RECOMMENDED
   RATES.
11. AMENDED PLANT MIX (PREPARED TOPSOIL) SHALL CONSIST OF 1/3 SCREENED TOPSOIL,
    1/3 SAND, AND 1/3 "DAIRY DOO" COMPOST, MIXED WELL AND SPREAD TO A DEPTH AS
    INDICATED IN PLANTING DETAILS.
12. ALL PLANTINGS SHALL BE MULCHED WITH SHREDDED HARDWOOD BARK, SPREAD TO
   A DEPTH OF 3" FOR TREES AND SHRUBS, AND 2" ON ANNUALS, PERENNIALS, AND
   GROUNDCOVER PLANTINGS. MULCH SHALL BE FREE FROM DEBRIS AND FOREIGN
   MATERIAL, AND PIECES ON INCONSISTENT SIZE.
13. NO SUBSTITUTIONS OR CHANGES OF LOCATION, OR PLANT TYPE SHALL BE MADE
   WITHOUT THE APPROVAL OF THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE.
14. THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED OF ANY DISCREPANCIES BETWEEN
   THE PLANS AND FIELD CONDITIONS PRIOR TO INSTALLATION.
15. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING ALL PLANT
   MATERIAL IN A VERTICAL CONDITION THROUGHOUT THE GUARANTEED PERIOD.
16. THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE SHALL HAVE THE RIGHT
   TO REJECT ANY WORK OR MATERIAL THAT DOES NOT MEET THE REQUIREMENTS OF
   THE PLANS AND/OR SPECIFICATIONS.
17. THE LANDSCAPE CONTRACTOR SHALL SEED AND MULCH OR SOD (AS INDICATED ON
   PLANS) ALL AREAS DESIGNATED AS SUCH ON THE PLANS, THROUGHOUT THE CONTRACT
   LIMITS. FURTHER, THE CONTRACTOR SHALL BE RESPONSIBLE FOR RESTORING AREAS
   DISTURBED DURING CONSTRUCTION, NOT IN THE CONTRACT LIMITS, TO EQUAL OR
   GREATER CONDITION.
18. ALL LANDSCAPE AREAS SHALL HAVE PROPER DRAINAGE THAT PREVENTS EXCESSIVE
    WATER FROM PONDING ON LAWN AREAS OR AROUND TREES AND SHRUBS.
19. ALL LANDSCAPE AREAS SHALL BE IRRIGATED WITH AN AUTOMATIC UNDERGROUND
   SYSTEM.

Scarlet Sentinel Red Maple
Acer rubrum 'Scarlet Sentinel'

TREES

AR 10

PLANT SCHEDULE
QTYKEY BOTANICAL/COMMON NAME SIZE SPACING ROOT

B&BSEE PLAN2.5" CAL

COMMENT

SHRUBS

IG 50 Nordic Holly
Ilex glabra 'Nordic' 30" HT B&B30" OC

GROUNDCOVERS/PERENNIALS

Fall Blooming Feather Reed Grass
Calamagrostis a. var. brachytrichaCA 14 CONT30" OC3 GAL

FULLY BRANCHED HEADS

Moraine Sweet Gum
Liquidambar styraciflua 'Moraine'LS 8 B&BSEE PLAN2.5" CAL

Chaniticleer Pear
Pyrus calleryana 'Glen's Form'PC 7 B&BSEE PLAN2.5" CAL

MAINTAIN AS HEDGE

FULLY BRANCHED HEADS

FULLY BRANCHED HEADS

LANDSCAPE REQUIREMENTS
EXISTING SITE ZONING:    NEIGHBORHOOD BUSINESS DISTRICT
EXISTING SITE AREA:      95,165.14 S.F. OR 2.18 ACRES

SITE LANDSCAPE AREA
10% OF SITE AREA SHALL BE LANDSCAPE AREA
95,165.14 S.F. X 10% = 10,468.17 S.F. REQUIRED
10,809.76 S.F. PROVIDED

LANDSCAPE ABUTTING A R.O.W.
1 DECIDUOUS TREE PER 30 L.F. OF ROAD FRONTAGE
REQUIRED:
CROOKS ROAD: 419.29 L.F. OF FRONTAGE / 30 L.F. = 13.98 OR 14 TREES REQUIRED
PROVIDED: 10 TREES, PLUS 4 EXISTING TO REMAIN

PARKING LOT LANDSCAPE REQUIREMENTS
1 TREE FOR EACH 8 PARKING SPACES
114 SPACES / 8 = 15 TREES REQUIRED
PROVIDED: 15 TREES

GENERAL SEED NOTE:
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDRO-SEEDED
WITH SPECIFIED BLENDS, AND STABILIZED WITH WOOD CELLULOSE FIBER MULCH
(2,000 LBS PER ACRE) . IN AREAS SUBJECT  TO EROSION, SEEDED LAWN SHALL
BE FURTHER STABILIZED WHERE NECESSARY WITH BIODEGRADABLE EROSION
BLANKET AND STAKED UNTIL ESTABLISHED. ALL SEED SHALL BE APPLIED OVER A
MINIMUM 3" PREPARED TOPSOIL, AND SHALL BE KEPT MOIST AND WATERED DAILY
UNTIL ESTABLISHED.
SEEDING INSTALLATION SHALL OCCUR ONLY:
SPRING: APRIL1 TO JUNE1
FALL: AUGUST 15 TO OCTOBER 15

TYPICAL SEEDED LAWN MIX:
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDROSEEDED
WITH TYPICAL DROUGHT TOLERANT, DURABLE BLENDED  SEED MIX, AT
A RATE OF 220 LBS PER ACRE
MIX IS COMPRISED OF

30% NITE HAWK PERENNIAL RYE
30% KENTUCKY BLUEGRASS
20% CREEPING RED FESCUE
10% MERIT KENTUCKY BLUEGRASS
10% NEWPORT KENTUCKY BLUEGRASS

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

6-IG
7-CA 1-AR

6-IG
7-CA

1-AR

2-PC

2-LS

1-LS

3-PC

2-PC

1-LS
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PROPOSED PLANT BED
TO BE EDGED W/ 1/8" X 4"
METAL EDGING, TYPICAL

ALL PLANT BEDS TO BE FINISHED
W/ MIN 3" DOUBLE SHREDDED
HARDWOOD BARK MULCH

TREE REMOVAL LEGEND:

TREES TO BE REMOVED

TREES TO REMAIN

TREE PROTECTION FENCING

EXISTING SCREENWALL TO BE
REPAIRED AS NECESSARY

EXISTING WHEEL STOPS TO BE
RESET IN NEWLY STRIPED SPACES

EXISTING TREE TO REMAIN. PROPOSED
FENCING TO BE STOPPED SHORT OF
FENCE SO AS TO NOT INJURE TREE

EXISTING TREE TO BE REMOVED

TREE PROTECTION FENCING TO BE
PLACED AT THE LIMITS OF GRADING
LINE OR TREE DRIPLINE, SHOWN PER
PLAN AND COORDINATED W/ PROPOSED
GRADING ACCORDING TO CIVIL DWGS

NEW PARKING LOT ISLANDS AND NEW
PLANTING AREA SHALL HAVE ALL EXISTING
PAVEMENT REMOVED AND REPLACED
WITH APPROPRIATE PLANTING MIX PER
SPECIFICATION

NEW PARKING LOT ISLANDS AND NEW
PLANTING AREA SHALL HAVE ALL EXISTING
PAVEMENT REMOVED AND REPLACED
WITH APPROPRIATE PLANTING MIX PER
SPECIFICATION

PLANT MIX SPECIFICATION
STANDARD PLANT MIX BACKFILL SHALL BE PROVIDED FOR ALL
PROPOSED PLANTINGS. ONE CUBIC YARD OF PLANT MIX SHALL
BE COMPOSED OF:
   1/3 SCREENED TOPSOIL
   1/3 CLEAN COARSE SAND
   1/3 PEAT MOSS

PLANT MIX TYPE 'A' : TREE AND SHRUB PLANT BEDS SHALL BE AMENDED
W/ OSMOCOTE 18-6-12 SLOW RELEASE FERTILIZER PER MANUFACTURER

PLANT MIX TYPE 'B' : ANNUAL, PERENNIAL AND GROUNDCOVER
PLANT BEDS SHALL INCLUDE STANDARD MIX WITH THE AMENDMENTS
AND AT THE RATES DESCRIBED BELOW:

    1. "DAIRY DOO"; OR APPROVED EQUAL APPLIED
         AT THE MANUFACTURERS RECOMMENDED RATES
    2. 13:13:13 FERTILIZER; APPLIED AT THE MANUFACTURERS
         RECOMMENDED RATES
    3. BONE MEAL; APPLIED AT 5 LBS PER CUBIC YARD OF SOIL
        MIX

5/8" X 6'8" RE-ROD, OR
EQUAL, SUPPORT POSTS
EVERY 10' O.C.
INSTALL POSTS A MIN. 24"
INTO GROUND, TYPICAL

4' HIGH FENCING, AS SPECIFIED,
TO BE PLACED AT DRIP LINE OR
LIMITS OF GRADING, AS INDICATED
ON PLAN, TYPICAL

NOTE:
PROTECTION FENCING TO BE
MAINTAINED THROUGHOUT THE
CONSTRUCTION PERIOD

NTS
TREE PROTECTION DETAIL-PLAN

NOTES:

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

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

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.

TREE WRAP TO BE
SECURED WITH BIO-
DEGRADABLE MATERIAL
AT TOP AND BOTTOM.
REMOVE AFTER FIRST
WINTER.
USE 3 HARDWOOD STAKES
PER TREE (2"X2"X8').
DRIVE STAKES 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.

STAKE TREES JUST BELOW
FIRST BRANCH 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.

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

NTS

DECIDUOUS TREE PLANTING DETAIL

MOUND TO FORM 3" EARTH SAUCER

PLANTING MIX AS SPECIFIED

UNDISTURBED SOIL

12" MIN.

SHALL BE NATURAL IN COLOR.
HARDWOOD BARK MULCH. MULCH
MULCH 3" DEPTH W/ SHREDDED

1/3 OF ROOTBALL.
FOLD DOWN ALL BURLAP FROM TOP 

REMOVE ALL NON-BIODEGRADABLE

6"

NTS
HEDGE PLANTING DETAIL

UNDISTURBED SOIL

SCARIFY SUBGRADE

MATERIALS FROM THE ROOTBALL.

PLANTING MIX, AS SPECIFIED

EARTH SAUCER AROUND SHRUB
NOTES:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY.

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MAINTAIN 2" CLEAR AREA FROM STEM

PLANT MIX, 10-12" DEEP
AS SPECIFIED

MULCH 2" DEPTH W/ SHREDDED
HARDWOOD BARK MULCH. MULCH
SHALL BE NATURAL IN COLOR.

NTS

ORNAMENTAL GRASS PLANTING DETAIL

UNDISTURBED SUBGRADE

ORNAMENTAL GRASSES SPACED
ACCORDING TO PLANTING PLAN

03-29-16 ISSUED FOR SITE PLAN REVIEW

REMOVE EXISTING PLANTER
BOX, EXTEND NEW FENCING

RELOCATE PEDESTRIAN ACCESS
EXTEND EXISTING SIDEWALK

PROPOSED 6' HIGH BOARD ON
BOARD FENCING TO MEET THE
SCREENING REQUIREMENT 2 X 4" MILLED TO DRAIN; NAIL TO TOP

RAIL

2 X 4" WOOD RAIL, NOT TO EXCEED 8'
LENGTH

2 X 4" WOOD RAIL CENTERED BETWEEN
RAILS

1 X 4" VERTICAL P.T. WOOD SLATS
NAILED TO 2 X 4" RAILS

4 X 4" P.T. WOOD POST

8" CONCRETE COLLAR

PITCH SURFACE TO DRAIN

FINISHED GRADE

AGGREGATE BASE

6' HT OPAQUE WOOD FENCE
NTS

04-18-16 REVISED PER CITY REVIEW









M E M O R A N D U M Meeting Date: May 10, 2016 
211 Williams St. / P.O. Box 64 

Community Development Department Royal Oak, MI 48068-0064 
Phone: (248) 246-3280 

City of Royal Oak, Michigan Fax: (248) 246-3005 
www.romi.gov 

 

 

DATE: April 29, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: SP 16-05-12 – Site Plan to construct 39 multiple-family dwelling units within four-

story building (47 ft. 10 in. height) at 211-235 E. Harrison Ave. (parcel nos. 25-
22-303-024, 25-22-303-025, & 25-22-303-048) 
KASCO Equities, Petitioner & Owner 
Saroki Architecture, Architect 

 
 
The above-referenced site plan is scheduled for consideration by the Planning Commission at 
the next regular meeting. Should the Planning Commission wish to consider approval of the site 
plan, including all discretionary items, the Planning Division recommends the following 
contingencies: 
 
1. Planning Commission approval of an 85.71% density bonus permitted under § 770-46 (B)(3) 

of the Zoning Ordinance necessary to construct 39 multiple-family dwelling units [21 units 
are allowed without a density bonus per § 770-37 (D)(3)(a)]. 

2. Zoning Board of Appeals approval of all necessary variances, i.e., the minimum required 
number of off-street parking spaces, hard surface paving of the fire lane, etc. 

3. A land division and combination application shall be filed with the City Assessor to create 
two separate parcels out of 226 East Hudson Avenue (parcel 25-22-303-048), 211 East 
Harrison Avenue (parcel 22-22-303-024), and 217 East Harrison Avenue (parcel 22-22-303-
025), described as follows: 

a) Lots 6, 7, 8, 9, and 10, inclusive, Assessor’s Plat No. 16 (211-235 East Harrison 
Avenue); and 

b) Lots 13, 14, 15, 16, and 17, inclusive, and the easterly 40 feet of Lot 18, Baldwin 
Addition (226 East Hudson Avenue). 

4. The pedestrian and overhead doors on the south rear façade of the building at 226 East 
Hudson Avenue shall be closed and replaced with a three-hour rated fire wall in accordance 
with the Michigan Building Code. 

5. All paving, utilities, and other improvements, including work within public rights-of-way, shall 
be in accordance with the specifications and standards of the City Engineer. 

6. All exterior lighting fixtures shall comply with § 770-96 (B) of the Zoning Ordinance and other 
city codes and ordinances, including being directed downward and shielded so as not to 
shine on adjacent property, and within maximum permitted fixture heights and illumination 
levels. 

7. All signage shall comply with the Sign Ordinance (Chapter 607 Signs, Article II Sign 
Regulations) or receive the necessary variances from the Planning Commission. 



SP 16-05-12 
211-235 E. Harrison Ave. 

April 29, 2016 
Page 2 of 2 

 

8. A performance bond shall be posted in an amount to be determined by the Building Official. 

9. The site plan shall meet all other code and ordinance requirements, as determined by the 
Building Official and City Engineer, including, but not limited to, the Michigan Building Code 
and the city’s Stormwater Detention Ordinance (Chapter 644), and a land division and 
combination application creating the two separate parcels described above shall be 
approved and recorded, prior to issuance of any building or right-of-way permits. 

 
 
 
 
cc: Jim DiMercurio, AIA, NCARB, LEED AP, Saroki Architecture 

Stephen Kassab, Kasco Equities, LLC 
 
 
 
 
It is recommended that the petitioner or a representative attend the May 10, 2016 Planning Commission 
meeting. The meeting starts at 7:30 p.m. in the City Commission chambers on the 3rd floor of City Hall. 



 

 

April 25, 2016 
 
 
 
Project Address: 211-235 E. Harrison, Troy, MI 
Owner:  Kasco Equities LLC 

Stephen Kassab 
 
 
 
Project Description: 
 
The project calls for the development of 211-235 E. Harrison (Lots 6-10) into a multi-story, multi-tenant, high-end 
residential building.  The building will have a total of thirty-nine (39) residential units across four levels above 
grade and one level below grade.  All units will be for rent only.  At grade, there are six row house units with 
private entrances facing E. Harrison.  Each row house features a lower level with a large terrace.  At grade, the 
building also features a centrally located public entrance and lobby for access to the other thirty-three (33) units 
located on levels two through four.  All off-street parking is at grade behind the building.  Parking includes twenty-
four (28) visitor spaces, eighteen (18) spaces in private garages, and 36 covered spaces within a parking garage 
– for a grand total of seventy-eight (82) parking spaces.  Four (4) of these spaces are marked for handicap use.  
The roof of the parking garage is a landscaped terrace with direct access from inside the building on the second 
level.  Additional amenities include a community recreation room, fitness room, and lower level private storage 
rooms for each unit.   
 
Conditioned Building Areas (square feet): 
Lower Level  12,694 
First Level  13,265 
Second Level 19,120 
Third Level  19,120 
Fourth Level  14,497 
Total  78,696 
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M E M O R A N D U M Meeting Date: May 10, 2016  
211 Williams St. / P.O. Box 64 

Community Development Department Royal Oak, MI 48068-0064 
Phone: (248) 246-3280 

City of Royal Oak, Michigan Fax: (248) 246-3005 
www.romi.gov 

 

 

DATE: April 29, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: SP 16-05-13 – Site Plan to construct new seven-level municipal parking deck 

(80-ft. height) on south side of W. Second St. between S. Washington Ave. 
and S. Center St. (parcel no. 25-21-232-001) 
City of Royal Oak, Petitioner & Owner 
Rich & Associates, Inc., Engineer & Architect 

 
 
The above-referenced site plan is scheduled for consideration by the Planning Commission at 
the next regular meeting. According to the Michigan Planning Enabling Act (Public Act 33 of 
2008, as amended), the Planning Commission is required to review and approve plans for the 
construction of new streets, parks, playgrounds, public buildings, and other public structures 
such as municipal parking decks. Section 61(1) of Act 33 reads as follows: 
 
 

MICHIGAN PLANNING ENABLING ACT (EXCERPT) 
Act 33 of 2008 

 
125.3861 Construction of certain projects in area covered by municipal master plan; 
approval; initiation of work on project; requirements; report and advice. 
 
Sec. 61. (1) A street; square, park, playground, public way, ground, or other open space; or public building or 
other structure shall not be constructed or authorized for construction in an area covered by a municipal 
master plan unless the location, character, and extent of the street, public way, open space, structure, or utility 
have been submitted to the planning commission by the legislative body or other body having jurisdiction 
over the authorization or financing of the project and has been approved by the planning commission. The 
planning commission shall submit its reasons for approval or disapproval to the body having jurisdiction. If 
the planning commission disapproves, the body having jurisdiction may overrule the planning commission by 
a vote of not less than 2/3 of its entire membership for a township that on the enactment date of this act had a 
planning commission created under former 1931 PA 285, or for a city or village, or by a vote of not less than 
a majority of its membership for any other township. If the planning commission fails to act within 35 days 
after submission of the proposal to the planning commission, the project shall be considered to be approved 
by the planning commission. 

 
 
Construction of a new seven-level parking deck is proposed on the south side of Second Street 
between Center Street and Washington Avenue. The deck will replace the existing surface 
parking lot across Second Street from the Post Office and provide 521 parking spaces. 
 
The new deck will have seven levels and a height of approximately 80 feet to its top level. Stair 
and elevator towers will project another 17 feet at the northwest and northeast corners. 
 
Entrance and exit lanes are provided to Center Street and Washington Avenue. The new 
structure will connect to the existing Center Street parking deck on the ground level. The 
entrance and exit lanes to Center Street from the existing deck will be closed. All access to the 
existing deck will then be provided from the new entrance and exit lanes. 
 



SP 16-05-13 
Second Street Parking Deck 

April 29, 2016 
Page 2 of 2 

 

The new parking deck is designed in such a manner that it can be connected to a new deck 
when the existing deck is replaced. 
 
Another feature of the deck is space on the ground level that can be leased to a retailer or 
similar tenant. The leasable space would be located at the northeast corner of the deck’s 
ground level and have approximately 5,000 square feet of floor area. Ground-level retail 
frontage is required for downtown parking decks according to § 770-30 (E)(6)(a) of the Zoning 
Ordinance, although the Planning Commission may except or modify that standard during site 
plan review. 
 
The design and building materials of the new deck’s façade elevations were selected to give it 
the appearance of a traditional building rather than that of a typical parking structure. The intent 
is to ensure the deck is compatible with the rest of the downtown. An architectural design that is 
compatible with adjacent buildings is required for downtown parking decks under § 770-30 
(E)(6)(d). 
 
Streetscape improvements will also be included as part of the new parking deck. The 
downtown’s established streetscape pattern will be installed on all three sides of the new deck 
and also on the north side of Second Street in front of the Post Office. Second Street will also 
be reconfigured to have two lanes of one-way west-bound traffic and on-street parking on the 
north side next to the Post Office. 
 
Should the Planning Commission wish to consider approval of the site plan, including all 
discretionary items, the Planning Division recommends the following contingencies: 
 
1. All work within public rights-of-way shall be in accordance with the specifications and 

standards of the City Engineer. 
 
2. The site plan shall meet all code and ordinance requirements, as determined by the Building 

Official, prior to issuance of any permits, including, but not limited to, the Michigan Building 
Code. 
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