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Tuesday, July 12, 2016 
7:30 P.M. 
Room 315 

 
AGENDA 

 
A. Call to Order 

 
B. Approval of Minutes for June 14, 2016 

 
C. Public Comment on Non-Agenda Items 

 
D. New Business 

 
1. Public Hearing – SP 16-07-17 – Amendment to Final Planned Unit Development (PUD) Site 

Plan (SP 12-08-18) to construct 16 multiple-family dwelling units in two 3.5-story buildings (36-ft. 
9-in. height) at E. Eleven Mile Rd. between N. Kenwood Ave. & N. Dorchester Ave. (parcel no. 
25-14-354-036) 
Curtis-Dorchester, LLC, Petitioner & Owner 
Jeff Dawkins Architect, LLC, Architect 
 

2. Public Hearing – Conditional Rezoning from One Family Residential and Neighborhood 
Business to Mixed Use 2 and associated Site Plan (SP 16-07-18) to redevelop site of former 
religious institution and off-street parking lot into 28 townhouse multiple-family dwelling units in 7 
buildings at 3506 Rochester Rd. (parcel nos. 25-03-378-001 & 25-03-377-030) 
Robertson Bros. Homes, Petitioner 
First United Methodist Church of Royal Oak, Owner 
Nowak & Fraus, PLLC, Engineer 
Alexander V. Bogaerts & Associates, PC, Architect 
 

3. Public Hearing – SP 16-07-19 – Site Plan to construct 4-story (62-ft. 8-in.) mixed-use building 
with ground level off-street parking and upper-level professional office space at 111 S. Center St. 
(parcel no. 25-21-231-011) 
Etkin Management, LLC, Petitioner 
City of Royal Oak, Owner 
PEA, Inc., Enginener 
Faudie Architecture, Architect 
 

E. Other Business 
 
1. Proposed Amendment to Rules of Procedure – Meeting Time 
 
2. Administrative Site Plan Approvals 

http://www.romi.gov/


ROYAL OAK PLANNING COMMISSION 
CITY OF ROYAL OAK, MICHIGAN 

Tuesday, June 14, 2016 
 
 

AGENDA 
 

7:00 P.M. 
Brownfield Redevelopment Authority 

 
 
A. Call to Order 
 
B. New Business 
 

1. Brownfield Plan (BP 16-06-01) & Reimbursement Agreement to demolish and reconstruct 
automobile filling station with convenience store (Shell) at 31786 Woodward Ave. (parcel no. 25-
06-428-001) 
MLL Properties, LLC, Petitioner & Owner 
Advanced Redevelopment Solutions, Engineer 
 

C. Public Comment on Non-Agenda Items 
 
D. Adjournment of Brownfield Redevelopment Authority 

 
 

7:30 P.M. 
Regular Meeting 

 
A. Call to Order 

 
B. Approval of Minutes for May 10, 2016 

 
C. Public Comment on Non-Agenda Items 

 
D. New Business 

 
1. Public Hearing – Special Land Use & Site Plan (SP 16-06-14) to establish medical office and 

retail store within existing building (Women’s Excellence Medi-Spa & Nutrition Store) and 
construct second story for two dwelling units at 32604-32686 Woodward Ave. (parcel nos. 25-
06-129-001 & 25-06-129-002) 
Chajonkim, LLC, Petitioner & Owner 
Krieger-Klatt Architects, Inc., Architect 
 

2. Public Hearing – Special Land Use & Site Plan (SP 16-06-15) to modify outdoor dining area of 
restaurant (Detroit Dogs) at 200 W. Fifth St. (parcel no. 25-21-237-007) 
DDC Devco, Petitioner 
D.S. Jean, LLC, Owner 
Krieger-Klatt Architects, Inc., Architect 
 

3. SP 16-06-16 – Site Plan to construct new accessory structure for financial office (RWS Financial) 
at 1918 N. Main St. (parcel no. 25-10-351-034) 
RWS Financial, Petitioner & Owner 
Krieger-Klatt Architects, Inc., Architect 
 

E. Other Business 
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1. SV 16-06-04 – Sign Variance request to install monument sign for multiple-tenant building at 332 
E. Lincoln Ave. (parcel no. 25-22-302-032) with variance to allow prohibited freestanding sign in 
Sign Area 4. 
6300 Hughes, LLC, Petitioner & Owner 
Signs & Engraving II, Inc., Contractor 
 

2. Notices from Oakland County on Master Plans for City of Troy and City of Southfield 
 
 

Brownfield Redevelopment Authority 

Present Absent 
Rebecca Black Robert Bruner 
Jeffrey Chase  
Sharlan Douglas, City Commissioner Staff 
Jim Ellison, Mayor Tim Thwing, Director of Community Development 
Clyde Esbri, Chairperson  
Dan Godek Other 
Gary Quesada A.J. Carter, Student Representative 
Anne Vaara, Vice-Chairperson  

 
 
A. Call to Order 
 

Chairperson Esbri called the June 14, 2016 meeting of the Brownfield Redevelopment Authority to 
order at 7:00 p.m. 

 
 
B. New Business 
 
1. Brownfield Plan (BP 16-06-01) & Reimbursement Agreement to demolish and reconstruct 

automobile filling station with convenience store (Shell) at 31786 Woodward Ave. (parcel no. 25-06-
428-001) 
MLL Properties, LLC, Petitioner & Owner 
Advanced Redevelopment Solutions, Engineer 
 
Moved by Mayor Ellison  
Supported by Mr. Godek  
 
To recommend approval by the City Commission of BP 16-06-01, a brownfield plan for MLL 
Properties, LLC, at 31786 Woodward Avenue (parcel no. 25-06-428-001), and request that the City 
Commission set a public hearing for the proposed brownfield plan, provided the brownfield plan has a 
maximum duration of no more than 20 years (15-year reimbursement period) with total costs eligible 
for reimbursement not to exceed $ 485,839 for the following activities: 
 

Baseline Environmental Assessments $ 13,245 
Due Care Activities $ 35,811 
Additional Response Activities $ 401,108 
Demolition $ 17,850 
Lead & Asbestos Abatement $ 2,825 
Brownfield Plan Preparation $ 15,000  
TOTAL $ 485,839 

 
Motion adopted unanimously. 
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Moved by Mayor Ellison  
Supported by Mr. Chase  
 
To approve a reimbursement agreement for BP 16-06-01, a brownfield plan for MLL Properties, 
LLC, at 31786 Woodward Avenue (parcel no. 25-06-428-001), with no applicable interest rate on 
costs eligible for reimbursement, contingent upon final approval of the brownfield plan by the City 
Commission and any recommended revisions to the reimbursement agreement by the City Attorney; 
and also to authorize the Board’s Executive Director to sign the reimbursement agreement. 
 
Motion adopted unanimously. 

 
 
C. Public Comment 

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

 
 
D. Adjournment 

 
Moved by Ms. Vaara  
Supported by Mr. Quesada  
 
To adjourn the June 14, 2016 meeting of the Brownfield Redevelopment Authority at 7:30 p.m. 
 
Motion adopted unanimously. 

 
 

Regular Meeting 

Present Absent 
Rebecca Black Robert Bruner 
Jeffrey Chase  
Sharlan Douglas, City Commissioner Staff 
Jim Ellison, Mayor Tim Thwing, Director of Community Development 
Clyde Esbri, Chairperson  
Dan Godek Other 
Gary Quesada A.J. Carter, Student Representative 
Anne Vaara, Vice-Chairperson  

 
 
A. Call to Order 
 

Chairperson Esbri called the June 14, 2016 regular meeting of the Planning Commission to order at 
7:30 p.m. 

 
 
B. Approval of Minutes for May 10, 2016 
 

Moved by Mr. Chase  
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Supported by Mr. Godek  
 
To approve the minutes of the May 10, 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 Planning Commission’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 – Special Land Use & Site Plan (SP 16-06-14) to establish medical office and retail 

store within existing building (Women’s Excellence Medi-Spa & Nutrition Store) and construct second 
story for two dwelling units at 32604-32686 Woodward Ave. (parcel nos. 25-06-129-001 & 25-06-
129-002) 
Chajonkim, LLC, Petitioner & Owner 
Krieger-Klatt Architects, Inc., Architect 
 
Moved by Mayor Ellison  
Supported by Commissioner Douglas  
 
To approve a special land use permit to establish a medical office and a retail store within an 
existing building (Women’s Excellence Medi-Spa & Nutrition Store) and construct a second story for 
two dwelling units at 32604-32686 Woodward Avenue (parcel nos. 25-06-129-001 & 25-06-129-
002). 
 
Motion adopted unanimously. 
 
Moved by Commissioner Douglas  
Supported by Mr. Godek  
 
To approve SP 16-06-14, a site plan to establish a medical office and a retail store within an existing 
building (Women’s Excellence Medi-Spa & Nutrition Store) and construct a second story for two 
dwelling units at 32604-32686 Woodward Avenue (parcel nos. 25-06-129-001 & 25-06-129-002), 
with the following contingencies: 
 
a. Compliance with the previously-approved special land use permit and site plan for a residential 

accessory off-street parking lot at 4129 Buckingham Road shall be maintained including all 
required contingencies (SP 15-01-02). 

b. A land division/combination application shall be filed with the City Assessor to create one single 
parcel out of 32604 Woodward Avenue (parcel 25-06-129-002) and 32686 Woodward Avenue 
(parcel 25-06-129-001). 

c. Direct access between the ground-floor retail sales area and the public alley shall be provided for 
loading, unloading, and waste disposal. 

d. All improvements to the public right-of-way shall be in accordance with the specifications and 
standards of the City Engineer, including, but not limited to: reconfiguration of driveway 
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approaches; on-street parking spaces; and curbed islands within the Woodward Avenue and 
Buckingham Road rights-of-way. 

e. All exterior lighting 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 (15 feet) and illumination levels. 

f. All signage shall comply with 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 and City Engineer, and 32604 Woodward Avenue and 32686 Woodward Avenue 
shall be combined into a single parcel, prior to the issuance of any building or right-of-way 
permits. Such requirements include, but are not limited to, the Michigan Building Code and the 
Stormwater Detention Ordinance (Chapter 644). 

Motion adopted unanimously. 
 

2. Public Hearing – Special Land Use & Site Plan (SP 16-06-15) to modify outdoor dining area of 
restaurant (Detroit Dogs) at 200 W. Fifth St. (parcel no. 25-21-237-007) 
DDC Devco, Petitioner 
D.S. Jean, LLC, Owner 
Krieger-Klatt Architects, Inc., Architect 
 
Moved by Mr. Godek  
Supported by Mr. Quesada  
 
To approve a special land use permit to modify an outdoor dining area of a restaurant (Detroit 
Dogs) at 200 West Fifth Street (parcel no. 25-21-237-007) 
 
Motion adopted unanimously. 
 
Moved by Mr. Godek  
Supported by Ms. Vaara  
 
To approve SP 16-06-15, a site plan to modify an outdoor dining area of a restaurant (Detroit Dogs) 
at 200 West Fifth Street (parcel no. 25-21-237-007), with the following contingencies: 
 
a. A three-foot high metal railing shall be attached to the south front façade of the building along the 

base of the overhead door to prevent chairs, tables, and patrons from spilling over onto the 
sidewalk and blocking pedestrian traffic. 

b. Stormwater run-off from the roof of the outdoor dining area shall be contained on site through the 
use of gutters, downspouts, etc. 

c. All food preparation shall take place inside the establishment. 

d. No music, intercom, or other noise shall be permitted that impacts adjacent properties. 

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. 

f. All exterior lighting fixtures shall comply with § 770-96 (B) of the Zoning Ordinance and other city 
codes and ordinances. No string lights shall be permitted. 
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g. All signage shall comply with the Sign Ordinance (Chapter 607 Signs, Article II Sign Regulations) 
or receive the necessary variances from the Planning Commission. 

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

i. 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. 

Motion adopted unanimously. 
 

3. SP 16-06-16 – Site Plan to construct new accessory structure for financial office (RWS Financial) at 
1918 N. Main St. (parcel no. 25-10-351-034) 
RWS Financial, Petitioner & Owner 
Krieger-Klatt Architects, Inc., Architect 
 
Moved by Mr. Quesada  
Supported by Commissioner Douglas  
 
To approve SP 16-06-16, a site plan to construct a new accessory structure for a financial office 
(RWS Financial) at 1918 North Main Street (parcel no. 25-10-351-034), with the following 
contingencies: 
 
a. The accessory structure may have a north side yard setback of 10.17 feet and a south side yard 

setback of 9.07 feet as presented on the site plan. The accessory structure shall have an east 
rear yard setback greater than 2.98 feet in order to preserve the existing mature deciduous tree 
along the east rear lot line, unless the tree is not of a generally accepted species according to § 
770-90 (K)(1) of the Zoning Ordinance as determined by the Planning Division. 

b. Stormwater run-off from the roof of the accessory structure shall be contained on site through the 
use of gutters, downspouts, etc. 

c. Compliance with the previous site plan approval shall be maintained including all required 
contingencies (SP 14-10-23). 

d. 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. 

e. All exterior lighting fixtures shall comply with § 770-96 (B) of the Zoning Ordinance and other city 
codes and ordinances. 

f. All signage shall comply with the Sign Ordinance (Chapter 607 Signs, Article II Sign Regulations) 
or receive the 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 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. 

Motion adopted unanimously. 
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E. Other Business 
 
1. SV 16-06-04 – Sign Variance request to install monument sign for multiple-tenant building at 332 E. 

Lincoln Ave. (parcel no. 25-22-302-032) with variance to allow prohibited freestanding sign in Sign 
Area 4. 
6300 Hughes, LLC, Petitioner & Owner 
Signs & Engraving II, Inc., Contractor 
 
Moved by Mayor Ellison  
Supported by Mr. Chase  
 
To grant SV 16-06-04, a sign variance request to install a monument sign for a multiple-tenant 
building at 332 East Lincoln Avenue (parcel no. 25-22-302-032) with a variance to allow a prohibited 
freestanding sign in Sign Area 4. 
 
Motion adopted unanimously. 
 

2. Notices from Oakland County on Master Plans for City of Troy and City of Southfield 
 
Notices from Oakland County regarding proposed Master Plans for the City of Troy and the City of 
Southfield were presented as required by state law. No further action was taken. 

 
 
F. Adjournment 
 

Moved by Mr. Godek  
Supported by Ms. Vaara  
 
To adjourn the June 14, 2016 regular meeting of the Planning Commission at 9:10 p.m. 
 
Motion adopted unanimously. 

 
 
 
 
 
    
Clyde Esbri Timothy E. Thwing 
Chairperson, Planning Commission Director of Community Development 
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DATE: June 28, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: SP 16-07-17 – Amendment to Final Planned Unit Development (PUD) Site 

Plan (SP 12-08-18) to construct 16 multiple-family dwelling units in two 3.5-story 
buildings (36-ft. 9-in. height) at E. Eleven Mile Rd. between N. Kenwood Ave. 
& N. Dorchester Ave. (parcel no. 25-14-354-036) 
Curtis-Dorchester, LLC, Petitioner & Owner 
Jeff Dawkins Architect, LLC, Architect 

 
 
The above-referenced application for an amendment to a final planned unit development (PUD) 
site plan is scheduled for consideration at the next regular meeting. The Planning Commission 
may recommend approval of an amendment to a final PUD site plan to the City Commission 
provided it determines the amended plan meets the criteria and standards of § 770-12 Site Plan 
Review, and § 770-100 Project Design Standards (PUD), of the Zoning Ordinance. 
 
In 2012 the Planning Commission approved a final PUD site plan to subdivide a former 
elementary school site into 26 individual lots for single-family dwellings. The City Commission 
subsequently approved the plan and its associated development agreement in 2013. The 
approved plan included two outlots that were to be developed at a later date. 
 
The petitioner now proposes to construct 16 multiple-family dwelling units within two 3.5-story 
buildings on one of the outlots, parcel “C.” According to the development agreement approved 
as part of the original PUD, development of either outlot requires approval of an amended PUD 
site plan by the city. 
 
1. Density. Density for multiple-family dwelling units is determined by lot size according to the § 

770-37 (D)(3)(a) of the Zoning Ordinance. The first two units require 9,000 square feet of lot 
area while each additional unit requires 3,000 more square feet per unit. Parcel “C” has 
23,780 square feet of total lot area which could permit up to six dwelling units if the site was 
zoned Multiple Family Residential, Mixed Use 1, or Mixed Use 2. 
 
If the site was zoned Mixed Use 1 or 2 a total of 12 units could be permitted if the 100% 
density bonus allowed in those zoning districts under § 770-45 (C)(1) and § 770-46 (B)(3) 
was granted. However, any density bonus granted under those subparagraphs would 
require a variance from the Zoning Board Appeals for the minimum required 150-foot 
setback from adjacent One Family Residential zoning. 
 
The petitioner proposes 16 dwelling units which would require 51,000 square feet of lot 
area. The number of units proposed by the petitioner will therefore require a waiver as part 
of the amended PUD. 
 

2. Building Form. Fourteen of the of the units would face Eleven Mile Road with a south front 
yard of setback of 2 feet 10 ½ inches for units 1 through 7, and 10 ½ inches for units 8 
through 14. Side yard setbacks of 9 feet 5 ¾ inches from Dorchester Avenue and 16 feet 2 
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½ inches from Kenwood Avenue would be provided. Units 15 and 16 would face Dorchester 
Avenue and have a west front yard setback of 14 feet 3 inches (the front yard setback 
approved for single-family dwellings on Dorchester Avenue as part of the original PUD) and 
a north side yard setback of 5 feet. 
 
Under § 770-37 (D)(3)(c) of the Zoning Ordinance, all multiple-family structures are required 
to have minimum front, side, and rear yard setbacks of 25 feet in the Multiple Family 
Residential zoning district. The proposed setbacks will therefore require a waiver as part of 
the amended PUD. 
 
The building height as measured at the midpoint of the roof of both buildings would be 36 
feet 9 inches. A maximum height of 30 feet is permitted for multiple-family dwellings in the 
Multiple Family Residential, Mixed Use 1, or Mixed Use 2 zoning districts. A waiver will 
therefore be required for the additional height as part of the amended PUD. 
 
Off-sets or projections would be required for the proposed building since it exceeds the 
height-to-width ratio of 1:3 recommended in § 770-30 (B)(4)(a) of the Zoning Ordinance, and 
to better provide the human scale recommended in § 770-30 (C)(1)(b). The height-to-width 
ratio as calculated by staff would be approximately 1:5.36. The proposed configuration 
would have a two-foot off-set between units 7 and 8. Another waiver as part of the amended 
PUD may also be necessary if the Planning Commission determines the two-foot off-set 
does not adequately address these standards. 
 
As an alternative, The Planning Commission could recommend that one of the units in the 
middle of the building be eliminated to break up the length of the front façade width. This 
would also provide a gap which could be used as a more suitable location for air 
conditioning condensers and HVAC units rather than the proposed roof-top units to prevent 
excessive noise. 
 

3. Off-Street Parking & Vehicular Access. Two off-street parking spaces are required for each 
dwelling unit under § 770-107 of the Zoning Ordinance. Thirty-two parking spaces would 
therefore be required for 16 dwelling units. The site plan identifies 33 parking spaces. Units 
1 through 15 would each have a one-car attached garage while unit 16 would have a two-
car garage. Sixteen surface parking spaces are also provided along the north rear lot line. 
 
The site would be accessed by a 21-foot driveway to Dorchester Avenue and a 20-foot 
driveway to Kenwood Avenue. No access would be provided to Eleven Mile Road. 
 

4. Landscaping & Screening. A six-foot masonry screening wall is proposed along the north 
rear lot line between the surface parking spaces and the adjacent residential property to the 
north at 117 North Kenwood Avenue. By reducing the maneuvering aisle for the surface 
parking spaces to the minimum required 20 feet, an additional 3 feet 8 ½ inches could be 
used to install a greenbelt along the north lot line in addition to the proposed screening wall. 

 
 
Following the required public hearing, the Planning Commission may recommend approval, 
table, or recommend denial of an amendment to a final PUD site plan. The basis for the 
Planning Commission’s decision can be found in §770-98 (C) of the Zoning Ordinance, which 
reads as follows: 
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C. The applicant for a PUD must demonstrate all of the following criteria as a condition to being entitled to 
PUD treatment: 
(1) Granting of the PUD will result in one of the following: 

(a) A recognizable and material benefit to the ultimate users of the project and to the community, 
where such benefit would otherwise be unfeasible or unlikely to be achieved without 
application of the PUD regulations; or 

(b) A nonconforming use shall, to a material extent, be rendered more conforming, or less 
offensive, to the zoning district in which it is situated. 

(2) The proposed type and density of use shall not result in an unreasonable increase in the need for 
or burden upon public services, facilities, streets and utilities. 

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

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

(5) The proposed development shall be under single ownership and/or control such that there is a 
single entity having responsibility for completing the project in conformity with this chapter. 

(6) The proposed development shall be consistent with the goals and policies of the City of Royal Oak 
Master Plan. 

 
The Planning Commission’s recommendation on a final PUD site plan amendment will be 
forwarded to the City Commission. In addition to a recommendation on the amended site plan, 
the City Commission will also review an amendment to the previously-approved development 
agreement. 
 
Should the Planning Commission wish to recommend that the City Commission approve the 
final PUD site plan amendment, including all discretionary items, the Planning Division 
recommends the following contingencies: 
 
1. 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, 
except for the following: 

a) Fifteen (15) dwelling units shall be permitted on parcel “C.” 
b) The west building facing Eleven Mile Road may have a south front yard setback of 2 feet 

10 ½ inches, and the east building facing Eleven Mile Road may have a south front yard 
setback of 10 ½ inches. 

c) The west building facing Eleven Mile Road may have a west side yard setback of 9 feet 
5 ¾ inches from North Dorchester Avenue. 

d) The east building facing Eleven Mile Road may have an east side yard setback of 16 
feet 2 ½ inches from North Kenwood Avenue. 

e) The north building facing North Dorchester Avenue may have a west front yard setback 
of 14 feet 3 inches and a north side yard setback of 5 feet. 

f) A building height of 36 feet 9 inches to the midpoint of the roof peak shall be permitted 
for all buildings. 

2. Prior to review by the City Commission, the final PUD site plan amendment shall be revised 
to include any further revisions or additional contingencies required by the Planning 
Commission, including the following: 



Final PUD Site Plan Amendment – SP 16-07-17 
Parcel “C” – No. 25-14-354-036 

June 28, 2016 
Page 4 of 4 

 

a) Either unit 7 or unit 8 shall be eliminated to provide a break in the front façade width of 
the building facing Eleven Mile Road as required under § 770-30 (B)(4)(a) of the Zoning 
Ordinance, and all AC/HVAC units shall be placed in the gap between the buildings; and 

b) Additional landscaping and/or screening shall be provided along the north rear lot line in 
accordance with § 770-90 (D) and (E)(2) of the Zoning Ordinance as determined 
necessary and advisable by the Planning Commission. 

3. The final PUD site plan amendment to be reviewed by the City Commission shall include 
separate boundaries, dimensions, and a legal description for parcel “C” and the proposed 
multiple-family dwellings, specifying both the ownership and party responsible for future 
maintenance of parcel “C.” 

4. 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. 

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. All electrical, 
telephone, and similar utilities shall be placed underground. 

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

7. The final PUD site plan amendment shall meet all other code and ordinance requirements, 
as determined by the Building Official, Fire Marshall, and City Engineer, including, but not 
limited to, the Michigan Building Code, the Fire Prevention Ordinance (Chapter 340), and 
the Stormwater Detention Ordinance (Chapter 644), and the City Commission shall approve 
the amendments to the final PUD site plan and associated development agreement, prior to 
issuance of any building or right-of-way permits. 

 
 
 
 
cc: Jeff Dawkins, Jeff Dawkins Architect, LLC 

Craig Menuck, Curtis-Dorchester, LLC 
 
 
 
 
It is recommended that the petitioner or a representative attend the July 12, 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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Landscape Plants Zone 5b to 6a

Plant List

Key Size Botanical Name Common Name Size
SP 1.75 to 2.5"c. Picea Pungens Baby Eyes Blue Spruce 15 to 20't. x 8 to 10'w.

optional (in lieu of Baby Eyes Blue Spruce)

Quantity
one(1)

planting mature

3 to 4' t.

ERC one(1)
3 to 4' t.
1.75 to 2.5"c. Juniperus Virginiana 'Brodie' Eastern Red Cedar to 25't. x 6 to 8'w.

1.75 to 2.5"c.
4 to 5' t.

ten(10)ALB American Linden (Basswood)Tilia Americana 50+ feet

4 to 5' t.
1.75 to 2.5"c.four(4)RO Red Oakquercus rubra

(pruned to 35' +/-)

(pruned to 35' +/-)
50+ feet

Ground Cover
GRASS to be determined

mulchGC

2 to 3 Gal.BHH thirtynine Bobo Hardy HydrangiaHydrangea Paniculata 24 to 30"

shredded hardwood . no dyes . 3 to 4" thick
1.  Minimum 36" radius - evergreens at rear 
2.  Minimum 18" radius - deciduous trees
3.  All Planting Beds

Irrigation
After project has received Planning Commission and City Commission approvals
An irrigation design will be prepared and submitted with construction documents

ERC

SP
or

RO

RORO

RO

ALBALBALBALBALBALBALBALB

ALB

ALB

Thuga OccidentalisAG twentysix 2 to 3 Gal. 24 to 36"E.W.Arborviate-Globe
Evergreen

AG-6

AG-5

AG-4

AG-4

AG-6

AG-5

(26)

BHH-11

BHH-2 BHH-2 BHH-2 BHH-2 BHH-2 BHH-2 BHH-2
BHH-2 BHH-2 BHH-2 BHH-2 BHH-2 BHH-2 BHH-2

(39)

see 8 1/2" x 11" plant description(s) and photo(s)



Zone 5b to 6a 
Hedgerow at rear of property :    
 

 
 
Option 1 . Baby Blue Eyes Spruce  Picea pungens 
Slow growing, 15 to 20 ft. tall and 8-10 ft. wide.Slower growing than the native Colorado spruce, this 
semi-dwarf selection is useful for smaller landscapes and confined spaces. Dense, eye-catching silvery 
blue-green foliage holds its color well. Growing only a few inches per year, it develops a broad, 
pyramidal form. 
. 

 
Option 2. Eastern Red Cedar  Juniperus virginiana 'Brodie' 
 A feathery-light foliage texture and columnar form make this Juniper desirable for screens, hedges or 
specimens. Bright green foliage and red-brown, peeling bark add to its appeal. It can reach 25 feet tall 
with a spread of 6 to 8 feet. 
 
Five(5) such across back + one(1)  - see plan 
Specifications at time of planting: 
Caliper 1.75” to 2.5” 
Height 3 to 4 feet 
 
 



Front Yard : 

   

    
American Linden or Basswood  Tilia americana 

Native habitat: Canada south to Alabama, west to Texas, Kansas and North Dakota. 
Growth habit: Pyramidal when young then becoming rounded with maturity. Lower branches droop 
but are upturned at the ends. 
Tree size: American linden grows to 60 to 80 feet tall with a spread of one-half to two-thirds the 
height at a medium rate. Soil condition and fertility strongly influence height and rate of growth. 
Flower and fruit: Clusters of small, fragrant, pale yellow flowers hang midway from a long, leafy 
bract. Flowers become clusters of pea-sized nutlets. 
Leaf: The characteristic 4- to 8-inch heart-shaped leaves are coarse-toothed, dark green above and 
paler green below. Fall color is not remarkable. 
Hardiness: Winter hardy to USDA Zone 3b. 

 
 
One(1) such – see plan 
Specifications at time of planting: 
Caliper 1.75” to 2.5” 
Height 4 to 5 feet 
 
 
 



 
 
 
 
Street (between curb and sidewalk):    
 

        

 
Red Oak  Q. quercus rubra 
Reaching a mature height of 45 to 75 feet and spread of 45 feet, the Northern red oak (Q. rubra) is often 
grown in urban environments throughout Michigan as a shade tree. This oak tree has 4- to 8-inch-long, 
dark green leaves with seven to 11 waxy, spine-tipped lobes. The leaves turn vibrant red in autumn. The 
Northern red oak blooms in pale yellowish-green catkins at the same time the leaves emerge in spring, 
followed by round acorns that are ¾ to 1 inch long with flat, thick caps. 
 
One(1) such – see plan 
Specifications at time of planting: 
Caliper 1.75” to 2.5” 
Height 4 to 5 feet 
 



Foundation Plant : 
 

 
Bobo Hardy Hydrangea  Hydrangea paniculata  
 
A new dwarf hydrangea that is sure to turn heads! Reaching to just three feet tall, it will be engulfed by 
enormous creamy white flowers in summer, providing a nonstop show until frost. Blossoms are held 
upright on strong stems, and continue to grow and lengthen as they bloom. In fall, flowers may turn a 
pinkish hue. An undeniable asset to any garden, particularly where space is limited. 
 
Specifications at time of planting: 
2 Gal. to 3 Gal. 
 
 



Mulch . shredded hardwood . no dyes (augmented annually as necessary) 
See plan . around all plants and east side of building 

1. Minimum 36” radius – evergreens at rear 
2. Minimum 18” radius – deciduous trees 
3. Entire Planting Bed – front of Building 
4. Entire area (as-shown) east side of building (future ground cover plantings*) 

  *Ground cover plants to be low, walkable, drought tolerant and perennial 
 
Irrigation 
 After Project has received Planning Commission and City Commission approvals 
 An irrigation design will be prepared and submitted with the construction documents. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Exterior Lighting . 326 Oakland Avenue . Royal Oak 
See building elevations 

Wall mounted on :   south . west . north walls 

 

 



M E M O R A N D U M Meeting Date: July 12, 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 

 

 Zoning Map Future Land Use Map 
 

DATE: June 28, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: Conditional Rezoning from One Family Residential and Neighborhood 

Business to Mixed Use 2 and associated Site Plan (SP 16-07-18) to redevelop 
site of former religious institution and off-street parking lot into 28 townhouse 
multiple-family dwelling units in 7 buildings at 3506 Rochester Rd. (parcel nos. 
25-03-377-030 & 25-03-378-001) 
Robertson Brothers Homes, Petitioner 
First United Methodist Church of Royal Oak, Owner 
Nowak & Fraus, PLLC, Engineer / Alexander V. Bogaerts & Associates, PC, Architect 

 
 
1. Location & Existing Conditions 

 
The properties are located on the east side 
of Rochester Road at the intersection of 
Midland Boulevard. The parcel at the 
southeast corner is a parking lot with 190.80 
feet of frontage and 28,620 square feet of lot 
area, plus an 18-foot alley along the east 
rear lot line. The parcel at the northeast 
corner is occupied by a church and has 
281.60 feet of frontage and 43,440 square 
feet of lot area. Surrounding uses include 
detached single-family dwellings to the east 
and a mixture of commercial, multiple-
family, and institutional uses to the north, 
south, and west. 
 

2. Zoning & Future Land Use 
 
The parking lot south of Midland Boulevard is zoned “Neighborhood Business” while the lot 
to the north with a church is zoned “One Family Residential” (left). The planned use for both 
on the Future Land Use Map of the city’s Master Plan is “Public / Institutional” (right). 
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3. Road Classification 
 
The Master Plan’s Functional Road Classification System identifies Rochester Road as a 
“principal arterial.” Streets designated as arterials are at the top of the classification 
hierarchy and their primary function is to carry vehicles long distances and provide through-
travel movements. Midland Boulevard and Woodlawn Avenue are designated as “local 
streets.” This designation is at the bottom of the classification hierarchy and such streets are 
meant to provide access to individual properties and carry low volumes of traffic. 
 

4. Prior Actions 
 
SP 15-07-16 – July 14, 2015: The Planning Commission recommended that both parcels be 
conditionally rezoned by the City Commission from One Family Residential and 
Neighborhood Business to Mixed Use 2, and that the associated site plan to redevelop the 
site into 23 townhouse multiple-family dwelling units within five buildings be approved. The 
City Commission approved the conditional rezoning and site plan on first and second 
readings. The petitioner abandoned the project prior to executing the conditional zoning 
agreement. 
 
SP 16-02-01 – February 9, 2016: The Planning Commission recommended that both 
parcels be conditionally rezoned by the City Commission from One Family Residential and 
Neighborhood Business to Mixed Use 2, and that the associated site plan to redevelop the 
site into 29 townhouse multiple-family dwelling units within nine buildings be approved. The 
petitioner abandoned the project before it reached the City Commission. 
 

5. Conditional Rezoning 
 
Another petitioner is now proposing for a third time to change the zoning of these parcels 
from One Family Residential and Neighborhood Business to Mixed Use 2 as a conditional 
rezoning under Section 405 of the Michigan Zoning Enabling Act (Act 110 of 2006). A new 
site plan is also proposed as part of the conditional rezoning to construct 28 townhouse 
multiple-family dwelling units, five more than proposed in 2015 and one less than the prior 
application reviewed earlier this year. 
 
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 that a petitioner 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 
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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 it is felt 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. 
 

6. Proposed Use & Site Plan 
 
A. Proposed Use. The petitioner proposes to demolish the existing church and construct 17 

townhouse-style multiple-family dwelling units within four buildings on the parcel 
between Midland Boulevard and Woodlawn Avenue. (The project approved in 2015 had 
three buildings with 14 units while the application earlier this year had six buildings with 
18 units.) Two buildings facing Rochester Road to the west would contain a total of 
seven units (buildings 2 and 3). One building with three units would face Woodlawn 
Avenue to the north (building 1) and another building is proposed facing the east rear lot 
line with seven units (building 4). 
 
This parcel is zoned One Family Residential and only one detached single-family 
dwelling unit is allowed per lot within that zoning district according to § 770-34 (B)(1) of 
the Zoning Ordinance. 
 

 
 
The petitioner also proposes to construct three buildings with a total of 11 dwelling units 
on the parcel at the southeast corner of Midland Boulevard. (Two buildings with nine 
units were approved in 2015 while the application earlier this year had 11 units in three 
buildings.) One building with four units would face Rochester Road to the west (building 
6) and another building with four units would face Midland Boulevard to the north 
(building 5). Three more units would be contained in a third building facing east towards 
the alley right-of-way (building 7). 
 
This parcel is zoned Neighborhood Business and only dwelling units above a ground 
floor of a permitted use other than parking are allowed under § 770-39 (C)(5). Dwelling 
units by themselves, whether single-family, two-family, or multiple-family, are not allowed 
within the Neighborhood Business zoning district. 
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B. Lot Area & Number of Units. Density for multiple-family dwelling units in the Mixed Use 2 
zoning district is determined by lot size according to the same standards applied within 
the Multiple Family Residential zoning district under § 770-37 (D)(3)(a). The first two 
units require 9,000 square feet of lot area while each additional unit requires 3,000 more 
square feet per unit. Together both parcels have 70,060 square feet of total lot area 
which could permit up to 23 dwelling units if zoned Mixed Use 2 or Multiple Family 
Residential. 
 
Twenty-eight units as proposed by the petitioner would require 87,000 square feet of lot 
area in either the Mixed Use 2 or Multiple Family Residential zoning districts. A waiver 
will therefore be necessary as part of the conditional rezoning to allow 28 dwelling units. 
 
The proposed townhouse-style units would be defined as multiple-family dwellings under 
§ 770-8 of the Zoning Ordinance. They could also be defined as single-family attached 
dwellings since none of the buildings have more than eight dwelling units and all units 
have their own individual exterior entrance. 
 
The proposed dwelling units have two or three bedrooms each and 1,489 square feet of 
floor area excluding the attached garages. Under § 770-23 (C), three-bedroom dwelling 
units must have a minimum floor area of 750 square feet. 
 

C. Setbacks & Building Height. A minimum setback of 10 feet from all lot lines is required 
for multiple-family buildings in the Mixed Use 2 zoning district under § 770-46 (D)(3)(b). 
Buildings 1, 2, and 3 would have 25-foot setbacks from all adjacent streets. Building 1 
would also have a 48.5-foot setback from the east rear lot line. Building 4 would have a 
25-foot setback from Midland Boulevard and a setback of 31 feet 2 inches from the east 
rear lot line. 
 
Buildings 5 and 6 at the southeast corner of Rochester Road and Midland Boulevard 
would have 25-foot setbacks from both streets. Building 5 would also have a setback of 
between 37 feet and 44 feet from the public alley while building 6 would have a 10-foot 
south side yard setback. Building 7 would have a setback of approximately 24 feet from 
the east rear lot line along the public alley. 
 
A maximum building height of 30 feet is permitted under § 770-46 (D)(2) in the Mixed 
Use 2 zoning district. The façade elevations specify a height of 33 feet 8 1/16 inches to 
the midpoint of each building’s roof peak. A waiver will therefore be necessary as part of 
the conditional rezoning to allow the additional 3 feet 8 1/16 inches of building height. 
 

D. Parking. Two off-street parking spaces are required for each dwelling unit according to § 
770-107. Each unit would have a two-car attached garage at ground level and therefore 
meet the minimum required amount of off-street parking. 
 
The petitioner also proposes surface parking spaces, four on the parking lot parcel and 
seven on the church parcel. Four of the surface parking spaces on the church parcel are 
placed with in the required 10-foot setback from Midland Boulevard. Parking within a 
required front yard setback is prohibited under § 770-105 (C) unless specifically 
permitted by the Planning Commission. One of these spaces also requires vehicles to 
maneuver over the sidewalk and into the right-of-way in order exit, a condition that is 
prohibited under § 770-109 (E). 
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A waiver will therefore be necessary as part of the conditional rezoning to allow parking 
within the required setback from Midland Boulevard. However, staff instead recommends 
that these spaces be removed. 
 

E. Vehicular & Pedestrian Access. Access to buildings on the church parcel would be 
provided by two 20-foot driveways, one each to Woodlawn Avenue and Midland 
Boulevard. Buildings on the parking lot parcel would be accessed by a 22-foot driveway 
to Midland Boulevard. Neither parcel would have a driveway to Rochester Road. 
 
The first-floor front entrance of all units except for the three in building 7 would be 
connected with a walkway to a public sidewalk of a nearby or adjacent street.  
 

F. Emergency Access. The second-level balconies above the garage doors may present an 
issue for emergency vehicles. The façade elevations indicate the bottoms of the 
balconies are between eight feet and 11 feet above the pavement. According to the Fire 
Marshall a minimum height of 13 feet 6 inches is required where the balconies project 
above maneuvering aisles and garage entrances. The balconies may need to be 
modified accordingly to comply with the required standards of the Fire Code. 
 
No access is provided to the public alley from the parking lot parcel as on prior plans. 
The petitioner has instead reconfigured the maneuvering aisle and parking area on this 
parcel to the satisfaction of the Fire Department. 
 

G. Landscaping & Screening. Screening is required along the east rear lot lines of each 
parcel in accordance with § 770-90 (D) due to the adjacent One Family Residential 
zoning of properties to the east. A landscaped buffer with a combination of evergreens, 
deciduous trees, earthen berms, or masonry walls may be required under this 
subparagraph at the discretion of the Planning Commission. 
 
Staff recommended a landscaped greenbelt along the east rear lot lines of each parcel 
in 2015. Suggested plantings were a mixture of 6-foot evergreens and 2.5-inch caliper 
deciduous trees planted at 20 feet of center in a staggered pattern. This latest 
landscaping plan proposes a greenbelt along the east rear lot line of the church lot with 
eight deciduous trees having calipers of two to three inches and 11 evergreen trees with 
a height of six feet. 
 
Only two new deciduous trees are proposed on the parking lot parcel along the public 
alley; however, the landscaping plan notes that several existing mature trees will remain. 
Staff recommended that these trees be kept as part of the previous applications since 
they provide excellent screening for the single-family neighborhood to the east. The 
species and calipers of these existing trees should be identified on the landscaping plan, 
however. 
 
The site plan also includes front yard greenbelts along Rochester Road, Midland 
Boulevard, and Woodlawn Avenue, with deciduous trees in front of each unit and 
evergreens between parking areas and the right-of-way. Street trees are also provided 
along Woodlawn Avenue and Midland Boulevard. Street trees within the Rochester 
Road right-of-way are not provided due to the lack of space between the sidewalks and 
curbs according to the petitioner. 
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H. Signage. Neither property is located within a designated sign area. However, any 
multiple-family development with four or more units facing a major street is allowed one 
wall sign of up to 20 square feet under § 607-14 (J)(1) of the Sign Ordinance. This would 
allow any one of the buildings facing Rochester Road to have a 20-square foot wall sign. 
 
Additionally, any multiple-family development with 12 or more units facing a major street 
is allowed one monument sign under § 607-14 (J)(2), provided it has a maximum height 
of five feet, a maximum area of 25 square feet, and a minimum setback of 10 feet from 
any right-of-way. This could also allow the petitioner to install such a monument sign 
along Rochester Road. 
 

I. Public Input. At the Planning Commission meeting of May 10, 2016, property owners 
from the surrounding neighborhood submitted several written comments in opposition to 
both conditional rezoning and site plan applications that were previously approved for 
this location. Their comments are attached as a separate link on the city’s website in 
addition to all other plans and documents for this application. 
 

J. Deviations from Required Standards. The following deviations as identified by staff from 
required Zoning Ordinance standards would be required as part of the conditional 
rezoning proposed by the petitioner: 
 
• Minimum required lot area of 87,000 square feet for 28 dwelling units [existing lot 

area of 70,060 square feet allows 23 units]. 
• Maximum permitted 30-foot building height [buildings with height of 33 feet 8 1/16 

inches proposed]. 
• Off-street parking within required setback and maneuvering aisle encroaching into 

adjacent right-of-way [10-foot north front yard setback required from Midland 
Boulevard; maneuvering into adjacent right-of-way not permitted]. 

 
The site plan would otherwise comply with required Zoning Ordinance standards, 
provided the Planning Commission approves or modifies the landscaping and screening 
proposed by the petitioner in accordance with § 770-90 (M). 
 
Again, staff recommends that the waiver for the off-street parking spaces within the 
Midland Boulevard right-of-way not be allowed, and that these spaces be removed. 
Further, if the minimum lot area waiver is not authorized the petitioner would be limited 
to only 23 dwelling units. 
 

7. Results of Approval 
 
Following a public hearing, the Planning Commission may recommend that the City 
Commission either approve or deny a conditional rezoning request including any 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 is forwarded to the City Commission with two readings required in 
order to change the zoning of any property. 
 

8. Recommendations 
 
In reviewing an application for an amendment to the Zoning Map, the Planning Commission 
must consider the following criteria as contained in § 770-129 of the Zoning Ordinance, 
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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. A conditional zoning agreement between the petitioner and the city shall be submitted 

for review by the City Attorney prior to approval by the City Commission, specifying all 
conditions voluntarily offered by the petitioner. 

B. Prior to review of the conditional zoning agreement by the City Commission, the 
petitioner shall submit a revised site plan and landscaping plan for review and approval 
by the Planning Division containing all required information including the following: 

(1) The species and calipers of existing trees to remain along and within the public alley 
adjacent to parcel 25-03-378-001 shall be identified; 

(2) Balconies shall have a minimum clearance to grade as required by the Fire Marshall; 
and 

(3) Off-street parking spaces within the 25-foot setback from Midland Boulevard shall be 
removed. 

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, including, but not limited to, the 
following: 

(1) All new or replaced sidewalks, driveway approaches, curbs, gutters, etc.; 
(2) Replacing asphalt within the Midland Boulevard right-of-way between the sidewalk 

and curb with lawn; and 
(3) Removing all existing driveways and approaches to Rochester Road, and restoring 

the curb, sidewalk, and right-of-way. 
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D. Any exterior lighting fixtures shall comply with § 770-96 (B) of the Zoning Ordinance and 
other city codes and ordinances. 

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

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

G. 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). 

 
 
 
 
It is recommended that the petitioner or a representative attend the July 12, 2016 Planning Commission 
meeting. The meeting starts at 7:30 p.m. in the City Commission Chambers on the 3rd floor of City Hall. 
 
 
 
 
cc: Tim Loughrin Robertson, Brothers Homes 

Brad W. Brickel, PE, Nowak & Frauss Engineers, PLLC 
Alexander V. Bogaerts, RA, Alexander V. Bogaerts & Associates, PC 
Charlene Kondrat, First United Methodist Church of Royal Oak 
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LAND SITUATED IN THE COUNTY OF OAKLAND, CITY OF ROYAL OAK, STATE OF MICHIGAN, IS

DESCRIBED AS FOLLOWS:

PARCEL 1:

LOT(S) 417, 418, 419, 420, 421, AND 422, INCLUDING 1/2 ADJACENT VACATED ALLEY OF OAK RUN

SUBDIVISION ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER 12 OF PLATS, PAGES 15

AND 16 OF OAKLAND COUNTY RECORDS.

EXCEPTING THEREFROM

THAT PART OF LOTS 420, 421 AND 422, INCLUDING 1/2 ADJACENT VACATED ALLEY, OAK RUN

SUBDIVISION, ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER 12 OF PLATS, PAGES 15

AND 16 OF OAKLAND COUNTY RECORDS, LYING WITHIN THE FOLLOWING DESCRIBED PARCEL:

LOT 465, EXCEPT THE EAST 57.50 FEET, INCLUDING 1/2 ADJACENT VACATED ALLEY, ALSO PART

OF LOTS 420 THROUGH 422, BOTH INCLUSIVE, INCLUDING PART OF ADJACENT VACATED ALLEY,

OAK RUN SUBDIVISION, ACCORDING TO THE PLAT THEREOF AS RECORDED IN LIBER 12 OF

PLATS, PAGES 15 AND 16, OAKLAND COUNTY RECORDS, DESCRIBED AS FOLLOWS: BEGINNING

AT A POINT DISTANT SOUTH 89 DEGREES 14 MINUTES 27 SECONDS EAST, 128.84 FEET ALONG

THE NORTHERLY LINE OF SAID LOT 422 AND THE SOUTHERLY LINE OF WOODLAWN AVENUE (50

FEET WIDE) FROM THE NORTHWEST CORNER OF SAID LOT 422; THENCE CONTINUING ALONG

SAID LINES AND THE NORTHERLY LINE OF SAID LOT 465, SOUTH 89 DEGREES 14 MINUTES 27

SECONDS EAST, 82.40 FEET; THENCE SOUTH 00 DEGREES 45 MINUTES 33 SECONDS WEST,

140.00 FEET TO A POINT ON THE SOUTHERLY LINE OF SAID LOT 465; THENCE NORTH 89

DEGREES 14 MINUTES 27 SECONDS WEST, 82.40 FEET ALONG THE SOUTHERLY LINE OF SAID

LOT 465 TO A POINT ON THE CENTERLINE OF A 18 FOOT WIDE VACATED ALLEY; THENCE NORTH

00 DEGREES 45 MINUTES 33 SECONDS EAST, 140.00 FEET TO THE POINT OF BEGINNING.

TAX ITEM NO. 25-03-377-030

PARCEL 2:

LOT(S) 350, 351, 352 AND 353 OF OAK RUN SUBDIVISION ACCORDING TO THE PLAT THEREOF

RECORDED IN LIBER 12 OF PLATS, PAGES 15 AND 16 OF OAKLAND COUNTY RECORDS.

TAX ITEM NO. 25-03-378-001
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LAND SITUATED IN THE COUNTY OF OAKLAND, CITY OF ROYAL OAK, STATE OF MICHIGAN, IS DESCRIBED AS FOLLOWS: LOT 27, EXCEPT THE SOUTH 355 FEET, OF ASSESSOR'S PLAT NO. 31, ACCORDING TO THE PLAT THEREOF AS RECORDED IN LIBER 28 OF PLATS, PAGE 33, OAKLAND COUNTY RECORDS, ALSO DESCRIBED AS: COMMENCING AT THE SOUTH 1/4 CORNER OF SECTION 16, TOWN 1 NORTH, RANGE 11 EAST, CITY OF ROYAL OAK, OAKLAND COUNTY, MICHIGAN; THENCE S.88°47'00"W. 32.74 FEET ALONG THESOUTH LINE OF SAID SECTION 16; THENCE N.00°14'12"W. 729.75FEET ALONG THE WEST RIGHT-OF-WAY LINE OF MAXWELL AVENUE (66' WIDE) TO A POINT OF INTERSECTION OF THE WEST RIGHT-OF-WAY LINE OF SAID MAXWELL AVENUE AND THE SOUTHERLY RIGHT-OF-WAY LINE OF N. SHERMAN DRIVE (WIDTH VARIES); THENCE ALONG THE FOLLOWING TWO (2) COURSES ALONG THE SOUTHERLY RIGHT-OF-WAY LINE OF SAID N. SHERMAN DRIVE: 1) N.80°08'00"W. 263.20 FEET AND 2) N.79°18'00"W. 147.71 FEETTO THE POINT OF BEGINNING, ALSO BEING THE NORTHEAST CORNER OF SAID LOT 27; THENCE S.00°39'37"E. 407.76 FEET ALONG THEEAST LINE OF SAID LOT 27; THENCE S.88°47'00"W. 215.89 FEET TOA POINT ON THE WEST LINE OF SAID LOT 27; THENCE N.00°33'42"W. (RECORDED AS N.00°39'37"W.) 464.78 FEET ALONGTHE WEST LINE OF SAID LOT 27 TO A POINT ON THE SOUTHERLY RIGHT-OF-WAY LINE OF SAID N. SHERMAN DRIVE, ALSO BEING THE NORTHWEST CORNER OF SAID LOT 27; THENCE S.76°20'08"E.(RECORDED AS S.78°31'40"E.) 221.98 FEET ALONG THE SOUTHERLYRIGHT-OF-WAY LINE OF SAID N. SHERMAN DRIVE, ALSO BEING ALONG THE NORTHERLY LINE OF SAID LOT 27 TO THE POINT OF BEGINNING. TAX ID NO. 25-16-380-028 ADDRESS: 1023 N. SHERMAN DR., ROYAL OAK, MI 48067 CONTAINING: 94,016.72 SQ. FT. OR 2.158 ACRES
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AutoCAD SHX Text
ALL STORM DRAINAGE WORK SHALL CONFORM TO CITY OF ROYAL OAK STANDARD  STORM DRAINAGE WORK SHALL CONFORM TO CITY OF ROYAL OAK STANDARD STORM DRAINAGE WORK SHALL CONFORM TO CITY OF ROYAL OAK STANDARD  DRAINAGE WORK SHALL CONFORM TO CITY OF ROYAL OAK STANDARD DRAINAGE WORK SHALL CONFORM TO CITY OF ROYAL OAK STANDARD  WORK SHALL CONFORM TO CITY OF ROYAL OAK STANDARD WORK SHALL CONFORM TO CITY OF ROYAL OAK STANDARD  SHALL CONFORM TO CITY OF ROYAL OAK STANDARD SHALL CONFORM TO CITY OF ROYAL OAK STANDARD  CONFORM TO CITY OF ROYAL OAK STANDARD CONFORM TO CITY OF ROYAL OAK STANDARD  TO CITY OF ROYAL OAK STANDARD TO CITY OF ROYAL OAK STANDARD  CITY OF ROYAL OAK STANDARD CITY OF ROYAL OAK STANDARD  OF ROYAL OAK STANDARD OF ROYAL OAK STANDARD  ROYAL OAK STANDARD ROYAL OAK STANDARD  OAK STANDARD OAK STANDARD  STANDARD STANDARD SPECIFICATIONS FOR CONSTRUCTION FOR MATERIALS AND METHODS OF  FOR CONSTRUCTION FOR MATERIALS AND METHODS OF FOR CONSTRUCTION FOR MATERIALS AND METHODS OF  CONSTRUCTION FOR MATERIALS AND METHODS OF CONSTRUCTION FOR MATERIALS AND METHODS OF  FOR MATERIALS AND METHODS OF FOR MATERIALS AND METHODS OF  MATERIALS AND METHODS OF MATERIALS AND METHODS OF  AND METHODS OF AND METHODS OF  METHODS OF METHODS OF  OF OF CONSTRUCTION. PVC STORM SEWER PIPE SHALL BE PVC SDR 23.5 PIPE CONFORMING TO ASTM D  STORM SEWER PIPE SHALL BE PVC SDR 23.5 PIPE CONFORMING TO ASTM D STORM SEWER PIPE SHALL BE PVC SDR 23.5 PIPE CONFORMING TO ASTM D  SEWER PIPE SHALL BE PVC SDR 23.5 PIPE CONFORMING TO ASTM D SEWER PIPE SHALL BE PVC SDR 23.5 PIPE CONFORMING TO ASTM D  PIPE SHALL BE PVC SDR 23.5 PIPE CONFORMING TO ASTM D PIPE SHALL BE PVC SDR 23.5 PIPE CONFORMING TO ASTM D  SHALL BE PVC SDR 23.5 PIPE CONFORMING TO ASTM D SHALL BE PVC SDR 23.5 PIPE CONFORMING TO ASTM D  BE PVC SDR 23.5 PIPE CONFORMING TO ASTM D BE PVC SDR 23.5 PIPE CONFORMING TO ASTM D  PVC SDR 23.5 PIPE CONFORMING TO ASTM D PVC SDR 23.5 PIPE CONFORMING TO ASTM D  SDR 23.5 PIPE CONFORMING TO ASTM D SDR 23.5 PIPE CONFORMING TO ASTM D  23.5 PIPE CONFORMING TO ASTM D 23.5 PIPE CONFORMING TO ASTM D  PIPE CONFORMING TO ASTM D PIPE CONFORMING TO ASTM D  CONFORMING TO ASTM D CONFORMING TO ASTM D  TO ASTM D TO ASTM D  ASTM D ASTM D  D D 3034 (SDR 23.5).  JOINTS SHALL BE BELL-AND-SPIGOT TYPE RUBBER GASKETED  (SDR 23.5).  JOINTS SHALL BE BELL-AND-SPIGOT TYPE RUBBER GASKETED (SDR 23.5).  JOINTS SHALL BE BELL-AND-SPIGOT TYPE RUBBER GASKETED  23.5).  JOINTS SHALL BE BELL-AND-SPIGOT TYPE RUBBER GASKETED 23.5).  JOINTS SHALL BE BELL-AND-SPIGOT TYPE RUBBER GASKETED   JOINTS SHALL BE BELL-AND-SPIGOT TYPE RUBBER GASKETED  JOINTS SHALL BE BELL-AND-SPIGOT TYPE RUBBER GASKETED JOINTS SHALL BE BELL-AND-SPIGOT TYPE RUBBER GASKETED  SHALL BE BELL-AND-SPIGOT TYPE RUBBER GASKETED SHALL BE BELL-AND-SPIGOT TYPE RUBBER GASKETED  BE BELL-AND-SPIGOT TYPE RUBBER GASKETED BE BELL-AND-SPIGOT TYPE RUBBER GASKETED  BELL-AND-SPIGOT TYPE RUBBER GASKETED BELL-AND-SPIGOT TYPE RUBBER GASKETED  TYPE RUBBER GASKETED TYPE RUBBER GASKETED  RUBBER GASKETED RUBBER GASKETED  GASKETED GASKETED JOINTS CONFORMING TO ASTM F 477. CONTRACTOR SHALL LOWER EXISTING WATER MAINS, IF NECESSARY, TO AVOID  SHALL LOWER EXISTING WATER MAINS, IF NECESSARY, TO AVOID SHALL LOWER EXISTING WATER MAINS, IF NECESSARY, TO AVOID  LOWER EXISTING WATER MAINS, IF NECESSARY, TO AVOID LOWER EXISTING WATER MAINS, IF NECESSARY, TO AVOID  EXISTING WATER MAINS, IF NECESSARY, TO AVOID EXISTING WATER MAINS, IF NECESSARY, TO AVOID  WATER MAINS, IF NECESSARY, TO AVOID WATER MAINS, IF NECESSARY, TO AVOID  MAINS, IF NECESSARY, TO AVOID MAINS, IF NECESSARY, TO AVOID  IF NECESSARY, TO AVOID IF NECESSARY, TO AVOID  NECESSARY, TO AVOID NECESSARY, TO AVOID  TO AVOID TO AVOID  AVOID AVOID CONFLICTS WITH PROPOSED STORM DRAIN ELEVATION. PROPOSED MANHOLES, INLETS AND CATCH BASINS SHALL CONFORM TO CITY OF  MANHOLES, INLETS AND CATCH BASINS SHALL CONFORM TO CITY OF MANHOLES, INLETS AND CATCH BASINS SHALL CONFORM TO CITY OF  INLETS AND CATCH BASINS SHALL CONFORM TO CITY OF INLETS AND CATCH BASINS SHALL CONFORM TO CITY OF  AND CATCH BASINS SHALL CONFORM TO CITY OF AND CATCH BASINS SHALL CONFORM TO CITY OF  CATCH BASINS SHALL CONFORM TO CITY OF CATCH BASINS SHALL CONFORM TO CITY OF  BASINS SHALL CONFORM TO CITY OF BASINS SHALL CONFORM TO CITY OF  SHALL CONFORM TO CITY OF SHALL CONFORM TO CITY OF  CONFORM TO CITY OF CONFORM TO CITY OF  TO CITY OF TO CITY OF  CITY OF CITY OF  OF OF ROYAL OAK STANDARD SPECIFICATIONS FOR CONSTRUCTION.

AutoCAD SHX Text
ALL UTILITY CONSTRUCTION SHALL CONFORM TO CITY OF ROYAL OAK STANDARD  UTILITY CONSTRUCTION SHALL CONFORM TO CITY OF ROYAL OAK STANDARD UTILITY CONSTRUCTION SHALL CONFORM TO CITY OF ROYAL OAK STANDARD  CONSTRUCTION SHALL CONFORM TO CITY OF ROYAL OAK STANDARD CONSTRUCTION SHALL CONFORM TO CITY OF ROYAL OAK STANDARD  SHALL CONFORM TO CITY OF ROYAL OAK STANDARD SHALL CONFORM TO CITY OF ROYAL OAK STANDARD  CONFORM TO CITY OF ROYAL OAK STANDARD CONFORM TO CITY OF ROYAL OAK STANDARD  TO CITY OF ROYAL OAK STANDARD TO CITY OF ROYAL OAK STANDARD  CITY OF ROYAL OAK STANDARD CITY OF ROYAL OAK STANDARD  OF ROYAL OAK STANDARD OF ROYAL OAK STANDARD  ROYAL OAK STANDARD ROYAL OAK STANDARD  OAK STANDARD OAK STANDARD  STANDARD STANDARD SPECIFICATIONS FOR CONSTRUCTION FOR MATERIALS AND METHODS OF CONSTRUCTION. PREVIOUSLY ABANDONED PIPES OR STRUCTURES AND PROPOSED STORM DRAIN OR  ABANDONED PIPES OR STRUCTURES AND PROPOSED STORM DRAIN OR ABANDONED PIPES OR STRUCTURES AND PROPOSED STORM DRAIN OR  PIPES OR STRUCTURES AND PROPOSED STORM DRAIN OR PIPES OR STRUCTURES AND PROPOSED STORM DRAIN OR  OR STRUCTURES AND PROPOSED STORM DRAIN OR OR STRUCTURES AND PROPOSED STORM DRAIN OR  STRUCTURES AND PROPOSED STORM DRAIN OR STRUCTURES AND PROPOSED STORM DRAIN OR  AND PROPOSED STORM DRAIN OR AND PROPOSED STORM DRAIN OR  PROPOSED STORM DRAIN OR PROPOSED STORM DRAIN OR  STORM DRAIN OR STORM DRAIN OR  DRAIN OR DRAIN OR  OR OR SEWER PIPES OR STRUCTURES TO BE ABANDONED SHALL BE CUT & REMOVED AS  PIPES OR STRUCTURES TO BE ABANDONED SHALL BE CUT & REMOVED AS PIPES OR STRUCTURES TO BE ABANDONED SHALL BE CUT & REMOVED AS  OR STRUCTURES TO BE ABANDONED SHALL BE CUT & REMOVED AS OR STRUCTURES TO BE ABANDONED SHALL BE CUT & REMOVED AS  STRUCTURES TO BE ABANDONED SHALL BE CUT & REMOVED AS STRUCTURES TO BE ABANDONED SHALL BE CUT & REMOVED AS  TO BE ABANDONED SHALL BE CUT & REMOVED AS TO BE ABANDONED SHALL BE CUT & REMOVED AS  BE ABANDONED SHALL BE CUT & REMOVED AS BE ABANDONED SHALL BE CUT & REMOVED AS  ABANDONED SHALL BE CUT & REMOVED AS ABANDONED SHALL BE CUT & REMOVED AS  SHALL BE CUT & REMOVED AS SHALL BE CUT & REMOVED AS  BE CUT & REMOVED AS BE CUT & REMOVED AS  CUT & REMOVED AS CUT & REMOVED AS  & REMOVED AS & REMOVED AS  REMOVED AS REMOVED AS  AS AS NECESSARY TO FACILITATE CONSTRUCTION OF THE PROPOSED UTILITY IMPROVEMENTS  TO FACILITATE CONSTRUCTION OF THE PROPOSED UTILITY IMPROVEMENTS TO FACILITATE CONSTRUCTION OF THE PROPOSED UTILITY IMPROVEMENTS  FACILITATE CONSTRUCTION OF THE PROPOSED UTILITY IMPROVEMENTS FACILITATE CONSTRUCTION OF THE PROPOSED UTILITY IMPROVEMENTS  CONSTRUCTION OF THE PROPOSED UTILITY IMPROVEMENTS CONSTRUCTION OF THE PROPOSED UTILITY IMPROVEMENTS  OF THE PROPOSED UTILITY IMPROVEMENTS OF THE PROPOSED UTILITY IMPROVEMENTS  THE PROPOSED UTILITY IMPROVEMENTS THE PROPOSED UTILITY IMPROVEMENTS  PROPOSED UTILITY IMPROVEMENTS PROPOSED UTILITY IMPROVEMENTS  UTILITY IMPROVEMENTS UTILITY IMPROVEMENTS  IMPROVEMENTS IMPROVEMENTS INDICATED ON THE PLANS.  OPEN ENDS OF ABANDONED PIPES OR STRUCTURES TO BE  ON THE PLANS.  OPEN ENDS OF ABANDONED PIPES OR STRUCTURES TO BE ON THE PLANS.  OPEN ENDS OF ABANDONED PIPES OR STRUCTURES TO BE  THE PLANS.  OPEN ENDS OF ABANDONED PIPES OR STRUCTURES TO BE THE PLANS.  OPEN ENDS OF ABANDONED PIPES OR STRUCTURES TO BE  PLANS.  OPEN ENDS OF ABANDONED PIPES OR STRUCTURES TO BE PLANS.  OPEN ENDS OF ABANDONED PIPES OR STRUCTURES TO BE   OPEN ENDS OF ABANDONED PIPES OR STRUCTURES TO BE  OPEN ENDS OF ABANDONED PIPES OR STRUCTURES TO BE OPEN ENDS OF ABANDONED PIPES OR STRUCTURES TO BE  ENDS OF ABANDONED PIPES OR STRUCTURES TO BE ENDS OF ABANDONED PIPES OR STRUCTURES TO BE  OF ABANDONED PIPES OR STRUCTURES TO BE OF ABANDONED PIPES OR STRUCTURES TO BE  ABANDONED PIPES OR STRUCTURES TO BE ABANDONED PIPES OR STRUCTURES TO BE  PIPES OR STRUCTURES TO BE PIPES OR STRUCTURES TO BE  OR STRUCTURES TO BE OR STRUCTURES TO BE  STRUCTURES TO BE STRUCTURES TO BE  TO BE TO BE  BE BE ABANDONED SHALL BE BULKHEADED WITH A 12 INCH THICK WATERTIGHT MASONRY  SHALL BE BULKHEADED WITH A 12 INCH THICK WATERTIGHT MASONRY SHALL BE BULKHEADED WITH A 12 INCH THICK WATERTIGHT MASONRY  BE BULKHEADED WITH A 12 INCH THICK WATERTIGHT MASONRY BE BULKHEADED WITH A 12 INCH THICK WATERTIGHT MASONRY  BULKHEADED WITH A 12 INCH THICK WATERTIGHT MASONRY BULKHEADED WITH A 12 INCH THICK WATERTIGHT MASONRY  WITH A 12 INCH THICK WATERTIGHT MASONRY WITH A 12 INCH THICK WATERTIGHT MASONRY  A 12 INCH THICK WATERTIGHT MASONRY A 12 INCH THICK WATERTIGHT MASONRY  12 INCH THICK WATERTIGHT MASONRY 12 INCH THICK WATERTIGHT MASONRY  INCH THICK WATERTIGHT MASONRY INCH THICK WATERTIGHT MASONRY  THICK WATERTIGHT MASONRY THICK WATERTIGHT MASONRY  WATERTIGHT MASONRY WATERTIGHT MASONRY  MASONRY MASONRY BULKHEAD. PLUGS SHALL BE INSTALLED AT ALL OPEN ENDS OF WATER MAIN TO BE ABANDONED.   EXISTING HYDRANTS TO BE REMOVED SHALL NOT BE REMOVED UNTIL AFTER THE  HYDRANTS TO BE REMOVED SHALL NOT BE REMOVED UNTIL AFTER THE HYDRANTS TO BE REMOVED SHALL NOT BE REMOVED UNTIL AFTER THE  TO BE REMOVED SHALL NOT BE REMOVED UNTIL AFTER THE TO BE REMOVED SHALL NOT BE REMOVED UNTIL AFTER THE  BE REMOVED SHALL NOT BE REMOVED UNTIL AFTER THE BE REMOVED SHALL NOT BE REMOVED UNTIL AFTER THE  REMOVED SHALL NOT BE REMOVED UNTIL AFTER THE REMOVED SHALL NOT BE REMOVED UNTIL AFTER THE  SHALL NOT BE REMOVED UNTIL AFTER THE SHALL NOT BE REMOVED UNTIL AFTER THE  NOT BE REMOVED UNTIL AFTER THE NOT BE REMOVED UNTIL AFTER THE  BE REMOVED UNTIL AFTER THE BE REMOVED UNTIL AFTER THE  REMOVED UNTIL AFTER THE REMOVED UNTIL AFTER THE  UNTIL AFTER THE UNTIL AFTER THE  AFTER THE AFTER THE  THE THE ADJACENT NEW HYDRANT IS IN SERVICE.  THE CONTRACTOR SHALL PUT A TEMPORARY  NEW HYDRANT IS IN SERVICE.  THE CONTRACTOR SHALL PUT A TEMPORARY NEW HYDRANT IS IN SERVICE.  THE CONTRACTOR SHALL PUT A TEMPORARY  HYDRANT IS IN SERVICE.  THE CONTRACTOR SHALL PUT A TEMPORARY HYDRANT IS IN SERVICE.  THE CONTRACTOR SHALL PUT A TEMPORARY  IS IN SERVICE.  THE CONTRACTOR SHALL PUT A TEMPORARY IS IN SERVICE.  THE CONTRACTOR SHALL PUT A TEMPORARY  IN SERVICE.  THE CONTRACTOR SHALL PUT A TEMPORARY IN SERVICE.  THE CONTRACTOR SHALL PUT A TEMPORARY  SERVICE.  THE CONTRACTOR SHALL PUT A TEMPORARY SERVICE.  THE CONTRACTOR SHALL PUT A TEMPORARY   THE CONTRACTOR SHALL PUT A TEMPORARY  THE CONTRACTOR SHALL PUT A TEMPORARY THE CONTRACTOR SHALL PUT A TEMPORARY  CONTRACTOR SHALL PUT A TEMPORARY CONTRACTOR SHALL PUT A TEMPORARY  SHALL PUT A TEMPORARY SHALL PUT A TEMPORARY  PUT A TEMPORARY PUT A TEMPORARY  A TEMPORARY A TEMPORARY  TEMPORARY TEMPORARY COVERING OVER ANY NEW HYDRANT INSTALLED THAT IS NOT IN SERVICE. THE CONTRACTOR SHALL DELIVER ANY HYDRANTS, GATE VALVES OR UTILITY CASTINGS  CONTRACTOR SHALL DELIVER ANY HYDRANTS, GATE VALVES OR UTILITY CASTINGS CONTRACTOR SHALL DELIVER ANY HYDRANTS, GATE VALVES OR UTILITY CASTINGS  SHALL DELIVER ANY HYDRANTS, GATE VALVES OR UTILITY CASTINGS SHALL DELIVER ANY HYDRANTS, GATE VALVES OR UTILITY CASTINGS  DELIVER ANY HYDRANTS, GATE VALVES OR UTILITY CASTINGS DELIVER ANY HYDRANTS, GATE VALVES OR UTILITY CASTINGS  ANY HYDRANTS, GATE VALVES OR UTILITY CASTINGS ANY HYDRANTS, GATE VALVES OR UTILITY CASTINGS  HYDRANTS, GATE VALVES OR UTILITY CASTINGS HYDRANTS, GATE VALVES OR UTILITY CASTINGS  GATE VALVES OR UTILITY CASTINGS GATE VALVES OR UTILITY CASTINGS  VALVES OR UTILITY CASTINGS VALVES OR UTILITY CASTINGS  OR UTILITY CASTINGS OR UTILITY CASTINGS  UTILITY CASTINGS UTILITY CASTINGS  CASTINGS CASTINGS THAT ARE REMOVED AS A PART OF THE PROJECT TO THE CITY OF ROYAL OAK DPS  ARE REMOVED AS A PART OF THE PROJECT TO THE CITY OF ROYAL OAK DPS ARE REMOVED AS A PART OF THE PROJECT TO THE CITY OF ROYAL OAK DPS  REMOVED AS A PART OF THE PROJECT TO THE CITY OF ROYAL OAK DPS REMOVED AS A PART OF THE PROJECT TO THE CITY OF ROYAL OAK DPS  AS A PART OF THE PROJECT TO THE CITY OF ROYAL OAK DPS AS A PART OF THE PROJECT TO THE CITY OF ROYAL OAK DPS  A PART OF THE PROJECT TO THE CITY OF ROYAL OAK DPS A PART OF THE PROJECT TO THE CITY OF ROYAL OAK DPS  PART OF THE PROJECT TO THE CITY OF ROYAL OAK DPS PART OF THE PROJECT TO THE CITY OF ROYAL OAK DPS  OF THE PROJECT TO THE CITY OF ROYAL OAK DPS OF THE PROJECT TO THE CITY OF ROYAL OAK DPS  THE PROJECT TO THE CITY OF ROYAL OAK DPS THE PROJECT TO THE CITY OF ROYAL OAK DPS  PROJECT TO THE CITY OF ROYAL OAK DPS PROJECT TO THE CITY OF ROYAL OAK DPS  TO THE CITY OF ROYAL OAK DPS TO THE CITY OF ROYAL OAK DPS  THE CITY OF ROYAL OAK DPS THE CITY OF ROYAL OAK DPS  CITY OF ROYAL OAK DPS CITY OF ROYAL OAK DPS  OF ROYAL OAK DPS OF ROYAL OAK DPS  ROYAL OAK DPS ROYAL OAK DPS  OAK DPS OAK DPS  DPS DPS YARD AT 1600 N. CAMPBELL ROAD. WHEN CONNECTING A NEW WATER MAIN TO THE EXISTING MAIN, THE DIMENSIONS OF THE  CONNECTING A NEW WATER MAIN TO THE EXISTING MAIN, THE DIMENSIONS OF THE CONNECTING A NEW WATER MAIN TO THE EXISTING MAIN, THE DIMENSIONS OF THE  A NEW WATER MAIN TO THE EXISTING MAIN, THE DIMENSIONS OF THE A NEW WATER MAIN TO THE EXISTING MAIN, THE DIMENSIONS OF THE  NEW WATER MAIN TO THE EXISTING MAIN, THE DIMENSIONS OF THE NEW WATER MAIN TO THE EXISTING MAIN, THE DIMENSIONS OF THE  WATER MAIN TO THE EXISTING MAIN, THE DIMENSIONS OF THE WATER MAIN TO THE EXISTING MAIN, THE DIMENSIONS OF THE  MAIN TO THE EXISTING MAIN, THE DIMENSIONS OF THE MAIN TO THE EXISTING MAIN, THE DIMENSIONS OF THE  TO THE EXISTING MAIN, THE DIMENSIONS OF THE TO THE EXISTING MAIN, THE DIMENSIONS OF THE  THE EXISTING MAIN, THE DIMENSIONS OF THE THE EXISTING MAIN, THE DIMENSIONS OF THE  EXISTING MAIN, THE DIMENSIONS OF THE EXISTING MAIN, THE DIMENSIONS OF THE  MAIN, THE DIMENSIONS OF THE MAIN, THE DIMENSIONS OF THE  THE DIMENSIONS OF THE THE DIMENSIONS OF THE  DIMENSIONS OF THE DIMENSIONS OF THE  OF THE OF THE  THE THE EXISTING MAIN MAY NOT ALLOW THE USE OF STANDARD MECHANICAL JOINT FITTINGS  MAIN MAY NOT ALLOW THE USE OF STANDARD MECHANICAL JOINT FITTINGS MAIN MAY NOT ALLOW THE USE OF STANDARD MECHANICAL JOINT FITTINGS  MAY NOT ALLOW THE USE OF STANDARD MECHANICAL JOINT FITTINGS MAY NOT ALLOW THE USE OF STANDARD MECHANICAL JOINT FITTINGS  NOT ALLOW THE USE OF STANDARD MECHANICAL JOINT FITTINGS NOT ALLOW THE USE OF STANDARD MECHANICAL JOINT FITTINGS  ALLOW THE USE OF STANDARD MECHANICAL JOINT FITTINGS ALLOW THE USE OF STANDARD MECHANICAL JOINT FITTINGS  THE USE OF STANDARD MECHANICAL JOINT FITTINGS THE USE OF STANDARD MECHANICAL JOINT FITTINGS  USE OF STANDARD MECHANICAL JOINT FITTINGS USE OF STANDARD MECHANICAL JOINT FITTINGS  OF STANDARD MECHANICAL JOINT FITTINGS OF STANDARD MECHANICAL JOINT FITTINGS  STANDARD MECHANICAL JOINT FITTINGS STANDARD MECHANICAL JOINT FITTINGS  MECHANICAL JOINT FITTINGS MECHANICAL JOINT FITTINGS  JOINT FITTINGS JOINT FITTINGS  FITTINGS FITTINGS SINCE THESE MAINS MAY BE PIT-CAST OR IN CLASSES OTHER THAN THE STANDARD.   THESE MAINS MAY BE PIT-CAST OR IN CLASSES OTHER THAN THE STANDARD.  THESE MAINS MAY BE PIT-CAST OR IN CLASSES OTHER THAN THE STANDARD.   MAINS MAY BE PIT-CAST OR IN CLASSES OTHER THAN THE STANDARD.  MAINS MAY BE PIT-CAST OR IN CLASSES OTHER THAN THE STANDARD.   MAY BE PIT-CAST OR IN CLASSES OTHER THAN THE STANDARD.  MAY BE PIT-CAST OR IN CLASSES OTHER THAN THE STANDARD.   BE PIT-CAST OR IN CLASSES OTHER THAN THE STANDARD.  BE PIT-CAST OR IN CLASSES OTHER THAN THE STANDARD.   PIT-CAST OR IN CLASSES OTHER THAN THE STANDARD.  PIT-CAST OR IN CLASSES OTHER THAN THE STANDARD.   OR IN CLASSES OTHER THAN THE STANDARD.  OR IN CLASSES OTHER THAN THE STANDARD.   IN CLASSES OTHER THAN THE STANDARD.  IN CLASSES OTHER THAN THE STANDARD.   CLASSES OTHER THAN THE STANDARD.  CLASSES OTHER THAN THE STANDARD.   OTHER THAN THE STANDARD.  OTHER THAN THE STANDARD.   THAN THE STANDARD.  THAN THE STANDARD.   THE STANDARD.  THE STANDARD.   STANDARD.  STANDARD.  IN SUCH CASES, SPECIAL OVERSIZE SOLID SLEEVES SHALL BE FURNISHED AND  SUCH CASES, SPECIAL OVERSIZE SOLID SLEEVES SHALL BE FURNISHED AND SUCH CASES, SPECIAL OVERSIZE SOLID SLEEVES SHALL BE FURNISHED AND  CASES, SPECIAL OVERSIZE SOLID SLEEVES SHALL BE FURNISHED AND CASES, SPECIAL OVERSIZE SOLID SLEEVES SHALL BE FURNISHED AND  SPECIAL OVERSIZE SOLID SLEEVES SHALL BE FURNISHED AND SPECIAL OVERSIZE SOLID SLEEVES SHALL BE FURNISHED AND  OVERSIZE SOLID SLEEVES SHALL BE FURNISHED AND OVERSIZE SOLID SLEEVES SHALL BE FURNISHED AND  SOLID SLEEVES SHALL BE FURNISHED AND SOLID SLEEVES SHALL BE FURNISHED AND  SLEEVES SHALL BE FURNISHED AND SLEEVES SHALL BE FURNISHED AND  SHALL BE FURNISHED AND SHALL BE FURNISHED AND  BE FURNISHED AND BE FURNISHED AND  FURNISHED AND FURNISHED AND  AND AND INSTALLED.  DRESSER STYLE COUPLINGS SHALL NOT BE USED. NOT BE USED.  BE USED. WHEN CONNECTING A NEW WATER MAIN TO THE EXISTING MAIN, THE FITTINGS SHALL BE  CONNECTING A NEW WATER MAIN TO THE EXISTING MAIN, THE FITTINGS SHALL BE CONNECTING A NEW WATER MAIN TO THE EXISTING MAIN, THE FITTINGS SHALL BE  A NEW WATER MAIN TO THE EXISTING MAIN, THE FITTINGS SHALL BE A NEW WATER MAIN TO THE EXISTING MAIN, THE FITTINGS SHALL BE  NEW WATER MAIN TO THE EXISTING MAIN, THE FITTINGS SHALL BE NEW WATER MAIN TO THE EXISTING MAIN, THE FITTINGS SHALL BE  WATER MAIN TO THE EXISTING MAIN, THE FITTINGS SHALL BE WATER MAIN TO THE EXISTING MAIN, THE FITTINGS SHALL BE  MAIN TO THE EXISTING MAIN, THE FITTINGS SHALL BE MAIN TO THE EXISTING MAIN, THE FITTINGS SHALL BE  TO THE EXISTING MAIN, THE FITTINGS SHALL BE TO THE EXISTING MAIN, THE FITTINGS SHALL BE  THE EXISTING MAIN, THE FITTINGS SHALL BE THE EXISTING MAIN, THE FITTINGS SHALL BE  EXISTING MAIN, THE FITTINGS SHALL BE EXISTING MAIN, THE FITTINGS SHALL BE  MAIN, THE FITTINGS SHALL BE MAIN, THE FITTINGS SHALL BE  THE FITTINGS SHALL BE THE FITTINGS SHALL BE  FITTINGS SHALL BE FITTINGS SHALL BE  SHALL BE SHALL BE  BE BE INSTALLED WITH RETAINER GLANDS OR OTHER APPROVED JOINT RESTRAINT SYSTEMS. IN ORDER TO ELIMINATE CONFLICT WITH OTHER UNDERGROUND UTILITIES, ROAD BOXES  ORDER TO ELIMINATE CONFLICT WITH OTHER UNDERGROUND UTILITIES, ROAD BOXES ORDER TO ELIMINATE CONFLICT WITH OTHER UNDERGROUND UTILITIES, ROAD BOXES  TO ELIMINATE CONFLICT WITH OTHER UNDERGROUND UTILITIES, ROAD BOXES TO ELIMINATE CONFLICT WITH OTHER UNDERGROUND UTILITIES, ROAD BOXES  ELIMINATE CONFLICT WITH OTHER UNDERGROUND UTILITIES, ROAD BOXES ELIMINATE CONFLICT WITH OTHER UNDERGROUND UTILITIES, ROAD BOXES  CONFLICT WITH OTHER UNDERGROUND UTILITIES, ROAD BOXES CONFLICT WITH OTHER UNDERGROUND UTILITIES, ROAD BOXES  WITH OTHER UNDERGROUND UTILITIES, ROAD BOXES WITH OTHER UNDERGROUND UTILITIES, ROAD BOXES  OTHER UNDERGROUND UTILITIES, ROAD BOXES OTHER UNDERGROUND UTILITIES, ROAD BOXES  UNDERGROUND UTILITIES, ROAD BOXES UNDERGROUND UTILITIES, ROAD BOXES  UTILITIES, ROAD BOXES UTILITIES, ROAD BOXES  ROAD BOXES ROAD BOXES  BOXES BOXES MAY BE INSTALLED WHERE GATE WELL INSTALLATION IS INDICATED ON THE PLANS, WHEN  BE INSTALLED WHERE GATE WELL INSTALLATION IS INDICATED ON THE PLANS, WHEN BE INSTALLED WHERE GATE WELL INSTALLATION IS INDICATED ON THE PLANS, WHEN  INSTALLED WHERE GATE WELL INSTALLATION IS INDICATED ON THE PLANS, WHEN INSTALLED WHERE GATE WELL INSTALLATION IS INDICATED ON THE PLANS, WHEN  WHERE GATE WELL INSTALLATION IS INDICATED ON THE PLANS, WHEN WHERE GATE WELL INSTALLATION IS INDICATED ON THE PLANS, WHEN  GATE WELL INSTALLATION IS INDICATED ON THE PLANS, WHEN GATE WELL INSTALLATION IS INDICATED ON THE PLANS, WHEN  WELL INSTALLATION IS INDICATED ON THE PLANS, WHEN WELL INSTALLATION IS INDICATED ON THE PLANS, WHEN  INSTALLATION IS INDICATED ON THE PLANS, WHEN INSTALLATION IS INDICATED ON THE PLANS, WHEN  IS INDICATED ON THE PLANS, WHEN IS INDICATED ON THE PLANS, WHEN  INDICATED ON THE PLANS, WHEN INDICATED ON THE PLANS, WHEN  ON THE PLANS, WHEN ON THE PLANS, WHEN  THE PLANS, WHEN THE PLANS, WHEN  PLANS, WHEN PLANS, WHEN  WHEN WHEN DIRECTED BY THE ENGINEER. EXISTING ROAD BOXES AND CURB STOP BOXES SHALL BE REMOVED, REPLACED OR  ROAD BOXES AND CURB STOP BOXES SHALL BE REMOVED, REPLACED OR ROAD BOXES AND CURB STOP BOXES SHALL BE REMOVED, REPLACED OR  BOXES AND CURB STOP BOXES SHALL BE REMOVED, REPLACED OR BOXES AND CURB STOP BOXES SHALL BE REMOVED, REPLACED OR  AND CURB STOP BOXES SHALL BE REMOVED, REPLACED OR AND CURB STOP BOXES SHALL BE REMOVED, REPLACED OR  CURB STOP BOXES SHALL BE REMOVED, REPLACED OR CURB STOP BOXES SHALL BE REMOVED, REPLACED OR  STOP BOXES SHALL BE REMOVED, REPLACED OR STOP BOXES SHALL BE REMOVED, REPLACED OR  BOXES SHALL BE REMOVED, REPLACED OR BOXES SHALL BE REMOVED, REPLACED OR  SHALL BE REMOVED, REPLACED OR SHALL BE REMOVED, REPLACED OR  BE REMOVED, REPLACED OR BE REMOVED, REPLACED OR  REMOVED, REPLACED OR REMOVED, REPLACED OR  REPLACED OR REPLACED OR  OR OR ADJUSTED, AS DIRECTED BY THE ENGINEER. WHEN CURB STOP BOXES FOR 1-INCH WATER SERVICES FALL WITHIN PROPOSED  CURB STOP BOXES FOR 1-INCH WATER SERVICES FALL WITHIN PROPOSED CURB STOP BOXES FOR 1-INCH WATER SERVICES FALL WITHIN PROPOSED  STOP BOXES FOR 1-INCH WATER SERVICES FALL WITHIN PROPOSED STOP BOXES FOR 1-INCH WATER SERVICES FALL WITHIN PROPOSED  BOXES FOR 1-INCH WATER SERVICES FALL WITHIN PROPOSED BOXES FOR 1-INCH WATER SERVICES FALL WITHIN PROPOSED  FOR 1-INCH WATER SERVICES FALL WITHIN PROPOSED FOR 1-INCH WATER SERVICES FALL WITHIN PROPOSED  1-INCH WATER SERVICES FALL WITHIN PROPOSED 1-INCH WATER SERVICES FALL WITHIN PROPOSED  WATER SERVICES FALL WITHIN PROPOSED WATER SERVICES FALL WITHIN PROPOSED  SERVICES FALL WITHIN PROPOSED SERVICES FALL WITHIN PROPOSED  FALL WITHIN PROPOSED FALL WITHIN PROPOSED  WITHIN PROPOSED WITHIN PROPOSED  PROPOSED PROPOSED SIDEWALK, DRIVEWAY, OR PAVEMENT, THE CONTRACTOR SHALL FURNISH AND INSTALL A  DRIVEWAY, OR PAVEMENT, THE CONTRACTOR SHALL FURNISH AND INSTALL A DRIVEWAY, OR PAVEMENT, THE CONTRACTOR SHALL FURNISH AND INSTALL A  OR PAVEMENT, THE CONTRACTOR SHALL FURNISH AND INSTALL A OR PAVEMENT, THE CONTRACTOR SHALL FURNISH AND INSTALL A  PAVEMENT, THE CONTRACTOR SHALL FURNISH AND INSTALL A PAVEMENT, THE CONTRACTOR SHALL FURNISH AND INSTALL A  THE CONTRACTOR SHALL FURNISH AND INSTALL A THE CONTRACTOR SHALL FURNISH AND INSTALL A  CONTRACTOR SHALL FURNISH AND INSTALL A CONTRACTOR SHALL FURNISH AND INSTALL A  SHALL FURNISH AND INSTALL A SHALL FURNISH AND INSTALL A  FURNISH AND INSTALL A FURNISH AND INSTALL A  AND INSTALL A AND INSTALL A  INSTALL A INSTALL A  A A CURB STOP BOX SLEEVE EQUAL TO MUELLER H-10342 AS. ALL TRENCHES, HOLES, AND PITS RESULTING FROM THE LIGHTING/UTILITY IMPROVEMENTS  TRENCHES, HOLES, AND PITS RESULTING FROM THE LIGHTING/UTILITY IMPROVEMENTS TRENCHES, HOLES, AND PITS RESULTING FROM THE LIGHTING/UTILITY IMPROVEMENTS  HOLES, AND PITS RESULTING FROM THE LIGHTING/UTILITY IMPROVEMENTS HOLES, AND PITS RESULTING FROM THE LIGHTING/UTILITY IMPROVEMENTS  AND PITS RESULTING FROM THE LIGHTING/UTILITY IMPROVEMENTS AND PITS RESULTING FROM THE LIGHTING/UTILITY IMPROVEMENTS  PITS RESULTING FROM THE LIGHTING/UTILITY IMPROVEMENTS PITS RESULTING FROM THE LIGHTING/UTILITY IMPROVEMENTS  RESULTING FROM THE LIGHTING/UTILITY IMPROVEMENTS RESULTING FROM THE LIGHTING/UTILITY IMPROVEMENTS  FROM THE LIGHTING/UTILITY IMPROVEMENTS FROM THE LIGHTING/UTILITY IMPROVEMENTS  THE LIGHTING/UTILITY IMPROVEMENTS THE LIGHTING/UTILITY IMPROVEMENTS  LIGHTING/UTILITY IMPROVEMENTS LIGHTING/UTILITY IMPROVEMENTS  IMPROVEMENTS IMPROVEMENTS (I.E. REMOVAL OF HYDRANT ASSEMBLIES, WATER MAIN, FOUNDATIONS, AND STRUCTURES;  REMOVAL OF HYDRANT ASSEMBLIES, WATER MAIN, FOUNDATIONS, AND STRUCTURES; REMOVAL OF HYDRANT ASSEMBLIES, WATER MAIN, FOUNDATIONS, AND STRUCTURES;  OF HYDRANT ASSEMBLIES, WATER MAIN, FOUNDATIONS, AND STRUCTURES; OF HYDRANT ASSEMBLIES, WATER MAIN, FOUNDATIONS, AND STRUCTURES;  HYDRANT ASSEMBLIES, WATER MAIN, FOUNDATIONS, AND STRUCTURES; HYDRANT ASSEMBLIES, WATER MAIN, FOUNDATIONS, AND STRUCTURES;  ASSEMBLIES, WATER MAIN, FOUNDATIONS, AND STRUCTURES; ASSEMBLIES, WATER MAIN, FOUNDATIONS, AND STRUCTURES;  WATER MAIN, FOUNDATIONS, AND STRUCTURES; WATER MAIN, FOUNDATIONS, AND STRUCTURES;  MAIN, FOUNDATIONS, AND STRUCTURES; MAIN, FOUNDATIONS, AND STRUCTURES;  FOUNDATIONS, AND STRUCTURES; FOUNDATIONS, AND STRUCTURES;  AND STRUCTURES; AND STRUCTURES;  STRUCTURES; STRUCTURES; ABANDONING OR RECONSTRUCTING STRUCTURES; INSTALLING CONDUIT, WATER SERVICES,  OR RECONSTRUCTING STRUCTURES; INSTALLING CONDUIT, WATER SERVICES, OR RECONSTRUCTING STRUCTURES; INSTALLING CONDUIT, WATER SERVICES,  RECONSTRUCTING STRUCTURES; INSTALLING CONDUIT, WATER SERVICES, RECONSTRUCTING STRUCTURES; INSTALLING CONDUIT, WATER SERVICES,  STRUCTURES; INSTALLING CONDUIT, WATER SERVICES, STRUCTURES; INSTALLING CONDUIT, WATER SERVICES,  INSTALLING CONDUIT, WATER SERVICES, INSTALLING CONDUIT, WATER SERVICES,  CONDUIT, WATER SERVICES, CONDUIT, WATER SERVICES,  WATER SERVICES, WATER SERVICES,  SERVICES, SERVICES, WATER MAIN, OR SEWER; AND CONSTRUCTING FOUNDATIONS, HANDHOLES, GATE WELLS,  MAIN, OR SEWER; AND CONSTRUCTING FOUNDATIONS, HANDHOLES, GATE WELLS, MAIN, OR SEWER; AND CONSTRUCTING FOUNDATIONS, HANDHOLES, GATE WELLS,  OR SEWER; AND CONSTRUCTING FOUNDATIONS, HANDHOLES, GATE WELLS, OR SEWER; AND CONSTRUCTING FOUNDATIONS, HANDHOLES, GATE WELLS,  SEWER; AND CONSTRUCTING FOUNDATIONS, HANDHOLES, GATE WELLS, SEWER; AND CONSTRUCTING FOUNDATIONS, HANDHOLES, GATE WELLS,  AND CONSTRUCTING FOUNDATIONS, HANDHOLES, GATE WELLS, AND CONSTRUCTING FOUNDATIONS, HANDHOLES, GATE WELLS,  CONSTRUCTING FOUNDATIONS, HANDHOLES, GATE WELLS, CONSTRUCTING FOUNDATIONS, HANDHOLES, GATE WELLS,  FOUNDATIONS, HANDHOLES, GATE WELLS, FOUNDATIONS, HANDHOLES, GATE WELLS,  HANDHOLES, GATE WELLS, HANDHOLES, GATE WELLS,  GATE WELLS, GATE WELLS,  WELLS, WELLS, OR DRAINAGE STRUCTURES) SHALL BE BACKFILLED AS FOLLOWS: ANY PORTION OF A TRENCH, HOLE, OR PIT THAT IS WITHIN A 1 ON 1 INFLUENCE  PORTION OF A TRENCH, HOLE, OR PIT THAT IS WITHIN A 1 ON 1 INFLUENCE PORTION OF A TRENCH, HOLE, OR PIT THAT IS WITHIN A 1 ON 1 INFLUENCE  OF A TRENCH, HOLE, OR PIT THAT IS WITHIN A 1 ON 1 INFLUENCE OF A TRENCH, HOLE, OR PIT THAT IS WITHIN A 1 ON 1 INFLUENCE  A TRENCH, HOLE, OR PIT THAT IS WITHIN A 1 ON 1 INFLUENCE A TRENCH, HOLE, OR PIT THAT IS WITHIN A 1 ON 1 INFLUENCE  TRENCH, HOLE, OR PIT THAT IS WITHIN A 1 ON 1 INFLUENCE TRENCH, HOLE, OR PIT THAT IS WITHIN A 1 ON 1 INFLUENCE  HOLE, OR PIT THAT IS WITHIN A 1 ON 1 INFLUENCE HOLE, OR PIT THAT IS WITHIN A 1 ON 1 INFLUENCE  OR PIT THAT IS WITHIN A 1 ON 1 INFLUENCE OR PIT THAT IS WITHIN A 1 ON 1 INFLUENCE  PIT THAT IS WITHIN A 1 ON 1 INFLUENCE PIT THAT IS WITHIN A 1 ON 1 INFLUENCE  THAT IS WITHIN A 1 ON 1 INFLUENCE THAT IS WITHIN A 1 ON 1 INFLUENCE  IS WITHIN A 1 ON 1 INFLUENCE IS WITHIN A 1 ON 1 INFLUENCE  WITHIN A 1 ON 1 INFLUENCE WITHIN A 1 ON 1 INFLUENCE  A 1 ON 1 INFLUENCE A 1 ON 1 INFLUENCE  1 ON 1 INFLUENCE 1 ON 1 INFLUENCE  ON 1 INFLUENCE ON 1 INFLUENCE  1 INFLUENCE 1 INFLUENCE  INFLUENCE INFLUENCE LINE OF AN EDGE OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS  OF AN EDGE OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS OF AN EDGE OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS  AN EDGE OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS AN EDGE OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS  EDGE OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS EDGE OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS  OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS  SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS  DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS  PAVEMENT, OR BACK OF CURB THAT IS PAVEMENT, OR BACK OF CURB THAT IS  OR BACK OF CURB THAT IS OR BACK OF CURB THAT IS  BACK OF CURB THAT IS BACK OF CURB THAT IS  OF CURB THAT IS OF CURB THAT IS  CURB THAT IS CURB THAT IS  THAT IS THAT IS  IS IS EITHER PROPOSED OR TO REMAIN IN PLACE, SHALL BE BACKFILLED WITH MDOT  PROPOSED OR TO REMAIN IN PLACE, SHALL BE BACKFILLED WITH MDOT PROPOSED OR TO REMAIN IN PLACE, SHALL BE BACKFILLED WITH MDOT  OR TO REMAIN IN PLACE, SHALL BE BACKFILLED WITH MDOT OR TO REMAIN IN PLACE, SHALL BE BACKFILLED WITH MDOT  TO REMAIN IN PLACE, SHALL BE BACKFILLED WITH MDOT TO REMAIN IN PLACE, SHALL BE BACKFILLED WITH MDOT  REMAIN IN PLACE, SHALL BE BACKFILLED WITH MDOT REMAIN IN PLACE, SHALL BE BACKFILLED WITH MDOT  IN PLACE, SHALL BE BACKFILLED WITH MDOT IN PLACE, SHALL BE BACKFILLED WITH MDOT  PLACE, SHALL BE BACKFILLED WITH MDOT PLACE, SHALL BE BACKFILLED WITH MDOT  SHALL BE BACKFILLED WITH MDOT SHALL BE BACKFILLED WITH MDOT  BE BACKFILLED WITH MDOT BE BACKFILLED WITH MDOT  BACKFILLED WITH MDOT BACKFILLED WITH MDOT  WITH MDOT WITH MDOT  MDOT MDOT CLASS II GRANUALR MATERIAL. ANY PORTION OF A TRENCH, HOLE, OR PIT THAT IS OUTSIDE A 1 ON 1 INFLUENCE  PORTION OF A TRENCH, HOLE, OR PIT THAT IS OUTSIDE A 1 ON 1 INFLUENCE PORTION OF A TRENCH, HOLE, OR PIT THAT IS OUTSIDE A 1 ON 1 INFLUENCE  OF A TRENCH, HOLE, OR PIT THAT IS OUTSIDE A 1 ON 1 INFLUENCE OF A TRENCH, HOLE, OR PIT THAT IS OUTSIDE A 1 ON 1 INFLUENCE  A TRENCH, HOLE, OR PIT THAT IS OUTSIDE A 1 ON 1 INFLUENCE A TRENCH, HOLE, OR PIT THAT IS OUTSIDE A 1 ON 1 INFLUENCE  TRENCH, HOLE, OR PIT THAT IS OUTSIDE A 1 ON 1 INFLUENCE TRENCH, HOLE, OR PIT THAT IS OUTSIDE A 1 ON 1 INFLUENCE  HOLE, OR PIT THAT IS OUTSIDE A 1 ON 1 INFLUENCE HOLE, OR PIT THAT IS OUTSIDE A 1 ON 1 INFLUENCE  OR PIT THAT IS OUTSIDE A 1 ON 1 INFLUENCE OR PIT THAT IS OUTSIDE A 1 ON 1 INFLUENCE  PIT THAT IS OUTSIDE A 1 ON 1 INFLUENCE PIT THAT IS OUTSIDE A 1 ON 1 INFLUENCE  THAT IS OUTSIDE A 1 ON 1 INFLUENCE THAT IS OUTSIDE A 1 ON 1 INFLUENCE  IS OUTSIDE A 1 ON 1 INFLUENCE IS OUTSIDE A 1 ON 1 INFLUENCE  OUTSIDE A 1 ON 1 INFLUENCE OUTSIDE A 1 ON 1 INFLUENCE  A 1 ON 1 INFLUENCE A 1 ON 1 INFLUENCE  1 ON 1 INFLUENCE 1 ON 1 INFLUENCE  ON 1 INFLUENCE ON 1 INFLUENCE  1 INFLUENCE 1 INFLUENCE  INFLUENCE INFLUENCE LINE OF AN EDGE OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS  OF AN EDGE OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS OF AN EDGE OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS  AN EDGE OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS AN EDGE OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS  EDGE OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS EDGE OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS  OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS OF SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS  SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS SIDEWALK, DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS  DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS DRIVEWAY, PAVEMENT, OR BACK OF CURB THAT IS  PAVEMENT, OR BACK OF CURB THAT IS PAVEMENT, OR BACK OF CURB THAT IS  OR BACK OF CURB THAT IS OR BACK OF CURB THAT IS  BACK OF CURB THAT IS BACK OF CURB THAT IS  OF CURB THAT IS OF CURB THAT IS  CURB THAT IS CURB THAT IS  THAT IS THAT IS  IS IS EITHER PROPOSED OR TO REMAIN IN PLACE, SHALL BE BACKFILLED WITH SUITABLE  PROPOSED OR TO REMAIN IN PLACE, SHALL BE BACKFILLED WITH SUITABLE PROPOSED OR TO REMAIN IN PLACE, SHALL BE BACKFILLED WITH SUITABLE  OR TO REMAIN IN PLACE, SHALL BE BACKFILLED WITH SUITABLE OR TO REMAIN IN PLACE, SHALL BE BACKFILLED WITH SUITABLE  TO REMAIN IN PLACE, SHALL BE BACKFILLED WITH SUITABLE TO REMAIN IN PLACE, SHALL BE BACKFILLED WITH SUITABLE  REMAIN IN PLACE, SHALL BE BACKFILLED WITH SUITABLE REMAIN IN PLACE, SHALL BE BACKFILLED WITH SUITABLE  IN PLACE, SHALL BE BACKFILLED WITH SUITABLE IN PLACE, SHALL BE BACKFILLED WITH SUITABLE  PLACE, SHALL BE BACKFILLED WITH SUITABLE PLACE, SHALL BE BACKFILLED WITH SUITABLE  SHALL BE BACKFILLED WITH SUITABLE SHALL BE BACKFILLED WITH SUITABLE  BE BACKFILLED WITH SUITABLE BE BACKFILLED WITH SUITABLE  BACKFILLED WITH SUITABLE BACKFILLED WITH SUITABLE  WITH SUITABLE WITH SUITABLE  SUITABLE SUITABLE EXCAVATED MATERIAL (EXCLUDING WET CLAY), PLACED IN LAYERS NOT EXCEEDING  MATERIAL (EXCLUDING WET CLAY), PLACED IN LAYERS NOT EXCEEDING MATERIAL (EXCLUDING WET CLAY), PLACED IN LAYERS NOT EXCEEDING  (EXCLUDING WET CLAY), PLACED IN LAYERS NOT EXCEEDING (EXCLUDING WET CLAY), PLACED IN LAYERS NOT EXCEEDING  WET CLAY), PLACED IN LAYERS NOT EXCEEDING WET CLAY), PLACED IN LAYERS NOT EXCEEDING  CLAY), PLACED IN LAYERS NOT EXCEEDING CLAY), PLACED IN LAYERS NOT EXCEEDING  PLACED IN LAYERS NOT EXCEEDING PLACED IN LAYERS NOT EXCEEDING  IN LAYERS NOT EXCEEDING IN LAYERS NOT EXCEEDING  LAYERS NOT EXCEEDING LAYERS NOT EXCEEDING  NOT EXCEEDING NOT EXCEEDING  EXCEEDING EXCEEDING 12 INCHES, AND COMPACTED TO 90% OF ITS MAXIMUM UNIT WEIGHT. ALL CONNECTIONS BETWEEN NEW SEWER AND EXISTING SEWER UP TO 15 INCHES IN  CONNECTIONS BETWEEN NEW SEWER AND EXISTING SEWER UP TO 15 INCHES IN CONNECTIONS BETWEEN NEW SEWER AND EXISTING SEWER UP TO 15 INCHES IN  BETWEEN NEW SEWER AND EXISTING SEWER UP TO 15 INCHES IN BETWEEN NEW SEWER AND EXISTING SEWER UP TO 15 INCHES IN  NEW SEWER AND EXISTING SEWER UP TO 15 INCHES IN NEW SEWER AND EXISTING SEWER UP TO 15 INCHES IN  SEWER AND EXISTING SEWER UP TO 15 INCHES IN SEWER AND EXISTING SEWER UP TO 15 INCHES IN  AND EXISTING SEWER UP TO 15 INCHES IN AND EXISTING SEWER UP TO 15 INCHES IN  EXISTING SEWER UP TO 15 INCHES IN EXISTING SEWER UP TO 15 INCHES IN  SEWER UP TO 15 INCHES IN SEWER UP TO 15 INCHES IN  UP TO 15 INCHES IN UP TO 15 INCHES IN  TO 15 INCHES IN TO 15 INCHES IN  15 INCHES IN 15 INCHES IN  INCHES IN INCHES IN  IN IN DIAMETER SHALL BE MADE USING FLEXIBLE RUBBER COUPLINGS WITH STAINLESS STEEL  SHALL BE MADE USING FLEXIBLE RUBBER COUPLINGS WITH STAINLESS STEEL SHALL BE MADE USING FLEXIBLE RUBBER COUPLINGS WITH STAINLESS STEEL  BE MADE USING FLEXIBLE RUBBER COUPLINGS WITH STAINLESS STEEL BE MADE USING FLEXIBLE RUBBER COUPLINGS WITH STAINLESS STEEL  MADE USING FLEXIBLE RUBBER COUPLINGS WITH STAINLESS STEEL MADE USING FLEXIBLE RUBBER COUPLINGS WITH STAINLESS STEEL  USING FLEXIBLE RUBBER COUPLINGS WITH STAINLESS STEEL USING FLEXIBLE RUBBER COUPLINGS WITH STAINLESS STEEL  FLEXIBLE RUBBER COUPLINGS WITH STAINLESS STEEL FLEXIBLE RUBBER COUPLINGS WITH STAINLESS STEEL  RUBBER COUPLINGS WITH STAINLESS STEEL RUBBER COUPLINGS WITH STAINLESS STEEL  COUPLINGS WITH STAINLESS STEEL COUPLINGS WITH STAINLESS STEEL  WITH STAINLESS STEEL WITH STAINLESS STEEL  STAINLESS STEEL STAINLESS STEEL  STEEL STEEL CLAMPS.  COUPLINGS FOR THIS WORK SHALL BE FERNCO SERIES 1001 OR LOGAN LCP   COUPLINGS FOR THIS WORK SHALL BE FERNCO SERIES 1001 OR LOGAN LCP  COUPLINGS FOR THIS WORK SHALL BE FERNCO SERIES 1001 OR LOGAN LCP COUPLINGS FOR THIS WORK SHALL BE FERNCO SERIES 1001 OR LOGAN LCP  FOR THIS WORK SHALL BE FERNCO SERIES 1001 OR LOGAN LCP FOR THIS WORK SHALL BE FERNCO SERIES 1001 OR LOGAN LCP  THIS WORK SHALL BE FERNCO SERIES 1001 OR LOGAN LCP THIS WORK SHALL BE FERNCO SERIES 1001 OR LOGAN LCP  WORK SHALL BE FERNCO SERIES 1001 OR LOGAN LCP WORK SHALL BE FERNCO SERIES 1001 OR LOGAN LCP  SHALL BE FERNCO SERIES 1001 OR LOGAN LCP SHALL BE FERNCO SERIES 1001 OR LOGAN LCP  BE FERNCO SERIES 1001 OR LOGAN LCP BE FERNCO SERIES 1001 OR LOGAN LCP  FERNCO SERIES 1001 OR LOGAN LCP FERNCO SERIES 1001 OR LOGAN LCP  SERIES 1001 OR LOGAN LCP SERIES 1001 OR LOGAN LCP  1001 OR LOGAN LCP 1001 OR LOGAN LCP  OR LOGAN LCP OR LOGAN LCP  LOGAN LCP LOGAN LCP  LCP LCP COUPLINGS.  THE MAXIMUM DISPLACEMENT BETWEEN SEWER PIPE AT ALL CONNECTION   THE MAXIMUM DISPLACEMENT BETWEEN SEWER PIPE AT ALL CONNECTION  THE MAXIMUM DISPLACEMENT BETWEEN SEWER PIPE AT ALL CONNECTION THE MAXIMUM DISPLACEMENT BETWEEN SEWER PIPE AT ALL CONNECTION  MAXIMUM DISPLACEMENT BETWEEN SEWER PIPE AT ALL CONNECTION MAXIMUM DISPLACEMENT BETWEEN SEWER PIPE AT ALL CONNECTION  DISPLACEMENT BETWEEN SEWER PIPE AT ALL CONNECTION DISPLACEMENT BETWEEN SEWER PIPE AT ALL CONNECTION  BETWEEN SEWER PIPE AT ALL CONNECTION BETWEEN SEWER PIPE AT ALL CONNECTION  SEWER PIPE AT ALL CONNECTION SEWER PIPE AT ALL CONNECTION  PIPE AT ALL CONNECTION PIPE AT ALL CONNECTION  AT ALL CONNECTION AT ALL CONNECTION  ALL CONNECTION ALL CONNECTION  CONNECTION CONNECTION POINTS SHALL NOT EXCEED ¾ INCH VERTICAL OR 1 INCH LONGITUDINAL.  INCH VERTICAL OR 1 INCH LONGITUDINAL. ALL PUBLIC STORM DRAIN, SANITARY AND COMBINED SEWER RUNS CONTAINING SECTIONS  PUBLIC STORM DRAIN, SANITARY AND COMBINED SEWER RUNS CONTAINING SECTIONS PUBLIC STORM DRAIN, SANITARY AND COMBINED SEWER RUNS CONTAINING SECTIONS  STORM DRAIN, SANITARY AND COMBINED SEWER RUNS CONTAINING SECTIONS STORM DRAIN, SANITARY AND COMBINED SEWER RUNS CONTAINING SECTIONS  DRAIN, SANITARY AND COMBINED SEWER RUNS CONTAINING SECTIONS DRAIN, SANITARY AND COMBINED SEWER RUNS CONTAINING SECTIONS  SANITARY AND COMBINED SEWER RUNS CONTAINING SECTIONS SANITARY AND COMBINED SEWER RUNS CONTAINING SECTIONS  AND COMBINED SEWER RUNS CONTAINING SECTIONS AND COMBINED SEWER RUNS CONTAINING SECTIONS  COMBINED SEWER RUNS CONTAINING SECTIONS COMBINED SEWER RUNS CONTAINING SECTIONS  SEWER RUNS CONTAINING SECTIONS SEWER RUNS CONTAINING SECTIONS  RUNS CONTAINING SECTIONS RUNS CONTAINING SECTIONS  CONTAINING SECTIONS CONTAINING SECTIONS  SECTIONS SECTIONS OF PIPE TO BE REMOVED AND REPLACED SHALL BE CLEANED & TELEVISED AFTER THE  PIPE TO BE REMOVED AND REPLACED SHALL BE CLEANED & TELEVISED AFTER THE PIPE TO BE REMOVED AND REPLACED SHALL BE CLEANED & TELEVISED AFTER THE  TO BE REMOVED AND REPLACED SHALL BE CLEANED & TELEVISED AFTER THE TO BE REMOVED AND REPLACED SHALL BE CLEANED & TELEVISED AFTER THE  BE REMOVED AND REPLACED SHALL BE CLEANED & TELEVISED AFTER THE BE REMOVED AND REPLACED SHALL BE CLEANED & TELEVISED AFTER THE  REMOVED AND REPLACED SHALL BE CLEANED & TELEVISED AFTER THE REMOVED AND REPLACED SHALL BE CLEANED & TELEVISED AFTER THE  AND REPLACED SHALL BE CLEANED & TELEVISED AFTER THE AND REPLACED SHALL BE CLEANED & TELEVISED AFTER THE  REPLACED SHALL BE CLEANED & TELEVISED AFTER THE REPLACED SHALL BE CLEANED & TELEVISED AFTER THE  SHALL BE CLEANED & TELEVISED AFTER THE SHALL BE CLEANED & TELEVISED AFTER THE  BE CLEANED & TELEVISED AFTER THE BE CLEANED & TELEVISED AFTER THE  CLEANED & TELEVISED AFTER THE CLEANED & TELEVISED AFTER THE  & TELEVISED AFTER THE & TELEVISED AFTER THE  TELEVISED AFTER THE TELEVISED AFTER THE  AFTER THE AFTER THE  THE THE PIPE IS REPLACED AND PRIOR TO REPLACING THE PAVEMENT ABOVE THE REPAIR.  ONE  IS REPLACED AND PRIOR TO REPLACING THE PAVEMENT ABOVE THE REPAIR.  ONE IS REPLACED AND PRIOR TO REPLACING THE PAVEMENT ABOVE THE REPAIR.  ONE  REPLACED AND PRIOR TO REPLACING THE PAVEMENT ABOVE THE REPAIR.  ONE REPLACED AND PRIOR TO REPLACING THE PAVEMENT ABOVE THE REPAIR.  ONE  AND PRIOR TO REPLACING THE PAVEMENT ABOVE THE REPAIR.  ONE AND PRIOR TO REPLACING THE PAVEMENT ABOVE THE REPAIR.  ONE  PRIOR TO REPLACING THE PAVEMENT ABOVE THE REPAIR.  ONE PRIOR TO REPLACING THE PAVEMENT ABOVE THE REPAIR.  ONE  TO REPLACING THE PAVEMENT ABOVE THE REPAIR.  ONE TO REPLACING THE PAVEMENT ABOVE THE REPAIR.  ONE  REPLACING THE PAVEMENT ABOVE THE REPAIR.  ONE REPLACING THE PAVEMENT ABOVE THE REPAIR.  ONE  THE PAVEMENT ABOVE THE REPAIR.  ONE THE PAVEMENT ABOVE THE REPAIR.  ONE  PAVEMENT ABOVE THE REPAIR.  ONE PAVEMENT ABOVE THE REPAIR.  ONE  ABOVE THE REPAIR.  ONE ABOVE THE REPAIR.  ONE  THE REPAIR.  ONE THE REPAIR.  ONE  REPAIR.  ONE REPAIR.  ONE   ONE  ONE ONE (1) COPY OF THE VIDEO RECORDING OF THE TELEVISING SHALL BE FURNISHED TO THE  COPY OF THE VIDEO RECORDING OF THE TELEVISING SHALL BE FURNISHED TO THE COPY OF THE VIDEO RECORDING OF THE TELEVISING SHALL BE FURNISHED TO THE  OF THE VIDEO RECORDING OF THE TELEVISING SHALL BE FURNISHED TO THE OF THE VIDEO RECORDING OF THE TELEVISING SHALL BE FURNISHED TO THE  THE VIDEO RECORDING OF THE TELEVISING SHALL BE FURNISHED TO THE THE VIDEO RECORDING OF THE TELEVISING SHALL BE FURNISHED TO THE  VIDEO RECORDING OF THE TELEVISING SHALL BE FURNISHED TO THE VIDEO RECORDING OF THE TELEVISING SHALL BE FURNISHED TO THE  RECORDING OF THE TELEVISING SHALL BE FURNISHED TO THE RECORDING OF THE TELEVISING SHALL BE FURNISHED TO THE  OF THE TELEVISING SHALL BE FURNISHED TO THE OF THE TELEVISING SHALL BE FURNISHED TO THE  THE TELEVISING SHALL BE FURNISHED TO THE THE TELEVISING SHALL BE FURNISHED TO THE  TELEVISING SHALL BE FURNISHED TO THE TELEVISING SHALL BE FURNISHED TO THE  SHALL BE FURNISHED TO THE SHALL BE FURNISHED TO THE  BE FURNISHED TO THE BE FURNISHED TO THE  FURNISHED TO THE FURNISHED TO THE  TO THE TO THE  THE THE ENGINEER SO THAT THE STRUCTURAL INTEGRITY OF THE REPAIR CAN BE APPROVED BY  SO THAT THE STRUCTURAL INTEGRITY OF THE REPAIR CAN BE APPROVED BY SO THAT THE STRUCTURAL INTEGRITY OF THE REPAIR CAN BE APPROVED BY  THAT THE STRUCTURAL INTEGRITY OF THE REPAIR CAN BE APPROVED BY THAT THE STRUCTURAL INTEGRITY OF THE REPAIR CAN BE APPROVED BY  THE STRUCTURAL INTEGRITY OF THE REPAIR CAN BE APPROVED BY THE STRUCTURAL INTEGRITY OF THE REPAIR CAN BE APPROVED BY  STRUCTURAL INTEGRITY OF THE REPAIR CAN BE APPROVED BY STRUCTURAL INTEGRITY OF THE REPAIR CAN BE APPROVED BY  INTEGRITY OF THE REPAIR CAN BE APPROVED BY INTEGRITY OF THE REPAIR CAN BE APPROVED BY  OF THE REPAIR CAN BE APPROVED BY OF THE REPAIR CAN BE APPROVED BY  THE REPAIR CAN BE APPROVED BY THE REPAIR CAN BE APPROVED BY  REPAIR CAN BE APPROVED BY REPAIR CAN BE APPROVED BY  CAN BE APPROVED BY CAN BE APPROVED BY  BE APPROVED BY BE APPROVED BY  APPROVED BY APPROVED BY  BY BY THE ENGINEER PRIOR TO THE CONTRACTOR REPLACING PAVEMENT ABOVE THE REPAIR. 10-INCH AND 12-INCH SEWER TRAPS SHALL BE CONSTRUCTED IN ACCORDANCE WITH  AND 12-INCH SEWER TRAPS SHALL BE CONSTRUCTED IN ACCORDANCE WITH AND 12-INCH SEWER TRAPS SHALL BE CONSTRUCTED IN ACCORDANCE WITH  12-INCH SEWER TRAPS SHALL BE CONSTRUCTED IN ACCORDANCE WITH 12-INCH SEWER TRAPS SHALL BE CONSTRUCTED IN ACCORDANCE WITH  SEWER TRAPS SHALL BE CONSTRUCTED IN ACCORDANCE WITH SEWER TRAPS SHALL BE CONSTRUCTED IN ACCORDANCE WITH  TRAPS SHALL BE CONSTRUCTED IN ACCORDANCE WITH TRAPS SHALL BE CONSTRUCTED IN ACCORDANCE WITH  SHALL BE CONSTRUCTED IN ACCORDANCE WITH SHALL BE CONSTRUCTED IN ACCORDANCE WITH  BE CONSTRUCTED IN ACCORDANCE WITH BE CONSTRUCTED IN ACCORDANCE WITH  CONSTRUCTED IN ACCORDANCE WITH CONSTRUCTED IN ACCORDANCE WITH  IN ACCORDANCE WITH IN ACCORDANCE WITH  ACCORDANCE WITH ACCORDANCE WITH  WITH WITH THE MDOT STANDARD PLAN R-19.  10-INCH SEWER TRAP DIMENSIONS SHALL BE  MDOT STANDARD PLAN R-19.  10-INCH SEWER TRAP DIMENSIONS SHALL BE MDOT STANDARD PLAN R-19.  10-INCH SEWER TRAP DIMENSIONS SHALL BE  STANDARD PLAN R-19.  10-INCH SEWER TRAP DIMENSIONS SHALL BE STANDARD PLAN R-19.  10-INCH SEWER TRAP DIMENSIONS SHALL BE  PLAN R-19.  10-INCH SEWER TRAP DIMENSIONS SHALL BE PLAN R-19.  10-INCH SEWER TRAP DIMENSIONS SHALL BE  R-19.  10-INCH SEWER TRAP DIMENSIONS SHALL BE R-19.  10-INCH SEWER TRAP DIMENSIONS SHALL BE   10-INCH SEWER TRAP DIMENSIONS SHALL BE  10-INCH SEWER TRAP DIMENSIONS SHALL BE 10-INCH SEWER TRAP DIMENSIONS SHALL BE  SEWER TRAP DIMENSIONS SHALL BE SEWER TRAP DIMENSIONS SHALL BE  TRAP DIMENSIONS SHALL BE TRAP DIMENSIONS SHALL BE  DIMENSIONS SHALL BE DIMENSIONS SHALL BE  SHALL BE SHALL BE  BE BE PROPORTIONAL, MORE OR LESS, TO THE DIMENSIONS SPECIFIED FOR THE 12-INCH SEWER  MORE OR LESS, TO THE DIMENSIONS SPECIFIED FOR THE 12-INCH SEWER MORE OR LESS, TO THE DIMENSIONS SPECIFIED FOR THE 12-INCH SEWER  OR LESS, TO THE DIMENSIONS SPECIFIED FOR THE 12-INCH SEWER OR LESS, TO THE DIMENSIONS SPECIFIED FOR THE 12-INCH SEWER  LESS, TO THE DIMENSIONS SPECIFIED FOR THE 12-INCH SEWER LESS, TO THE DIMENSIONS SPECIFIED FOR THE 12-INCH SEWER  TO THE DIMENSIONS SPECIFIED FOR THE 12-INCH SEWER TO THE DIMENSIONS SPECIFIED FOR THE 12-INCH SEWER  THE DIMENSIONS SPECIFIED FOR THE 12-INCH SEWER THE DIMENSIONS SPECIFIED FOR THE 12-INCH SEWER  DIMENSIONS SPECIFIED FOR THE 12-INCH SEWER DIMENSIONS SPECIFIED FOR THE 12-INCH SEWER  SPECIFIED FOR THE 12-INCH SEWER SPECIFIED FOR THE 12-INCH SEWER  FOR THE 12-INCH SEWER FOR THE 12-INCH SEWER  THE 12-INCH SEWER THE 12-INCH SEWER  12-INCH SEWER 12-INCH SEWER  SEWER SEWER TRAP. THE CONTRACTOR SHALL RECONSTRUCT DRAINAGE STRUCTURES OR GATE WELLS IN  CONTRACTOR SHALL RECONSTRUCT DRAINAGE STRUCTURES OR GATE WELLS IN CONTRACTOR SHALL RECONSTRUCT DRAINAGE STRUCTURES OR GATE WELLS IN  SHALL RECONSTRUCT DRAINAGE STRUCTURES OR GATE WELLS IN SHALL RECONSTRUCT DRAINAGE STRUCTURES OR GATE WELLS IN  RECONSTRUCT DRAINAGE STRUCTURES OR GATE WELLS IN RECONSTRUCT DRAINAGE STRUCTURES OR GATE WELLS IN  DRAINAGE STRUCTURES OR GATE WELLS IN DRAINAGE STRUCTURES OR GATE WELLS IN  STRUCTURES OR GATE WELLS IN STRUCTURES OR GATE WELLS IN  OR GATE WELLS IN OR GATE WELLS IN  GATE WELLS IN GATE WELLS IN  WELLS IN WELLS IN  IN IN AREAS OF PAVEMENT REPLACEMENT OR IF THE STRUCTURE IS TO BE TAPPED, AS  OF PAVEMENT REPLACEMENT OR IF THE STRUCTURE IS TO BE TAPPED, AS OF PAVEMENT REPLACEMENT OR IF THE STRUCTURE IS TO BE TAPPED, AS  PAVEMENT REPLACEMENT OR IF THE STRUCTURE IS TO BE TAPPED, AS PAVEMENT REPLACEMENT OR IF THE STRUCTURE IS TO BE TAPPED, AS  REPLACEMENT OR IF THE STRUCTURE IS TO BE TAPPED, AS REPLACEMENT OR IF THE STRUCTURE IS TO BE TAPPED, AS  OR IF THE STRUCTURE IS TO BE TAPPED, AS OR IF THE STRUCTURE IS TO BE TAPPED, AS  IF THE STRUCTURE IS TO BE TAPPED, AS IF THE STRUCTURE IS TO BE TAPPED, AS  THE STRUCTURE IS TO BE TAPPED, AS THE STRUCTURE IS TO BE TAPPED, AS  STRUCTURE IS TO BE TAPPED, AS STRUCTURE IS TO BE TAPPED, AS  IS TO BE TAPPED, AS IS TO BE TAPPED, AS  TO BE TAPPED, AS TO BE TAPPED, AS  BE TAPPED, AS BE TAPPED, AS  TAPPED, AS TAPPED, AS  AS AS DIRECTED BY THE ENGINEER.  THE DEPTH OF THE RECONSTRUCTION OF ANY STRUCTURE  BY THE ENGINEER.  THE DEPTH OF THE RECONSTRUCTION OF ANY STRUCTURE BY THE ENGINEER.  THE DEPTH OF THE RECONSTRUCTION OF ANY STRUCTURE  THE ENGINEER.  THE DEPTH OF THE RECONSTRUCTION OF ANY STRUCTURE THE ENGINEER.  THE DEPTH OF THE RECONSTRUCTION OF ANY STRUCTURE  ENGINEER.  THE DEPTH OF THE RECONSTRUCTION OF ANY STRUCTURE ENGINEER.  THE DEPTH OF THE RECONSTRUCTION OF ANY STRUCTURE   THE DEPTH OF THE RECONSTRUCTION OF ANY STRUCTURE  THE DEPTH OF THE RECONSTRUCTION OF ANY STRUCTURE THE DEPTH OF THE RECONSTRUCTION OF ANY STRUCTURE  DEPTH OF THE RECONSTRUCTION OF ANY STRUCTURE DEPTH OF THE RECONSTRUCTION OF ANY STRUCTURE  OF THE RECONSTRUCTION OF ANY STRUCTURE OF THE RECONSTRUCTION OF ANY STRUCTURE  THE RECONSTRUCTION OF ANY STRUCTURE THE RECONSTRUCTION OF ANY STRUCTURE  RECONSTRUCTION OF ANY STRUCTURE RECONSTRUCTION OF ANY STRUCTURE  OF ANY STRUCTURE OF ANY STRUCTURE  ANY STRUCTURE ANY STRUCTURE  STRUCTURE STRUCTURE WILL BE DETERMINED BY THE ENGINEER. IF REQUIRED TO CENTER CASTINGS AT THE LOCATIONS INDICATED ON THE PLANS, THE  REQUIRED TO CENTER CASTINGS AT THE LOCATIONS INDICATED ON THE PLANS, THE REQUIRED TO CENTER CASTINGS AT THE LOCATIONS INDICATED ON THE PLANS, THE  TO CENTER CASTINGS AT THE LOCATIONS INDICATED ON THE PLANS, THE TO CENTER CASTINGS AT THE LOCATIONS INDICATED ON THE PLANS, THE  CENTER CASTINGS AT THE LOCATIONS INDICATED ON THE PLANS, THE CENTER CASTINGS AT THE LOCATIONS INDICATED ON THE PLANS, THE  CASTINGS AT THE LOCATIONS INDICATED ON THE PLANS, THE CASTINGS AT THE LOCATIONS INDICATED ON THE PLANS, THE  AT THE LOCATIONS INDICATED ON THE PLANS, THE AT THE LOCATIONS INDICATED ON THE PLANS, THE  THE LOCATIONS INDICATED ON THE PLANS, THE THE LOCATIONS INDICATED ON THE PLANS, THE  LOCATIONS INDICATED ON THE PLANS, THE LOCATIONS INDICATED ON THE PLANS, THE  INDICATED ON THE PLANS, THE INDICATED ON THE PLANS, THE  ON THE PLANS, THE ON THE PLANS, THE  THE PLANS, THE THE PLANS, THE  PLANS, THE PLANS, THE  THE THE CONTRACTOR SHALL FURNISH AND INSTALL A PRECAST FLAT TOP COVER AT EXISTING  SHALL FURNISH AND INSTALL A PRECAST FLAT TOP COVER AT EXISTING SHALL FURNISH AND INSTALL A PRECAST FLAT TOP COVER AT EXISTING  FURNISH AND INSTALL A PRECAST FLAT TOP COVER AT EXISTING FURNISH AND INSTALL A PRECAST FLAT TOP COVER AT EXISTING  AND INSTALL A PRECAST FLAT TOP COVER AT EXISTING AND INSTALL A PRECAST FLAT TOP COVER AT EXISTING  INSTALL A PRECAST FLAT TOP COVER AT EXISTING INSTALL A PRECAST FLAT TOP COVER AT EXISTING  A PRECAST FLAT TOP COVER AT EXISTING A PRECAST FLAT TOP COVER AT EXISTING  PRECAST FLAT TOP COVER AT EXISTING PRECAST FLAT TOP COVER AT EXISTING  FLAT TOP COVER AT EXISTING FLAT TOP COVER AT EXISTING  TOP COVER AT EXISTING TOP COVER AT EXISTING  COVER AT EXISTING COVER AT EXISTING  AT EXISTING AT EXISTING  EXISTING EXISTING DRAINAGE STRUCTURES AND GATE WELLS, AS DIRECTED BY THE ENGINEER. FLOW CHANNELS SHALL BE INSTALLED AT ALL PROPOSED MANHOLES AS INDICATED IN  CHANNELS SHALL BE INSTALLED AT ALL PROPOSED MANHOLES AS INDICATED IN CHANNELS SHALL BE INSTALLED AT ALL PROPOSED MANHOLES AS INDICATED IN  SHALL BE INSTALLED AT ALL PROPOSED MANHOLES AS INDICATED IN SHALL BE INSTALLED AT ALL PROPOSED MANHOLES AS INDICATED IN  BE INSTALLED AT ALL PROPOSED MANHOLES AS INDICATED IN BE INSTALLED AT ALL PROPOSED MANHOLES AS INDICATED IN  INSTALLED AT ALL PROPOSED MANHOLES AS INDICATED IN INSTALLED AT ALL PROPOSED MANHOLES AS INDICATED IN  AT ALL PROPOSED MANHOLES AS INDICATED IN AT ALL PROPOSED MANHOLES AS INDICATED IN  ALL PROPOSED MANHOLES AS INDICATED IN ALL PROPOSED MANHOLES AS INDICATED IN  PROPOSED MANHOLES AS INDICATED IN PROPOSED MANHOLES AS INDICATED IN  MANHOLES AS INDICATED IN MANHOLES AS INDICATED IN  AS INDICATED IN AS INDICATED IN  INDICATED IN INDICATED IN  IN IN MDOT STANDARD PLAN R-1. WHEN PAVING ASPHALT SURFACES, THE FINAL ADJUSTMENT OF ALL CASTINGS OR ROAD  PAVING ASPHALT SURFACES, THE FINAL ADJUSTMENT OF ALL CASTINGS OR ROAD PAVING ASPHALT SURFACES, THE FINAL ADJUSTMENT OF ALL CASTINGS OR ROAD  ASPHALT SURFACES, THE FINAL ADJUSTMENT OF ALL CASTINGS OR ROAD ASPHALT SURFACES, THE FINAL ADJUSTMENT OF ALL CASTINGS OR ROAD  SURFACES, THE FINAL ADJUSTMENT OF ALL CASTINGS OR ROAD SURFACES, THE FINAL ADJUSTMENT OF ALL CASTINGS OR ROAD  THE FINAL ADJUSTMENT OF ALL CASTINGS OR ROAD THE FINAL ADJUSTMENT OF ALL CASTINGS OR ROAD  FINAL ADJUSTMENT OF ALL CASTINGS OR ROAD FINAL ADJUSTMENT OF ALL CASTINGS OR ROAD  ADJUSTMENT OF ALL CASTINGS OR ROAD ADJUSTMENT OF ALL CASTINGS OR ROAD  OF ALL CASTINGS OR ROAD OF ALL CASTINGS OR ROAD  ALL CASTINGS OR ROAD ALL CASTINGS OR ROAD  CASTINGS OR ROAD CASTINGS OR ROAD  OR ROAD OR ROAD  ROAD ROAD BOXES TO FINISHED GRADE SHALL BE MADE IMMEDIATELY PRIOR TO PLACING THE  TO FINISHED GRADE SHALL BE MADE IMMEDIATELY PRIOR TO PLACING THE TO FINISHED GRADE SHALL BE MADE IMMEDIATELY PRIOR TO PLACING THE  FINISHED GRADE SHALL BE MADE IMMEDIATELY PRIOR TO PLACING THE FINISHED GRADE SHALL BE MADE IMMEDIATELY PRIOR TO PLACING THE  GRADE SHALL BE MADE IMMEDIATELY PRIOR TO PLACING THE GRADE SHALL BE MADE IMMEDIATELY PRIOR TO PLACING THE  SHALL BE MADE IMMEDIATELY PRIOR TO PLACING THE SHALL BE MADE IMMEDIATELY PRIOR TO PLACING THE  BE MADE IMMEDIATELY PRIOR TO PLACING THE BE MADE IMMEDIATELY PRIOR TO PLACING THE  MADE IMMEDIATELY PRIOR TO PLACING THE MADE IMMEDIATELY PRIOR TO PLACING THE  IMMEDIATELY PRIOR TO PLACING THE IMMEDIATELY PRIOR TO PLACING THE  PRIOR TO PLACING THE PRIOR TO PLACING THE  TO PLACING THE TO PLACING THE  PLACING THE PLACING THE  THE THE WEARING COURSE. 
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M E M O R A N D U M Meeting Date: July 12, 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 

 

It is recommended that the petitioner or a representative attend the July 12, 2016 Planning Commission 
meeting. The meeting starts at 7:30 p.m. in the City Commission chambers on the 3rd floor of City Hall. 

DATE: June 28, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: SP 16-07-19 – Site Plan to construct 4-story (62-ft. 8-in.) mixed-use building with 

ground level off-street parking and upper-level professional office space at 111 S. 
Center St. (parcel no. 25-21-231-011) 
Etkin Management, LLC, Petitioner 
City of Royal Oak, Owner 
PEA, Inc., Enginener / Faudie 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. The Planning Commission shall approve the proposed building materials and ground-level 

parking structure design in accordance with § 770-30 (B)(3) and § 770-30 (E)(6) of the 
Zoning Ordinance. 

2. The Planning Commission shall approve the proposed setbacks for portions of the building 
above 40 feet in accordance with § 770-42 (D)(2) of the Zoning Ordinance 

3. 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, including, but 
not limited to, streetscape improvements (landscaping, street lamps, sidewalks, pavers, 
street trees, etc.) on West Second Street (north side only), South Center Street (east side 
only), and 11 Mile Road (south side only). 

4. All exterior lighting fixtures shall comply with § 770-96 (B) of the Zoning Ordinance and other 
city codes and ordinances 

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

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

7. 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: Josh Suardini, Etkin Management, LLC 

Steven A. Sorensen, PE, PEA, Inc. 
Brian Liming, RA, Faudie Architecture 
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CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.
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E
T

K
I
N

,
 
L

L
C

2
9
1
0
0
 
N

O
R

T
H

W
E

S
T

E
R

N
 
H

I
G

H
W

A
Y

 
-
 
S

U
I
T

E
 
2
0
0

S
O

U
T

H
F

I
E

L
D

,
 
M

I
C

H
I
G

A
N

 
 
4
8
0
3
4

D
E

S
C

R
I
P

T
I
O

N

S
W

S
D

N
.

S
W

S
S

U
R

.
E

A
H

P
.
M

.
S

A
S

E
T

K
I
N

 
R

O
Y

A
L

 
O

A
K

www.missdig.net

1-800-482-7171

(TOLL FREE)

Know what's below

Call
before you dig

2430 Rochester Ct. Suite 100

Troy, MI  48083-1872

Phone: (248) 689-9090

Fax: (248) 689-1044

website: www.peainc.com

PROFESSIONAL

ENGINEERING

ASSOCIATES

D
A

T
E

C
H

K
N

o
.

B
Y

SEPT. 22, 2015

D
e
s
i
g
n
 
D

e
v
e
l
o
p
m

e
n
t
 
S

e
t

1
-
1
5
-
1
6

S
A

S
1

S
W

S

S
i
t
e
 
P

l
a
n
 
R

e
v
i
e
w

 
S

e
t

6
-
6
-
1
6

S
A

S
2

S
W

S

S
i
t
e
 
P

l
a
n
 
A

p
p
r
o
v
a
l
 
C

i
t
y
 
C

o
m

m
e
n
t
s

6
-
2
4
-
1
6

S
A

S
3

S
W

S

C-4.0

G
R

A
D

I
N

G
 
P

L
A

N

SCALE: 1" = 20'



ORIGINAL ISSUE DATE:

DRAWING NUMBER:

R
E

V
I
S

I
O

N
S

THIS DRAWING AND DESIGN ARE THE PROPERTY OF

PROFESSIONAL ENGINEERING ASSOCIATES, INC. THEY

ARE SUBMITTED ON THE CONDITION THAT THEY ARE

NOT TO BE USED, REPRODUCED, OR COPIED, IN

WHOLE OR IN PART, OR USED FOR FURNISHING

INFORMATION TO OTHERS, WITHOUT THE PRIOR

WRITTEN CONSENT OF PROFESSIONAL ENGINEERING

ASSOCIATES, INC. ALL COMMON LAW RIGHTS OF

COPYRIGHT AND OTHERWISE ARE HEREBY

SPECIFICALLY RESERVED.     ©  2014 PROFESSIONAL

ENGINEERING ASSOCIATES, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.

PEA JOB NO. 2014-151

P
A

R
C

E
L
 
N

O
.
 
2
5
-
2
1
-
2
3
1
-
0
1
1

R
O

Y
A

L
 
O

A
K

,
 
O

A
K

L
A

N
D

 
C

O
U

N
T

Y
,
 
M

I
C

H
I
G

A
N

D
E

S
.

CAUTION!!

THE LOCATIONS AND ELEVATIONS OF EXISTING

UNDERGROUND UTILITIES AS SHOWN ON THIS

DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS

EITHER EXPRESSED OR IMPLIED AS TO THE

COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.

E
T

K
I
N

,
 
L

L
C

2
9
1
0
0
 
N

O
R

T
H

W
E

S
T

E
R

N
 
H

I
G

H
W

A
Y

 
-
 
S

U
I
T

E
 
2
0
0

S
O

U
T

H
F

I
E

L
D

,
 
M

I
C

H
I
G

A
N

 
 
4
8
0
3
4

D
E

S
C

R
I
P

T
I
O

N

S
W

S
D

N
.

S
W

S
S

U
R

.
E

A
H

P
.
M

.
S

A
S

E
T

K
I
N

 
R

O
Y

A
L

 
O

A
K

www.missdig.net

1-800-482-7171

(TOLL FREE)

Know what's below

Call
before you dig

2430 Rochester Ct. Suite 100

Troy, MI  48083-1872

Phone: (248) 689-9090

Fax: (248) 689-1044

website: www.peainc.com

PROFESSIONAL

ENGINEERING

ASSOCIATES

D
A

T
E

C
H

K
N

o
.

B
Y

SEPT. 22, 2015

D
e
s
i
g
n
 
D

e
v
e
l
o
p
m

e
n
t
 
S

e
t

1
-
1
5
-
1
6

S
A

S
1

S
W

S

S
i
t
e
 
P

l
a
n
 
R

e
v
i
e
w

 
S

e
t

6
-
6
-
1
6

S
A

S
2

S
W

S

S
i
t
e
 
P

l
a
n
 
A

p
p
r
o
v
a
l
 
C

i
t
y
 
C

o
m

m
e
n
t
s

6
-
2
4
-
1
6

S
A

S
3

S
W

S

C-5.0

S
.
E

.
S

.
C

.
 
P

L
A

N

SCALE: 1" = 20'



ORIGINAL ISSUE DATE:

DRAWING NUMBER:

R
E

V
I
S

I
O

N
S

THIS DRAWING AND DESIGN ARE THE PROPERTY OF

PROFESSIONAL ENGINEERING ASSOCIATES, INC. THEY

ARE SUBMITTED ON THE CONDITION THAT THEY ARE

NOT TO BE USED, REPRODUCED, OR COPIED, IN

WHOLE OR IN PART, OR USED FOR FURNISHING

INFORMATION TO OTHERS, WITHOUT THE PRIOR

WRITTEN CONSENT OF PROFESSIONAL ENGINEERING

ASSOCIATES, INC. ALL COMMON LAW RIGHTS OF

COPYRIGHT AND OTHERWISE ARE HEREBY

SPECIFICALLY RESERVED.     ©  2014 PROFESSIONAL

ENGINEERING ASSOCIATES, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.

PEA JOB NO. 2014-151

P
A

R
C

E
L
 
N

O
.
 
2
5
-
2
1
-
2
3
1
-
0
1
1

R
O

Y
A

L
 
O

A
K

,
 
O

A
K

L
A

N
D

 
C

O
U

N
T

Y
,
 
M

I
C

H
I
G

A
N

D
E

S
.

CAUTION!!

THE LOCATIONS AND ELEVATIONS OF EXISTING

UNDERGROUND UTILITIES AS SHOWN ON THIS

DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS

EITHER EXPRESSED OR IMPLIED AS TO THE

COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.

E
T

K
I
N

,
 
L

L
C

2
9
1
0
0
 
N

O
R

T
H

W
E

S
T

E
R

N
 
H

I
G

H
W

A
Y

 
-
 
S

U
I
T

E
 
2
0
0

S
O

U
T

H
F

I
E

L
D

,
 
M

I
C

H
I
G

A
N

 
 
4
8
0
3
4

D
E

S
C

R
I
P

T
I
O

N

S
W

S
D

N
.

S
W

S
S

U
R

.
E

A
H

P
.
M

.
S

A
S

E
T

K
I
N

 
R

O
Y

A
L

 
O

A
K

www.missdig.net

1-800-482-7171

(TOLL FREE)

Know what's below

Call
before you dig

2430 Rochester Ct. Suite 100

Troy, MI  48083-1872

Phone: (248) 689-9090

Fax: (248) 689-1044

website: www.peainc.com

PROFESSIONAL

ENGINEERING

ASSOCIATES

D
A

T
E

C
H

K
N

o
.

B
Y

SEPT. 22, 2015

D
e
s
i
g
n
 
D

e
v
e
l
o
p
m

e
n
t
 
S

e
t

1
-
1
5
-
1
6

S
A

S
1

S
W

S

S
i
t
e
 
P

l
a
n
 
R

e
v
i
e
w

 
S

e
t

6
-
6
-
1
6

S
A

S
2

S
W

S

S
i
t
e
 
P

l
a
n
 
A

p
p
r
o
v
a
l
 
C

i
t
y
 
C

o
m

m
e
n
t
s

6
-
2
4
-
1
6

S
A

S
3

S
W

S

C-6.0

U
T

I
L

I
T

Y
 
P

L
A

N

SCALE: 1" = 20'



ORIGINAL ISSUE DATE:

DRAWING NUMBER:

R
E

V
I
S

I
O

N
S

THIS DRAWING AND DESIGN ARE THE PROPERTY OF

PROFESSIONAL ENGINEERING ASSOCIATES, INC. THEY

ARE SUBMITTED ON THE CONDITION THAT THEY ARE

NOT TO BE USED, REPRODUCED, OR COPIED, IN

WHOLE OR IN PART, OR USED FOR FURNISHING

INFORMATION TO OTHERS, WITHOUT THE PRIOR

WRITTEN CONSENT OF PROFESSIONAL ENGINEERING

ASSOCIATES, INC. ALL COMMON LAW RIGHTS OF

COPYRIGHT AND OTHERWISE ARE HEREBY

SPECIFICALLY RESERVED.     ©  2014 PROFESSIONAL

ENGINEERING ASSOCIATES, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.

PEA JOB NO. 2014-151

P
A

R
C

E
L
 
N

O
.
 
2
5
-
2
1
-
2
3
1
-
0
1
1

R
O

Y
A

L
 
O

A
K

,
 
O

A
K

L
A

N
D

 
C

O
U

N
T

Y
,
 
M

I
C

H
I
G

A
N

D
E

S
.

CAUTION!!

THE LOCATIONS AND ELEVATIONS OF EXISTING

UNDERGROUND UTILITIES AS SHOWN ON THIS

DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS

EITHER EXPRESSED OR IMPLIED AS TO THE

COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.

E
T

K
I
N

,
 
L

L
C

2
9
1
0
0
 
N

O
R

T
H

W
E

S
T

E
R

N
 
H

I
G

H
W

A
Y

 
-
 
S

U
I
T

E
 
2
0
0

S
O

U
T

H
F

I
E

L
D

,
 
M

I
C

H
I
G

A
N

 
 
4
8
0
3
4

D
E

S
C

R
I
P

T
I
O

N

S
W

S
D

N
.

S
W

S
S

U
R

.
E

A
H

P
.
M

.
S

A
S

E
T

K
I
N

 
R

O
Y

A
L

 
O

A
K

www.missdig.net

1-800-482-7171

(TOLL FREE)

Know what's below

Call
before you dig

2430 Rochester Ct. Suite 100

Troy, MI  48083-1872

Phone: (248) 689-9090

Fax: (248) 689-1044

website: www.peainc.com

PROFESSIONAL

ENGINEERING

ASSOCIATES

D
A

T
E

C
H

K
N

o
.

B
Y

SEPT. 22, 2015

D
e
s
i
g
n
 
D

e
v
e
l
o
p
m

e
n
t
 
S

e
t

1
-
1
5
-
1
6

S
A

S
1

S
W

S

S
i
t
e
 
P

l
a
n
 
R

e
v
i
e
w

 
S

e
t

6
-
6
-
1
6

S
A

S
2

S
W

S

S
i
t
e
 
P

l
a
n
 
A

p
p
r
o
v
a
l
 
C

i
t
y
 
C

o
m

m
e
n
t
s

6
-
2
4
-
1
6

S
A

S
3

S
W

S

C-7.0

N
O

T
E

S
 
A

N
D

 
D

E
T

A
I
L

S

SCALE: NONE



B
I
K

E
 
L
O

C
K

E
R

S

&
 
S

H
O

W
E

R

L
O

B
B

Y

S
T

A
I
R

M
E

C
H

.
/

E
L
E

C
.

R
I
S

E
R

S
T

A
I
R

S
H

O
W

E
R

L
O

B
B

Y

ORIGINAL ISSUE DATE:

DRAWING NUMBER:

R
E

V
I
S

I
O

N
S

THIS DRAWING AND DESIGN ARE THE PROPERTY OF

PROFESSIONAL ENGINEERING ASSOCIATES, INC. THEY

ARE SUBMITTED ON THE CONDITION THAT THEY ARE

NOT TO BE USED, REPRODUCED, OR COPIED, IN

WHOLE OR IN PART, OR USED FOR FURNISHING

INFORMATION TO OTHERS, WITHOUT THE PRIOR

WRITTEN CONSENT OF PROFESSIONAL ENGINEERING

ASSOCIATES, INC. ALL COMMON LAW RIGHTS OF

COPYRIGHT AND OTHERWISE ARE HEREBY

SPECIFICALLY RESERVED.     ©  2014 PROFESSIONAL

ENGINEERING ASSOCIATES, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.

PEA JOB NO. 2014-151

P
A

R
C

E
L
 
N

O
.
 
2
5
-
2
1
-
2
3
1
-
0
1
1

R
O

Y
A

L
 
O

A
K

,
 
O

A
K

L
A

N
D

 
C

O
U

N
T

Y
,
 
M

I
C

H
I
G

A
N

D
E

S
.

CAUTION!!

THE LOCATIONS AND ELEVATIONS OF EXISTING

UNDERGROUND UTILITIES AS SHOWN ON THIS

DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS

EITHER EXPRESSED OR IMPLIED AS TO THE

COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.

E
T

K
I
N

,
 
L

L
C

2
9
1
0
0
 
N

O
R

T
H

W
E

S
T

E
R

N
 
H

I
G

H
W

A
Y

 
-
 
S

U
I
T

E
 
2
0
0

S
O

U
T

H
F

I
E

L
D

,
 
M

I
C

H
I
G

A
N

 
 
4
8
0
3
4

D
E

S
C

R
I
P

T
I
O

N

S
W

S
D

N
.

S
W

S
S

U
R

.
E

A
H

P
.
M

.
S

A
S

E
T

K
I
N

 
R

O
Y

A
L

 
O

A
K

www.missdig.net

1-800-482-7171

(TOLL FREE)

Know what's below

Call
before you dig

2430 Rochester Ct. Suite 100

Troy, MI  48083-1872

Phone: (248) 689-9090

Fax: (248) 689-1044

website: www.peainc.com

PROFESSIONAL

ENGINEERING

ASSOCIATES

D
A

T
E

C
H

K
N

o
.

B
Y

SEPT. 22, 2015

D
e
s
i
g
n
 
D

e
v
e
l
o
p
m

e
n
t
 
S

e
t

1
-
1
5
-
1
6

S
A

S
1

S
W

S

S
i
t
e
 
P

l
a
n
 
R

e
v
i
e
w

 
S

e
t

6
-
6
-
1
6

S
A

S
2

S
W

S

S
i
t
e
 
P

l
a
n
 
A

p
p
r
o
v
a
l
 
C

i
t
y
 
C

o
m

m
e
n
t
s

6
-
2
4
-
1
6

S
A

S
3

S
W

S

L-1.0

L
A

N
D

S
C

A
P

E
 
P

L
A

N

SCALE: 1" = 20'

KEY:

= SHRUBS

= TREES

= EXISTING TREE TO REMAIN

= PERENNIALS 

= ORNAMENTAL TREES

= IRRIGATED SOD LAWN

ssieg
Snapshot



2

3

3

3

3

4

5

4

5

7

8

9

8

9

13

A B C

16

A.1 A.5

18

17

19 4 21 22

FINISH FLOOR F.F.

@ 0'-0" A.F.F.

SECOND FLOOR F.F.

@ 14'-8" A.F.F.

THIRD FLOOR F.F.

@ 30'-8" A.F.F.

FOURTH FLOOR F.F.

@ 46'-8" A.F.F.

TOP OF STEEL @ H.P.

@ 62'-8" A.F.F.

TYP.

TYP.

TYP.

PUBLIC

R.O.W.

PUBLIC

R.O.W.

2

1

3 3

3

3

4

4

4

4

5

4

7

8

9

8

8

9

44 12 1213 13

1234567

16 166

1.6 1.1

17

320

TYP.

TYP.

TYP.

TYP.

TYP.TYP. TYP. TYP.TYP. TYP.

FINISH FLOOR F.F.

@ 0'-0" A.F.F.

SECOND FLOOR F.F.

@ 14'-8" A.F.F.

THIRD FLOOR F.F.

@ 30'-8" A.F.F.

FOURTH FLOOR F.F.

@ 46'-8" A.F.F.

TOP OF STEEL @ H.P.

@ 62'-8" A.F.F.

TYP.

PUBLIC

R.O.W.

PUBLIC

R.O.W.

2 13

3

3

4

4

4

5

58

8

9

8

9

412 1213 13

1 2 3 4 5 6 7

16

17

3

3

6 2122 4

TYP.

TYP.TYP.

TYP.TYP. TYP.TYP.

FINISH FLOOR F.F.

@ 0'-0" A.F.F.

SECOND FLOOR F.F.

@ 14'-8" A.F.F.

THIRD FLOOR F.F.

@ 30'-8" A.F.F.

FOURTH FLOOR F.F.

@ 46'-8" A.F.F.

TOP OF STEEL @ H.P.

@ 62'-8" A.F.F.

TYP.

TYP.

PUBLIC

R.O.W.

PUBLIC

R.O.W.

1

2

3

3

3

5

4

4

5

8

9

8

9

101213

C B A

16

B.3

21 3

TYP.TYP.

FINISH FLOOR F.F.

@ 0'-0" A.F.F.

SECOND FLOOR F.F.

@ 14'-8" A.F.F.

THIRD FLOOR F.F.

@ 30'-8" A.F.F.

FOURTH FLOOR F.F.

@ 46'-8" A.F.F.

TOP OF STEEL @ H.P.

@ 62'-8" A.F.F.

TYP.

4

PUBLIC

R.O.W.

PUBLIC

R.O.W.

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

18

17

19

22

20

21

1" BLUE TINTED LOW 'E' INSUL. VISION GLAZING IN

CLEAR ANOD. ALUM. THERMAL BREAK FRAMES.

CONC. TRENCH FOOTING BELOW

ALUMINUM COMPOSITE METAL PANEL SYSTEM (ACM)

3'x8' FIBERGLASS DOOR AND FRAME

EXTERIOR MATERIAL SCHEDULE

PREFINISHED METAL COPING

1" TINTED INSULATED SPANDREL GLAZING IN CLEAR

ANOD. ALUM. THERMAL BREAK FRAMES

FLUSH METAL SIDING

PRECAST CONCRETE PANEL

6'x8' CLEAR ANOD. ALUM. ENTRY DOOR W/ BLUE

TINTED TEMPERED GLASS

ALUMINUM SUN SHADE. CRL-US ALUMINUM

SERIES 3600 OR APPROVED EQUAL

GLASS GUARDRAIL

METAL MESH SECURITY PANEL

MESH PANEL CURTAINWALL SUNSCREEN

3'x8' CLEAR ANOD. ALUM. ENTRY DOOR W/ BLUE

TINTED TEMPERED GLASS

WOOD GRAIN ALUMINUM COMPOSITE

METAL PANEL SYSTEM (ACM)

WALL SCONCE

DASHED LINE DENOTES EXTENT OF LED ACCENT LIGHTING

BUILDING ACCENT LIGHT FIXTURE

REVOLVING DOOR

DUMPSTER ENCLOSURE GATE

F.D.C. (FIRE DEPARTMENT CONNECTION)

6" DIA. CONC. FILLED STEEL GUARD POSTS

7

PE-4

6

PE-4

T

R

A

S

H

 

R

E

C

E

P

T

A

C

L

E

1

4

'

-

0

"

1

0

'

-

0

"

6
'
-
0
"

5
'
-
0
"

1
'
-
0
"

6
'
-
0
"

8
"

1

2

" EXP. JOINT MATERIAL & SEALANT

6" REINF. CONC. SLAB ON

COMPACTED FILL

PRECAST PANEL CONNECTION

(BY PRECASTER)

CONC. TRENCH FOOTING

GROUT WASH

PRECAST CONCRETE PANEL

SCALE: 1/16" = 1'-0"

1

PRELIMINARY OVERALL EAST ELEVATION

SCALE: 1/16" = 1'-0"

2

PRELIMINARY OVERALL WEST ELEVATION

SCALE: 1/16" = 1'-0"

3

PRELIMINARY OVERALL NORTH ELEVATION

SCALE: 1/16" = 1'-0"

4

PRELIMINARY OVERALL SOUTH ELEVATION

c   Copyright 2016, Faudie Architecture, Inc.

D
A

T
E

:

2
6

2
6

1
 
E

v
e

r
g

r
e

e
n

 
R

o
a

d

S
u

i
t
e

 
1

2
3

S
o

u
t
h

f
i
e

l
d

,
 
M

i
c
h

i
g

a
n

 
4

8
0

7
6

2
4

8
.
6

1
9

.
2

3
5

4

f
a

u
d

i
e

a
r
c
h

i
t
e

c
t
u

r
e

.
c
o

m

DRAWING DATE:

PROJECT NUMBER:

SHEET NUMBER:

I
S

S
U

E
D

 
F

O
R

:

PE-4

6-24-16

14049

P
R

O
P

O
S

E
D

 
R

O
Y

A
L

 
O

A
K

 
O

F
F

I
C

E
 
B

U
I
L

D
I
N

G

R
O

Y
A

L
 
O

A
K

,
 
M

I
C

H
I
G

A
N

6
-
2
4
-
1
6

S
I
T

E
 
P

L
A

N
 
A

P
P

R
O

V
A

L

C
I
T

Y
 
C

O
M

M
E

N
T

S

SCALE:

NORTH

1/4" = 1'-0"

5

DUMPSTER ENCLOSURE PLAN

SCALE: 1/4" = 1'-0"

6

DUMPSTER ENCLOSURE ELEVATION

SCALE: 3/4" = 1'-0"

7

DUMPSTER ENCLOSURE DETAIL



T

1 2 3 4 5 6 7

1 2 3 4 5 6 7

A

B

C

A

B

C

1.1

A.1

1.6

A.5

B.3

BIKE LOCKERS

& SHOWER

16 SPACES

52 SPACES

18 SPACES

PARKING GARAGE

LOBBY

STAIR

MECH./

ELEC.

RISER

STAIR

SHOWER

LOBBY

52 SPACES

DUMPSTER

ENCLOSURE

240'-0"

1
0
8
'
-
0
"

1 2 3 4 5 6 7

A

B

C

A

B

C

1 2 3 4 5 6 7

1.1

A.1

1.6

A.5

B.3

32'x12' BALCONY

1
0

8
'
-
0

"

240'-0"

32'x12' BALCONY

STAIR

STAIR

ELEC.

W. M.

TENANT SPACE

TENANT SPACE

FUTURE BUILDING

COMMON CORRIDOR

1 2 3 4 5 6 7

A

B

C

A

B

C

1 2 3 4 5 6 7

1.1

A.1

1.6

A.5

B.3

1
0
8
'
-
0
"

240'-0"

32'x12' BALCONY

3.5 4.5

3.5 4.5

32'x12' BALCONY

STAIR

STAIR

W. M.

ELEC.

TENANT SPACE

TENANT SPACE

FUTURE BUILDING

COMMON CORRIDOR

c   Copyright 2016, Faudie Architecture, Inc.

D
A

T
E

:

2
6

2
6

1
 
E

v
e

r
g

r
e

e
n

 
R

o
a

d

S
u

i
t
e

 
1

2
3

S
o

u
t
h

f
i
e

l
d

,
 
M

i
c
h

i
g

a
n

 
4

8
0

7
6

2
4

8
.
6

1
9

.
2

3
5

4

f
a

u
d

i
e

a
r
c
h

i
t
e

c
t
u

r
e

.
c
o

m

DRAWING DATE:

PROJECT NUMBER:

SHEET NUMBER:

I
S

S
U

E
D

 
F

O
R

:

PFP-13

6-24-16

14049

P
R

O
P

O
S

E
D

 
R

O
Y

A
L

 
O

A
K

 
O

F
F

I
C

E
 
B

U
I
L

D
I
N

G

R
O

Y
A

L
 
O

A
K

,
 
M

I
C

H
I
G

A
N

SCALE:

NORTH

1/16" = 1'-0"

1

FIRST FLOOR PLAN

SCALE:

NORTH

1/16" = 1'-0"

3

FOURTH FLOOR PLAN      

SCALE:

NORTH

1/16" = 1'-0"

2

SECOND & THIRD FLOOR PLAN

6
-
2
4
-
1
6

S
I
T

E
 
P

L
A

N
 
A

P
P

R
O

V
A

L

C
I
T

Y
 
C

O
M

M
E

N
T

S

ssieg
Typewritten Text

ssieg
Pen

ssieg
Pen

ssieg
Typewritten Text
7

ssieg
Typewritten Text
⤯䍲敡瑩潮䑡瑥⡄㨲〱㘰㘲㐰㠳㘳〭〴✰〧⤯䑁⠰‰‰朠⽁物慬䵔‱〠呦⤯䑓⡦潮琺⁁物慬‱ば琻⁴數琭慬楧渺汥晴㬠浡牧楮㨰灴㬠汩湥敩杨琺ㄱ⸵灴㬠捯汯爺⌰〰〰�



M E M O R A N D U M Meeting Date: July 12, 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: June 28, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: Proposed Amendments to Rules of Procedure 
 
 
 
 
Attached is a copy of the Planning Commission’s by-laws or rules of procedures with proposed 
amendments. The revisions are as follows: 
 
• The starting time for Planning Commission meetings was changed from 7:30 p.m. to 7:00 

p.m. as discussed at the last meeting. 
 

• The Agenda Committee was eliminated as it is no longer used. Agendas for meetings are 
now set by staff. 
 

• The format and order of other items were revised to be more consistent with the rules and 
procedures for other boards and commissions, and also the model by-law format adopted by 
the City Commission. 

 
A copy of the current rules of procedure is also attached for reference. 
 
 
 
 
Attachment 
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Rules of Procedure 
Planning Commission 

City of Royal Oak, Michigan 

The following rules of procedure are adopted by the Planning Commission to facilitate the 
performance of its duties as outlined in the Michigan Planning Enabling Act, Act 33 of the Public 
Acts of 2008, as amended. Section 19(1) of said Act stipulates this need as follows: “A planning 
commission shall adopt bylaws for the transaction of business, and shall keep a public record of 
its resolutions, transactions, findings, and determinations.” 

Section 1.0 Organization 

1.1 Membership. The Planning Commission shall be comprised of the Mayor, one City 
Commissioner, and seven (7) regular members, each to be appointed for three (3) years 
by the City Commission, or as otherwise established according to the Zoning Ordinance 
and state statutes (P.A. 33 of 2008). 

1.2 Officers. The officers of the Planning Commission shall consist of a Chairperson and 
Vice Chairperson who shall be regular members of the Commission, and a Secretary, 
that latter to be the city’s Director of Community Development or his/her designated 
representative. 

1.3 Election. At the first regular meeting in February of each calendar year, the Planning 
Commission shall elect from its appointed regular membership a Chairperson and Vice-
Chairperson. All officers are eligible for re-election.  

1.4 Tenure. The Chairperson and Vice-Chairperson shall take office immediately following 
their selection and shall hold office for a term of one year or until their successors are 
selected and assume office. 

Section 2.0 Duties of Officers 

2.1 Duties of Chairperson. The Chairperson shall preside at all meetings, co-sign with the 
Secretary all minutes of meetings of the Commission, appoint committees, and perform 
such other duties as may be ordered by the Planning Commission or necessary or 
incidental to his/her office to secure the successful functioning of the Commission. 

2.2 Duties of Vice-Chairperson. The Vice-Chairperson shall act in the capacity of 
Chairperson in his/her absence and in the event the office of the Chairperson becomes 
vacant, the Vice-Chairperson shall succeed to this office for the unexpired term and the 
Planning Commission shall select a successor to the office of Vice-Chairperson for the 
unexpired term. 

Section 3.0 Duties of Secretary 

3.1 Minutes. In addition to any duties that may be imposed upon the Secretary by the 
provisions of any chapter of the City of Royal Oak Code of Ordinances or by the 
provisions of any statute of the State of Michigan, the Secretary shall keep the minutes 
of the proceedings of the Planning Commission and shall have custody of all the records 
of the Commission. All minutes of the Planning Commission shall be signed by the 
Secretary. 
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3.2 Communications, Petitioners, etc. All communications, petitions, applications, and 
reports shall be addressed to the Planning Commission and delivered or mailed to the 
Secretary. The Secretary shall see that proper forms are mailed or given to parties 
signifying a desire to file an application with the Planning Commission and shall see that 
such information is given to such party as is necessary to take file an application. 

3.3 Other. The Secretary shall execute all extra official communications in behalf of the 
Planning Commission, shall generally supervise all the clerical work of the Commission, 
and shall perform such other and further duties as may be prescribed by the 
Commission. The Secretary shall keep a record of the decisions rendered by the 
Planning Commission in the form of motions or resolutions. The Secretary shall prepare 
a calendar of the cases for each meeting. 

Section 4.0 Meetings 

4.1 Regular Meetings. Meetings of the Planning Commission shall be held the second 
Tuesday of every month at 7:00 p.m. in the City Hall, or at such other time as designated 
by the Planning Commission at a regular meeting. When the regular meeting day falls on 
a legal holiday, the Planning Commission shall select a suitable alternate day in the 
same month. All meetings before the Planning Commission, regular or special, shall be 
public. 

The Planning Commission shall adopt an official meeting schedule for the upcoming 
year at or before its regular meeting in December of each preceding year. The schedule 
shall also establish deadlines for the submission of applications and required 
information. 

4.2 Special Meetings. Special meeting requests for an application may be brought by a 
petitioner. A request to hold a special meeting shall be accompanied by a fully complete 
application along with all required plans, drawings, etc. A special meeting will only be 
scheduled if there is sufficient time for notification of adjacent property owners per state 
statute (P.A. 110 of 2006, as amended). Sufficient time shall also be allotted for the 
Planning Division to compile and transmit the papers constituting the record to the 
Planning Commission. An additional fee as determined by the City Commission shall be 
charged for a special meeting requested by the petitioner. 

Special meetings not related to an application may be called at the request of the 
Chairperson, or of three (3) members of the Planning Commission. Notice of special 
meetings shall be given by the Secretary to the members of the Planning Commission at 
least forty-eight (48) hours prior to such meeting and shall state the purpose and time of 
the meeting, except that the announcement of a special meeting at any meeting at which 
all the members are present shall be sufficient notice of such meeting. The posting of a 
notice of a special meeting shall be in compliance with applicable state law. 

4.3 Public. All regular and special meetings, hearings, records, and accounts shall be 
conducted in accordance with the Open Meetings Act, being P.A. 267 of 1976, as it may, 
from time to time, be amended. 

4.4 Quorum. Five (5) members shall constitute a quorum for the transaction of business and 
a majority vote of those present shall be an official action for all matters, except the 
adoption of a Master Plan, or any part of a Master Plan. The affirmative vote of six (6) 



Rules of Procedure  Planning Commission 

As Proposed June 28, 2016  Page 3 of 8 

members shall be necessary for the adoption of a Master Plan, or any part of a Master 
Plan. 

4.5 Number of Agenda Items per Meeting. Regular meeting agendas shall be limited to a 
total of ten (10) items of which no more than four (4) shall be public hearings for items 
other than appeals from the city’s Sign Ordinance. The Director of Community 
Development shall have the authority to expand the agenda to include additional items. 

4.6 Applications & Forms. Petitioners shall use application forms as approved by the 
Director of Community Development and provide all information required on the form(s). 

4.7 Incomplete Applications. Applications or items the Director of Community Development 
determines to be incomplete shall not be placed on an agenda for consideration of the 
Planning Commission until the required information has been provided. 

4.8 Order of Business; Agenda. The Secretary shall prepare an agenda for each meeting 
and the order of business therein shall be as follows: 

A. Call to order. 

B. Roll call. 

C. Approval of minutes from previous meeting(s). 

D. Matters pertaining to the general citizenry and citizens present will be heard in 
the following order: 

1. Public comment from citizens seeking information, desiring to express an 
opinion on a planning-related matter not otherwise found on the Planning 
Commission’s agenda, or desiring to present matters for a future meeting 
agenda. 

2. Citizens requested by the Planning Commission to attend the meeting for 
discussion of a local problem, or presentation of further information on an 
issue previously considered. 

3. Communications, the writers of which, or their representatives, are 
present in the audience and wish to give additional information or 
explanation to the written statements. 

E. Unfinished or old business. 

F. New business requiring Planning Commission action. 

1. Advertised public hearings for the following: 

a. Adoption and/or amendments to the city’s Master Plan. 

b. Adoption and/or amendments to the city’s Zoning Ordinance and 
Zoning Map. 

c. Planned unit developments. 
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d. Special land use permits. 

e. Subdivision plats. 

f. Site plan reviews requiring a public hearing. 

For advertised public hearings, the Chairperson will declare such a public 
hearing open and state its purpose. The petitioner, or proponent of the 
action advertised, will be heard first. 

2. Site plan reviews not requiring an advertised public hearing. 

3. The proposed construction of any street, square, park, or other public 
way, ground, or open space, or public building or structure, or other 
matters relating to a capital improvements program for the city. 

G. Other business including, but not limited to, appeals from the city’s Sign 
Ordinance. 

H. Reports and other communications. 

I. Adjournment. 

4.9 Distribution. The Director of Community Development shall distribute all agenda 
materials and plans to be considered by the Planning Commission at least two (2) weeks 
[fourteen (14) days] prior to the regularly scheduled monthly meeting date or as soon as 
is otherwise reasonably feasible. In order to accomplish this task the Director may adjust 
the submission deadlines as he/she determines necessary. 

4.10 Special Meetings for Master Plan. The Chairperson may designate special meetings for 
the exclusive purpose of discussing long-range portions of the Master Plan. 

4.11 Motions. The Chairperson shall restate the motion including the name of the maker and 
supporter of each motion before a vote is taken. 

4.12 Voting. Voting shall be by voice and shall be recorded by yeas, nays, and abstention. 
Roll call votes will be recorded only upon request by a member of the Planning 
Commission and/or the Secretary. 

4.13 Parliamentary Procedure. Parliamentary procedure in Planning Commission meetings 
shall be governed by the procedures for small boards and assemblies of Robert’s Rules 
of Order 9th Edition (§48, pages 477 to 479), as amended, with the following 
clarifications and exceptions: 

A. All actions taken by the Commission shall require a motion including findings of 
fact, and all motions shall be seconded. 

B. The Chairperson shall have a vote but may not offer any motion, and may speak 
in discussion of a business item without leaving the chair. 

C. There is no limit to the number of times a Commissioner may speak on a 
business item. 
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D. Motions to close or limit debate on a business item shall not be entertained. 

E. Informal discussion of a business item is permitted while no motion is pending. 

4.14 Business Item Procedure. The procedure of hearing all business items before the 
Planning Commission shall be as follows: 

A. A report from the Director of Community Development summarizing the business 
item and the action required and/or requested. 

B. A statement by the petitioner or its authorized agent and others on its behalf. 
Such statements are limited to fifteen (15) minutes unless otherwise permitted by 
the Chairperson. 

C. A public hearing, if required, whereby interested members of the public may offer 
statements, comments, or information pertinent to the case. Such statements are 
limited to three (3) minutes unless otherwise permitted by the Chairperson. 
Statements from interested members of the public may be allowed for business 
items not requiring a public hearing at the discretion of the Chairperson. 

D. A final response by the petitioner. 

E. Discussion and action by the Planning Commission. 

Section 5.0 Hearings 

5.1 Master Plan Hearings. Before the adoption of any part of the Master Plan as defined in 
Section 3 of the Michigan Planning Enabling Act, being Act 33 of 2008, as amended, or 
any amendment to the Master Plan, the Planning Commission shall hold a public 
hearing on the matter with notice of said hearing being given in the manner prescribed 
by Section 43 of said Act. 

5.2 Zoning Hearings. Before recommending approval of an amendment to the City of Royal 
Oak Zoning Ordinance to the City Commission, the Planning Commission shall hold a 
public hearing on the matter with notice of said hearing being given in the manner 
prescribed by Section 103 of the Michigan Zoning Enabling Act, being Act 110 of 2006, 
as amended. 

5.3 Special Land Use Permits. Before approval of a special land use permit, the Planning 
Commission shall conduct a public hearing on the matter with notice of said hearing 
being given in the manner prescribed by Section 103 of the Michigan Zoning Enabling 
Act, being Act 110 of 2006, as amended. 

5.4 Site Plans. The Planning Commission shall hold a public hearing on those site plans 
requiring a public hearing pursuant to, and in the manner prescribed by the City of Royal 
Oak Zoning Ordinance and/or the Planning Commission’s Rules of Procedure. 

5.5 Special Hearings. Notice of special hearings for the purposes of presenting preliminary 
master plans, obtaining public opinion on a problem, or discussion of a particular 
problem with interested parties, will be given in the most practical manner and to 
persons or group representatives most interested. A public hearing may be established 
when at least three (3) members of the Planning Commission deem it necessary. 
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5.6 Commission Action. Action by the Planning Commission on any matter on which a 
hearing is held shall not be taken until the hearing has been concluded. 

5.7 Notice of Decision. A written notice containing the decision of the Planning Commission 
will be sent to petitioners and originators of a request having been heard by the Planning 
Commission. When also requiring City Commission action, such notice will also be sent 
to the City Commission, along with details of the petition and the circumstances involved 
in arriving at said decision. (See also Section 9.7 (A).) 

5.8 Re-hearings. Re-hearings may be granted by the Director of Community Development 
upon his/her determination of a change in conditions or that request is substantially a 
new case. Re-hearings may also be granted by the Planning Commission subject to 
such conditions as the Commission may, by resolution, in each case stipulate. In all 
cases, the petition for a rehearing shall be in writing, reciting the reasons for the request, 
and shall be duly verified and accompanied by the necessary data and required fee. 

Section 6.0 Disposition of Cases 

6.1 Resolution or Motion; Conditions. The final disposition of any case required to be 
considered by the Planning Commission shall be in the form of a resolution or motion. 
The Planning Commission may set out in said resolution or motion any condition or 
conditions upon which any approval may be granted in order to protect and promote the 
public health, safety, and general welfare. 

6.2 Withdrawals. Any petitioner may withdraw his/her case at any time prior to final 
disposition by the Planning Commission by filing a written notice of withdrawal with the 
Secretary. 

6.3 Similar Cases. Upon the final disposition of any case by the Planning Commission, no 
new case substantially identical in nature to a former case, as determined by the 
Director of Community Development, upon which formal disposition has been made by 
the Planning Commission shall be received by the Secretary for one year after the date 
of final disposition by the Planning Commission unless a re-hearing pursuant to Section 
5.8 has been authorized. 

Section 7.0 Matters to be Considered by the Planning Commission 

7.1 The following matters shall be presented for consideration at a meeting of the Planning 
Commission: 

A. Applications and staff proposals for amendments to the Zoning Ordinance or 
Zoning Map. 

B. Applications for special land use permits. 

C. Applications for site plan review. 

D. Land subdivision plats and site condominium plans. 

E. The proposed construction of any street, square, park or other public way, 
ground or open space, or public building or structure. 

F. All planning reports and plans before publication. 
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G. A capital improvements program for the city. 

H. The appointment of such employees as it may deem necessary for its work, 
whose appointment, promotion, demotion and removal shall be subject to the 
same provisions of law as governs other corresponding civil employees, and 
contracts with city planners, engineers, architects and other consultants for such 
services it may require. The expenditures of the Planning Commission shall be 
within the amounts appropriated for said purpose by the City Commission. 

I. Such other matters as the Director of Community Development or his/her 
designated representative shall find is advisable or essential to receive 
consideration by the Planning Commission or required by state statute or other 
codes and ordinances of the City of Royal Oak. 

Section 8.0 Matters to be Acted upon by Staff on Behalf of the Commission 

8.1 The Director of Community Development or his/her designated representative shall take 
action or make recommendations in the name of the Planning Commission in 
accordance with such plans, policies, and procedures, as are approved or established 
by the Planning Commission from time to time. Where there is a serious conflict of 
interest, public controversy, or uncertainty or doubt as to the plans, policies, or 
procedures approved or established by the Planning Commission, presentation of the 
matter shall be at a Planning Commission meeting. 

8.2 The responsibilities given in Section 8.1 shall include the review of plans requiring 
submission to the Planning Commission in accordance with the Zoning Ordinance of the 
City of Royal Oak. 

Section 9.0 Planning Commission Staff 

9.1 Authorization. The Planning Commission staff consists of the Director of Community 
Development and such other personnel as exist in the Planning Division, or as may be 
otherwise authorized by the City Commission. 

9.2 General Responsibility. The Planning Commission staff is charged with the duty of 
preparation and administration of such plans as are appropriate to the City of Royal Oak 
and its environs and are within the scope of the Michigan Planning Enabling Act (Public 
Act 33 of 2008, as amended). 

9.3 Duties of Director. The Director of Community Development shall be responsible for the 
professional and administrative work in directing and coordinating the program of the 
Planning Commission. The Director’s work shall be carried on with the widest degree of 
professional responsibility, subject to the policy determinations of the Planning 
Commission and administrative policies of the City Manager. 

9.4 Administrative Duties. The Director of Community Development shall supervise and 
review the work of the professional, technical, and non-technical employees of the 
Planning Commission staff. 

9.5 Policy Formulation. The Director of Community Development shall: be responsible for 
carrying out the directives of the Planning Commission; advise and assist the Planning 
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Commission in the establishment of general planning policy; and be responsible for 
formulation of staff policy. 

9.6 Effectuation of Plans. The Director of Community Development shall recommend to the 
Planning Commission action necessary for effectuating plans with respect to both public 
and private endeavors through such means as are available to the Planning 
Commission. 

9.7 Public Relations. The Director of Community Development shall: 

A. Officially present the Planning Commission’s recommendations to the City 
Commission. (See also Section 5.7.) 

B. Officially represent the Planning Commission and its staff at planning 
conferences, interdepartmental meetings of the city government, and serve 
generally as a liaison between the Planning Commission and the public. 

C. Encourage private development or investment in accord with comprehensive 
plans. 

D. Cooperate with public and private agencies and with individuals for the 
development, acceptance, and effectuation of plans. 

E. Supply information for and encourage interested public agencies and citizen’s 
organizations in programs to promote public understanding and approval of 
planning. 

F. Accept other responsibilities as may be directed by the Planning Commission, 
City Commission, or City Manager. 

Section 10.0 Amendments and Records 

10.1 These rules, or any part thereof, may be amended or suspended at any regular or 
special meeting by a two-thirds (2/3) vote of the full membership of the Planning 
Commission. 

10.2 The record of applications to the Planning Commission shall be kept in the office of the 
Secretary, in such manner as to be accessible to the public during the normal business 
day. 
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Rules of Procedure for the Planning Commission & Staff 
 
The following rules of procedure are adopted by the Planning Commission to facilitate the performance 
of its duties as outlined in the Michigan Planning Enabling Act, Act 33 of the Public Acts of 2008, as 
amended. Section 19(1) of said Act stipulates this need as follows: “A planning commission shall adopt 
bylaws for the transaction of business, and shall keep a public record of its resolutions, transactions, 
findings, and determinations.” 
 
Section 1.0 Officers 
 
1.1 Selection. At the regular meeting in February of each year, the Planning Commission shall select 

from its appointed membership a Chairperson and Vice-Chairperson. All officers are eligible for 
re-election. The Director of Planning or his/her designated representative shall serve as Secretary 
for the Planning Commission. 

 
1.2 Tenure. The Chairperson and Vice-Chairperson shall take office immediately following their 

selection and shall hold office for a term of one year or until their successors are selected and 
assume office. 

 
1.3 Duties. The Chairperson shall preside at all meetings, appoint committees, and perform such 

other duties as may be ordered by the Planning Commission. The Vice-Chairperson shall act in 
the capacity of Chairperson in his/her absence and in the event the office of the Chairperson 
becomes vacant, the Vice-Chairperson shall succeed to this office for the unexpired term and the 
Planning Commission shall select a successor to the office of Vice-Chairperson for the unexpired 
term. 
 
The Secretary shall execute documents in the name of the Planning Commission, perform the 
duties hereinafter listed and shall perform such other duties as the Planning Commission may 
determine. 

 
Section 2.0  Duties of the Secretary 
 
2.1 Minutes. The Secretary shall be responsible for the minutes of each meeting and shall have them 

spread in suitable volumes. 
 
2.2 Communications, Petitioners, etc. All communications, petitions, applications and reports shall be 

addressed to the Planning Commission and delivered or mailed to the Secretary. 
 
Section 3.0 Meetings 
 
3.1 Regular Meetings. Meetings of the Planning Commission will be held the second Tuesday of 

every month at 7:30 p.m. in the City Hall, or at such other time as designated by the Planning 
Commission at a regular meeting. When the regular meeting day falls on a legal holiday, the 
Planning Commission shall select a suitable alternate day in the same month. 
 
The Planning Commission shall adopt an official meeting schedule for the upcoming year at or 
before its regular meeting in December of each preceding year. The schedule shall also establish 
deadlines for the submission of applications and required information. 

 
3.2 Special Meetings. Special meetings shall be called at the request of the Chairperson, or of five (5) 

members of the Planning Commission. Notice of special meetings shall be given by the Secretary 
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to the members of the Planning Commission at least forty-eight (48) hours prior to such meeting 
and shall state the purpose and time of the meeting. 

 
3.3 Public. All regular and special meetings, hearings, records and accounts shall be conducted in 

accordance with the Open Meetings Act, being P.A. 267 of 1976, as it may, from time to time, be 
amended. 

 
3.4 Quorum. Five (5) members shall constitute a quorum for the transaction of business and a 

majority vote of those present shall be an official action for all matters, except the adoption of a 
Master Plan, or any part of a Master Plan. The affirmative vote of six (6) members shall be 
necessary for the adoption of a Master Plan, or any part of a Master Plan. 

 
3.5 Agenda Committee. The Planning Commission may select from its membership three (3) 

Commissioners to serve along with the Director of Planning as an Agenda Committee. The 
Agenda Committee shall schedule a meeting upon receiving a request from the Director of 
Planning. 

 
3.6 Number of Agenda Items Per Meeting. Regular meeting agendas shall be limited to a total of ten 

(10) items of which no more than four (4) shall be public hearings for items other than appeals 
from the city’s Sign Ordinance. The Director of Planning and/or Agenda Committee shall have 
the authority to expand the agenda to include additional items. 
 

3.7 Applications and Forms. Petitioners shall use application forms as approved by the Director of 
Planning and provide all information required on the form(s). 

 
3.8 Incomplete Applications. Applications or items the Director of Planning determines to be 

incomplete shall not be placed on an agenda for consideration of the Planning Commission until 
the required information has been provided. 

 
3.9 Order of Business; Agenda. The Secretary shall prepare an agenda for each meeting and the order 

of business therein shall be as follows: 
 
A. Roll call. 
 
B. Approval of minutes. 
 
C. Matters pertaining to the general citizenry and citizens present will be heard in the 

following order: 
 

1. Public comment from citizens seeking information, citizens desiring to express 
an opinion on a planning-related matter not otherwise found on the Planning 
Commission’s agenda or citizens desiring to present matters for the next meeting 
agenda. 

 
2. Citizens requested by the Planning Commission to attend the meeting for 

discussion of a local problem, or presentation of further information on an issue 
previously considered. 

 
3. Communications, the writers of which, or their representatives, are present in the 

audience and wish to give additional information or explanation to the written 
statements. 



Rules of Procedure  Planning Commission & Staff 

As Adopted March 11, 2014  Page 3 of 10 

 
C. Unfinished business. 
 
D. New business requiring Planning Commission action. 

 
1. Advertised public hearings for the following: 
 

a. Adoption and/or amendments to the city’s Master Plan. 
 
b. Adoption and/or amendments to the city’s Zoning Ordinance and Zoning 

Map. 
 
c. Special land use permits. 
 
d. Planned unit developments. 
 
e. Subdivision plats. 
 
f. Site plan reviews requiring a public haring. 
 
For advertised public hearings, the Chairperson will declare such a public hearing 
open and state its purpose. The petitioner, or proponent of the action advertised, 
will be heard first. 

 
2. Site plan reviews not requiring an advertised pubic hearing. 
 
3. The proposed construction of any street, square, park or other public way, ground 

or open space or public building or structure, or other matters relating to a capital 
improvements program for the city. 

 
E. Other business including, but not limited to, appeals from the city’s Sign Ordinance. 
 
F. Reports and other communications. 
 
G. Adjournment. 

 
3.10 Distribution. The Secretary and/or Director of Planning shall distribute all agenda materials and 

plans to be considered by the Planning Commission at least two (2) weeks [fourteen (14) days] 
prior to the regularly scheduled monthly meeting date or as soon as is otherwise reasonably 
feasible. In order to accomplish this task the Director of Planning may adjust the submission 
deadlines as he/she determines necessary. 

 
3.11 Special Meetings. The Chairperson may designate special meetings for the exclusive purpose of 

discussing long-range portions of the Master Plan. 
 
3.12 Motions. The Chairperson shall restate the motion including the name of the maker and supporter 

of each motion before a vote is taken. 
 
3.13 Voting. Voting shall be by voice and shall be recorded by yeas, nays and abstention. Roll call 

votes will be recorded only upon request by a member of the Commission. 
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3.14 Parliamentary Procedure. Parliamentary procedure in Commission meetings shall be governed by 
the procedures for small boards and assemblies of Robert’s Rules of Order 9th Edition, as 
amended, with the following clarifications and exceptions: 

 
A. All actions taken by the Commission shall require a motion including findings of fact, 

and all motions shall be seconded. 
 
B. The Chairperson shall have a vote but may not offer any motion, and may speak in 

discussion of a business item without leaving the chair. 
 
C. There is no limit to the number of times a Commissioner may speak on a business item. 
 
D. Motions to close or limit debate on a business item shall not be entertained. 
 
E. Informal discussion of a business item is permitted while no motion is pending. 

 
3.15 Business Item Procedure. The procedure of hearing all business items before the Planning 

Commission shall be as follows: 
 

A. A report from the Director of Planning summarizing the business item and the action 
required and/or requested. 

 
B. A statement by the petitioner or its authorized agent and others on its behalf. Such 

statements are limited to fifteen (15) minutes unless otherwise permitted by the 
Chairperson. 

 
C. A public hearing, if required, whereby interested members of the public may offer 

statements, comments or information pertinent to the case. Such statements are limited to 
three (3) minutes unless otherwise permitted by the Chairperson. Statements from 
interested members of the public may be allowed for business items not requiring a 
public hearing at the discretion of the Chairperson. 

 
D. A final response by the petitioner. 
 
E. Discussion and action by the Planning Commission. 

 
Section 4.0 Hearings 
 
4.1 Master Plan Hearings. Before the adoption of any part of the Master Plan as defined in Section 3 

of Act 33 of the Public Acts of 2008, as amended, or any amendment to the Master Plan, the 
Planning Commission shall hold a public hearing on the matter with notice of said hearing being 
given in the manner prescribed by Section 43 of said Act. 

 
4.2 Zoning Hearings. Before recommending approval of an amendment to the Zoning Ordinance of 

Royal Oak to the City Commission, the Planning Commission shall hold a public hearing on the 
matter with notice of said hearing being given in the manner prescribed by Section 103 of the 
Michigan Zoning Enabling Act, being Act 110 of 2006, as amended. 

 
4.3 Special Land Use Permits. Before approval of a special land use permit, the Planning 

Commission shall conduct a public hearing on the matter with notice of said hearing being given 
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in the manner prescribed by Section 103 of the Michigan Zoning Enabling Act, being Act 110 of 
2006, as amended. 

 
4.4 Site Plans. The Planning Commission shall hold a public hearing on those site plans requiring a 

public hearing pursuant to, and in the manner prescribed by the City of Royal Oak Zoning 
Ordinance and/or the Planning Commission’s Rules of Procedure. 

 
4.5 Special Hearings. Notice of special hearings for the purposes of presenting preliminary master 

plans, obtaining public opinion on a problem, or discussion of a particular problem with 
interested parties, will be given in the most practical manner and to persons or group 
representatives most interested. A public hearing may be established when at least three (3) 
members of the Planning Commission deem it necessary. 

 
4.6 Commission Action. Action by the Planning Commission on any matter on which a hearing is 

held shall not be taken until the hearing has been concluded. 
 
4.7 Notice of Decision. A written notice containing the decision of the Planning Commission will be 

sent to petitioners and originators of a request having been heard by the Planning Commission. 
When also requiring City Commission action, such notice will also be sent to the City 
Commission, along with details of the petition and the circumstances involved in arriving at said 
decision. (See also Section 8.7 (A).) 

 
4.8 Re-hearings. Re-hearings may be granted by the Director of Planning upon his determination of a 

change in conditions or that request is substantially a new case. Re-hearings may also be granted 
by the Planning Commission subject to such conditions as the Commission may, by resolution, in 
each case stipulate. In all cases, the petition for a rehearing shall be in writing, reciting the 
reasons for the request, and shall be duly verified and accompanied by the necessary data and 
required fee. 

 
Section 5.0 Disposition of Cases 
 
5.1 Resolution or Motion; Conditions. The final disposition of any case required to be considered by 

the Planning Commission shall be in the form of a resolution or motion. The Planning 
Commission may set out in said resolution or motion any condition or conditions upon which any 
approval may be granted in order to protect and promote the public health, safety and general 
welfare. 

 
5.2 Withdrawals. Any appellant may withdraw his/her case at any time prior to final disposition by 

the Planning Commission by filing a written notice of withdrawal with the Secretary. 
 
5.3 Similar Cases. Upon the final disposition of any case by the Planning Commission, no new case 

substantially identical in nature to a former case, as determined by the Director of Planning, upon 
which formal disposition has been made by the Planning Commission shall be received by the 
Secretary for one year after the date of final disposition by the Planning Commission unless a re-
hearing pursuant to Section 4.8 has been authorized. 

 
Section 6.0 Matters to be Considered by the Planning Commission 
 
6.1 The following matters shall be presented for consideration at a meeting of the Planning 

Commission: 
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A. Applications and staff proposals for amendments to the Zoning Ordinance or Zoning 
Map. 

 
B. Applications for special land use permits. 
 
C.  Applications for site plan review. 
 
D. Land subdivision plats. 
 
E. The proposed construction of any street, square, park or other public way, ground or open 

space or public building or structure. 
 
F. All planning reports and plans before publication. 
 
G. A capital improvements program for the city. 
 
H. The appointment of such employees as it may deem necessary for its work, whose 

appointment, promotion, demotion and removal shall be subject to the same provisions of 
law as governs other corresponding civil employees, and contracts with city planners, 
engineers, architects and other consultants for such services it may require. The 
expenditures of the Planning Commission shall be within the amounts appropriated for 
said purpose by the City Commission. 

 
I. Such other matters as the Director of Planning shall find is advisable or essential to 

receive consideration by the Planning Commission or required by State Statute or other 
codes and ordinances of the City of Royal Oak. 

 
Section 7.0 Matters to be Acted upon by Staff On Behalf of the Commission 
 
7.1 The Director of Planning shall take action or make recommendations in the name of the Planning 

Commission in accordance with such plans, policies and procedures, as are approved or 
established by the Planning Commission from time to time. Where there is a serious conflict of 
interest, public controversy, or uncertainty or doubt as to the plans, policies or procedures 
approved or established by the Planning Commission, presentation of the matter shall be at a 
Planning Commission meeting. 

 
7.2 The responsibilities given in Section 7.1 shall include the review of plans requiring submission to 

the Planning Commission in accordance with the Zoning Ordinance of the City of Royal Oak. 
 
Section 8.0 Planning Commission Staff 
 
8.1 Authorization. The Planning Commission staff consists of the Director of Planning and such other 

personnel as exist in the planning department, or as may be otherwise authorized by the City 
Commission. 

 
8.2 General Responsibility. The Planning Commission staff is charged with the duty of preparation 

and administration of such plans as are appropriate to the City of Royal Oak and its environs and 
are within the scope of the Michigan Planning Enabling Act (Public Act 33 of 2008, as amended).  

 
8.3 Director of Planning’s Duties. The Director of Planning shall be responsible for the professional 

and administrative work in directing and coordinating the program of the Planning Commission. 
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The Director of Planning’s work shall be carried on with the widest degree of professional 
responsibility, subject to the policy determinations of the Planning Commission and 
administrative policies of the City Manager. 

 
8.4 Administrative Duties. The Director of Planning shall: 
 

A. Supervise and review the work of the professional, technical and non-technical 
employees of the Planning Commission staff. 
 

8.5 Policy Formulation. The Director of Planning shall: 
 

A. Be responsible for carrying out the directives of the Planning Commission. 
 

B. Advise and assist the Planning Commission in the establishment of general planning 
policy. 
 

C. Be responsible for formulation of staff policy. 
 
8.6 Effectuation of Plans. The Director of Planning shall recommend to the Planning Commission 

action necessary for effectuating plans with respect to both public and private endeavors through 
such means as are available to the Planning Commission. 

 
8.7 Public Relations. The Director of Planning shall: 
 

A. Officially present the Planning Commission’s recommendations to the City Commission. 
(See also Section 4.7.) 

 
B. Officially represent the Planning Commission and its staff at planning conferences, 

interdepartmental meetings of the city government and serve generally as a liaison 
between the Planning Commission and the public. 

 
C. Encourage private development or investment in accord with comprehensive plans. 
 
D. Cooperate with public and private agencies and with individuals for the development, 

acceptance and effectuation of plans. 
 
E. Supply information for and encourage interested public agencies and citizen’s 

organizations in programs to promote public understanding and approval of planning. 
 
F. Accept other responsibilities as may be directed by the Planning Commission, City 

Commission, or City Manager. 
 

Section 9.0 Brownfield Redevelopment Authority 
 
9.1 Establishment. The Planning Commission shall serve as the City of Royal Oak Brownfield 

Redevelopment Authority (hereinafter referred to as the “Authority”) (established and provided 
for by a Resolution adopted by the City Commission of the City of Royal Oak on December 16, 
2013, and on file with the Michigan Secretary of State). The address of the Authority is 211 
Williams Street, Royal Oak, Michigan 48068. 
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9.2 Scope. For the purpose of fulfilling the objectives of the Authority and pursuant to Act 381 of the 
Public Acts of 1996, M.C.L. § 125.2651 et seq., known as the Brownfield Redevelopment 
Financing Act (the “Act”), the Board shall have those powers and duties to the fullest extend as 
provided and permitted by the Act. 

 
9.3 General Powers. The business and affairs of the Authority shall be managed by its Board of 

Directors except as otherwise provided by statute or by these by-laws. 
 
9.4 Executive Director. The Executive Director of the Authority shall be the Director of Planning for 

the City of Royal Oak. It shall be the duty of the Executive Director to: 
 

A. Maintain the files of the Authority. 
 
B. Prepare all reports for Authority action. 
 
C. Prepare the agenda for all meetings. 
 
D. Prepare and submit reports on matters to be submitted for Authority consideration. 
 
E. Sign all plans, maps, charts, surveys, studies and all records, documents, agreements and 

other papers and reports of Authority action consistent with these rules and regulations, 
except as otherwise directed by the Board. The Executive Director shall obtain Board 
approval for payment on any expense item exceeding $3,000.00 unless such payment has 
been previously contractually approved. 

 
F. Set for public hearing all requests requiring the same, and give notice of such hearings as 

required by law after Authority approval. 
 
G. Carry out all the administrative duties resulting from actions of the Authority pursuant to 

the provisions of the Act. 
 
H. Prepare, sign and distribute minutes of Authority meetings. 
 
I. Present minutes of the Authority to the Board for approval. 
 
J. Distribute agenda to Authority members. 
 
K. Give notice to members of Authority of all meetings. 
 
L. Present to the Authority all matters which have been prepared in advance. 
 
M. Make recommendations to the Board where appropriate. 

 
9.5 Regular Meetings. The regular meetings of the Board shall be public, and public notice of such 

meetings shall be given in accordance with the Open Meetings Act, Act 267, Public Acts of 
Michigan, 1976, as amended. The dates, times, and places of meetings shall be set by the 
Executive Director upon receipt of an application for brownfield redevelopment assistance. 

 
9.6 Special Meetings. Special meetings may be called at the request of the Chairperson or at the 

written request of any three members of the Board provided the request is given to the Executive 
Director at least 48 hours prior to the requested meeting. The Executive Director shall give notice 



Rules of Procedure  Planning Commission & Staff 

As Adopted March 11, 2014  Page 9 of 10 

of special meetings to the members of the Board. Notice of special meetings shall comply with 
the Open Meetings Act, Act 267 of the Public Acts of 1976, as amended. 

 
9.7 Quorum. A majority of the Board's membership shall constitute a quorum for the transaction of 

business at any meeting of the Board. The number of votes necessary to transact business shall be 
a majority of the entire membership of the Board, unless otherwise required by law. 

 
9.8 Rules of Order. Parliamentary procedure at Board meetings shall be governed by the latest edition 

available to the Executive Director of Robert's Rules of Order, except where otherwise required 
by law or these Bylaws. 

 
9.9 Agenda. The Executive Director shall prepare an agenda for each meeting of the Board stating the 

topics of the agenda and their order. In general the following order of business shall be utilized: 
 
A. Call to Order. 
 
B. Petitions and Requests for Brownfield Redevelopment Assistance. 
 
C. Reports, Resolutions and Recommendations. 
 
D. Public Comment. 
 
E. Adjournment. 
 
No items for discussion or action shall be placed on the agenda less than 18 hours before the 
meeting, or at the meeting except by unanimous vote of the Board present at the meeting. 
 
No petition or request for brownfield redevelopment assistance shall be placed on an agenda for 
any activity that requires a special land use permit according to the City of Royal Oak Zoning 
Ordinance until the Planning Commission has approved said special land use permit. No petition 
or request for brownfield redevelopment assistance shall be placed on agenda for a site that is part 
of a conditional rezoning or planned unit development application until the City Commission has 
granted final approval of said conditional rezoning or planned unit development. 

 
9.10 Public Comments. Public comments will be accepted at all meetings of the Board. The Board 

reserves the right to limit public comments and presentations to the Board as it deems appropriate 
for the efficient operation of the Board. 

 
9.11 Committees. There shall be no standing committees. The Board may, by resolution, establish one 

or more Committees. Each Committee shall consist of one or more members of the Board. The 
Chairperson shall appoint the members of each Committee so established. Each member 
appointed to a Committee shall serve until removed by action of the Chairperson or the task of 
the Committee has been completed. The Board may, by a two-thirds majority vote of the 
Members then in office, veto the appointment of any Committee member, or remove any 
Committee member with or without cause. 

 
9.12 Contract. Unless otherwise resolved by the Board, all contracts by or on behalf of the Authority 

shall be signed by the Chairperson and Executive Director. 
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9.13 Financial Obligations or Bonds. No financial obligations or Bonds purporting to bind the 
Authority shall be valid unless signed by the Chairperson and Executive Director after Board 
resolution authorizing same. 

 
9.14 Funds and Monies. All funds and monies of the Authority shall be deposited and invested 

pursuant to the Authorities approved investment policy and as permitted by law. 
 
9.15 Fiscal Year. The fiscal year of the Authority shall follow the fiscal year established by the City of 

Royal Oak. 
 
9.16 Annual Financial Report. The Authority shall submit annually to the Mayor and City 

Commission, as soon after the close of the fiscal year as is practicable, a report of the financial 
status and activities of the Authority. The report shall also be publicized in the official newspaper 
of the City and shall include: 
 
A. The amount and source of revenue in the account. 
 
B. The amount and purpose of expenditures from the account. 
 
C. The amount of principal and interest on any outstanding bonded indebtedness. 
 
D. The initial assessed value of the project area. 
 
E. The captured assessed value retained by the Authority. 
 
F. Any additional information the governing body considers necessary. 
 

9.17 Annual Budget. The Authority shall prepare and submit a budget for approval by the City 
Commission prior to the annual meeting of the Board. The budget shall be for the operation of the 
Authority for the ensuing fiscal year and shall be prepared in the same manner and contain the 
same information as required of other City departments. Following the approval of the budget by 
the City Commission, the budget shall be adopted and implemented by the Board. 

 
9.18 Audit. An independent audit of the Authority's financial records shall be conducted at the same 

time and in the same manner as that conducted for the City. The audit may be conducted 
separately or in combination with the City audit. If conducted in combination with the City, the 
governing body may assess a reasonable pro-rata share against the funds of the Authority to cover 
the costs of handling and auditing. Accordingly, the Board shall budget each year an amount 
necessary to cover such costs of the audit. 

 
9.19 Insurance. The Board and its Directors shall be covered by the City of Royal Oak insurance 

coverage. The City may assess a reasonable pro-rata share against the funds of the Authority to 
cover the cost of said insurance coverage. 

 
9.20 Seal. The Board may provide an official seal, which, if authorized, shall have inscribed thereon 

the name of the Authority and the year of its establishment. 
 
Section 10.0 Amendments 
 
10.1 These rules, or any part thereof, may be amended or suspended at any regular or special meeting 

by a two-thirds (2/3) vote of the members present. 
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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 
romi.gov 

 

DATE: June 28, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: Administrative Site Plan Approvals 
 
 
Below is a list of site plans that were approved administratively by the Planning Division during 
the second quarter of 2016. 
 

Date Address Business Description 
April 1, 2016 3601 W. 13 Mile Rd. Beyond Juice [inside 

Beaumont Hospital] 
Interior renovations to existing food 
service area. 

April 1, 2016 1638 E. Lincoln Ave. Complete Spine & Joint 
Center 

Site improvements plus interior and 
façade renovations to existing building 
for chiropractic clinic. 

April 7, 2016 739 S. Washington Ave. Oakland Community 
College 

Exterior façade renovations and new 
landscaping. 

April 18, 2016 308 S. Main St. Shibumi.com, Inc. Interior renovations to existing 2nd floor 
professional office tenant space. 

April 20, 2016 26212 Woodward Ave. Real Estate One Interior renovations for professional 
office building. 

April 21, 2016 621 S. Washington Ave. Skinphorea Interior renovations for new salon/spa 
in existing building. 

April 22, 2016 1501 W. 13 Mile Rd. Arlington Apartments Construction of carports. 

April 27, 2016 5150 Coolidge Hwy. TNT Fireworks Transient merchant in parking lot of 
large-scale retail store (Meijer) 

May 2, 2016 301 W. Fourth St. 
Suite 103 

RPM Freight Systems Interior renovations to existing office 
tenant suite. 

May 3, 2016 100 S. Main St. Diablo’s Cantina / Red 
Fox 

Installation of colored canopies and 
awnings. 

May 12, 2016 26212 Woodward Ave. Neil King Physical 
Therapy 

Interior renovations to existing office 
tenant suite. 

May 17, 2016 702 W. 11 Mile Rd. Jennifer Taylor Studio Interior renovations to existing tenant 
space for interior designer. 
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Date Address Business Description 
May 19, 2016 811 E. 11 Mile Rd. Hotel Royal Oak Repairs to elevated walkway. 

May 19, 2016 4410 W. 13 Mile Rd. Judson Center Interior renovations to treatment 
facility. 

May 19, 2016 822 E. 11 Mile Rd. N/A Interior renovations to vacant unit in 
shopping center for hair/nail salon. 

May 24, 2016 203 N. Lafayette Ave. Metropolitan Lafayette 
Apartments 

Construction of carports. 

June 21, 2016 714-720 E. 14 Mile Rd. Subway / China Town / 
Albano’s Catering 

Exterior façade renovations to four-
unit shopping center; installation of 
parapet wall. 

June 22, 2016 950 N. Main St. PEDS Internal Medicine 
(Beaumont Health 
System) 

Interior renovations for medical office. 

June 22, 2016 4221 W. 14 Mile Rd. EKS Apartments Construction of a four-unit apartment 
building. 

* Variances from the Zoning Board of Appeals were required. 
# Approval of a plan of operation and/or license agreement by the City Commission was required. 
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