
 REGULAR MEETING   October 1, 2020          6:30 P.M. 
 

PITTSFIELD TOWNSHIP PLANNING COMMISSION AGENDA 
 

1.0 Call Meeting to Order at 6:30 p.m. / Determination of a Quorum 

2.0 Pledge of Allegiance 

3.0 Approval of Agenda 

4.0 Approval of Prior Minutes 

5.0 Public Comment I 

If there is a member of the public that wishes to address the Planning Commission, 
please step forward.   

6.0      Public Hearings 

6.1       WP 20-02 Deen’s Yard  
      Submitted for Wetland Permit 

6511 and 6527 State Road (L -12-28-300-004 and 005), Section 28 

7.0       Old Business 

7.1 CSPA 19-12 Deen’s Yard 
Submitted for Final Site Plan Approval  
6511 and 6527 State Road (L -12-28-300-004 and 005), Section 28 

7.2       CSPA 19-26 Ann Arbor Welding 
Submitted for Preliminary Site Plan Approval  
4811 Carpenter Road (L-12-13-300-011), Section 13 

7.3       CSPA 19-23 Najor Pittsfield 
Submitted for Conditional Use Resolution of Denial   
4811 Carpenter Road (L-12-13-300-011), Section 13 

8.0       New Business 

8.1       CSPA 20-04 Meijer-Carpenter Road Remodel 
Submitted for Preliminary and Final Site Plan Approval  
3825 Carpenter Road (L-12-12-300-035, 036, and 029), Section 12 

9.0       Planner’s Report 

10.0 Chairperson’s Report 

11.0 Commissioner’s Report 

12.0 Public Comment II 

13.0 Adjournment 

Please Note:  This meeting is being recorded 
In compliance with the Governor of Michigan's Executive Order, the Pittsfield Township 
Planning Commission will conduct its October 1, 2020 meeting electronically. Public 
participation at the October 1, 2020 Planning Commission meeting will be via teleconference 
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and videoconference in order to reduce the risk of exposure to persons with the COVID-19 
virus and to comply with the Executive’s restrictions on in-person governmental functions.  

To participate as a member of the public: 
• For videoconferencing go to:
• https://zoom.us/j/96102336786?pwd=b1hNY2ViS3JCOTR5NExpWlZhUzFjZz09

Passcode: Pittsfield
• Or iPhone one-tap :

US: +13017158592,,96102336786#,,,,,,0#,,1629525450#  or
+13126266799,,96102336786#,,,,,,0#,,1629525450#

• Or Telephone:
Dial(for higher quality, dial a number based on your current location):
US: +1 301 715 8592  or +1 312 626 6799  or +1 929 205 6099  or +1 253 215 8782
or +1 346 248 7799  or +1 669 900 6833  or 877 853 5257 (Toll Free) or 888 475 4499
(Toll Free)

• Webinar ID: 961 0233 6786
• International numbers available: https://zoom.us/u/abURm6f18n
• If you are a member of the public and cannot connect, please call (734) 216-9347

Further instructions on participating in public comment will be provided once the meeting has 
been called to order in order to ensure two-way communication between the Planning 
Commission and the members of the public.  

Written comments will be received at zoning@pittsfield-mi.gov until 3:00 p.m. the day of the 
hearing.   
Any person who wishes to contact members of the Planning Commission to provide input or 
ask questions on any business coming before the Planning Commission on October 1, 2020 
may do so by calling 734-216-9347 or emailing zoning@pittsfield-mi.gov prior to the meeting. 
Reasonable auxiliary aids and services can be provided at the meeting to individuals with 
disabilities by contacting the Clerk’s Office at (734) 822-3120 or via email at clerk@pittsfield-
mi.gov at least three business days in advance. 

This notice is posted in compliance with PA 267 of 1976 (as amended) Open Meetings Act, MCL 125.3103 and 
125.3502 and the Americans with Disabilities Act (ADA).Individuals with disabilities requiring auxiliary aids or 
services should contact the Pittsfield Charter Township Clerk s Office 3 business days prior to the meeting. The 
Clerk s Office can be reached at 734-822-3120 or via email clerk@pittsfield-mi.gov. 
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REGULAR MEETING   September 17, 2020           6:30 P.M. 
 

PITTSFIELD TOWNSHIP PLANNING COMMISSION MINUTES 
 
 
Members Present: Stanley Young, Deborah Williams, Roland Kibler, George Ralph, Ann 

Harris, Matthew Payne 
Members Absent: Mike Petraszko   
Others Present: Brian Najor, Keith Maziasz, Corey & Michelle Weaver, Greg Heim, 

David Hughes, Ghazman Ismail, Christina Lirones, Benjamin Carlisle, 
Township Planning Consultant, JoAnn Jaimes, Closed Captioner, and Zoe 
Crowley, Recording Clerk 

 
1.0 Call Meeting to Order at 6:30 p.m. / Determination of a Quorum 

 
Chairperson Payne called the meeting to order at 6:34 p.m.  A quorum was present. 

 
2.0 Pledge of Allegiance  

 
Chairperson Payne led the Pledge of Allegiance. 
             

3.0 Approval of Agenda  
 
Motion to approve the agenda as recommended. 
 
Motion by Commissioner Williams, supported by Commissioner Harris, to move agenda 
item 8.1 to follow 6.1 and approve the agenda as recommended. 
 
 
MOTION CARRIED          

    
4.0 Approval of Prior Minutes  
 
 4.1  Regular Minutes of August 6, 2020  
  

Motion by Commissioner Williams, supported by Commissioner Ralph, to 
approve the Regular Meeting Minutes of August 6, 2020.  
 

 
 

  MOTION CARRIED 
      
5.0 Public Comment I 
 

None. 
 

6.0        Public Hearings 
 

6.1   CUP 19-12 Najor Pittsfield  



 

      Submitted for Conditional Use Approval 
 4025 Carpenter Road (L -12-01-354-015), Section 1 

 
 

The applicant is seeking preliminary site plan and conditional use approval to 
redevelop the 1-acre parcel at the northeast corner of Packard and Carpenter.  The 
applicant proposes to demolish the dilapidated gas station and develop a multi-
tenant structure with a drive-through on the subject property.   The proposed 6,932 
sq/ft building is intended for multiple tenants, which includes one drive-through 
use.  
 
This submittal demonstrates a substantial change from the original application 
which proposed an expansion of the existing retail structure to the north.  Because 
the applicant is not physically connecting to and expanding the existing retail 
structure to the north, the proposed building does not meet the form-based district 
requirements and would require significant variances that would undermine the 
intent of the form-based district.   
 
The previous plan allowed for the expansion that was approved because by 
physically connecting the building, the applicant was expanding a non-conforming 
structure but making such structure more conforming.  As proposed in this revised 
submittal, the structure does not meet the intent or design standards of the Carpenter 
Road Form Based district. 
 
Sites in form-based districts are regulated by site types (A-D) and street types 
(Urban, Suburban, or Neighborhood).   A general rule of thumb is that larger sites 
on more heavily traveled corridors permit greater intensity of use and building size.  
Site Type D permits the most intensity and Site Type A permits the least.  Likewise, 
Urban Streets permit the most intensity and Neighborhood Streets the least.   Each 
site within a form-based district was carefully and individually classified by street 
type and site type based on upon existing site conditions and context of surrounding 
properties.   
 
The site is zoned Site Type A-Street Type Suburban Street, within the Carpenter 
Road Form Based District.  Drive-through uses are considered a conditional use in 
the form-based districts. 
 
The site is difficult to develop as it is encumbered by a large county drain easement 
along Carpenter Road, and limited access due to medians within Carpenter Road 
and Packard Road.  The demolition of the former gas station facility and revised 
development layout of the site not having a connection to the existing non-
conforming retail center to the north no longer creates a more conforming situation 
than exists currently.  While, we were supportive of the previous request due to the 
expansion of the existing retail center, that is no longer part of the proposed site 
improvements.  
 
The master plan for this area is Mixed Use I.  Within the Mixed Use I land use 
category, buildings should be located close to the street to create a walkable, 
pedestrian-friendly environment. A 0-foot of setback may be appropriate for a 
portion of, or an entire building frontage. Buildings should be located close 
together, separated by alleyways, public streets, and public open spaces.  
Specifically, drive-through areas are not appropriate in the mixed-use areas unless 
they are designed at the human scale having strong relationship between the 
building and the street.   



 

 
In order to implement the vision of the master plan, the form-based district requires 
that buildings be placed at the street with parking in the side or rear.  The 
redevelopment of the gas station site does not demonstrate compliance with the 
building and parking placement requirements for Building Form A. Specifically, 
the 10-foot required building line is not met.  Seventy-five percent (75%) of the 
building façade must meet the required building line, while up to 20% of the facade 
can be setback to allow for architectural consideration.  As proposed, the building 
is setback 103.32 feet from Carpenter Road and 57.87 feet from Packard Road, and 
80-feet from Crystal.   
 
We understand both the applicants and communities’ desire to remove the existing 
building from the site.  That said, the applicant can demolish the building at any 
time regardless of site plan approval, and the review of this plan should be 
independent of the existing condition of the site.   
 
It appears that the largest driver of the layout is the applicant’s desire for a drive-
through use.  We understand that due to aforementioned reasons, complying with 
all build-to-line requirements may be difficult; however, the site plan doesn’t meet 
any of them.  We have attempted to work with the applicant to provide solutions to 
the site layout to meet the intent of the master plan and zoning ordinance by pulling 
the building up to at least one street frontage.    However, to date, the site plan has 
not changed based on our numerous comments.   We note that there have been two 
other buildings constructed along the Carpenter Road corridor that have drive-
throughs and meet the build-to-line requirements.     
 
As submitted the submitted project requires six variances:   

1. Build-to-line variance from Packard Road 
2. Build-to-line variance from Carpenter Road 
3. Build-to-line variance from Crystal Drive 
4. Parking between building and roadway on Packard Road 
5. Parking between building and roadway on Carpenter Road 
6. Parking between building and roadway on Crystal Road 

 
The applicant is seeking the following approvals:  

1. Conditional Use approval for drive-through 
2. Preliminary Site Plan  

 
While the Zoning Board of Appeals is charged with reviewing variances, the 
Planning Commission should be aware that permitting the development of this site 
by granting six (6) variances could create a precedent that reduces the validity of 
the form-based district specifically to Carpenter Road, but perhaps to other form-
based district requirements in the area.   

 
Chairperson Payne opened the Public Hearing.  
 
Brian Najor, applicant, addressed the Planning Commission.  He explained the 
situation with the neighboring property not allowing access on the site.  He 
explained he has been getting mixed messages from other agencies about what it is 
required.   

  
Motion by Commissioner Ralph, supported by Commissioner Williams, to 
close the Public Hearing for CUP 19-12 Najor Pittsfield. 
 



 

MOTION CARRIED 
 
 
7.0        Old Business 

 
Item 8.1 moved to follow Item 6.1 of the Public Hearing. 

 
8.0        New Business 

 
8.1            CSPA 19-23 Najor Pittsfield  

Submitted for Preliminary Site Plan Approval  
 4811 Carpenter Road (L-12-13-300-011), Section 13 

 
Planning Commission discussion was held on: 
1) Tearing down the building 
2) Deviation from the Master Plan 

 
Motion by Commissioner Williams, supported by Commissioner Harris, to 
direct staff to draft the necessary Resolution of Denial for CUP 19-12 and 
CSPA 19-23 Najor Pittsfield. 
   
ROLL CALL 

 
YES:            RALPH, PAYNE, WILLIAMS, YOUNG, HARRIS, KIBLER  
NO:              PETRASZKO 
ABSENT:   None 

 ABSTAIN:   None 
 

MOTION CARRIED 
 
 
7.0               Old Business 

 
7.1 CSPA 20-05 Zippy Car Wash  

Submitted for Final Site Plan Approval 
 3952 Bestech Drive, (L-12-23-110-002), Section 23 
 

Mr. Carlisle summarized his review, stating the applicant is seeking final site plan 
approval to construct a 4,843 square foot automatic car wash with a 150-foot fully 
automatic wash bay, mechanical dryers, heated exit and entrance slap, and 
vacuum stations.  The 1.75-acre site is currently vacant.  
 
The site includes two (2) automatic pay stations located at the rear of the site 
provide additional stacking spaces for traffic queuing on site.  The concrete 
entrance and exit ramps will be heated to prevent freezing.  Areas beyond these 
slabs shall be salted regularly in freezing temperatures to prevent ice on paved 
surfaces.  There will be three (3) vacuum islands located adjacent to the building 



 

with two (2) vacuums each.  Employee and customer parking are located adjacent 
to the building. 
 
The applicant has provided the following information regarding business 
operations: 
 
The property is proposed for use as a fully automated auto wash facility.  During 
business hours the facility is regularly occupied by 2 to 3 employees.  Hours of 
operation will be Monday through Saturday 7:00AM to 8:00PM and Sunday 
8:00AM to 8:00PM. 
 
Vehicle wash is listed as a conditional use in the General Industrial zoning 
district.  Conditional use approval was granted by the Planning Commission on 
June 4, 2020.  The Zoning Board of Appeals also granted a variance to permit the 
driveway parallel to Carpenter Road to encroach five (5) feet into the required 10-
foot greenbelt on May 18, 2020. 
 
Motion by Commissioner Williams, supported by Commissioner Young, to 
approve the final site plan for CSPA 20-05 Zippy Car Wash, with the following 
conditions: 
  

1)  Applicant to pay required amount of remaining mitigation trees into 
the tree fund.  

2) All Yews are 24-inch at time of planting.   
3) If landscaping is removed either by the applicant or by the WCRC, the 

landscaping shall be replaced to adequality screen the drive through. 
4) Township Engineer review of photometric plan. 

 
ROLL CALL 

 
YES:            KIBLER, PETRASZKO, HARRIS, YOUNG,  

WILLIAMS, PAYNE, RALPH 
NO:              None 
ABSENT:   None 

 ABSTAIN:   None 
 

MOTION CARRIED 
 

 
7.2       CSPA 16-09 Pittsfield Fun Center 

                          Submitted for Final Site Plan Amendment  
4095 Carpenter Road, (L -12-13-200-019, 020, 021, and 022), Section 13 
 
Vanston/O’Brien Inc. is seeking approval of an amendment to the approved final 
site plan for the Pittsfield Fun Center.   Approval to construct the multiple building 
development at 4095 Carpenter Road was approved by the Planning Commission 



 

on May 4, 2017.  The site is zoned C-2, Regional Commercial.  The site is located 
on Carpenter Road next to Heritage Collision and Frame and Ann Arbor 
Transmissions, across from Rave Cinemas and abuts next to five residential homes.  
This is the second amendment of the approved final site plan.  On July 11, 2019, 
the Planning Commission approved the first amendment to the final site plan.  
Modifications at that time included:  

 
1. The second-floor area has been increased to include the entire second floor 

area, an increase of 26,700 SF from the previous plan.   Previous plan was 
approved at 33,200 sq/ft.  New building is proposed to be 59,800 sq/ft. 

2. The building height has been increased 10’8” to 36’8” in order to 
accommodate new interior clearance requirements. 

3. The building elevations have been revised to reflect the increase in building 
height, certain interior floor plan revisions and expansion features at the 
south elevation.  A color rendering of the building is currently being 
prepared and shall be made available prior to the Planning Commission 
meeting. 

4. Data shown on the cover sheet, C-1, has been revised to reflect the floor 
area increase and parking calculations.  New parking calculations shown 
therein indicate there are 16 excess spaces shown on the new site plan. 

 
In this second amendment to the final site plan, the following revisions are 
proposed: 

 
1. A 10,000 sq/ft. mezzanine between the first and second floors has been 

added increasing the total floor area to 81,142 sq/ft. and the building 
height to 43.5 feet. 

2. Exterior elevations have been enhanced and upgraded and now include a 
large entry canopy at the main entrance. 

3. The dumpster location on the north side of the building has been relocated 
behind the structure (northeast corner of the building).  A larger concrete 
pad has been added to incorporate a recycling container as well. 

4. The DTE transformer and HVAC units have been relocated to the rear of 
the building. 

5. The “right turn” exist drive onto Carpenter Road has been extended 
slightly to accommodate stacking space for additional traffic on the site. 

6. The Phase line between Phases 1 and 2 has been moved west 
approximately 20 feet and the eleven (11) parking spaces in this area are 
not part of Phase 1. 

7. Parking spaces north of the main drive have been rotated 90-degrees with 
access aisleways running north/south.  This revision is to eliminate parked 
cars from backing into the main drive.  Two (2) additional curbed 
landscape islands are now shown in this area. 

8. An underground 1,000-gallon grease interceptor is provided at the north 
side of the building. 



 

The Planning Commission last considered this matter at the August 6th 
meeting.   At the meeting there was lengthy discussion with regards to the 
proposed changes to the elevations.   The Planning Commission tabled the 
matter and asked the applicant to work with staff to consider design 
alternatives.  
 
Since that meeting, we have been in contact with the applicant and 
discussed a variety of design alternatives.  The applicant has revised their 
elevations to remove two (2) of the originally proposed four (4) light 
bands.  
 
Section 13.04.F of the Zoning Ordinance sets forth standards for Non-
Residential Architectural Lighting of Building Façades. The lighting of a 
building façade for architectural, aesthetic, or decorative purposes is 
permitted subject to the following restrictions:  
 

1. All building façade lighting shall be low intensity.   All 
building façade lighting shall be fully shielded and fully 
confined from projecting into the sky by eaves, roofs, or 
overhangs, and mounted as flush to the wall as possible, as 
determined by the Township.  

2. Luminaries shall be downward directed.  
3. The maximum illumination of any vertical surface or angular 

roof surface shall not exceed five (5) foot-candles.   
4. Internally illuminated architectural bands or external lighting 

directed on buildings may be approved where it can be shown 
that the treatment will serve a legitimate function and will not 
adversely impact neighboring properties. 

 
  Discussion was held on: 

1) Foot candles 
2) Number of colors changing every twenty-four hours 
3) Business hours 
 
Motion by Commissioner Williams, supported by Commissioner Harris,   
to approve the final site plan for CSPA 16-09 Pittsfield Fun Center with the 
following conditions: 

 
1) Lighting and maximum foot candles shall be determined by existing 

ordinance requirements  
2) Two colors changing every twenty-four hours. 

 
 
 
 
 
 
 



 

 
ROLL CALL 

 
YES:            HARRIS, WILLIAMS, YOUNG, KIBLER, RALPH, PAYNE, 

PETRASZKO 
NO:              None 
ABSENT:   None 

 ABSTAIN:   None 
 

MOTION CARRIED 
 

 
 
10.0 Chairperson’s Report 
  
 None. 
 
11.0 Commissioner’s Report 
 
 None. 
 
12.0 Public Comment II 
  
 None.   
  
13.0 Adjournment 
 

Motion by Commissioner Williams, seconded by Commissioner Harris, to adjourn 
the meeting. 
 
Chairperson Payne adjourned the meeting at 8:20 pm.  
 
 

 
Deborah Williams, Secretary      October 1, 2020 

 
 
 
 
 
 

 
Please Note:  This meeting is being recorded  

This notice is posted in compliance with PA 267 of 1976 (as amended) Open Meetings Act, MCL 125.3103 and 125.3502 and the Americans with 
Disabilities Act (ADA).Individuals with disabilities requiring auxiliary aids or services should contact the Pittsfield Charter Township Clerk’s 

Office Office 3 business days prior to the meeting. The Clerk s Office can be reached at 734-822-3120 or via email clerk@pittsfield-mi.gov. 

mailto:clerk@pittsfield-mi.gov
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September 21, 2020 
 
Mr. Ben Carlisle, AICP 
Township Planning Consultant 
Pittsfield Charter Township 
6201 West Michigan Avenue 
Ann Arbor, MI 48108 
 
Re:  Deen’s Yard of Ann Arbor (CSPA19-12) 
 (f.k.a., State Street Townhomes) 

Wetland Review of the Final Site Plan  
  
Dear Mr. Carlisle: 
  
Environmental Consulting & Technology, Inc. (ECT) has reviewed the Final Site Plan for the proposed 
Deen’s Yard of Ann Arbor (f.k.a., State Street Townhomes) project prepared by Washtenaw Engineering 
dated August 14, 2020 (Plan). ECT is preparing this review letter for project compliance with the Pittsfield 
Charter Township Wetlands Protection Ordinance (Chapter 8 -Environment, Article III - Wetlands). 
 
ECT currently recommends approval of the Final Site Plan for wetlands. The applicant has ade-
quately addressed the wetland review comments in our previous review letter, dated September 3, 
2020. 
 
The proposed project is to be located on the east side of S. State Road north of the intersection with Old 
State Rd. in Section 20.  The project includes the 6511 and 6527 S. State Road properties.  The current Plan 
continues to propose the construction of eighteen (18) townhome units, parking, utilities, underground 
stormwater detention area, rain garden and two (2) areas of wetland mitigation.  The Plan also includes the 
re-design/re-orientation of an access drive to the development from S. State Rd.     
 
A summary of our findings from review of the applicant’s submittal with regard to existing wetlands and 
proposed wetland impacts follows. 
 
Review of Existing Wetlands 
Wetland areas exist on both project parcels (i.e., 6511 and 6527 S. State Rd.  The northern parcel (6511) 
contains emergent wetland associated with the roadside ditch along the east side of S. State Rd.  Road 
runoff within this wetland flows south towards 6527 S. State Road and the existing wetland area widens 
somewhat just north of the parcel boundary.  
 
The wetland area then continues to the east along the parcel boundary and connects to an emergent and 
scrub-shrub wetland area located throughout a significant portion of the 6527 parcel.  ECT delineated the 
wetland boundaries on 6527 S. State Rd. on June 5, 2018.  As indicated on the Plan, this parcel contains 
approximately 16.087 square feet (0.37-acre) of emergent wetland and 5,522 square feet (0.13-acre) of 
scrub-shrub wetland area.  These wetlands contain fox sedge (Carex vulpinoidea), Bebb’s sedge (Carex bebii), 
reed canary grass (Phalaris arundinacea), fowl mannagrass (Glyceria striata), lamp rush (Juncus effusus), green 
bulrush (Scirpus atrovirens), common water horehound (Lycopus americanus), common reed (Phragmites austra-
lis), and riverbank grape (Vitis riparia).   
 
The wetlands located on 6511 S. State Rd. were delineated by GJS Land Planning, LLC in August 2018. 
ECT has verified that the wetland boundaries appear to be accurately depicted on the Plan. 
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Summary of Wetland Impacts and Proposed Mitigation 
The current Plan includes four (4) areas of wetland impact.  Two (2) areas located along the S. State Street 
“ditch” are indicated as being “non-mitigated”. These two areas are located within the S. State Street Right-
of-Way; ROW). The remaining two (2) areas of proposed impact are located in the southwest and south 
portions of the proposed project site. The current wetland impacts include the following: 
 
 Wetland at/north of Proposed Deen’s Drive – 444 square feet (0.010-acre), “non-mitigated” (located 

in the S. State Street Right-of-Way); 
 Wetland south of Proposed Deen’s Drive – 1,146 square feet (0.026-acre), “non-mitigated” (located 

in the S. State Street Right-of-Way); 
Subtotal “non-mitigated” wetland impacts – 1,590 square feet (0.037-acre) 
 

 Wetland at southwest corner of proposed development – 349 square feet (0.008-acre), “mitigated”; 
 Wetland along south edge of proposed development – 1,163 square feet (0.027-acre), “mitigated”; 

Subtotal “mitigated” wetland impacts – 1,512 square feet (0.035-acre) 
 
Total wetland impacts – 3,102 square feet (0.071-acre) 
 

It should be noted that the two (2) areas of proposed “non-mitigated” wetland impacts are a result of the 
construction of a proposed 10-foot wide asphalt pathway along S. State Road, within the ROW. This area 
of roadside wetland is of low quality and is dominated by reed canary grass (invasive species of vegetation).  
 
The current Plan proposes to provide on-site wetland mitigation for the two (2) areas of wetland impact 
that area located on the project site and outside of the S. State St. ROW. Currently, the Plan proposes to 
construct 2,268 square feet (0.052-acre) of on-site wetland mitigation which meets the required wetland 
mitigation ratio of 1.5-to-1 for the two (2) impact areas indicated as “mitigated” impact areas.  
 
It can also be noted that the current Plan includes a proposed Rain Garden area. This area is 4,476 square 
feet (0.103-acre). Although not specifically indicated as such on the Plan, it is ECT’s opinion that this area 
of proposed rain garden provides additional habitat mitigation that can be seen to compensate for the 
0.037-acre of “non-mitigated” wetlands within the road ROW. The establishment of a quality rain garden 
area of the size shown would be a 2.8-to-1 compensation for the impacts to the roadside wetland areas 
within the ROW. 
 
ECT continues to recommend that the applicant provide additional detailed information related to the 
construction and monitoring of the proposed wetland mitigation area. The Pittsfield Township Wetland 
Ordinance (Chapter 8. Environment, Article III. Wetlands, Section 6. Mitigation Plan) indicates what ele-
ments a mitigation plan should contain. The following important elements are currently missing from the 
Plan: 
 

 A list of performance standards to evaluate the mitigation area by to determine if the wetland 
mitigation requirements have been met. These generally include the following items to be met 
by the end of the monitoring period: 

o That the percent cover of invasive plant species shall be less than 10%; 
o The minimum number of native, perennial wetland species is not less than 15 species; 

and 
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o Extensive areas of bare soil shall not exceed 5 percent of the mitigation wetland area, 
etc. 

 
In addition, the applicant is urged to prepare a plan that details the proposed Wetland Mitigation Area, and 
Rain Garden Area, at a smaller scale in order to clearly show the how the proposed grading will be accom-
plished and match the existing grades in the adjacent areas. 
  
Wetland Comments 
The following are repeat comments from our Wetland Review of the Final Site Plan letter dated September 3, 
2020. The current status of each comment follows in bold:  
 

1. The applicant shall submit a wetland mitigation plan for approval concurrently with the site 
development plan.  Although the Plan currently includes a Wetland Mitigation and Restoration Plan, 
subsequent Plans should provide detailed information regarding the proposed wetland mitigation 
area as well as the rain garden area. As noted above, specifically the Plan should include: 
 

a. A list of performance standards to evaluate the mitigation area by to determine if the 
wetland mitigation requirements have been met. These generally include the following 
items to be met by the end of the monitoring period: 

i. That the percent cover of invasive plant species shall be less than 10%; 
ii. The minimum number of native, perennial wetland species is not less than 15 

species; and 
iii. Extensive areas of bare soil shall not exceed 5 percent of the mitigation wetland 

area, etc. 
 

This comment has been satisfactorily addressed. The applicant has now provided suffi-
cient wetland mitigation detail information on the Landscape Details sheet (Sheet 21), 
the Wetland Mitigation and Restoration Plan (Sheet 25) and the Wetland Detail sheet 
(Sheet 26). 
 

2. ECT continues to recommend that the applicant provide a detailed grading plan for the proposed 
wetland mitigation area and the rain garden area. The applicant is urged to prepare a plan that 
details these areas at a smaller scale in order to clearly show the how the proposed grading will be 
accomplished and match the existing grades in the adjacent areas. The Plan shall indicate the pro-
posed grades/spot grades within the wetland mitigation areas.  
 
This comment has been satisfactorily addressed on the Wetland Detail sheet (Sheet 26). 
 

3. The Township’s Wetland Ordinance states that all mitigation projects shall be monitored for a 
period of five (5) years and that the permittee shall submit monitoring reports to the Township 
once per year. The Construction Notes on the Wetland Mitigation and Restoration Plan indicate that the 
applicant will provide a minimum of one (1) year of mitigation monitoring and associated reporting 
(Item No. 4). ECT recommends that this comment be revised to note that the mitigation area shall 
be monitored for up to five (5) years.  
 



Mr. Ben Carlisle 
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The Township and its Wetland Consultant can make the decision to provide final approval/close-
out of a wetland mitigation area before this five (5) year period is complete if all of the performance 
standards have been met and the wetland mitigation area exhibits successful wetland hydrology 
and wetland vegetation with minimal invasive species present. 
 
This comment has been addressed on the Landscape Details sheet (Sheet 21). The Plan 
now includes “Supplemental Management Notes” for monitoring years 1 through 5. 
Please note that a wetland mitigation monitoring report shall be submitted by the appli-
cant to the Township by December 31st of each year of required monitoring. 
 

Recommendation 
ECT currently recommends approval of the Final Site Plan for wetlands. ECT recommends that our office 
be involved in any future pre-construction meeting for this project in order to discuss any authorized wet-
land and wetland buffer impacts, best management practices for protecting wetland/wetland buffer areas 
to remain, and wetland mitigation and monitoring requirements. 
 
Respectfully submitted, 

 
ENVIRONMENTAL CONSULTING & TECHNOLOGY, INC. 
 
 
 
 
Peter Hill, P.E.                                 
Senior Associate Engineer                        
                                   
cc:  Zoe Crowley, Utilities & Municipal Services Specialist (CrowleyZ@pittsfield-mi.gov) 
 Allen Hare, Utilities & Municipal Services (HareA@pittsfield-mi.gov) 
 Eric Humesky, PE, Township Engineer (engineering@pittsfield-mi.gov) 

 Belinda Kingsley, Zoning & Code Enforcement Administrator, Pittsfield Charter Township 
(KingsleyB@pittsfield-mi.gov) 
Laura Kreps, AICP, Township Planning Consultant (planning2@pittsfield-mi.gov) 

  
 



HEARING NOTICE

PMSFIELD CHARTER TOWNSHIP

WETLAND PERMIT# 20-02

DEEN' S YARD

NOTICE IS HEREBY GIVEN that an electronic meeting of the Pittsfield Township Planning Commission will be
held on Thursday, October 1, 2020 at 6: 30 p.m.

At this meeting, the Planning Commission will hold a Public Hearing and consider the application by Ronny Furrha for
a Wetland Permit. The total impact to on- site wetlands is 1, 512 square feet( 0.035- acre). The Plan proposes to construct

2, 268 square feet( 0.052- acre) of on- site wetland mitigation which meets the required wetland mitigation ratio of 1. 5-
to- 1 for the two (2) impact areas indicated as" mitigated" impact areas. The wetland impact is due to the construction
of an 18- unit duplex development. The site' s address is 6511 & 6527 S. State Road, tax parcel L- 12- 28- 300- 004& L-

12- 28- 300- 005 in Section 28, Pittsfield Charter Township, Washtenaw County, Michigan.

In compliance with the Governor of Michigan' s Executive Orders, the Pittsfield Township Planning Commission will
conduct its October 1, 2020 meeting electronically. Public participation at the October 1, 2020 Planning Commission
meeting will be via teleconference and videoconference in order to reduce the risk of exposure to persons with the
COVID- 19 virus and to comply with the Executive Order' s restrictions on in-person governmental functions.

To participate as a member of the public:

https:// zoom. us/ i/ 96102336786? pwd= b I hNY2ViS3JCOTR5NExpWIZhUzFjZz09
Passcode: Pittsfield

Or iPhone one- tap : US: + 13017158592„ 96102336786#,,,,,, 0#„ 1629525450# or

13126266799„ 96102336786#,,,,,, 0#„ 1629525450#

Or Telephone: US: + 1 301 715 8592 or+ 1312 626 6799 or+ 1929 205 6099 or+ 1253 215 8782 or+ 1
346 248 7799 or+ 1669 900 6833 or 877 853 5257( Toll Free) or 888 475 4499( Toll Free)
Webinar ID: 9610233 6786

International numbers available: https:// zooni. us/ u/ abURm6fl8n

If you are a member of the public and cannot connect, please call( 734) 216- 9347.

Further instructions on participating in public comment will be provided once the meeting has been called to order in
order to ensure two- way communication between the Planning Commission and members of the public.

Written comments will be received at zoning@ Pittsfield- mi. gov until 3: 00 p.m. the day of the hearing.
Any person who wishes to contact members of the Planning Commission to provide input or ask questions on any
business coming before the Planning Commission on October 1, 2020 may do so by calling( 734) 216-9347 or emailing
zoning@pittsfield- mi. gov prior to the meeting. Reasonable auxiliary aids and services can be provided at the meeting
to individuals with disabilities by contacting the Clerk' s Office at ( 734) 822-3120 or via email at clerk@pittsfield-
mi. gov at least three business days in advance.

Michelle L. Anzaldi, Clerk

Pittsfield Charter Township
734) 822- 3120

Published: September 13, 2020
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Final Site Plan Review 
For 

Pittsfield Township, Michigan 
 
 
 

 
File No. CSPA 19-12 
 
Applicant:  Ronny Furrha 
  
Project Name: Deen’s Yard of Ann Arbor (FKA State Street Townhomes)  
  
Plan Date: June 11, 2019 
 
Revised Date: August 14, 2020 
 
Location: 6511 & 6527 S. State Road 
 (L-12-28-300-004 & L-12-28-300-005) 
  
Zoning: R-2, Low Density Multiple-Family Residential – Conditionally Rezoned  
    
Action Requested: Final Site Plan Approval 
 
Required Information: None. 
   
PROJECT AND SITE DESCRIPTION 

  
The applicant is proposing to demolish the existing residential structure on the northern parcel (6511 S. 
State Road), and develop an 18-unit duplex development with associated parking, landscaping, and 
utilities.  
 
The subject site was conditionally rezoned R-2, Low Density Multiple-Family Residential by the Township 
Board on December 12, 2018 with the following conditions presented by the applicant: 
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1. Project will seek to have only one (1) access drive off of S. State Street with final determination to be 
done by Washtenaw County Road Commission as to accepted location. 

2. Site will preserve the existing/restored/mitigated wetland area on site and provide a twenty-five (25)-
foot buffer around it as indicated on the attached plan. 

3. Site will work to restore the area that has been impacted by past filling operation on the 6527 S. State 
Street property. 

4. Project will work to include a cross lot access easement should properties directly to the north or 
south (6495 and 6579 S. State Street) be developed.  Exact easement location to be done during site 
plan process. 

5. Each unit will have a one or two car garage. 

6. Project will have a maximum of 18-units. 

7. Each unit will be 1 or 2-story with first floor garage entrance, first floor front entrance and second 
floor bedrooms. 

 
Location of Subject Site: 

Aerial Image of Subject Site and Vicinity 
 

 
 
Source: MapWashtenaw 

6511 

6527 
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WETLAND 

  
The application requires a wetland permit. The current Plan includes four (4) areas of wetland impact. 
Two (2) areas located along the S. State Street “ditch” are indicated as being “non-mitigated”. These two 
areas are located within the S. State Street Right of-Way). The remaining two (2) areas of proposed impact 
are located in the southwest and south portions of the proposed project site. The current wetland impacts 
include the following: 
 

• Wetland at/north of Proposed Deen’s Drive – 444 square feet (0.010-acre), “non-mitigated” 
(located in the S. State Street Right-of-Way); 

• Wetland south of Proposed Deen’s Drive – 1,146 square feet (0.026-acre), “non-mitigated” 
(located in the S. State Street Right-of-Way); 

Subtotal “non-mitigated” wetland impacts – 1,590 square feet (0.037-acre) 
 

• Wetland at southwest corner of proposed development – 349 square feet (0.008-acre), 
“mitigated”; 

• Wetland along south edge of proposed development – 1,163 square feet (0.027-acre), 
“mitigated”; 

Subtotal “mitigated” wetland impacts – 1,512 square feet (0.035-acre) 
Total wetland impacts – 3,102 square feet (0.071-acre) 
 
The Plan proposes to construct 2,268 square feet (0.052-acre) of on-site wetland mitigation which meets 
the required wetland mitigation ratio of 1.5-to-1 for the two (2) impact areas indicated as “mitigated” 
impact areas.  See ECTs review for more details.  
 
Items to be Address:  Hold public hearing and obtain wetland approval 
 
SUMMARY 

 
The following items were noted to be addressed during final site plan approval: 
 

1. Provide easement documents for cross-access during final site plan. 
 

Easement locations have been shown on the site plan.  Documents demonstrating the recording 
of easements on the site have been supplied and are under the review of the Township Engineer. 

 
2. Verify tree removal/replacement calculations. Update tree calculations as applicable. 

 
The applicant provides that 405.75-inches of tree mitigation is required (163 trees at 2.5-inch 
caliper) and 20 trees will be provided onsite.  The remaining trees will be mitigated through a cash 
contribution to the Township tree fund. (Tree Mitigation Note  -Sheet 21). 
 
However, based on the landscape plan provided, we count 54 trees labeled as mitigation trees 
throughout the site.  Tree mitigation calculations will need to be updated. 

 
3. Comply with ECT conditions of approval with regard to wetlands. 
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ECT is reviewing the final site plan submittal and will provide any comments to be addressed.  A 
wetland permit has been submitted and will be reviewed and approved in concert with the final 
site plan. 

 
4. Demonstrate setbacks from decks to property lines on the north and east sides. 

 
Dimensions between property lines and decks are provided and demonstrate compliance with the 
3-foot minimum required (least distance 6 feet as shown). 

 
5. Verify all plants are labeled on the landscape plan dan that quantities and plant types listed on 

the plant list coincide with the plan. 
 

All plants are labeled, and the plant list and landscape plan coincide with one another. 
 

6. Work with staff to investigate additional permeable parking. 
 

Six (6) permeable paver parking spaces are provided along the western loop adjacent to the  public 
sidewalk.  These spaces are dimensioned in accordance with Section 12.05 and are shown with 
bumper blocks.  We defer further comment to the Township Engineer. 

 
Items to be Address:  Update tree removal and mitigation calculations.   
   
RECOMMENDATIONS 

 
We recommend the wetland permit and final site plan approval with the following conditions:  
 

1. Update tree removal and mitigation calculations.   

2. ECT review and approval of wetland mitigation.   

 
 



Pittsfield Charter Township 
Department of Utilities & Municipal Services 

 
6201 West Michigan Avenue, Ann Arbor, MI 48108 

Phone: (734) 822-3101  Fax: (734) 944-1103 
Website: www.pittsfield-mi.gov 

 
Mandy Grewal, Supervisor 
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Code Enforcement 
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MEMORANDUM 

 
TO:  Ben Carlisle, AICP 
  Township Planning Consultant 
 
FROM: Eric Humesky, P.E. 
  Township Engineer  
 
DATE:  July 17, 2020 
 
SUBJECT: Deen’s Yard of Ann Arbor  
  C.S.P.A. #19-12 
  Detailed Engineering Site Plan Review 
 
We have reviewed the May 8, 2020, 45-sheet submittal of the above detailed engineering plan that was 
received by the Township on May 26, 2020 and comment as follows:  

1. Sheet 1, Cover Sheet: 

a. In the Permit for Construction table, the Township wetland permit should be added to this 
list.  

b. In the map on the left side of this sheet, all proposed easements should be shown. 

2. Sheet 2, Boundary & Topographical Survey: 

a. An additional benchmark shall be provided so that at least two benchmarks will be 
available for the full duration of construction.  

b. The labeled existing right-of-way width for S. State St. shall be corrected to show a 
variable width right-of-way.   

c. Old State Street shall be clearly labeled with right-of-way width and dimensions on this 
sheet and all other applicable sheets.  

d. There is an existing gatewell located on the existing 8-inch water main where it connects 
to the existing 16-inch water main.  This shall be shown on this sheet and all other 
applicable sheets. 

3. Sheet 3, Natural Features: 

http://www.pittsfield-mi.gov/
mailto:utilities@pittsfield-mi.gov
mailto:utilities@pittsfield-mi.gov
mailto:planning@pittsfield-mi.gov
mailto:engineering@pittsfield-mi.gov
mailto:codeenforcement@pittsfield-mi.gov
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a. The tree protection fence shown on this sheet should correlate with the Soil Erosion & 
Sedimentation Control Plan.  

4. Sheet 4, Removal Plan: 

a. The gas and water leads to the existing house should be shown with the removal hatch.  

b. The 8-inch stub at the existing sanitary manhole S1 shall be noted and shown as removed. 

c. The existing sanitary lead to the existing house is shown to be removed to the existing 
sanitary manhole S1 but the note says to remove the lead to the property line.  The note 
should be adjusted to match the plan. 

d. All references to the wetland mitigation plan shall be corrected to refer to sheet 25.  

e. The required pavement removal and other removals necessary for right-of-way 
improvements at S. State Street shall be shown.  

5. Sheet 5, Site Plan: 

a. It is our understanding that there is not an existing easement on the sanitary sewer that this 
project will connect to.  An easement shall be obtained from the neighbor to the north to 
connect to the sanitary sewer on their property.  The applicant’s engineer shall provide a 
parcel description and easement description for review.  The Township will draft the 
easement agreement. 

b. The sanitary sewer and water main shall have their own individual easements. 

c. The proposed access easement on the south side of the site should be extended to the east 
property line. 

d. The note referring to the right-of-way improvements shall be corrected to refer to Sheet 
19. 

e. All notes referring to site details shall be corrected to refer to Sheet 17.  

f. The “No Parking” signs at both retaining walls should be shown in front of the fence, 
closer to the road instead of behind the fence and on top of the wall.  

g. The utility easement where hydrants H1 and H2 are proposed shall be updated to match 
the Utility Plan.  

h. Per the Engineering Standards, MDOT F4 curb shall be proposed wherever mountable 
curb is not necessary for driveways or parking spaces. 

6. Sheet 6, Grading Plan: 
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a. The proposed grading will add 2 to 6 feet of fill over the existing water main.  This will 
cause the existing water main to be too deep, most notably at GW1 which would be about 
10 feet deep and the existing gatewell at the existing 8”x16” tee which would be over 12 
feet deep.  The existing water main shall be raised from approximately the location of 
proposed H3 to an appropriate distance south of GW1 such that the proposed water main 
can tie back into the existing water main without vertical bends. 

b. Finished grade elevations for hydrants and utility structure rims shall be shown on the 
plan.  

c. An engineering analysis from a structural engineer shall be provided for both retaining 
walls.  

d. High and low street grade points shall be shown.  

e. The locations of spill-out and spill-in curb shall be shown.  

f. Per the architectural plans, the VO elevations for Units 5 through 9 shall be shown on the 
plan. 

g. It appears areas of very poor drainage will be created along the north property line and east 
of Unit 8.  This shall be improved.  

h. The grading between Units 10 and 11 will send drainage east prior to entering the end 
section. Additional grading should be provided so that the drainage will enter the end 
section before traveling east.  

7. Sheet 7, Grading Details: 

a. In the top-left plan view, spot grades shall be provided at the south ramp and landing.  

8. Sheet 8, Soil Erosion and Sedimentation Control Plan: 

a. The plan view should be extended so that the southern ramp at the Old State-State 
intersection is shown with necessary SESC measures.  

b. Silt fence shall be proposed at the sanitary sewer connection and along State Street where 
the asphalt pathway will be installed.  

c. The mud mat shall be shown at least 100-feet in length.  

d. The silt fence shall be proposed at end sections R1 and R15. 

e. Additional SESC measures should be provided for work within the State St. right-of-way.  

9. Sheet 9, Utility Plan: 



Deen’s Yard of Ann Arbor 
C. S. P. A. #19-12 
July 17, 2020 
Page 4 of 12 
 

a. The applicant shall clarify if each unit will be rented or owned. If the units are intended to 
be owned, then individual water and sewer leads shall be provided for each unit.  

b. All label corrections commented on for the water, sanitary sewer, and storm sewer profile 
sheets shall be applied to the labels on this sheet.  

c. No water main, storm sewer, or sanitary sewer shall be constructed within 20 feet of any 
building. Additional horizontal separation shall be provided between the water main along 
Mikaeel Drive and the Unit 16-17-18 building. 

d. Hydrant 3 and the north water main connection shall have tapping sleeve valves in wells at 
the existing water main connections. 

e. A butterfly valve in well shall be proposed south of the hydrant H3 on the 16-inch water 
main.  

f. The proposed curb stops shall be located one foot beyond the edge of pavement where 
applicable.  

g. The applicant’s engineer shall confirm that the 1-inch water services are large enough to 
serve the duplex and triplex units. 

h. The existing gatewell at the State-Old State intersection shall be shown as being adjusted. 
A proposed rim elevation shall be shown on this sheet and all other applicable sheets.  

i. The sanitary service leads shall be connected with wyes.  

j. Roof downspouts and sump pump drainage shall be directed to the stormwater system. 
The location, type, length, and slope of building service connections shall be shown on the 
plan.   

k. The invert information for all of the existing pipe connections to the existing sanitary 
manhole S1 shall be provided. 

l. In the Sanitary Sewer Structure Schedule, the rim elevation for S2 shall be corrected.  

m. In the Water Main Structure Schedule: 

i. “Vavle” shall be corrected to “valve”.  

ii. The structure names shall be updated to match what is shown on the plan and the 
provided profiles.  

iii. The rim elevation for GV1 shall be updated to match the profile.  Additionally, 
this shall be a valve in well. 

iv. The finished grade elevation for hydrant H1 shall be updated to match the profile.  
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n. In the Utility Quantities Table: 

i. The 12” C76 CLIV RCP Pipe quantity shall be corrected to 136 LF.  

ii. The storm sewer manhole/catch basin quantities shall be updated to match the 
plan. 

iii. The water main quantities and materials shall be updated to match the table on 
Sheet 10. 

iv. The 2” “K” Copper pipe shall be corrected to 1-inch pipe.  

v. The “K” Copper pipe quantity shall be updated to match the plan.  

vi. The 6-inch SDR 26 PVC pipe quantity shall be corrected to 257 LF.  

10. Sheet 10, Water Main Plan & Profile: 

a. In the plan view: 

i. The stationing shown in the profiles shall be shown. 

ii. The valve label for GV1 shall be corrected. The dimension labels referring to the 
valve shall be corrected as well.  

iii. The dimension labels for GV2 shall be corrected.  

iv. The finished grade elevation label for hydrant H1 shall be corrected to match the 
profile.  

v. The valve label on the hydrant H2 lead shall be corrected to GV3. The dimension 
labels referring to the valve shall be corrected as well.  

vi. The two (2) utility crossings between the Unit 7-8 and Unit 9-10 buildings shall 
have updated stationing to match the profile.  

vii. From STA 4+21 to STA 5+84, at least three (3) dimension labels shall be 
corrected to match the profile.  

viii. The tee at hydrant H3 shall be corrected to include the 16-inch water main.  

ix. The valve label on the hydrant H3 lead shall be corrected to GV4. The dimension 
label referring to the valve shall be corrected as well.  

x. The finished grade elevation for hydrant H3 shall be corrected to match the 
profile.  
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xi. The valve label for GW1 shall be corrected. The dimension label referring to GW1 
shall be corrected as well.  

b. In the 8” Water Main profile: 

i. The typical depth of cover to top of pipe shall be 5.5-feet. Maximum allowable 
depth of water main is 7-feet. Several areas of the water main shall be revised so 
that the 5.5-feet of cover is maintained. The typical depth of 5.5-feet shall be 
labeled in the profiles.  

ii. The proposed water main near GW1 will need to be revised due to the raising of 
the existing 16-inch water main per comment 6.a.  

iii. The top-of-pipe elevation shall be provided every 50 feet along the water main and 
at each structure.  

iv. The underground fiber crossings shall be shown as utility crossings with at least 18 
inches of vertical separation.  

v. At least 18 inches of vertical separation shall be provided between the water main 
and any other utility. The storm crossing at STA  0+44 shall be revised to provide 
additional separation.  

vi. The hydrant tee at STA 1+71 should refer to hydrant H1. 

vii. The tee at STA 4+21 should be noted as a hydrant tee to hydrant H2.  

viii. Compacted sand backfill shall be provided under the 10-foot asphalt pathway near 
valve GW1.  

c. In the Hydrant 3 profile, the tee shall be corrected to show a connection to the 16-inch 
water main.  

d. In the Utility Quantities table: 

i. The 90-degree bend and 16” x 16” x 6” tee should be added to the table.  

ii. The 8-inch water main quantity shall be corrected to 580 LF. 

iii. The 6-inch water main quantity shall be corrected to 23 LF.  

iv. The 45-degree bend quantity shall be updated to match the plan.  

v. The 8” x 8” x 6” tee quantity shall be corrected to 3 EA.  

vi. The gate valves in wells and boxes quantities shall be updated to match the plan.  
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11. Sheet 11, Sanitary Plan & Profile: 

a. A sewer lead schedule shall be provided on the plans showing each lead with the 
following: 

i. Lead elevation at main 

ii. Riser height at main 

iii. Lead length to stub 

iv. Lead length from stub to building 

v. Slope 

vi. Lowest building floor elevation 

b. In the plan view: 

i. The stationing shown in the profiles shall be shown. 

ii. The rim elevation for structure S2 shall be updated to match the profile.  

c. In the profile: 

i. The size of the manholes should be noted.  

ii. The lead labels should be moved outside of the compacted sand backfill hatching 
so that they are easily read. 

iii. The existing inverts for S1 shall be shown in the profile.  

iv. Internal drop manholes are required when the invert of the outlet pipe is 18 inches 
or more below the inlet pipe invert. The plan should be revised to avoid internal 
drops at S3 and S4. 

v. Existing sanitary manhole S1 has a bottom invert far deeper than what is shown on 
this plan.  S1 shall be accurately depicted with invert elevations.  An internal drop 
connection will be required here. 

vi. At STA 1+22, the crossing size shall be corrected to an 18-inch storm sewer. The 
invert shall also be corrected.  

vii. The rim elevation for S3 shall be updated to match the profile.  

viii. The water lead crossing at STA 3+93 shall be relocated so that it matches the plan 
view.  
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ix. The rim elevation for S4 shall be updated to match the profile.  

x. The water lead crossing locations are shown too shallow.  They shall be shown 5.5 
feet deep. 

d. In the sanitary lead profiles: 

i. Compacted sand backfill shall be provided for all areas under the influence of 
pavement and shown graphically in the profile.  

ii. The building footings shall be shown in the profiles.  

iii. The 12-inch storm crossing shall be shown in the S3 to Unit 6 profile. 

iv. The 12-inch storm crossing shall be shown in the Main to Unit 8 profile. 

v. The 12-inch storm crossing shall be shown in the Main to Unit 9 profile. 

vi. It seems the profiles for Unit 13 and Unit 18 are mixed up. This shall be corrected.  

vii. The rim elevation for Cleanout 3 shall be updated to match the profile. 

viii. The cleanout in the S4 to Unit 11 profile shall be corrected to Cleanout 2.  

12. Sheet 12, Storm Sewer Plan & Profile: 

a. In the Storm Sewer Structure Schedule: 

i. The 4-foot diameter structures shall have 1040Z frames instead of 1045Z frames.  

ii. Castings for curb inlets shall be updated where MDOT F4 curb is proposed. 

iii. The invert for R19 shall be corrected to match the plan and profile.  

b. In the plan view, the stationing shown in the profiles shall be shown. 

c. The vertical grade labels should be adjusted so the labels on the left side the profile match 
the right side of the profile.  

d. In all the profiles, the size and type of the structures should be shown.  

e. In the R14 to R4 profile: 

i. The water lead crossing locations are shown too shallow.  They shall be shown a 
minimum 5.5 feet deep and at least 18 inches from the storm sewer.   

ii. From R8 to R4, the pipe sizes shall be corrected to 18-inch pipe. The labels in the 
plan view shall be updated as well. 
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iii. The water main crossing at STA 4+07 shall be shown in the correct location. 

f. The R17 to R18 and R20 to R19 profiles shall be switched to match their plan views and 
titles.  

g. In the R20 to R19 profile: 

i. Compacted sand backfill shall be provided under the existing driveway and shown 
graphically in the profile.  

ii. The pipe size shall be corrected to 12-inch pipe.  

13. Sheet 13, Storm Sewer Plan & Profile: 

a. In the plan view, the stationing shown in the profiles shall be shown. 

b. In the Storm Sewer Structure Schedule: 

i. The 4-foot diameter structures shall have 1040Z frames instead of 1045Z frames.  

ii. Castings for curb inlets shall be updated where MDOT F4 curb is proposed. 

c. In the R12 to R11 profile: 

i. The underground electric utility crossings shall be shown.  

ii. The compacted sand backfill shall be shown extending all the way to the pipe and 
shall be provided under the influence of pavement at R11.  

d. In the R8 to R9 profile, the compacted sand backfill shall be shown extending all the way 
to the pipe.  

e. In the R1 to R3 profile, the profile should be reversed so that the plan view matches the 
profile.  

f. In the R15 to R16 profile: 

i. The profile should be reversed so that the plan view matches the profile. 

ii. Compacted sand backfill shall be provided under the asphalt pathway and shown 
graphically. 

14. Sheet 14, Storm Water Management Drainage Area Plan Existing: 

a. The total square footage of DRN2 shall be corrected.  

15. Sheet 15, Storm Water Management Drainage Area Plan Proposed: 
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a. In the Proposed Drainage Area Calculations, the total C for DRN9, DRN13, DRN15, 
DRN18, and DRN25 shall be corrected.  

b. The permeable brick paver parking spaces and the green space over the underground 
detention basin shall be included in drainage areas flowing to the underground detention 
basin.  The stormwater calculations shall be adjusted with this revision. 

16. Sheet 16, Storm Water Management Calculations: 

a. A maintenance plan and detailed plan and profile views of the underground detention 
system shall be provided.  

b. The detail of the ADS S6 Barracuda should be provided with project specific information. 
This detail should also be specified as structure R5.  

c. The storm drainage narrative should also be prepared on standard 8 ½-inch by 11-inch 
sheets and shall be dated, numbered, and titled; and include the name, address, and 
telephone number of the person or firm that prepared it. Maps of similar size portraying 
the concepts involved should also be included.  

d. R2 is an outlet control structure rather than an “Emergency Overflow Structure”.  The title 
of the detail should be updated to avoid confusion. 

17. Sheet 17, Details: 

a. In the Asphalt Pathway Cross Section, a minimum of 4 inches of asphalt (2” 5E03 top 
course, 2” LVSP leveling course) over 6 inches of aggregate shall be proposed. 

18. Sheet 19, Entrance Sight Distance Plan & Profile: 

a. The pertinent improvements shown on this sheet shall be shown all other applicable sheets 
such as removals on the Removal Plan and limits of disturbance on the Grading/SESC 
sheets. 

b. State Street and Old State Street should be clearly labeled.  

c. Because the permeable brick pavers will be located over the underground detention basin, 
the subgrade information shown in the detail shall be updated Class II sand. 

19. Sheet 20, Landscape Plan: 

a. At least 10 feet of horizontal separation shall be provided between trees and utilities (water 
main, sanitary sewer, storm sewer). This includes the underground detention. At least 10 
trees shall be relocated.  

b. The SESC measures shown on this sheet shall correspond with the SESC measures shown 
on the Soil Erosion & Sedimentation Control plan.  
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c. Tree fence and silt fence should not be installed within the driplines of any tree to be 
saved.  

20. Sheet 24, Photometric Plan: 

The Township Lighting Consultant has reviewed the plans and offers the following comments: 

a. It appears that each building will have porch and front entrance mounted lighting. Per 
ordinance section 13.05 Section B 1, these fixtures must be reflected and documented in 
the photometric plan.  

b. Per ordinance section 13.05 Section B 2, photometric plans must include the complete site 
and extends 10-feet beyond the parcel lines. This submittal only addresses the street level 
lighting.  

c. Per ordinance section 13.05 B 3, full part numbers including options and cutsheets must 
be submitted.  

d. This drawing has conflicts between the symbols in the luminaire schedule and the plans. It 
should be corrected so that luminaires are easily identified and located on the drawings 
and associated tables.  

e. The plan appears to be cut off so the north end of the project is not shown. The entire site 
shall be shown on the photometric plan.  

f. Per ordinance section 13.05 D 1 F, all pedestrian cross walk lighting levels shall be 
documented.  

21. Street names have been reviewed and approved by the Township staff. 

22. The Washtenaw County Water Resources Commissioner reviewed and approved the plan in 
correspondence dated May 26, 2020. 

23. The Washtenaw County Road Commission reviewed and did not approve the plan in 
correspondence dated March 20, 2020.  

24. The Washtenaw County Road Commission reviewed and did not approve the traffic impact study 
in correspondence dated December 13, 2019.  

25. ECT recommended Final Site Plan approval for wetlands in correspondence date June 29, 2020.  

26. Prior to Final Site Plan approval, the Applicant shall execute a development agreement, in a form 
approved by the Township, specifying all the terms and understandings relative to the proposed 
development. A performance guarantee will be required as part of the development agreement in 
accordance with Section 3.09 of the Zoning Ordinance.  
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27. A stormwater management maintenance agreement shall be executed prior to issuance of a 
certificate of occupancy. The Township will draft the agreement.  

28. No earth change activity may commence until a soil erosion control plan and application have 
been approved, a permit has been issued, and the soil erosion control measures are inspected and 
approved.  

29. A Pittsfield Township utility permit application and fee will be required for the water main, 
sanitary sewer, and storm sewer construction. EGLE construction permits will also be required for 
the water main and sanitary sewer; we will assist the proprietor in obtaining the latter permits after 
the plans are approved by the Engineering Department. No utility construction may begin until 
these permits have been issued, a pre-construction meeting held, and all construction shop 
drawings are submitted and approved.  

30. With each re-submittal, the preparer shall provide a written summary of revisions made to the 
plans. 
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Luminaire Schedule
Symbol Qty Label Lumens/Lamp No. Lamps Lum. Lumens LLF

Calculation Summary

Lum. Watts Description

Label Units Avg Max Min Max/Min
Existing Building Lights Fc 1.31 13.6 0.0 N.A.
Parking Lot_Planar

13 EX4_PAR38-120W-P1-30K-40FL-E2 N.A. 1 1396

Fc

0.900 15.58 PAR38-120W-P1-30K-40FL-E26-U1

1.36

3 EX1_wlm43led_ies_file N.A. 1 4149 0.900 41.23 WLM43LED
4 EX2_XTOR1B N.A. 1 1418 0.900 12.2 XTOR1B
3 EX3_wlm64led_ies_file N.A. 1 6340 0.900 63.05 WLM64LED
2 EVE EX-150W M3YZT3 N.A. 1 22312 0.900 149.98 EVE EX-150W M3YZT3

2.3 0.3 7.67

Scale: 1 inch= 30 Ft.

EX. BUILDING

EX. BLDG.

EX. BLDG.

EX. CONC.

MAIL

F.F.=840.92

0.1 0.1 0.2 0.2 0.3 0.3 0.4 0.4 0.5 0.5 0.7 0.9 1.0

0.1 0.1 0.2 0.4 0.4 0.5 0.5 0.6 0.6 0.7 0.8 0.9 1.1 1.2

0.1 0.2 0.5 0.9 1.2 1.0 1.0 1.3 1.5 1.2 1.3 1.8 1.9 1.6

0.1 0.3 0.8 2.9 5.1 2.8 1.9 3.9 5.4 2.6 2.2 4.9 6.0 3.2

0.1 0.2 0.9 4.6 11.0 4.3 2.1 6.6 11.0 3.5 2.3 8.2 10.4 3.6

0.1 0.1 0.2 0.2

0.2 0.3 0.4 0.4 1.2 1.0 0.8 0.6 0.6

0.1 0.3 0.7 1.9 2.0 3.6 2.0 0.9 0.6 0.5

0.2 0.3 1.1 4.6 7.6 6.7 2.8 0.8 0.5 0.4

0.1 0.3 0.9 2.6 4.0 2.7 1.7 0.7 0.4 0.3
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  September 23, 2020 
 

Conditional Use and Preliminary Site Plan Review 
For 

Pittsfield Township, Michigan 
 
GENERAL INFORMATION 

 
File No.:  CSPA 19-26 and CUP 19-14 
  
Applicant: Ann Arbor Welding Supply / Mitch Michaluk  
  
Plan Date: June 15, 2020 
  
Location: 4811 Carpenter Road 
  
Zoning: I, General Industrial 
  
Action Requested: Conditional Use Approval and Preliminary Site Plan Approval 
 
SUMMARY 

 
The applicant is seeking preliminary site plan and conditional use approval to expand the 
existing outdoor storage and parking areas. No changes to the existing building or structures 
are proposed.  Outdoor storage areas that contain flammable materials will be fenced and 
surrounded by steel bollards. 
 
Outdoor storage is listed as a conditional use in the General Industrial zoning district.  A note on 
the plan cover sheet states the following with regard to the proposed outdoor storage areas: 
 

Outdoor storage which consist of empty cylinders for inventory production, temporary 
shipments, bulk tanks that cannot be stored inside waiting for installation projects, 
residential propane tanks that are empty waiting for installation.  All outdoor storage 
cylinders or tanks are empty and are nonflammable.  In addition, there will be freight 
deliveries of new product cylinders that we would temporarily stage in the storage areas. 
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The applicant is seeking the following approvals:  

1. Conditional Use approval for expansion of outdoor storage 

2. Preliminary Site Plan  

 

 
 
 
ADJACENT ZONING AND LAND USE 

  
 ZONING LAND USE 
North R-2, Low Density Multiple-Family Residential / Tree Farm 
South I, General Industrial Industrial – Various uses  
East PUD, Planned Unit Development Arbor Ridge  
West I, General Industrial Industrial – Various uses  

 
Items to be Addressed:  None. 
 



Ann Arbor Welding 
September 23, 2020 

3 
 

 
 
 
PREVIOUS PLANNING COMMISSION CONSIDERATION  
 
The Planning Commission held a public hearing on this matter at their August 6, 2020 meeting.   
At this meeting, the Planning Commission were supportive of the applicant’s application but 
postponed action to allow the ZBA to consider the variance to not have to pave the area of outdoor 
storage.   
 
ZONING BOARD OF APPEALS  
 
Section  12.05.K.2. requires all driveways and parking lots to be hard surfaced with concrete or 
asphalt and shall have concrete curbing on all sides, unless this requirement is waived by the 
Planning Commission based on a recommendation from the Township Engineer.  The applicant 
is seeking a variance from the Zoning Board of Appeals to not have to pave the area of outdoor 
storage.   
 
The Zoning of Appeals will hold a public hearing on September 28th.     The site plan essentially 
will not change if the applicant obtains a variance or not, the only difference is that the area will 
either be paved or gravel.  
 
CONDITIONAL USE STANDARDS  

                                                  
Section 10.04 of the Zoning Ordinance requires the Planning Commission to review the 
particular circumstances and facts of each proposed use in terms of the following standards and 
required findings, and shall find and record adequate data, information and evidence showing 
that such a use on the proposed site: 
 

1. Compatibility with Adjacent Uses.    
 
Properties adjacent to the subject site are zoned I, General Industrial to the south and 
west.  Properties immediately to the east of the site are zoned PUD, Planned Unit 
Development and is developed as a single-family residential development.  Compatibility 
with adjacent properties to the east can be accommodated with conservation of the 
eastern woodland area present on the site.  Additional screening is required along the 
north property line that abuts the R-2 zoned property and has been provided as required.  
 

2. Compatibility with the Master Plan.  
 
The site maintains an industrial use in an area of the Township planned for industrial 
uses.  However, outdoor storage should be carefully considered so as not to negatively 
impact the existing or future residential neighbors. 
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3. Traffic Impact.  
 
Traffic impacts related to the expansion of outdoor storage areas will be minimal.   

 
4. Impact on Public Services. 

  
The additional outdoor storage areas shall not impact existing public facilities and 
services.  
 

5. Compliance with Zoning Ordinance Standards.  
 
As noted in the previous sections, the site plan will need to be revised to meet all zoning 
ordinance standards. 

 
6. Impact on the Overall Environment. 

 
Outdoor storage areas will be developed on areas of the site that have already been 
graded for development  the eastern portion of the property will remain in its natural 
state. 
 

7. Conditional Use Approval Specific Requirements.  
 
Outdoor storage facilities must meet the specific use requirements outlined in Section 
11.40.  We note the location and size of areas for outdoor storage are noted.  Sheet C200 
contains a note stating, “outdoor storage which consists of empty cylinders for 
inventory, production, temporary shipments, bulk tanks that cannot be stored inside 
waiting for installation projects, residential propane tanks that are empty waiting for 
installation. All outdoor storage cylinders or tanks are empty ad are non-flammable.  In 
addition, there will be freight deliveries of new product cylinders that we would 
temporarily stage in the storage areas.  All materials stored in outdoor storage areas will 
be a maximum height of 8 feet. 
 
Further, the temporary storage area (gravel lot) is not proposed to be screened along the 
north property line.  No storage areas are proposed in front of the building or in any 
parking or loading space. 
 
Additionally, the application has provided information related to secondary containment 
measures in accordance with Section 14.02.C. 
 

If approved, we would recommend that a condition of approval state that all outdoor storage 
onsite shall be located within the screened area labeled “outdoor storage” on the site plan.  
 
Items to be Addressed: Condition of approval state that all outdoor storage onsite shall be 
located within the screened area labeled “outdoor storage” on the site plan. 
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RECOMMENDATION  

 
We recommend that the Planning Commission adopted the resolution of Conditional Use approval 
and preliminary site plan with the following condition:  

1. Condition of approval state that all outdoor storage onsite shall be located within the 
screened area labeled “outdoor storage” on the site plan. 

 

 
 



Pittsfield Charter Township 
Department of Utilities & Municipal Services 

 
6201 West Michigan Avenue, Ann Arbor, MI 48108 

Phone: (734) 822-3101  Fax: (734) 944-1103 
Website: www.pittsfield-mi.gov 

 
Mandy Grewal, Supervisor 

 
 

 
Utilities 

(734) 822-3105 
utilities@pittsfield-mi.gov 

 
 

Utilities 
(734) 822-3105 

utilities@pittsfield-mi.gov 
 

 

Planning 
(734) 822-3130 

planning@pittsfield-mi.gov 
 

 

Engineering 
(734) 822-3109 

engineering@pittsfield-mi.gov 
 

 

Code Enforcement 
(734) 822-2111 

codeenforcement@pittsfield-mi.gov 
 

 

 

 
MEMORANDUM 

 
TO:  Pittsfield Township Planning Commission 
 
FROM: Eric Humesky, P.E. 
  Township Engineer  
 
DATE:  April 16, 2020 
 
SUBJECT: Ann Arbor Welding Supply 
  C.S.P.A. #19-26 
  Preliminary Site Plan Review 
 
We have reviewed the March 13, 2020, 12-sheet submittal of the above preliminary plan that was received by 
the Township on March 13, 2020 and comment as follows: 

1. Sheet 1, C000 Cover Sheet: 

a. The sheets shall be numbered consecutively in the Sheet Index. The Applicant may also 
use their own numbering system if desired. 

b. Barrier-free parking requirements shall be included in the site data table. This is a repeat 
comment.  

2. Sheet 2, C001 Site Survey:  

a. This sheet shall be provided for review.  

b. The sheet name and number shall be included in the lower right-hand corner of the sheet.  

c. The 100-year flood plain shall be shown on the sheet or a note confirming that the flood 
plain does not exist within the site limits shall be included in the notes.  

3. Sheet 4, C100 Demolition Plan: 

a. Silt fence shall be shown around all disturbed areas due to site improvements in the final 
site plan.  The silt fence location will need to account for construction access.  Silt fence is 
not needed for areas of tree installation only.  

b. In the Demolition Notes, Note 8 should be removed if there are no franchise utility 
removals.  

http://www.pittsfield-mi.gov/
mailto:utilities@pittsfield-mi.gov
mailto:utilities@pittsfield-mi.gov
mailto:planning@pittsfield-mi.gov
mailto:engineering@pittsfield-mi.gov
mailto:codeenforcement@pittsfield-mi.gov
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4. Sheet 5, C200 Layout and Materials Plan: 

a. A gravel storage yard is not permitted. This storage area shall be asphalt or concrete 
pavement and the stormwater management calculations shall be updated.  

5. Sheet 6, C300 Grading and Utility Plan: 

a. Grading is proposed within the drip lines of several trees to be saved within the detention 
basin. Protected trees impacted by construction shall be replaced as specified in the 
Zoning Ordinance.  Notes 13 and 14 from the Demolition Sheet regarding the use of 
extreme care around existing trees should be included on this sheet.  

6. Sheet 8, C401 Stormwater Calculations: 

a. The provided calculations indicate that infiltration is proposed within the proposed 
detention basin. Geotechnical reports and maps showing the test pit locations shall be 
provided for review.   

7. Sheet 10, C501 Site Details: 

a. The detention basin outlet pipe is shown to be flat.  Storm sewers shall provide a 
minimum pipe flowing full velocity of 3 feet per second. 

8. Sheet 12, L100 Landscape Plan: 

a. At least 10-feet of horizontal separation shall be provided between all trees and utilities. 
Several trees shall be relocated from the existing water main, storm sewer and sanitary 
sewer.  

9. WCWRC approval is required prior to Township Final Site Plan approval.  Further coordination 
with this agency may result in modifications to this preliminary site plan.  It is the applicant’s 
responsibility to coordinate with all outside agencies early in the site plan development process to 
ensure all agency requirements are adhered to and revisions of the site plan are limited. 

10. Prior to construction, a performance guarantee will be required in accordance with Section 3.09 of 
the Zoning Ordinance. 

11. With each re-submittal, the preparer shall provide a written summary of revisions made to the 
plans.  



 FINDINGS OF REQUIRED STANDARDS 
AND RESOLUTION OF APPROVAL 

OUTDOOR STORAGE - ANN ARBOR WELDING 
CUP 19-14 

September 23, 2020 
 
 

WHEREAS an application for a Conditional Use Permit for outdoor storage at Ann Arbor Welding 
located at 4811 Carpenter Road, tax parcel ID# L -12-13-300-011 in Section 13, Pittsfield Charter 
Township, Washtenaw County, Michigan; was received on December 4, 2019; and 
 
WHEREAS in accordance with Article 10.03 of the Township Zoning Ordinance, the Pittsfield 
Township Planning Commission held a public hearing on this matter on August 6, 2020, and public 
comments were received and considered; and 
 
WHEREAS the Pittsfield Township Planning Commission reviewed the Conditional Use Permit 
application for this use and per the requirements of Article 10.04 of the Township Zoning Ordinance 
finds the following: 
 

1. Compatibility with Adjacent Uses.  The conditional use shall be designed and 
constructed in a manner harmonious with the character of adjacent property and the 
surrounding area.  A conditional use shall be harmonious and not create a significant 
detrimental impact, as compared to the impact of permitted uses. 
 
Properties adjacent to the subject site are zoned I, General Industrial to the south and west.  
Properties immediately to the east of the site are zoned PUD, Planned Unit Development and 
is developed as a single-family residential development.  Compatibility with adjacent 
properties to the east can be accommodated with conservation of the eastern woodland area 
present on the site.  Additional screening is required along the north property line that abuts 
the R-2 zoned property and has been provided as required. 
 

2. Compatibility with the Master Plan.  The proposed conditional use shall be compatible 
and in accordance with the goals and objectives of the Master Plan and any associated 
subarea and corridor plans. 

 
The site maintains an industrial use in an area of the Township planned for industrial uses.  
However, outdoor storage is screening to not negatively impact the existing or future 
residential neighbors. 
 

3. Traffic Impact.  The proposed conditional use shall be located and designed in a manner 
which will minimize the impact of traffic, taking into consideration: pedestrian access 
and safety; vehicle trip generation (i.e. volumes); types of traffic, access location and 
design,  circulation, and parking design; street and bridge capacity; and traffic 
operations at nearby intersections and access points.  Efforts shall be made to ensure 
that multiple transportation modes are safely and effectively accommodated in an effort 
to provide alternate modes of access and alleviate vehicular traffic congestion.  The 
applicant shall comply with the Township’s Complete Street Ordinance.  
 
Traffic impacts related to the expansion of outdoor storage areas will be minimal.   
 

4. Impact on Public Services.  The proposed conditional use shall be adequately served by 
essential public facilities and services, such as: streets; pedestrian or bicycle facilities; 
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police and fire protection; drainage systems; refuse disposal; water and sewage facilities; 
and schools.  Such services shall be provided and accommodated without an 
unreasonable public burden. 
 
The additional outdoor storage areas shall not impact existing public facilities and services. 
 

5. Compliance with Zoning Ordinance Standards.  The proposed conditional use shall be 
designed, constructed, operated, and maintained to meet the stated intent of the zoning 
districts and shall comply with all applicable ordinance standards. 
 
Site plan provisions have been established to ensure zoning ordinance compliance. 
 

6. Impact on the Overall Environment. The proposed conditional use shall not 
unreasonably impact the quality of natural features and the environment in comparison 
to the impacts associated with typical permitted uses. 
 
Outdoor storage areas will be developed on areas of the site that have already been graded 
for development  the eastern portion of the property will remain in its natural state. 
 

7. Conditional Use Approval Specific Requirements. The general standards and 
requirement of this section are basic to all uses authorized by conditional use approval. 
The specific and detailed requirements relating to particular uses and area 
requirements must also be satisfied for those uses. 
 
Outdoor storage facilities must meet the specific use requirements outlined in Section 11.40.  
We note the location and size of areas for outdoor storage are noted.  Sheet C200 contains a 
note stating, “outdoor storage which consists of empty cylinders for inventory, production, 
temporary shipments, bulk tanks that cannot be stored inside waiting for installation projects, 
residential propane tanks that are empty waiting for installation. All outdoor storage 
cylinders or tanks are empty ad are non-flammable.  In addition, there will be freight 
deliveries of new product cylinders that we would temporarily stage in the storage areas.  All 
materials stored in outdoor storage areas will be a maximum height of 8 feet. 
 
Further, the temporary storage area (gravel lot) is not proposed to be screened along the 
north property line.  No storage areas are proposed in front of the building or in any parking 
or loading space. 
 
Additionally, the application has provided information related to secondary containment 
measures in accordance with Section 14.02.C. 

 
NOW THEREFORE BE IT RESOLVED, that the Pittsfield Township Planning Commission 
hereby approves CUP 19-14 Ann Arbor Welding with the condition that that all outdoor storage 
onsite shall be located within the screened area labeled “outdoor storage” on the site plan.  
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Symbol Label Quantity Manufacturer Catalog Number Description Lamp Number 
Lamps Filename Lumens Per 

Lamp
Light Loss 

Factor Wattage

P1
1 Lithonia Lighting DSX1 LED 60C 1000 40K 

T3M MVOLT HS MA
DSX1 LED WITH (2) 30 LED LIGHT 
ENGINES, TYPE T3M OPTIC, 4000K, 
@ 1000mA WITH HOUSE SIDE 
SHIELD, FOR MAST ARM MOUNTING

LED 1 DSX1_LED_60C_10
00_40K_T3M_MVOL
T_HS_MA.ies

14517 0.95 208.96

P2
2 Lithonia Lighting DSX1 LED 60C 1000 40K 

TFTM MVOLT HS MA
DSX1 LED WITH (2) 30 LED LIGHT 
ENGINES, RIGHT ROTATED TYPE 
TFTM OPTIC, 4000K, @ 1000mA 
WITH HOUSE SIDE SHIELD, FOR 
MAST ARM MOUNTING

LED 1 DSX1_LED_60C_10
00_40K_TFTM_MVO
LT_HS_MA.ies

13242 0.95 208.96

P3
1 Lithonia Lighting DSX1 LED 60C 1000 40K 

TFTM MVOLT HS MA
DSX1 LED WITH (2) 30 LED LIGHT 
ENGINES, RIGHT ROTATED TYPE 
TFTM OPTIC, 4000K, @ 1000mA 
WITH HOUSE SIDE SHIELD, FOR 
MAST ARM MOUNTING

LED 1 DSX1_LED_60C_10
00_40K_TFTM_MVO
LT_HS_MA.ies

13242 0.95 417.92

P4
8 Lithonia Lighting DSXW1 LED 10C 700 40K 

T3M MVOLT HS
DSXW1 LED WITH (1) 10 LED LIGHT 
ENGINES, TYPE T3M OPTIC, 4000K, 
@ 700mA WITH HOUSE-SIDE 
SHIELDS.

LED 1 DSXW1_LED_10C_7
00_40K_T3M_MVOL
T_HS.ies

2209 0.95 26.2

(20' HEIGHT)

(20' HEIGHT)

(20' HEIGHT)

(8' HEIGHT)



ORIGINAL ISSUE DATE:

DRAWING NUMBER:

R
EV

IS
IO

N
S

THIS DRAWING AND DESIGN ARE THE PROPERTY OF
PEA, 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 PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
HEREBY SPECIFICALLY RESERVED.     ©  2019 PEA, 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. 2017-228

D
ES

.

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.

D
N

.
SU

R
.

P.
M

.

3 FULL WORKING DAYS
BEFORE YOU DIG CALL

www.missdig.org1-800-482-7171
(TOLL FREE)

MISS DIG System, Inc.

811
Know what's below

Call before you dig

www.peainc.com

JANUARY 20, 2020

NAJOR PITTSFIELD - C.S.P.A. # 19-23

2430 Rochester Ct., Ste. 100
Troy, MI  48083-1872

t: 248.689.9090
f: 248.689.1044

PEA, Inc.

SCALE: 

TJ
L

VB
C

N
o.

BY
C

H
K

D
ES

C
R

IP
TI

O
N

D
AT

E
JW

/M
H

JP
B

PA
R

T 
O

F 
TH

E 
 S

O
U

TH
W

ES
T 

1/
4 

O
F 

SE
C

TI
O

N
 1

, T
3S

, R
6E

 
PI

TT
SF

IE
LD

 T
O

W
N

SH
IP

, W
AS

H
TE

N
AW

 C
O

U
N

TY
, M

IC
H

IG
AN

40
25

 P
A

C
K

A
R

D
, L

LC
60

0 
N

. O
LD

 W
O

O
D

W
AR

D
, S

U
IT

E 
10

0
BI

R
M

IN
G

H
AM

, M
IC

H
IG

AN
 4

80
09

N
A

JO
R

 P
IT

TS
FI

EL
D

1
VB

C
TJ

L
PE

R
 T

O
W

N
SH

IP
 E

N
G

IN
EE

R
 C

O
M

M
EN

TS
1-

20
-2

0
2

VB
C

TJ
L

PE
R

 T
O

W
N

SH
IP

 E
N

G
IN

EE
R

 C
O

M
M

EN
TS

4-
20

-2
0

2
VB

C
TJ

L
SI

TE
 P

LA
N

 R
ES

U
BM

IT
TA

L
7-

20
-2

0

21

PH
O

TO
M

ET
R

IC
 D

ET
A

IL
S

N.T.S.



ORIGINAL ISSUE DATE:

DRAWING NUMBER:

R
EV

IS
IO

N
S

THIS DRAWING AND DESIGN ARE THE PROPERTY OF
PEA, 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 PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
HEREBY SPECIFICALLY RESERVED.     ©  2019 PEA, 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. 2017-228

D
ES

.

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.

D
N

.
SU

R
.

P.
M

.

3 FULL WORKING DAYS
BEFORE YOU DIG CALL

www.missdig.org1-800-482-7171
(TOLL FREE)

MISS DIG System, Inc.

811
Know what's below

Call before you dig

www.peainc.com

JANUARY 20, 2020

NAJOR PITTSFIELD - C.S.P.A. # 19-23

2430 Rochester Ct., Ste. 100
Troy, MI  48083-1872

t: 248.689.9090
f: 248.689.1044

PEA, Inc.

SCALE: 

TJ
L

VB
C

N
o.

BY
C

H
K

D
ES

C
R

IP
TI

O
N

D
AT

E
JW

/M
H

JP
B

PA
R

T 
O

F 
TH

E 
 S

O
U

TH
W

ES
T 

1/
4 

O
F 

SE
C

TI
O

N
 1

, T
3S

, R
6E

 
PI

TT
SF

IE
LD

 T
O

W
N

SH
IP

, W
AS

H
TE

N
AW

 C
O

U
N

TY
, M

IC
H

IG
AN

40
25

 P
A

C
K

A
R

D
, L

LC
60

0 
N

. O
LD

 W
O

O
D

W
AR

D
, S

U
IT

E 
10

0
BI

R
M

IN
G

H
AM

, M
IC

H
IG

AN
 4

80
09

N
A

JO
R

 P
IT

TS
FI

EL
D

1
VB

C
TJ

L
PE

R
 T

O
W

N
SH

IP
 E

N
G

IN
EE

R
 C

O
M

M
EN

TS
1-

20
-2

0
2

VB
C

TJ
L

PE
R

 T
O

W
N

SH
IP

 E
N

G
IN

EE
R

 C
O

M
M

EN
TS

4-
20

-2
0

2
VB

C
TJ

L
SI

TE
 P

LA
N

 R
ES

U
BM

IT
TA

L
7-

20
-2

0

22

LA
N

D
SC

A
PE

 P
LA

N

1" = 40'

 J
R

G
JR

G

= INTERIOR PARKING LOT TREES

KEY

= REPLACEMENT TREES

= IRRIGATED SEED LAWN 

= PERIMETER PARKING LOT TREES

= GREENBELT TREES

= EXISTING TREE / TAG TO REMAIN
WITH TREE PROTECTION FENCING

= ORNAMENTAL GRASSES

 R

= SHRUB HEDGE

=NON- IRRIGATED SEED LAWN 



ORIGINAL ISSUE DATE:

DRAWING NUMBER:

R
EV

IS
IO

N
S

THIS DRAWING AND DESIGN ARE THE PROPERTY OF
PEA, 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 PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
HEREBY SPECIFICALLY RESERVED.     ©  2019 PEA, 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. 2017-228

D
ES

.

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.

D
N

.
SU

R
.

P.
M

.

3 FULL WORKING DAYS
BEFORE YOU DIG CALL

www.missdig.org1-800-482-7171
(TOLL FREE)

MISS DIG System, Inc.

811
Know what's below

Call before you dig

www.peainc.com

JANUARY 20, 2020

NAJOR PITTSFIELD - C.S.P.A. # 19-23

2430 Rochester Ct., Ste. 100
Troy, MI  48083-1872

t: 248.689.9090
f: 248.689.1044

PEA, Inc.

SCALE: 

TJ
L

VB
C

N
o.

BY
C

H
K

D
ES

C
R

IP
TI

O
N

D
AT

E
JW

/M
H

JP
B

PA
R

T 
O

F 
TH

E 
 S

O
U

TH
W

ES
T 

1/
4 

O
F 

SE
C

TI
O

N
 1

, T
3S

, R
6E

 
PI

TT
SF

IE
LD

 T
O

W
N

SH
IP

, W
AS

H
TE

N
AW

 C
O

U
N

TY
, M

IC
H

IG
AN

40
25

 P
A

C
K

A
R

D
, L

LC
60

0 
N

. O
LD

 W
O

O
D

W
AR

D
, S

U
IT

E 
10

0
BI

R
M

IN
G

H
AM

, M
IC

H
IG

AN
 4

80
09

N
A

JO
R

 P
IT

TS
FI

EL
D

1
VB

C
TJ

L
PE

R
 T

O
W

N
SH

IP
 E

N
G

IN
EE

R
 C

O
M

M
EN

TS
1-

20
-2

0
2

VB
C

TJ
L

PE
R

 T
O

W
N

SH
IP

 E
N

G
IN

EE
R

 C
O

M
M

EN
TS

4-
20

-2
0

2
VB

C
TJ

L
SI

TE
 P

LA
N

 R
ES

U
BM

IT
TA

L
7-

20
-2

0

JR
G

 J
R

G

23

LA
N

D
SC

A
PE

 D
ET

A
IL

S

N/A



ORIGINAL ISSUE DATE:

DRAWING NUMBER:

R
EV

IS
IO

N
S

THIS DRAWING AND DESIGN ARE THE PROPERTY OF
PEA, 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 PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
HEREBY SPECIFICALLY RESERVED.     ©  2019 PEA, 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. 2017-228

D
ES

.

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.

D
N

.
SU

R
.

P.
M

.

3 FULL WORKING DAYS
BEFORE YOU DIG CALL

www.missdig.org1-800-482-7171
(TOLL FREE)

MISS DIG System, Inc.

811
Know what's below

Call before you dig

www.peainc.com

JANUARY 20, 2020

NAJOR PITTSFIELD - C.S.P.A. # 19-23

2430 Rochester Ct., Ste. 100
Troy, MI  48083-1872

t: 248.689.9090
f: 248.689.1044

PEA, Inc.

SCALE: 

TJ
L

VB
C

N
o.

BY
C

H
K

D
ES

C
R

IP
TI

O
N

D
AT

E
JW

/M
H

JP
B

PA
R

T 
O

F 
TH

E 
 S

O
U

TH
W

ES
T 

1/
4 

O
F 

SE
C

TI
O

N
 1

, T
3S

, R
6E

 
PI

TT
SF

IE
LD

 T
O

W
N

SH
IP

, W
AS

H
TE

N
AW

 C
O

U
N

TY
, M

IC
H

IG
AN

40
25

 P
A

C
K

A
R

D
, L

LC
60

0 
N

. O
LD

 W
O

O
D

W
AR

D
, S

U
IT

E 
10

0
BI

R
M

IN
G

H
AM

, M
IC

H
IG

AN
 4

80
09

N
A

JO
R

 P
IT

TS
FI

EL
D

1
VB

C
TJ

L
PE

R
 T

O
W

N
SH

IP
 E

N
G

IN
EE

R
 C

O
M

M
EN

TS
1-

20
-2

0
2

VB
C

TJ
L

PE
R

 T
O

W
N

SH
IP

 E
N

G
IN

EE
R

 C
O

M
M

EN
TS

4-
20

-2
0

2
VB

C
TJ

L
SI

TE
 P

LA
N

 R
ES

U
BM

IT
TA

L
7-

20
-2

0

24

LA
N

D
SC

A
PE

 S
PE

C
IF

IC
A

TI
O

N
S

N / A

 J
R

G
JR

G



ORIGINAL ISSUE DATE:

DRAWING NUMBER:

R
EV

IS
IO

N
S

THIS DRAWING AND DESIGN ARE THE PROPERTY OF
PEA, 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 PEA, INC. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE
HEREBY SPECIFICALLY RESERVED.     ©  2019 PEA, 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. 2017-228

D
ES

.

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.

D
N

.
SU

R
.

P.
M

.

3 FULL WORKING DAYS
BEFORE YOU DIG CALL

www.missdig.org1-800-482-7171
(TOLL FREE)

MISS DIG System, Inc.

811
Know what's below

Call before you dig

www.peainc.com

JANUARY 20, 2020

NAJOR PITTSFIELD - C.S.P.A. # 19-23

2430 Rochester Ct., Ste. 100
Troy, MI  48083-1872

t: 248.689.9090
f: 248.689.1044

PEA, Inc.

SCALE: 

TJ
L

VB
C

N
o.

BY
C

H
K

D
ES

C
R

IP
TI

O
N

D
AT

E
JW

/M
H

JP
B

PA
R

T 
O

F 
TH

E 
 S

O
U

TH
W

ES
T 

1/
4 

O
F 

SE
C

TI
O

N
 1

, T
3S

, R
6E

 
PI

TT
SF

IE
LD

 T
O

W
N

SH
IP

, W
AS

H
TE

N
AW

 C
O

U
N

TY
, M

IC
H

IG
AN

40
25

 P
A

C
K

A
R

D
, L

LC
60

0 
N

. O
LD

 W
O

O
D

W
AR

D
, S

U
IT

E 
10

0
BI

R
M

IN
G

H
AM

, M
IC

H
IG

AN
 4

80
09

N
A

JO
R

 P
IT

TS
FI

EL
D

1
VB

C
TJ

L
PE

R
 T

O
W

N
SH

IP
 E

N
G

IN
EE

R
 C

O
M

M
EN

TS
1-

20
-2

0
2

VB
C

TJ
L

PE
R

 T
O

W
N

SH
IP

 E
N

G
IN

EE
R

 C
O

M
M

EN
TS

4-
20

-2
0

2
VB

C
TJ

L
SI

TE
 P

LA
N

 R
ES

U
BM

IT
TA

L
7-

20
-2

0

25

LA
N

D
SC

A
PE

 S
PE

C
IF

IC
A

TI
O

N
S

N / A

 J
R

G
JR

G

½ ¼ ¼ 

½ 







 
 
 Date: November 20, 2019  
 Re: December 4, 2019 
  September 8, 2020 
 

Conditional Use, and Preliminary Site Plan Review 
For 

Pittsfield Township, Michigan 
 
GENERAL INFORMATION 

 
File No.:  CSPA 19-23 and CUP 19-12 
  
Applicant: Brian Najor  
  
Plan Date: July 20, 2020 
  
Location: 4025 Packard / Northeast corner Packard and Carpenter 

intersection 
  
Zoning: Carpenter Road Form Based District   
  
Action Requested: Conditional Use Approval and Preliminary Site Plan Approval 
 
SUMMARY 

 
The applicant is seeking preliminary site plan and conditional use approval to redevelop the 1-
acre parcel at northeast corner of Packard and Carpenter.  The applicant proposes to demolish 
the dilapidated gas station and develop a multi-tenant structure with a drive-through on the 
subject property.   The proposed 6,932 sq/ft building is intended for multiple tenants, which 
includes one drive-through use.  
 
This submittal demonstrates a substantial change from the original application which proposed 
an expansion of the existing retail structure to the north.  Because the applicant is not 
physically connecting to and expanding the existing retail structure to the north, the proposed 
building does not meet the form-based district requirements and would require significant 
variances that would undermine the intent of the form-based district.   
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The previous plan allowed for the expansion that was approved because by physically 
connecting the building, the applicant was expanding a non-conforming structure but making 
such structure more conforming.  As proposed in this revised submittal, the structure does not 
meet the intent or design standards of the Carpenter Road Form Based district. 
 
Sites in form based districts are regulated by site types (A-D) and street types (Urban, 
Suburban, or Neighborhood).   A general rule of thumb is that larger sites on more heavily 
traveled corridors permit greater intensity of use and building size.  Site Type D permits the 
most intensity and Site Type A permits the least.  Likewise, Urban Streets permit the most 
intensity and Neighborhood Streets the least.   Each site within a form-based district was 
carefully and individually classified by street type and site type based on upon existing site 
conditions and context of surrounding properties.   
 
The site is zoned Site Type A-Street Type Suburban Street, within the Carpenter Road Form 
Based District.  Drive-through uses are considered a conditional use in the form-based districts. 
 
The site is difficult to develop as it is encumbered by a large county drain easement along 
Carpenter Road, and limited access due to medians within Carpenter Road and Packard Road.  
The demolition of the former gas station facility and revised development layout of the site not 
having a connection to the existing non-conforming retail center to the north no longer creates 
a more conforming situation than exists currently.  While, we were supportive of the previous 
request due to the expansion of the existing retail center, that is no longer part of the proposed 
site improvements.  
 
The master plan for this area is Mixed Use I.  Within the Mixed Use I land use category, 
buildings should be located close to the street to create a walkable, pedestrian-friendly 
environment. A 0-foot of setback may be appropriate for a portion of, or an entire building 
frontage. Buildings should be located close together, separated by alleyways, public streets, 
and public open spaces.  Specifically, drive-through areas are not appropriate in the mixed-use 
areas unless they are designed at the human scale having strong relationship between the 
building and the street.   
 
In order to implement the vision of the master plan, the form-based district requires that 
buildings be placed at the street with parking in the side or rear.  The redevelopment of the gas 
station site does not demonstrate compliance with the building and parking placement 
requirements for Building Form A. Specifically, the 10-foot required building line is not met.  
Seventy-five percent (75%) of the building façade must meet the required building line, while 
up to 20% of the facade can be setback to allow for architectural consideration.  As proposed, 
the building is setback 103.32 feet from Carpenter Road and 57.87 feet from Packard Road, and 
80-feet from Crystal.   
 
We understand both the applicants and communities’ desire to remove the existing building 
from the site.  That said, the applicant can demolish the building at any time regardless of site 
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plan approval, and the review of this plan should be independent of the existing condition of 
the site.   
 
It appears that the largest driver of the layout is the applicant’s desire for a drive-through use.  
We understand that due to aforementioned reasons, complying with all build-to-line 
requirements may be difficult; however, the site plan doesn’t meet any of them.  We have 
attempted to work with the applicant to provide solutions to the site layout to meet the intent 
of the master plan and zoning ordinance by pulling the building up to at least one street 
frontage.    However, to date, the site plan has not changed based on our numerous comments.   
We note that there have been two other buildings constructed along the Carpenter Road 
corridor that have drive-throughs and meet the build-to-line requirements.     
 
As submitted the submitted project requires six variances:   

1. Build-to-line variance from Packard Road 
2. Build-to-line variance from Carpenter Road 
3. Build-to-line variance from Crystal Drive 
4. Parking between building and roadway on Packard Road 
5. Parking between building and roadway on Carpenter Road 
6. Parking between building and roadway on Crystal Road 

 
The applicant is seeking the following approvals:  

1. Conditional Use approval for drive-through 
2. Preliminary Site Plan  

 
While the Zoning Board of Appeals is charged with reviewing variances, the Planning 
Commission should be aware that permitting the development of this site by granting six (6) 
variances could create a precedent that reduces the validity of the form-based district 
specifically to Carpenter Road, but perhaps to other form-based district requirements in the 
area.   
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ADJACENT ZONING AND LAND USE 

  
 ZONING LAND USE 
North Carpenter Road Form Base  Commercial – Retail    
South Carpenter Road Form Base Commercial – Various uses  
East R-1B, Single-Family Residential Oak Park Subdivision 
West Carpenter Road Form Base  Commercial – Various uses  

 
Items to be Addressed:  Combine the subject parcels. 
 
 
 

Existing Gas Station 

Existing Retail Center 
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MASTER PLAN  
 
The Future Land Use Plan designates the parcels and the surrounding area to the north, south, 
and west as Mixed-use.  There are areas within the Township in which the Master Plan 
places greater emphasis on regulating urban form, character of development, and intensity 
of use. The Township encourages development with a mix of uses along these major transit 
corridors. Carpenter Road is one of these corridors.    
 
The primary intent of the form-based district is to ensure that development is of human 
scale, primarily pedestrian-oriented, and designed to create attractive streetscapes and 
pedestrian spaces. Façades should be designed to provide a strong relationship with the 
sidewalk and street. Windows and doors should incorporate design features such as projecting 
eaves and overhangs, porches or awnings, and other architectural elements that create a 
human scale and break up the mass. Street level facades shall include visual features and 
design details that enrich the pedestrian experience. This is accomplished in ensuring 
proper scale and placement of the buildings, but also through building design and 
material use.  
 
Mixed Use I intended to accommodate mixed-use buildings and land uses providing for higher 
density residential, business centers, retail, arts and cultural centers, and services, or a mix 
therein, that are easily accessible through multiple modes of transportation. This area may 
also provide shopping and recreational destinations. These areas are to be designed at a 
human scale and must support accessibility. 
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These areas will exhibit an urban feel with a mix of uses that provide opportunities for use of 
the area through a 24-hour day. Each area will be developed in a contextually relevant manner.  
 
This use category is planned for areas along established corridors and major intersections or 
nodes that are primarily already developed or could serve existing or planned residential areas. 
These areas have existing infrastructure necessary to support higher densities and more intense 
uses of land or are located where infrastructure could easily and logically be enhanced or 
expanded to support such land use.  
 
The commercial and service uses should support the adjacent residential and business uses. 
Automotive-oriented uses such as gas stations, auto repair, or drive-through facilities are not 
appropriate in the mixed-use areas unless they are designed at the human scale. These uses 
must be contextually appropriate to the character and general use in the surrounding area.  
 
While the development is repurposing the site to a viable use, the revisions to the site no 
longer create a more conforming site and use than the existing gas station. As such, the 

SITE 
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revisions made to the development in this revised site plan submittal no longer meet the intent 
of the Master Plan. 
 
Items to be Addressed:  As revised, the site plan does not meet the intent of the Mixed Use I 
future land use category. 
 
NATURAL RESOURCES 
 
The site has been graded and developed for a gas station.  There are no existing natural 
resources on the site.  
 
Items to be Addressed:  None 
 
AREA, HEIGHT, SETBACKS 
 

 
 
 
 

Table 5.03.D.1.a  Required / Allowed  Provided Compliance 
Front (Carpenter) 10-foot build-to-line 103 feet Does not Comply  

Front (Packard) 10-foot build-to-line 57 feet Does not Comply  

Front (Crystal)  10-foot build-to-line 80-feet Does not Comply  

Side  0-feet minimum 0-feet Complies 

Impervious surface 80% maximum 73% Complies  

Landscape Area 20 percent Over 20% Complies  

Building Height 1-story minimum, 14- 
feet 

1-story, 23-feet Complies 

Parking   Carpenter Road, 
Packard Road, Crystal  
Not located in front 
yard and screened 

Spaces provided 
adjacent to the 

structure and in the  
side yard.  No 

screening proposed.  

Does not Comply   
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The form-based district requires that buildings be placed at the street with parking in the side 
or rear.  The redevelopment of the gas station site does not demonstrate compliance with the 
building and parking placement requirements for Building Form A.  
 
Specifically, the 10-foot required building line is not met.  Seventy-five percent (75%) of the 
building façade must meet the required building line, while up to 20% of the facade can be 
setback to allow for architectural consideration.  As proposed, the building is setback 103.32 
feet from Carpenter Road, 57.87 feet from Packard Road, and 80-feet from Crystal Drive.  
 
Development along Carpenter Road under form-based requirements and principles has been 
achieved without any need for variances including the development of the DFCU, Aldi, and U of 
M Credit Union (also a corner lot).  Permitting the development of this site by six (6) variances 
could create a precedent that reduces the validity of the form-based district specifically to 
Carpenter Road, but perhaps other form-based district requirements in the area.   
 
Items to be Addressed:  Reconfigure the building layout to meet the 10-foot required building 
line from Packard and Carpenter Roads or obtain variances from the Zoning Board of Appeals. 
 
PARKING   

 
Section 12.05 of the Zoning Ordinance requires:  
 
 Required Provided Compliance 
Retail  
1 space for each 250 square 
feet of gross floor area  

Existing: 
Proposed: 4,400 
SF / 250 = 19 

43 Complies 

Fast Food Restaurant 
1 space for each 70 square 
feet of net floor area 

1,808 SF (80% of 
floor area 
shown) / 70 = 
26 spaces 

    
Barrier Free Accessible  2 spaces 2 spaces  Complies   
Bicycle Parking 2 spaces 6 spaces Complies 
Loading 1 space 2 spaces Complies 
Drive-through stacking 10 stacking 

spaces 
12 stacking spaces Complies 

 
Section 12.05.K.1. requires 90-degree parking spaces to be dimensioned at 9.5 feet in width and 
20 feet in length.  Six (6) bicycle parking spaces are provided.  We count 41 spaces on the 
subject site with additional adjacent parking on the site to the north. 
 
One loading space is required for the entire development.  Two (2) loading areas are provided 
on the site behind the proposed structure.   Delivery truck maneuverability seems extremely 
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limited.  Turning radii is provided on Sheet 19 and depicts fire, semi and box truck turning radii.  
We note however, the loading areas and dumpster are located at the rear of the structure and 
no turning movements are demonstrated adjacent to either.  The circulation plan demonstrates 
all truck movements along the west and south sides of the structure.  There is a note on the site 
plan (Sheet 6) stating loading/unloading shall occur during non-business hours. 
 
Twelve (12) drive-through stacking spaces are provided in a manner that will not impede 
parking or passenger vehicle maneuverability through the site. 
 
Items to be Addressed:  Provide turning radii to designated loading/unloading areas and 
dumpster.  
 
SITE ACCESS, CIRCULATION, and TRAFFIC 

 
Currently the gas station site on the corner has four (4) access points – two (2) on Carpenter 
and two (2) on Packard.  Reconfiguration of the site for the building addition with a drive-
through will eliminate three (3) of the existing gas station access drives (both Carpenter Road 
and the western drive on Packard, closest to the intersection).  An additional drive on Carpenter 
is proposed north approximately 500 feet from the intersection.  Eliminating and consolidating 
curb-cuts is a traffic management best practice.   
 
Site circulation appears generally adequate; however, we question the feasibility of vehicle 
movements around the rear of the proposed building addition, and maneuverability of garbage 
collection at the proposed dumpster location.  Especially with trucks unloading, and cars trying 
to park in those spaces behind the building.   
 
Turning radii for emergency vehicles is provided on Sheet 12. Turning radii for delivery and 
garbage trucks will also need to be provided demonstrating adequate maneuverability 
throughout the site can be accomplished. 
 
We defer to the Township Fire Marshall regarding internal circulation.   
 
Items to be Addressed:  Provide turning radii to designated loading/unloading areas and 
dumpster 
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LANDSCAPING, SCREENING, and BUFFERING 
 
The applicant has submitted a general landscape plan.  A detailed landscape plan is not 
required for a preliminary site plan.  We have reviewed the preliminary plan and found the 
following deficiencies: 
 
Greenbelt:  The greenbelts do not contain a berm three (3) feet in height as required in Section 
13.02.E.2.b. Alternative landscape plantings or a solid wall that does not exceed three (3) feet in 
height may be approved where it is found that space limitations or visibility for vehicular 
circulation prevents construction of a landscape berm. 
 
Screening along Crystal Drive:  The applicant has provided the required street trees along 
Crystal Drive.  In addition, new evergreen plantings are proposed along Crystal drive on the site 
and to the north of the site on the existing retail center property to further screen the existing 
commercial uses from the residential neighborhood on Crystal Drive. 
 
Trash Enclosure Screening:  The applicant has not shown the proposed screening of the trash 
enclosure.  
 
Equipment Screening: The applicant has not shown the proposed screening of at-grade or roof 
top equipment.  
 
A detailed landscape plan will be reviewed as part of the final site plan application.    
 
Items to be Addressed:  1). Provide a greenbelt berm or provide alternative; 2). Provide 
dumpster enclosure detail; and 3). Provide the location and screening of any roof-mounted 
equipment.  
 
FLOOR PLANS AND ELEVATIONS   

                                                  
The applicant has provided elevations and floor plans of the building addition and updates to 
the existing structure.  Exterior materials for the building addition include brick, CMU, pre-
finished metal, and fiber cement panels.   

Items to be Addressed:  None. 
 
PHOTOMETRICS   

                                                  
The applicant has submitted a photometric plan (Sheet 20).   The photometric plan will be 
reviewed by the Township Engineer as part of the final site plan submittal.  
 
Items to be Addressed:  Review of photometric plan by Township Engineer during final site plan 
review.   
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CONDITIONAL USE STANDARDS  
                                                  
Section 10.04 of the Zoning Ordinance requires the Planning Commission to review the 
particular circumstances and facts of each proposed use in terms of the following standards and 
required findings, and shall find and record adequate data, information and evidence showing 
that such a use on the proposed site: 
 

1. Compatibility with Adjacent Uses.    
 
Properties adjacent to the subject site are zoned FB, Form-Based Mixed-Use Carpenter 
Road to the north, south and west.  Properties immediately to the east of the site are 
zoned R-1B, Single-Family Residential across Crystal Drive.  Compatibility with adjacent 
properties across Crystal Drive can be accommodated with appropriate screening.  The 
redevelopment of the former gas station site will be a substantial improvement to the 
area.  However, without the connection to the existing retail center to the north, the 
improvements are no longer considered more conforming. 
 

2. Compatibility with the Master Plan.  
 
The master plan for this area is Mixed Use I.  Within the Mixed Use I land use category, 
buildings should be located close to the street to create a walkable, pedestrian-friendly 
environment. A 0-foot of setback may be appropriate for a portion of, or an entire 
building frontage. Buildings should be located close together, separated by alleyways, 
public streets, and public open spaces.  Specifically, drive-through areas are not 
appropriate in the mixed-use areas unless they are designed at the human scale having 
strong relationship between the building and the street.   
 
The primary intent of the form-based district is to ensure that development is of 
human scale, primarily pedestrian-oriented, and designed to create attractive 
streetscapes and pedestrian spaces. Façades should be designed to provide a strong 
relationship with the sidewalk and street. Windows and doors should incorporate design 
features such as projecting eaves and overhangs, porches or awnings, and other 
architectural elements that create a human scale and break up the mass. Street level 
facades shall include visual features and design details that enrich the pedestrian 
experience. This is accomplished in ensuring proper scale and placement of the 
buildings, but also through building design and material use.  
 
While the development is repurposing the site to a viable use, the revisions to the site no 
longer create a more conforming site and use than the existing gas station. As such, the 
revisions made to the development in this revised site plan submittal no longer meet the 
intent of the Master Plan. 
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3. Traffic Impact.  

 
The site fronts both Carpenter and Packard roads.  Currently the gas station site on the 
corner has four (4) access points – two (2) on Carpenter and two (2) on Packard.  
Reconfiguration of the site for the multiple tenant building with drive-through will 
eliminate three (3) of the existing gas station access drives (both Carpenter Road and the 
western drive on Packard, closest to the intersection).  An additional drive on Carpenter 
is proposed north approximately 500 feet from the intersection.  This reconfiguration of 
the site’s access will be a significant improvement to the existing conditions of the 
intersection.   

 
4. Impact on Public Services. 

  
The repurposing of the site for a multiple tenant structure with drive-through shall not 
impact existing public facilities and services.  
 

5. Compliance with Zoning Ordinance Standards.  
 
As noted in the previous sections, the revised submittal does not include expansion of the 
existing retail structure, and the proposed multiple tenant structure with drive-through 
does not meet the building placement standards of the Carpenter Road Form Based 
District. 
 
While the Zoning Board of Appeals is charged with reviewing variances, the Planning 
Commission should be aware that permitting the development of this site by granting six 
(6) variances could create a precedent that reduces the validity of the form-based district 
specifically to Carpenter Road, but perhaps to other form-based district requirements in 
the area.   

 
6. Impact on the Overall Environment. 

 
The development on this site will provide for redevelopment of an underutilized parcel 
on a prominent intersection in the Township.  Additionally, the development will allow 
for elimination of three (3) existing driveways and relocation of another at the Carpenter 
and Packard Roads intersection.   
 

7. Conditional Use Approval Specific Requirements.  
 
Drive-through facilities must meet the specific use requirements outlined in Section 
11.25.  We note the proposed dimensions of stacking spaces are 10 feet by 20 feet.  The 
ordinance requires a stacking lane width of 12 feet.  Additionally, 10 stacking spaces are 
required, and 12 are proposed. 
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We find that the application does not meet the Conditional Use standards.  
 
Items to be Addressed: Address site plan issues as noted. 
 
RECOMMENDATION  

 
We find that the repurposing of this site to a viable use is in the best interest of the Township.  
However, based on the modifications made to the site plan, we are unable to recommend 
approval. Specifically, the proposed multiple tenant structure with drive-through does not meet 
the intent of the Mixed Use I future land use category and does not comply with the 
Conditional Use standards.  Further, drive-through areas are not appropriate in the mixed-use 
areas unless they are designed at the human scale having strong relationship between the 
building and the street. 
 
We understand both the applicants’ and communities’ desire to remove the existing building 
from the site.  That said, the applicant can demolish the building at any time regardless of site 
plan approval, and the review of this plan should be independent of the existing condition of 
the site.   
 
It appears that the largest driver of the layout is the applicant’s desire for a drive-through use.  
We understand that due to aforementioned reasons complying with all build-to-line 
requirements may be difficult; however, the site plan doesn’t meet any of them.  We have 
attempted to work with the applicant to provide solutions to the site layout to meet the intent 
of the master plan and zoning ordinance by pulling the building up to at least one street 
frontage.    However, to date, the site plan has not changed based on our numerous comments.   
We note that there have been two other buildings constructed along the Carpenter Road 
corridor that have drive-throughs and meet the build-to-line requirements.     
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MEMORANDUM 

 
TO:  Pittsfield Township Planning Commission 
 
FROM: Eric Humesky, P.E. 
  Township Engineer  
 
DATE:  August 27, 2020 
 
SUBJECT: Najor Pittsfield 
  C.S.P.A. #19-23 
  Preliminary Site Plan Review 
 
We have reviewed the July 20, 2020, 27-sheet submittal of the above preliminary plan that was received on 
August 5, 2020 and comment as follows: 

1. Because this site is an existing gas station, all pertinent environmental cleanup approval 
documents (closure plan, underground storage tank removal documents, soil test reports, Phase 1, 
Phase 2, etc.) shall be submitted for review.  

2. Access and Circulation Requirements: 

a. Commercial sites shall provide access for the WB-50 design semi-truck. The turning 
template on Sheet 19 shall show the WB-50 utilizing the loading spaces.  

3. Required Information Concerning Utilities, Drainage, and Related Issues: 

a. The location of all existing sanitary sewer and water main shall be shown on the plan. Per 
the Township GIS, there is existing sanitary sewer along Carpenter Road that ends in front 
of the 2835 Carpenter Road property with a building lead, and there is an existing hydrant 
and water main that extend from Crystal Drive to the 2835 Carpenter Road building.  

4. Sheet 2, Topographic Survey: 

a. The Oak Park Washtenaw Heights Drainage Easement shall be shown along Crystal Drive 
at the northeast corner of the site. The drain easement shall be shown on all applicable 
sheets.  

5. Sheet 6, Site Plan: 

http://www.pittsfield-mi.gov/
mailto:utilities@pittsfield-mi.gov
mailto:utilities@pittsfield-mi.gov
mailto:planning@pittsfield-mi.gov
mailto:engineering@pittsfield-mi.gov
mailto:codeenforcement@pittsfield-mi.gov
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a. Interconnectivity should be explored to connect the sidewalk along Packard Road to the 
sidewalk at the proposed buildings.  

6. Sheet 7, Grading Plan: 

a. Proposed contours shall be shown within the parking areas.  

b. The sidewalk proposed along the south property line should be relocated so that the 
sanitary and water structures (including hydrant valve boxes) are not located within the 
proposed pavement.  

c. The existing water main valve on the water main along Packard Road, located west of the 
proposed driveway, shall be shown on the plan. 

7. Sheet 8, Utility Plan: 

a. The Applicant shall confirm if the overhead utilities are allowed to remain within 12 feet 
of the proposed building.  

8. Sheet 9, Stormwater Management Plan: 

a. It should be confirmed that there are no issues in proposed underground stormwater 
detention where gas pumps are currently located.  

9. Sheet 11, WCWRC Calculations: 

a. Worksheet 13 should be recalculated to accurately reflect the information in the previous 
worksheets. For example, the Net Required Detention Volume does not correlate with the 
Total Required Detention Volume, including penalty, result.  

10. Sheets 12-15, Utility Profiles: 

a. The submitted profiles will be reviewed during the detailed engineering review.  

11. Sheet 16, Details: 

a. Parking bumper blocks are not permitted and should not be proposed. 

12. Sheet 20, Photometric Plan: 

a. The submitted photometric plans and details will be reviewed during final site plan 
review.  

13. Sheet 22, Landscape Plan: 

a. The propose contours shall be shown on the plan. 
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b. At least 10 feet of horizontal separation shall be provided between trees and the utilities 
(water main, sanitary sewer, and storm sewer), at least 7 trees shall be relocated from the 
utilities. At least 5 feet of horizontal separation should be provided between trees and 
franchise utilities (electric, cable, telephone, etc.).  

14. All walkways must be ADA compliant. 

15. WCRC and WCWRC approvals are required prior to Township Final Site Plan approval.  Further 
coordination with these agencies may result in modifications to this preliminary site plan.  It is the 
applicant’s responsibility to coordinate with all outside agencies early in the site plan development 
process to ensure all agency requirements are adhered to and revisions of the site plan are limited. 

16. The WCWRC reviewed and did not approve the plan in correspondence dated February 12, 2020.  

17. The WCRC reviewed the plan and did not approve the access to Packard Road in correspondence 
dated March 4, 2020. The WCRC has approved the Traffic Impact Study but further reinforced 
that they are not in favor of permitting a commercial driveway onto Packard Road in 
correspondence dated July 21, 2020.  The applicant has submitted a waiver request to allow 
construction of a driveway onto Packard Road in correspondence dated August 20, 2020. 

18. Prior to a pre-construction meeting, the Applicant shall provide a performance guarantee to the 
Township in accordance with Section 3.09 of the Zoning Ordinance.   

19. With each re-submittal, the preparer shall provide a written summary of revisions made to the 
plans. 



 FINDINGS OF REQUIRED STANDARDS 
AND RESOLUTION OF DENIAL 

NAJOR PITTSFIELD 
CUP 19-12 

September 23, 2020 
 
 

WHEREAS an application for a Conditional Use Permit for a drive-through and multiple tenant 
building located at 4805 Carpenter Road, tax parcel ID# L -12-01-354-015 in Section 1, Pittsfield 
Charter Township, Washtenaw County, Michigan, was received on October 31, 2019; and 
 
WHEREAS in accordance with Article 10.03 of the Township Zoning Ordinance, the Pittsfield 
Township Planning Commission held a public hearing on this matter on September 17, 2020; and 
 
WHEREAS the Pittsfield Township Planning Commission reviewed the Conditional Use Permit 
application for this use and per the requirements of Article 10.04 of the Township Zoning Ordinance 
finds the following: 
 

1. Compatibility with Adjacent Uses.  The conditional use shall be designed and 
constructed in a manner harmonious with the character of adjacent property and the 
surrounding area.  A conditional use shall be harmonious and not create a significant 
detrimental impact, as compared to the impact of permitted uses. 
 
Properties adjacent to the subject site are zoned FB, Form-Based Mixed-Use Carpenter Road 
to the north, south and west.  Properties immediately to the east of the site are zoned R-1B, 
Single-Family Residential across Crystal Drive.  Compatibility with adjacent properties 
across Crystal Drive can be accommodated with appropriate screening.  The redevelopment 
of the former gas station site will be a substantial improvement to the area.  However, without 
the connection to the existing retail center to the north, the improvements are no longer 
considered more conforming. 
 

2. Compatibility with the Master Plan.  The proposed conditional use shall be compatible 
and in accordance with the goals and objectives of the Master Plan and any associated 
subarea and corridor plans. 

 
The master plan for this area is Mixed Use I.  Within the Mixed Use I land use category, 
buildings should be located close to the street to create a walkable, pedestrian-friendly 
environment. A 0-foot of setback may be appropriate for a portion of, or an entire building 
frontage. Buildings should be located close together, separated by alleyways, public streets, 
and public open spaces.  Specifically, drive-through areas are not appropriate in the mixed-
use areas unless they are designed at the human scale having strong relationship between the 
building and the street.   
 
The primary intent of the form-based district is to ensure that development is of human scale, 
primarily pedestrian-oriented, and designed to create attractive streetscapes and pedestrian 
spaces. Façades should be designed to provide a strong relationship with the sidewalk and 
street. Windows and doors should incorporate design features such as projecting eaves and 
overhangs, porches or awnings, and other architectural elements that create a human scale 
and break up the mass. Street level facades shall include visual features and design details 
that enrich the pedestrian experience. This is accomplished in ensuring proper scale and 
placement of the buildings, but also through building design and material use.  
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While the development is repurposing the site to a viable use, the revisions to the site no 
longer create a more conforming site and use than the existing gas station. As such, the 
revisions made to the development in this revised site plan submittal no longer meet the intent 
of the Master Plan. Further, drive-through areas are not appropriate in the mixed-use areas 
unless they are designed at the human scale having strong relationship between the building 
and the street. 
 
While the development is repurposing the site to a viable use, the revisions to the site no 
longer create a more conforming site and use than the existing gas station. As such, the 
revisions made to the development in this revised site plan submittal no longer meet the intent 
of the Master Plan. 
 

3. Traffic Impact.  The proposed conditional use shall be located and designed in a manner 
which will minimize the impact of traffic, taking into consideration: pedestrian access 
and safety; vehicle trip generation (i.e. volumes); types of traffic, access location and 
design,  circulation, and parking design; street and bridge capacity; and traffic 
operations at nearby intersections and access points.  Efforts shall be made to ensure 
that multiple transportation modes are safely and effectively accommodated in an effort 
to provide alternate modes of access and alleviate vehicular traffic congestion.  The 
applicant shall comply with the Township’s Complete Street Ordinance.  
 
The site fronts both Carpenter and Packard roads.  Currently the gas station site on the 
corner has four (4) access points – two (2) on Carpenter and two (2) on Packard.  
Reconfiguration of the site for the multiple tenant building with drive-through will eliminate 
three (3) of the existing gas station access drives (both Carpenter Road and the western drive 
on Packard, closest to the intersection).  An additional drive on Carpenter is proposed north 
approximately 500 feet from the intersection.   
 

4. Impact on Public Services.  The proposed conditional use shall be adequately served by 
essential public facilities and services, such as: streets; pedestrian or bicycle facilities; 
police and fire protection; drainage systems; refuse disposal; water and sewage facilities; 
and schools.  Such services shall be provided and accommodated without an 
unreasonable public burden. 
 
The repurposing of the site for a multiple tenant structure with drive-through shall not impact 
existing public facilities and services. 
 

5. Compliance with Zoning Ordinance Standards.  The proposed conditional use shall be 
designed, constructed, operated, and maintained to meet the stated intent of the zoning 
districts and shall comply with all applicable ordinance standards. 
 
In order to implement the vision of the master plan, the form-based district requires that 
buildings be placed at the street with parking in the side or rear.  The redevelopment of the 
gas station site does not demonstrate compliance with the building and parking placement 
requirements for Building Form A. Specifically, the 10-foot required building line is not met.  
Seventy-five percent (75%) of the building façade must meet the required building line, while 
up to 20% of the facade can be setback to allow for architectural consideration.  As proposed, 
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the building is setback 103.32 feet from Carpenter Road and 57.87 feet from Packard Road, 
and 80-feet from Crystal.   
 
The revised submittal does not include expansion of the existing retail structure, and the 
proposed multiple tenant structure with drive-through does not meet the building placement 
standards of the Carpenter Road Form Based District. 
 
While the Zoning Board of Appeals is charged with reviewing variances, the Planning 
Commission is aware that permitting the development of this site by granting six (6) variances 
could create a precedent that reduces the validity of the form-based district specifically to 
Carpenter Road, but perhaps to other form-based district requirements in the area.   
 
While the development is repurposing the site to a viable use, the revisions to the site no 
longer create a more conforming site and use than the existing gas station. As such, the 
revisions made to the development in this revised site plan submittal no longer meet the intent 
of the Master Plan. 

 
6. Impact on the Overall Environment. The proposed conditional use shall not 

unreasonably impact the quality of natural features and the environment in comparison 
to the impacts associated with typical permitted uses. 
 
The development on this site will provide for redevelopment of an underutilized parcel on a 
prominent intersection in the Township.   
 

7. Conditional Use Approval Specific Requirements. The general standards and 
requirement of this section are basic to all uses authorized by conditional use approval. 
The specific and detailed requirements relating to particular uses and area 
requirements must also be satisfied for those uses. 
 
Drive-through facilities must meet the specific use requirements outlined in Section 11.25.  
We note the proposed dimensions of stacking spaces are 10 feet by 20 feet.  The ordinance 
requires a stacking lane width of 12 feet.  Additionally, 10 stacking spaces are required, and 
12 are proposed. 

 
NOW THEREFORE BE IT RESOLVED, that the Pittsfield Township Planning Commission 
hereby denies CUP 19-12 Najor-Pittsfield on the findings that the Conditional Use Standards as set 
forth in Article 10.04 of the Zoning Ordinance are not met.  
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Pittsfield Charter Township 
Department of Utilities & Municipal Services 
6201 West Michigan Avenue, Ann Arbor, Ml 48108 
Phone: (734) 822-3130 Fax: (734) 944-1103 

Commercial Site Plan 
Approval Application 

Website: www.pittsfield-mi.gov Email : planning@pittsfield-mi.gov 

Applicant Requirement Checklist :: OFFICE USE:: 

Ii] Project Fees (must be paid by cash or check when application is submitted) 
Administrative Fee is non-refundable 

CSPA # '2.Q -_0_4........__ 

Iii Completed Application Form 

Iii Ten (10) sets of the proposed site plan. Three (3) full size plan sets, and seven (7) re
duced (11x17) plan sets (N/A with Engineering Plan Submittal) 

ZP App Fee$ / 100.a:, 
Escrow Fee $ /a 500. tX) 

Total $ 7 bOO .CO \i\ A. CD or USB Drive containing the entire plan set 

' 

Submittal Information 
i' 

This application and site plan is being submitted for the following consideration: Date of Plan:2/7/20 

Iii Preliminary Site Plan D Combined Preliminary/Final Site Plan 1iJ Administrative Review 
Number of Sheets: 6 

D Final Site Plan D Amendment of Approved Plan • Engineering Plan 

Name of Proposed Development: Meijer Remodel 

Total Number of: D Lots: D Units: D Units/Buildings: 

, Total Floor Area Proposed (Sq. Ft.):225,647(includes4,002sfaddition) Estimated Cost of Site Work: $500,000 

Estimated Cost of Vertical Building:$12,OOO,OOO Proposed Date of Construction: June 1, 2020 

Property Information 

or 3825 Carpenter Road 
General Location of Site Street Number -S-tr_e..;...e_t _N_a_m_e ________ _ 

Parcel I.D. # 12 -_1_2 ___ - _3_0_0 ___ - o35, 026, 029 Gross Acreage of Site: 29.9 Net Acreage:_2_9_.9 __ 

" 

Applicant Information 
(Please Print) 

Meijer Inc. Jeff Caligiuri 

Company Name (If Applicable) Applicant's Name 
2929 Walker Avenue Grand Rapids Ml 49544 
Address City State Zip 
(616 ) 581-9637 ( ) Jeffrey.Caligiuri@meijer.com 

Contact Number Fax Number Email Address 

Applicant's Compliance Agreement 
The applicant(s) represents that they are the owner(s) of the subject property or are acting on behalf of the above listed owner, and 
herewith file thirteen (13) copies of the identified drawing of the property or site plan and all supporting material. The applicant also 
acknowledges that the filing of this application grants permission for Township staff and/or officials to enter the property to determine the 
accuracy of the submitted information including existing conditions. If the applicant is not the owner, the owner must fill out the owner 
affidavit. 

WI~ 
Applicant's Signature 
2-10-20 

Date 

Jeff Caligiuri 

Applicant's Name 

''' 

:: Office Use:: 
Received By.2~ 

(Initials) 

Commercial Site Plan Approval Application 
Page 1 of 2 

(Please Print) 

Time Stamp 

!J,/Jo /202{) 
Please Complete Reverse Side -



Escrow Information (To be filled out if different than the applicant information) 

(Please Print) 

Company Name 

Address 

( ) 
Contact Number 

Property Owner Information· ·· --
(Please Print) 

Meijer Inc. 
Property Owner's Name 

2929 Walker Avenue NW 
Address 

Jeffrey.Caligiuri@meijer.com 
Email Address 

Property Owner's Signature 

Site Planner/Engineer 
(Please Print) 

Paradigm Design 
Company Name 

City 

( ) 
Fax Number 

Grand Rapids 
City 

Contact Name 

State 

Email Address 

,616 )581-9637 
Contact Number 

Ml 
State 

( ) 
Fax Number 

2-10-20 
Date 

Zip 

49544 
Zip 

Brian Sinnott, P.E. 
Contact Name 

550 3 Mile Road NW, Suite B Grand Rapids Ml 49544 
Address City State Zip 

,616) 785-5587 ( ) bsinnott@paradigmae.com 
Contact Number Fax Number Email Address 

Submittal by the application deadline does not guarantee placement on the agenda for the meeting date indicated on the 
meeting schedule. 

Commercial Site Plan Approval Application 
Page 2 of 2 

l:PlanningEngCod\Standard Documents-Templates\Application Forms\Commercial Site Plan Application 
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550 3 Mile NW, Suite B
Grand Rapids, MI 49544

(616) 785-5656

www.paradigmae.com
Grand Rapids | Phoenix | Traverse City
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DATE DESCRIPTION

PROJECT

SHEET

PARADIGM DESIGN
|ARCHITECTS ENGINEERS

1906096GR

MEIJER
STORE 027

RESET &
REMODEL

PROJECT NO
CP-21-10027

3825 CARPENTER ROAD
YPSILANTI, MI 48197

OWNER

2350 3 MILE RD. N.W.
GRAND RAPIDS, MICHIGAN

CONST MANAGER

8-31-20 BIDS, PERMITS &
CONSTRUCTION

0SCALE: 1" = 60' 60' 120'

EXISTING CONDITIONSA1
NOTE:  ALL UTILITIES SHOWN ARE APPROXIMATE
LOCATIONS FROM FIELD DATA AND AVAILABLE
INFORMATION.  THEY SHOULD NOT BE INTERPRETED
AS EXACT LOCATIONS NOR SHOULD THEY BE
ASSUMED TO BE THE ONLY UTILITIES IN THE AREA.

NOTE:  THIS DOCUMENT IS PRELIMINARY IN NATURE
AND IS NOT A FINAL, SIGNED AND SEALED DOCUMENT.

N

SITE LOCATION MAP

3825 CARPENTER ROAD
CHARTER TOWNSHIP OF PITTSFIELD
WASHTENAW COUNTY, MICHIGAN

SECTION 12, TOWN 03 S, RANGE 06 E
42°14'00" N, 83°40'35" W

PARCEL #: L-12-12-300-035
L-12-12-300-026
L-12-12-300-029

LEGAL DESCRIPTION:
(FROM MEIJER LEGAL DEPARTMENT)

PART OF THE SOUTHWEST 1/4  OF SECTION 12, T3S-R6E, PITTSFIELD TOWNSHIP, WASHTENAW COUNTY, MICHIGAN
DESCRIBED AS BEGINNING AT THE SOUTHWEST CORNER OF SAID SECTION 12;  THENCE N00°01'00"E, 428.60 FEET ALONG
THE WEST LINE OF SAID SECTION 12; THENCE N89°54'40"E, 292.93 FEET; THENCE N44°57'50"E, 10.00 FEET; THENCE
N00°01'00"E, 292.67 FEET; THENCE N45°02'10"W, 10.00 FEET; THENCE S89°54'40"W, 292.92 FEET; THENCE N00°01'00"E, 136.86
FEET ALONG SAID WEST LINE OF SECTION 12; THENCE N89°54'40"E, 289.23 FEET; THENCE N00°01'00"E, 414.17 FEET; THENCE
S89°54'40"W, 289.23 FEET; THENCE N00°01'00"E ALONG SAID WEST LINE OF SECTION 12, 61.56 FEET; THENCE N89°54'40"E,
300.00 FEET; THENCE N00°01'00"E, 113.07 FEET; THENCE EAST, 1021.88 FEET; THENCE S00°06'27"E ALONG THE EAST LINE OF
THE WEST 1/2 OF THE SOUTHWEST 1/4 OF SAID SECTION 12, 1011.15 FEET; THENCE WEST, 589.59 FEET; THENCE S00°06'38"E,
486.28 FEET; THENCE N87°10'38"W ALONG THE SOUTH LINE OF SAID SECTION 12, 47.00 FEET; THENCE N00°06'38"W, 285.36
FEET; THENCE N87°10'38"W, 7.68 FEET; THENCE N02°49'22"E, 105.00 FEET; THENCE N87°10'38"W, 336.20 FEET; THENCE
S00°06'38"E, 390.51 FEET; THENCE N87°10'38"W, 351.00 FEET ALONG SAID SOUTH LINE OF SECTION 12 TO THE PLACE OF
BEGINNING.

CONTAINS 29.9 ACRES.

BENCHMARKS:
BM #1: CUT "X" ON TOP OF SOUTH EAST BOLT ON LIGHT POLE, LOCATED 95 FEET NORTH OF AND 150 FEET WEST OF

THE NORTHWEST CORNER OF BUILDING - 0.3 FEET ABOVE GROUND LEVEL.
ELEVATION: 828.28 (NAVD88).

BM #2: CUT "X" ON TOP OF EAST SIDE OF CONCRETE BASE ON LIGHT POLE BASE "B", LOCATED 215 FEET NORTH OF
AND 85 FEET WEST OF THE SOUTHWEST CORNER OF BUILDING - 2.7 FEET ABOVE GROUND LEVEL.
ELEVATION: 830.33 (NAVD88).

BM #3: CUT "X" ON TOP OF EAST SIDE OF CONCRETE BASE ON LIGHT POLE BASE "A", LOCATED 15 FEET NORTH OF AND
70 FEET WEST OF THE SOUTHWEST CORNER OF BUILDING - 2.0 FEET ABOVE GROUND LEVEL.
ELEVATION: 830.07 (NAVD88).

COORDINATE SYSTEM:
COORDINATES & BEARINGS ARE BASED ON MICHIGAN STATE PLANE SOUTH ZONE, NAD83(HARN), INTERNATIONAL FEET.

FLOODPLAIN DATA:
THE ENTIRE SITE IS DESIGNATED "ZONE X, AREAS DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE FLOODPLAIN"
ACCORDING TO FLOOD INSURANCE RATE MAP (FIRM) NUMBER 26161C0406E, EFFECTIVE DATE: 04/02/2012, NATIONAL FLOOD
INSURANCE PROGRAM, AS PUBLISHED BY FEMA.  THERE IS AN AREA NEARBY DESIGNATED "ZONE A, SPECIAL FLOOD
HAZARD AREAS SUBJECT TO INUNDATION BY THE 1% ANNUAL CHANCE FLOOD, NO BASE FLOOD ELEVATIONS DETERMINED"
RELATED TO PAINT CREEK AND THE SHARED DETENTION BASIN NEAR THE SOUTHEAST CORNER OF THE SITE.

WETLAND DATA:
THERE ARE NO WETLANDS ON THE SUBJECT PROPERTY BASED ON MAPPING PUBLISHED BY THE U.S. FISH & WILDLIFE
SERVICE NATIONAL WETLANDS INVENTORY MAPS.  THERE MAY BE WETLANDS NEARBY RELATED TO PAINT CREEK AND THE
SHARED DETENTION BASIN NEAR THE SOUTHEAST CORNER OF THE SITE BASED ON MAPPING BY THE U.S. FISH & WILDLIFE
SERVICE NATIONAL WETLANDS INVENTORY MAPS, BUT NO FIELD DELINEATION HAS BEEN PERFORMED.

PARKING DATA:
REGULAR PARKING SPACES: * 1033
BARRIER FREE SPACES: 34
VAN ACCESSIBLE SPACES: 4
TOTAL: 1071

* DOES NOT INCLUDE SPACES OCCUPIED BY CART CORRALS

DEVELOPMENT REFERENCE:
OWNER: MEIJER STORES LIMITED PARTNERSHIP

2929 WALKER AVE, NW
GRAND RAPIDS, MI  49544

CIVIL ENGINEER: PARADIGM DESIGN
ARCHITECT: 550 3 MILE ROAD N.W., SUITE B

GRAND RAPIDS, MI  49544

EXISTING MEIJER STORE
221,826 SF

FINISH FLOOR = 829.00

ZONED: C-2

PARKING SPACES
1071
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EXISTING CONDITIONS
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C101

DEMOLITION PLAN -
TEMPORARY DRIVEWAY

PLAN
NOTE:  ALL UTILITIES SHOWN ARE APPROXIMATE
LOCATIONS FROM FIELD DATA AND AVAILABLE
INFORMATION.  THEY SHOULD NOT BE INTERPRETED
AS EXACT LOCATIONS NOR SHOULD THEY BE
ASSUMED TO BE THE ONLY UTILITIES IN THE AREA.

NOTE:  THIS DOCUMENT IS PRELIMINARY IN NATURE
AND IS NOT A FINAL, SIGNED AND SEALED DOCUMENT.

0 30' 60'SCALE: 1" = 30'

TEMPORARY DRIVEWAY PLANA1

0 30' 60'SCALE: 1" = 30'

DEMOLITION PLANC1

DEMOLITION KEYNOTES:
1. SAWCUT AND REMOVE EXISTING BITUMINOUS PAVEMENT.

2. SAWCUT AND REMOVE EXISTING CONCRETE PAVEMENT.

3. REMOVE EXISTING PAVEMENT STRIPING BY LIGHTLY GRINDING.

4. REMOVE EXISTING OVERHEAD STRUCTURE & RELATED APPURTENANCES.  (SEE ARCHITECTURAL DRAWINGS)

5. RELOCATE EXISTING SIGN AND BASE.  (REFER TO SHEET C501 FOR FINAL LOCATION)

6. REMOVE EXISTING CART CORRAL.  (REFER TO SHEET C200 FOR FINAL LOCATION)

7. REMOVE EXISTING BOLLARD POST.

DEMOLITION LEGEND

DEMOLITION ITEMS

REMOVE BITUMINOUS

PAVEMENT STRIPING NOTES:
1. ALL DIMENSIONS MEASURED FROM FACE OF BUILDING.

2. ALL PAVEMENT MARKING SHALL BE YELLOW IN COLOR UNLESS NOTED OTHERWISE.

3. CROSSWALK STRIPING TO BE CENTERED ON THE BUILDING AND GARDEN CENTER ENTRANCES.

REMOVE PAVEMENT STRIPING

COLD MILL 1 1/2" EXISTING BITUMINOUS

REMOVE CONCRETE PAVEMENT

REMOVE UNDER DRAIN

PAVEMENT STRIPING NOTES:
1. ALL DIMENSIONS MEASURED FROM FACE OF BUILDING.

2. ALL PAVEMENT MARKING SHALL BE YELLOW IN COLOR UNLESS NOTED OTHERWISE.

3. CROSSWALK STRIPING TO BE CENTERED ON THE BUILDING AND GARDEN CENTER ENTRANCES.

REMOVE FENCE

REMOVE UNDERGROUND UTILITYSTM STM

CO

REMOVE WATER MAINWTR WTR

ST

PROPOSED LEGEND

CONSTRUCTION FENCE

REMOVE CURB & GUTTER

(DETAIL D3 / C301)

TEMPORARY BITUMINOUS

N

N

WVBP

SIGNAGE KEYNOTES:
1. STOP SIGN (C4 / C501)

2. ACCESSIBLE SIGN (C4 / C501)

3. VAN ACCESSIBLE SIGN (C4 / C501)

4. PHARMACY DRIVE-UP SIGN (C4 / C501)
- ARROW IN DIRECTION OF PHARMACY

5. NO PARKING - FIRE LANE SIGN (C4 / C501)

6. WRONG WAY SIGN (C4 / C501)

7. MEIJER PICKUP SIGN (C4 / C501)

STRIPING KEYNOTES:
1. 4" SINGLE SOLID LINE, YELLOW

2. 12" STOP LINE, WHITE

3. ACCESSIBLE PARKING SPACES (D5 / C501)

4. CROSSWALK (E5 / C501)

5. NO PARKING AREAS
- 4" YELLOW STRIPE AT 2' O.C. AT 45° TO PARKING SPACE

6. LANE ARROWS, WHITE (E4 / C501)

FINISH FLOOR = 829.00

FINISH FLOOR = 829.00

NOTE:  ALL TEMPORARY STRIPING
TO BE 4 INCH WIDE YELLOW.

TEMPORARY DRIVEWAY LOCATION.
ALL EXISTING PAVEMENT MARKINGS WITHIN DRIVE
AISLE TO BE REMOVED BY LIGHTLY GRINDING.
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TEMPORARY ENTRANCE LOCATION

REMOVE COLUMNS & FOUNDATIONS
(SEE ARCHITECTURAL DRAWINGS)

SAWCUT & REMOVE CURB & GUTTER

REMOVE CLEANOUTS &
UNDERDRAIN AS NECESSARY
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REMOVE GREASE INTERCEPTOR
(SEE PLUMBING DRAWINGS)

REMOVE GREASE INTERCEPTOR
(SEE PLUMBING DRAWINGS)
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SEE SHEET C202 FOR ADDITIONAL DEMOLITION ITEMS
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C200

SITE LAYOUT PLAN
0SCALE: 1" = 60' 60' 120'

SITE LAYOUT PLANA1

N

GENERAL NOTES:
1. NO DIMENSION MAY BE SCALED.  REFER UNCLEAR ITEMS TO THE ENGINEER FOR INTERPRETATION.

2. DIMENSIONS AND/OR COORDINATES ARE TO BACK OF CURB, UNLESS OTHERWISE NOTED AS FF (FACE TO FACE),
CENTERLINE OF BUILDING COLUMN LINE (INSIDE FACE OF PRECAST), EDGE OF PAVEMENT OR CENTER OF
STRUCTURE OR SIGN.  VERIFY BUILDING DIMENSIONS WITH ARCHITECTURAL DRAWINGS.

3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR DEWATERING TO ACCOMPLISH ALL WORK INDICATED ON PLANS AND
PERFORM REQUIRED COMPACTION OPERATIONS.

4. PROVIDE ADEQUATE BARRICADES AT DRIVES, ENTRANCES, EXCAVATIONS AND OTHER OPENINGS TO KEEP OUT
UNAUTHORIZED PERSONS AND FOR PUBLIC SAFETY AND TRAFFIC CONTROL.  SAFETY PROVISIONS OF APPLICABLE
LAWS SHALL BE OBSERVED AT ALL TIMES.  BARRICADES LEFT IN PLACE AT NIGHT SHALL BE LIGHTED.

5. NO EQUIPMENT OR MATERIAL STORAGE IS PERMITTED IN THE RIGHT-OF-WAY.

6. WORK SHALL CONFORM TO THE REQUIREMENTS OF MEIJER STANDARD SPECIFICATIONS, GOVERNING AGENCIES
HAVING JURISDICTION.  GRADING, PAVING AND MATERIALS SHALL COMPLY WITH THE STATE DEPARTMENT OF
TRANSPORTATION STANDARD SPECIFICATIONS FOR CONSTRUCTION AS WELL AS PROJECT SPECIFICATIONS AND
DRAWINGS.  IN CASE OF DISCREPANCIES BETWEEN REQUIREMENTS, THE MORE STRINGENT SHALL APPLY.

7. EXTERIOR CONCRETE SLABS ADJACENT TO BUILDING SHALL BE PLACED ON 4" STRUCTURAL CUSHION, UNLESS
NOTED OTHERWISE.

8. AGGREGATE TO EXTEND 12" BEYOND BACK OF CURB OR EDGE OF PAVEMENT UNLESS OTHERWISE NOTED.

SITE PLAN NOTES:
1. STORM DRAINAGE PATTERNS AND STORM WATER MANAGEMENT SHALL REMAIN AS EXISTING.  THERE WILL BE NO

INCREASE IN STORM WATER QUANTITY OR IMPERVIOUS AREA.
2. NO CHANGES ARE PROPOSED TO EXISTING PUBLIC UTILITIES.
3. EXISTING BUILDING AND POLE-MOUNTED SITE LIGHTING FIXTURES SHALL REMAIN.  ALL NEW LIGHT FIXTURES IN NEW

CANOPIES (E.G. PHARMACY DRIVE-UP, BOTTLE RETURN, EMPLOYEE ENTRY) SHALL BE SHIELDED AS REQUIRED BY
ZONING ORDINANCE LIGHTING REQUIREMENTS.

FIRE DEPARTMENT NOTES:
1. THE EXISTING BUILDING ADDRESS SHALL REMAIN UNCHANGED.
2. EXISTING FIRE LANES AND FIRE DEPARTMENT ACCESS ROAD WIDTHS SHALL REMAIN.
3. NEW FIRE LANE SIGNS WILL BE PROVIDED WHERE INDICATED ON THE DRAWINGS.

SITE DATA:
SITE: 29.9 ACRES
ZONED: C2 - REGIONAL COMMERCIAL
USE: SUPERMARKET

MINIMUM LOT AREA: 20,000 SFT
MINIMUM LOT WIDTH: 100'

FRONT BUILDING SETBACK: 35'
SIDE BUILDING SETBACK: 10' MIN.  35' TOTAL
REAR BUILDING SETBACK: 35'

BUILDING EXPANSION DATA:
EXISTING BUILDING: 221,826 SFT
PROPOSED BUILDING: 226,085 SFT

BUILDING ADDITION:4,259 SFT
INCREASE OF: 1.92 %

PARKING DATA:
REQUIRED:

SUPERMARKET 226,085 SF GFA
- 1 SPACE PER 300 SF 754 SPACES
TOTAL SPACES REQUIRED 754 SPACES

WHICH INCLUDES 14 BARRIER FREE
 AND 2 VAN ACCESSIBLE

PROPOSED:

MEIJER SPACES
REGULAR SPACES: * 1033
BARRIER FREE SPACES: 30
VAN ACCESSIBLE BARRIER FREE SPACES: 8

TOTAL SPACES PROVIDED: 1071

* DOES NOT INCLUDE SPACES OCCUPIED BY CART CORRALS

MEIJER STORE WITH FACADE ADDITION
226,085 SF

FINISH FLOOR = 829.00

PARKING SPACES
1071

PHARMACY DRIVE-UP WINDOW

SEE SHEET C501 FOR
SIGNAGE DETAILS

24 HOUR ENTRANCE

G. M. ENTRANCE

NEW PHARMACY DRIVE THROUGH LANE

4,259 SF TOTAL ADDITIONS

FILL IN GARDEN CENTER GRAVEL BEDS

NEW LIGHT POLE (TYP)
(SEE SITE ELECTRICAL DRAWINGS)

PROPOSED LEGEND

FENCE

HEAVY DUTY BITUMINOUS

CONCRETE PAVEMENT

UNDERDRAIN

STANDARD CURB & GUTTER

SIGN WITH BASESIGN SIGN MOUNTED ON BUILDING

BP BUMP POST

CART CORRAL

CO CLEAN OUTLIGHT POLE WITH BASE

BRIAN T. SINNOTT
MI - REGISTRATION #6201052169

EXP. DATE 10/31/2021

SEE SHEET C202 FOR TENANT
WORK IN GARDEN CENTER
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C201

SITE LAYOUT & UTILITY
PLAN

0 20' 40'SCALE: 1" = 20' 10'

FRONT OF STOREA1

N

0 20' 40'SCALE: 1" = 20' 10'

PHARMACY DRIVE UPC1

N

MA
TC

H 
LIN

E 
- S

EE
 A

1 B
EL

OW

FINISH FLOOR = 829.00

SITE PLAN KEYNOTES:
1. DECORATIVE BOLLARD (C5 / C700)

2. STEEL GUARD POST (C5 / C700)

3. DECORATIVE FENCE (SEE ARCHITECTURAL DRAWINGS)

10' DETECTABLE GROOVE

10' DETECTABLE GROOVE

B4
C700

C3
C700

2

D3
C301

B5
C700

1

(TYP OF 8)

1

(TYP OF 3)

DRIVE AISLE:
6" CONCRETE SLAB WITH PROPEX FIBERMESH 300-e3
(1.5 LB/C.Y.) ON 4” BASE COURSE.  CONTROL JOINTS AT
APPROXIMATELY 10' SPACING (C1 / C202).  HEAVY BROOM FINISH.

OVERHEAD CANOPY
(SEE ARCHITECTURAL DRAWINGS)

R20'

R20'

R20'

10
.92

'

6.4
2'

SEE SHEET C501 FOR STRIPING AND SIGNAGE

BUILDING CURB (SEE ARCHITECTURAL DRAWINGS)

B4
C700

40' DETECTABLE GROOVE

B5
C700

C3
C700

HEAVY DUTY BITUMINOUS OVER
EXISTING BASE (SEE DETAIL C1 / C700)

1/2" EXPANSION JOINT AROUND ALL
COLUMNS (TYP) (SEE DETAIL D5 / C700)

OVERHEAD CANOPY
(SEE ARCHITECTURAL DRAWINGS)

D3
C301

D3
C301

BUILDING CURB (SEE ARCHITECTURAL DRAWINGS)

FRONT WALK:
5" CONCRETE SLAB WITH PROPEX FIBERMESH

300-e3 (1.5 LB/C.Y.) ON 4” BASE COURSE.
CONTROL JOINTS @ 12’x12’ SPACING MAX. (C1 / C202).

16
.92

'
15

'
12

.08
'

40'

17
.79

'

D3
C301

GARDEN CENTER FENCE
(SEE ARCHITECTURAL DRAWINGS)

GARDEN CENTER:
5" NON-REINFORCED CONCRETE OVER EXISTING BASE.
CONTROL JOINTS AT APPROXIMATELY 10' SPACING (C1 / C202).

C3
C301

R5'

12'
6'

82.5' 4'

R10'

R30'

101.3333' 4'

6.2
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'8.7
5'

ADJUST CASTING TO
NEW FINISHED GRADE

54.7'

48'

38'

26
' (F

AC
E)

16
'

CONNECT TO EXISTING UNDERDRAIN

117 FT - UNDERDRAIN

122 FT - UNDERDRAIN

CONNECT UNDERDRAIN TO
EXISTING STORM SEWER

16
'

183 FT - UNDERDRAIN

PLACE BIKE RACK (TYP)
(SEE DETAIL D6 / C700)

PLACE BIKE RACK (TYP)
(SEE DETAIL D6 / C700)

0.83'

R40'
R30'

B4
C700

12
'

20
'

28
'

30
'

32.5'

10' DETECTABLE GROOVE

10' DETECTABLE GROOVE10' DETECTABLE GROOVE

7.67'
19
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16
.92
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38
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R5
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38.25' 39.25'

20
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19
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BUILDING CURB
(SEE ARCHITECTURAL DRAWINGS)

24.83'

D2
C700

5.5
'

HEAVY DUTY BITUMINOUS OVER
EXISTING BASE (SEE DETAIL C1 / C700)

175 FT - UNDERDRAIN

REPLACE SIDEWALK AND CURB
& GUTTER AS NECESSARY FOR
UNDERDRAIN INSTALLATION

CONNECT UNDERDRAIN TO
EXISTING CATCH BASIN

209 FT - UNDERDRAIN

41.67' 99.04' 48.37' 71.83' 51.08' 82.29'

20.38'
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0 20' 40'SCALE: 1" = 20' 10'

PHARMACY DRIVE UP STACKING SPACESC3

N

12' X 20' STACKING SPACE (TYP)

PHARMACY DRIVE UP OVERHEAD CANOPYFACE TO FACE
PHARMACY DRIVE UP

WINDOW LOCATION

PHARMACY DRIVE-UP SIGN
- ARROW IN DIRECTION OF PHARMACY

FILL IN ONE MORE GRAVEL BED

NEW LIGHT POLE
(SEE SITE ELECTRICAL DRAWINGS)

HEAVY DUTY BITUMINOUS OVER
EXISTING BASE (SEE DETAIL C1 / C700)

30
.37

'
64

.33
'

22'

SEE PLUMBING PLANS FOR
GREASE INTERCEPTOR &
ASSOCIATED PIPING WORK

CONCRETE:
APPROXIMATELY 10' X 20' CONCRETE SLAB TO
PROTECT GREASE INTERCEPTOR.
6" CONCRETE SLAB WITH PROPEX FIBERMESH 300-e3
(1.5 LB/C.Y.) ON 4” BASE COURSE.  CONTROL JOINTS
AT APPROXIMATELY 10' SPACING (C1 / C202).

SEE PLUMBING PLANS FOR ROOF
DRAIN PIPE AND CONNECTION

SEE PLUMBING PLANS FOR ROOF
DRAIN PIPE AND CONNECTION.

FIELD VERIFY EXISTING STORM.

FRONT WALK:
5" CONCRETE SLAB WITH PROPEX FIBERMESH

300-e3 (1.5 LB/C.Y.) ON 4” BASE COURSE.
CONTROL JOINTS @ 12’x12’ SPACING MAX. (C1 / C202). OVERHEAD CANOPY

(SEE ARCHITECTURAL DRAWINGS)
NEW LIGHT POLE
(SEE SITE ELECTRICAL DRAWINGS)

D3
C301

PROPOSED LEGEND

FENCE

HEAVY DUTY BITUMINOUS

CONCRETE PAVEMENT

UNDERDRAIN

STANDARD CURB & GUTTER

SIGN WITH BASESIGN SIGN MOUNTED ON BUILDING

BP BUMP POST

CART CORRAL

CO CLEAN OUTLIGHT POLE WITH BASE

BRIAN T. SINNOTT
MI - REGISTRATION #6201052169

EXP. DATE 10/31/2021

TRAFFIC DETECT LOOP TO BE CENTERED
ON TRANSACTION DRAWER.  COORDINATE

WITH ELECTRICAL AND INSTALL PER
MANUFACTURER'S SPECIFICATIONS.

SEE SHEET C202 FOR TENANT
WORK IN GARDEN CENTER
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C202

CONCRETE JOINTING
PLAN

NOTE:  ALL UTILITIES SHOWN ARE APPROXIMATE
LOCATIONS FROM FIELD DATA AND AVAILABLE
INFORMATION.  THEY SHOULD NOT BE INTERPRETED
AS EXACT LOCATIONS NOR SHOULD THEY BE
ASSUMED TO BE THE ONLY UTILITIES IN THE AREA.

NOTE:  THIS DOCUMENT IS PRELIMINARY IN NATURE
AND IS NOT A FINAL, SIGNED AND SEALED DOCUMENT.

0 30' 60'SCALE: 1" = 30'

CONCRETE JOINTING PLANC1

N

FINISH FLOOR = 829.00
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EQ
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L
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EQUALEQUAL

20
'

18
'

8.2
5'8'

10.6' 10.6' 10.6' 10.6' 10' 10'

MATCH EXISTING GARDEN
CENTER JOINTS AS POSSIBLE

32
'

(4
) E

QU
AL

28
.5'

(4
) E

QU
AL

(3) EQUAL (6) EQUAL (2)
EQUAL

(3) EQUAL(3) EQUAL (3) EQUAL (3)
EQUAL

(3)
EQUAL

(1) (2)
EQUAL

(8) EQUAL (2)
EQUAL

(1) (3)
EQUAL

(3)
EQUAL

(3) EQUAL(6) EQUAL(3)
EQUAL

(3)
EQUAL

ALIGN WITH BUILDINGALIGN WITH BUILDING ALIGN WITH BUILDINGALIGN WITH COLUMN ALIGN WITH COLUMNALIGN WITH COLUMN

ALIGN WITH COLUMN

ALIGN WITH COLUMN

(2) EQUAL

(2) EQUAL

(2) EQUAL (3) EQUAL

(2) EQUAL
(2) EQUAL

(3) EQUAL

B4
C700

B4
C700 B5

C700

BUILDING CURB (SEE ARCHITECTURAL DRAWINGS) BUILDING CURB (SEE ARCHITECTURAL DRAWINGS)
ALIGN WITH BUILDING

PROPOSED LEGEND

FENCE

HEAVY DUTY BITUMINOUS

CONCRETE PAVEMENT

UNDERDRAIN

STANDARD CURB & GUTTER

SIGN WITH BASESIGN SIGN MOUNTED ON BUILDING

BP BUMP POST

CART CORRAL

CO CLEAN OUTLIGHT POLE WITH BASE

BRIAN T. SINNOTT
MI - REGISTRATION #6201052169

EXP. DATE 10/31/2021

REMOVE FENCE
(SEE ARCHITECTURAL DRAWINGS)

REMOVE EXISTING LIGHT POLE
(SEE SITE ELECTRICAL DRAWINGS)
REPLACE CONCRETE TO NEAREST JOINT
(MATCH EXISTING)

0 20' 40'SCALE: 1" = 20' 10'

GARDEN CENTER TENANT DEMOLITION AND SITE LAYOUTA3

N

STRIPING KEYNOTES:
1. 4" SINGLE SOLID LINE, YELLOW

1

PAVEMENT STRIPING NOTES:
1. ALL DIMENSIONS MEASURED FROM FACE OF BUILDING.

2. ALL PAVEMENT MARKING SHALL BE YELLOW IN COLOR UNLESS NOTED OTHERWISE.

GARDEN CENTER FENCE
(SEE ARCHITECTURAL DRAWINGS)

TENANT FENCE
(SEE ARCHITECTURAL DRAWINGS)
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)
13

'

56.4'± 20'

1
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SWPP PLAN
0SCALE: 1" = 60' 60' 120'

SWPP PLANA1
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FINISH FLOOR = 829.00

SITE LOCATION MAP

3825 CARPENTER ROAD
CHARTER TOWNSHIP OF PITTSFIELD
WASHTENAW COUNTY, MICHIGAN

SECTION 12, TOWN 03 S, RANGE 06 E
42°14'00" N, 83°40'35" W

PARCEL #: L-12-12-300-035
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NOTE:  CONTRACTOR IS TO SWEEP STREET IMMEDIATELY
SHOULD SEDIMENT FROM SITE BE TRACKED ONTO
STREET.  PROVIDE CATCH BASIN INLET FILTERS AS
NECESSARY WITHIN STREET AND DOWNSTREAM OF SITE.

NOTE:  CONTRACTOR IS TO SWEEP STREET IMMEDIATELY
SHOULD SEDIMENT FROM SITE BE TRACKED ONTO
STREET.  PROVIDE CATCH BASIN INLET FILTERS AS
NECESSARY WITHIN STREET AND DOWNSTREAM OF SITE.

GRADING NOTES:
1. CONTOURS SHOWN ARE FOR REFERENCE ONLY.

2. PROVIDE POSITIVE DRAINAGE AT ALL TIMES TO ENSURE NO STANDING WATER WITHIN PAVEMENT, BUILDING PAD, OR
GREEN AREAS.

3. FOR ALL CURB ISLANDS, CENTER OF ISLANDS TO BE A MINIMUM OF 6" HIGHER THAN TOP OF CURB.

4. SEE "TYPICAL PAVEMENT AT MH AND CB" DETAIL B3 / C700 FOR SPECIAL GRADING REQUIREMENTS AROUND
STRUCTURES.

5. RESTORE ALL STREET SURFACES, DRIVEWAYS, CULVERTS, ROADSIDE DRAINAGE DITCHES, AND OTHER PUBLIC OR
PRIVATE STRUCTURES THAT ARE DISTURBED OR DAMAGED AS A RESULT OF CONSTRUCTION ACTIVITIES TO MATCH
AT A MINIMUM EXISTING CONDITIONS.

6. CONTRACTOR'S MANNER AND METHOD OF INGRESS AND EGRESS WITH RESPECT TO THE PROJECT AREAS SHALL IN
NO WAY PROHIBIT OR DISTURB NORMAL PEDESTRIAN OR VEHICULAR TRAFFIC IN THE VICINITY AND IS SUBJECT TO
REGULATION AND WRITTEN APPROVAL OF APPROPRIATE GOVERNING AGENCIES.

7. FINISHED SUBGRADE SURFACE SHALL NOT BE MORE THAN 0.1 FEET ABOVE OR BELOW ESTABLISHED FINISHED
SUBGRADE ELEVATIONS AND ALL GROUND SURFACES SHALL VARY UNIFORMLY BETWEEN INDICATED ELEVATIONS.
FINISHED DITCHES SHALL BE GRADED TO ALLOW FOR PROPER DRAINAGE WITHOUT PONDING AND IN A MANNER
THAT WILL MINIMIZE EROSION.

GENERAL SOIL EROSION AND SEDIMENTATION CONTROL NOTES:
IT IS THE OWNER'S RESPONSIBILITY TO OBTAIN THE SOIL EROSION PERMIT FROM THE PROPER GOVERNING AUTHORITY.

A CONTRACTOR / INSPECTOR SHALL INSPECT THE SOIL EROSION/SEDIMENT CONTROL DEVICES ONCE EACH WEEK AND/OR
WITHIN 24 HOURS OF A PRECIPITATION EVENT WHICH RESULTS IN A STORM DISCHARGE FROM THE SITE.

ALL DISTURBED NON-PAVEMENT AREAS MUST BE RESTORED WITH TOPSOIL, SEED, FERTILIZER, AND MULCH UNLESS
SODDED.

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

SILT FENCE SHOULD BE TRENCHED IN, BACKFILLED, AND STAPLED OR STAKED ACCORDING TO THE MANUFACTURER'S
SPECIFICATIONS.  MAINTENANCE INCLUDES THE REMOVAL OF BUILT-UP SEDIMENT WHEN THE SEDIMENT ACCUMULATES
TO 1/3 TO 1/2 THE HEIGHT OF THE FENCE.  CONTRACTOR SHALL REMOVE, REPLACE, RETRENCH, OR REBACKFILL THE
FENCE IF IT FAILS.  CONTRACTOR SHALL REINSTALL IF ANY PORTION OF THE FENCING IS DAMAGED BY CONSTRUCTION
MACHINERY.

INLET FILTERS SHALL BE SILT SACKS, DANDY BAGS, OR APPROVED EQUAL.  INLET FILTERS SHALL BE INSPECTED FOR
BUILDUP OF SILT AND OTHER DEBRIS.  THIS IS EVIDENT IF STRUCTURE IS CAUSING FLOODING.  MAINTENANCE SHALL
CONSIST OF REMOVING OF SEDIMENTS OR REPLACING FILTER AS NECESSARY.

SOIL EROSION CONTROL METHODS SHOWN ARE A GUIDELINE AND DO NOT RELIEVE THE CONTRACTOR FROM ADDITIONAL
METHODS THAT MAY BE REQUIRED BY THE SOIL EROSION CONTROL PERMIT.

THE CONTRACTOR WILL ENGAGE A CERTIFIED STORM WATER OPERATOR IN ACCORDANCE WITH EPA PHASE II RULES TO
MEET REQUIREMENTS OF THE PERMIT.  THIS OPERATOR WILL INSPECT THE JOB SITE AS REQUIRED BY RULE, NOTIFY JOB
SITE SUPERINTENDENT OF ANY DEFICIENCIES, AND ENTER FINDINGS IN THE JOB SITE INSPECTION JOB BOOK.

TOTAL DISTURBED AREA = 1.1 ACRES.

GENERAL CONTRACTOR SHALL COMPLETE CONSTRUCTION SEQUENCE SCHEDULE
WHEN MAKING APPLICATION FOR SOIL EROSION CONTROL PERMIT.

YEAR: 2020
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FINISH FLOOR = 829.00

NOT TO SCALE

PHARMACY DRIVE UP SECTIONC3

NOT TO SCALE

PAVEMENT REMOVAL / REPLACEMENT DETAILD3

2'-0" OVERLAP

FULL DEPTH BITUMINOUS
PER DETAIL C1 / C700

SAW CUT LINE

COLD MILL 1 1/2" &
REPLACE PER DETAIL C1 / C700

MATCH EXISTINGMX

EXISTING PAVEMENT SECTION

PROPOSED LEGEND

FENCE

HEAVY DUTY BITUMINOUS

CONCRETE PAVEMENT

UNDERDRAIN

STANDARD CURB & GUTTER
CONTOUR LINE828

PROPOSED SPOT GRADE828.00 FG

SIGN WITH BASESIGN SIGN MOUNTED ON BUILDING

BP BUMP POST

GRADING NOTES:
1. ALL SPOT ELEVATIONS ARE TO:

TOP OF PAVEMENT - (TP)
TOP OF SLAB - (TS)
TOP OF CURB - (TC)
TOP OF WALL - (TW)
GUTTER PAN - (GP)
STRUCTURE RIM - (RIM)
MATCH EXISTING - (MX)

UNLESS NOTED OTHERWISE.

2. CONTOURS SHOWN ARE FOR REFERENCE ONLY.

3. PROVIDE POSITIVE DRAINAGE AT ALL TIMES TO ENSURE NO STANDING WATER WITHIN PAVEMENT, BUILDING PAD, OR
GREEN AREAS.

4. FOR ALL CURB ISLANDS, CENTER OF ISLANDS TO BE A MINIMUM OF 6" HIGHER THAN TOP OF CURB.

5. SEE "TYPICAL PAVEMENT AT MH AND CB" DETAIL B3 / C700 FOR SPECIAL GRADING REQUIREMENTS AROUND
STRUCTURES.

6. RESTORE ALL STREET SURFACES, DRIVEWAYS, CULVERTS, ROADSIDE DRAINAGE DITCHES, AND OTHER PUBLIC OR
PRIVATE STRUCTURES THAT ARE DISTURBED OR DAMAGED AS A RESULT OF CONSTRUCTION ACTIVITIES TO MATCH
AT A MINIMUM EXISTING CONDITIONS.

7. CONTRACTOR'S MANNER AND METHOD OF INGRESS AND EGRESS WITH RESPECT TO THE PROJECT AREAS SHALL IN
NO WAY PROHIBIT OR DISTURB NORMAL PEDESTRIAN OR VEHICULAR TRAFFIC IN THE VICINITY AND IS SUBJECT TO
REGULATION AND WRITTEN APPROVAL OF APPROPRIATE GOVERNING AGENCIES.

8. FINISHED SUBGRADE SURFACE SHALL NOT BE MORE THAN 0.1 FEET ABOVE OR BELOW ESTABLISHED FINISHED
SUBGRADE ELEVATIONS AND ALL GROUND SURFACES SHALL VARY UNIFORMLY BETWEEN INDICATED ELEVATIONS.
FINISHED DITCHES SHALL BE GRADED TO ALLOW FOR PROPER DRAINAGE WITHOUT PONDING AND IN A MANNER
THAT WILL MINIMIZE EROSION.
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82'-6"12'-0" 4'-0"
99'-4"

SLOPE VARIES
(SEE PLAN)

SLOPE VARIES
(SEE PLAN)BUILDING FF

ELEV = 829.00

DRIVE AISLE:
6" CONCRETE SLAB WITH PROPEX
FIBERMESH 300-e3 (1.5 LB/C.Y.) ON 4”
BASE COURSE.  HEAVY BROOM FINISH.

EXISTING BASE1/2" WIDE EXPANSION JOINT WITH SEALANT
RESERVOIR AND SEAL 1/2" DEEP (TYP)

BUILDING CURB
(REFER TO ARCH PLANS)

2'-0"10"

6"

PHARMACY ISLAND:
5" NON-REINFORCED CONCRETE
OVER EXISTING BASE
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6" 6"
TOP OF CURB = 829.50
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REMOVAL

EXISTING ASPHALT

OVERLAP SEE DETAIL D3 / C301

NO HOT MIX ASPHALT SEALANT TO BE
APPLIED ALONG WALKS IN FRONT OF STORE

COARSE AGGREGATE DRAIN
STONE.  EXTEND TO BOTTOM
OF BITUMINOUS PAVEMENT.
4" PERFORATED UNDERDRAIN @
0.0% SLOPE WITH FILTER SOCK

2'-
0"

8"

SEE DETAIL C1 / C700 FOR
BITUMINOUS SECTION

1'-
1"

6" 6"

CART CORRAL

CO CLEAN OUTLIGHT POLE WITH BASE

BRIAN T. SINNOTT
MI - REGISTRATION #6201052169

EXP. DATE 10/31/2021
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PARADIGM DESIGN
|ARCHITECTS ENGINEERS

1906096GR

MEIJER
STORE 027

RESET &
REMODEL

PROJECT NO
CP-21-10027

3825 CARPENTER ROAD
YPSILANTI, MI 48197

OWNER

2350 3 MILE RD. N.W.
GRAND RAPIDS, MICHIGAN

CONST MANAGER

8-31-20 BIDS, PERMITS &
CONSTRUCTION

NOTE:  ALL UTILITIES SHOWN ARE APPROXIMATE
LOCATIONS FROM FIELD DATA AND AVAILABLE
INFORMATION.  THEY SHOULD NOT BE INTERPRETED
AS EXACT LOCATIONS NOR SHOULD THEY BE
ASSUMED TO BE THE ONLY UTILITIES IN THE AREA.

NOTE:  THIS DOCUMENT IS PRELIMINARY IN NATURE
AND IS NOT A FINAL, SIGNED AND SEALED DOCUMENT.

C501

STRIPING & SIGNAGE
PLAN

0 20' 40'SCALE: 1" = 20' 10'

FRONT OF STOREA1

N

0 20' 40'SCALE: 1" = 20' 10'

PHARMACY DRIVE UPC1

N

MA
TC

H 
LIN

E 
- S

EE
 C

1 A
BO

VE

MA
TC

H 
LIN

E 
- S

EE
 A

1 B
EL

OW

FINISH FLOOR = 829.00

NOTE:  ALL UTILITIES SHOWN ARE APPROXIMATE
LOCATIONS FROM FIELD DATA AND AVAILABLE
INFORMATION.  THEY SHOULD NOT BE INTERPRETED
AS EXACT LOCATIONS NOR SHOULD THEY BE
ASSUMED TO BE THE ONLY UTILITIES IN THE AREA.

NOTE:  THIS DOCUMENT IS PRELIMINARY IN NATURE
AND IS NOT A FINAL, SIGNED AND SEALED DOCUMENT.

SIGNAGE KEYNOTES:
1. STOP SIGN (C4 / C501)

2. ACCESSIBLE SIGN (C4 / C501)

3. VAN ACCESSIBLE SIGN (C4 / C501)

4. PHARMACY DRIVE-UP SIGN (C4 / C501)
- ARROW IN DIRECTION OF PHARMACY

5. NO PARKING - FIRE LANE SIGN (C4 / C501)

6. WRONG WAY SIGN (C4 / C501)

7. MEIJER PICKUP SIGN (C4 / C501)

8. QUICK TRIP PARKING SIGN (C4 / C501)

STRIPING KEYNOTES:
1. 4" SINGLE SOLID LINE, YELLOW

2. 12" STOP LINE, WHITE

3. ACCESSIBLE PARKING SPACES

4. CROSSWALK (E5 / C501)

5. NO PARKING AREAS
- 4" YELLOW STRIPE AT 2' O.C. AT 45° TO PARKING SPACE

6. LANE ARROWS, WHITE (E4 / C501)

NOT TO SCALE

FRESH / HOME SIGNSE1 NOT TO SCALE

WELCOME & LICENSEE SIGNSE2 NOT TO SCALE

PHARMACY DRIVE UP SIGNE3 NOT TO SCALE

PAVEMENT MARKINGSE4 NOT TO SCALE

CROSSWALK STRIPINGE5

5" DEEP INTERNALLY ILLUMINATED WITH WHITE LED'S.
SIDES OF LETTERS PAINTED WHITE.

4.1  SQ. FT. EACH
SURFACE APPLIED WHITE
WINDOW VINYL.

STOP

STOP

THROUGH ARROW

NOTE:
SEE SPECIFICATIONS FOR SLIP RESISTANT
ADDITIVE TO PAINT FOR CROSSWALKS.

WHITE VINYL

4'-8"

1'-
1"

10"

3'-8"

CENTER
OF LANE

9'-
6"

60
"

17"

DIMENSION VARIES
RE:  C501

PAINT 4" WIDE
STRIPES @ 24" O.C.
TRAFFIC YELLOW (TYPICAL)

3'3'

W
ID

TH
 V

AR
IE

S

STOP SIGN
RE: C4 / C501

3'-0" TALL x
6" SOLID

PAINT "STOP"
TRAFFIC YELLOW

(TYPICAL)

AREA = 74.6 SQ. FT.

AREA = 66.5 SQ. FT.

NOTES:

1. MARKINGS SHALL BE WHITE WITH REFLECTIVE SURFACES.

2. PAINT MATERIALS PER SPECIFICATIONS
EXCEPT FOR WITHIN RIGHT-OF-WAY.
MARKINGS WITHIN HIGHWAY RIGHT-OF-WAY
SHALL BE PER LOCAL CRITERIA.

TURN ARROW

CENTER
OF LANE

20"15"

6'-7"

37
"

20
"

40"39"

8'-
0"

32"

R 52"

20.0 SQ. FT. EACH

ACTUAL GEOMETRY OF
LICENSEE SIGN TO MATCH
RETAILERS CORPORATE LOGO,
INTERNALLY ILLUMINATED

NOT TO SCALE

MEIJER LOGO SIGND4

INTERNALLY ILLUMINATED "MEIJER" CHANNEL
LETTERS TO MATCH CORPORATE LOGO & COLORS.

SIDES OF LETTERS & RETAINERS TO BE PAINTED
TO MATCH RESPECTIVE FACE COLORS.

BLUE DOTS

RED LETTERS

AREA = 498.6 SQ. FT.

27.8  SQ. FT.NON -ILLUMINATED 1" DEEP EXTERIOR QUALITY FOAM LETTERS.

VAN
ACCESSIBLE

THIS DETAIL IS FOR ALL SITE REGULATORY
SIGNAGE (I.E. STOP SIGNS, ACCESSIBLE
SIGNS, FIRE LANE SIGNS, ETC.)

STOP SIGNS AT DRIVE ENTRANCES SHALL BE LOCATED 12'-0" FROM R.O.W. LINE.

NOTE: SIGN, POLE AND BASE FURNISHED AND INSTALLED BY CONTRACTOR.

ALL SIGN MATERIAL:
ALLSTATE SIGN AND PLAQUE CORP., 70 BURT DRIVE DEER PARK,
N.Y. 11729, 1-800-645-6330, OR APPROVED EQUAL

STOP SIGNS:
NO. 5-NYR2 REFLECTIVE 30", .080" ALUMINUM WITH
SCOTCHLITE, OR APPROVED EQUAL

NO PARKING - FIRE LANE SIGNS:
NO. W-GR-53, 12" X 18" SERIES 100, NON-REFLECTIVE,
OR APPROVED EQUAL

WRONG WAY SIGNS:
NO. 5-NYR53A 30"X18".  UV SCREEN PRINTED ALUMINUM.

ACCESSIBLE PARKING SIGNS:
NO. 5-HA7-8, REFLECTIVE 0.080: ALUMINUM WITH SCOTCHLITE,
OR APPROVED EQUAL.

SUPPLEMENTAL VAN ACCESSIBLE SIGNS:
NO. 5-PR127, REFLECTIVE 0.080: ALUMINUM WITH SCOTCHLITE,
OR APPROVED EQUAL.

UNPAINTED GALVANIZED
2-1/4" SQUARE TUBE
BASE POST SUPPORT
WITH 3/8" BOLT/NUT

UNPAINTED GALVANIZED
2" SQUARE TUBE POST

GRADE

30
"

7'-
0"

 M
IN

IM
UM

 F
OR

 A
LL

 V
AN

AC
CE

SS
IB

LE
 P

AR
KI

NG
 S

TA
LL

S
6'-

8"
 F

OR
 A

LL
 O

TH
ER

 S
IG

NA
GE

 1/
2"

3"

GREEN

WHITE

BLUE

SIGN: STATE MANUAL
ACCESSIBLE PARKING
SIGN 12" x 18"

SIGN: STATE MANUAL
SUPPLEMENTAL SIGN
6" x 12"
INSTALL ONLY AT VAN
ACCESSIBLE SPACES.

WHITE
GREEN

INSTALLATION IN PAVED AREAS:
POSTS ARE TO BE LOCATED AS SHOWN ON SIGNAGE PLAN AND SET IN
PRECAST REINFORCED CONCRETE SIGN POST BASE AS
MANUFACTURED BY BUSH CONCRETE PRODUCTS, MUSKEGON, MI., OR
APPROVED EQUAL. MOUNT SIGN TO POST PER MANUFACTURER'S
RECOMMENDATIONS.

PAVED AREASLAWN AREAS

UNPAINTED
GALVANIZED
STEEL
U-CHANNEL
POST

GRADE

6'-
8"

 (A
T 

R.
O.

W
.)

4'-
2"

 (A
T 

IN
TE

RI
OR

 R
OA

DS
)

3'-
0"

2'-
6"

1/2
"

18
"

INSTALLATION IN LAWN AREAS:
POSTS ARE TO BE LOCATED 5'-0" FROM EDGE OF CURB.  BURY POST
3'-0" DEEP AND AS SHOWN ON TRAFFIC CONTROL PLAN.  MOUNT SIGN
TO POST PER MANUFACTURER'S RECOMMENDATIONS.

PAVEMENT STRIPING NOTES:
1. ALL DIMENSIONS MEASURED FROM FACE OF BUILDING.

2. ALL PAVEMENT MARKING SHALL BE YELLOW IN COLOR UNLESS NOTED OTHERWISE.

3. CROSSWALK STRIPING TO BE CENTERED ON THE BUILDING AND GARDEN CENTER ENTRANCES.

BUILDING AND SITE SIGNAGE NOTES:
1. STOP SIGNS AND FIRE LANE SIGNS ALONG FRONT OF THE STORE TO BE ON MOVABLE CONCRETE BASES.

2. INSTALL CART CORRALS PROVIDED BY OWNER.

10
'-0

"

45'-33
4"

17
'-77 8"

5'-
0"

14'-11"

5'-
0"

13'-3 1/2"

17'-11"

2'-
6"

pharmacy drive up WALL LETTERS COLOR - WHITE OR BLUE

NOT TO SCALE

TRAFFIC CONTROL SIGNAGEC4

PHARMACY
DRIVE-UP

SIGN

*

* ALL SPECIAL SIGNS TO BE WHITE BACKGROUND
WITH BLACK LETTERING AND BORDER.

84 SIGN

24"

30
"

6'-
8"

12"

18
"

6'-
8"

GRADE

UNPAINTED GALVANIZED
2-1/4" SQUARE TUBE
BASE POST SUPPORT
WITH 3/8" BOLT/NUT

UNPAINTED GALVANIZED
2" SQUARE TUBE POST

PHARMACY DRIVE UP SIGN - E3

WELCOME SIGN - E2

MEIJER LOGO SIGN - D4

HOME SIGN - E1

1

5

5

5

4

1 1

1

6

6

1

1 1

6
6

30'
4

30'
4

4
10'

1

1

1

1

1

1

1

2

2

2

1

1

1

4
10'

2
44.83'

10'4

12'

10
'

15
'

15
' (F

AC
E)

8'
15

'
15

' (F
AC

E)

8'
15

'
15

' (F
AC

E)

FRESH SIGN - E1WELCOME SIGN - E2

2'

1

PAINT 6' TALL "RX"
TRAFFIC YELLOW

3

3

3

3

3

3

8'
8'

9.6
7'±

8'
8'

8'
8'±

27
'±

5'
5'

20'

REPAINT BARRIER FREE
SPACES TO MATCH EXISTING

PROPOSED LEGEND

FENCE

HEAVY DUTY BITUMINOUS

CONCRETE PAVEMENT

UNDERDRAIN

STANDARD CURB & GUTTER

SIGN WITH BASESIGN SIGN MOUNTED ON BUILDING

BP BUMP POST

CART CORRAL

CO CLEAN OUTLIGHT POLE WITH BASE

BRIAN T. SINNOTT
MI - REGISTRATION #6201052169

EXP. DATE 10/31/2021

SEE SHEET C202 FOR TENANT
WORK IN GARDEN CENTER
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NOT TO SCALE

BIKE RACK DETAILD6

NOTES:
1. INSTALL BIKE RACKS ACCORDING TO MANUFACTURER'S SPECIFICATIONS.
2. FINISH TO BE GALVANIZED UNLESS OTHERWISE DIRECTED BY OWNER.
3. SEE SITE PLAN FOR LOCATION OR CONSULT OWNER.

MADRAX BIKE RACK
PRODUCT: CHP-7-IG(SF)
DESCRIPTION: CHALLENGER PLUS BIKE RACK 7 BIKE,

SURFACE MOUNT

MADRAX DIVISION
GRABER MANUFACTURING, INC.
1080 UNIEK DRIVE WAUNAKEE, WI 53597
P(800) 448-7931, P(608) 849-1080, F(608) 849-1081
WWW.MADRAX.COM, E-MAIL: SALES@MADRAX.COM

2-3/8" OD STEEL TUBING

SURFACE FLANGE
MOUNT BIKE RACK

9/16"Ø HOLE IN FLANGE

3/8" STAINLESS STEEL
WEDGE ANCHOR BOLTS

CONCRETE PAVEMENT

100"±1"
22"±1/2"

36
"

7"Ø

97 1/2"±1"
5 LOOP - 7 BIKE

NOT TO SCALE

STANDARD CURB & GUTTERD2

2'-0"

6"
5/8

"

6"

6"
7"

1'-
0"

6 1
/8"

5 7
/8"

3"R 2"R

2'-0"

6"
5/8

" 6"

6"
7"

1'-
0"

3"R

2"R

6 1
/8"

5 7
/8"

NEGATIVE

POSITIVE

NOT TO SCALE

CONTRACTION JOINTD3 NOT TO SCALE

EXPANSION JOINTD4 NOT TO SCALE

CONCRETE PAVEMENT EDGED5

STRUCTURE

d
VA

RI
ES

CONCRETE PAVEMENT

SEALANT RESERVOIR AND SEAL

1/2" EXPANSION
JOINT FILLER

AGGREGATE
BASE COURSE

2" 2"

12" 12"

48" (MIN)
1 PANEL LENGTH (MAX)

48" (MIN)
1 PANEL LENGTH (MAX)

AGGREGATE BASE (C.I.P.)
COMPACTED SUBGRADE (C.I.P.)

SLOPE BASE 0.5% TO
PROVIDE POSITIVE DRAINAGE
(ONE SIDE OF JOINT MINIMUM)

CONCRETE PAVEMENT 1/2" WIDE EXPANSION JOINT WITH
SEALANT RESERVOIR AND SEAL 1/2" DEEP

CONCRETE PAVEMENT

SPACE 1/8" JOINTS IN ACCORDANCE
WITH B1 PLAN AND AS NOTED

d

AGGREGATE BASE (C.I.P.)
COMPACTED SUBGRADE (C.I.P.)

d/4 (MIN)

NOT TO SCALE

LIGHT WEIGHT / HEAVY DUTY PAVEMENT SECTIONC1

NOTES:

1. ALL ITEM NUMBERS REFER TO STATE OF MICHIGAN DEPARTMENT OF TRANSPORTATION
STANDARD SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION.

2. THE SURFACE FOR BOTH TYPES CAN BE COMPLETED AT THE SAME TIME.  ALL
PAVEMENT JOINTS SHOULD BE SQUARE WITHOUT FEATHERING.

3. SEE SPECIFICATIONS FOR MODIFICATIONS TO STANDARD BITUMINOUS D.O.T. MIXES.

4. IF WEDGING IS REQUIRED. REDUCE LEVELING COURSE THICKNESS TO 1 1/2" AND ADD 1
1/2" MINIMUM BASE COURSE.

12" 12"

VA
RI

ES

HEAVY DUTYLIGHT DUTY
2" MDOT 36A -
ASPHALTIC CONCRETE WEARING COARSE

EXISTING SUBGRADE
EXISTING AGGREGATE BASE

2 1/2" MDOT 13A -
ASPHALTIC CONCRETE LEVELING COARSE
TACK COAT @ 0.10 GAL/SY

1.5" MDOT 36A -
ASPHALTIC CONCRETE WEARING COARSE

EXISTING SUBGRADE

EXISTING AGGREGATE BASE
2" MDOT 13A -

ASPHALTIC CONCRETE LEVELING COARSE
TACK COAT @ 0.10 GAL/SY

NOT TO SCALE

UNDERDRAIN AT CONCRETE SLABC3

X

X

X

X X X XXXX

4"
 M

IN
.

6"

12" MAX

24
"

12" WIDE x 8" DEEP BIT.

TURN DOWN CONCRETE SLAB.
PROVIDE THICKNESS &

REINFORCING PER PLAN.

COMPACTED AGGREGATE
WELL DRAINED MATERIAL

BASE LAYER MUST SLOPE
TOWARDS UNDERDRAINS (MIN 1%)

APPROVED COMPACTED
SITE SUBBASE

4" PERFORATED UNDERDRAIN AT 0% SLOPE
WITH FILTER SOCK AT PEDESTRIAN WALKS
AS SHOWN ON SITE DRAINAGE DRAWING.
CONNECT TO NEAREST CATCH BASIN.

COMPACTED AGGREGATE

COARSE AGGREGATE DRAIN STONE.
EXTEND TO BOTTOM OF ASPHALT PAVEMENT.

PAVING - REFER TO PAVEMENT
STRUCTURE LEGEND ON SITE
PAVING DRAWING

NO HOT BITUMINOUS ASPHALT
SEALANT TO BE APPLIED ALONG
WALKS IN FRONT OF STORE

6"
 M

IN
.

1'-
1"

6" 6"

8"

NOT TO SCALE

GUARD POST DETAILC5

NOTES:
1. SEAL BOTTOM OF SLEEVE TO CONCRETE WITH SONOLASTIC CLEAR 25

ADHESIVE AND WATERPROOF SEALANT.
2. FOR INFORMATION ON BOLLARDS LOCATED AT THE FUEL ISLANDS, REFER

TO FUEL PLANS BY DIAMOND Z.
3. CONCRETE BASE SHALL BE CROWNED WHEN LOCATED IN UNPAVED AREAS

FOR DRAINAGE PURPOSES.

BOLLARD TYPE* SLEEVE HEIGHT SLEEVE SIZE SLEEVE TYPE
GUARD POST

DECORATIVE

42" 6" IDEAL SHIELD 1/4" DOME TOP, YELLOW

48" 10" IDEAL SHIELD 10" DECORATIVE RIBBED, GRAY
* - BOLLARD TYPE AS NOTED ON PLANS

MODEL NO.
BPD-YL-6-42-S

RIBB-GY-10-48-S

FINISHED GRADE

SEALANT TOP OF
PAVEMENT

SLEEVE, PER
TABLE BELOW

REMOVE PAVEMENT AS
REQUIRED TO INSTALL BOLLARD

6" CONCRETE FILLED STEEL
PIPE BOLLARD, PRIMED.

CONCRETE BASE18"

3'-
0"

6"
SE

E 
TA

BL
E

BE
LO

W

EDGE OF DOOR OPENING

WALL THICKNESS
AND CONSTRUCTION
NOTED ELSEWHERE

1'-
2"

1"

℄
℄

1'-
2"

1'-2"

PIPE POST GUARD

LINE OF BUILDING OR
EDGE OF CONCRETE SLAB

PLAN VIEW

PLAN VIEW
AT CORNER OF BUILDING

NOT TO SCALE

SIDEWALK RAMP DETAILSB1

CI-049NO SCALE

A

A

RAMP SECTION            (AA)

RAMP
12:1 MAX

RAMP
12:1 MAX

SIDEWALK

SIDEWALK

NO SCALE
RAMP PLAN

NO SCALE
RAMP PLAN

DETECTABLE GROOVE DETAIL

CONCRETE PANEL TO BE
6" THICK WHERE DOMES
OR GROOVES ARE USED

SLOPE ADJOINING WALK
AS REQUIRED TO MAINTAIN
SPECIFIED SLOPE LIMITS

DETECTABLE WARNING FIELD
(ONLY IF REQUIRED BY LOCAL
ORDINANCE OR CODE)
FLARED RAMP SIDE SLOPE
1:10 MAX. SLOPE

6'-0" MIN.
1'-6" WHEN ADJACENT TO

LAWN OR LANDSCAPING AREA

5' MIN
6'-0" MIN.
1'-6" WHEN ADJACENT TO
LAWN OR LANDSCAPING AREA

6" 24"

RAMP
DISTANCE VARIES
12:1 MAX SLOPEDROP CURB & WALK TO

ACCOMMODATE RAMP.  MATCH
ADJACENT CURB PROFILE.

RAMP SURFACE
DETECTABLE WARNING FIELD
(ONLY IF REQUIRED BY LOCAL ORDINANCE OR CODE)
EXPANSION JOINT

1/4" WIDE x 1/4" DEEP TOOLED
GROOVES AT 2" O.C., 24" WIDE

6' 5' MIN 6'

24
"

6"

DETECTABLE WARNING FIELD
(ONLY IF REQUIRED BY LOCAL
ORDINANCE OR CODE)

CONCRETE PANEL TO BE
6" THICK WHERE DOMES
OR GROOVES ARE USED

ADD CONTROL JOINTS OFF
CORNERS OF ADA DOMES

NOT TO SCALE

TYPICAL PAVEMENT AT MH AND CBB3

FLAT TOP CATCH BASIN DETAIL

CONE TOP MANHOLE DETAIL

3'-0"
TRANSITION

TYP ALL AROUND FL
US

H

3'-0"
TRANSITION

TYP ALL AROUND FL
US

H

BITUMINOUS PAVEMENT

AGGREGATE BASE COURSEBOTTOM OF GRADE RINGS

BITUMINOUS PAVEMENT

AGGREGATE BASE COURSE

NOT TO SCALE

SECTIONB5NOT TO SCALE

SECTIONB4

2'-0" 6"

6" 6"

1'-
1"

BITUMINOUS OR
CONCRETE PAVING

1/4" WIDE x 1/4" DEEP TOOLED
GROOVES AT 2" OC, 24" WIDE

6"

6" 6"

1'-
1"

2" RADIUS WHERE BITUMINOUS DOES
NOT MATCH TOP OF CONCRETE

PAVING

1/4" WIDE x 1/4" DEEP TOOLED GROOVE

NOT TO SCALE

FIRE HYDRANT AND WATER VALVE LAYOUTA1

NOTES:

PROVIDE POSITIVE DRAINAGE AWAY FROM THE
FIRE HYDRANT AND CONCRETE PAD.

GUARD POSTS NOT REQUIRED WHERE FIRE HYDRANT IS BEHIND CURB.
FIRE HYDRANTS LOCATED IN LOADING DOCK AREAS WILL
REQUIRE 2 GUARD POSTS REGARDLESS IF THERE IS CURB.

WATER MAIN

WATER MAIN

VALVE

FIRE HYDRANT
OR P.I.V.

4" THICK CONCRETE
W/ 6x6W2.9xW2.9 WWF
PROVIDE CRACK
CONTROL JOINTS

GUARD POST,
4 REQUIRED

9'-0" TYP
5'-6" TYP

2'-9"
TYP WATER VALVE

18" DIA. x 4" THICK
CONCRETE PAD

FIRE HYDRANT
OR P.I.V.

GUARD POST,
2 REQUIRED

EDGE OF PAVEMENT
18" DIA. x 4" THICK

CONCRETE PAD

VALVE

2'

4'
2'

WATER VALVES IN
NON-PAVED AREAS

IN PAVED AREAS

IN NON-PAVED AREAS

FINISHED GRADE TOP OF CURB OR
EDGE OF BITUMINOUS

3'-0" MIN VARIES

20
"±

2"

3"

PUMPER NOZZLE
TO FACE STREET

TRAFFIC FLANGE

DE
PT

H 
OF

 B
UR

Y-
SE

E 
SP

EC
IF

IC
AT

IO
NS

1 CYD PEASTONE
NO STONE REQUIRED IF

HYDRANT DRAIN IS PLUGGED
HYDRANT CONNECTING PIECE INTEGRALLY

CAST M.J. GLAND ON ONE END, D.I.
ROTATABLE M.J. GLAND ON OTHER END

18" DIA. x 4" THICK
CONCRETE PAD
VALVE BOX WITH LID

6" M.J. GATE VALVE

M.J. TEE

UNDISTURBED EARTH

COMPACTED SAND

(2) 3/4" DIA STAINLESS STEEL TIE
RODS OR MEGA-LUG RETAINER
GLAND BETWEEN VALVE AND TEE

NOT TO SCALE

HYDRANT ASSEMBLY DETAILA2 NOT TO SCALE

TYP. CLEANOUT DETAILA4

20" DIA. x 12" THICK CONCRETE PAD

CAST IRON CLEANOUT
ZURN Z-1402 OR

APPROVED EQUAL

GRADE OR PAVING

COMPACTED GRANULAR
MATERIAL

SEWER MAERIAL & SIZE
AS SPECIFIED

RE
: A

1/C
40

0

NOT TO SCALE

UTILITY TRENCHA5

 MAXIMUM TRENCH WIDTH
PIPE SIZE

30"
O.D. +16"
O.D. +24"

 6" - 12"
15" - 30"
36" - 60"

PAVED AREASUNPAVED AREAS

TRENCH WIDTH

PIPE EMBEDMENT
ZONE BACKFILL

4"

PIPE

12" MINIMUM

MINIMUM WIDTH OF TRENCH
PER MANUFACTURER'S

RECOMMENDATIONS

COMPACTED BACKFILL ABOVE PIPE EMBEDMENT
ZONE SHALL BE CLEAN SITE SUBSOIL IF OVER 10'

FROM ROAD SURFACES, DRIVES, PAVED AREAS, ETC.
USE APPROVED GRANULAR MATERIAL WHEN

EXCAVATED AREA IS WITHIN A 10' MIN. DISTANCE
FROM ROAD SURFACES, DRIVES, PAVED AREAS, ETC.

SURFACE RESTORATION TO
MATCH EXISTING CONDITIONS

MINIMUM WIDTH OF TRENCH
PER MANUFACTURER'S

RECOMMENDATIONS

PAVEMENT

BASE

BACKFILL

4" PERFORATED PIPE

PIPE

4"

APPROVED ALT:  MCCUE POST COVER, YELLOW 307 CSPC-6R-54

SEWER PIPE

* CONTRACTOR TO PROVIDE PROPERLY
SIZED STRUCTURE BASED UPON PIPE
SIZES, ANGLES, AND GRATES PER
MANUFACTURERS RECOMMENDATIONS.

4' MIN *

24" DIA. CASTING, SEE SPEC.
"STORM" CAST ON COVER

TOP AT FINISH GRADE UNLESS
NOTED OTHERWISE ON PLANS

PRECAST CONC. RISERS ADJUSTING
HEIGHT 4" MIN. TO 12" MAX. WITH
NON-HARDENING, PREFORMED,

BUTYL MASTIC MATERIAL.

PRECAST CONC. MANHOLE SECTIONS
ASTM C-478 W/ MODIFIED TONGUE

JOINTS AND RUBBER GASKET

GROUTED OR GASKETED SEAL

UNDISTURBED EARTH

SET INTEGRAL BASE ON 4" MIN.
COMPACTED AGGREGATE BASE

3" MIN. CLEARANCE
BETWEEN PIPE & BASE

CONC. FLOW CHANNEL FROM
PIPE INVERT TO TOP OF PIPE

MANHOLE STEPS 16" O.C.
BOTTOM STEP MAX. 2' ABOVE FLOOR

PRECAST CONC. CONE
OR FLAT TOP SECTION

NOT TO SCALE

TYPICAL STORM MANHOLED1
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GENERAL NOTES

1.       DISCONNECT, REMOVE AND DISPOSE OF ALL NON-LED SITE LIGHTING LUMINAIRES
AS REQUIRED.  EXISTING POLES SHALL REMAIN U.O.N..  (TYPICAL)

2.       UTILIZE EXISTING WIRING.  NOTE SOME POLES MAY HAVE CONDUIT EXTERNAL TO
CONCRETE BASE, THESE LOCATIONS SHALL BE PAINTED (HAZARD YELLOW).  SEE
SPECIFICATIONS.

3.      MAKE NECESSARY REPAIRS TO CHIPPED AND DAMAGED SITE LIGHTING CONCRETE
BASES PRIOR TO PAINTING, FIELD VERIFY EXISTING CONDITIONS.

4.      INTERNALLY SUPPORT VERTICAL WIRING WITHIN POLE AS REQUIRED PER
MANUFACTURER TO MINIMIZE RATTLING DURING HIGH WINDS.

1. CALCULATION RESULTS SHOWN ON PLAN ARE IN FOOT CANDLES (fc) AND
MEASURED AT GROUND LEVEL.

2. CALCULATION GRID POINTS ARE 20' x 20' SPACING.

3. ALL PROPOSED SITE LIGHTING IS FULL CUTOFF WITH FLAT LENS AND/OR
RECESSED WITH LED SOURCE.  REFER TO PROJECT FIXTURE SCHEDULE AND
MANUFACTURER SPECIFICATION CUT SHEETS FOR ADDITIONAL DESCRIPTIONS.

4. REFER TO SHEET ESL201 FOR FIXTURE DATA AND PHOTOMETRIC VALUES.

PHOTOMETRIC SUMMARY

ELECTRICAL PLAN NOTES

1

2 REMOVE EXISTING LUMINAIRES ON EXISTING POLE, PROVIDE NEW
LED LUMINAIRE HEAD(S) AS NOTED. UTILIZE EXISTING POLE AND
WIRING.

3

CLEAN, PRIME AND PAINT CONCRETE POLE BASE.  PAINT ALL
CONCRETE POLE BASES (HAZARD YELLOW).  SEE SPECIFICATION.
PAINT AFTER SETTING NEW ANCHOR BOLTS.

4

5

6

7

EXISTING POLE, LIGHTING AND BASE TO BE REMOVED AND REPLACED
WITH NEW BASE, POLE AND LUMINAIRE AS NOTED. PROTECT WIRING
FOR REUSE AND PROVIDE WATER TIGHT ELECTRICAL VEHICLE RATED
GRADE BOX WITH TAP KITS AS REQUIRED TO EXTEND EXISTING
WIRING AS NEEDED. SEE LIGHTING BASE DETAIL THIS SHEET.
GRADE BOX FOR EXISTING WIRING EXTENSION.

PROVIDE (2) #6, (1) #8 GND. - 1"C UNDERGROUND FOR CONNECTION
OF NEW PHARMACY DRIVE-THRU LIGHTING INTO EXISTING
CONTROLLED CIRCUITRY AS REQUIRED.  COORDINATE WITH CIVIL
TRADES.  FIELD VERIFY EXISTING CONDITIONS.

NEW LIGHTING POLE AT NEW LOCATION. REFER TO BASE DETAIL THIS
SHEET.

5.     REFER TO C.M. SCOPE DOCUMENT FOR ALTERNATE TO PROVIDE ALL NEW WIRING TO
SITE LIGHTING IN LIEU OF REUSING/EXTENDING EXISTING.

REMOVE EXISTING POLE AND LUMINAIRE(S) , PROVIDE NEW POLE AND
LUMINAIRE(S) AS NOTED.  UTILIZE EXISTING WIRING.

PROVIDE (2) #6, (1) #8 GND. - 1"C UNDERGROUND FOR CONNECTION
OF NEW SITE LIGHTING TO THE EXISTING CONTROLLED SITE LIGHTING
CIRCUIT, EXTEND EXISTING CIRCUITRY AS REQUIRED.  COORDINATE
WITH CIVIL TRADES.  FIELD VERIFY EXISTING CONDITIONS.

8

LUMINAIRE LEGEND
MARK DESCRIPTION MANUF. / CATALOG NO. VOLTAGE REMARKS QUANTITYLAMPS

SCALE:
OVERALL SITE LIGHTING PLAN

1/64" = 1'-0"

C800

ELECTRICAL SITE PLAN
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*VIEW FROM RIGHT*

MEIJER 027 EXISTING EXTERIOR
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MEIJER 027 EXTERIOR DESIGN
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*VIEW FROM LEFT*

*VIEW FROM RIGHT*

MEIJER 027 EXTERIOR DESIGN (NEW EIFS)
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Preliminary and Final Site Plan Review 
For 

Pittsfield Township, Michigan 
 
 
 

 
File Number: CSPA 20-04 
 
Applicant:  Meijer, Inc. 
  
Project Name: Meijer Remodel – Carpenter Road 
  
Plan Date: August 31, 2020 
 
Location: 3825 Carpenter Road 
  
Zoning: C-2, Regional Commercial 
    
Action Requested: Preliminary and Final Site Plan Approval 
   
PROJECT AND SITE DESCRIPTION 

  
The applicant is proposing 4,250 square feet of building additions along the front (west) elevation, a new 
pharmacy drive-through lane (southwest corner of existing structure), and upgrades to the existing 
façade/exterior building materials and front drive lane immediately adjacent to the building (drive-
through uses are a permitted use in the C-2 zoning district).   Please note that the plans include revisions 
to gas station.  The gas station is not part of this review.  Any gas station improvements will be considered 
under a separate future review.   
 
The subject site is zoned C-2, Regional Commercial; drive-through uses are a permitted use in the C-2 
zoning district. 
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Location of Subject Site: 

Aerial Image of Subject Site and Vicinity 
 

 
Source: MapWashtenaw 
 
Current Zoning: 
C-2, Regional Commercial 
 
Proposed Use of Subject Property: 
Meijer retail store 
 
Items to be Addressed:  None. 
 
AREA, WIDTH, HEIGHT, SETBACKS 

 
The location of structures on the property will not be modified as part of the proposed site improvements.  
We note the dimensions of the proposed building additions have been provided on the revised plan 
sheets.   
 
Items to be Addressed:  None. 

Areas of Improvements 



CSPA 20-04 Meijer Remodel – Carpenter Road 
September 23, 2020 

3 

 
SITE ARRANGEMENT 

 
Site arrangement will remain as currently developed with a proposed pharmacy drive-through at the 
southwest corner of the existing structure.  The applicant has addressed previous concerns regarding  the 
pharmacy drive-through stacking lanes and pedestrian crossings in the drive-through area (see comments 
in the Pharmacy Drive-Through section below).   
 
Items to be Addressed:  None. 
 
PHARMACY DRIVE-THROUGH 

 
The drive-through is proposed to que in the main drive aisle.  Four (4) stacking spaces in addition to the 
space provided at the window for service is provided.  Each stacking space is dimensioned 12 feet by 20 
feet as required.  The applicant has added safety features such as pedestrian striping and signage.   
 
Items to be Addressed:  None   
 
PARKING, LOADING 

 
No modifications to the existing parking or loading areas is proposed.   
 
Items to be Addressed: None. 
 
SCREENING & LANDSCAPING 

 
No additional screening or landscaping is proposed as the site improvements are all located within the 
built constraints of the site.  We recommend that the interior of the drive-through loop be landscaped 
similar to the landscaping at the Meijer on Ann Arbor-Saline Road.  
 
Items to be Addressed: Landscape interior of drive-through loop. 
 
LIGHTING 

 
No additional or modification to existing lighting is proposed. 
 
Items to be Addressed: None. 
 
ELEVATIONS AND FLOORPLANS 

 
Elevation renderings and floorplans have been provided.  The applicant is adding a significant investment 
to the site including new masonry and and tower elements.   In our previous reviews we noted the use of 
an EIFs building material and asked the applicant to consider an alternative material.  The applicant notes 
that the amount of new EIFs is minimal and offset with additional masonry.  
 
Items to be Addressed: None  
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RECOMMENDATIONS 
 
Overall we strongly support and encourage the investment to the Carpenter Road Meijer store.  We 
recommend preliminary and final site plan approval with the following condition:  

 
1. Landscape interior of drive-through loop 

 
 



Pittsfield Charter Township 
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6201 West Michigan Avenue, Ann Arbor, MI 48108 

Phone: (734) 822-3101  Fax: (734) 944-1103 
Website: www.pittsfield-mi.gov 

 
Mandy Grewal, Supervisor 
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MEMORANDUM 

 
TO:  Pittsfield Township Planning Commission 
 
FROM: Eric Humesky, P.E.  
  Township Engineer 
 
DATE:  March 10, 2020 
 
SUBJECT: Meijer Store 027 Remodel  
  C.S.P.A. #20-04 
  Combined Preliminary and Final Site Plan Review 
 
We have reviewed the February 07, 2020, 5-sheet submittal of the above combined preliminary and final site 
plan that was received by the Township on February 7, 2020 and comment as follows: 

1. Sheet C100, Existing Conditions: 

a. The manholes shown near the center of the front of the building should be labeled. It 
seems the group of four manholes will be in the influence of the proposed building 
additions.  

2. Sheet C101, Demolition Plan – Temporary Driveway Plan: 

a. In the Demolition Plan, tree fence should be proposed to protect the existing trees in the 
landscape islands and soil erosion control measures should be proposed to prevent 
construction runoff from entering the storm system.  

b. Removals of the existing storm drains south of the building shall be labeled. Details on 
how the existing storm drains will be abandoned or removed should be provided.  

3. Sheet C200, Site Layout Plan: 

a. Per Note #3 in the Site Plan Notes, the location and details of the proposed lighting should 
be provided in the plans.  

b. Sections for the proposed concrete and asphalt pavement should be provided with 
proposed mix designs.  

4. Sheet C201, Site Layout & Utility Plan: 

http://www.pittsfield-mi.gov/
mailto:utilities@pittsfield-mi.gov
mailto:utilities@pittsfield-mi.gov
mailto:planning@pittsfield-mi.gov
mailto:engineering@pittsfield-mi.gov
mailto:codeenforcement@pittsfield-mi.gov
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Page 2 of 2 
 

a. Proposed grades and slopes shall be provided in the proposed walkways.   

b. The proposed rim adjustments shall include proposed rim elevations.  

c. The proposed underdrain should be shown connecting to a storm structure instead of the 
storm sewer. 

d. “Fire Lane, No Parking” signs shall be proposed along the frontage of the building.  

e. Several details and plans refer to sheets C202, C301, C501, and C700. These sheets shall 
be provided for review.  

5. All walkways must be ADA compliant. 

6. The name of the project, “Meijer Remodel,” and the Township identifying number, “C.S.P.A. 
#20-04,” should be placed at the bottom right corner of the Cover Sheet. 

7. Prior to a pre-construction meeting, the Applicant shall provide a performance guarantee to the 
Township in accordance with Section 3.09 of the Zoning Ordinance.   

8. With each re-submittal, the preparer shall provide a written summary of revision made to the 
plans. 
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