PLANNING AND DEVELOPMENT SERVICES STAFF REPORT

For Planning Commission Meeting of September 7, 2016

SUBJECT: Circle K Site Plan for City Council Approval
(1420 East Stadium Boulevard)
File No. SP15-014

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby recommends that the
Mayor and City Council approve the Circle K Site Plan, subject to approval of one
variance (driveway width) from the Zoning Board of Appeals.

STAFF RECOMMENDATION

Staff recommends that this petition be approved, because, with the requested variances, the
development would limit the disturbance of natural features to the minimum necessary to allow
a reasonable use of the land; comply with local, state and federal laws and regulations; would
not cause a public or private nuisance; and would not have a detrimental effect on public health,
safety or welfare.

LOCATION

The site is located on the southwest corner of East Stadium Boulevard and Packard Road
(South Area, Mallets Creek Watershed).

SITE PLAN HISTORY

This site plan was postponed at the March 15, 2016 Planning Commission meeting in order to
allow the petitioner time to address concerns mentioned by the Planning Commission. These

concerns included: the location of the building within the rear setback (variance required), site
lighting, canopy structure, and the driveway proximity to the intersection of Packard and West
Stadium intersection.

The petitioner has responded by redesigning the site and moving the building toward the corner
of Packard and East Stadium, utilizing the 10 foot minimum setback along Packard. As a result,
the driveway to Packard has been shifted to the south, away from the intersection. Moving the
building toward the intersection also eliminated the need for a rear setback variance; however,
variances for both driveway widths are still required. The number of gas pumps has been
reduced by two for a total of 6 pumps. The petitioner has also revised the supplemental
photometric study that was submitted. All lights on the canopy are flush with the canopy ceiling
at 15 feet in height. The canopy has a three foot high fascia that wraps the canopy and extends
one foot below the height of the lights to provide additional screening.

DESCRIPTION OF PETITION
The petitioner seeks to demolish the existing 2,360 square foot gas station/convenience store

building and construct a new 4,000 square foot, single-story gas station and convenience store
with three gasoline dispensing pumps capable of servicing 6 cars. The building will be located at
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the corner of Packard and East Stadium, extending 100 feet south along Packard. There will be
one pedestrian entrance to the building located on the west side facing the gas pumps. Exterior
materials consist of mixture of brick and stone on all four sides. Faux or spandrel glass windows
are located along the Packard and East Stadium building fagades. The gasoline pumps will be
covered by a 71 foot by 24 foot canopy which will be 14 feet high. There will be 15 vehicle
parking spaces provided for the convenience store, plus an additional 6 spaces for vehicles at
the gas pumps. A total of 8 Class C bicycle spaces (4 bicycle hoops) will be located along the
northeast side of the building and adjacent to the building. Benches will also be provided in a
small landscaped area at the corner of West Stadium and Packard. There is a sidewalk
connection from the Packard Road sidewalk to the front of the building. A delivery and loading
space has been designated along the south edge of the building adjacent to Packard.

There are currently 4 curb cuts leading to the site, two curb cuts will be removed as a result of
this project.

Based on the total area of impervious surface on the site, the petitioner is required to provide
first flush, bankfull and 100 year storm detention capacity. The storm water treatment system
will be designed for infiltration and will be located under the parking lot along the East Stadium
Boulevard frontage, in between the gas pumps and the front property line. There currently is no
storm water management system for the site.

The underground storage tanks were replaced approximately 4 years ago and the petitioner
was required to remediate any environmental contamination consistent with the standards of the
Michigan Department of Environmental Quality.

There are eight landmark trees located on the site; six will be removed for construction or
installation of required mitigation trees. All trees removed will be mitigated on site as required.
The petitioner is required to bring the site up to current landscaping standards. This will result in
right-of-way buffer vegetation, a 30 inch high screening wall along the front property line, and
additional landscape islands and site landscaping, including 51 trees and 41 shrubs being
added to the site.

The petitioner will construct a new 8 foot high wood fence along the south and western property
lines for additional screening to the adjacent neighborhoods.

The site currently has two zoning designations P (Parking) and C3 (Fringe Commercial). The
western third of the site is zoned P. Due to a deed restriction filed with the existing gas station
construction, this area can never contain a structure of any type and must remain parking until
said deed restriction is released. As a result, the building and gas canopy must be constructed
on the remaining eastern two thirds of the site which is zoned C3; no rezoning is required.

The site plan as proposed requires that variances for both driveway widths be granted from the
Zoning Board of Appeals (ZBA). The drives are designed wider than the maximum required
width in order to allow for solid waste and gasoline tanker trucks to enter the site safely and
most efficiently. Due to the unique constraints of the deed restriction for the western third of the
site, vehicle circulation and the requirement for employees to have direct eye contact with the
gas pumps, the petitioner feels the proposed site plan is the best to minimize impacts, including
light pollution, to the neighborhood and address Planning Commission concerns.
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SURROUNDING LAND USES AND ZONING

LAND USE ZONING
NORTH Commercial C3 (Fringe Commercial District)
EAST Commercial C3 (Fringe Commercial District)
SOUTH Residential R1C (Single-Family Residential District)
WEST Residential R1C (Single-Family Residential District)
COMPARISON CHART
EXISTING PROPOSED REQUIRED
C3 (Fringe Commercial C3 (Fringe Commercial
Zoning District) and P District) and P C3
(Parking) (Parking)
Gross Lot Area 37,589 sq ft 37,589 sq ft 6,000 sq ft MIN

Floor Area in % of

0, 0, 0,

Lot Area 6.3% (2,360 sf) 11% (4,000 sf) 200% MAX

Front (East

. 10 ft MIN

Stadium) 45.85 ft 10 ft 25t MAX
L 10 ft MIN
Q
= Front (Packard) |44.90 ft 10 ft 25t MAX
©
P side(s) 119.95 ft 48 ft 0 ft MIN

Rear 62.40 ft 158 ft 30 ft MIN (adjacent to res.)
Height 15 ft/1 story 23 ft/1 story 55 ft/4 stories MAX
Parking - 15 spaces
Automobiles 13 spaces 6 spaces (gas pumps) 17 spaces MIN
Parking — Bicycles |None 8 spaces — Class C 2 spaces MIN total - Class C

HISTORY

The existing building was constructed in the mid-1950’s and no site plan exists on file. It has
been used continually as a gas station/convenience store since that time.

PLANNING BACKGROUND

The City of Ann Arbor Master Plan: Land Use Element identifies this parcel as part of the South

Area and recommends continued commercial uses. The plan contains design
recommendations for commercial development, including the use of masonry, extensive
landscaping, reduced setbacks along the street and public access linkage.
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The Non-motorized Transportation Plan recommends eliminating unnecessary curb cuts and
ensuring adequate non-motorized access to the site. Packard Road was recently resurfaced, as
a result, there is a street cut moratorium in effect until 2018.

STAFF COMMENTS

Systems Planning (Engineering) — There is no sanitary mitigation required for this project.

Systems Planning (Landscaping) — It appears several trees adjacent to the southern property
line could be saved through construction. Preservation of these trees would also align with
some requests of some adjacent property owners. While the petitioner has shown the required
mitigation for these trees, if the trees are saved, the overall mitigation required would be
reduced accordingly.

Planning — Over the last couple years, the petitioner has worked through many different
versions of the plan in order to address concerns of the neighborhood and city staff, while
working with unique constraints of the proposed use and existing deed restriction. In March
2016, Planning Commission offered comments which resulted in additional revisions and the
redesigned plan. Staff does support the site plan and requested variances for driveway widths
as presented. However, staff has expressed concerns about the building elevations facing East
Stadium and Packard. While the use of materials and varied elevations offers some relief from a
‘blank wall’, staff has recommended the use of real windows, instead of spandrel glass, and
possibly public entrance along Packard to help activate the Packard frontage. The building will
be constructed with brick and stone elements with a flat roof. The majority of vehicle parking is
facing the building that will help to screen the neighborhood from headlights as well as some
site lighting.

Site lighting, in particular canopy lighting, was a major concern for the adjacent neighbors. In
order to address this concern, the petitioner has lowered the canopy to the minimum height
possible and recessed canopy lighting and will not light the exterior of the canopy. They have
also submitted an extensive photometric plan conducted by an outside consultant. The plan
details lighting levels and fixtures that reduce light pollution beyond the code requirement. The
lighting plan uses fixtures and screening to reduce off site light trespass; these elements are
part of the submitted site plan and must be constructed as shown on the plan.

The proposed site design and redevelopment is consistent with the Master Plan: Land Use
Element retail design recommendations, including the use of masonry, pedestrian access,
extensive landscaping, and reduced setbacks along the street. The site provides public access
linkages from the public sidewalks to the proposed building.

Prepared by Matt Kowalski
Reviewed by Brett Lenart
mg

Attachments: Parcel/Zoning Map
Aerial Photo
Site Plan
Landscape Plan
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Elevations
3/15/16 Planning Staff Report
3/15/16 Site Plan

c. Petitioner: Todd Quatro
Quatro Construction LLC
201 North Park Street
Ypsilanti, MI 48198

Owner: Richard Lawrence
Circle K
1420 East Stadium
Ann Arbor, Ml 48104

City Attorney
Systems Planning
File No. SP15-014
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1. THE CONSTRUCTION COVERED BY THESE PLANS SHALL CONFORM TO THE CITY OF ANN ARBOR
PUBLIC SERVICES DEPARTMENT STANDARD SPECIFICATIONS, WHICH ARE INCLUDED BY REFERENCE.
2. THE OMISSION OF ANY STANDARD DETAIL DOES NOT RELIEVE THE CONTRACTOR OF THEIR
OBLIGATION TO CONSTRUCT ITEMS IN COMPLETE ACCORDANCE WITH THE PUBLIC SERVICE STANDARD

SPECIFICATIONS.
NOTE:
NO EXTERIOR MUSIC OR AUDIO USE EXCEPT NECESSARY
COMMUNICATION BETWEEN CUSTOMER AND ATTENDANT.
NOTE:
THE SIDEWALK AT THE DRIVE APPROACH SHALL "CARRY-THROUGH”
THE APPROACH, AND NOT RAMP DOWN.
NOTE:
PER CHAPTER 49, SECTION 4:58 OF THE CITY CODE, ALL
SIDEWALKS ARE TO BE KEPT AND MAINTAINED IN GOOD REPAIR
BY THE OWNER OF THE LAND ADJACENT TO AND ABUTTING
THE SAME. PRIOR TO THE ISSUANCE OF THE FINAL C OF O
FOR THIS SITE, ALL EXISTING SIDEWALKS IN NEED OF REPAR
MUST BE REPAIRED IN ACCORDANCE WITH CITY STANDARDS.
NOTE:
SIDEWALKS CONSTRUCTED IN THE PUBLIC RIGHT—OF-WAY SHALL
MEET ALL REQUIREMENTS AND GUIDELINES AS SET FORTH IN THE
ADA STANDARDS FOR ACCESSIBLE DESIGN. DETAILED CONSTRUCTION
PLANS FOR NEW SIDEWALK, INCLUDING BOTH LONGITUDINAL AND
TRANSVERSE GRADES, AND SPECIFICALLY INFORMATION CONCERNING
RAMPS, WILL BE SUBMITTED TO PROJECT MANAGEMENT FOR REVIEW
AND APPROVAL AT THE CONSTRUCTION PLAN STAGE.
MANY OF THE DETAILS CONCERNING GRADES WILL BE WORKED OUT
DURING THE SITE PLAN STAGE IN ORDER TO GAIN GRADING PLAN
APPROVAL.
DESCRIPTION ~ |REQUIRED EXISTING PROPOSED NOTE

ZONING C3 P/C3 P/C3

FRONT YARD-BLDG| 10.00/25.00 | 45.85/44.90 10/10

SIDE YARD 30.00 119.95 48

REAR YARD 30.00/30.00 | 119.95/62.40 158,/48.83

PARKING 20 13 PK 8 PUMA 15 PK 6 PUMP

PARKING SPACE 9x18 9x18 9x18

HC PARKING 1 1 1

PARKING AISLE 22.0 22.0 22-36

BICYCLE PARKING 1C 0 2C SERVICES 4 BIKES

MAXIMUM HEIGHT 55 15.4 19.2

STORIES 4 MAX 1 1

MIN SITE AREA 6000 37,589 SQFT | 37,589 SQFT

MAX FLOOR RATIO 200% 6.3% 10.0%

MIN WIDTH 60 150 150

BLD AREA 2360 4000

PARKING CALCULATIONS:
1 SPACE PER 200 SQ.FT. OF FLOOR AREA:

4000/200 =

HOURS OF OPERATION: 24 HR

PARCEL ID#09-09-33-414-006

LEGAL DESCRIPTION:
LOTS 71 & 72 FRISINGER LAND CO SECOND SUBD

20 SPACES REQUIRED

13.68 (2) BENCHES 17" TALL
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U-SHAPE BUMPER DETAIL
SEE SHEET C-7

BIKE PARKING BLOW UP

THIS DRAWING IS AND SHALL
REMAIN THE PROPERTY OF
QUATR CONSTRUCTION LLC. USE,
REPRODUTION OR ALTERATION
OF ANY KIND WITHOUT THE
EXPRESSED WRITTEN PERMISSION
OF QUATRO CONSTRUCTION LLC.
IS PROHIBITED BY LAW.
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QUATRO CONSTRUCTION LLC | ROBERT
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LANDSCAPE REQUIREMENTS:

R—0-W LANDSCAPE:

1 DEC TREE PER 30 LINEAR FEET OF VEHICLE SCREENING FRONTAGE, OPAQUE WALL

(MIN 30" HIGH),
1 SHRUB PER 4 LINEAR FEET.

163 LINEAR FEET OF VEHICLE SCREENING FRONTAGE.

6 TREES REQUIRED, 41 SHRUBS REQUIRED.

PROVIDED:
6 NEW TREES WITH 41 NEW SHRUBS.

ABUTTING LAND:

1 TREE PER 15 LINEAR FEET, MIN 50% CONIFEROUS

432 LINEAR FEET OF ABUTTING LAND.
29 TREES REQUIRED. (14 DEC, 15 CON)

PROVIDED:

15 TREES CONIF TREES

4 DEC TREES

10 EXISTING TREES (DEC)

403 LINEAR FEET OPAQUE WALL (8’ TALL)
25 LN FT OPAQUE WALL (4’ TALL)

(REUSING EXISTING FENCE POSTS AS MUCH AS POSSIBLE TO NOT DISTURB CRITICAL

ROOT ZONES.)
INTERIOR LANDSCAPE:

1 SQUARE FOOT PER 20 SQFT VEHICULAR PAVEMENT. UNDER 50,000 SQFT.

18,480 SQFT VEHICULAR PAVEMENT / 20 = 924 LANDSCAPE AREA REQUIRED. |

WITH 1 DEC TREE REQUIRED PER 250 SQFT. = DEC TREE REQ. = 4

PROVIDED:

AREA 1= 250 SQFT WITH 1 DEC TREE
AREA 2= 250 SQFT WITH 1 DEC TREE
AREA 3= 186 SQFT WITH 1 DEC TREE
AREA 4= 241 SQFT WITH 1 DEC TREE

TOTAL SQFT = 927 SQFT

SQUARE FEET PROVIDED > 924 OK
BIORETENTION REQUIRED 50% OF 924 = 462
BIO #4— 241

BIO #2- 250

250+241= 491 > 462 OK

LANDMARK TREE MITIGATION:
TREE #10 CHINESE ELM 20" DBH REMOVED:
TREE #15 CHINESE ELM 19" DBH REMOVED:
TREE #20 SCOTCH PINE 18" DBH REMOVED:
TREE #24 CHINESE ELM 32" DBH REMOVED:
TREE #26 CHINESE ELM 28" DBH REMOVED:
TREE #27 CHINESE ELM 30" DBH REMOVED:
TOTAL DBH REPLACEMENT=73.5"
PROVIDED

MIXTURE OF TREES:
(20) 35" = 70
(2) 2" =4
70+4= 74" > 73.5" OK

20"/2"
197/2"
18"/2"
32"/2"
28"/2"
30"/2"

BENCHMARK:

10" REQUIRED REPLACEMENT
9.5” REQUIRED REPLACEMENT
9” REQUIRED REPLACEMENT
16" REQUIRED REPLACEMENT
=14" REQUIRED REPLACEMENT
=15" REQUIRED REPLACEMENT

LANDSCAPE NOTES: CHAPTER 62 SECTION 5:607:

(4) Specifications for treatment of compacted soil on the entire site.
USE OF A AERATOR OVER COMPACTED SOIL AREAS SHALL BE
UTILIZED TO LOOSEN SOIL FOR NEW GRASS & VEGETATION.

(5) Specifications for planting media in landscaped areas.
ADDITIONAL SOIL SHALL BE FILETERED TOPSOIL.
MULCH SHALL BE HARDWOOD, NON DYED FREE OF DEBRIS.

(13) Identification of snow storage areas including a statement that

snow shall not be pushed onto interior landscape islands unless

designed for snow storage.

SHOWN ON PLAN. SNOW SHALL NOT BE PUSHED ONTO INTERIOR

LANDSCAPE  AREAS.

NATURAL FEATURE IMPACT

WE ARE REMOVING SIX (6) LANDMARK TREE. (#10,15,20,24,26,27)
REMAINDER OF LANDMARK TRESS, WE ARE STAYING OUT OF THEIR CRITICAL ROOT ZONE,

JUST WORKING CLOSELY

WE TRIED TO WORK AROUND THE EXISTING TREES AS MUCH AS POSSIBLE, HOWEVER IT
WAS NOT POSSIBLE TO ACCOMMODATE ALL THE LANDMARK TREES AND THE CLIENT.
WE ARE ADDING STORM WATER DRAINAGE UNDER THE NEW PAVEMENT TO REDUCE THE

WATER GOING ONTO NEIGHBORING PROPERTIES WHICH LIMITS WHERE WE CAN PLACE THE

BUILDING AND PUMP ISLANDS.

IN ADDITION THERE ARE EXISTING TANKS THAT WERE REPLACED WITHIN THE PAST 5 YEARS
THAT THE CLIENT IS NOT ABLE TO INCUR THE COST FOR RELOCATING

WE ARE REMOVING ALL EXISTING R-O-W TREES #1—#10 AND WILL BE REPLACING AS

REQUIRED BY ORDINANCE

ALL TREES ALONG THE SOUTH PROPERTY MINUS #29, #28, #14 & #11 ARE BEING

REMOVED AS WE CANNOT GUARANTEE THEIR SURVIVAL DURING CONSTRUCTION. THE

CRITICAL ROOT ZONES FOR THESE TREES AND WITHIN THE DEMOLITION AND NEW CONCRETE
AREAS. WITH PREVIOUS SITE PLANS | WAS TOLD WORKING WITHIN THE CRITICAL ROOT
ZONES WAS NOT RECOMMENDED, SO TO ENSURE MOVEMENT AROUND THE SITE AND

FUTURE TREES WE HAD TO REMOVE THE TREES ALONG THE SOUTHERN PROPERTY. THIS
ALLOWS US TO ADDRESS THE CONCERN FOR THE DRIVE TO BE AS FAR FROM THE

INTERSECTION AS POSSIBLE AND ALSO ALLOWS FOR THE CLUB REQUIREMENTS TO BE MET
AS WE ARE NOT ALLOWED TO PLANT WITHIN CRITICAL ROOT ZONES.

ALL CLUB REQUIREMENTS ARE NOW BEING MET. WE DID KEEP AS MANY TREES AS
POSSIBLE TO REDUCE MITIGATION REQUIREMENTS. THOUGH AS THE DEMOLITION TREE

PROTECTION SHEET SHOWS, WE WERE CUTTING INTO TOO MUCH OF THE CRITICAL ROOT

ZONES TO KEEP MORE TREES.

STREET TREE ESCROW FEE:

$1.30 PER LINEAR FOOT OF STREET FRONTAGE

=300" X $1.3 = $390.00
NOTE:

1. PLANTS SHALL BE NURSERY GROWN, FREE OF DESEASE AND SIZES
CONFORM TO AMERICAN NURSERYMAN STANDARDS.
2. THE OWNER SHALL BE RESPONSIBLE FOR MAINTAINING ALL

LANDSCAPING IN GOOD CONDITION TO PRESENT A HEALTHY, NEAT,
AND ORDERLY APPEARANCE THIS SHOULD BE ACCOMPLISHED BY THE

FOLLOWING STANDARDS:

SCHEDULE OF PLANT MATERIALS

THIS DRAWING IS AND SHALL
REMAIN THE PROPERTY OF
QUATR CONSTRUCTION LLC. USE,
REPRODUTION OR ALTERATION

ZONE P ZONE C3 CITY OF ANN ARBOR BM NO. 122 [ _STADIUM S, \[| ©OF ANY KIND WiTHOUT THE
BRASS DISC. ITEM | QTY [ COMMON NAME BOTANICAL NAME SIZE ROOT |REMARKS o EXPRESSED WRITTEN PERMISSION
ELEV. 837.83’ (NAVDBB) - 5 OF QUATRO CONSTRUCTION LLC.
1 10 | EASTERN REDBUD CERCIS CANADENSIS 3.5" CAL B&B MITIGATION % IS PROHIBITED BY LAW.
2 | 10 [STRIPED MAPLE ACER PENSYLVANICUM 35" CAL | B&B | MITIGATION
ZONE C3 3 | 1 [HONEY LOCUST GLEDITSIA TRIACANTHOS 2" CAL B&B | MITIGATION |_ 1] N
4 | 5 |BLACK GUM NYSSA SYLVATICA 2" CAL B&B | (4) LANDSCAPE ISLAND, (1) MITIGAT. 14 ii 8
— 5 | 15 |EASTERN WHITE PINE PINUS STROBUS 7' TALL B&B | CLUB REQ. LOCATION MAP Y a o O
6 | 6 |HONEY LOCUST GLEDITSIA_TRIACANTHOS 2°CAL_| B&B |R-O-W SCREEN NTS Wlo| 3rp |
7 | 4 [HONEY LOCUST GLEDITSIA TRIACANTHOS 35" CAL | B&B |CLUB o W zWy M
13 24” o _ ” ” m l_ Dmm m
pod 8 | 9 |GRO-LOW FRAGRANT SUMAC RHUS AROMATICA "GRO—LOW 3 GAL B&B | R-0-W SCREEN =1 >s 1)
= 9 | 12 |GOLDFLAME SPIREA SPIRARA BUMALDA 'GOLDFLAME’ 3 GAL POT R-0-W SCREEN O 6 ;)VL T
10 [ 12 |SPIREA MAGIC CARPET SPIRARA "MAGIC CARPET” 3 GAL POT R—O-W SCREEN v 88 M
- - 11 | 8 |TOM THUMB COTONEASTER COTONEASTER APICULATUS "TOM THUMB” | 3 GAL POT R-O-W SCREEN [}f d oF N
S S e EX. | 10 [EXISTING TREES TO REMAIN
LANDMARK MITIGATION TREES: BIO: RETENTION BEDS LANDSCAPE SHOWN NOTE: IF AT TIME OF INSTALLATION ANY TREE O Z[' 0
— - — — e - S (10) #1 - 3.5" RED BUD ON LANDSCAPE TREE PROTECTION PLAN L-3 IS _UNAVAILABLE IN THE SIZE LISTED, — = 0
(10) 2 - 35" STRPED WAPLE étTEAmATA\I/?%sO l;AUST BE APPROVED BY CITY 1 E: - )
(1) #3 - 2" HONEY LOCUST g Z o W Y
o S B - (1) #4 - 2" BLACK GUM O'_Q E X
STADIUM BLVD - o - ) ~ O N weo I
LR N TREE TREE CHART LM DBH CONDITION | KEPT/REMOVE /RELOCATE =g U o B
LND: LANDSCAPE ISLAND TREE 1— SHADE MASTER HONEYLOCUST 10" CAL N 11.5" _ GOOD 1—- 'REMOVE O cx ~ Vo
- o o o e T T — — — CLUB: CLUB REQUIREMENTS 2— SHADE MASTER HONEYLOCUST 10" CAL N 8.5"  GOOD 2— 'REMOVE - 'E Z[' ¥ <
ROW: RIGHT OF WAY TREE 3— SHADE MASTER HONEYLOCUST 10" CAL N 9" GOOD 3— 'REMOVE C oz g(ﬁ — .
4— SHADE MASTER HONEYLOCUST 10" CAL N 8" GOOD 4— 'REMOVE CITJ O~ o 2
7 4 L pa— = _ ” n _ ! o I~
T ~~ @ 5- SHADE MASTER HONEYLOCUST 10" CAL N 10.2" GOOD 5- 'REMOVE = o % = R
@ d @ @ @ @ 6— SHADE MASTER HONEYLOCUST 10" CAL N 8 GOOD 6— "REMOVE a3 Ez )
= — \ 7— SHADE MASTER HONEYLOCUST 10" CAL N 9” GOOD 7- 'REMOVE O 5 z % I ®
e ) 0 ow W Wit R 8— SHADE MASTER HONEYLOCUST 10" CAL N 10" GOOD 8- 'REMOVE Omn I zo /}
o ' > 715 - - - - = @;g&"gw g = \ 9— SHADE MASTER HONEYLOCUST 12" CAL N 11" GOOD 9- 'REMOVE J 9: 9
o (R e - AS.koies 10— CHINESE ELM 12" CAL Y 20 R 10— 'REMOVE @) o
ol 4 / M 10’ S K _ \ A 11— CHINESE ELM 10" CAL N 75"  FAR 11— ’KEPT o © E:) N L
> ] ~~= R 7 @’ \ XL/ N Y ) 12— CHINESE ELM 16" CAL N 13 FAR 12— "REMOVE — fL{_l) m o)
NI 353_ -4 LANDSCAPE \ @ o 4" LANDSCAPE \ %, MIT # ﬁ 13— AMERICAN ELM 12" CAL N 177 POOR 13— "REMOVE <T o= T
NEW BOARD ON BDARD~ TN SLEEVE \ AREA SLEE) \ 14— AMERICAN ELM 8 CAL N___115 FAR 14— KEPT D5 =
4" HIGH FENCE SHEC- S Y 25" SETBACK #! o 15— CHINESE ELM 16" CAL Y 19"  FAR 15— "REMOVE @] O
25-0" STADIUM RACK = ’7 \ N 16— NORWAY MAPLE 6" CAL N 6" DEAD 16— 'REMOVE ©
& \ / o 17— AMERICAN ELM 8" CAL N 10"  FAR 17— "REMOVE
SNOW— \ \ 18— AMERICAN ELM 16" CAL N 9" FAR 18- "REMOVE
STORAGE 0o 0000 19— CLUMP MULBERRY — 4 —8°CAL N g 600D 19— 'REMOVE
33 o O \ .
IT E‘ \ \ 20— SCOTCH PINE 20" CAL Y 18" GOOD 20— 'REMOVE
=) \ 21— SCOTCH RED PINE 20" CAL N 160 GOOD 21— 'REMOVE
o o \ - 22— SCOTCH RED PINE 12" CAL N 147 GOOD 22— 'REMOVE
- 00 S N ' X ZONE C 23— BUCKTHORN 6 CAL N 6 POOR 23— "REMOVE Z
= o \ 24— CHINESE ELM 70" CAL Y 32"___GOOD 24— 'REMOVE O
& 25— HONEY SUCKLE SHRUB N SHRUB 25— 'SHRUB KEPT -
\ 2 \
~ / 26— CHINESE ELM 40" CAL Y 28"  FAR 26— 'REMOVE —
] / : ' 27— CHINESE ELM 60" CAL Y 30"  FAR 27— 'REMOVE <(
EXISTING L. 7ONE P \ 28— BOX ELDER 2-6" CAL N 2" GOOD 28— 'KEPT
HOUSE \ G"\ 29— MULBERRY 26" CAL N 11" FAR 29— 'KEPT |(7) Q
]% ) % {; \° 30— NORWAY MAPLE 6" CAL N 6" GOOD 30— 'KEPT o_o' g
/o RN @‘\ 31- POPLAR 18" CAL N 15" GOOD 31— "KEPT —
ZONE R1C [ & N a e 4 32— CHINESE ELM 24" CAL Y 217 FAR 32— "KEPT 0p) =X
N q;f J TS BIO#1 33— CHINESE ELM 26" CAL Y 25"  FAR 33— "KEPT < 2
\ /T , \ OVERFLOW \ 34— SHADE MASTER HONEY LOCUST 14" CAL N 117" GOOD 34— "KEPT Q) 9,: =
° 35— SHADE MASTER HONEY LOCUST 6" CAL N 3 GOOD - =
LOT 70 EXISTIN (s STRUCTURE \o\:\ \ 35— "KEPT D o
GARASE A \ =SNE T | *CHART UPDATED PER ARBORIST VISIT TO SITE 9-28-15 ¢ n 8
A ) NOTES: x
0920935512~ 001 == 1. NO TREE PROPOSED TO REPLACE INVASIVE TREES. 0 <
ggﬁgNAgﬂgAjc | o C ) LM=LANDMARK TREE —
,. /\* e 2. ROOT PROTECTION FENCE SEE L-3 Lo Q<
o N ¢ <
2 IR sope"” {,, O -
> — T Wr—
o R — —_— C ': RFLOW X / Do not prune terminal leader or branch tips. m
Ngw BOARD ON BOARD_/ ‘ [ UCEE / ‘\——P dead or broken branch I P
8 HIGH FENCE SEE C_7 —— rune away dead Or broken branches only. O
125’_0” TO 4’ TALL FENCE C UB Remove all labels, tags, tree wrap, tape or
. string from tree trunk and crown.
4” LANDSCAPE it pn
SLEEVE Prune off suckers.
& '7\ o Ddnom o Do
B \""" ::g;;rf;kcflziyreszllevel to grade, or very slightly
NEW WOOD 8’ WALI. ulch 2" - 3.5" e.e leaving 3" circle of bare
REUSE EX. POSTS SHED A ol el e
4’ EASEMENT FOR Ap5iess C _ N’Ew BOARD ON BOARD If possible, without disturbing developed roots,
UTILITI ES PER \ 2 H IGH FENCE \ \ :'?thg:mn;e(rﬁg:/: v;ﬁyngailr?epgt:;(?;g!?renaterials
II: g;g’ E’ 338 ON EXISTING MASONRY FENCE/WAL cutting away wire basket to 10" depth. Y ISSUE DATE
N . \ \ 4 Break up (scarify) sides of planting hole.
09-09-33-414-003 = T TR / S p— 2/19/15 | 03/09/16
LOT 89 MCDIVITT ROBERT & LINDSEY 09-09-55-414-002 EXISTING PART OF LOT 92 - %‘ oo™, Sy i, G e 2/23/15 | 04/12/16
s e ageT GARAGE 09-09-33-414-003 il PR ook e 5/3/15 | 04/25/16
LOT 90 ROBINSON JEFFERSON D SHED EXISTING g D # 3/27/15 | 05/03/16
09_09_33_312_025 LOT 91 GARAGE PART OF LOT 92 ~x‘ Hole width = 2 - 3x width of rootball " 9/24/15 06/09/16
e it : O/ W
‘ 2 z 12/24/15 | 07/12/16
: E oS 1272815 OT7%5/T®
; M ® Stake wit_h 2:x2 hardwoqd stakes, or approved 01 /04/1 6
- - equal, driven 6" - 8" outside of rootball. 01/22/‘]6
~ fan @ |oosely stake tree trunk to allow for trunk flexing.
5’ :z’ L4 Stiklgktreesljust be:owt_firs; branczh witht 2" - 3" wide . 02/22/1 6
EXISTING > & ~ sl ot e o oSt DRAWN BY: — R.S.
HOUSE P“_) N‘_) E)é)laglé\lc 5 EXlSTlNG * Remove all staking materials after 1 ea;lr = CHECKED BY: R‘N‘
2 = S HOUSE EXISTING ’ - WitV APPROVED BY: R.N./T.Q.
N ARCHITECTURAL SEAL:
— TREE PLANTING DETAIL
Py ZO N E R 1 C Original: Dr. Bonnie Appleton, Virginia Polytechnic Institute and State University, modified by the Michigan Department of Natural Resourff:‘!ire:o M‘Sa::;fmeni Division, and the City of Ann Arbor.
=
e SHREDDED BARK MULCH
~ 4" MIN. DEPTILIE
N OT TO BE PILED AGAINST

a. ALL PLANT GROWTH IN LANDSCAPED AREAS SHALL BE CONTROLLED
BY PRUNING, TRIMMING, OR OTHER SUITABLE METHODS SO THAT
PLANT MATERIALS DO NOT INTERFERE WITH PUBLIC UTILITIES,
RESTRICT PEDESTRIAN OR VEHICULAR ACCESS, OR OTHERWISE

CONSTITUTE A TRAFFIC HAZARD.

b. ALL PLANTED AREAS SHALL BE MAINTAINED IN A RELATIVELY WEED-
FREE CONDITION, CLEAR OF UNDESIRABLE UNDERGROWTH
c. REPLACEMENT PLANTS SHALL CONFORM TO THE STANDARDS THAT

GOVERN ORIGINAL INSTALLATION.

3. UNDERGROUND IRRIGATION SYSTEM TO BE INSTALLED ADEQUATE TO MAINTAIN

LANDSCAPE AREAS

4. ALL APPLICATIONS OF FERTILIZER BEYOND INITIAL TOPSOIL AND SEEDING SHALL

BE FERTILIZED WITH NO PHOSPHORUS.

5. ALL DISEASED, DAMAGED, OR DEAD MATERIAL SHOWN ON THE SITE PLAN SHALL
BE REPLACED BY THE END OF THE FOLLOWING GROWING SEASON.

6. ALL REMOVED INVASIVE SPECIES (TREE OF HEAVEN) TO BE CUT AND TREATED.

7. ALL DEAD TREES TO BE REPLACED TO MATCH EXISTING

BIO—RETENTION LANDSCAPE ISLANDS

1. PLEASE SEE SHEET L-3 FOR PROFILES OF BIO—RETENTION AREAS.
2. BIO—RETENTION HERBACEQUS PLANTS. MIXTURE OF THE FOLLOWING SEE L-3

A. ROSE MALLOW (HIBISCUS MOSCHEUTOS)

B. FALSE DRAGON HEAD (PHYSOSTEGIA VIRGINIANA)
C. STIFF GOLDENROD (SOLIDAGO RIGIGA)

D. PURPLE CONEFLOWER (ECHINACEA PURPUREA)
E. BUTTERFLY WEED (ASCLEPIAS TUBEROSA)

@

CALL MISS

(TOLL FREE)

72 HOURS

(3 WORKING DAYS)

BEFORE YOU DIG

DIG

1-800-482-7171 |

IROQUOIS PLACE

LANDSCAPE PLAN

SCALE 17=20

NORTH

TREE TRUNK ROOT COLLAR.
MULCH BED TQ EXTEND
1" MIN FROM TRUNK

0" 24"-48
| NG
Lo SOIL. MIXTURE
2
EARTH SAUCER
VaSe '/

TYP. SHRUB PLANTING DETAIL

TURN BACK TOP 1/3 OF BURLAP
(REMOVE SYNTHETIC WRAP

COMPLETELY)

N.T.S.

PROJECT NO.:
2621

SHEET TITLE:

LANDSCAPE PLAN

SHEET NO.:

L—1
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4 0 o
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1 - o 35 ©LF
-_ G0 v @
2. MASONRY & MORTAR O uz G -
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2-PIECE PREFINISHéD METAL
CORNICE COPING —

BEHIND SIGN LOCATION

1.

EXTERIOR FINISHES:

METAL COPING

MANUFACTURER: METAL ERA
PRODUCT: CREATIVE DESIGN CORNICE
COLOR: DARK BRONZE

MASONRY & MORTAR

MANUFACTURER: OBERFEILDS
PRODUCT: SPEC-BRIK
COLOR: CONCORD BLEND

MORTAR: CEMEX RICH COLOR BASF RHEOPEL MORTAR

ADMIXTURE W/ INTEGRAL WATER REPELLANT.
COLOR: AS SELECTED BY ARCHITECT

STONE MASONRY

MANUFACTURER: NORTHFIELD BLOCK (OLDCASTLE)
PRODUCT: WATERFORD STONE

COLOR: SUNSET BEIGE

PATTERN: ASHLAR

PROVIDE CORNER RETURNS, STONE MASONRY BULLNOSE
TRIM AND SILLS

MORTAR: CEMEX RICH COLOR BASF RHEOPEL MORTAR
ADMIXTURE W/ INTEGRAL WATER REPELLANT.
COLOR: AS SELECTED BY ARCHITECT

4. EIFS

SUBSTITUTE 1/2" FRT PLYWOOD
SHEATHING FOR GYPSUM SHEATHING

MANUFACTURER: DRIVIT
PRODUCT: 2" THICK OUTSULATION PLUS MD SYSTEM
COLORS: E-1 SW 6115 TOTALLY TAN

E-2 SW6090 JAVA

E-3 SW4081 SAFETY RED

PAINTED HOLLOW METAL DOORS AND FRAMES

MANUFACTURER: SHERWIN WILLIAMS

PAINT: (1) COAT SHERWIN-WILLIAMS PROCRYL
UNIVERSAL ACRYLIC PRIMER AND TWO (2) COATS
SHERWIN-WILLIAMS A-100 EXTERIOR ACRYLIC LATEX-SATIN
COLOR: SW6095 TOASTY

GLAZING

MANUFACTURER: OLDCASTLE BUILDING ENVELOPE
PRODUCT: 1" INSULATING GLASS:

EXTERIOR LITE: 1/4" PPG SOLARGRAY

INTERIOR LITE: 1/4" PPG SOLARBAN 60 ON CLEAR LOW-E #3
CAVITY: 1/2" AIR FILL

STOREFRONT

MANUFACTURER: KAWNEER OR APPROVED EQUAL
PRODUCT: VG 451T/CENTER GLASS, THERMALLY BROKEN
FRAMING SYSTEMS WITH 1" INSULATED, TEMPERED
SAFETY GLASS.

COLOR: DARK BRONZE ANNODIZED.

BUILDING MATERIAL CALCULATIONS:

SOUTH ELEVATION

TOTAL =1297 S.F.

STOREFRONT WINDOWS = 68 S.F.
STONE MASONRY =209 S.F.
BRICK MASONRY = 1020 S.F.

EAST ELEVATION

TOTAL = 2066 S.F.

STOREFRONT WINDOWS = 136 S.F
STONE MASONRY = 261 S.F.
BRICK MASONRY = 1669 S.F.

NORTH ELEVATION

TOTAL =1297 S.F.

DOOR =25 S.F.

STOREFRONT WINDOW = 34 S.F.
STONE MASONRY =209 S.F.
BRICK MASONRY = 1029 S.F.

WEST ELEVATION

TOTAL =2064 S.F.

5%
16%
79%

7%.
13%
80%

2%
3%
16%
79%

STOREFRONT WINDOWS/ DOORS =425 S.F.

EIFS =648 S.F.
STONE MASONRY =435 S.F.
BRICK MASONRY =556 S.F.
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PLANNING AND DEVELOPMENT SERVICES STAFF REPORT

For Planning Commission Meeting of March 15, 2016

SUBJECT: Circle K Site Plan for City Council Approval
(1420 East Stadium Boulevard)
File No. SP11-037

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby recommends that the
Mayor and City Council approve the Circle K Site Plan, subject to approval of two
variances (driveway width and rear setback) from the Zoning Board of Appeals
and approval of sanitary calculations.

STAFF RECOMMENDATION

Staff recommends that this petition be approved, because, with the requested variances, the
development would limit the disturbance of natural features to the minimum necessary to allow
a reasonable use of the land; comply with local, state and federal laws and regulations; would
not cause a public or private nuisance; and would not have a detrimental effect on public health,
safety or welfare.

LOCATION

The site is located on the southwest corner of East Stadium Boulevard and Packard Road
(South Area, Mallets Creek Watershed).

DESCRIPTION OF PETITION

The petitioner seeks to demolish the existing 2,360 square foot gas station/convenience store
building and construct a new 3,394 square foot, single-story gas station and convenience store
with four gasoline dispensing pumps capable of servicing 8 cars. The gasoline pumps will be
covered by a 53 foot by 43 foot building canopy. There will be 17 vehicle parking spaces
provided for the convenience store, plus an additional 8 spaces for vehicles at the gas pumps. A
total of 2 Class C bicycle spaces (1 bicycle hoop) will be located along the northeast side of the
building and adjacent to the sidewalk leading to Packard. There are currently 4 curb cuts
leading to the site, two curb cuts will be removed as a result of this project.

Based on the total of impervious surface on the site, the petitioner is required to provide first
flush, bankfull and 100 year storm detention capacity. The storm water treatment system will be
designed for infiltration and will be located under the parking lot along the East Stadium
Boulevard frontage, in between the gas pumps and the front property line. There currently is no
storm water management system for the site.

The underground storage tanks were replaced approximately 4 years ago and the petitioner
was required to remediate any environmental contamination consistent with the standards of the
Michigan Department of Environmental Quality.
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There are eight landmark trees located on the site; three will be removed for construction. All
trees removed will be mitigated as required. The petitioner is required to bring the site up to
current landscaping standards. This will result in right-of-way buffer vegetation, a 30 inch high
screening wall along the front property line, and additional landscape islands and site
landscaping, including 42 new trees and numerous shrubs being added to the site.

The petitioner will construct a new 8-foot high wood fence along the south and western property
lines for additional screening to the adjacent neighborhoods. There is some fencing of various
heights along the property line currently, There are numerous existing trees along the property
boundary, while they are mostly invasive and volunteer species, they do help screen the
property. Most of these trees will remain after construction.

The site currently has two zoning designations P (Parking) and C3 (Fringe Commercial). The
western approximately one third of the site is zoned P. Due to a deed restrictions filed when the
existing gas station was constructed, this area can not contain a structure of any type and must
remain parking until said deed restriction is released. As a result, the building and gas canopy
must be constructed on the remaining eastern two thirds of the site which is zoned C3; no
rezoning is required.

The site plan as proposed requires that two variances be granted from the Zoning Board of
Appeals (ZBA). The first variance is for the driveway width to East Stadium. This drive is
designed wider than the maximum required width in order to allow for solid waste and gasoline
tanker trucks to enter the site safely and most efficiently. A variance for the rear setback is also
required. Due to the unique constraints of the deed restriction for the western third of the site,
vehicle circulation and the requirement for employees to have direct eye contact with the gas
pumps, the petitioner feels the proposed location is the best to minimize impacts to the
neighborhood and light pollution from the gas pump canopy.

SURROUNDING LAND USES AND ZONING

LAND USE ZONING
NORTH Commercial C3 (Fringe Commercial District)
EAST Commercial C3 (Fringe Commercial District)
SOUTH Residential R1C (Single-Family Residential District)
WEST Residential R1C (Single-Family Residential District)

COMPARISON CHART

EXISTING PROPOSED REQUIRED
C3 (Fringe Commercial C3 (Fringe Commercial
Zoning District) and P District) and P C3
(Parking) (Parking)

Gross Lot Area 37,589 sq ft 37,589 sq ft 6,000 sq ft MIN




Circle K Site Plan for City Council Approval

Page 3

EXISTING PROPOSED REQUIRED
in o
Floor Areain % of ¢ 39, (> 350 sf) 9% (3,394 sf) 200% MAX
Lot Area
Front (East
. 10 ft MIN
Stadium) 45.85 ft 74.50 ft 251t MAX
(9]
= 10 ft MIN
Q
8 Front (Packard) |44.90 ft 10 ft 251t MAX
(]
@ Side(s) 119.95 ft 173 ft 0 ft MIN
Rear 62.40 ft 15 ft 30 ft MIN (adjacent to res.)
Height 15 ft/1 story 19 ft/1 story 55 ft/4 stories MAX
Parking - 17 spaces
Automobiles 13 spaces 8 spaces (gas pumps) 17 spaces MIN
Parking — Bicycles |None 2 spaces — Class C 2 spaces MIN total - Class C

HISTORY

The existing building was constructed in the mid-1950’s and no site plan exists on file.

PLANNING BACKGROUND

The City of Ann Arbor Master Plan: Land Use Element identifies this parcel as part of the South

Area and recommends continued commercial uses. The plan contains design
recommendations for commercial development, including the use of masonry, extensive
landscaping, reduced setbacks along the street and public access linkage.

The Non-motorized Transportation Plan recommends eliminating unnecessary curb cuts and
ensuring adequate non-motorized access to the site. Packard Road was recently resurfaced, as
a result, there is a street cut moratorium in effect until 2018.

STAFF COMMENTS

Systems Planning (Engineering) — Sanitary mitigation calculations require revisions. The final

mitigation amount required(if any) is pending, additional information is required.

Systems Planning (Landscaping) — Several plants within the bioretention areas shall be

replaced with salt tolerant species.

Systems Planning (Soil Erosion and Stormwater) — Minor revisions are needed to the grading

plan in order to ensure proposer drainage to the bioretention areas as well as proper overflow to
the storm catch basins on the site.

Planning —Over the last couple years, the petitioner has worked through many different versions
of the plan in order to address concerns of the neighborhood and city staff, while working with
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unique constraints of the proposed use and existing deed restriction. The building will be
constructed with brick and masonry elements with a hipped roof for a more residential style. The
placement of the building to the rear helps to screen the neighborhood from headlights as well
as some site lighting. Additional neighborhood buffer elements include the construction of an
eight foot high fence that will be constructed along the west and south property line. A total of 26
new trees, including 13 evergreens, will be planted between the parking area, gas pumps and
building. Many existing mature trees will remain along the property line as well.

Site lighting, in particular canopy lighting, was a major concern for the adjacent neighbors. In
order to address this concern, the petitioner has constructed the canopy as far away from the
adjacent residential as possible. They have also submitted an extensive photometric plan
conducted by an outside consultant. The plan details lighting levels and fixtures that reduce light
pollution well beyond the code requirement. The lighting plan uses fixtures and screening to
reduce off site light trespass, these elements are part of the submitted site plan and must be
constructed as shown on the plan.

The proposed site design and redevelopment is consistent with the Master Plan: Land Use
Element retail design recommendations, including the use of masonry, pedestrian access,
extensive landscaping, and reduced setbacks along the street. The site provides public access
linkages from the public sidewalks to the proposed building.

Prepared by Matt Kowalski
Reviewed by Ben Carlisle

Attachments: Parcel/Zoning Map
Aerial Photo
Site Plan
Landscape Plan
Elevations

c. Petitioner: Todd Quatro
Quatro Construction LLC
201 North Park Street
Ypsilanti, Ml 48198

Owner: Richard Lawrence
Circle K
1420 East Stadium
Ann Arbor, Ml 48104

City Attorney
Systems Planning
File No. SP15-014
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NOTES:

1. THE CONSTRUCTION COVERED BY THESE PLANS SHALL CONFORM TO THE CITY OF ANN ARBOR
PUBLIC SERVICES DEPARTMENT STANDARD SPECIFICATIONS, WHICH ARE INCLUDED BY REFERENCE.
2. THE OMISSION OF ANY STANDARD DETAIL DOES NOT RELIEVE THE CONTRACTOR OF THEIR
OBLIGATION TO CONSTRUCT ITEMS IN COMPLETE ACCORDANCE WITH THE PUBLIC SERVICE STANDARD

SPECIFICATIONS.
NOTE:
NO EXTERIOR MUSIC OR AUDIO USE EXCEPT NECESSARY
COMMUNICATION BETWEEN CUSTOMER AND ATTENDANT.
NOTE:
THE SIDEWALK AT THE DRIVE APPROACH SHALL "CARRY-THROUGH”
THE APPROACH, AND NOT RAMP DOWN.
NOTE:
PER CHAPTER 49, SECTION 4:58 OF THE CITY CODE, ALL
SIDEWALKS ARE TO BE KEPT AND MAINTAINED IN GOOD REPAIR
BY THE OWNER OF THE LAND ADJACENT TO AND ABUTTING
THE SAME. PRIOR TO THE ISSUANCE OF THE FINAL C OF O
FOR THIS SITE, ALL EXISTING SIDEWALKS IN NEED OF REPAR
MUST BE REPAIRED IN ACCORDANCE WITH CITY STANDARDS.
DESCRIPTION  |REQUIRED EXISTING PROPOSED NOTE

ZONING C3 P/C3 P/C3

FRONT YARD-BLDG| 10.00/25.00 | 45.85/44.90 74.5/10.0

SIDE YARD 30.00 119.95 173.0

REAR YARD 30.00/30.00 | 119.95/62.40 173.0/15.0 VARIANCE REQUEST

PARKING 17 13 16 pk 8 pump

PARKING SPACE 9x18 9x18 9x18

HC PARKING 1 1 2

PARKING AISLE 22.0 22.0 35.55

BICYCLE PARKING 0 0 1C

MAXIMUM HEIGHT 95 15.4 19.2

STORIES 4 MAX 1 1

MIN SITE AREA 6000 37,589 SQFT | 37,589 SQFT

MAX FLOOR RATIO 200% 6.3% 9.0%

MIN WIDTH 60 150 150

BLD AREA 2360 3394

PARKING CALCULATIONS:
1 SPACE PER 200 SQ.FT. OF FLOOR AREA:

3394/200 = 16.97 = 17 SPACES REQUIRED
HOURS OF OPERATION: 24 HR

PARCEL ID#09-09-33-414-006

LEGAL DESCRIPTION:
LOTS 71 & 72 FRISINGER LAND CO SECOND SUBD

BIKE_PARKING BLOW UP \ U-SHAPE

SCALE: 1"=5'-0 BUMPER
DETAIL SEE
SHEET C-7

THIS DRAWING IS AND SHALL
REMAIN THE PROPERTY OF
QUATR CONSTRUCTION LLC. USE,
REPRODUTION OR ALTERATION
OF ANY KIND WITHOUT THE
EXPRESSED WRITTEN PERMISSION
OF QUATRO CONSTRUCTION LLC.
IS PROHIBITED BY LAW.

ARCHITECTURE
UNI
SE
S22
(734)693—0852

48198
PHONE (734)485-7737, FAX (734)485-7873

*DESIGN BUILD CONTRACTOR*
201 NORTH PARK STREET
YPSILANTI, MI

COMMERCIAL/INDUSTRIAL/RESIDENTIAL

QUATRO CONSTRUCTION LLC | ROBERT

1420 EAST STADIUM BLVD
ANN ARBOR, M| 48104
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