PLANNING AND DEVELOPMENT SERVICES STAFF REPORT

For Planning Commission Meeting of December 6, 2016

SUBJECT: Hillside Memory Care Site Plan for City Council Approval
(312 Glendale Drive)
File No. SP16-085

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby recommends that the
Mayor and City Council approve the Hillside Memory Care Site Plan, subject to
obtaining off-site water main and access easements prior to the issuance of any
Building permits.

STAFF RECOMMENDATION

Staff recommends that this petition be approved, because, 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 west side of Glendale Drive, just south of Jackson Road (West Area,
Allen Creek Watershed, Ward 5).

SUMMARY

The Hillside Memory Care Site Plan was postponed by the Planning Commission at the
November 15, 2016 meeting to allow for the petitioner to address Planning Commission
comments regarding storm water, landscaping and view shed from Glendale. The petitioner has
submitted revised plans and staff has coordinated with the Washtenaw County Water Resources
Commission (WCWRC) office that performed the review.

There has been only minor change to the site plan which is the addition of landscaping along the
east (Glendale) fagcade of the building. Additional architectural drawings and perspectives from
the street have been submitted by the petitioner. In addition, staff has arranged for a
representative of the WCWRC will be present at the Planning Commission meeting to discuss
concerns regarding stormwater treatment on the site. There have been no other changes to the
site plan presented at the last meeting.

Additional question raised by Planning Commission:

Hillside Terrace Site Plan Requirement — Questions were raised regarding ownership of this site
in relation to the ownership of Hillside Terrace, and if any common ownership between the sites
would require the Hillside Terrace site to be site planned. The two sites are separate distinct
parcels. Since no changes to the Terrace site are proposed that require site plan approval in
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Chapter 57 (Subdivision and Land Use Control) This review is limited to improvements on the
development parcel.

City codes do require site planning of the entire site even if only a portion of the site is being
developed. For example, an addition to any existing building on a site requires the whole site to
brought up to current development codes (e.g. the Zion Church property).

STAFF COMMENTS
Repeated from the 11/15 Planning Commission Staff Report:

Systems Planning — Petitioner needs to obtain off-site easements for water main prior to issuance
of any permits. Easements will also need to be granted for utilities on the subject site. A total of 3
footing drains or the equivalent alternative mitigation will be required for sanitary mitigation. The
City’s hydraulic model was used to analyze impacts to the downstream sanitary sewer. Results
indicate that sufficient capacity exists in the downstream local sanitary system.

Planning — Planning staff supports the project as proposed. The project will help provide a
diversity of housing product in the City and is consistent with the City’s Land Use Element. The
low-scale residential design of the building and low intensity of the use help to make the project
compatible with the adjacent single-family neighborhood to the east. The building is accessed
only from the existing Hillside Terrace senior living complex and serves as a good transition to the
lower intensity residential use to the east. A public sidewalk path will be provided on the
southern part of the site to allow pedestrian traffic to pass through the site and promote
neighborhood connectivity with the neighborhood to the west. Staff has requested, and the
petitioner has agreed, to add additional landscaping to the eastern side of the project to help
screen the building from Glendale.

Prepared by Matt Kowalski
Reviewed by Brett Lenart

Attachments: 11/15/16 Planning Staff Report
Landscape Plan
Architectural Elevations Glendale perspective
Grading Plan

c. Petitioner: Hillside Terrace Holdings, LLC
230 Huronview Blvd.
Ann Arbor, M|l 48103

Petitioner's Representative: Scott Bowers
Bowers + Associates, Inc.
2400 S Huron Parkway
Ann Arbor, Ml 48104

City Attorney
Systems Planning
File Nos. SP16-085



PLANNING AND DEVELOPMENT SERVICES STAFF REPORT

For Planning Commission Meeting of November 15, 2016

SUBJECT: Hillside Memory Care Site Plan for City Council Approval
(312 Glendale Drive)
File No. SP16-085

PROPOSED CITY PLANNING COMMISSION MOTION

The Ann Arbor City Planning Commission hereby recommends that the
Mayor and City Council approve the Hillside Memory Care Site Plan, subject to
obtaining off-site water main easements prior to the issuance of any permits.

STAFF RECOMMENDATION

Staff recommends that this petition be approved, because, 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 west side of Glendale Drive, just south of Jackson Road (West Area,
Allen Creek Watershed, Ward 5).

DESCRIPTION OF PETITION

The subject site is 2.64 acres and is zoned R4B (Multiple-Family Dwelling District). The site is
currently vacant except for two small single-family homes located on the south end of the
property. These homes will remain on the site and will continue to be rented for residential use.
The petitioner is requesting site plan approval in order to construct a 16,743 single-story
memory care facility with 24 rooms and 21 surface parking spaces. The facility will operate in
conjunction with the Hillside Terrace Senior Living Facility directly adjacent to the west. Access
to the parking lot will be from the adjacent Hillside Terrace site and there will be no vehicular
connection to Glendale Drive. Rooms will be single occupancy and reserved for memory care
patients. There will be two small patios provided for residents, one on the east side of the
building and one on the south side. The patios will not have direct access to the adjacent open
area and will be fenced for the safety of the residents.

A new 5 foot wide public sidewalk will be installed along the entire Glendale street frontage. This
new sidewalk will be linked to a crushed granite path that will be constructed on the south side
of the site. This path will connect the existing neighborhood to the east through the Hillside
Terrace property to Charlton Avenue to the west, and a public access easement will be
provided. Solid waste and recycling facilities will be provided adjacent to the Hillside Terrace
site away from the neighborhood to the east.
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Storm water management is under the jurisdiction of the Washtenaw County Water Resources
Commissioner (WCWRC) and will be provided in an underground storm water
detention/retention system near the east and south side of the proposed building. Due to the
fact that the soils on the site are not conducive to infiltration the systems is designed to hold
120% of the 100 year storm event per the rules of the WCWRC. Storm water will be discharged
to the City Storm water system at a much reduced rate than existing. Currently no storm water
treatment exists for the site.

There are 11 landmark trees located on the site. The site plan indicates 4 will be removed for
construction of the building or site elements such as parking or detention. All landmark trees
removed will be mitigated onsite as required by City Code. The petitioner will plant 13 trees with
a total of 39 caliper inches on the site for mitigation.

There is also a small area of steep slopes located in the northeast corner of the site. This area
will not be disturbed by construction on the site.

The estimated cost of construction is $2,010,000.
CITIZEN PARTICIPATION

The petitioner held a meeting for interested citizens on June 8, 2016. Invitations were sent to all
residents and property owners within 1,000 feet of the site as well as all subscribers to the
GovDelivery planning update service. Twenty-six people attended the meeting. The attendees
asked questions about storm water management, parcel zoning, and building elevations. The
full report provided by the petitioner is attached.

SURROUNDING LAND USES AND ZONING

LAND USE ZONING
NORTH Residential R2A (Two-Family Dwelling District)
EAST Commercial R1D (Single-Family Residential District)
SOUTH Residential R1D (Single-Family Residential District)
WEST Residential R4B (Multiple-Family Residential District)
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COMPARISON CHART
EXISTING PROPOSED REQUIRED
. R4B (Multiple-Family
Zoning Residential District) R4B R4B
Gross Lot Area 2.64 acre 2.64 acre .50 acre (21,780 sf MIN)
15 ft MIN
" Front N/A 40 ft 20 ft MAX
XX
Q .
G| o 245 ft (South) 16 ft 6 in MIN (North)*
g| Side(s) N/A 85 ft 3 in (North) 16 ft 6 in MIN (North) *
0
Rear N/A 82ft1lin 30 ft MIN
Minimum Useable N/A 69% 5506 MIN
Open Space
45 ft MAX (for buildings with
Height N/A 20 ft parking underneath at least
35% of building)
. 21 spaces (for 6 spaces MIN
Parking - : proposed)
. 2 in garage for houses . (1 space per 6 beds) plus 2
Automobiles 2 spaces (existing for e . .
for existing residential
houses)
Parking — Bicycles |N/A 4 spaces Class B 1 space MIN Class B

*Required side setback shall be increased 1 Y2 inches for each foot of building length over 50 feet.

HISTORY

The property was annexed into the city in 1987, and remained un-zoned until 1994. At that time
a site plan was approved for a 69,363 square foot, 64-unit addition to the Hillside Terrace
“convalescent home” along with the current R4B zoning. The site plan expired in 1999. In 2014,
a proposal to construct six duplexes and demolish the existing houses was tabled by the
Planning Commission. The petitioner did not resubmit plans and the site plan file was closed.

PLANNING BACKGROUND

The City of Ann Arbor Master Plan: Land Use Element recommends multiple-family residential
use for the site. The project site plan does meet many of the goals and objectives outlined in
the plan including:
o Encourage new development and redevelopment within established residential areas to
complement the design elements of the neighborhood, including size and height.
e To provide a full range of housing choices (size, price, design, accessibility, etc) that
meets the existing and anticipated needs of all City residents.
e Support design techniques, such as clustered developments and storm water best
management practices, which would minimize impacts to natural systems on and off a
site.
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STAFF COMMENTS

Systems Planning — Petitioner needs to obtain off-site easements for water main prior to
issuance of any permits. Easements will also need to be granted for utilities on the subject site.
A total of 3 footing drains or the equivalent alternative mitigation will be required for sanitary
mitigation. The City’s hydraulic model was used to analyze impacts to the downstream sanitary
sewer. Results indicate that sufficient capacity exists in the downstream local sanitary system.

Planning — Planning staff supports the project as proposed. The project will help provide a
diversity of housing product in the City and is consistent with the City’s Land Use Element. The
low-scale residential design of the building and low intensity of the use help to make the project
compatible with the adjacent single-family neighborhood to the east. The building is accessed
only from the existing Hillside Terrace senior living complex and serves as a good transition to
the lower intensity residential use to the east. A public sidewalk path will be provided on the
southern part of the site to allow pedestrian traffic to pass through the site and promote
neighborhood connectivity with the neighborhood to the west. Staff has requested, and the
petitioner has agreed, to add additional landscaping to the eastern side of the project to help
screen the building from Glendale.

Environmental — The site is located 300 feet east of the former location of the Barnard Plating
Company building at 1943 Jackson Avenue. Hillside Terrace lies between the two parcels.
Barnard ceased operations in 1981, and a 1989 environmental site assessment report identified
heavy metal soil contamination on that site. There is no identified path of travel for
environmental contaminants from 1943 Jackson to 312 Glendale, such as a creek or visible soil
erosion. The soil at 312 Glendale may also contain pesticides used on the orchard. It is the
property owner’s responsibility to follow MDEQ rules and test soils that are being removed from
the site for contaminants so that they may be disposed of properly. The City does not regulate
soil contamination testing, remediation, or removal.

Prepared by Matt Kowalski
Reviewed by Brett Lenart

Attachments: Parcel/Zoning Map
Aerial Photo
Site Plan
Landscape Plan
Architectural Elevations color
Architectural Elevations details
Architectural Floor plans
Citizen Participation Report

c: Petitioner: Hillside Terrace Holdings, LLC
230 Huronview Blvd.
Ann Arbor, Ml 48103
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Petitioner's Representative: Scott Bowers
Bowers + Associates, Inc.
2400 S Huron Parkway
Ann Arbor, Ml 48104

City Attorney
Systems Planning
File Nos. SP16-085
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Citizen Participation Meeting Report

Proposed Hillside Memory Care
312 Glendale Drive
Ann Arbor, M| 48103

Prepared by:

Bowers + Associates, Inc.
2400 S. Huron Parkway
Ann Arbor, M| 48104

Ph: 734-975-2400

Fax: 734-975-2410

Date: June 8, 2016
Time: 7:00 pm — 8:15 pm

Location: Haisley Elementary

Citizen Participants/Attendees:

Diane Robins 1900 Old Orchard Ct 48103
Priscilla Kim 1906 Old Orchard Ct. 48103
Sarah Chamberlain 402 Glendale Drive 48103
lan Hubert 1916 OIld Orchard Ct. 48103
Fred & Sally Knight 305 Glendale Dr.48103
Kathy Boris 726 Chamberlain 48103

1806 Charlton 48103
1727 Charlton 48103
303 Glendale Dr 48103

Mary Bentley
Ruthann M. Wild
Lisa Hirsch/Tom McDonough

Aron Lozo 408 Glendale Dr 48103
Chip Smith 517 Krause 48103
Susan Agler 405 S. Revena Blvd. 48103

1715 Orchard 48103
1805 Orchard 48103

Cathy Krasny
Thomas O’Connell

Erik Austin 205 Glendale Dr 48103
Kathryn O’Brien 1405 Charlton 48103
Chuck Warpehoski 2020Winewood

1812 Abbott Ave 48103
322 Virginia Ave 48103

1912 Old Orchard Ct 48103
1910 Old Orchard Ct. 48103
556 Glendale Circle 48103

Andrea Stevenson

Lynn Borset/Charles Compton
David Friedman

Margaret Erickson

Rita & Vincent Caruso

drobins@umich.edu
who.a.u.s@gmail.com

ihube@hotmail.com
frsaknight@aol.com
kathyboris@gmail.com
briarrose | 806@gmail.com

mcdfam5@sbcglobal.net
ARONLOZO@gmail.com
chsmith@a2gov.org
susanagler@gmail.com
cathykrasny@earthlink.net

erik.ewa@gmail.com
katescabin@aol.com
cwarpehoski@gmail.com
andreast@umich.edu
LMBorset@umich.edu
davidfri@umich.edu
merick@umich.edu
vrcaruso(@comcast.net

upeg@acwg.org




Citizen participation Meeting Report

There were 26 attendees at the meeting. Scott Bowers opened the meeting at 7:00 pm with a brief
summary of the proposed development. Then Scott took comments and questions.

Citizen Concerns:

)
2)

3)
4

3)

6)

7)
8)

9)

New Use is too much for the site
a. Per request from last project submitted the use is now linked to Hillside Terrace.
Storm water management concerns(run off to road is currently causing flooding).
a. Scott Bowers responded with meeting Washtenaw County’s requirements for pre-post
development.
Asked if Steep Slopes were being graded
a. Not grading in steep slopes
Concern about above grade retention pond on site as an attractive nuisance for children
a. We have eliminated the attractive nuisance.
Questioned amount of parking required verses parking provided. Neighbors felt it was too
many spaces — more impervious surface.
a. We removed 2 parking spaces. We have provided parking based on the required staff
and visitors for the facility.
Rear- East Elevation wanted more variance.
a. Woe have added peaked roofs and material relief
Woanted site to be purchased by the city for a park and storm water relief.
Neighbors stated that zoning was wrong and that the city changed it without notifying the
neighbors
a. Current zoning is correct
Neighbors questioned the sidewalk and retaining wall along Glendale.
a. Sidewalk is required by the City of Ann Arbor

10) Concerned about the Landmark Butternut Tree

a. Tree is being saved and protected.

I'l) Timeline for Construction.

a. Project will begin construction as we receive all government approvals.

Meeting ended.

Bowers + told citizens they would be receiving the report via email again. For those signed in.
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BEHIND BUILDING 208.55 L.F. / 15 = 14 TREES REQUIRED AND DECIDOUS MATERIAL SHALL BE PLANTED IN A DORMANT // ROOTS, e L‘ B GG AL Non-becradABLE . K . e AS SPECIFED GUARANTEED TO EXHIBIT A NORMAL GROWTH CYCLE FOR AT LEAST ONE (1) s . Nvssa syvafica . SH EET + TlTLE
TREES PROVIDED: 14 TREES CONDITION. IF PROJECT CONDITIONS PROHIBIT THIS TIMING, 4" COMPACTED 21AA W/ STERILANT BT CUTING AVAY MRS AT T0 10 o o B e s R O P 10 THE GUIDELINES ESTABLISHED IN THE MOST Black Tupelo 3CAL SEEPLAN | B&B | FULLY BRANCHED HEADS
B. INTERIOR LANDSCAPE SOUTH: 207.67 L.F ALL PLANT MATERIAL SHALL BE SPRAYED WITH AN ANTI-DESSICANT TO PREVENT WEED GROWTH _——— BREAK UP (SCARIFY) SIDES OF PLANTING HOLE. oo e R - RECENT EDITION OF THE "AMERICAN STANDARDS FOR NURSERY STOCK". PG 12 Picea glauca 'Densata’ ) SEE PLAN B&B FULL TO GROUND SITE PLAN
\}EHICLE USE AREA (17,059.74 S.F.) 207 6.7 L.F '/ 15' . 14 TREES REQUIRED PRIOR TO PLANTING OPERATIONS. NO INSTALLATION SHALL PROPOSED EDGING MATERIAL AND FINISH 7 CENTER ROOTBALL IN PLANTNG Lo oL 8. CONTRACTOR WILL SUPPLY FINISHED GRADE AND EXCAVATE AS NECESSARY TO Black Hills Spruce 8 HT
- . T GOTTOM OF PLANTNG HOLE iR T R R RS SUPPLY PLANT MIX DEPTH IN ALL PLANTING BEDS AS INDICATED IN PLANT DETAILS -
07T Of =T R N I S . Pinus strobus .
1 S.F. PER 20 $.F. OF VEHICLE USE AREA TREES PROVIDED: 12 PROPOSED AND 2 EXISTING TREES OCCUR UNTIL ALL EARTHWORK AND UTILITY CONSTRUCTION / O BE DETERMINED RARRRRRRRRR RPN 5. PROVIDE CLEAN BACKFILLSOIL USNG MATERIAL STOCKPLED ON-SIE SOIL " ! | whitePine o SEPLAN | B FULLTO GROUND LANDSCAPE PLAN
_ . IS COMPLETED. ALL MATERIAL SHALL BE INSTALLED PRIOR TO ‘ SHALL BE SCREENED AND FREE OF DEBRIS, FOREIGN MATERIAL, AND STONE. Tilia americana 'Redmond' "
17.059.74 / 20 = 852.99 5.F. LANDSCAPE AREA REQUIRED WEST: 319.60 LF. THE ISSUANCE OF A CERTIFICATE OF OCCUPANCY BY THE CITY COMPACTED EXISTING SUBGRADE 10.  SLOW-RELEASE FERTILIZER SHALL BE ADDED TO THE PLANT PITS BEFORE TA 5 Redmond American Linden 3'CAL SEE PLAN B&B FULLY BRANCHED HEADS
AREA PROVIDED: 3,573.68 S.F. 319.6 LF. / 15 =22 TREES REQUIRED ' i ! PERENNIAL PLANTING DETAIL BEING BACKFILLED. APPLICATION SHALL BE AT THE MANUFACTURERS RECOMMENDED  STIRUBS
RATES.
TREES REQUIRED: 1 TREE PER 250 S.F. REQUIRED TREES PROVIDED: 21 NEW PLUS 1 EXISTING TREE w NOTE: 50 NOT STAKE UNLESS IN HEAVY CLAY SO, DY NTS 11, AMENDED PLANT MIX (PREPARED TOPSOIL) SHALL CONSIST OF 1/3 SCREENED TOPSOIL, DG 17 Deutzia gracilis 'Nikko' 5GAL 30" OC CONT
#5299 250541 OR 4TREES REQUIRED) CECOUPOSED GRANIE L5 A AR R SNSRI SR OO WO ML ek 040 Slncer bt beudo R
: . = i - STAKE YT 2 x 2 HARDOOD STAKES. OR 12, ALL PLANTINGS SHALL BE MULCHED WITH SHREDDED HARDWOOD BARK, SPREAD TO IG 22 - " " B&B MAINTAIN AS HEDGE
TREES PROVIDED: 3 PROPOSED TREES, 1 EXISTING 3. LANDMARK TREE MITIGATION ) S N O W D E P OS |T| O N N OTE . = L SUBMITTED TO LANDSCAPE ARCHITECT " AR e o e o A DEPTH OF 3" FOR TREES AND SHRUBS, AND 2' ON ANNUALS, PERENNIALS, AND Nord'f: Holly ,
REQUIRED BIOSWALE AREA: TOTAL INCHES OF LANDMARK TREE REPLACEMENT: 38.5 SNOW SHALL NOT BE PILED INTO INTERIOR = T FOR APPROVAL PRIOR TO INSTALLATION. ] LOO[U e ORNAMENTAL GRASSES SPACED ﬁi%iﬁ'ﬁ%ﬁ;i%ggﬁfﬁggﬁ%@%ﬁ%zﬁ FREE FROM DEBRIS AND FOREIGN RN 20 ElzsoarlyN\?/ﬁgyR\gs”ed 5GAL 30" OC CONT
50% OF REQUIRED AREA TOTAL INCHES OF MITIGATION PROPOSED: === TRONKFLEXNG MULCH 2" DEPTH W/ SHREDDED 13, MINOR PLANT SUBSTITUTIONS ARE NOT PERMITTED WITHOUT THE APPROVAL OF THE Thula occidentalis Techny'
== © STAKE TREES JUST BELOW FIRST BRA Inuja occidentalls i " '
852.99 S.F. X 50% = 426.5 S.F. REQUIRED 13 TREES AT 3" CALIPER = 39" OF REPLACEMENT LANDSCAPE ISLANDS UNLESS DESIGNED FOR 7w e oo AL BEATURALCOLGR. 1s ITYOF ANN ARBOR PUBLIC SERVICE ADMINSTRATOR OR DESIGNEE, © 53 | Wission Arborvitae o soroc | sas SHEAR AT 5 HT SHEET + NUMBER
BIOSWALE AREA PROPOSED: 433 S.F. SNOW STORAGE, TYPICAL " THE PLANS AND FIELD CONDITIONS PRIOR TO INSTALLATION. GROUNDCOVERS/PERENNIALS
o3 OPOS 338 DECOMPOSED GRANITE WALK SECTION ) 15, THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING ALL PLANT / o e RaTFooe
* TREES DESIGNATED ON PLAN WITH (R) REPRESENT VE ALL STAKING MATERIALS AFTER 1 YEAR PLANT MIX, 10-12" DEEP MATERIAL IN A VERTICAL CONDITION THROUGHOUT THE GUARANTEED PERIOD. CA 32 =aamagrosts a. karf Foersier 3GAL 36" OC CONT
LANDMARK REPLACEMENTS NTS AS SPECIFIED 16, THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE SHALL HAVE THE RIGHT Karl Foerster Feather Reed Grass
TO REJECT ANY WORK OR MATERIAL THAT DOES NOT MEET THE REQUIREMENTS OF Hemerocallis ‘Stella D'Cro’ 24" OC
REViSioNs REv. Wo. | oRY o oY| oate INDISTURBED SUBGRADE THE PLANS AND/OR SPECIFICATIONS. HS 41 Stella DOro Daylily 2 GAL CONT L 2 O O
PUBLIC SERVICES DEPARTMENT 17 THE LANDSCAPE CONTRACTOR SHALL SEED AND MULCH OR SOD (AS INDICATED ON — -
CITY OF ANN ARBOR PLANS) ALL AREAS DESIGNATED AS SUCH ON THE PLANS, THROUGHOUT THE CONTRACT Ls 762 Liriope spicata 1 GAL 12'0C CONT .
TREE PLANTING DETAIL LIMITS. FURTHER, THE CONTRACTOR SHALL BE RESPONSIBLE FOR RESTORING AREAS Creeping Lilyturf
DISTURBED DURING CONSTRUCTION, NOT IN THE CONTRACT LIMITS, TO EQUAL OR Miscanthus sinensis 'Variegatus' B
DR.BY ARG ‘\cﬂ. BY : css W“S".DGSDL—B GREATER CONDITION. MS 36 Varegated Maiden GI’OSSQ 3 GAL 36" OC CONT
BOME NN |ATE o210 18.  ALL LANDSCAPE AREAS SHALL HAVE PROPER DRAINAGE THAT PREVENTS EXCESSIVE Parfhenocissus Ficuspidala oo
MoH e —— sweTNo.___oF WATER FROM PONDING ON LAWN AREAS OR AROUND TREES AND SHRUBS. PT 66 1 GAL A CONT STAKED UP WALL
ORNAMENTAL GRASS PLANTING DETAIL 19.  ALLLANDSCAPE AREAS SHALL BE IRRIGATED WITH AN AUTOMATIC UNDERGROUND Boston Ivy
SYSTEM.

NTS
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WIDTH PER PLAN

TOP OF WALL/CURB ELEVATION PER PLAN

" |« ———PR. DECORATIVE ALUMINIUM
8" CONCRETE PAVEMENT (3500 PSI MIN.) pe J NOTE:
2.0" M.D.O.T. No. 13A (HIGH STRESS) " |- CONCRETE FLATWORK CAP UNIT — FENCE (SAFETY RAILING) PER THE PROPOSED RETAINING WALL IS A DESIGN BUILD
8” COMPACTED 21AA AGG. BASE, LIMESTONE WALK WIDTH AS CALLED FOR ON PLANS - TOOLED JOINT (SEE GENERAL PAVING NOTES SEGMENTAL RETAINING WALL —— MANUFACTURER REQUIREMENTS. 0 CONTRACTOR SHALL COORDINATE
BOND COAT — SS IH 0.10 GAL/SQ. YD. (1747747 THIS SHEET) (KEYSTONE, VERSALOCK, PR. GRASS OR PREPARATION OF DETAILED WALL DESIGN DRAWINGS,
» B , . LANDSCAPING PREPARED BY HIS WALL DESIGN-BUILD SUB—CONTRACTOR,
3.0" M.D.O.T. No. 3C 1/4” PER FOOT TOWARD STREET TR SLOPE PER PLAN (2.0% MAX) R UNLOCK, ETC) | —-—‘.[ . FOR SUBMITTAL & APPROVAL THROUGH THE CITY PRIOR
5, v < v <" | CLASS A CONCRETE g <' a - PY 4,. '/:.4 . \<//\\///\\///\\///\\///\\//< | | 70 CONSTRUCTING THE WALL.
: 2 NN HEIGHT VARIES FINISH GRADE +—
: _ (3500 PSI MIN.) % AN PER PLAN  c cyaTION PER PLAN P 21AA BASE COURSE BACKFILL
< 1 MD.O.T. CLASS | R PAVEVENT SUREACE \\\//;\\\//j\\\//j\\\/é\\/é\\/j (10"-80"+) PR GRASS OR AROUND PROPOSED RETAINING WALL
SAND OR 21AA - FSEAAANS LANDSCAPING q AS SHOWN. FINAL BACKFILL
SRR A AGG. BASE R R RRTRITRTIRGGIRIR Y e et REQUIREMENTS PER MANUFACTURER
AN AN AANASANANAAN C PROOFROLLED SUB BASE : RN NN NI IN R R BURY DEPTH
10" AGGREGATE BASE, 21AA PROOF—ROLLED SUB BASE = P APPROVED SUBGRADE PER GEOGRID REINFORCEMENT (TYPE AND
44 Epoxyj C ; >/§ ﬁ\ 4"* AGGREGATE BASE, 21AA, CRUSHED LIMESTONE MANUFACTURER LENGTH PER MANUFACTURER) 94
HEAVY DUTY ASPHALT PAVEMENT SECTION CONCRETE PAVEMENT SECTION CONCRETE SIDEWALK SECTION COATED BARS= | N REDUCE DIMENSION TO 67 WHERE 87 CONC. PR. 4” DIA. PERF. UNDERDRAIN AS REQ. BY MANUFACTURER (INSTALL AT PROPER
(FOR DRlVES & PARK'NG) N T S N T S g \//; LEVELING PAD PER DEPTH TO ALLOW CONNECTION TO STORM SEWER OR QUTLET THROUGH WEEP HOLES)
o N RN NN * INCREASE DIMENSION TO 6" WHERE MANUFACTURER REQUIREMENTS _
................. Y 68" CONC. THICKNESS IS SPECIFIED ON PLANS INSTALL NON—WOVEN GEOTEXTILE FABRIC
Wy//ﬂ*//\\\//( “TYP. HEIGHT UNLESS OTHERWISE BEDDING MATERIAL & DEPTH PER AT EXCAVATION LIMITS e
//\\\/X\\//\\\/X\\//\\\X\\/é SPECIFIED ON PLANS MANUFACTURER REQUIREMENTS (APPROX. EXCAVATION LIMITS SHOWN) L'g
o oy MONOLITHIC CURB AND WALK (4" OR 6" THICKNESS) RETAINING WALL CROSS-SECTION (CONCEPT)-SECTION A-A =
E ‘ BENCHMARK — Charl AT 2
TOP OF HYDRANT t )
ELEVATION 906.87 ariton Avqg |«
= NAVD 88 DATUM 309 Glendale 1814 Chariton BENCHMARK N
o RR SPIKE IN UTIL. POLE —
S ELEVATION 912.44 1
re NAVD 88 DATUM \
' 5 = \ ‘ 1
;J < ~ REMOVE AND REPLACE QT A Locath(gl Map
PAVEMENT AND CURB & TS
| e VB PR._SEGMENTAL BLOCK RETAINING W, o . \% | o
- . —GUTTER. INSTALL 6"
REMOVE AND REPLACE EEH?Dgg«AmYEﬁsNEEMET%T6(”L%CE%ENDDFROM Glendale Drive (50' Wide (SEE DETAIL AND CONCEPTH CAUTION! SIDEWALK. Ty S eRoA e 91e3|  [TC 91183
PAVEMENT AND CURB & —Or= CROSS—SECTION [THIS SHEET) GU 911.8
GAS MAIN
GUTTER IN KIND (TYP.) SIDEWALK THAT RUNS PARALLEL W/ AND ‘
: IS’ LOCATED OUTSIDE PUBLIC
RIGHT—OF—WAY (TYP.) e MATCH TC MATCH.EX(4.
TAP EX. SANITARY — | PR. 4" CONCRETE FG 907,00 MATCH TC FG 1276 MATCH TC ‘ oo Eh s = e
MANHOLE W/ PR. 8” SIDEWALK (TYP.)] / MATCH TC FG_909.00 FG 912.00 [GU 91088 | 7
SANITARY SEWER N A o TW 908.35] /FG 908.00 1 _[TW912.00] - | TC 912.24 :
Z\\ — 19| S 8 8 SRE §||§ .°-|§ S8 & TW 908.30 ¢ iy | J{ . » / ‘¢ ey 9122 \NH N ¥ 211,40 @
§ S 3 112 SR . < ] : (W 908.30—_ * | TW 908.45 ) 7 ’ (1] J— . '
%wg‘o%“é \® v gw.;fg/l \ S § § = § § ollo §"3 § § [TW-910.40] W 90835 TW-910.00 . m: T ‘ 7 |P/ /ITW’91T W 913’”\ [Tw 913.0(”\3 v w . > ] TW 911.30! VATOH Bl
) = gl B g & _?JI?_ EE Bl E > / IV ZI0K - - A / TWAT350 \ TW 910.94
~ TW 901.35 \ / \ / \l \K ) / \\ \ ] Ilw = | W _s10.45] _—= S ——— — — ﬁ. : : / N
A \ : )\ \ ) J_[TW 910.4 = 1o 912.34 \ TW 911.45 MATCH EX(£
D \ / \ / \ ' \ — — @— WT 916.00 [WT_915.50] 2L o, 5 8 TW 910.72
[CAA oN
MATCH EX(+ A & & () PR. STORM SEWER )
[TW 900.51) W 801.401” / TW 901.45) 9 X (TYP.) ol / 3
W 900.50 . 50500 WT 909.00 fwrgio00] ML OLOW worerem WT 914.00 WT_915.00 RGE“% / /
FG 902.00 \ WT 514,50 PR. STORM SEWER PR. SWALE | PR. SWALE\ eNERALO ATCH
, =90~ S0°0°00-0:0-0-0°F x| ST (TYP.) (P) N/, - : .. - 76 s /. . (TP) OV WATGH Te TC 913, ‘
- / \ -« G 80780 155 AT : : [FG_915.80) o % FG 915.00 GU'913.4
FG 905.00}- » o i PR. SWALE : p— Spp— (@ \ RIM 914.00 '
¢ (TYP.) — \ RV 91400 ) PR. OVERFLOW CONNECTION AND /| )
7 ST RV 514.00 PR—DECORATIVE X VOLUME CONTROL MANHOLE BETWEEN | MATGH ER(4
FG 904.00 : o | &
- Zz W, 913.50) ALUMINUM FENCE FG 915.50 — T DETENTION & RETENTION SYSTEMS 915 ! TC 913.85 COORDINATE W/
: : oy 2 7 FG 914,60 TP N / GU 913.5 0] 1| ELECTRICAL
40" WeiBacK it /. /g e FO 915.50h, (P = _ _Eees L, N PR. U.G. DETENTION SYSTEM~. _ | | | ||\ | || A | || | J\ . S S I s SIS proviDeR To
 fesEm b we?%@“ FG 915,50 FG 915.50 FG 915.50 ™~ RISl ReConmouRe U
/ : E \\ = 576 =|| WIRE FOR
;- |[FE906:00 Wi 911, PR. ELEVATED FG 916.00 } i E l PEDESTRIAN
’ Q WT/912.00 EXTERIOR SETBACK Iy ACGESS.
/| | Feo0700 PATIO (TYP.) LINE (TYP.) |
| | [co0800 X |
/ i \ g [ ¢ |
/ | FG_909.00 o
| i > \TW 521.50] FG 917.50 i g |
- | FG 910,00 i |
. PR. ELEVATED \
/ I FG 511.00 EXTERIOR |~ § W £ |
/ PATIO (TYP.) ~
[ : FG §12.00 55 PROPOSED ONE STORY BUILDING ! 5 | |
, FG 913.00 '@ = ;N PR. DECOMPOSED \
! | 16,743 SQUARE FEET FOOTPRINT 3 GRANITE PATHWAY TN |
/ | FG 914.00 918 o (SEE LANDSCAPE;; | ‘
< > PLANS FOR DETAIL
/ \ FC 915.00 919 FlNISH FLOOR 921 50 o %‘
/ ! FG 916.00 I e N R 0 S I O I O | — |
F——— 4l A [527] 3 FG 918.60 o i 5|
| FG 917.00 & ] N 7 : | <
A——— =\l 2 Fcoioon eS80 el NATCH EX(+ RECONFIGURE / RE-RQUTE S =1
»LINEE(TYP) 2l £ - /PR ve—" FG 919.00 EX| GAS SERVICE TO HOMES. = =
; : %l = T ReTENTON SROSIER s eqomen. z| | i
W g [Ws21.50] D VAR f ST Sl S (W) | 4
SIDEWALK. (TYP.) LIMITS (TYP K :
Z | == ] oy || a8
5| FG1920.25) e —— 1 59740 \ PR. BIKE PARKING PAD—_| ..4 / o 62081 \ ™
) i : IFC 921.30] 7135 PR 4"+ o . FG 921.40 v |
3 Y " /
z CONCRETE G 95130 FG 921,30 PR. TW 921,30 “SPR. 4” CONCRETE TW 921,30, — | - 3 / TW 920351 IS el
N o [Fa5z000 SIDEWALK MONOLITHIC SIDEWALK™ (TYP.) TW 921,15 [:] | - < b PR. 8" CONC. PR. GRADING |
nl : TW 920.60 (TYP.) CURB & WALK \ o| W 921.20 PAVEMENT LMITS (TYP.)
D . __~we2tidl TW 920.70 v | eETeA (W 521.70) L , | = iy TP_021.15
- \ =N ] r‘| PR. SIDEWALK
0| . \ EASEMENT
2 | oY e )
I PR. GRADING—"" U 920.50 TC 920.60 TTIVDI gg 50] TRANSFORMER | ™w 9‘@- 12 521.40] GRANITE PATHWAY  [I3} %
= PR. SWALE : | === = W 921, ~—1 ON CONC. PAD | TP_920)30 TW_921.10 TO PROVIDE ] | ©
LIMITS (TYP.) . PR. STORM SEWER [RIM_920.1 &
| /5506 SETBACK. LINE (TYP.) (TYP.) — (TP 926 = {0 e _access mrover & Sl 1
APPROX. EX. SEEP{~ re=sooo—e |/ 1 ] S e — N~ .~~~ N__ == ¢ 92150 — — g Y A s stEy | R 2
SLOPE LIMITS DESIGNATED 7 TC 92050 Q \ GU 921.00 wefa PR. STORM SEWER A _ RIM_920.00 0. : FG 922.00 2
BY CITY OF ANN ARBOR / RIM_919.50 £028 I< PR. HEAVY DUTY PR. A.D.A. PARKING 0 _ (TYP.) | | [1c920.80 | INSTALL “NO ' - — L SN 1Y
/ RIM 9 TC_921.60 TC 921.07 \ 920.30 PR. DOUBLE BIN"'BOARD ON BOARD >
(NO GRADING PROPOSED 4 | ASPHALT _\ SIGNS ON POSTS \[GU 821.10 -li' u :==—-| L PARKING” R—8 SIGN AN —{TW 921.25] PR. D D 0
WITHIN STEEP SLOPE s 500 | [ PAVEMENT (TYP.) (TYP FOR 2) Gy 621.05 - \ ON ENCLOSURE GATE Hoo" ENCLOSURE (212 PER [ 2 3
\ LIMITS) (TYP). s GU 920.50 TC 921.10 U 92 a0 5600, N & TW 921.15 TW 921.90] (6°CY) ANDREGYCONG (6 CY) —— r——
7 / / GU 920.60 e Ll 7 PR. A.D.A. SIDEWALK | \\ TP 920.65 \ : SETBACK
| = RAMP W/ DET. N v _ o B LINE (TYP.)
-~ . f) f) WARNING PER MDOT ~ TW 921.80 923.00 N
V% / TC 921.30 R—28 DETAIL (TYP.) 5 g\ TP 921.30 : £
T~ \ - A S TW 921.40) ' 3 MATCH EXI4 920
~ N  [FE 92000 g ol 7| 2) o PR. MONOLITHIC CURB FG 924.00
~ z - =07 P
~_ X [TC 921.80 TW 921,50 3y 4 & WALK (TYP.)
A ~ / U 921.30 = [ 2L £l Ve L -
_ o= g TW 922.10
/ TC 921.95 Z \? - =
N FG 92100 GU_921.45 PR. LIGHT ] z| S TC 922.0 IP_921.60 - <
: bt MATCH EX
Y p POLE (TYP) TC 921.95 TW 922.10 5§ z| \C};, QU 921.5 TC 923.02 FG 924.00 [TW 921.12] /
/ ® 523, PR. SANITARY 6U 921.45 TW 922.20 2| ¢ E" \o [GU_922.94] g W
/ [ 22200 \\\ .\4 -t | N\ _{TW 922.80]
1= 1 1 1 N\ ) 1 1 3 1 — i /V /V | | 4/ ; AN /|/ ¢ / ¢ 1 4 1 /1 X 4 — 4',
P FG 923.00 // Py \ ° —— GO0 /e ”’. Py °°°°:°\ ‘ ‘ o -% a .
. e Y — 3 = / i I — “ f X Fncu EX(+
< TC 922.71 TW 921.02
TC 922.95 TC 971.96] TC 922,15 || \IC 921.76 19| \ e 07588 J NATCH TC
G 993.7 o GU 921.88| CU 921.65 L1 \Te 821.73) [TC921.35 T 92220 GU 921.74 L \ J6 92318 BENCHMARK GU 922.15 Gl 922.43] MATCH TC il
REVOVE 320 L7 QU o215 (G o712 AL TN | PKIN UTLITY POLE Jackson Place TV 67112 LEGEND
GU 92565 OF CURB AND PR CROSS—WALK | | TC 923.09 ELEVATION 923.44
GUTTER === MARKINGS (TYP.) I GU_922.59 NAVD 88 DATUM MANHOLE
TC 93146 — L | EXISTING SANITARY SEWER
GU_921.38 R ]
\ g SAN. CLEAN OUT
\\ | HY%;ANT GATE_VALVE
INSTALL 320 LF OF PR. CURB & g ’ —— —®— —— EXISTING WATERMAIN
- hog GUTTER PAN. 1” TYP. CURB HEIGHT, ‘ MANHOLE CATCH BASIN
i e AL ASEH. EXCEPT PROVIDE 6” HEIGHT AT CURB \ | m EXISTING STORM SEWER
AS REQUIRED TO INSTALL PR ISLANDS. PROVIDE DRIVE OPENINGS gihcg&/ENQNgugngA%% TTER - AND
; " , EX. R. Y. CATCH BASIN
CURB 4 GUTTER PER MDOT TYPE “M" DETALL. SIDEWALK IN KIND AS REQ. FOR ‘
| UTILITY POLE GUY Pou-:¢
—— < OVERHEAD LINES
GENERAL PAVING NOTES GUY 'WIRE
" 18” CONCRETE CURB & GUTTER LIGHT POLE
18" CONCRETE CURB & GUTTER PAVEMENT SHALL BE OF THE TYPE, THICKNESS AND CROSS SECTION AS INDICATED ON THE PLANS AND AS FOLLOWS: FIRE WALL NOTE i Son
5.5" 1.75" 55 1.75 CONCRETE:  PORTLAND CEMENT TYPE IA (AIR—ENTRAINED) WITH A MINIMUM CEMENT CONTENT OF SIX SACKS PER CUBIC YARD, MINIMUM 28 DAY COMPRESSIVE STRENGTH OF 3,500 PSI AND A SLUMP OF 1 1/2 TO 3 INCHES. NO FIRE WALLS ARE PROVIDED IN THE PROPOSED BUILDING.
~— - IR EXISTING GAS MAIN
’ i ASPHALT:  LEVELING COURSE — MDOT BITUMINOUS MIXTURE NO. 3C; SURFACE COURSE — MDOT BITUMINOUS MIXTURE NO. 13A (HIGH STREESS); ASPHALT CEMENT BINDER PG 64—22, BOND COAT — MDOT SS—1H EMULSION AT 0.10 c.0. MANHOLE
o 2" RADIUS A0 A 2" RADIUS GALLON PER SQUARE YARD; MAXIMUM 2 INCH LIFT. O R ANT PR. SANITARY SEWER
: . . % GATE VALVE
© ° . 2% PAVEMENT BASE SHALL BE COMPACTED TO 95% OF THE MAXIMUM DENSITY (MODIFIED PROCTOR) PRIOR TO PLACEMENT OF PROPOSED PAVEMENT. EXISTING SUB—BASE SHALL BE PROOF—ROLLED IN THE PRESENCE OF THE ENGINEER TO W PAVING LEGEND — — PR. WATER MAIN
L e X = | DETERMINE STABILITY. INLET CB.  MANHOLE
1 A - = —4 i @ PR. STORM SEWER
Ca e 44 BARS e ALL CONCRETE PAVEMENT, DRIVEWAYS, CURB & GUTTER, ETC., SHALL BE SPRAY CURED WITH WHITE MEMBRANE CURING COMPOUND IMMEDIATELY FOLLOWING FINISHING OPERATION. PR. 8" CONCRETE PAVEMENT . e v oaTo BASK
o PR st S ALL CONCRETE PAVEMENT JOINTS SHALL BE FILLED WITH HOT POURED RUBBERIZED ASPHALT JOINT SEALING COMPOUND IMMEDIATELY AFTER SAWCUT OPERATION. FEDERAL SPECIFICATION SS—S164. IR
a 4 R <
" Sy s % ALL WORKMANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH THE CURRENT STANDARDS AND SPECIFICATIONS OF THE MUNICIPALITY AND THE MICHIGAN DEPARTMENT OF TRANSPORTATION STANDARD SPECIFICATIONS FOR < PR. 4” CONCRETE SIDEWALK 3:% PROPOSED LIGHT POLE
..................................... o e Yy
[TC 600.00]
: ALL TOP OF CURB ELEVATIONS, AS SHOWN ON THE PLANS, ARE CALCULATED FOR A 6" CONCRETE CURB UNLESS OTHERWISE NOTED. PR. MONOLITHIC CURB & WALK PR. TOP OF CURS ELEVATION
- : ' ' GU 600.00 PR. GUTTER ELEVATION
R Y Y R Y LY LY LY, CONSTRUCTION OF A NEW OR RECONSTRUCTED DRIVE APPROACH CONNECTING TO AN EXISTING STATE OR COUNTY ROADWAY SHALL BE ALLOWED ONLY AFTER AN APPROVED PERMIT HAS BEEN SECURED FROM THE AGENCY HAVING .
\\/\\\/\\\/\\\/\\\/\\\/ \\/\\\/ \\/\\\/\\\/\\\/\\\/ NN JURISDICTION OVER SAID ROADWAY. = W600.00
LR NN NN AN AN NN NG PROPOSED ASPHALT PAVEMENT - PR. TOP OF WALK ELEVATION
6 AGOREGATE BASE. 21AA 6" AGGREGATE BASE, 21AA  FOR ANY WORK WITHIN THE PUBLIC RIGHT—OF—WAY, THE CONTRACTOR SHALL PAY FOR AND SECURE ALL NECESSARY PERMITS AND LIKEWISE ARRANGE FOR ALL INSPECTION. scale: 1" = 30' F 55505 SR ToP OF PWMT. ELEVATION
APPROVED SUBGRADE APPROVED SUBGRADE EXISTING TOPSOIL, VEGETATION AND ORGANIC MATERIALS SHALL BE STRIPPED AND REMOVED FROM PROPOSED PAVEMENT AREA PRIOR TO PLACEMENT OF BASE MATERIALS. 30 is 0 is 30 45
. . PROPOSED DECOMPOSED GRANITE PATH FG 600.00 FINISH GRADE ELEVATION
CONCRETE CURB DETAIL 'A CONCRETE CURB DETAIL 'B ALL PAVEMENT AREAS SHALL BE PROOF—ROLLED UNDER THE SUPERVISION OF A GEOTECHNICAL ENGINEER PRIOR TO THE PLACEMENT OF BASE MATERIALS AND PAVING MATERIALS. ——___—____

N.T.S.

N.T.S. FILL AREAS SHALL BE MACHINE COMPACTED IN UNIFORM LIFTS NOT EXCEEDING 9 INCHES THICK TO 98% OF THE MAXIMUM DENSITY (MODIFIED PROCTOR) PRIOR TO PLACEMENT OF PROPOSED PAVEMENT.
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