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Staff Report  
Culver’s Restaurant & Drive-Through 

1410 S. Huron Street 
Preliminary Site and Special Land Use Application 

February 25, 2025  
 
Applicant: UPH Ypsilanti Property, LLC 
 
Project Name: Culver’s Restaurant & Drive-Through  
 
Plan Date: July 18, 2025  
 
Latest Revision: December 20, 2024  
 
Location: 1410 S. Huron Street, Ypsilanti, MI 48197, Parcel K-11-38-280-018 
 
Zoning: TC, Town Center with a Site Type D Designation  
 
Action Requested: Preliminary Site Plan & Special Land Use Approval  
 
CASE LOCATION AND SUMMARY 
The Office of Community Standards is in receipt of a Preliminary Site Plan and Special 
Land Use Application from UPH Ypsilanti Property, LLC for a proposed 4,330 sq. ft. 
restaurant & drive-through with 104 seats, and 65-space parking lot. Other site features 
include an outdoor patio, sidewalk connection to Huron Street, lighting, and landscaping.  
 
The applicant is purchasing the 3.34-acre site from the Township. The restaurant will 
occupy a portion of the parcel, and the remaining portion of the site will remain vacant for 
now. All access will be off Brinker Way via the access road developed by the Aldi project.  
 
The property is zoned TC, Town Center with a Site Type D Designation. Restaurants are 
permitted and uses with drive-through facilities are allowed via special land use.  
 
SUBJECT SITE USE, ZONING AND COMPREHENSIVE PLAN 
The site is designated as Township Core and is intended to be the urbanized core of the 
community. It includes the governmental center made up of the Civic Center, County 
Courthouse, and the district library. Huron Street and the immediate surrounding area is 
meant to host a mix of uses from multiple-family residential to commercial to light 
industrial. Neighborhood scale retail and services including restaurants that offer various 
food options are encouraged in this district. 
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1410 S. Huron Street, Ypsilanti, MI 48197 
Aerial Photograph – March 2024 
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ANALYSIS  
The plans have been reviewed by Township Staff and Consultants in accordance with 
our procedures.  
 
Planning Consultants (Carlisle/Wortman Associates):  
Carlisle Wortman Associates, Inc. reviewed the Preliminary Site Plan and has 
recommended multiple items to be discussed with the Planning Commission prior to the 
applicant seeking three (3) variances with the Zoning Board of Appeals. The discussion 
items are listed below:  
 
Undeveloped Land  
1) Recommend conditioning any approval of the Culver’s Site Plan on any future land 

division to result in a minimum 2-acre property for the Culver’s site to comply with 
the minimum site area for drive-through facilities and the Site Type D standards. 
 

Area, Width, Height, Setbacks  
1) Applicant to obtain a front setback variance.  

 
Parking and Loading 
1) Planning Commission to discuss need for excess impervious surface due to parking 

space length. 
2) Planning Commission to consider waiver of striping/signage of loading space for 

deliveries, as described on Sheet C-102. 
3) Applicant to obtain a variance to locate service lane/waiting spaces in front yard. 
4) Planning Commission to determine if no screen wall along parking lot edge facing 

Huron St. meets the criteria in ordinance to waive the masonry screen wall. 
 
Screening and Landscaping 
1) Planning Commission to consider ordinance criteria regarding waiving/modifying 

requirement for 30 deficient landscape trees. 
2) Consider small concrete pad between front sidewalk and bike rack so a cyclist 

doesn’t have to walk their bike through the patio to get to the rack. 
3) Defer evaluation of raingardens/bioswale requirement to Township Engineer. 
4) Provide two (2) mitigation trees on site, a minimum of 2-caliper inches in size. 

 
Lighting 
1) Provide downward-facing, shielded alternative for light fixture “P” due to higher than 

permitted Kelvin rating, and higher than permitted footcandles, to be evaluated at 
Final Site Plan review. 

2) Applicant to explain if light fixture “S” (with higher than permitted Kelvin rating) is 
used exclusively for the decorative illumination of certain building façade features; 
Planning Commission to consider higher than allowed Kelvin rating of this fixture. 
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Elevations and Floor Plans 
1) Confirm proposed awning location on South Elevation. 
2) Applicant to modify the front façade to bring up to 50% transparency requirement, 

or obtain a variance. 
3) Planning Commission to consider “transparency alternative” for the parking lot side 

(north façade),using the patio to count toward the 30% transparency requirement 
on this facade. 
 

Engineering Consultants (OHM):  
The Township Engineer recommended approval in their letter dated January 07, 2025. 
OHM has provided preliminary detailed engineering comments that will be addressed at 
the time of Final Site Plan and Detailed Engineering.  
 
Ypsilanti Community Utilities Authority (YCUA):  
YCUA reviewing agent Scott Westover has recommended approval in his letter dated 
January 21, 2025.  
 
Ypsilanti Township Fire Department:  
YTFD Fire Marshall Steve Wallgren has approval in a letter dated January 02, 2025.  
 
Washtenaw County Water Resources Commission:   
Reviewing agent Theresa Marsik has asked the applicant to address 4 items in a letter 
dated January 15, 2025.  
 
Washtenaw County Road Commission:  
WCRC Project Manager Gary Straight shared comments with the Planning Department 
on January 31, 2025.  
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SUGGESTED MOTIONS:  
 

Special Land Use 
 
Suggested motions: The following suggested motions and conditions are provided to 
assist the Planning Commission in making the most appropriate motion for this 
application.  The Commission may utilize, add or reject any conditions suggested herein, 
as they deem appropriate. 
 
Motion to postpone:  
 
“I move to postpone the Special Land Use request for the construction of a 4,330 sq. ft. 
restaurant and drive-through at the property located at 1410 S. Huron Street, Ypsilanti, 
MI 48197, Parcel K-11-38-280-018 to allow the applicant time to obtain the required 
variances as outlined in the Planning Commission Packet.  
 

Preliminary Site Pan 
 
Suggested motions: The following suggested motions and conditions are provided to 
assist the Planning Commission in making the most appropriate motion for this 
application.  The Commission may utilize, add or reject any conditions suggested herein, 
as they deem appropriate. 
 
Motion to postpone:  
 
“I move to postpone the Preliminary Site Plan request for the construction of a 4,330 sq. 
ft. restaurant and drive-through at the property located at 1410 S. Huron Street, Ypsilanti, 
MI 48197, Parcel K-11-38-280-018 to allow the applicant time to obtain the required 
variances as outlined in the Planning Commission Packet. 
 
 
Respectfully submitted,  
 

Fletcher Reyher 
 
Fletcher Reyher, AICP 
Planning & Development Coordinator  
Charter Township of Ypsilanti Planning Department  
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Preliminary Site Plan and Special Use Review 
For 

Ypsilanti Township, Michigan

Applicant:  UPH Ypsilanti Property LLC
(Represented by Charles Paisley)

Project Name: Culver’s Restaurant and Drive-Through

Plan Date: July 18, 2024 

Latest Revision: December 20, 2024

Location: 1410 Huron St. (On west side of South Huron Street, just north of Aldi 
site at Brinker Way)

Zoning: FB, Form Based District – Town Center

Action Requested: Preliminary Site Plan and Special Use Approval

PROJECT AND SITE DESCRIPTION

The applicant is proposing to develop a Culver’s restaurant on the west side of Huron St., just north of the 
new Aldi food store.  Culvers is proposing to construct a 4,330 sq/ft building with 104 seats, and 65-space 
parking lot.  The business will include a drive-through component, with two order stations.  Other site 
features include an outdoor patio, sidewalk connection to Huron St., landscaping, and lighting.  

The applicant is purchasing the 3.43-acre site from the Township.  The restaurant will occupy a portion of 
the parcel, and the remaining portion of the site will remain vacant for now.  All access will be off Brinker 
Way via the access road developed by the Aldi project. 
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The subject site is zoned FB, Form Based Mixed Use – Town Center, and is categorized as a Site Type D. 
Food uses (such as restaurants) are permitted, and uses with drive-through facilities are allowed via 
special use.  Single-tenant, single-story buildings (Building Type B) are permitted.  An aerial of the subject 
site is provided below. 

Figure 1. Aerial Image of Subject Site and Vicinity

Source: MapWashtenaw (Image Capture 2022)

Size of Subject Site:
3.43 acres

Current Use of Subject Site:
Vacant 

Current Zoning:
FB, Form Based – Town Center District

Proposed Use of Subject Property:
Restaurant with Drive-through

Adjacent zoning and land uses are as follows: 
Direction Zoning Use

North FB, Form Based Mixed Use- Town Center Vacant
South FB, Form Based Mixed Use- Town Center Aldis Grocery Store
East FB, Form Based Mixed Use- Town Center Automotive Glass Co. (Across Huron St.)

West FB, Form Based Mixed Use- Town Center
Printing Co. & 

Multi-tenant commercial building

Subject 
Site
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Remainder of Property
As mentioned above, the proposed project does not occupy the entire 3.43 acres.  The cover letter with 
the first submission (dated July 29, 2024) stated that: “At this time, it is unknown what will become of 
the undeveloped northern portion of the property.  The owner may elect to let it remain undeveloped or 
he may attempt to develop it in the future at a later date.”   

The property is designated a “Site Type D.”  If the northern portion of this property is split off in the 
future, then the Culver’s site must be a minimum of 2-acres in size to be consistent with the “Site Type 
D” standards that allow a drive-through component (drive-through facilities are only permitted on “Site 
Type D” properties). We recommend that this be a condition of any approval of the plans. The 
applicant’s most recent response memo (dated December 26, 2024) acknowledges this requirement. 

Also, because the possibility of a land division is feasible, any ordinance requirements for the Culver’s 
Site Plan must be located/satisfied on land that would reasonably be included in the parcel occupied by 
the Culver’s restaurant. 

Items to be Addressed: 1) Recommend conditioning any approval of the Culver’s Site Plan on any future 
land division to result in a minimum 2-acre property for the Culver’s site to comply with the minimum site 
area for drive-through facilities and the Site Type D standards.  

MASTER PLAN

The site is designated as Township Core and is intended to be the urbanized core of the community.  It 
includes the governmental center made up of the Civic Center, County Courthouse, and the district library.  
Huron Street and the immediate surrounding area is meant to host a mix of uses from multiple-family 
residential to commercial to light industrial.   Neighborhood scale retail and services including restaurants 
that offer various food options are encouraged in this district.  
 
Applicable design concepts in the Master Plan that apply to this project include:  

 Architectural design must create an interesting visual experience for both sidewalk users at close 
range and for those viewing the skyline from a distance.  

 Design creativity with regard to materials will be encouraged, although low quality materials or 
building designs that inhibit activity on the corridor will not be permitted. 

 
The building architecture clearly uses quality materials, creating an attractive corporate design for 
business identification.  The revised site plan locates the building closer to Huron St. and reduces the 
amount of vehicle pavement/uses in the front yard, strengthening the pedestrian connection between 
the patio/bike parking and the sidewalk along Huron.  These changes create a more welcoming experience 
for pedestrians, as envisioned by the Master Plan.   
 
The proposed use of the site as a restaurant that can both serve the regional market, but also local 
neighborhoods is consistent with the Master Plan.  
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NATURAL FEATURES

Topography: The site has significant topography, sloping down from Huron Street to 
the east.  The west boundary of the subject site is approximately 21 feet 
lower than the elevation of the Huron St. sidewalk.  While the site slopes 
downward from the street, there is a gentler cross grade change north-
to-south.    

 
Aldis raised the level of their site approximately 14 to 18-feet to bring the 
finished floor of their building up to the elevation of the Huron St. 
sidewalk adjacent to their property.  Culvers is proposing to do something 
similar, but not to the same degree.  The finished floor of their building 
will be a few feet lower than the elevation of the Huron St. sidewalk.   

 
Woodlands/Wetlands: In 2006, when the property was purchased by the Township, they 

completed a woodland and wetland delineation.  According to Township 
records, the Township addressed all environmental requirements to 
prepare the site for development. 

 
Items to be Addressed:  None.  
 
 
AREA, WIDTH, HEIGHT, SETBACKS 

The proposed development is being constructed under “Building Form B” requirements.  Building 
placement and orientation are also discussed under Sec. 507(B) of the Form-Based ordinance. 
 

 Required / Allowed Provided 
Complies with 

Ordinance 

Front Setback 
(Huron Street) 

10-foot to 30-foot build-to-line  
Building located 74 feet from 

the Huron Street ROW 
Requires Variance  

(See Below) 

Side Setback 
No minimum side setback / if 
provided, minimum of 5 feet 

245 feet (north) 
44 feet (south) 

Complies 

Rear Setback 10 feet 211 feet Complies

Impervious Surface 80% maximum 64.6% Complies 

Building Height (Feet) 
Minimum: 14 feet 
Maximum: 38 feet 

23 feet Complies 

Building Height (Stories) 
Minimum: 1 story 

Maximum: 3 stories 
1 story Complies 

Front Setback:  Our previous review discussed some differences between the siting of the Aldi building 
and the Culver’s building; however, the applicant’s response memo explains that the elevation of the 
access driveway (west side of Aldis) that will extend to Culver’s dictates the elevation of the Culver’s 
building to allow acceptable grades for ADA access.  
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Regarding the front setback, the revised plans have shifted the building 11.5-feet closer to Huron St., 
reducing the size of the needed variance.  The applicant has worked with the Planning staff to try and 
meet the form-based requirements.   However, they note that due to significant site topography and the 
existing elevation of the access road, they seek a variance for the Huron Street frontage.  The variance is 
to be considered by the Zoning Board of Appeals.   
 
Impervious Surface. As requested, Sheet C-105 indicates that the project has an impervious calculation 
of 64.6%.  Also as requested, the plans indicate that this calculation only includes the land that will be 
included in the future land division  (or the proposed parcel after the northern portion is split off in the 
future). 

Items to be Addressed:  1) Applicant to obtain front setback variance.   
 
 
PARKING, LOADING

Sec. 1205, Parking requirements, Sec. 507(C), Design standards, and Sec. 1118, Drive-in and drive-through 
facilities, require the following regarding parking: 
 

Parking 
Requirements 

Number of Spaces Required Number of Spaces Provided 
Complies with 

Ordinance 

Number of Spaces 
for Drive-Through 
Restaurant 

0.7 per seat (alt. 3 spaces for 
every 4 seats) =  

(0.7 x 104 seats; or 3 x (104/4)) 
=  

73 to 78 spaces 

65 parking spaces
(including 2 “bus” spaces) + 
8 “waiting” spaces for drive-

through customers and 3 spaces 
for food delivery services 

= 
76 spaces 

Complies 

Barrier-Free Spaces 
3 spaces 

(including one “van-accessible” 
BF space) 

3 spaces 
(including one “van-accessible” 

BF space) 
Complies 

Stacking Spaces 10 spaces 13 spaces Complies

Loading spaces 1 space 1 space Complies 
(See Below) 

Bicycle parking 2 spaces 2 spaces Complies 

Parking Location 

Located in a side or rear yard; 
screened with a minimum 30-

inch masonry wall on the 
required building line, or within 5 
feet of the required building line. 

Parking is located in a front, side, 
and rear yard.  No screen wall is 

proposed 

Requires Variance 
(See Below) 

Parking Adjacent to 
Required Building 
Line (build-to line) 

No more than 25% of total lineal 
feet or 60 feet, whichever is less, 

shall be occupied by parking 
along the building line 

The Parking lot is located behind 
the front face of the building, 

and not adjacent to the required 
Building Line.  Therefore, this 
provision doesn’t apply to this 

project. 

N.A. 
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Parking Space Size.  The ordinance requirements for a typical parking space is 9’ x 18’.  The proposed 
parking spaces are 20-feet-long, and could be shortened to minimize impervious surface on site.  The 20-
foot-long spaces (not adjacent to sidewalk/greenbelt) could be shortened to 18-feet-long, and the spaces 
that abut a 7-foot-wide sidewalk (next to building) could be shortened to 16-feet-long.  The spaces that 
abut the vacant portion of the site (north property line) are shown at 18-feet-long, and could also be 
shortened to 16-feet.  So much of the site is occupied by impervious surfaces, the Planning Commission 
could discuss these reductions permitted by the ordinance. 

Loading/Unloading Space.  The Form-Based ordinance and site plan requirements state that a 
loading/unloading space and specifications be shown on the plans.  The revised plans show a 10’ x 55’ 
loading space on the north side of the building.  The Form-Based ordinance goes on to state that the 
loading space shall be designated by markings or signage to limit conflicts between delivery vehicles and 
patrons.  Sheet C-102 explains that this space will not be stripped in the field, and loading will only occur 
during non-business hours.  Sec. 1207(2)(F) gives the Planning Commission the ability to grant a waiver in 
the loading space requirements.  The Planning Commission should determine if striping/signage is needed 
to identify the loading space on site.    

 
Parking Location/Parking Adjacent to Required Build-To Line.   
a. As mentioned in our previous review, three (3) parking spaces are located directly in front of the 

dumpster screen.  Sheet C-102 on the revised plans notes that trash haulers will be scheduled during 
non-business hours (or 7am-10am) and will not conflict with customer use of the adjacent parking 
spaces or sidewalk.  As requested, the turning movements of a trash hauler are shown on the plans.  

 
b. The service lane is an integral part of the parking lot, and the ordinance requires locating parking 

facilities in the side or rear yard.  While most of the parking complies with this requirement, the service 
lane and approximately five “waiting” spaces are located in the front yard, and do not comply with 
the ordinance.  The plans have been revised to reduce the extent of the service lane/waiting spaces 
in the front yard, but this condition can’t be helped given the orientation of the drive-thru and needed 
vehicular circulation.  A variance will be required. 

 
c. When parking is located in a side yard, the side abutting the required building (build-to) line adjacent 

to the right-of-way must be screened with a minimum 30-inch-tall masonry screen wall on the build-
to line, or within five-feet of this line.  The applicant’s response memo explains that the site will be 
4.5-feet below the elevation of the street, and a 2.5-foot-tall wall will not screen the lot.  The 
landscape plan shows shrubs (between 3-5 feet tall) are proposed along most of the parking lot that 
fronts on the build-to line, which will help to screen this lot from the street.  The Form-Based 
ordinance allows the Planning Commission the ability to modify greenbelt provisions, as long as the 
modification does not pose a safety issue, the modification is compatible with adjacent uses and the 
Master Plan and won’t adversely impact public utilities/services or off-site natural features. 

 
Items to be Addressed: 1) Planning Commission to discuss need for excess impervious surface due to 
parking space length.  2) Planning Commission to consider waiver of striping/signage of loading space for 
deliveries, as described on Sheet C-102.  3) Applicant to obtain a variance to locate service lane/waiting 
spaces in front yard.  4) Planning Commission to determine if no screen wall along parking lot edge facing 
Huron St. meets the criteria in ordinance to waive the masonry screen wall.  
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SITE ACCESS, CIRCULATION, AND TRAFFIC

The project will be accessed via a new roadway constructed by the Aldis project off Brinker Way.  The 
roadway across Aldis’ property is located in an access easement to allow vehicles to enter the Culvers’ 
property from this road. 
 
The pavement design will allow vehicles to circulate around the site.  Also, an “escape lane” is provided 
for the drive-through lane, which is a positive safety feature of the plan.   
 
Fire truck and delivery truck turning movements are shown on Sheet C-102.   
 
Pedestrian Facilities.   
1) The Form-Based ordinance calls for a site layout that provides safe and convenient pedestrian and 

bicycle access to and within the subject site and between adjacent sites.  The Culver’s plan shows a 
sidewalk connection from the Huron St. sidewalk to the patio.  This sidewalk crosses the vehicle access 
lane (from the drive-thru) and is located so that vehicles have sufficient distance to see pedestrians.  
The bike rack is directly next to the outdoor patio, which will be convenient for people arriving by 
bike.  (See our comments regarding access to the bike rack from the sidewalk under the “Screening & 
Landscaping” section below.) 

2) A sidewalk connection is also provided on the west side of the site that connects to the Aldis sidewalk 
along the shared roadway easement.  This sidewalk then directly connects pedestrians to the Culver’s 
front door, along the entrance driveway to the restaurant.   

3) A seven-foot-wide sidewalk is proposed along the north side (front) of the building that connects to 
the outdoor dining patio.  This sidewalk also connects to a service door along the west side (rear) of 
the building.   

4) One pedestrian door is also located on the south side of the building.  As requested, a paved surface 
has been added to allow customers/employees to use this door if needed. 

5) The Form-Based ordinance also encourages sidewalks fronting the public right-of-way to be designed 
to accommodate space for activities such as outdoor dining.  The plan shows an outdoor patio 
(approx. 680 s.f. in size) on the north side of the site.   

 
Items to be Addressed:  None. 
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SCREENING & LANDSCAPING

 Required Provided Compliance 

Street Yard Landscaping, per 
frontage:  
 1 large deciduous tree per 40 l.f.  
 1 ornamental tree per 100 l.f. 
 1 shrub per 10 l.f.  

251 l.f./40 l.f. = 6 large dec. trees 
251 l.f./100 l.f. = 3 orn. trees  
251 l.f./10 = 25 shrubs 

6 dec. trees 
3 orn. trees 
25 shrubs 

Complies 

General Landscaping: 
1 tree per 1,000 s.f. 
1 shrub per 500 s.f. 

24,254 s.f./1,000 s.f. = 24 large trees*
24,254 s.f./500 s.f. = 48 shrubs 
*Mix deciduous and evergreen 

0 trees 
+ 48 shrubs 

Deficient by 
24 trees; 

Complies for 
shrubs 

(See Below) 

Parking Lot Interior:
1 large deciduous tree per  
2,000 s.f. of pavement  

37,835 s.f./2,000 s.f. = 19 large trees 13 trees
Deficient by 

6 trees
(See Below) 

Parking Lot Perimeter: 
1 large deciduous tree per 40 
lineal feet of perimeter

 
900 l.f./40 l.f. = 22 trees 
 

22 trees Complies 

Mitigation  Information provided; 2 large trees 0 trees (See Below) 

A. Street Yard Landscaping:   
1) Due to the possibility that the northern portion of the site could be split off in the future, the 

calculations are based on a frontage calculation that would create a 2-acre parcel, or 251-lineal 
feet.  We consider this appropriate.   

2) As requested, trees that are outside of the 2-acre parcel boundaries are not counted toward the 
Culver’s Front Yard Landscaping requirements. 

 
B. Landscape Plan Requirements: The landscape plans have been revised and have addressed our 

previous comments regarding a Plant Schedule (i.e., Plant List), a perennial planting detail, and 
calculations for General Landscaping, Parking Lot Interior landscaping, and Parking Lot Perimeter 
landscaping.  How the revisions meet the ordinance requirements are summarized below.  Also, 
please note the ordinance provision for Planning Commission modifications/waivers below.   
1) All of the trees shown on the plans were counted toward the other landscaping requirements; 

there were no trees left over to count toward the General Landscaping requirements.  The 
ordinance does not permit “double counting” plant material toward more than one requirement.  
The General Landscaping proposed is deficient by 24 large trees; however, they did add evergreen 
trees to the plant mix, which is a positive change. 

2) The plans are deficient by six (6) Parking Lot Interior trees. 
3) The plans meet the Parking Lot Perimeter requirements.   

 
C. Proposed Plant Material: 

1) As requested, the species that are prohibited by the ordinance were switched out for species that 
are allowed.   
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2) Also, the proposed plant material sizes listed in our previous review were adjusted to meet 
ordinance requirements.   (Note that the Plant List should update the size of the ‘Spilled Wine’ 
Weigela to be a minimum size of 30-inches.) 

 
D. Irrigation: The ordinance requires that the Landscape Plan include a note stating that the site will 

have an underground irrigation system for all landscaped areas.  This is provided in Note #8 on Sheet 
L-1. 

The Planning Commission may waive or modify the above standards (B above) in the following situations 
(Note:  We only list the criteria that apply to a new development): 
1) Where a proposed modification cannot be reasonably accomplished in strict adherence to this section 

due to existing site or building constraints. 
2) Where the addition of new landscape material would serve no good purpose due to its relation to 

existing plant material, changes in grade, or other site characteristics. 
3) Where the intent of this Section can be met through reasonable alternatives. 
 
In our opinion, the site has areas outside of the proposed watermain easement and access road easement 
that could accommodate additional trees.  The Planning Commission will need to consider whether the 
proposal meets the criteria in the ordinance to waive/modify the landscaping requirements. 
 
Other Requirements 
 

Bike Rack Access:  The landscape plan shows plant material between the sidewalk from Huron St., 
and the bike rack.  This means that someone on a bike will need to walk their bike through the patio 
to lock it up on the rack.  Could a small portion of the landscape bed next to the bike rack be a concrete 
pad that would allow someone on a bike to access the rack from the sidewalk vs. through the patio?

Raingardens:  Sec. 1301(F) requires non-single-family residential site plans to incorporate raingardens 
and bioswales per the Washtenaw County Water Resource Commissioner’s standards, unless the 
applicant can prove to the satisfaction of the Township engineer that these features are not practical.  
We defer this ordinance requirement to the Township Engineer. 

Trash and Recycling Containers:  The site plan shows a dumpster screen behind the building.  The 
access gates to the dumpsters face the north side of the site.  The pedestrian entry point faces the 
west side of the building, screening view of the dumpster through this pedestrian access from view of 
the parking lot.   

A dumpster screen detail is provided on Sheet C-1, showing an 8-foot-tall dumpster screen.  The Form-
Based ordinance requires that the screen’s materials be consistent with the building walls.  The screen 
details indicate that the veneer on the screen will be manufactured stone to match the building, 
meeting this requirement.       

Equipment Screening:  At-grade equipment appears to be screened.  

Existing Trees:  The Woodland Protection ordinance (Chapter 24, Article III) states that existing trees 
of eight-inch diameter at breast height (DBH) or greater shall be shown on a site plan.  The existing 
trees shall be tagged in the field, and identified on the plan by their location, common and botanical 
name, DBH, condition, and if the tree is to remain or removed.   
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Replacement trees are required if trees will be removed outside of grading, buildings, or pavement.
In reviewing the plans, the project proposes to remove 25 native trees that are 8-DBH in size or 
greater.  However, all but two (2) of these trees are within the proposed grading, building, or 
pavement.  Therefore, Sec. 24-68 requires that two (2) trees, a minimum of 2-caliper-inches in size, 
be planted to mitigate for the proposed tree removal.  Note that trees planted to meet the 
landscaping requirements cannot be double counted as mitigation trees.     

 
Items to be Addressed: 1) Planning Commission to consider ordinance criteria regarding 
waiving/modifying requirement for 30 deficient landscape trees.  2) Consider small concrete pad between 
front sidewalk and bike rack so a cyclist doesn’t have to walk their bike through the patio to get to the 
rack.  3) Defer evaluation of raingardens/bioswale requirement to Township Engineer.  4) Provide two (2) 
mitigation trees on site, a minimum of 2-caliper inches in size.  
  
 
LIGHTING

A Lighting Plan has been submitted.  We have the following comments: 
1) We requested manufacturer cut sheets of building-mounted light fixture “N,” which has been 

provided.  This fixture is a downward-facing fixture recessed in the building canopies.  This fixture 
comes in the required 3500 Kelvin color temperature.  It doesn’t appear to come with a house-side 
shield; however, the light source is recessed into the canopy, creating a shield.  

2) A manufacturer cut sheet of light fixture “P” has been provided.  This building-mounted fixture is 
located on the rear façade (near the service door), shines light downward, and the housing shields the 
light source, as required.  The color temperature is 4000 Kelvin, above the 3500 Kelvin requirement.  
An alternative fixture that meets the Kelvin requirement could be used and evaluated at Final Site 
Plan review.   

3) A manufacturer cut sheet of light fixture “S” has been provided.  This is a decorative fixture that’s 
located at the four corners of the building.  The fixture is shielded but only comes in 4000 Kelvin color 
temperature.  However, the ordinance allows higher Kelvin ratings if used exclusively for the 
decorative illumination of certain building façade features.  The applicant should state if this fixture is 
for decorative illumination through color of certain building façade features.  This fixture is specified 
on the photometric plan to only shine light in a downward direction, as required.       

4) The pole-mounted fixtures are downward facing and meet the color temperature and height 
requirements in the ordinance.  They also can accept house-side shields, as required. 

5) The light levels at the property lines meet ordinance requirements. 
6) The light levels around the building have been adjusted to be within the 20-foot-candle maximum, 

except for the fixture “P” at the rear service door (footcandle reading of 28.9).  As mentioned above, 
it may be possible to use another fixture that complies with this requirement as well as the Kelvin 
rating.   

7) The pole-mounted light fixtures around the perimeter of the building have been adjusted so that they 
do not conflict with the proposed tree locations. 

8) The previous building elevations indicated “optional blue LED accent lighting” around the parapet 
over the front door.  Since the ordinance prohibits this type of lighting, the revised elevations have 
removed it. 

9) In our previous review, we asked if any lighting will be provided along the sidewalk from Huron St.?  
The plans do not show any new light fixtures along the sidewalk between Huron St. and the building. 
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Items to be Addressed: 1) Provide downward-facing, shielded alternative for light fixture “P” due to higher 
than permitted Kelvin rating, and higher than permitted footcandles, to be reviewed at Final Site Plan 
review.  2) Applicant to explain if light fixture “S” (with higher than permitted Kelvin rating) is used 
exclusively for the decorative illumination of certain building façade features; Planning Commission to 
consider higher than allowed Kelvin rating for this fixture.   
 
 
ELEVATIONS AND FLOORPLANS

Floorplans and elevations have been provided.  
 
Elevations:  As requested, the elevations label the direction of each.  Since the building has been re-
oriented on the site, the building elevations have been modified to reflect this change.  We noticed that 
the proposed awnings are not above the windows or door on the South Elevation drawing; is this 
intentional? 

Façade Variation: 
Façade variation is provided on all building elevations through the use of varying colors and materials. 
 
Transparency: 
First floors of buildings facing a ROW are required to provide 50% transparency, and 30% transparency 
along facades facing a side street or parking area.  As requested, a table has been provided with the 
architectural drawings, indicating that the façade facing Huron St. does not meet the 50% transparency 
requirement (providing 41%), and the façade facing the parking lot to the north does not meet the 30% 
requirement (providing 21%). 

Regarding the front façade, the transparency of the front of the building will either need to be adjusted, 
or the applicant seek a variance.   
 
Regarding the side façade, Sec. 507(H) of the ordinance offers “transparency alternatives” that can be 
used singularly or in combination for any side facing façade, for up to 50% of the transparency 
requirement.  The north façade is deficient by 30% of the required transparency (or 9% deficient from the 
required 30% transparency).  The patio on the north side of the building could be used to bring the north 
side transparency up to the required 30%.    The Planning Commission should discuss this alternative. 
 
Materials: 
The building includes a mix of varied materials.  The primary materials are brick and composite siding,  
with accents of veneered stone.   
 
Items to be Addressed: 1) Confirm proposed awning location on South Elevation.  2) Applicant to modify 
the front façade to bring up to 50% transparency requirement, or obtain a variance.  3) Planning 
Commission to consider “transparency alternative” for the parking lot side (north façade), using the patio 
to count toward the 30% transparency requirement on this façade. 
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SPECIAL USE

In the Town Center, drive-through facilities require Special Use approval from the Planning Commission.  
Standards for Special Use review are set forth in Section 1003. The Planning Commission, and the Board 
of Trustees when required, shall review the particular circumstances and facts of each proposed use in 
terms of the following standards and required findings, and with respect to any additional standards set 
forth in this Ordinance. The Planning Commission, either as part of its final decision or in its 
recommendation, shall find and report adequate data, information, and evidence showing that the 
proposed use meets all required standards and:   

1. Will be harmonious, and in accordance with the objectives, intent, and purpose of this Ordinance. 
2. Will be compatible with a natural environment and existing and future land uses in the vicinity.  
3. Will be compatible with the Township master plans.
4. Will be served adequately by essential public facilities and services, such as highways, streets, 

police and fire protection, drainage ways and structures, refuse disposal, or that the persons or 
agencies responsible for the establishment of the proposed use shall be able to provide 
adequately for such services. 

5. Will not be detrimental, hazardous, or disturbing to existing or future neighboring uses, persons, 
property, or the public welfare. 

6. Will not create additional requirements at public costs for public facilities and services that will 
be detrimental to the economic welfare of the community. 

We find that the standards have generally been met:  
 S. Huron Street includes a varied use of commercial and other uses.  The proposed use as a 

restaurant with drive-thru and waiting facilities will  add to this mix of commercial uses along the 
corridor.  The revised plans have increased the pedestrian-friendly character of the layout which 
is more compliant with the Form-Based ordinance. 

 The proposed use of the site as a restaurant that can both serve the regional market but also local 
neighborhoods, making the use consistent with the Master Plan.  

 With utility and other improvements, the site can adequately be served with public facilities and 
services. 

 We don’t believe the proposed use or site layout will be detrimental to existing or future 
neighbors.   
 

 
RECOMMENDATIONS 

We think the development of this site, in combination with Aldi, will greatly advance the goals of the Town 
Center.  We appreciate the applicant working with the Township to address some key zoning issues.  We 
support the development but ask the applicant to address the following items prior to Planning 
Commission consideration:  
 
Undeveloped Land 
1)  Recommend conditioning any approval of the Culver’s Site Plan on any future land division to result in 

a minimum 2-acre property for the Culver’s site to comply with the minimum site area for drive-
through facilities and the Site Type D standards. 
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Area, Width, Height, Setbacks
1) Applicant to obtain a front setback variance.  

Parking, Loading
1) Planning Commission to discuss need for excess impervious surface due to parking space length.  
2) Planning Commission to consider waiver of striping/signage of loading space for deliveries, as 

described on Sheet C-102.
3) Applicant to obtain a variance to locate service lane/waiting spaces in front yard.  
4) Planning Commission to determine if no screen wall along parking lot edge facing Huron St. meets the 

criteria in ordinance to waive the masonry screen wall.

Screening and Landscaping
1) Planning Commission to consider ordinance criteria regarding waiving/modifying requirement for 30 

deficient landscape trees.  
2) Consider small concrete pad between front sidewalk and bike rack so a cyclist doesn’t have to walk 

their bike through the patio to get to the rack.  
3) Defer evaluation of raingardens/bioswale requirement to Township Engineer.  
4) Provide two (2) mitigation trees on site, a minimum of 2-caliper inches in size.

Lighting
1) Provide downward-facing, shielded alternative for light fixture “P” due to higher than permitted Kelvin 

rating, and higher than permitted footcandles, to be evaluated at Final Site Plan review.  
2) Applicant to explain if light fixture “S” (with higher than permitted Kelvin rating) is used exclusively for 

the decorative illumination of certain building façade features; Planning Commission to consider 
higher than allowed Kelvin rating of this fixture.

Elevations and Floor Plans
1) Confirm proposed awning location on South Elevation.  
2) Applicant to modify the front façade to bring up to 50% transparency requirement, or obtain a 

variance.  
3) Planning Commission to consider “transparency alternative” for the parking lot side (north façade), 

using the patio to count toward the 30% transparency requirement on this facade.









CHARTER TOWNSHIP OF YPSILANTI FIRE DEPARTMENT
BUREAU OF FIRE PREVENTION
222 South Ford Boulevard, Ypsilanti, MI 48198

January 2, 2025

Fletcher Reyher, Planning and Development Coordinator
Charter Township of Ypsilanti
7200 S. Huron River Drive
Ypsilanti, MI 48197

RE: Preliminary (non-residential) Site Plan Review #3

Project Name:  
Project Location:  1410 S. Huron St. Ypsilanti, MI 48197
Project Number: 231072
Revised Plan Date:  12/20/2024
Applicable Codes: IFC 2018
Engineer: Roosien & Associates
Engineer Address: 5055 Plainfield Ave. NE Grand Rapids, MI 49525

Status of Review

Status of review: Approved as Submitted

All pages were reviewed, and changes are acceptable.

Sincerely,

  Steve Wallgren, Fire Marshal
  Charter Township of Ypsilanti Fire Department
  CFPS, CFI I









GRETCHEN DRISKELL Harry Sheehan
               Chief Deputy Water Resources Commissioner   
 Water Resources Commissioner  

705 N Zeeb Road Scott Miller P.E.
 Ann Arbor, MI 48103  Deputy Water Resources Commissioner
 734-222-6860 
  Theo Eggermont 
 Drains@washtenaw.org  Public Works Director 

Washtenaw.org/Drains 

 
January 15, 2025 

 
 
Mr. Matthew Cole, P.E. 
Roosian & Associates 
5055 Plainfield NE, Suite A 
Grand Rapids, Michigan 49525 

RE:  1410 S. Huron 
Ypsilanti Township, Michigan 
WCWRC Project No. 11205 

 
Dear Mr. Cole: 
 
This office has reviewed the site plans for the above-referenced project to be 
located in Ypsilanti Township.  These plans have a job number of 231072, a date 
of December 20, 2024, and were received via e-mail on December 30, 2024.  As 
a result of our review, we would like to offer the following comments: 
 
1. The site is located within the Seaver Farms development. A regional basin was 

constructed as part of the development in 2006.  Ypsilanti Township  
petitioned the Washtenaw County Water Resources Commissioner (WCWRC) 
to establish a drainage district under chapter 3 of the drain code to 
encompass the Seaver Farms development. The Township has also petitioned 
the WCWRC to establish a county drain within the district, under chapter 4 of 
the drain code.  The chapter 4 petition process in currently on-going. As 
mentioned in my last review letter, the regional basin has a limited volume 
available for runoff from the proposed site. In order to accommodate the 
runoff from the proposed development, first flush treatment will be required 
on-site and the regional basin will need to be expanded to accommodate 
the difference between the calculated detention volume (including a 
penalty for no infiltration) and the calculated first flush volume.   

a. As noted in the Stormwater Notes on plan sheet C-105, expansion of the 
regional basin is anticipated to occur prior to or congruent with the 
development of this project.  

2. The plan set must include the runoff calculation worksheets W1 through W13 
that can be found in the rules of this office. Repeat Comment. 

a. All worksheets are applicable, with the exception of W3, in determining 
both the first flush volume and the penalty for providing no infiltration. 

b. The runoff coefficients and curve numbers must correspond to those 
listed in the rules of this office for the cover type for the specified area. 
Pervious and impervious cover areas must not be combined.
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3. Based on the calculated first flush volume and the outlet configuration, it 
appears that the time of detention for the proposed on-site water quality 
treatment system is less than 24 hours. The minimum time of detention for the 
first flush volume is 24 hours. Calculations confirming that this has been 
achieved must be included in the plan set. Repeat Comment. 

a. Outlet calculations should follow the example shown in the rules for a 
single-stage outlet, with a detention time greater than 24 hours for the 
selected outlet orifice configuration. 

4. Please see the attached invoice for the current fees and remit these fees 
upon receipt. As requested, the invoice is being submitted directly to UPH 
Ypsilanti Property, LLC. 

 
At your convenience, please send us a complete set of revised plans and the 
additional information requested above so that we may continue our review.  If 
you have any questions, please contact our office. 
 
Sincerely, 
 

 
Theresa M. Marsik, P.E. 
Stormwater Engineer 
(approval\ 2 ) 

 
cc: Charles Paisley, UPH Ypsilanti Property, LLC 

Lauren Doppke,  Plann r 
Fletcher Reyher, Ypsilanti Township Planning & Development Coordinator 
Doug Winters, McLain and Winters 
Matt Parks, P.E., Ypsilanti Township Engineer (OHM) 
Stacie Monte, Ypsilanti Township Engineer (OHM) 

 

 
 













































North South East West
Material Material Sf. % of Total Material Sf. % of Total Material Sf. % of Total Material Sf. % of Total

Solid 444 79% 433 77% 180 59% 306 100%

Storefront 116 21% 127 23% 126 41% 0 0%

0 0% 0 0% 0 0% 0 0%

0 0% 0 0% 0 0% 0 0%

Total 560 100% 560 100% 306 100% 306 100%

CULVERS - YPSILANTI















































































mdelora
Text Box
P



https://www.rablighting.com/legal#warranty






















































AutoCAD SHX Text
ESTCODE

AutoCAD SHX Text
VICINITY MAP SCALE:  NTS

AutoCAD SHX Text
DRAWING INDEX

AutoCAD SHX Text
Change of Use/Special Land Use 9-30-24

AutoCAD SHX Text
Preliminary Site Plan Approval 10-23-24

AutoCAD SHX Text
SLU/SP Review Revisions 11/19/24

AutoCAD SHX Text
TS-1

AutoCAD SHX Text
Cover Sheet, Property Info, Ground Sign

AutoCAD SHX Text
X

AutoCAD SHX Text
X

AutoCAD SHX Text
X

AutoCAD SHX Text
C-1

AutoCAD SHX Text
Site/Landscape Plan, Turning Radius

AutoCAD SHX Text
X

AutoCAD SHX Text
X

AutoCAD SHX Text
X

AutoCAD SHX Text
A-0

AutoCAD SHX Text
Code Review Matrix

AutoCAD SHX Text
X

AutoCAD SHX Text
X

AutoCAD SHX Text
X

AutoCAD SHX Text
A-1

AutoCAD SHX Text
Demolition & Floor Plan, Notes, Legends

AutoCAD SHX Text
X

AutoCAD SHX Text
X

AutoCAD SHX Text
X

AutoCAD SHX Text
CHANGE OF USE REVIEW: CHANGE TO AN EQUALLY OR LESS INTENSE  USE,  THAT DOES NOT INVOLVE SUBSTANTIAL  CHANGE IN PARKING, TRAFFIC FLOW, HOURS OF OPERATION, PUBLIC SERVICES,  EFFLUENT DISCHARGE,  OR SUBSTANTIAL ALTERATION OF THE PHYSICAL CHARACTER OF THE SITE

AutoCAD SHX Text
BUILDING COVERAGE

AutoCAD SHX Text
OFF-STREET PARKING REQUIREMENTS

AutoCAD SHX Text
12 SPACES (INCLUDING 2 ADA)

AutoCAD SHX Text
PROFESSIONAL OFFICE: 1 SPACE PER 300 GSF  (1,532 SF) (1/300SF) = 5 SPACES

AutoCAD SHX Text
ORD. SECTION

AutoCAD SHX Text
REQUIRED

AutoCAD SHX Text
PROPOSED

AutoCAD SHX Text
9 FT X 18 FT W/ 24 FT AISLE

AutoCAD SHX Text
HOUSE OF WORSHIP-ASSEMBLY <50 OCC. BUSINESS USE GROUP

AutoCAD SHX Text
TABLE OF LAND USE AND ZONING

AutoCAD SHX Text
NEIGHBORHOOD BUSINESS DISTRICT (NB)

AutoCAD SHX Text
PARCEL ID: K-11-21-300-034

AutoCAD SHX Text
30,884 SF (.709 ACRES)

AutoCAD SHX Text
ZONING REQUIREMENT

AutoCAD SHX Text
REQUIRED

AutoCAD SHX Text
PROPOSED

AutoCAD SHX Text
NONE

AutoCAD SHX Text
NONE

AutoCAD SHX Text
100 FT. (EX)

AutoCAD SHX Text
MIN. FRONT YARD SETBACK

AutoCAD SHX Text
NONE

AutoCAD SHX Text
1,532 SF (4.9%)

AutoCAD SHX Text
MIN. SIDE YARD SETBACK

AutoCAD SHX Text
10 FT.

AutoCAD SHX Text
10 FT. (EX)

AutoCAD SHX Text
SLU/ Change of Use

AutoCAD SHX Text
9-30-24

AutoCAD SHX Text
Prelim. Site Plan Approval

AutoCAD SHX Text
10-23-24

AutoCAD SHX Text
SLU/SP Review Revisions

AutoCAD SHX Text
11-19-24

AutoCAD SHX Text
CONSTRUCTION TYPE:  TYPE V-B

AutoCAD SHX Text
EXISTING BUILDING DATA

AutoCAD SHX Text
CONSTRUCTION: SINGLE STORY WITH BASEMENT

AutoCAD SHX Text
WOOD FRAME, BRICK VENEER, ASPHALT SHINGLES

AutoCAD SHX Text
EGRESS PATH

AutoCAD SHX Text
Tuttle Hill Rd.

AutoCAD SHX Text
Whittaker Rd.

AutoCAD SHX Text
Textile Rd.

AutoCAD SHX Text
Ford Lake

AutoCAD SHX Text
S. Huron River Dr.

AutoCAD SHX Text
5718 Whittaker

AutoCAD SHX Text
Huron St.

AutoCAD SHX Text
Stoneycreek Rd.

AutoCAD SHX Text
Hitchingham Rd.

AutoCAD SHX Text
50 FT.

AutoCAD SHX Text
20 FT.

AutoCAD SHX Text
1205

AutoCAD SHX Text
1205

AutoCAD SHX Text
10 FT.

AutoCAD SHX Text
10 FT. (EX)

AutoCAD SHX Text
37.5 FT. (EX)

AutoCAD SHX Text
20 FT.

AutoCAD SHX Text
BUSINESS GROUP B: 1/00 SF - 697 GSF/100 = 7 OCCUPANTS ASSEMBLY AREA: 12 MAX. PER AFFADAVIT TOTAL OCCUPANTS = 19

AutoCAD SHX Text
OCCUPANT LOAD CALCULATIONS

AutoCAD SHX Text
OCCUPANT LOAD GROUND FLOOR:  19 - 1 EXIT ALLOWED IF <49

AutoCAD SHX Text
ASSEMBLY (A-2) 12 OCCUPANTS

AutoCAD SHX Text
BUSINESS USE (7) 5 OCCUPANTS

AutoCAD SHX Text
EXISTING GROUND SIGN SCALE:  NTS

AutoCAD SHX Text
50 FT (EX)



djh
Stamp

djh
Stamp



AutoCAD SHX Text
ELEVATION - ADA GRAB BAR CONFIG. SCALE:  1/2" = 1'-0"

AutoCAD SHX Text
36" L. 1 1/2" DIAM. S.STL. GRAB BAR

AutoCAD SHX Text
18" L. 1 1/2" DIAM. S.STL. GRAB BAR

AutoCAD SHX Text
42" L. 1 1/2" DIAM. S.STL. GRAB BAR

AutoCAD SHX Text
L

AutoCAD SHX Text
c

AutoCAD SHX Text
WALL HUNG BARRIER FREE LAV W/ PIPE INSUL. KIT.  AMERICAN STANDARD DECORUM W/ CENTER HOLE 

AutoCAD SHX Text
SLU/ Change of Use

AutoCAD SHX Text
9-30-24

AutoCAD SHX Text
Prelim. Site Plan Approval

AutoCAD SHX Text
10-23-24

AutoCAD SHX Text
SLU/SP Review Revisions

AutoCAD SHX Text
11-19-24

AutoCAD SHX Text
BUILDING CODE SUMMARY

AutoCAD SHX Text
Applicable Codes

AutoCAD SHX Text
Michigan Rehabilitation Code 2015 w/ reference to  Michigan Building Code 2015                                                                                   Michigan Mechanical Code 2015                                                                               Michigan Plumbing Code 2015                                                                                    National Electrical Code 2014 & Part 8 Rules                                                                                                                                           

AutoCAD SHX Text
Authorities Having Jurisdiction

AutoCAD SHX Text
Ypsilanti Township

AutoCAD SHX Text
Notes

AutoCAD SHX Text
Project Summary

AutoCAD SHX Text
Change of Use from Business Office for a non-profit agency to House of Worship  Bathroom Renovations.

AutoCAD SHX Text
Total Bldg. Area

AutoCAD SHX Text
1,532 SF

AutoCAD SHX Text
Bldg. Ht.

AutoCAD SHX Text
1 St./ 15 Ft  (Exist.)

AutoCAD SHX Text
Item

AutoCAD SHX Text
MRCEB Section

AutoCAD SHX Text
MBC Section

AutoCAD SHX Text
Requirement

AutoCAD SHX Text
Provided

AutoCAD SHX Text
Classification of Work

AutoCAD SHX Text
Change of Occupancy

AutoCAD SHX Text
506.1

AutoCAD SHX Text
Comply with Ch. 10 MRCEB

AutoCAD SHX Text
Use Group

AutoCAD SHX Text
B-Business (Assembly <50)

AutoCAD SHX Text
304.1

AutoCAD SHX Text
Construction Type

AutoCAD SHX Text
5B Comb/Unprotected

AutoCAD SHX Text
602.5

AutoCAD SHX Text
5B

AutoCAD SHX Text
Fire Rated Constr.

AutoCAD SHX Text
Exterior Bearing Walls

AutoCAD SHX Text
1012.6

AutoCAD SHX Text
T601

AutoCAD SHX Text
0 hr. 

AutoCAD SHX Text
0 hr

AutoCAD SHX Text
Meets Requirement

AutoCAD SHX Text
Interior Bearing Walls

AutoCAD SHX Text
T601

AutoCAD SHX Text
0 hr.

AutoCAD SHX Text
0 hr

AutoCAD SHX Text
Meets Requirement

AutoCAD SHX Text
Structural Members

AutoCAD SHX Text
T601

AutoCAD SHX Text
0 hr.

AutoCAD SHX Text
0 hr

AutoCAD SHX Text
Meets Requirement

AutoCAD SHX Text
Floor

AutoCAD SHX Text
T601

AutoCAD SHX Text
0 hr.

AutoCAD SHX Text
0 hr

AutoCAD SHX Text
Meets Requirement

AutoCAD SHX Text
Roof

AutoCAD SHX Text
T601

AutoCAD SHX Text
0 hr.

AutoCAD SHX Text
0 hr

AutoCAD SHX Text
Meets Requirement

AutoCAD SHX Text
Interior Finishes

AutoCAD SHX Text
1012.3

AutoCAD SHX Text
T803.11

AutoCAD SHX Text
Class A/B/C

AutoCAD SHX Text
Class A/B/C

AutoCAD SHX Text
Meets Requirements

AutoCAD SHX Text
Fire Protection

AutoCAD SHX Text
Not Sprinklered 

AutoCAD SHX Text
1012.2.2

AutoCAD SHX Text
903.2

AutoCAD SHX Text
Not Required

AutoCAD SHX Text
Not provided

AutoCAD SHX Text
Meets Requirements

AutoCAD SHX Text
Means of Egress

AutoCAD SHX Text
Occupant Load  

AutoCAD SHX Text
1012.4.3

AutoCAD SHX Text
T1004.1.2

AutoCAD SHX Text
19 occupants

AutoCAD SHX Text
Corridor Width

AutoCAD SHX Text
1012.4.3

AutoCAD SHX Text
1020.2

AutoCAD SHX Text
36" (occupancy <50)

AutoCAD SHX Text
40" (ex)

AutoCAD SHX Text
Meets Requirements

AutoCAD SHX Text
Corridor Fire Rating

AutoCAD SHX Text
1017.1

AutoCAD SHX Text
0 hr

AutoCAD SHX Text
0 hr

AutoCAD SHX Text
Meets Requirements

AutoCAD SHX Text
Max.Travel Distance

AutoCAD SHX Text
T1006.2.1

AutoCAD SHX Text
75'

AutoCAD SHX Text
54 ft

AutoCAD SHX Text
Meets Requirements

AutoCAD SHX Text
Accessible Means of Egress

AutoCAD SHX Text
1009.1.1

AutoCAD SHX Text
Not required in ex. bldg.

AutoCAD SHX Text
1 provided (Existing Ramp)

AutoCAD SHX Text
Meets Requirements

AutoCAD SHX Text
Door Size

AutoCAD SHX Text
1010.1

AutoCAD SHX Text
32" clear from face of door to stop.

AutoCAD SHX Text
32" clear

AutoCAD SHX Text
Meets Requirements

AutoCAD SHX Text
Stairway width

AutoCAD SHX Text
1011.1

AutoCAD SHX Text
36"

AutoCAD SHX Text
40"

AutoCAD SHX Text
Stairway Fire Rating

AutoCAD SHX Text
Treads & Risers

AutoCAD SHX Text
403.1

AutoCAD SHX Text
1011.5.2

AutoCAD SHX Text
An existing stairway shall not be required to comply with the requirements of Section 1011 of the International Building Code where the existing space and construction does not allow a reduction in pitch or slope.

AutoCAD SHX Text
Meets Requirement

AutoCAD SHX Text
Number of Exits Required

AutoCAD SHX Text
T1006.3.2(2)

AutoCAD SHX Text
1

AutoCAD SHX Text
Less than 75' travel/occ. load <48 54'-0" travel distance provided

AutoCAD SHX Text
Meets Requirement

AutoCAD SHX Text
Mechanical

AutoCAD SHX Text
1009.1

AutoCAD SHX Text
Comply with MMC 2015 for ventilation

AutoCAD SHX Text
Plumbing

AutoCAD SHX Text
Plumbing Fixtures

AutoCAD SHX Text
1010.1

AutoCAD SHX Text
MPC 401

AutoCAD SHX Text
Comply with MPC if increased demand

AutoCAD SHX Text
1WC/1 Lav Women, 1WC/1Lav Men, 1 add'l lav, 1 mop sink

AutoCAD SHX Text
Meets Requirement



AutoCAD SHX Text
001

AutoCAD SHX Text
MECH/ELEC

AutoCAD SHX Text
002

AutoCAD SHX Text
EX. TLT.

AutoCAD SHX Text
SHOWER

AutoCAD SHX Text
003

AutoCAD SHX Text
EX. UTIL.

AutoCAD SHX Text
004

AutoCAD SHX Text
NOT USED

AutoCAD SHX Text
005

AutoCAD SHX Text
NOT USED

AutoCAD SHX Text
006

AutoCAD SHX Text
NOT USED

AutoCAD SHX Text
007

AutoCAD SHX Text
--

AutoCAD SHX Text
006

AutoCAD SHX Text
NOT USED.

AutoCAD SHX Text
EXISTING 2 X 10 WOOD FLOOR JOISTS SPACED 16" O.C.  93" TO BOTTOM OF JOISTS ABOVE

AutoCAD SHX Text
EXISTING STAIRS

AutoCAD SHX Text
F.D.

AutoCAD SHX Text
BASEMENT CONSTRUCTION IS EXISTING.  NO WORK TO BE COMPLETED.

AutoCAD SHX Text
EX. 40GAL. GAS WATER HEATER 34K BTU INPUT

AutoCAD SHX Text
EX. UTIL. SINK

AutoCAD SHX Text
EX. 200A ELEC. PANEL

AutoCAD SHX Text
EX. GAS FURNACE

AutoCAD SHX Text
NEW DOOR IN EX. FRAME.

AutoCAD SHX Text
EX. STAIRS

AutoCAD SHX Text
(E)GFCI

AutoCAD SHX Text
NEW  GFCI

AutoCAD SHX Text
107

AutoCAD SHX Text
WOMEN'S TLT

AutoCAD SHX Text
NEW CONC. SLAB W/ FROST FTG.

AutoCAD SHX Text
NEW ALUM. THRESHOLD

AutoCAD SHX Text
106

AutoCAD SHX Text
MEN'S TLT

AutoCAD SHX Text
105

AutoCAD SHX Text
HALL

AutoCAD SHX Text
104

AutoCAD SHX Text
LIBRARY

AutoCAD SHX Text
COATS

AutoCAD SHX Text
103

AutoCAD SHX Text
KITCHENETTE

AutoCAD SHX Text
102

AutoCAD SHX Text
HALL

AutoCAD SHX Text
101

AutoCAD SHX Text
WORSHIP SPACE

AutoCAD SHX Text
SHOES

AutoCAD SHX Text
100

AutoCAD SHX Text
VESTIBULE

AutoCAD SHX Text
ALUM. THRESHOLD RAMP 1  " H.12" H.

AutoCAD SHX Text
PARTIAL HEIGHT WALL

AutoCAD SHX Text
ESTCODE

AutoCAD SHX Text
REPAIR CEILING AT WALL AND EXHAUST FAN REMOVAL

AutoCAD SHX Text
EX. ATTIC ACCESS

AutoCAD SHX Text
EX. ATTIC ACCESS

AutoCAD SHX Text
NEW SECURITY CAMERA

AutoCAD SHX Text
100

AutoCAD SHX Text
EX. ENTRY

AutoCAD SHX Text
101

AutoCAD SHX Text
EX. LOBBY

AutoCAD SHX Text
102

AutoCAD SHX Text
EX. RECEPTION

AutoCAD SHX Text
103

AutoCAD SHX Text
EX. TLT

AutoCAD SHX Text
104

AutoCAD SHX Text
EX. HALL

AutoCAD SHX Text
105

AutoCAD SHX Text
OFFICE

AutoCAD SHX Text
106

AutoCAD SHX Text
OFFICE

AutoCAD SHX Text
107

AutoCAD SHX Text
KITCHENETTE

AutoCAD SHX Text
108

AutoCAD SHX Text
EX. HALL

AutoCAD SHX Text
109

AutoCAD SHX Text
CONFERENCE

AutoCAD SHX Text
110

AutoCAD SHX Text
CONFERENCE

AutoCAD SHX Text
111

AutoCAD SHX Text
OFFICE

AutoCAD SHX Text
112

AutoCAD SHX Text
EX. HALL

AutoCAD SHX Text
REMOVE SINK & CABINET

AutoCAD SHX Text
REMOVE GRAB BAR

AutoCAD SHX Text
REMOVE PLUG MOLD

AutoCAD SHX Text
REMOVE WOOD STEP.  

AutoCAD SHX Text
REMOVE BROKEN THRESHOLD

AutoCAD SHX Text
(E)SR

AutoCAD SHX Text
(E)SR

AutoCAD SHX Text
(E)SR

AutoCAD SHX Text
(E)RG

AutoCAD SHX Text
(E)SR

AutoCAD SHX Text
(E)SR

AutoCAD SHX Text
REMOVE TOILET, SALVAGE FOR RE-USE

AutoCAD SHX Text
(E)SR

AutoCAD SHX Text
(E)SR

AutoCAD SHX Text
ESTCODE

AutoCAD SHX Text
DEMO WALL

AutoCAD SHX Text
DEMO DOOR

AutoCAD SHX Text
EXISTING WALL

AutoCAD SHX Text
NEW STUD WALL

AutoCAD SHX Text
EXISTING DOOR

AutoCAD SHX Text
NEW DOOR

AutoCAD SHX Text
ROOM TAG

AutoCAD SHX Text
NAME

AutoCAD SHX Text
NO.

AutoCAD SHX Text
GENERAL FLOOR PLAN NOTES: A.  GENERAL FLOOR PLAN / PARTITION NOTES AND PARTITION TYPES APPLY TO ALL FLOOR PLANS AND ENLARGED FLOOR PLANS INCLUDED WITHIN THIS DOCUMENT SET. B.  ALL NEW PARTITIONS SHALL BE PARTITION TYPE MS1, UNO. C.  ALL INTERIOR PARTITION DIMENSIONS ARE TO FINISH FACE, UNO. UNO. D.  MAINTAIN INTEGRITY OF ALL NEW OR EXISTING FIRE RATED PARTITIONS. REFER TO REFLECTED CEILING PLANS FOR FIRE RATED PARTITION LOCATIONS. E.  WHERE EXISTING SUBSTRATES ARE LOCATED WITHIN NEW FINISHED AREAS, OR PATCHING OF EXISTING SUBSTRATES WITHIN EXISTING ROOMS IS REQUIRED DUE TO WALL INFILL OR DEVICE REMOVAL, NEW FINISHES SHALL EXTEND TO NEAREST NATURAL BREAK OR TERMINATION FOR A CLEAN, UNBLEMISHED APPEARANCE AT THE END OF CONSTRUCTION.  REFER TO ARCHITECTURAL, MECHANICAL AND ELECTRICAL DRAWINGS FOR LOCATIONS OF INCIDENTAL ADDITIONAL FINISH WORK ASSOCIATED WITH RESTORATION OF EXISTING FINISHES WHERE ALTERED BY ARCHITECTURAL, MECHANICAL AND ELECTRICAL WORK. F.  THE CONTRACTOR SHALL FURNISH AND INSTALL WALL REINFORCING FOR INSTALLATION OF EQUIPMENT, CASEWORK, TOILET ACCESSORIES, HANDRAILS, ETC. G.  THE CONTRACTOR SHALL FIELD VERIFY ALL DIMENSIONS AND EXISTING CONDITIONS PRIOR TO BEGINNING WORK OR SUPPLYING MATERIALS OR COMPONENTS.  LAYOUT ALL WALLS PRIOR TO COMMENCEMENT OF FRAMING AND NOTIFY ARCHITECT FOR DISPOSITION OF MAJOR DIMENSIONAL CONFLICTS. H.  REMOVE ALL UNUSED TELECOM WIRING AND EQUIPMENT WIRING FROM PREVIOUS OWNER. J.  REMOVE MISCELLANEOUS WALL MOUNTED ITEMS.  PATCH/REPAIR AND REPAINT ALL ROOMS.

AutoCAD SHX Text
DEMOLITION & FLOOR PLAN LEGEND

AutoCAD SHX Text
GROUND FLOOR PLAN     SCALE:1/4" = 1'-0"" = 1'-0"

AutoCAD SHX Text
BASEMENT FLOOR PLAN     SCALE:1/4" = 1'-0"" = 1'-0"

AutoCAD SHX Text
EX. SMOKE DETECTOR

AutoCAD SHX Text
S

AutoCAD SHX Text
EX. ELEC. RECEPTACLE

AutoCAD SHX Text
NEW ELEC. RECEPTACLE

AutoCAD SHX Text
SLU/ Change of Use

AutoCAD SHX Text
9-30-24

AutoCAD SHX Text
Prelim. Site Plan Approval 

AutoCAD SHX Text
10-23-24

AutoCAD SHX Text
SLU/SP Review Revisions

AutoCAD SHX Text
11-19-24

AutoCAD SHX Text
GROUND FLOOR DEMOLITIONPLAN     SCALE:1/8" = 1'-0"" = 1'-0"



djh
Stamp

djh
Stamp






















	Culver's Staff Report.pdf
	Case Location and Summary
	Subject Site Use, Zoning and Comprehensive Plan
	Analysis
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