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Township Supervisor
Brenda L. Stumbo
Township Clerk
Debbie Swanson

YPSILANTI John Newman
TOWNSHIP (oren Lovejo e

Township Treasurer — PLANNING & ZONING DEPARTMENT — LaResha Thornton
Stan Eldridge
REGULAR MEETING AGENDA
Tuesday, April 8, 2025
6:30 P.M.

If you need any assistance due to a disability, please contact the Planning
Department at least 48 hours in advance of the meeting at
planning@ypsitownship.org or 734-544-4000 ext. 1.

1. CALL TO ORDER
2. ROLL CALL
3. APPROVAL OF THE March 11, 2025, REGULAR MEETING MINUTES
4. APPROVAL OF AGENDA
5. PUBLIC HEARINGS
6. OLD BUSINESS
A. PRELIMINARY SITE PLAN — UPH YPSILANTI PROPERTY, LLC — 1410 S. HURON STREET
— PARCEL K-11-38-280-018 — TO CONSIDER THE PRELIMINARY SITE PLAN APPLICATION
OF UPH YPSILANTI PROPERTY, LCC TO PERMIT THE CONSTRUCTION OF A 4,330 SQ.
FT. CULVER'S RESTAURANT WITH A DRIVE-THROUGH FOR A 3.43-ACRE SITE ZONED
TC, TOWN CENTER WITH A SITE TYPE D DESIGNATION.
7. NEW BUSINESS
8. OPEN DISCUSSION FOR ISSUES NOT ON THE AGENDA
A. CORRESPONDENCE RECEIVED
B. PLANNING COMMISSION MEMBERS
C. MEMBERS OF THE AUDIENCE
9. TOWNSHIP BOARD REPRESENTATIVE REPORT
10. ZONING BOARD OF APPEALS REPRESENTATIVE REPORT
11. TOWNSHIP ATTORNEY REPORT
12. PLANNING DEPARTMENT REPORT
13. OTHER BUSINESS

14. ADJOURNMENT

ypsitownship.org ¢ 7200 S. Huron River Dr. Ypsilanti, MI 48197 « 734.544 4000



CHARTER TOWNSHIP OF YPSILANTI
PLANNING COMMISSION MEETING
Tuesday, March 11, 2025
6:30 pm

COMMISSIONERS PRESENT

Elizabeth El-Assadi
Gloria Peterson
Larry Doe

Daryl Kirby

Amy Kehrer

STAFF AND CONSULTANTS

Sally Elmiger - Carlisle Wortman
Dennis McLain — Township Attorney

CALL TO ORDER/ESTABLISH QUORUM
MOTION: Ms. El-Assadi called the meeting to order at 6:30 pm.

APPROVAL OF FEBRUARY 285, 2025, REGULAR MEETING MINUTES

MOTION: Mr. Doe MOVED to approve the February 25, 2025, regular meeting
minutes. The MOTION was SECONDED by Mr. Kirby and PASSED by
unanimous consent.

APPROVAL OF AGENDA

MOTION: Ms. Peterson MOVED to approve the agenda as presented. The
MOTION was SECONDED by Mr. Doe and PASSED by unanimous consent.

PUBLIC HEARINGS

A. CONDITIONAL REZONING - THE WASHTENAW PACE
INC. / BRIO LIVING SERVICES - 2940 ELLSWORTH ROAD -
PARCEL K-11-07-300-075 — TO CONSIDER A CONDITIONAL
REZONING REQUEST APPLICATION TO REZONE 2940
ELLSWORTH ROAD FROM R-4, ONE-FAMILY RESIDENTIAL
DISTRICT TO RM-MD, MULTIPLE FAMILY MEDIUM DENSITY



DISTRICT TO PERMIT THE CONSTRUCTION OF A 3-STORY
SENIOR ASSISTED AND/OR INDEPENDENT LIVING
FACILITY ON THE VACANT PORTION OF THIS 6.4-ACRE
SITE.

PUBLIC HEARING OPENED AT 7:03 PM

Resident asked question regarding taxes in comparison to this project

PUBLIC HEARING ENDED AT 7:07 PM

MOTION: Ms. Peterson MOVED to recommend approval to the Township Board
with the condition of a Certificate of Occupancy to be obtained by/within 4 years of
approval; if Certificate of Occupancy is not obtained within that timeframe, the
applicant will return to the Township Board to request an extension.

The MOTION was SECONDED by Mr. Doe.

Roll Call Vote: Mr. Doe (Yes); Ms. El-Assadi (Yes); Mr. Kirby (Yes); Ms. Peterson
(Yes); Ms. Kehrer (Yes).

MOTION PASSED.

e OLD BUSINESS

None

e NEW BUSINESS

A. CONDITIONAL REZONING — THE WASHTENAW PACE INC./BRIO
LIVING SERVICES - 2940 ELLSWORTH ROAD — PARCEL K-11-07-300-075
—TO CONSIDER A CONDITIONAL REZONING REQUEST APPLICATION
TO REZONE 2940 ELLSWORTH ROAD FROM R-4, ONE-FAMILY
RESIDENTIAL DISTRICT TO RM-MD, MULTIPLE FAMILY MEDIUM
DENSITY DISTRICT TO PERMIT THE CONSTRUCTION OF A 3-STORY
SENIOR ASSISTED AND/OR INDEPENDENT LIVING FACILITY ON THE
VACANT PORTION OF THIS 6.4-ACRE SITE.

The Planning Commission noted that they considered this request and made their
decision as part of the Public Hearing agenda item, as described above.



B. MAJOR PD CHANGE —ALLIED SIGNS, INC. —2010 WHITTAKER ROAD —
PARCEL K-11 21-200-040 — TO CONSIDER PROPOSED AMENDMENTS TO
THE KROGER SIGN PACKAGE ILLUSTRATED ON THE FINAL PLANNED
DEVELOPMENT (PD) SIGN PLAN FOR THE PAINT CREEK CROSSINGS
SHOPPING CENTER.

MOTION: Ms. Peterson MOVED to recommend approval to the Township Board
The MOTION was SECONDED by Mr. Kirby.

Roll Call Vote: Mr. Doe (Yes); Ms. El-Assadi (Yes); Mr. Kirby (Yes); Ms. Peterson
(Yes); Ms. Kehrer (Yes).

MOTION PASSED.

OPEN DISCUSSIONS FOR ISSUES NOT ON AGENDA

e Correspondence Received

None to Report.

e Planning Commission members

None to Report.

e Members of the audience

None to Report.

TOWNSHIP BOARD REPRESENTATIVE REPORT

None to Report.

ZONING BOARD OF APPEALS REPRESENTATIVE REPORT

None to Report



e TOWNSHIPATTORNEY REPORT

None to Report

e PLANNING DEPARTMENT REPORT

None to Report

e OTHER BUSINESS

None to Report

e ADJOURNMENT

MOTION: Mr. Doe MOVED to adjourn at 7:38 pm. The MOTION was
SECONDED by Ms. Kirby and PASSED by unanimous consent.

Respectively Submitted by

Lauren Doppke
Ypsilanti Township Staff Planner



Planning Department Report

Project Name: (-~ 1ver's Restaurant

Location:

Date:

N

HNEE

1410 S. Huron Street, Ypsilanti, MI 48197

April 03, 2025

Full Preliminary Site Plan Review # 2

Sketch Preliminary Site Plan Review #
Administrative Preliminary Site Plan Review #
Detailed Engineering/Final Site Plan Review #
Special Use Permit
Public Hearing

Rezoning
Tentative Preliminary Plat
Final Preliminary Plat
Final Plat Process
Planned Development Stage I
|| Planned Development Stage 11

Contact / Reviewer

Consultants, Departments,
& Agencies

Approved

Approved
with
Conditions

Denied

N/A

See email/letter
attached or comments
below

Planning Department

Township Planning

v

See comments below

Stormwater Engineer

Resources Commission

Department

iarhﬂ,e/wortman Planning Consultant v See letter dated 01-24-2025
ssociates

OHM / Stantec Engineering Consultant / See letter dated 01-07-2025
Steven Wallgren, Township Fire
Fire Marshalg Departmgnt v See letter dated 01-02-2025
Dave Bellers, Township Building /
Building Official Department
Brian McCleery, Township Assessing /
Deputy Assessor Department
Scott Westover, Ypsilanti Community / See letter dated 01.21.2025
Engineering Manager | Utilities Authority
Gary Streight, Project | Washtenaw County Road / See email dated 01-31-2025
Manager Commission
Theresa Marsik, Washtenaw County Water

See letter dated 01-15-2025

James Drury, Permit
Agent

Michigan Department of
Transportation

Planning Department Recommended Action:

The proposed Culver’s Restaurant Preliminary Site Plan and Special Land Use request came before the Township Planning
Commission at their regularly scheduled meeting on February 25, 2025. The Planning Commission held a public hearing,
and discussed the project with the applicant (see attached minutes). The Planning Commission postponed a decision on the
project to give the applicant time to obtain the variances outlined in the staff reports. All requested variances were approved
by the Zoning Board of Appeals at their April 2, 2025 meeting. The applicant is now returning to the Planning
Commission. The Planning Department recommends granting Preliminary Site Plan and Special Land Use approval. There
are some outstanding comments from various reviewing agencies that will need to be addressed as part of Final Site Plan
Review. We encourage the applicant to continue working with these agencies to resolve all outstanding review items.




CHARTER TOWNSHIP OF YPSILANTI
PLANNING COMMISSION MEETING
Tuesday, February 25, 2025
6:30 pm

COMMISSIONERS PRESENT

Bill Sinkule
Elizabeth El-Assadi
Gloria Peterson
Larry Doe

Bianca Tyson
Daryl Kirby

Amy Kehrer

STAFF AND CONSULTANTS

Fletcher Reyher, Planning and Development Coordinator
Sally Elmiger - Carlisle Wortman
Dennis McLain — Township Attorney

e CALL TO ORDER/ESTABLISH QUORUM

MOTION: Mr. Sinkule called the meeting to order at 6:30 pm.

e APPROVAL OF JANUARY 14, 2025, REGULAR MEETING MINUTES

MOTION: Mr. Doe MOVED to approve the January 14, 2025, regular meeting
minutes. The MOTION was SECONDED by Mr. Kirby and PASSED by
unanimous consent.

- APPROVAL OF AGENDA

MOTION: Ms. El-Assadi MOVED to approve the agenda as presented. The
MOTION was SECONDED by Mr. Doe and PASSED by unanimous consent.
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PUBLIC HEARINGS

SPECIAL LAND USE — UPH YPSILANTI PROPERTY, LLC — 1410 S. HURON
STREET PARCEL K-11-38-280-018 — TO CONSIDER THE SPECIAL
CONDITIONAL USE PERMIT APPLICATION OF UPH YPSILANTI
PROPERTY, LCC TO PERMIT THE CONSTRUCTION OF A 4,330 SQ. FT.
CULVER’S RESTAURANT WITH A DRIVE-THROUGH FOR A 3.43-ACRE
SITE ZONED TC, TOWN CENTER WITH A SITE TYPE D DESIGNATION.

Mr. Fletcher Reyher, Planning and Development Coordinator, presented the
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 a 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.

Mr. Fletcher Reyher presented an aerial view of the land and informed the
Commission that the site plan submitted has been reviewed by township staff and
consultants in accordance with all procedures. Carlisle Wortman Associates reviewed
the site plan and has recommended multiple items to be discussed with the planning
commission prior to the applicant going to the Zoning Board of Appeals.

Reviews of different departments:

e OHM: The Townships Engineering consultant recommended approval of the site
plans in their letter dated January 7, 2025. OHM has provided the applicant with
detailed engineering comments that would be addressed at the time of final site
plan and detailed engineering review.

e Ypsilanti Community Utilities Authority: YCUA recommended approval in
their letter dated January 21, 2025.

e Ypsilanti Township Fire Department: YTFD has recommended approval in a
letter dated January 2, 2025.
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e Water Resources Commission: WRC asked the applicant to address four items
in their most recent letter dated January 15, 2025. These items will be addressed at
the time of final site plan review.

e Washtenaw County Road Commission also shared a handful of comments with the
planning department. These comments will be addressed at the time of the final
site plan.

Mr. Fletcher Reyher, Planning and Development Coordinator, informed the
Commission that Sally Elmiger (Planning Consultant - Carlisle Wortman) would
provide the report from Carlisle Wortman.

Ms. Elmiger informed the Commission that she reviewed the project, and a
postponement from the Planning Commission would have the project to be presented
to the ZBA for decisions on the variances.

Ms. Elmiger stated that Carlisle Wortman recommended approval of the Special
Land use as it is consistent with the Master Plan and the vision for the town center
area.

Ms. Elmiger suggested that the Planning Commission to consider having the
discussion with the applicant on the following:

e To discuss the need for excess impervious surface due to parking space length.

e To consider waiver of striping/signage of loading space for deliveries.

* Applicant to obtain a variance to locate service lane/waiting spaces in front yard.

e Planning Commission to consider ordinance criteria regarding
waiving/modifying requirement for 30 deficient landscape trees.

* 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. 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.

Commissioner inquired about the proposed underground water storage system under
the parking lot and the concern of having it fixed during a technical issue and the
possibility of moving the trees away from the area (since the roots of the trees can in
filtrate the water system); The Township Engineer Stacie Monte (OHM) informed
the Planning Commission that they discourage in planting trees above utilities. Since
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the storm sewer is privately owned and operated it would be the owners right/
discretion on the choice. Ultimately OHM would request the applicant to provide
maintenance schedule on the plans.

Commissioner Kirby inquired about the problems that could arise due to the
deficiency of trees; Matt Cole (site engineer) shared with the Planning Commission
that the ordinance requires trees to be planted for every square foot on the site. Trees
would be placed around the edge and in places that would require them. Matt Cole
stated that there would be about seven feet of soil over the top of the underground
water system (stone and fabric), and it would not cause any problem to the roots. A
revised draft on the lights (that meets the ordinance) has been submitted to Mr.
Fletcher Reyher for review.

Commissioner Peterson inquired about the reason for the long parking spaces/
loading spaces; Mr. Cole stated that the best parking space that is always
recommended to clients is a 20-foot-long space and a 24-foot drive aisle. Some
municipalities allow it to go down to 16-18 feet. The problem arises when parking
SUVs and other similar cars, it would be difficult to reverse. The restaurant serves
lunch/ dinner and opens at 10 am. Deliveries are usually around 8 am or earlier. The
vehicle pulls close to the door to drop supplies off.

PUBLIC HEARING OPENED AT 6:45 PM
Hearing None.
PUBLIC HEARING ENDED AT 6:45 PM

MOTION: Ms. El-Assadi MOVED 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.

The MOTION was SECONDED by Mr. Doe.

Roll Call Vote: Mr. Doe (Yes); Ms. Tyson (Yes); Mr. Sinkule (Yes); Ms. El-
Assadi (Yes); Mr. Kirby (Yes); Ms. Peterson (Yes); Ms. Kehrer(Yes).
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MOTION PASSED.

OLD BUSINESS

None to Report

NEW BUSINESS

a. PRELIMINARY SITE PLAN - UPH YPSILANTI PROPERTY, LLC - 1410 S.

HURON STREET — PARCEL K-11-38-280-018 — TO CONSIDER THE
PRELIMINARY SITE PLAN APPLICATION OF UPH YPSILANTI
PROPERTY, LCC TO PERMIT THE CONSTRUCTION OF A 4,330 SQ. FT.
CULVER’S RESTAURANT WITH A DRIVE-THROUGH FOR A 3.43-ACRE
SITE ZONED TC, TOWN CENTER WITH A SITE TYPE D DESIGNATION.

MOTION: Ms. El-Assadi MOVED 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.

The MOTION was SECONDED by Mr. Kirby.

Roll Call Vote: Mr. Doe (Yes); Ms. Tyson (Yes); Mr. Sinkule (Yes); Ms. El-
Assadi (Yes); Mr. Kirby (Yes); Ms. Peterson (Yes); Ms. Kehrer (Yes).

MOTION PASSED.

. SPECIAL LAND USE - ZAWIYAH FOUNDATION, LLC — 5718

WHITTAKER ROAD — PARCEL K-11-21-300-034 — TO CONSIDER THE
SPECIAL CONDITIONAL USE PERMIT APPLICATION OF ZAWIYAH
FOUNDATION, LLC TO PERMIT THE ESTABLISHMENT OF A HOUSE OF
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WORSHIP FOR A 0.71-ACRE SITE ZONED NB, NEIGHBORHOOD
BUSINESS.

Mr. Fletcher Reyher, Planning and Development Coordinator, presented the
Preliminary Site Plan and Special Land Use Application from Zawiyah
Foundation LLC to use the existing building located at 5718 Whittaker Road for
worship and prayer for the Zawiyah Foundation.

Mr. Fletcher Reyher informed the Planning Commission that Zawiyah Foundation
LLC was present at the January 14, 2025, meeting and the request for preliminary
site plan and special land use was postponed for the applicant to address certain
items that the commissioners had requested.

At the January 14, 2025, meeting the Planning Commission had requested the
following:

e Applicants plan once their members grow from the current 12 to 19 when the
maximum occupancy of the current building configuration is 19 persons.

e The applicant to address the deficient number of trees and shrubs in their
landscaping plan.

* The applicant to install an eight-foot-wide safety path along the street frontage,
instead of the five-foot proposed sidewalk.

* The applicant to provide documentation that no loading/ unloading zone is
needed for their use.

Mr. Fletcher Reyher informed the Planning Commission that Zawiyah Foundation
LLC did provide a response letter to these specific requests and have revised their
plans.

Ms. Elmiger informed the Commission that she reviewed the project, and the
applicant had provided additional information as requested. The applicant has
stated that they would present a request to the Planning Commission in case they
do outgrow the space (requesting the expansion of the building). The applicant has
proposed the increase of trees/ shrubs adding landscaping to the site (west side of
the property; residential side). The applicant has provided a three-foot extension;
the current five-foot-wide sidewalk will be extended to eight feet, which meets the
ordinance requirement. The applicant has provided documentation on not having
the requirement for the loading zone.
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Commissioner Kehrer inquired about the large tree at the front that could tamper
with the power lines/ utilities; Ms. Elmiger stated that the tree was a hackberry,
and the Commissioners could request the applicant to modify the landscaping.

Sebastian Robbins (representing Zawiyah Foundation) shared about increasing the
five-foot sidewalk to eight-foot sidewalk, which was modified. The applicant
made changes to the landscaping as requested (the green barrier towards the
neighboring residents) and the need for a loading zone is not required. The
increase in members is most likely not to occur but if it does happen and an
expansion of the building is needed, it would be brought to the Planning
Commission.

Commissioner Peterson inquired about the type of organization/ parking lot;
Sebastian Robbins stated that Zawiyah means corner, a place for prayer (Sufi
Organization); opened for five daily prayers. The property currently has ten
parking lots plus a dedicated handicap parking space. Usually there are about six
people at a prayer session.

Commissioner Peterson inquired about the future plans in case of an expansion;
Ms. Elmiger informed Commissioner Peterson that the foundation cannot have
more than 19 people and the parking lot is available only for 12 vehicles, any
expansion would require the applicant to present a request to the Planning
Commission.

MOTION: Ms. El-Assadi MOVED to approve the Special Land Use Permit
submitted by Zawiyah Foundation, LLC to permit establishment of a house of
worship, utilizing the existing building on the 0.71-acre site zoned NB,
Neighborhood Business, located at 5718 Whittaker Road, Ypsilanti, MI 48197,
Parcel K-11-21-300-034, as the proposal meets the criteria in Article 10, Special
Land Use with the following conditions:

e The applicant shall address all outstanding comments from reviewing agencies
prior to Final Site Plan Approval. The applicant shall revise all plan sheets to
reflect the results of this evening’s discussion.

e The applicant shall obtain all applicable internal and outside agency permits
prior to construction.

e All vehicles must be parked in the designated spaces in the parking lot, as
outlined in the plans dated November 19, 2024, and included in tonight’s
Packet. Parking in undesignated spaces or on unpaved areas outside of the
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designated spaces is prohibited. The construction of an additional car park is
prohibited without the required Township review and approval.

e The building is limited to an occupant load of nineteen (19) people, as shown
on the plans in tonight’s packet.

« Change of shade tree at the front to ornamental trees/ shrubs that will not grow
taller than the lowest utility line out front (the tree below the power line) and
any other conditions based upon the planning commission discussion.

The MOTION was SECONDED by Mr. Kirby.

Roll Call Vote: Mr. Doe (Yes); Ms. Tyson (Yes); Mr. Sinkule (Yes); Ms. El-
Assadi (Yes); Mr. Kirby (Yes); Ms. Peterson (Yes); Ms. Kehrer (Yes).

MOTION PASSED.

. PRELIMINARY SITE PLAN - ZAWIYAH FOUNDATION, LLC - 5718

WHITTAKER ROAD -PARCEL K-11-21-300-034 — TO CONSIDER THE
PRELIMINARY SITE PLAN APPLICATION OF ZAWIYAH FOUNDATION,
LLC TO PERMIT THE ESTABLISHMENT OF A HOUSE OF WORSHIP FOR
A 0.71-ACRE SITE ZONED NB, NEIGHBORHOOD BUSINESS.

MOTION: Ms. El-Assadi MOVED to approve the Preliminary Site Plan
submitted by Zawiyah Foundation, LLC, to

permit establishment of a house of worship, utilizing the existing building on the
0.71-acre site zoned NB, Neighborhood Business, located at 5718 Whittaker Road,
Ypsilanti, MI 48197, Parcel K-11-21-300-034, with the following conditions:

e The applicant shall address all outstanding comments from reviewing agencies
prior to Final Site Plan Approval. The applicant shall revise all plan sheets to
reflect the results of this evening’s discussion.

e The applicant shall obtain all applicable internal and outside agency permits
prior to construction.

e All vehicles must be parked in the designated spaces in the parking lot, as
outlined in the plans dated November 19, 2024, and included in tonight’s
Packet. Parking in undesignated spaces or on unpaved areas outside of the
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designated spaces is prohibited. The construction of additional parking is
prohibited without the required Township review and approval.

e The building is limited to an occupant load of nineteen (19) people, as shown
on the plans in tonight’s packet.

e Change of shade trees at the front to ornamental trees/ shrubs that will not
grow taller than the lowest utility line out front (the tree below the power line)
and any other conditions based upon the planning commission discussion.

The MOTION was SECONDED by Mr. Kirby.

Roll Call Vote: Mr. Doe (Yes); Ms. Tyson (Yes); Mr. Sinkule (Yes); Ms. El-
Assadi (Yes); Mr. Kirby (Yes); Ms. Peterson (Yes); Ms. Kehrer (Yes).

MOTION PASSED.

. ELECTION OF OFFICERS FOR 2025 CALENDER YEAR - AT THE

FIRST REGULAR MEETING EACH YEAR, THE PLANNING COMMISSION
SHALL SELECT FROM ITS MEMBERSHIP A CHAIRPERSON, VICE
CHAIRPERSON, AND SECRETARY.

Mr. Fletcher Reyher, Planning and Development Coordinator, informed the
Planning Commissioners that they would need to elect a Chairperson, a Vice
Chairperson and a secretary (at the first regular meeting each year). February 25,
2025, was the first meeting with all members present.

Ms. Peterson nominated Ms. Elizabeth El-Assadi as Chair; Ms. Elizabeth El-
Assadi accepted the nomination.

Ms. Peterson nominated Mr. Sinkule as Vice Chair; Mr. Sinkule accepted the
nomination.

Mr. Larry Doe nominated Mr. Daryl Kirby as Secretary.

MOTION: Ms. Peterson MOVED to nominate Ms. Elizabeth El-Assadi as Chair;
Mr. Bill Sinkule as Vice Chair and Mr. Larry Doe nominated Mr. Daryl Kirby as
Secretary for the year of 2025 Planning Commission.
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The MOTION was SECONDED by Ms. Tyson.

Roll Call Vote: Mr. Doe (Yes); Ms. Tyson (Yes); Mr. Sinkule (Yes); Ms. El-
Assadi (Yes); Mr. Kirby (Yes); Ms. Peterson (Yes); Ms. Kehrer (Yes).

MOTION PASSED.

OPEN DISCUSSIONS FOR ISSUES NOT ON AGENDA

e Correspondence Received

None to Report.

e Planning Commission members

None to Report.

e Members of the audience

None to Report.

TOWNSHIP BOARD REPRESENTATIVE REPORT

Ms. Peterson informed the Planning Commission of the upcoming second senior
budget meeting from Washtenaw County.

ZONING BOARD OF APPEALS REPRESENTATIVE REPORT

None to Report

TOWNSHIP ATTORNEY REPORT

None to Report
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e PLANNING DEPARTMENT REPORT

None to Report

e OTHER BUSINESS

Mr. Fletcher Reyher informed the Planning Commission that this was his last
Planning Commission meeting with Ypsilanti Township since he has accepted a new
role with Dexter Township.

e ADJOURNMENT

MOTION: Ms. El-Assadi MOVED to adjourn at 7:20 pm. The MOTION was
SECONDED by Ms. Peterson and PASSED by unanimous consent.

Respectively Submitted by Minutes Services
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0
Carlisle | Wortman

ASSOCIATES, INC.

117 NORTH FIRST STREET SUITE70 ANN ARBOR, M| 48104 734.662.2200 734.662.1935 Fax

Date: August 21, 2024
Rev.: January 24, 2025

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.

Benjamin R. Carlisle, President Douglas J. Lewan, Executive Vice President John L. Enos, Vice President
David Scurto, Principal Sally M. Elmiger, Principal R. Donald Wortman, Principal
Paul Montagno, Principal, Megan Masson-Minock, Principal, Laura Kreps, Senior Associate
Richard K. Carlisle, Past President/Senior Principal



Huron Street Culver’s Restaurant & Drive-Through

January 24, 2025

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.

Source: MapWas enaw(lmage 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:

Figure 1. Aerial Image of Subject Site and Vlcmlty

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




Huron Street Culver’s Restaurant & Drive-Through
January 24, 2025

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

Woodlands/Wetlands:

Items to be Addressed: None.

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.

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.

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.

. . Complies with
Required / Allowed Provided Ordinance
Front Setback . . Building located 74 feet from | Requires Variance
10-foot to 30-foot build-to-I
(Huron Street) ootto oot butid-to-line the Huron Street ROW (See Below)
. No minimum side setback / if 245 feet (north) .
tback C I
Side Setbac provided, minimum of 5 feet 44 feet (south) omplies
Rear Setback 10 feet 211 feet Complies
Impervious Surface 80% maximum 64.6% Complies
- . Minimum: 14 feet .
Building Height (Feet) Maximum: 38 feet 23 feet Complies
- . . Minimum: 1 story .
Building Height (Stories) 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

Number of Spaces Required

Number of Spaces Provided

Complies with

Requirements Ordinance
65 parking spaces
0.7 per seat (alt. 3 spaces for (including 2 “bus” spaces) +
Number of Spaces every 4 seats) = 8 “waiting” spaces for drive-
for Drive-Through (0.7 x 104 seats; or 3 x (104/4)) | through customers and 3 spaces Complies
Restaurant = for food delivery services
73 to 78 spaces =
76 spaces
3 spaces 3 spaces
Barrier-Free Spaces (including one “van-accessible” (including one “van-accessible” Complies
BF space) BF space)
Stacking Spaces 10 spaces 13 spaces Complies
Loading spaces 1 space 1 space Complies
B sp P P (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

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

Requires Variance

Line (build-to line)

shall be occupied by parking
along the building line

Building Line. Therefore, this
provision doesn’t apply to this
project.

required building line, or within 5 proposed (See Below)
feet of the required building line.
The Parking lot is located behind
. . No more than 25% of total lineal the front face of the building,
Parking Adjacent to feet or 60 feet, whichever is less, | and not adjacent to the required
Required Building § ! 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)

2)

3)

4)

5)

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.)

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.

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.

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.

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: 251 |.f./40 I.f. = 6 large dec. trees 6 dec. trees
e 1 large deciduous tree per 40 I.f. | 251 [.f./100 I.f. = 3 orn. trees 3 orn. trees Complies
e 1 ornamental tree per 100 I.f. 251 1.f./10 = 25 shrubs 25 shrubs
e 1 shrub per 10 I.f.
Deficient by
General Landscaping: 24,254 5.f./1,000 s.f. = 24 large trees* 0 trees 24 trees;
1 tree per 1,000 s.f. 24,254 s.f./500 s.f. = 48 shrubs + 48 shrubs Complies for
1 shrub per 500 s.f. *Mix deciduous and evergreen shrubs
(See Below)
e et
g P 37,835 5.f./2,000 s.f. = 19 large trees 13 trees 6 trees
2,000 s.f. of pavement
(See Below)
Parking Lot Perimeter:
1 large deciduous tree per 40 900 I.f./40 I.f. = 22 trees 22 trees Complies
lineal feet of perimeter
Mitigation Information provided; 2 large trees 0 trees (See Below)

A. Street Yard Landscaping:

1)

2)

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.

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)

2)
3)

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.

The plans are deficient by six (6) Parking Lot Interior trees.

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.



Huron Street Culver’s Restaurant & Drive-Through
January 24, 2025

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 Ill) 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)

2)

3)

4)

5)
6)

7)

8)

9)

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.

A manufacturer cut sheet of light fixture “P” has been provided. This building-mounted fixture is
located on the rear fagcade (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.

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 facade features. The applicant should state if this fixture is
for decorative illumination through color of certain building facade features. This fixture is specified
on the photometric plan to only shine light in a downward direction, as required.

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.

The light levels at the property lines meet ordinance requirements.

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.

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.

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.

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.

10
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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 fagade 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?

Facade Variation:
Facade 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 facade facing Huron St. does not meet the 50% transparency
requirement (providing 41%), and the facade facing the parking lot to the north does not meet the 30%
requirement (providing 21%).

Regarding the front facade, the transparency of the front of the building will either need to be adjusted,
or the applicant seek a variance.

Regarding the side facade, Sec. 507(H) of the ordinance offers “transparency alternatives” that can be
used singularly or in combination for any side facing fagade, for up to 50% of the transparency
requirement. The north fagade 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 facade to bring up to 50% transparency requirement, or obtain a variance. 3) Planning
Commission to consider “transparency alternative” for the parking lot side (north fagade), using the patio
to count toward the 30% transparency requirement on this facade.

11
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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:

Will be harmonious, and in accordance with the objectives, intent, and purpose of this Ordinance.

Will be compatible with a natural environment and existing and future land uses in the vicinity.

Will be compatible with the Township master plans.

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.

PwnNE

We find that the standards have generally been met:

e 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.

e 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.

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

e 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.

12
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Area, Width, Height, Setbacks

1)

Applicant to obtain a front setback variance.

Parking, Loading

1)
2)

3)
4)

Planning Commission to discuss need for excess impervious surface due to parking space length.
Planning Commission to consider waiver of striping/signage of loading space for deliveries, as
described on Sheet C-102.

Applicant to obtain a variance to locate service lane/waiting spaces in front yard.

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)
2)

3)
4)

Planning Commission to consider ordinance criteria regarding waiving/modifying requirement for 30
deficient landscape trees.

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.

Defer evaluation of raingardens/bioswale requirement to Township Engineer.

Provide two (2) mitigation trees on site, a minimum of 2-caliper inches in size.

Lighting

1)

2)

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.

Applicant to explain if light fixture “S” (with higher than permitted Kelvin rating) is used exclusively for
the decorative illumination of certain building facade features; Planning Commission to consider
higher than allowed Kelvin rating of this fixture.

Elevations and Floor Plans

1)
2)

3)

Confirm proposed awning location on South Elevation.

Applicant to modify the front fagcade to bring up to 50% transparency requirement, or obtain a
variance.

Planning Commission to consider “transparency alternative” for the parking lot side (north fagade),
using the patio to count toward the 30% transparency requirement on this facade.

Vs B Lol

EARLISLE,MJORTMAN AS50C.,INC /%ARLIﬁEMORTMAN Aﬁoc., INC.

Benjamin R. Carlisle, AICP, LEED AP Sally M. Elmiger, AICP, LEED AP
President Principal
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— PLANNING & ZONING DEPARTMENT — LaResha Thornton

Special Land Use:
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, Ml 48197, Parcel K-11-38-280-018 to allow the applicant time to address
the comments made at this evening’s meeting and resubmit, and/or provide additional
information, as discussed tonight.”

Motion to Approve:

“I move to approve 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, Ml 48197, Parcel K-11-38-280-018, as the proposal meets the criteria in
Article 10, Special Land Use, in the Zoning ordinance with the following conditions:

1. Any future land divisions of this property will result in a minimum 2-acre parcel for
the Culver’s site to comply with the minimum site area for drive-through facilities
and the Site Type D standards.

2. The proposal as presented receives Preliminary and Final Site Plan approval.

Motion to Deny:

“I move to deny 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, due to the following reasons:”

1.

2.

ypsitownship.org ¢ 7200 S. Huron River Dr. Ypsilanti, MI 48197 « 734.544 4000
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Preliminary Site Plan:
Motion to Postpone:
“I move to postpone the Preliminary Site Plan request for the construction of a 4,330
sqg. ft. restaurant and drive-through at the property located at 1410 S. Huron Street,
Ypsilanti, Ml 48197, Parcel K-11-38-280-018 to allow the applicant time to address
the comments made at this evening’s meeting and resubmit, and/or provide additional
information, as discussed tonight.”

Motion to Approve:

“I move to approve the Preliminary Site Plan request for the construction of a 4,330
sqg. ft. restaurant and drive-through at the property located at 1410 S. Huron Street,
Ypsilanti, Ml 48197, Parcel K-11-38-280-018, as the proposal meets the requirements
and standards in the Zoning ordinance with the following conditions:

1. Any future land divisions of this property will result in a minimum 2-acre parcel for
the Culver’s site to comply with the minimum site area for drive-through facilities
and the Site Type D standards.

2. Planning Commission waives [or modification discussed at meeting]
striping/signage of loading space for deliveries, as described on Sheet C-102.

3. Planning Commission determines that no screen wall fJor modification discussed
at meeting] along the parking lot edge facing Huron St. meets the criteria in the
ordinance to waive the masonry screen wall.

4. Planning Commission waives [or modification discussed at meeting] the
requirement for 30 deficient landscape trees.

5. Planning Commission considers the patio to count for modification as discussed
at meeting] as a “transparency alternative” for the 30% transparency requirement
on the parking lot (north facade) of the building.

6. The applicant shall revise all plan sheets to reflect the results of this evening’s
discussion before submitting the plans for Final Site Plan review.

7. The applicant shall address all outstanding comments from reviewing agencies
during the Final Site Plan stage.

8. The applicant shall obtain all applicable internal and outside agency permits prior
to construction.

9. [Any other conditions based on discussion at meeting]’

Motion to Deny:

“I move to deny 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, Ml 48197, Parcel K-11-38-280-018, due to the following reasons:”

1.
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January 7, 2025

Mr. Fletcher Reyher

Township Planning and Development Coordinator
Charter Township of Ypsilanti

7200 S. Huron River Drive

Ypsilanti, MI 48197

RE: Culvers (1410 S Huron St)
Preliminary Site Plan Review #2

Dear Mr. Reyher:

We have completed the second preliminary site plan review of the plans dated July 18, 2024, with a latest revision date
of December 20, 2024, and received by OHM Advisors on December 30, 2024.

At this time, the plans are recommended for approval for the Planning Commission’s consideration, contingent on the
following comment being addressed. Preliminary detailed engineering comments have been provided to the applicant as
a courtesy and shall be addressed prior to submitting detailed engineering plans for review.

A brief description of the project has been provided below, followed by our comments and a list of anticipated required
permits and approvals. Comments in Section C are detailed in nature, do not influence the overall site layout, and can be
addressed during the detailed engineering drawing submittal.

A. PROJECT AND SITE DESCRIPTION

The applicant is proposing a 4,330 square-foot Culvers restaurant at the currently vacant 3.43-acre lot located at
1410 S Huron Street, the southwest corner of S Huron Street and Joe Hall Drive. A double drive-thru and
associated parking and landscaping improvements are also being proposed.

The site will be serviced by connection to the existing 8-inch water main to the south of the site and
connection to an extension of the 10-inch sanitary sewer on the west side of the internal private drive. The
stormwater quality (first flush) volume is proposed to be managed by an underground dry well and traditional
conveyance system, while the remaining runoff will be managed by the nearby Seaver Farms regional
stormwater basin.

B. SITE PLAN COMMENTS

Site Layout

1. The applicant shall provide a fire truck turning template on the south and east side of the proposed
building, as well as within the hammerhead turnaround on the private drive. The applicant shall note that
no parking signage may be required within the turnaround area. This office defers to the Ypsilanti
Township Fire Department on the review and approval of site accessibility.

OHM Adyvisors
34000 PLYMOUTH ROAD T 734.522.671
LIVONIA, MICHIGAN 48150 F 734.522.6427 OHM-Advisors.com
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C. PRELIMINARY DETAILED ENGINEERING COMMENTS
The following comments shall be addressed by the applicant during the detailed engineering drawing submittal,
and do not affect the recommendation for approval to the Township of Ypsilanti Planning Commission. It
should be noted that this is not an all-inclusive list and additional comments may be generated as new
information is presented.

1.

10.

11.

12.

13.

The applicant shall provide additional spot elevations at all four (4) corners of all barrier-free parking
spaces, access aisles, ramps, and level landings, as well as along both sides of all sidewalk at 50-foot
intervals. The applicant shall note that the cross-slope shall not exceed 2% per ADA Standards.

The applicant shall revise the conveyance calculations (Sheet C-105) to be in ascending order from
upstream to downstream for clarity and verify the calculations as needed.

The applicant shall provide a Certificate of Outlet, signed and sealed by a registered engineer in the State of
Michigan, on the plans.

The applicant shall clarify if soil borings were performed. If so, their logs and locations shall be included
on the plans and a copy of the geotechnical repozt shall be provided to this office for the project file.

The applicant shall note that storm sewer pipe shall be RCP C-76, per Township Standards, or the load
carrying design analysis for use of other materials for the proposed depth conditions shall be provided on
the plans.

The applicant shall verify the invert elevations of CB-6 as there appears to be discrepancies between the
plan view (Sheet C-103) and the profile view (Sheet C-203).

The applicant shall provide the hydraulic grade line on all storm sewer profiles.

The applicant shall overlay all existing and proposed utilities on the Landscape Plan (Sheet L-1) and note
that trees shall not be placed directly above any utilities.

The applicant shall verify the rim/invert elevations and the name of the proposed sanitaty sewer manhole
on to the northwest as there appears to be discrepancies between the plan view (Sheet C-103) and the
profile view (Sheet C-202).

The applicant shall provide a detail of the proposed grease trap on the plans.

It is recommended that the applicant provide a minimum HMA cross-section of four (4) inches for ease of
future maintenance. It is also recommended that the applicant utilize a different HMA mix design (i.e. 4EF)
due to experience with 13A mix designs prematurely failing.

The applicant shall provide a brief project narrative on the Cover Sheet.

The applicant shall provide all YCUA / Ypsilanti Township Standard Detail Sheets within the plan set,
including the sheets for storm sewer and SESC. These can be obtained by emailing stacie.monte@ohm-
advisors.com. The applicant shall remove any details provided within the plan that conflict with the
Standard Detail Sheets.
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D. REQUIRED PERMITS & APPROVALS
The following outside agency reviews and permits will be required for the project. Copies of any
correspondence between the applicant and the review agencies, as well as the permit or waiver, shall be sent to
both the Township and OHM Advisors (email: stacie.monte@ohm-advisors.com).

Ypsilanti Community Utilities Authotity (YCUA): Review and approval of all water main and sanitary
sewer improvements is required.

Ypsilanti Township Fire Department: Review and approval is required.

Washtenaw County Water Resources Commissioner’s Office (WCWRC): Review and approval is
required.

Washtenaw County Road Commission (WCRC): Review and approval may be required.

Michigan Department of Environment, Great Lakes & Energy (EGLE): An EGLE Act 399 and
Part 41 permit will be required for construction of all public water main and sanitary sewer systems
improvements.

Michigan Department of Environment, Great Lakes & Enetrgy (EGLE): An EGLE permit will be
required for any work and/or stormwatet discharge into the wetlands.

Ypsilanti Township Office of Community Standards: A Soil Erosion and Sedimentation Control
permit shall be secured from the Ypsilanti Township Office of Community Standards.

Should you have any questions regarding this matter, please contact this office at (734) 466-4580.

Sincerely,
OHM Advisors

O N T
A o SO
AL S 1 OTL,

Stacie L. Monte Matthew D. Parks, P.E.

SLM/MDP

cc: Doug Winters, Township Attorney
Steven Wallgren, Township Fire Marshall
Scott Westover, P.E., YCUA
File

P:\0000_0100\SITE_YpsilantiTwp\2024\0098241020_1410 S Huron
St_Culvers\MUNI\01_SITE\PSP#2\ Culvers_PSP#2_2025-01-07.docx



CHARTER TOWNSHIP OF YPSILANTI FIRE DEPARTMENT @2=%s)

BUREAU OF FIRE PREVENTION
222 South Ford Boulevard, Ypsilanti, M| 48198 W

@

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: Culver’s Restaurant
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,

M L

Steve Wallgren, Fire Marshal
Charter Township of Ypsilanti Fire Department
CFPS, CF1 1



Dedicated to Providing Top Quality, Cost Effective, and
Environmentally Safe Water and Wastewater Services to Our Customers

YPSILANTI COMMUNITY UTILITIES AUTHORITY 2777 STATE ROAD
YPSILANTI, MICHIGAN 48198-9112

TELEPHONE: 734-484-4600

WEBSITE: www.ycua.org

January 21, 2025

VIA ELECTRONIC MAIL

Mr. Feltcher Reyher, Planning and Development Coordinator
Office of Community Standards

CHARTER TOWNSHIP OF YPSILANTI

7200 S. Huron River Drive

Ypsilanti, MI 48197

Re:  Preliminary (non-residential) Site Plan Review #2
Culver’s
Charter Township of Ypsilanti (Plan Date: 12-20-2024)

Dear Mr. Reyher:

In response to the electronic mail message from your office dated December 30, 2024, we
have reviewed both the referenced plans with regards to water supply and wastewater system
design. The plans are acceptable to YCUA for this stage of review. However, the following
comments need to be addressed by the Applicant and/or the Applicant’s design engineer prior to
Detailed Engineering plans being deemed acceptable to YCUA.

1. For better water quality it is recommended that at least the proposed domestic water service
be connected from either the 8” diameter water main parallel to the southerly property line
or the proposed 12” diameter water main parallel to South Huron Street. The same
recommendation applies to the proposed fire suppression service, but water quality is not
as critical for fire suppression as it is for domestic service.

2. It is recommended that sanitary sewer cleanouts not be located in paved surfaces and
definitely not in vehicular travel areas.

3. Although the Applicant has indicated the northerly portion of the parcel will not be
developed in the future, it is recommended that a sanitary lateral be installed from just
south of proposed sanitary manhole A to the east side of the proposed access road to
eliminate the need to remove and replace pavement to complete a future sanitary
connection.

As noted in the August 19, 2024, letter from this office, connection fees for the proposed
project. Please note that the total cash price for connection fees, $11,126.32 plus the construction
phase escrow deposit, Authority administration fee, and record plan guarantee, must be paid
to YCUA by the Applicant, with a receipt delivered to the Township, before either the building or
soil and grading permit is issued. The construction phase escrow deposit and associated fees and
deposits and the entity responsible for maintaining those accounts will be determined during the
Detailed Engineering phase of the project in conjunction with your office and the Township




Mr. Fletcher Reyher

CHARTER TOWNSHIP OF YPSILANTI
January 21, 2025

Page 2

Engineer. Should there be any questions please contact this office.

Sincerely,

Z st ity duts

SCOTT D. WESTOVER, P.E., Direcotor of Engineering
Ypsilanti Community Utilities Authority

cc: Mr. Luke Blackburn, Mr. Sean Knapp, File, YCUA
Mr. Steve Wallgren, Township Fire Department
Mr. Matt Parks, P.E., Ms. Stacie Monte, Township Engineer
UPH Ypsilanti, LLC, Applicant
Mr. Matthew Cole, P.E., Applicant’s design engineer

G:\CDproj\YpsiTwp\2024 - Culver's\PNRSP Rev#2.docx



1410 S. Huron Street - Culver's Comments

Streight, Gary <streightg@wcroads.org> 2 < Reply % Replyall * Forward [5
Tou Fletcher Reyher Fri 1/31/2025 %12 AM
Fletcher,

I will want fo see a memao for their driveway, indicating usage anticipated that is associated with their restaurant.

Gary Streight, P.E.
Senior Project Manager

Washtenaw County Road Commission
555 N. Zeeb Road, Ann Arbor, Michigan

Direct: (734) 327-6692 | Main: (734) 761-1500
weroads org | Eollow us on Facebook

! CAUTION - External Sender: This email was received from an external sender. Please be careful clicking links or opening attachments. When in doubt, contact WCRC IT.

=~ Reply ~~ Forward



Q wOUN;, GRETCHEN DRISKELL Harry Shechan

T @ Chief Deputy Water Resources Commissioner
g U o Water Resources Commissioner
= = 705 N Zeeb Road Scott Miller P.E.

[
%‘:‘ié' /\nn{g\;l_););,}]\éég(?m} Deputy Water Resources Commissioner
’Bzﬁ Theo Eggermont
Drains@washtenaw.org Public Works Director
January 15, 2025
Mr. Matthew Cole, P.E. RE: Culver’'s—1410 3. Huron
Roosian & Associates Ypsilanti Township, Michigan
5055 Plainfield NE, Suite A WCWRC Project No. 11205

Grand Rapids, Michigan 49525
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. Thesite 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. Asnoted 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 infiliration.

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.

Washtenaw.org/Drains



Mr. Matthew Cole, P.E.
Roosian & Associates
Culver's = 1410 S. Huron
WCWRC Project No. 11205
Page 2 of 2

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.

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 confinue our review. If
you have any questions, please contact our office.

Sincerely,

%LW» f{":’f 4‘]?'"(./'1

Theresa M. Marrsik, P.E.
Stormwater Engineer
(approval\Culver's rev2 - revised)

CcC:

Charles Paisley, UPH Ypsilanti Property, LLC

Lauren Doppke, Ypsilanti Township Staff Planner

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)

Drains@washtenaw.org
Washtenaw.org/Drains
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® ELECTRIC MANHOLE (MH) x 7427 — — — J 16: There was no observable evidence of current earth moving work, building construction or building additions observed in the
% TELEPHONE(MA)NHOLE (MH) - N8459»50»W 380.02° (R&M) /0 761.27 g I process of conducting the fieldwork.
HANDHOLE (HH x 758.83 : |
g uTILITY POL(E (U)P) %'758.99 CRJLP GU762.06 3 17: There are no known proposed changes in street right—of—way lines available from the controlling jurisdiction.
GUY POLE (GWP 758.98 TC762.46 » 762.57
> GUY WIRE (GW) BLDG FOUNDATION GU762.00 18: There was no observable evidence of recent street or sidewalk construction or repairs observed in the process of conducting the
0 LIGHT POLE (LP) 1C762.39 TUP fieldwork.
a PUBLIC PHONE
15’ WIDE DRAWN BY:
2 ELECTRIC METER (EM) - ‘ ALDI BLDG EASEMENT FOR I . |GW 19:  Improvements within offsite easements or servitudes as provided by the Title Company are shown within 25 feet of the subject
GE GAS METER (GM) _ UNDER CONSTRUCTION WATER MAIN g ‘ land only. J. Nelson
GAS VALVE (GV) - - L.5550, P.351 750.65 < COM MH
GAS GAS MARKER - GU762.08 Z | RIM 760.45 PROJECT MANAGER:
. SIGN (SN) 761.30 » 76208 TC76247 | 78055 SURVEYOR'S CERTIFICATION B F
° POST/BOLLARD /FENCE POST (GP/BOL/FP) APPROXIMATE LOCATION OF 11-38-280-017 762,08 certified to: . F'raus
@ PARKING METER (PM) - 30" WD. PERMANENT EASEMENT FOR STORM DRAINAGE ALDI INC. (MICHIGAN) APPROVED BY:
2 Qé‘éﬁé’éﬂ?é P | (L1915, P.179 & L1922, P.102) 1420 S HURON ST BENCHMARK UPH Ypsilanti Property LLC, a Michigan limited liability company :
= SPRINKLER VALVE (SV) — NW BOLT LP BASE ) . i K. Navaroli
b SPRINKLER HEAD (SH) | E%&E\/\/DATS‘;)NDZ%'AT First American Title Insurance Company
EMAIL:
~ DOWNSPOUT (DS) TOPO/SURVEY NOTES I This is to certify that thi lat and th hich it is based de i d ith the 2021 mini
0 - - Ea | y tha is map or plat an e survey on which it is based were made in accordance wi e minimum . )
O @ A rebelre ?&ENRD(‘FFL%ENR/’P‘TPEEL%EzBE‘EN%B(LFE" FE‘EECFTE‘OCN)) All elevations are existing. standard detail requirements for ALTA/NSPS Land Title surveys, jointly established and adopted by ALTA and NSPS, and include items knavaroli@nfe engr.com
[% SEER‘RON/PK NAIL (SI, SPK) Utility locations were obtained from municipal officials and records of utility companies, and no guarantee can be 1.2, 3, 4,5 6, 7(a), 7(b)(1), 7(c), 8, 9, 10, 11(a), 11(b), 13?\\\1\‘4,”’/1/6’ 17, 18 and 19 of Table A thereof. DATE:
R) RECORD MEASUREVENT made to the completeness, or exactness of location. The field work was completed on July 25, 2024. &% OFM/C/\// August 05’ 2024
(M) SURVEYED MEASUREMENT All utilities are underground unless otherwise noted. f\&v‘,u-““' °°°°°°° e, Y
e oM SenEn (o The utilities sh thi determined by field observation. All locati imate. The locati N scaLe: 1" = 40
STORM SEWER (STM) e utilities shown on this survey were determined by field observation. ocations are approximate. The location 81 / UTILITY DISCLAIMER NOTE I ® S CHRISTOPHER: ® = :
of any other underground services which may exist can only be depicted if a Utility Plan is furnished to the zrm = 40 20 0 20 40 60
iv/ZNT\ET;RMYAiEv(vVEVF;T(ESRANV)VW surve)%lor. g y y P y a 811 ticket number 2024071103583, pursuant to Michigan Public Act 174 was entered for the surveyed property. due to the extended M : (}n NAVAROLI g :E;E:
77777 ’ reporting period for underground facility owners to provide their records, the survey may not reflect all the utilities at the time the 2y LICENSE NO. ¢ N7 ¢
GAS MAIN (GAS ; P ; ; ) : ; - . S &
., — OVERHEAD (UNE% (OH) NOTE: DTE has new regulations that may impact development outside their easement or the public right of way. survey was issued on 'A‘\ugust 05, 2024. the survey or?ly reflects those L:|t|I|t|es which c;ould be observed by the surveyor in -the field or K?VI? Navaroli, P.S. NF). ‘4001053503, UQ«O u‘,uiOOWOSBSOi; § NFE JOB NO. SHEET NO.
o UNDERGROUND LINES (UG) Client shall contact DTE to determine the "New Structures and Power Line” requirements as they may apply to any as depicted by the utility company records furnish prior to the date this survey was issued. the client and/or their authorized agent within the state of Michigan Y gy e uw*
future building or renovation of a structure. DTE Energy can be contacted at 800—477—4747 shall verify with the facility owners and/or their authorized agents, the completeness and exactness of the utilities location. Dated: August 05, 2024 ”«/,//O//FEss\?\\\\\ 0257 1 Of2
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1410 South Huron St, Ypsilanti

12/6/2024

A. Simon

Condition Description Notes:

"Good" - no observed structural defects*
"Fair" - minor structural defects, marginal form, some insect activity noted*
"Poor" - major structural defects, poor form, insect infested*

Tree Inventory List

*Structural defects may include decayed wood, cracks, root problems, weak branch unions
cankers, poor tree architecture, dead/failed branches due fo various causes.

Tree # Tag # Dia. (in) | Other Dia. Botanical Name Common Name Condition Comment 1 Comment 2
1 1541 9.4 Acer negundo boxelder fair asymmetric crown
2 1542 9.5 5.4 Acer negundo boxelder fair co-dominant trunks heavy vine
3 1543 14.9 Acer negundo boxelder fair asymmetric crown heavy vine
4 1544 10.8 Acer negundo boxelder fair pruned for OH lines asymmetric crown
5 1545 14.2 Acer negundo boxelder fair pruned for OH lines twisted or bent trunk
6 1546 26.4 23 Acer negundo boxelder fair pruned for OH lines leaning
7/ 1547 tag not used
8 1548 tag not used
9 1549 26.2 Populus deltoides eastern cottonwood fair pruned for OH lines asymmetric crown
10 1550 30 Populus deltoides eastern cottonwood fair pruned for OH lines co-dominant trunks at 5 ft
11 1551 17 Populus deltoides eastern cottonwood fair pruned for OH lines asymmetric crown
12 1552 10.5 6.1 Acer negundo boxelder fair co-dominant trunks 45 degree lean
13 1553 7.3 Acer negundo bboxelder fair asymmetric crown leaning
14 1554 7.8 Acer negundo boxelder fair asymmetric crown suckers
15 1555 8.1 Acer negundo boxelder fair heavy vine
16 1556 27 Acer negundo boxelder good
17 1557 4.6 Ulmus americana American elm good
18 1558 11.1 9.5 Morus alba white mulberry fair co-dominant trunks heavy vine
19 1559 15.5 13 Acer negundo boxelder fair co-dominant trunks broken or dead Iimbs
20 1560 23 Acer negundo boxelder good
21 1561 21 Populus deltoides eastern cottonwood good
22 1562 13.2 Acer negundo boxelder fair asymmetric crown
23 1563 8.4 5.8 Morus alba white mulberry fair co-dominant trunks asymmetric crowns
24 1564 9.9 9 Acer negundo boxelder fair co-dominant trunks asymmetric crowns
25 1565 26 Populus deltoides eastern cottonwood good
26 1566 6.6 Acer negundo boxelder fair asymmetric crown leaning
27 1567 10 Acer negundo boxelder good
28 1568 8.2 Populus deltoides eastern cottonwood good
29 1569 11.8 Populus deltoides eastern cottonwood good
30 1570 8 Populus deltoides eastern cottonwood good
31 1571 11.2 Populus deltoides eastern cottonwood good
32 1572 14.1 Acer negundo boxelder fair missing over 30% bark
33 1573 7.7 Acer negundo boxelder fair asymmetric crown leaning
34 1574 20.2 Ulmus americana American elm good
35 1575 8 Acer negundo boxelder fair twisted or bent trunk
36 1576 6.4 Rhamnus cathartica common buckthorn fair asymmetric crown
37 1577 11.2 6 Morus alba white mulberry fair 40 degree lean windfall leaning on tree
38 1578 12.8 10.7 Morus alba white mulberry fair co-dominant trunks
39 1579 8.2 Acer negundo boxelder good
40 1580 7.5 Acer negundo boxelder good
4] 1581 6.3 Acer negundo boxelder poor large crack in trunk
42 1582 6.8 Acer negundo boxelder good
43 1583 7.7 Acer negundo boxelder good
44 1584 11 6.2 Morus alba white mulberry good co-dominant frunks
45 1585 6.4 Acer negundo boxelder fair twisted or bent trunk 40 degree lean
46 1586 9.3 Acer negundo boxelder good
47 1587 10.1 Acer negundo boxelder fair twisted or bent trunk
48 1588 20.5 Acer negundo boxelder fair 60 degree bend heavy vine
49 1589 7.5 Celtis occidentalis northern hackberry fair twisted or bent trunk
50 1590 10.5 Morus alba white mulberry fair twisted or bent frunk heavy vine
51 1591 /.7 Acer negundo boxelder fair broken or dead Ilimbs heavy vine
52 1592 6.8 Acer negundo bboxelder good
53 1593 10.1 Acer negundo boxelder good
54 1594 6.7 Acer negundo boxelder good
55 1595 6.2 Acer negundo boxelder good
56 1596 9.3 Acer negundo boxelder fair broken or dead limbs
57 1597 7.3 Acer negundo bboxelder good
58 1598 6 Acer negundo boxelder fair twisted or bent frunk heavy vine
59 1599 7.3 Malus sp. crabapple sp.
60 1600 9.7 Acer negundo boxelder fair broken or dead limbs 30 degree lean
61 3822 7.9 Acer negundo boxelder fair twisted or bent frunk
62 3823 7.8 Acer negundo boxelder fair twisted or bent frunk
63 3824 8.7 5 Acer negundo boxelder fair co-dominant trunks 30 degree lean
64 3825 6.1 5.4 Morus alba white mulberry good weeping at union
65 3826 5.8 Ulmus americana American elm good windfall leaning on tree
66 3827 8.5 Acer negundo boxelder good
67 3828 6 Acer negundo boxelder fair 45 degree lean
68 3829 11 Acer negundo boxelder good
69 3830 7.1 Acer negundo boxelder good
70 3831 15.5 3 Acer negundo boxelder good
/1 3832 9.2 Ulmus americana American elm good
72 3833 7.8 Populus deltoides eastern cottonwood good
73 128 14.5 13.4 Acer negundo boxelder poor co-dominant trunks multiple dead trunks
74 134 18.1 15.3 Acer negundo boxelder fair co-dominant trunks twisted or bent trunks
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