
Planning Commission 
  Charter Township of Plymouth, MI 

 
 
 
 

Municipal Offices · 9955 N. Haggerty Road, Plymouth, Michigan 48170 · (734) 453-3840 · plymouthtwp.org 

Wednesday, May 3, 2023 
Special Meeting of the Planning Commission 

7:00 PM  ·  Township Municipal Offices  

 
AGENDA 
 
 
 
Meeting called to order at _______ PM 
 

1. Roll Call: 

____ Dennis Cebulski, Chairperson  ____ Tim Boyd 
____ Kendra Barberena, Vice-Chairperson ____ James Berry 
____ Gail Grieger, Secretary ____ John Itsell 
____ Bob Doroshewitz, Trustee  

 
2. Approval of the Agenda: May 3, 2023 

Moved by: ____________________________    Supported by: ___________________________ 
Action Taken: __________________________________________________________________ 
 

3. Approval of the Minutes: None 

4. Public Comment (for non-agenda items – maximum of three minutes per individual) 

5. Public Hearing(s): None 

 

 

 

 

 

 

 

Remote Viewing 
www.bit.ly/PlymouthLiveStreams  
Sign up for Notifications 
www.plymouthtwp.org/enotify  
Current Project Plans 

www.plymouthtwp.org/government/departments
/community_development/current_projects.php  

 

http://www.bit.ly/PlymouthLiveStreams
http://www.plymouthtwp.org/enotify
http://www.plymouthtwp.org/government/departments/community_development/current_projects.php
http://www.plymouthtwp.org/government/departments/community_development/current_projects.php


 
 
   

 
Planning Commission Meeting Agenda – May 3, 2023  
Charter Township of Plymouth, MI  2 

6. New Business:  
A.  PC# 2478 Northville Downs of Plymouth – PUD Development Plan  

Applicant: PEA Group, on behalf of Northville Downs 
Address: Southwest corner of 5 Mile and Ridge Roads 
Tax ID(s): R-78-001-99-0001-704, R-78-001-01-0001-000, R-78-001-01-

0002-000, R-78-001-01-0003-000, R-78-001-01-0004-000, R-78-
001-01-0005-000, R-78-001-01-0006-000, R-78-001-01-0007-
000, and R-78-001-01-0008-000 

Zoning: IND, Industrial District 
Action Requested: -   

 Motion: Moved by: 
 Support by: 
 Action Taken: 
  

Commissioner Discussion Notes: 
 
 
 
 
 
 

7. Unfinished Business: None 

8. Miscellaneous Business / Communication: None 

9. Commissioner Comments 

10. Adjournment: Meeting adjourned at _______ PM 
 
Moved by: ____________________________    Supported by: ___________________________ 
Action Taken: __________________________________________________________________ 

 
 
 
 
 

Next Meeting: May 17, 2023 at 7:00 PM  
 

PLEASE TAKE NOTE: Plymouth Township will provide necessary reasonable auxiliary aids and services, such as signers for the 
hearing impaired and audio tapes of printed materials being considered at all Township meetings, to individuals with disabilities 
at the meetings/hearings upon two weeks’ notice to the Township by writing or calling the following: Human Resources, 9955 N. 

Haggerty Road, Plymouth, MI 48170; (734) 354-3202 TDD units: 1-800-649-3777 (MI Relay Services). 
 
The public is invited and encouraged to attend all meetings of the Plymouth Planning Commission. 



 

April 28, 2023 

  

Planning Commission  

Charter Township of Plymouth 

9955 N. Haggerty Road 

Plymouth, Michigan 48170 
 

Subject: #2478 - Northville Downs of Plymouth: Planned Unit Development (PUD) Site Development 

Plan - Review #1 

Parcel IDs: R-78-001-99-0001-704, R-78-001-01-0001-000, R-78-001-01-0002-000, R-78-001-01-

0003-000, R-78-001-01-0004-000, R-78-001-01-0005-000, R-78-001-01-0006-000, R-78-001-01-

0007-000, and R-78-001-01-0008-000 

   

 

Dear Planning Commissioners,  

We have reviewed the Planned Unit Development (PUD) Site Development Plan submitted by PEA Group 
Engineering and Northville Downs (the current property owner, “Applicant”). The proposed Project is for a new 
horseracing track facility and involves the relocation of the current Northville Downs racetrack (in the City of 
Northville) to the Plymouth community.   

The proposed development (“Project”) is located at the southwest corner of the Ridge Road and Five Mile Road 
intersection on approximately 125 acres (see Google aerial below) and is bordered to the north by the 
Chesapeake and Ohio Railroad (CSX) and to the west by the Johnson Drain. Previously, an industrial park called 
the Ridge 5 Corporate Park was planned for the site and the site was partially cleared, as shown below in the 
aerial – this project has since been withdrawn. The site is also part of the Michigan International Technology 
Center (MITC), which is a joint effort between Plymouth and Northville Townships (https://www.mitc-usa.org/).  
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Project Background and the PUD Process  
PROJECT HISTORY 

The Carlo family (the Developer) has operated the current Northville Downs racetrack in the City of Northville 
since 1944, and now intends to relocate the racetrack to the Plymouth community and construct a new facility. In 
January of 2023, the Northville Downs of Plymouth Planned Unit Development (PUD) proposal was submitted to 
the Township for review.  

PROJECT SUMMARY 

The proposed Project includes the construction of a:  

• ½ mile harness racetrack 

• ±4,900 sq. ft. grandstand (±480 seats) 

• ±23,000 sq. ft. racing building  

• ±35,500 sq. ft. horse barn 

• ±3,200 sq. ft. maintenance building 

• parking and loading areas 

• public walking path along Johnson Creek (with 

access from Ridge Road) 

PUD PROCESS 

Step #1: Planning Commission Consideration and Public Hearing 

The first step for any proposed PUD is to apply for the PUD Option – in essence, the developer is asking the 
Township for the option to have a PUD on a given site. The PUD Option process precedes any formal site plan 
application and is an essential step in determining if a site is the appropriate location for a given PUD.  

On February 15, 2023, the Planning Commission held a public hearing to discuss the proposal and hear public 
comment from residents and stakeholders. Following the public hearing on February 15, the Commission made a 
recommendation to the Board of Trustees for approval of the PUD Option, with conditions.   

Step #2: Board of Trustees Consideration  

The PUD Option was then considered by the Board of Trustees on February 28, 2023, after which the Board 
approved resolution #2023-02-28-14 to approve, with conditions, the PUD Option.  

Approval of the PUD Option allowed the Developer 1-year to submit for site development plan approval. The site 
plan (aka “Development Plan”) has since been reviewed by Township staff. The Developer has also submitted a 
proposed PUD Contract, which is a document that sets forth any special conditions, restrictions, and agreements 
regarding the property. The PUD Contract is also reviewed by Township staff, including the Township attorney.  
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Step #3: Planning Commission Consideration for the Development Plan – Current Step 

The Development Plan and PUD Contract will be presented to the Planning Commission on May 3, 2023, for 
consideration. then go before the Planning Commission, which would recommend either approval, approval with 
conditions, or denial to the Board of Trustees.  

Step #4: Board of Trustees Consideration for the Final Development Plan and PUD Contract – TBD 
Once the Planning Commission makes a recommendation, the final Development Plan and PUD Contract will be 
presented to the Board of Trustees. The Trustees would then vote to approve, approve with conditions, or deny 
the Development Plan and PUD Contract as submitted.  

SUMMARY OF THE ENTIRE PUD PROCESS  

The flow chart below provides a summary of the key steps in the PUD process; this project is currently at the third 
stage in the review process:  

 

  

PUD Option

• Planning Commission 
Meeting (Feb. 15)

• Public Hearing

• Recommendation to 
the Board of Trustees

PUD Option 

• Board of Trustees 
Meeting (Feb. 28)

• Approval or Denial of 
the PUD Option

PUD Development 
Plan

• Planning Commission 
Meeting - Site Plan 
Review

• Recommendation to 
the Board of Trustees

PUD Development 
Plan 

• Board of Trustees - Site 
Plan and PUD Contract 
Review

• Approval or Denial of 
the Development 

Approved PUD

• Applicant has 1-year to 
obtain a permit from 
the Building 
Department and start 
construction

Current Step 
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PUD Development Plan 
The Development Plan (the proposed site plan) must meet the requirements for site plan approval (as set forth in 
section 29.8.2), as well as the specific standards of the Planned Unit Development (PUD) ordinance (section 
23.9), which are outlined below: 

SITE DESIGN (ZONING & USE)    

The siting of all structures and all elements of the site design shall be harmoniously and efficiently organized in 
relation to topography, parcel configuration, adjacent properties, traffic operations, adjacent streets and 
driveways, pedestrian access, and the type and size of buildings. The site design shall ensure that adequate light 
and air are preserved so as not to be detrimental to the orderly and harmonious development of the Township. 

Findings: Per the Zoning Map, the subject site is zoned the Industrial (IND) District with a PUD overlay. A PUD is 
an alternative method of development that may be permitted only after a public hearing, review and 
recommendation by the Planning Commission, and approval by the Board of Trustees. The PUD Option was 
granted by the Board of Trustees in February of 2023 for the proposed horse racetrack facility.  

The proposed project is entirely composed of recreational, sport, and entertainment uses, and does not include 
an industrial component. The location, height, bulk, and character of the proposed Project are generally in line 
with the Master Plan are not expected to disrupt the orderly development and functioning of adjacent properties. 
Further, the proposed use of the property is not expected to disrupt neighboring industrial developments in the 
MITC. 

SITE APPEARANCE & COORDINATION 

Site elements and the relationship between the various uses on the site shall be designed and located so that the 
proposed development is aesthetically pleasing and harmonious with adjacent existing and prospective 
development of contiguous properties and the general planning area. All site features, including vehicle and 
pedestrian circulation, building orientation, landscaping, lighting, utilities, recreation facilities, and open space 
shall be designed to coordinate with adjacent properties and uses. 

Findings: The proposed footprint of the use fits within the existing land area that was improved (already graded 
and cleared) for development during the previously approved Ridge 5 Business Park. Under a PUD, the following 
dimensional standards apply. The project is in compliance with most dimensional standards, however, some 
dimensions need to be clarified on the site plan. The proposed dimensions are listed in the following table: 

Dimensional Measurement Required Proposed Comments 

Min. Lot Area None ±125 acres n/a 

Max. Lot Coverage None 

Total Impervious Area: 9.93 acres (7.91%) 
1.53 acres (1.22%) building coverage 
8.40 acres (6.69%) paved surfaces n/a 

https://cms5.revize.com/revize/plymouthmi/Clerk/ZoningMap20160526.pdf
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Dimensional Measurement Required Proposed Comments 

Min. Distance Between 

Buildings  

10-feet, plus +4-
feet per story 
after 2-stories n/a 

Dimensions must be 
provided, appears to 
be in compliance.  

Max. Building Height 9-stories 

Grandstand Building: 3-stories (46-feet) 
Barn: 1-story (±22 feet) 
Maintenance Building: 1-story (±20 feet) In compliance.  

Min. Perimeter Yard Setbacks 25-feet 

Front (North): ±927 
Front (south): ±705 
Side (east): ±412 
Side (south): ±1,296 

Complies. Must be 
corrected on sheet C-
3.0; listed as 50-feet. 
Setbacks must be 
measured from the 
racetrack as well.   

Min. Open Space  
20% of total land 
area 

Wetlands occupy 52.23 acres, 41.73% of the 
total site Complies.  

 

PRESERVATION OF SITE FEATURES 

The site design shall, to the extent feasible, conserve natural, cultural, historical, and architectural site features, 
including but not limited to architecturally or historically significant buildings, archeological sites, wetlands, 
topography and wooded areas. 

Findings: The PUD Option gives the Developer greater flexibility in conserving open space through sound site 
planning and reducing impervious surface area. The Project contains numerous protected wetlands and 
conservation of these natural features to the highest degree possible is desired.  

The proposed Project dedicates ±52 acres (41.7%) of the total site to wetlands and woodlands. This is a greater 
quantity than is required under the Industrial (IND) zoning district, which has no maximum lot coverage 
percentage. The woodland/wetland area will be open to the public via the walking trail with parking located off 
Ridge Road, which represents an increase in the amount of recreation land and opportunities in the Township. 
Additionally, all future parking areas are proposed to be within the already-graded portions of the site. As such, no 
additional tree removals would occur at the time of construction.  

The Project does not contain any manmade features that are historically, culturally, or otherwise significant. 
Please see additional comments under the Landscaping section. 

IMPACT ON PUBLIC SERVICES 

Utility services, including sanitary, water and storm runoff, shall not exceed the existing or planned capacity of 
such services, and shall be developed in the best interest of the public health, safety and welfare of the 
community. The proposed development shall be designed and located so that public services, including streets 
and sidewalks, police and fire protection, and public schools have sufficient capacity to properly serve the 
development, and so that such services will not be adversely affected by the proposed development. 
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Findings: The site is served by existing utilities from Ridge Road and already has existing underground 
infrastructure along Techne Drive. Approval of this standard is subject to the Township Fire Chief and Township 
Engineer; both departments have outstanding items that must be addressed on a revised plan.  

VEHICULAR ACCESS & CIRCULATION 

The vehicular circulation system planned for the proposed development shall be in the best interest of the public 
health, safety, and welfare in regard to on site circulation, onsite parking, the overall circulation of the 
neighborhood and community, egress/ingress to the site, vehicular turning movements related to parking areas, 
loading areas, street intersections, street gradient, site distance and potential hazards to the normal flow of traffic 
both on and off site. 

Findings: The existing Techne Drive boulevard entrance, which is adequate in width to provide truck access to 
the site, will be maintained as the primary access to Ridge Road and the site. Overall, the circulation proposed 
under the Project site plan conforms to the Master Plan objective to “Reduce the potential for vehicular conflicts 
by keeping the number of curb cuts along major thoroughfares and collector roads to a minimum and encourage 
the use of shared access points.” A secondary entrance off Ridge Road is proposed for emergency access, as 
well as public access to the trailhead parking lot.   

Final approval of the vehicular network is required by the Township Engineer and Fire Department 

PEDESTRIAN ACCESS & CIRCULATION  

The pedestrian circulation system planned for the proposed development shall be in the best interest of the public 
health, safety and welfare in regards to on site circulation and the overall pedestrian circulation of the 
neighborhood and community. 

Findings: The Project includes sidewalks along the perimeter of the racing building, maintenance building, and 
barn. As a previous condition of approval, a sidewalk from the main entrance on Ridge Road is now provided to 
the main entrance of the facility. Sheets C-4.4 and C-4.5 show an 8-foot sidewalk along Ridge Road, which was a 
condition of approval by the PUD Option. The Ridge Road sidewalk should be connected directly to the walking 
path on-site; currently, a small 2-foot grass patch separates the two segments, presenting a barrier for 
accessibility.   

The proposed walking path through the site’s wetlands is a critical part of the pedestrian network in the northwest 
area of the Township. To make the path fully accessible to all users, both the parking lot and the path will now be 
paved (or a boardwalk, for approximately 100-feet of the trailway) and the path will be 8-feet in width. An ADA-
accessible parking space has also been added to the parking lot. Three spurs to scenic areas of the Johnson 
Drain, and community signage for the parking lot and path, will also be provided.  

EMERGENCY ACCESS & VULNERABILITY TO HAZARDS 

All sites and buildings shall be designed to allow convenient and direct emergency access, and the emergency 
response needs of the proposed use(s) shall not exceed the Township’s emergency response capabilities. 

Findings: This item is subject to approval by the Township Fire Chief and Township Engineer.  
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LANDSCAPING, SCREENING & BUFFERING 

Proposed landscaping, screening and buffer areas shall be appropriate and of such size, location, height and 
quantity to ensure that the proposed development will not be objectionable to nearby development or properties 
by reason of noise, fumes, flash of lights from automobiles or other lighting, interference with an adequate supply 
of light and air, an increase in the danger of fire, or other public safety hazard. Screening shall be provided in a 
manner that adequately buffers adjacent land uses and screens off-street parking, mechanical appurtenances, 
loading and unloading areas and storage areas from adjacent residential areas and public rights-of-way. 

Findings: As a condition of the PUD Option, additional landscaping, beyond what is required by Ordinance must 
be provided. Specific recommendations are listed below: 

Detention Basin Landscaping  

The selected permanent plants for the emergent wetland seed mix and the stormwater seed mix are all native 
species appropriate for the soil type of the selected environments (respectively). However, the “temporary cover” 
includes Annual Rye, which is a European-originating short grass. We recommend that the temporary cover mix 
be modified to substitute Canada Wild Rye (native) for the Annual Rye. Further, we recommend that a small 
amount of white clover be included in the temporary mix; as a legume, clovers help restore soil health through 
carbon fixation and prepare sites for successful native plantings in the future. However, clover should not be the 
dominant seed if included in the mix, due to its short roots – a strong grass would still be needed for soil 
stabilization.  

A minimum 25-foot buffer has been provided around both detention ponds.   

Right-of-Way Landscaping  

The right-of-way landscaping is absent along the gravel access drive. Given that people will be walking adjacent 
to this right-of-way as they use the multi-use path, shade trees should be provided at regular intervals.  

No trees are proposed along the length of Ridge Road. Deciduous trees should be provided at regular intervals 
along the lawn extension fronting Ridge Road (with the understanding that Wayne County’s review may affect 
tree placement and number). Under conventional zoning, trees must be planted along the entire length of the site 
frontage, in an amount equal to a minimum of one street tree per 40-feet of site frontage, as measured at the 
street setback line. 

Parking Lot Landscaping 

The overflow parking area does not include any landscaped islands, trees, swales, or curbing on the east and 
west sides. These features should be included given that this is a permanent parking lot. The northern edge of the 
parking area is appropriate to leave un-curbed, given that future lot expansion may warrant connecting this edge 
to future parking (if constructed due to increased visitor demand).  

The horse trailer parking area should include curbing along the entirety of the eastern edge to prevent 
contaminated sheet runoff from entering the wetland area. Even more preferable would be the establishment of a 
swale (or intermittent swales, separated by curb) along the western edge, which would capture runoff from the 
trailer area and infiltrate it before reaching the wetland.  

Additional infiltration opportunities should be explored for the general parking areas – curb cuts leading into 
strategically placed sales along the parking lot perimeters swales could help further infiltrate stormwater. Although 
this would not eliminate the need for the detention basin, it would help improve overall water quality by limiting the 
distance rainwater travels across the land’s surface (during which time it collects particles and pollutants). Further, 
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the USGS Soil Survey indicates the site is predominately loamy soil, which typically has good or very good 
drainage. More engineering study would be required to determine where swales or other interventions would be 
feasible, and we highly encourage that this be examined.  

The dimensions of the parking lot islands are missing and must be included. This is necessary to determine the 
number of trees that should be provided per island – under conventional zoning, a minimum of one deciduous 
shade tree shall be provided for each 80 square feet of planting area within the island.  

General Landscaping  

The landscape plan includes numerous occurrences of Ulmus Frontier (Frontier Elm), which is somewhat disease 
resistant compared to American Elm. However, it would be more desirable to use an alternative deciduous tree, 
preferably “Valley Forge” (the most disease resistant hybrid species) if the applicant wishes to remain in the Elm 
tree family.  

The landscape plan includes the European Hornbeam, which would be more desirable if substituted with the 
American Hornbeam, which includes more vibrant fall colors and is a native species.  

The proposed Rain Garden plantings are all native species of acceptable size and quantity.  

There is a distinct lack of shrubs and ornamental plantings throughout the site interior – at present, the only 
landscaping is deciduous trees scattered throughout open lawn. The lawn areas surrounding the parking lot, 
roadways, and front entrance should be enhanced with flowering shrubs, grasses, and other ornamentals. In 
particular, a mix of perennials, annuals, and evergreen should be provided to ensure that landscaping is present 
year-round. Further, species should be drought-resistant in the non-irrigated lawn areas.  

The plant materials are all uniform calipers – the Township typically requires a mix of tree heights and sizes to 
establish visual interest throughout a site.   

The landscape plan indicates that all lawn areas shall have 3” of topsoil – a minimum of 4” is the standard for all 
other sites in the Township and is required.  

There are two large lawn areas to the south of the racetrack that are not visible to the public – these areas should 
be plated with a drought-resistant native groundcover mix, rather than lawn, to ensure they are resilient and low-
maintenance, but still accessible by emergency crews.  

The grass species for the sod lawn and seed lawn, respectively, must be provided.  

BUILDING DESIGN & ARCHITECTURE 

Building design and architecture shall relate to and be harmonious with the surrounding neighborhood in terms of 
texture, scale, mass, proportion, materials, and color. 

Findings: The proposed racing building and grandstand is designed using smooth-finish metal panels, brick, and 
split-face block. The proposed barn and maintenance building are designed using vertical ribbed metal siding and 
split-face block. The Applicant proposes a modernist architectural design for the racing building and a traditional 
design for the barn and maintenance building. As a PUD, the proposed building elevations, especially for the main 
grandstand facility, are underwhelming and do not represent the rendering illustrated in the PUD Option narrative 
provided by the Applicant. It is recommended that the Planning Commission provide direction on the building 
elevations and that revised plans are submitted for review to the Township.  
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We understand that the Applicant is finalizing colored building renders for the Commission’s review and will 
provide them at the meeting on May 3, 2023.  

Both the barn and maintenance building are single-story structures and no greater than 25-feet in height, which is 
shorter in height than a typical industrial building. The main grandstand building is proposed at 45-feet in height, 
which is similar to other industrial buildings and does not exceed the maximum allowable height of the PUD 
Option (9-stories).  

Additionally, all proposed signs must comply with the requirements of Article 25: Sign Regulations.  

EXTERIOR LIGHTING 

All exterior lighting fixtures shall be designed, arranged, and shielded to minimize glare and light pollution, prevent 
night blindness, and vision impairments, and maximize security. 

Findings: After relaying concerns that the initial lighting plan featured light poles that were too tall and bright, the 
Township received a revised lighting plan on Friday, April 28, 2023; due to the timing, review comments are not 
ready and will be provided by the May 3, 2023, meeting.    

PUD CONTRACT 

A PUD Contract is required, which complies with the requirements of section 23.8. 

Findings: First, the draft PUD Contract must be found acceptable by the Township Attorney, it is our 
understanding that modifications will be required.  

Second, from a planning perspective, there are concerns over the commitment proposed in the PUD Contract. 
This specifically includes the environmental provisions. During the PUD Option process, the Applicant proposed 
the following sustainability features, to be designed and located during the site development phase of the project 
(should the PUD Option be approved at that time). This included:  

• Solar panel arrays  
• Geothermal heating  

• Light reduction measures 

 
The proposed PUD Contract states the “Owner will endeavor to include carbon neutral energy solutions, passive 
design techniques and other energy efficiency constructions strategies in the design of the Entertainment Facility”. 
The investigation of the feasibility of these amenities must be conducted prior to final approval of the 
Development Plan, as they were proposed to be a benefit for the granting of the PUD Option itself.   

Additionally, as part of the PUD Option, one condition of approval was that the PUD Contract would define the 
maximum allowable decibel levels, which have not been addressed. It is recognized that the project will generate 
noise on sporting event days and likely generate odor on live-racing days.  

ADDITIONAL COMMENTS 

The following elements were discussed during the PUD Option and must be addressed prior to finalizing the 
Development Plan and PUD Contract. This includes: 
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Waste Management Plan 

The proposed PUD Contract states that “All horse manure generated during a racing day event will be collected 
and stored in approved containers within 24 hours after each event.  The Owner will ensure that no manure or 
other waste is stored in a manner which is likely to result in the contamination of ground water.  The containers in 
which manure and other waste is stored will be emptied on a weekly basis.” However, the site’s proximity to open 
surface waters warrants additional attention to waste, and fallbacks should be provided the event owners fail to 
collect the waste. A waste management plan should be drafted and submitted to Wayne County for review and 
approval. This plan should follow the best practices outlined by the National Thoroughbred Racing Association's 
2021 guidelines for biosecurity, although it need not meet the requirements to be accredited by the NRTA Safety 
and Integrity Alliance. 

Safety  

There are several outstanding safety questions, these include:  

1. Will there be periodic training for employees that interact with the horses, to ensure the animals are safe 
in the conduct of their regular duties? How regular will training be, if provided? 

2. Do you have a safety committee of employees, stewards, horse racers, jockeys, etc.? If so, who 
composes the committee and how often do they meet? 

3. Will any flammable solvents for stable cleaning be stored on site? How are these secured? Is there an 
outdoor smoking area for stable staff to prevent the possibility of fires beginning in the stables? 

Specialty Traffic  

Given the unique purpose of the site as a regional tourist destination, additional considerations should be made 
for specialty traffic. The PUD Contract (and/or the site plan) should specify plans to accommodate the following 
types of traffic:  

1. Ride hailing pick-up and drop-off. 
2. Bus and oversize vehicle parking. 
3. Shuttle service from off-site (if the applicant plans to provide such a service). 

Evacuation Plan 

The proposed PUD Contract state that: “An emergency evacuation plan will be developed in accordance with the 
requirements of the Plymouth Township Fire Department. Traffic management in an emergency situation will be in 
accordance with the Access Plan shown on the General Development Plan [site plan].” However, evacuation 
plans should not be based solely on the requirements of the Plymouth Township Fire Department. A proper 
evacuation plan should incorporate the best practices set forth by the US Dept. or Homeland Security, which has 
specific guidelines for stadium evacuations. We recommend that language to this effect be incorporated in the 
PUD contract and that a specific time frame be established for the delivery of the complete evacuation plan (e.g., 
within 6 months of signing, before the Certificate of Occupancy, etc.).   

Other 

The proposed walking path is asphalt and maintenance standards should be included in the PUD Contract, given 
that asphalt has a life expectancy of asphalt is greatly affected by routine maintenance. Low-cost repairs add 
additional years of life to the pavement for a far lower annual cost than waiting for that segment to require 
reconstruction, and as such, maximize the volume of preventative maintenance performed each year while slowly 
‘chipping away’ at high-cost rebuilds.  
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Recommendation 
Based on the information submitted and the number of outstanding items in the Development Plan, PUD Contract 
(including outstanding items from the Township Engineer, Attorney, and Fire Department), it is recommended that 
the Planning Commission provide direction to the applicant on May 3, 2023, and table any further action until a 
revised plan set and PUD Contract is provided to the Township.  

Please do not hesitate to contact us with any questions, thank you.  
 
Respectfully submitted, 

McKENNA 

 

 

 

Laura E. Haw, AICP, NCI                     Nani Wolf, AICP, CAPS 
Senior Principal Planner                       Associate Planner  

 

CC: Township Clerk:           Jerry Vorva, 9955 N. Haggerty Rd, Plymouth, MI 48170 (jvorva@plymouthtwp.org) 



 

  

April 20, 2023 
 
The Planning Commission 
Plymouth Charter Township 
9955 North Haggerty Road 
Plymouth, Michigan 48170 
 
Re: Northville Downs – Site Plan Review 

Application No. 2478-0423 
 SDA Review No. PL23-104 
 
Dear Planning Commission: 
 
We have received the site plan submittal for the above referenced project prepared by PEA Group 
dated March 31, 2023 and were received by our office on March 31, 2023.  The plans were reviewed in 
accordance with Plymouth Township Engineering Standards and the following comments are our 
observations. 
 
A. General 

The site is located on the southwest corner of 5 Mile Road and Ridge Road. The site is 125.16 acres 
total. The site is currently occupied by an existing 60’ wide private road, Techne Drive, and the 
remaining of the site is vacant. The proposed project includes the removal of a part of the private 
road and construction of a racing building, maintenance building, barn, and half mile harness 
racing track with parking areas and horse trailer spaces along with drives connecting the site.  
 
The proposed parcel legal description is within Parcel, Tax ID. 78-01-99-0001-704. This parcel was 
split/combined on 01/22/2021. A lot split for the existing Ridge 5 Corporate Park Condominium will 
be required prior to final site plan approval.  

 
1. Revise the plans to indicate and label the existing gravel maintenance access drive on the 

northwest corner of the site. 
2. The existing site is located within floodplain and wetlands areas. The current plans indicate 

that the wetland areas will be impacted and disturbed. EGLE Permits will be required for 
any proposed work within these areas.  

3. No landscaping will be permitted within the watermain easement or sanitary sewer 
easement and will be separated from any proposed storm sewer by a minimum of 5-feet.  

4. There are some regional utilities plan that will impact this development including water 
tower and water main. Coordination with Township and our office (SDA) will be required.  

5. Provide a traffic impact assessment with historical vehicle data, during AM and PM peak 
hours and special events to determine the impact traffic to the corridor.   

6. The revised layout of two fire access roads shall be reviewed and approved by the 
Plymouth Fire Marshall.   
 

These comments are to assist in plan preparation in anticipation of your engineering review 
submittal and are not required at this time for site plan approval: 

 



 

  

1. Provide cost estimate with unit cost for construction of all the underground utilities and 
paving and grading to be installed with this project. The engineering review and 
construction inspection fees that we will compute based on the said estimate must be 
submitted to the Township prior to engineering plan review and approval.  

 
B. Water Main 

The plans show an existing 12” diameter water main located on the south side along Techne Drive 
that loop around the existing wetland to the south and connects to the existing water main along 
Ridge Road in two locations. The existing water main is captured within a 12-foot wide easement. 
The proposed watermain connects to existing 12” watermain at two locations by the proposed 
racetrack, and loops around the proposed racing building and it is captured within a proposed 12-
foot-wide easement.  
 
Based on this water main layout, we have the following site review comments: 

1. Revise the plans to show the existing 12-foot wide water main easement and vacate the 
existing easement where the water main is being removed.   

2. All proposed water main shall provide at least 20 feet clearance from centerline of 
watermain to outside edge of any building structure including the racing building. 
Engineering drawings shall reflect this change.  

3. An EGLE permit for construction will be required for the proposed public watermain. 
 

These comments are to assist in plan preparation in anticipation of your engineering review 
submittal and are not required at this time for site plan approval: 

 
1. All watermain shall have six (6) feet of cover from finished grade. 
2. The Plymouth Fire Marshall shall review and approve the hydrant coverage for the site. 
3. At engineering stage, coordination will be needed for the location of the proposed gate 

valve and well which is currently shown inside the racing track surface.  
 

C. Sanitary Sewer  
The plans show an existing 8” sanitary sewer located along the north side of Techne Drive and 
drains into a private pump station located approximately 500 feet west of the Ridge Road Right-
of-Way and along the northern right-of-way of Techne Drive.  There are existing 12-foot wide, and 
22-foot wide private and a 20-foot wide public sanitary easements. There are two proposed leads 
connecting to the existing 8” sanitary sewer serving the proposed barn and racing building.  
 
Based on this sanitary sewer layout, we have the following site review comment: 
 

1. Revise the plans to show the existing sanitary sewer easements.  
 

D. Storm Drainage/Grading 
Storm water runoff is to be captured via catch basins along the proposed parking areas and Techne 
Drive and drain to the existing detention facility on the north side of the site with outlet to the 
Johnson Drain. Records and storm water management calculations provided indicate that the 
proposed site is accounted for in the Ridge Road Industrial Park detention basin calculations.  
 



 

  

Based on this storm drainage and grading layout, we have the following site review comments: 
 

1. Offsite surface runoff shall not be trapped along the development perimeter. If the 
existing runoff from adjacent properties pass onto the proposed site, the proposed storm 
sewer system must be sized to accommodate. 

2. On-site drainage must be captured within the proposed development via the storm sewer 
network and will not be allowed to drain to adjacent properties. 

3. Indicate how the stormwater run-off from proposed barn, paddock, racing track and any 
horse areas will be treated for storm water quality, including the interior and exterior 
perimeter of the racetrack.  

4. Confirm that Wayne County Department of Public Services will not require additional 
detention capacity and stormwater pre-treatment on site.  

5. All storm water design calculations are to follow Plymouth Township and Wayne County 
Department of Public Services standards and details.   
 

These comments are to assist in plan preparation in anticipation of your engineering review 
submittal and are not required at this time for site plan approval: 
 

1. Slope grades are to be provided on the grading plan. 
 

E. Paving 
The site is accessed by two driveways off Ridge Road, an existing 60’ wide private road, Techne 
Drive, and a proposed commercial drive. The proposed plans include a racing building, 
maintenance building, barn, and half mile harness racing track, 251 parking areas, 197 overflow 
parking spaces, 15 employee parking spaces and 44 horse trailer spaces along with drives 
connecting the site. Sidewalk is proposed along the frontage of the site on the west side of Ridge 
Road and a proposed 8’ paved bike path is proposed around the site with a wooden boardwalk 
overseeing the drain from the existing gravel maintenance access road and looping around the 
site to the proposed paved parking area.  

 
Based on this proposed work, we have the following site review comments: 
 

1. Identify on plans the type of existing pavement and curb. 
2. Sheet C4.4: Consideration shall be provided along the proposed asphalt bike path near the 

steep proposed slopes along the wetland.  
 
Permits Required 
Based on those improvements depicted on the plans, the following permits may be required and will 
need to be provided to the Township once available.  Any changes to the approved site plan from the 
following agencies that impact the design may require reapproval. 
 
Plymouth Township: 
 
1. All necessary easements including water main, and any vacated easements. Easements must 

be on Plymouth Township Standard Easement document and include a sketch. A current title 
policy for ownership verification shall be provided with all executed easement submittals. 



 

  

 
2. Storm Water Agreement (for the stormwater system improvement on the site). 

 
3. Maintenance bond and insurance for the water main to be dedicated to the township. 
 
Wayne County: 
 
1. Copy of Wayne County Department of Public Services approval and permit. 

 
2. Copy of Soil Erosion and Sedimentation permit from Wayne County Department of Public 

Services, Land Resource Management Division.  
 

3. Wayne County Permit for any work within the Ridge Road ROW, if applicable.  
 
Michigan Department of Environment, Great Lakes, and Energy (EGLE): 
 
1. NPDES Notice of Coverage Documentation. 
 
2. EGLE Permit for all water main installation.  

 
3. EGLE Permit for any proposed work in 100-year flood plain, if applicable. 

 
4. EGLE Permit for Inland Lakes and Streams, if applicable.  

 
5. A Letter of Map Revision must be requested through Federal Emergency Management Agency 

(FEMA) for the Flood Insurance Rate Map (FIRM) where portions of 100-year floodplain limit 
is proposed to be relocated, if applicable. 
 

6. EGLE Permit for all proposed work within the state-regulated wetlands.   
 
Please be aware that additional comments may arise with the submittal of the requested revisions 
and/or additional information. 
 
RECOMMENDATION 
We recommend approval of the Tentative and Final Site Plan, conditional upon all of the above 
comments being addressed to the satisfaction of the Planning Commission. Final engineering approval 
is not recommended at this time due to the number and nature of the comments. 
 
The comments are not to be constructed as approvals and are not necessarily conclusive. The final 
engineering plans for this development are to be prepared in accordance with the Plymouth Township 
Engineering Design Standards and 2021 Plymouth Township Standard Details. Sanitary sewer and 
water benefit fees may be applicable for this project. 
 
If you have any questions regarding this matter, please contact our office at your convenience. 
 
Sincerely, 



 

  

 
SPALDING DEDECKER 

              
Adam Chludzinski            Luisa Amici              
Project Engineer    Municipal Engineer 
 
cc: Patrick Fellrath, Director of Public Utilities, Charter Township of Plymouth (via Email)  
 Carol Martin, Office Manager, Charter Township of Plymouth (via Email) 
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LEGAL DESCRIPTION
(Per PEA)

PART OF THE NORTH 1/2 OF SECTION 19, TOWNSHIP 1 SOUTH, RANGE 8 EAST, PLYMOUTH TOWNSHIP, WAYNE
COUNTY, MICHIGAN, DESCRIBED AS: COMMENCING AT THE NORTHEAST CORNER OF SAID SECTION 19; THENCE
ALONG THE EAST LINE OF SAID SECTION 19, S00°05'01"W, 527.36 FEET; THENCE S88°31'32"W, 60.02 FEET TO THE WEST
RIGHT-OF-WAY LINE OF RIDGE ROAD (120' WIDE), AND THE POINT-OF-BEGINNING; THENCE ALONG SAID LINE
S00°05'01"W, 2124.86 FEET TO THE EAST-WEST 1/4 LINE OF SAID SECTION; THENCE ALONG SAID LINE S88°36'35"W,
2896.59 FEET PASSING THROUGH THE CENTER POST OF SAID SECTION; THENCE ALONG THE CENTERLINE OF
JOHNSON CREEK THE FOLLOWING TWO (2) COURSES N25°39'34"E, 1692.40 FEET, N38°58'31"E, 1420.36 FEET TO THE
SOUTH RIGHT-OF-WAY LINE OF 5 MILE ROAD (120' WIDE); THENCE ALONG SAID LINE N88°31'32"E, 307.99 FEET TO THE
SOUTHWESTERLY RIGHT-OF-WAY LINE OF CHESAPEAKE AND OHIO RAILROAD (99' WIDE); THENCE ALONG SAID LINE
S65°21'35"E, 1061.37 FEET TO THE POINT-OF-BEGINNING. CONTAINING 125.16 ACRES OF LAND, MORE OR LESS.
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SCALE: 1" = 150'

NOTE:
CONDOMINIUM SHALL BE VACATED AS PART OF THIS DEVELOPMENT.
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OVERALL SITE
PLAN

C-3.0

SITE DATA TABLE:

SITE AREA: 125.16 ACRES NET AND GROSS

PARCEL I.D.: 78-001-99-0001-702 (PT)

ZONING: IND - INDUSTRIAL

PROPOSED USE: PLANNED UNIT DEVELOPMENT

BUILDING INFORMATION:
MAXIMUM ALLOWABLE BUILDING HEIGHT = 35 FT.(2 STORIES)

AREA HEIGHT
GRANDSTAND/RACING  27,932  SF 3 STORIES 46 FT
BARN 35,475 SF 1 STORY 22.25 FT
MAINTENANCE BUILDING 3,200 SF 1 STORY 19.75. FT

TOTAL BUILDING AREA:  66,607 S.F. (1.53 AC) (1.21% OF TOTAL SITE)
TOTAL PAVED AREA: 365,946. S.F.(8.40 AC) (6.69% OF TOTAL SITE)
TOTAL IMPERVIOUS AREA:   432,553 S.F. (9.93 AC) (7.90% OF TOTAL SITE)

WETLAND AREA: 2,275,236.5 S.F. (52.23 AC) (41.73% OF TOTAL SITE)

ALLOWABLE LOT COVERAGE: N/A

BUILDING LOT COVERAGE = 1.22%

SETBACK REQUIREMENTS: REQUIRED: PROPOSED:
FRONT (NORTH) 50' 927.71'
FRONT (EAST) 50' 705.95'
SIDE (WEST) 20' 412.15'
SIDE (SOUTH) 20' 1196.28'

PARKING CALCULATIONS:
STADIUM PARKING: 1 SPACE PER EVERY 3 SEATS
REQUIRED PARKING SPACES: 480/3 = 160 SPACES
PROVIDED PARKING SPACES: 276 SPACES (INCLUDING 9 ADA) PLUS 197 SPECIAL EVENT
OVERFLOW SPACES

BARN: 1 SPACE PER 3 PERSONS ALLOWED BY FIRE CODE.
REQUIRED PARKING SPACES: 80/3 = 27 SPACES
PROVIDED PARKING SPACES: 8 SPACES (INCLUDING 2 ADA) PLUS 44 CAR AND TRAILER
PARKING SPACE

LOADING CALCULATIONS:
LOADING REQUIRED = 500 SF LOADING AREA PER EACH 20000 SF BUILDING AREA

      = 2000 SF LOADING AREA REQUIRED
LOADING PROVIDED = 1000 SF AT RACING BUILDING, 1000 SF AT BARN

SITE SOILS INFORMATION:
ACCORDING TO THE USDA NATURAL RESOURCES CONSERVATION SERVICE
WEB SOIL SURVEY FOR WAYNE COUNTY, THE SITE CONSISTS OF THE
FOLLOWING SOIL TYPES:

- BOYER LOAMY SAND, 0 TO 6 PERCENT SLOPES
- EDWARD MUCKS
- GILFORD SANDY LOAM
- GLYNWOOD LOAM, 2 TO 6 PERCENT SLOPES
- HOUGHTON MUCK
- MORLEY LOAM, 6 TO 12 PERCENT SLOPES
- MORLEY LOAM, 12 TO 18 PERCENT SLOPES
- PELLA SILT LOAM
- PEWANO LOAM
- SPINKS LOAMY SAND, 0 TO 6 PERCENT SLOPES
- WASEPI LOAMY SAND, 0 TO 2 PERCENT SLOPES

COMMUNITY AMENITIES:

SPORT FIELDS:
FLEX SPACE SUFFICIENT FOR 3 REGULATION SOCCER FIELDS (OR OTHER SPORTS)

- TOTAL AREA PROVIDED = 6.08 ACRES (264,600 S.F.)

SPORT PATIO:
FENCED FLEX SPACE SUFFICIENT FOR 4 REGULATION PICKLEBALL COURTS (OR OTHER
SPORTS)

- TOTAL AREA PROVIDED = 7,950 S.F.

WALKING PATH:
8 FOOT WIDE ADA-COMPLIANT ASPHALT PATH

- TOTAL LENGTH = 1.2 MILES (6,230 L.F./ 49,840 S.F.)
- POND SEATING AREA = 190 S.F.
- BOARDWALK 1 = 95 LF (895 S.F)
- BOARDWALK 2 = 115 LF (1,030 S.F.)

GENERAL NOTES:

THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVITIES ON THIS PROJECT.

1. ALL DIMENSIONS SHOWN ARE TO BACK OF CURB, FACE OF SIDEWALK, OUTSIDE FACE
OF BUILDING, PROPERTY LINE, CENTER OF MANHOLE/CATCH BASIN OR CENTERLINE OF
PIPE UNLESS OTHERWISE NOTED.

2. 'NO PARKING-FIRE LANE' SIGNS SHALL BE POSTED ALONG ALL FIRE LANES AT 100 FOOT
INTERVALS OR AS DIRECTED BY THE FIRE OFFICIAL.

3. REFER TO NOTES & DETAILS SHEET FOR ON-SITE PAVING DETAILS.

4. REFER TO NOTES & DETAILS SHEET FOR ON-SITE SIDEWALK RAMP DETAILS

CONCRETE PAVEMENT
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PRIOR TO THE START OF CONSTRUCTION.
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'NO BICYCLES BEYOND THIS POINT' SIGN
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'PATH ENDS' SIGN

REFER TO DETAIL SHEET FOR SIGN DETAILS
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General Note
1.  SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"
3.  LIGHTING ALTERNATES REQUIRE NEW PHOTOMETRIC CALCULATION AND RESUBMISSION TO CITY FOR APPROVAL.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD
CONDITIONS.  THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN
UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.
ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE,
TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS.  MOUNTING HEIGHTS INDICATED ARE FROM GRADE
AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING
SYSTEM SUITABILITY AND SAFETY.  THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN
ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR
SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.

FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH.COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED
IN FIELD BY OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE
MOUNTING HEIGHT LESS BASE HEIGHT.

Schedule

Symbol Label Quantity Manufacturer Catalog Number Lamp Light Loss
Factor

C1
4 Luminis Canada

Inc.
LQ641 LED 0.9

P1
6 Lithonia

Lighting
DSX2 LED P4 40K
70CRI

LED 0.9

P2
7 Lithonia

Lighting
DSX2 LED P4 40K
70CRI

LED 0.9

P3
1 Lithonia

Lighting
DSX2 LED P4 40K
70CRI

LED 0.9

P4
2 Lithonia

Lighting
DSX2 LED P4 40K
70CRI

LED 0.9

W1 25 Lithonia
Lighting

WDGE2 LED P2 70CRI LED 0.9

W2 1 Lithonia
Lighting

WDGE3 LED 70CRI 40K LED 0.9

W3
13 Luminis Canada

Inc.
SQ600-L1L15 LED 0.9



REVISIONS

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND
UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY
APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.
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GRADING PLAN -
SHEET 1

GRADING LEGEND:

ABBREVIATIONS

T/C = TOP OF CURB G = GUTTER GRADE
T/P = TOP OF PAVEMENT F.G. = FINISH GRADE
T/S = TOP OF SIDEWALK RIM = RIM ELEVATION
T/W = TOP OF WALL B/W = BOTTOM OF WALL

REFER TO GRADING NOTES ON SHEET C-9.1.

EXISTING SPOT ELEVATION

PROPOSED SPOT ELEVATION:
TYPICALLY TOP OF PAVEMENT
IN PAVED AREAS, GUTTER GRADE
IN CURB LINES.

EXISTING CONTOUR

PROPOSED CONTOUR

PROPOSED REVERSE GUTTER PAN

PROPOSED RIDGE LINE

PROPOSED SWALE/DITCH

RETAINING WALL NOTE:

TOP OF WALL (T/W) AND BOTTOM OF WALL (B/W) GRADES ARE
THE FINISH GRADE AT THE TOP AND BOTTOM OF THE RETAINING
WALL, NOT ACTUAL TOP AND BOTTOM OF THE WALL STRUCTURE.

EARTHWORK BALANCING NOTE:

THE CONTRACTOR SHALL BE RESPONSIBLE FOR IMPORTING OR
EXPORTING ALL MATERIALS AS REQUIRED TO PROPERLY GRADE
THIS PROJECT TO THE FINISHED ELEVATIONS SHOWN ON THE
APPROVED PLANS. THE CONTRACTOR SHALL MAKE THEIR OWN
DETERMINATION OF CUT AND FILL QUANTITIES AND ALLOW FOR
REMOVAL OF EXCESS OR IMPORTATION OF ADDITIONAL
MATERIAL AT NO ADDITIONAL COST TO THE OWNER.

C-4.1

MATCHLINE - SEE SHEET 6 MATCHLINE - SEE SHEET 6
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GRADING PLAN -
SHEET 2

C-4.2

NOTE:

REFER TO SHEET C-4.4
FOR GENERAL GRADING
AND EARTHWORK NOTES.
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CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND
UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY
APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.
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T/S = TOP OF SIDEWALK RIM = RIM ELEVATION
T/W = TOP OF WALL B/W = BOTTOM OF WALL

REFER TO GRADING NOTES ON SHEET C-9.1.

EXISTING SPOT ELEVATION

PROPOSED SPOT ELEVATION:
TYPICALLY TOP OF PAVEMENT
IN PAVED AREAS, GUTTER GRADE
IN CURB LINES.

EXISTING CONTOUR

PROPOSED CONTOUR

PROPOSED REVERSE GUTTER PAN

PROPOSED RIDGE LINE

PROPOSED SWALE/DITCH

RETAINING WALL NOTE:
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WALL, NOT ACTUAL TOP AND BOTTOM OF THE WALL STRUCTURE.

EARTHWORK BALANCING NOTE:

THE CONTRACTOR SHALL BE RESPONSIBLE FOR IMPORTING OR
EXPORTING ALL MATERIALS AS REQUIRED TO PROPERLY GRADE
THIS PROJECT TO THE FINISHED ELEVATIONS SHOWN ON THE
APPROVED PLANS. THE CONTRACTOR SHALL MAKE THEIR OWN
DETERMINATION OF CUT AND FILL QUANTITIES AND ALLOW FOR
REMOVAL OF EXCESS OR IMPORTATION OF ADDITIONAL
MATERIAL AT NO ADDITIONAL COST TO THE OWNER.
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RETAINING WALL NOTE:
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REFER TO GRADING NOTES ON SHEET C-9.1.

EXISTING SPOT ELEVATION

PROPOSED SPOT ELEVATION:
TYPICALLY TOP OF PAVEMENT
IN PAVED AREAS, GUTTER GRADE
IN CURB LINES.

EXISTING CONTOUR

PROPOSED CONTOUR

PROPOSED REVERSE GUTTER PAN

PROPOSED RIDGE LINE

PROPOSED SWALE/DITCH

MATCHLINE - SEE SHEET 8 MATCHLINE - SEE SHEET 8

RETAINING WALL NOTE:

TOP OF WALL (T/W) AND BOTTOM OF WALL (B/W)
GRADES ARE THE FINISH GRADE AT THE TOP AND
BOTTOM OF THE RETAINING WALL, NOT ACTUAL
TOP AND BOTTOM OF THE WALL STRUCTURE.

EARTHWORK BALANCING NOTE:

THE CONTRACTOR SHALL BE RESPONSIBLE FOR
IMPORTING OR EXPORTING ALL MATERIALS AS
REQUIRED TO PROPERLY GRADE THIS PROJECT TO
THE FINISHED ELEVATIONS SHOWN ON THE
APPROVED PLANS. THE CONTRACTOR SHALL MAKE
THEIR OWN DETERMINATION OF CUT AND FILL
QUANTITIES AND ALLOW FOR REMOVAL OF EXCESS
OR IMPORTATION OF ADDITIONAL MATERIAL AT NO
ADDITIONAL COST TO THE OWNER.
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SCALE: 1" = 30'

GRADING PLAN -
SHEET 11

C-4.11

NOTE:

REFER TO SHEET C-4.4
FOR GENERAL GRADING
AND EARTHWORK NOTES.



REVISIONS

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND
UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY
APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.
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GRADING LEGEND:

ABBREVIATIONS

T/C = TOP OF CURB G = GUTTER GRADE
T/P = TOP OF PAVEMENT F.G. = FINISH GRADE
T/S = TOP OF SIDEWALK RIM = RIM ELEVATION
T/W = TOP OF WALL B/W = BOTTOM OF WALL

REFER TO GRADING NOTES ON SHEET C-9.1.

EXISTING SPOT ELEVATION

PROPOSED SPOT ELEVATION:
TYPICALLY TOP OF PAVEMENT
IN PAVED AREAS, GUTTER GRADE
IN CURB LINES.

EXISTING CONTOUR

PROPOSED CONTOUR

PROPOSED REVERSE GUTTER PAN

PROPOSED RIDGE LINE

PROPOSED SWALE/DITCH

MATCHLINE - SEE SHEET 9 MATCHLINE -
SEE SHEET 9

RETAINING WALL NOTE:

TOP OF WALL (T/W) AND BOTTOM OF WALL (B/W)
GRADES ARE THE FINISH GRADE AT THE TOP AND
BOTTOM OF THE RETAINING WALL, NOT ACTUAL
TOP AND BOTTOM OF THE WALL STRUCTURE.

EARTHWORK BALANCING NOTE:

THE CONTRACTOR SHALL BE RESPONSIBLE FOR
IMPORTING OR EXPORTING ALL MATERIALS AS
REQUIRED TO PROPERLY GRADE THIS PROJECT TO
THE FINISHED ELEVATIONS SHOWN ON THE
APPROVED PLANS. THE CONTRACTOR SHALL MAKE
THEIR OWN DETERMINATION OF CUT AND FILL
QUANTITIES AND ALLOW FOR REMOVAL OF EXCESS
OR IMPORTATION OF ADDITIONAL MATERIAL AT NO
ADDITIONAL COST TO THE OWNER.
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NOTE:

REFER TO SHEET C-4.4
FOR GENERAL GRADING
AND EARTHWORK NOTES.
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OVERALL
UTILITY PLAN

PREMIUM TRENCH BACKFILL NOTE:
ALL UTILITIES UNDER PAVEMENT OR WITHIN 3' OF THE EDGE OF
PAVEMENT (OR WITHIN THE 45° LINE OF INFLUENCE OF
PAVEMENT) SHALL HAVE M.D.O.T. CLASS II GRANULAR BACKFILL
COMPACTED TO 95% MAX. DRY DENSITY (ASTM D-1557).

PUBLIC UTILITY EASEMENTS:
ALL SANITARY SEWERS 8" AND LARGER IN
DIAMETER ARE TO BE PUBLIC AND SHALL BE
LOCATED IN A 20' WIDE EASEMENT. ALL WATER
MAIN SHALL BE LOCATED IN A 12' WIDE EASEMENT.

 
EX. OH. ELEC, POLE & GUY WIRE
EX. U.G. CABLE TV & PEDESTAL
EX. U.G. COMMUNICATION LINE, PEDESTAL & MANHOLE
EX. U.G. ELEC,MANHOLE, METER & HANDHOLE
EX. GAS LINE
EX. GAS VALVE & GAS LINE MARKER
EX. TRANSFORMER & IRRIGATION VALVE
EX. WATER MAIN
EX. HYDRANT, GATE VALVE & POST INDICATOR VALVE
EX. WATER VALVE BOX & SHUTOFF
EX. SANITARY SEWER
EX. SANITARY CLEANOUT & MANHOLE
EX. COMBINED SEWER MANHOLE
EX. STORM SEWER
EX. CLEANOUT & MANHOLE
EX. SQUARE, ROUND, & BEEHIVE CATCH BASIN
EX. YARD DRAIN & ROOF DRAIN
EX. UNIDENTIFIED STRUCTURE
PROPOSED WATER MAIN
PROPOSED HYDRANT AND GATE VALVE
PROPOSED TAPPING SLEEVE, VALVE & WELL
PROPOSED POST INDICATOR VALVE
PROPOSED SANITARY SEWER
PROPOSED SANITARY CLEANOUT & MANHOLE
PROPOSED STORM SEWER
PROPOSED STORM SEWER CLEANOUT & MANHOLE
PROPOSED CATCH BASIN, INLET & YARD DRAIN

UTILITY LEGEND:

CHARTER TOWNSHIP OF
PLYMOUTH STORM SEWER FRAME

AND COVER NOTES

CATCH BASIN - PAVEMENT
FRAME: EJ 1040Z
COVER: TYPE "M1"

CATCH BASIN - CURB
FRAME: EJ 5080Z
COVER: TYPE "M2"

CATCH BASIN/INLET - YARD
COVER: EJ 6508

MANHOLE - SANITARY
FRAME: EJ 1040ZPT
COVER: 1040APT

MANHOLE - WATER
FRAME: EJ 1040Z
COVER: 1040C

C-6.0

0 75 150 300

SCALE: 1" = 150'

STORM SEWER QUANTITIES:

6" HDPE UNDERDRAIN WITH SOCK 6,062 LF
12" RCP CL-IV PIPE 110 LF
15" RCP CL-IV PIPE 398 LF
24" RCP CL-IV PIPE 551 LF
36" RCP CL-IV PIPE 156 LF
12" HDPE PIPE 100 LF
12" CMP PIPE 118 LF
12" CMP END SECTION 6 EA.
4' DIA. CATCH BASIN 8 EA.
4' DIA. MANHOLE 1 EA.
TAP EXISTING MANHOLE 5 EA.

SANITARY SEWER QUANTITIES:

6" PVC SDR 23.5 PIPE 440 LF
CLEANOUT AND BOX 5 EA.
4' DIA. MANHOLE 1 EA.

WATER MAIN QUANTITIES:

2" COPPER 'K' WATER LEAD 38 LF
4" D.I.W.M. CLASS 54 27 LF
6" D.I.W.M. CLASS 54 54 LF
12" D.I.W.M. CLASS 54 1,617 LF
2" VALVE AND BOX 2 EA.
4" VALVE AND BOX  1 EA.
6" GATE VALVE AND WELL 1 EA.
12" GATE VALVE AND WELL 3 EA.
HYDRANT ASSEMBLY 2 EA.
RELOCATE EXISTING HYDRANT 2 EA.

NOTE:
CONTRACTOR TO VERIFY ALL QUANTITIES. ANY
DEVIATIONS TO THE PLAN QUANTITIES SHALL BE
BROUGHT TO THE ATTENTION OF PEA GROUP FOR
VERIFICATION, PRIOR TO BIDDING.
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PUBLIC UTILITY EASEMENTS:
ALL SANITARY SEWERS 8" AND LARGER IN
DIAMETER ARE TO BE PUBLIC AND SHALL BE
LOCATED IN A 20' WIDE EASEMENT. ALL WATER
MAIN SHALL BE LOCATED IN A 12' WIDE EASEMENT.

PREMIUM TRENCH BACKFILL NOTE:
ALL UTILITIES UNDER PAVEMENT OR WITHIN 3' OF THE EDGE OF
PAVEMENT (OR WITHIN THE 45° LINE OF INFLUENCE OF
PAVEMENT) SHALL HAVE M.D.O.T. CLASS II GRANULAR BACKFILL
COMPACTED TO 95% MAX. DRY DENSITY (ASTM D-1557).

 
EX. OH. ELEC, POLE & GUY WIRE
EX. U.G. CABLE TV & PEDESTAL
EX. U.G. COMMUNICATION LINE, PEDESTAL & MANHOLE
EX. U.G. ELEC,MANHOLE, METER & HANDHOLE
EX. GAS LINE
EX. GAS VALVE & GAS LINE MARKER
EX. TRANSFORMER & IRRIGATION VALVE
EX. WATER MAIN
EX. HYDRANT, GATE VALVE & POST INDICATOR VALVE
EX. WATER VALVE BOX & SHUTOFF
EX. SANITARY SEWER
EX. SANITARY CLEANOUT & MANHOLE
EX. COMBINED SEWER MANHOLE
EX. STORM SEWER
EX. CLEANOUT & MANHOLE
EX. SQUARE, ROUND, & BEEHIVE CATCH BASIN
EX. YARD DRAIN & ROOF DRAIN
EX. UNIDENTIFIED STRUCTURE
PROPOSED WATER MAIN
PROPOSED HYDRANT AND GATE VALVE
PROPOSED TAPPING SLEEVE, VALVE & WELL
PROPOSED POST INDICATOR VALVE
PROPOSED SANITARY SEWER
PROPOSED SANITARY CLEANOUT & MANHOLE
PROPOSED STORM SEWER
PROPOSED STORM SEWER CLEANOUT & MANHOLE
PROPOSED CATCH BASIN, INLET & YARD DRAIN

UTILITY LEGEND:

SANITARY
SEWER PLAN

C-7.0
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UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY
APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.
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PUBLIC UTILITY EASEMENTS:
ALL SANITARY SEWERS 8" AND LARGER IN
DIAMETER ARE TO BE PUBLIC AND SHALL BE
LOCATED IN A 20' WIDE EASEMENT. ALL WATER
MAIN SHALL BE LOCATED IN A 12' WIDE EASEMENT.

PREMIUM TRENCH BACKFILL NOTE:
ALL UTILITIES UNDER PAVEMENT OR WITHIN 3' OF THE EDGE OF
PAVEMENT (OR WITHIN THE 45° LINE OF INFLUENCE OF
PAVEMENT) SHALL HAVE M.D.O.T. CLASS II GRANULAR BACKFILL
COMPACTED TO 95% MAX. DRY DENSITY (ASTM D-1557).

 
EX. OH. ELEC, POLE & GUY WIRE
EX. U.G. CABLE TV & PEDESTAL
EX. U.G. COMMUNICATION LINE, PEDESTAL & MANHOLE
EX. U.G. ELEC,MANHOLE, METER & HANDHOLE
EX. GAS LINE
EX. GAS VALVE & GAS LINE MARKER
EX. TRANSFORMER & IRRIGATION VALVE
EX. WATER MAIN
EX. HYDRANT, GATE VALVE & POST INDICATOR VALVE
EX. WATER VALVE BOX & SHUTOFF
EX. SANITARY SEWER
EX. SANITARY CLEANOUT & MANHOLE
EX. COMBINED SEWER MANHOLE
EX. STORM SEWER
EX. CLEANOUT & MANHOLE
EX. SQUARE, ROUND, & BEEHIVE CATCH BASIN
EX. YARD DRAIN & ROOF DRAIN
EX. UNIDENTIFIED STRUCTURE
PROPOSED WATER MAIN
PROPOSED HYDRANT AND GATE VALVE
PROPOSED TAPPING SLEEVE, VALVE & WELL
PROPOSED POST INDICATOR VALVE
PROPOSED SANITARY SEWER
PROPOSED SANITARY CLEANOUT & MANHOLE
PROPOSED STORM SEWER
PROPOSED STORM SEWER CLEANOUT & MANHOLE
PROPOSED CATCH BASIN, INLET & YARD DRAIN

UTILITY LEGEND:

MATCHLINE -
SEE SHEET 2

WATER MAIN
PLAN AND
PROFILE -
SHEET 1

C-8.1

NOTE:
REFER TO SHEET C-8.2 FOR
WATER MAIN BASIS OF DESIGN.
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THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND
UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY
APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
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DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.
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PUBLIC UTILITY EASEMENTS:
ALL SANITARY SEWERS 8" AND LARGER IN
DIAMETER ARE TO BE PUBLIC AND SHALL BE
LOCATED IN A 20' WIDE EASEMENT. ALL WATER
MAIN SHALL BE LOCATED IN A 12' WIDE EASEMENT.

PREMIUM TRENCH BACKFILL NOTE:
ALL UTILITIES UNDER PAVEMENT OR WITHIN 3' OF THE EDGE OF
PAVEMENT (OR WITHIN THE 45° LINE OF INFLUENCE OF
PAVEMENT) SHALL HAVE M.D.O.T. CLASS II GRANULAR BACKFILL
COMPACTED TO 95% MAX. DRY DENSITY (ASTM D-1557).

 
EX. OH. ELEC, POLE & GUY WIRE
EX. U.G. CABLE TV & PEDESTAL
EX. U.G. COMMUNICATION LINE, PEDESTAL & MANHOLE
EX. U.G. ELEC,MANHOLE, METER & HANDHOLE
EX. GAS LINE
EX. GAS VALVE & GAS LINE MARKER
EX. TRANSFORMER & IRRIGATION VALVE
EX. WATER MAIN
EX. HYDRANT, GATE VALVE & POST INDICATOR VALVE
EX. WATER VALVE BOX & SHUTOFF
EX. SANITARY SEWER
EX. SANITARY CLEANOUT & MANHOLE
EX. COMBINED SEWER MANHOLE
EX. STORM SEWER
EX. CLEANOUT & MANHOLE
EX. SQUARE, ROUND, & BEEHIVE CATCH BASIN
EX. YARD DRAIN & ROOF DRAIN
EX. UNIDENTIFIED STRUCTURE
PROPOSED WATER MAIN
PROPOSED HYDRANT AND GATE VALVE
PROPOSED TAPPING SLEEVE, VALVE & WELL
PROPOSED POST INDICATOR VALVE
PROPOSED SANITARY SEWER
PROPOSED SANITARY CLEANOUT & MANHOLE
PROPOSED STORM SEWER
PROPOSED STORM SEWER CLEANOUT & MANHOLE
PROPOSED CATCH BASIN, INLET & YARD DRAIN

UTILITY LEGEND:
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PUBLIC UTILITY EASEMENTS:
ALL SANITARY SEWERS 8" AND LARGER IN
DIAMETER ARE TO BE PUBLIC AND SHALL BE
LOCATED IN A 20' WIDE EASEMENT. ALL WATER
MAIN SHALL BE LOCATED IN A 12' WIDE EASEMENT.

PREMIUM TRENCH BACKFILL NOTE:
ALL UTILITIES UNDER PAVEMENT OR WITHIN 3' OF THE EDGE OF
PAVEMENT (OR WITHIN THE 45° LINE OF INFLUENCE OF
PAVEMENT) SHALL HAVE M.D.O.T. CLASS II GRANULAR BACKFILL
COMPACTED TO 95% MAX. DRY DENSITY (ASTM D-1557).

 
EX. OH. ELEC, POLE & GUY WIRE
EX. U.G. CABLE TV & PEDESTAL
EX. U.G. COMMUNICATION LINE, PEDESTAL & MANHOLE
EX. U.G. ELEC,MANHOLE, METER & HANDHOLE
EX. GAS LINE
EX. GAS VALVE & GAS LINE MARKER
EX. TRANSFORMER & IRRIGATION VALVE
EX. WATER MAIN
EX. HYDRANT, GATE VALVE & POST INDICATOR VALVE
EX. WATER VALVE BOX & SHUTOFF
EX. SANITARY SEWER
EX. SANITARY CLEANOUT & MANHOLE
EX. COMBINED SEWER MANHOLE
EX. STORM SEWER
EX. CLEANOUT & MANHOLE
EX. SQUARE, ROUND, & BEEHIVE CATCH BASIN
EX. YARD DRAIN & ROOF DRAIN
EX. UNIDENTIFIED STRUCTURE
PROPOSED WATER MAIN
PROPOSED HYDRANT AND GATE VALVE
PROPOSED TAPPING SLEEVE, VALVE & WELL
PROPOSED POST INDICATOR VALVE
PROPOSED SANITARY SEWER
PROPOSED SANITARY CLEANOUT & MANHOLE
PROPOSED STORM SEWER
PROPOSED STORM SEWER CLEANOUT & MANHOLE
PROPOSED CATCH BASIN, INLET & YARD DRAIN
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REVISIONS

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND
UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY
APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.
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STORM WATER NARRATIVE:

PREVIOUSLY THE DEVELOPMENT SITE WAS DESIGNED AND CONSTRUCTED TO BE A
CONDO DEVELOPMENT FOR 8 INDUSTRIAL UNITS. AS PART OF THAT PREVIOUS
DEVELOPMENT, TECHNE DRIVE WAS INSTALLED WITH STORM SEWER, SANITARY
SEWER, AND WATER MAIN TO SERVICE THE 8 INDUSTRIAL SITES. A FOREBAY AND
DETENTION BASIN WERE ALSO CONSTRUCTED AS PART OF THAT DEVELOPMENT.
CALCULATIONS ON THIS SHEET SHOW THAT THE EXISTING DETENTION POND WAS
DESIGNED TO STORE 485,921 C.F. FOR THE 100-YEAR STORM. THE FOREBAY WAS
DESIGNED TO STORE 78,118 C.F. THE WAYNE COUNTY METHOD FROM 2007 WAS USED
TO DETERMINE THE SIZE OF THE EXISTING POND.

THE PROPOSED DESIGN WILL KEEP IN PLACE MUCH OF THE EXISTING STORM SEWER
SYSTEM WITH NEW STORM RUNS ADDED TO DRAIN THE NEW DEVELOPMENT. LOCATED
ON THIS SHEET ARE THE DETENTION CALCULATION PER THE CURRENT WAYNE COUNTY
DESIGN METHOD WHICH SHOW THE EXISTING VOLUME OF THE POND EXCEEDS VOLUME
REQUIREMENTS OF THE UPDATED WAYNE COUNTY DETENTION CALCULATIONS OF
377,301 C.F. THE REQUIRED FOREBAY VOLUME OF 19,782 C.F. IS ALSO EXCEEDED.
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= NON-IRRIGATED SEED LAWN
   (CONTRACTOR SHALL REPLACE ALL

DISTURBED  AREAS WITH LAWN.  FIELD
VERIFY LIMITS OF  DISTURBANCE. )

= PROPOSED NEW STREET TREE 

SEE ENLARGED PLANS FOR TREE SPECIES AND QTY

= PREVIOUSLY INSTALLED REPLACEMENT TREES

= PREVIOUSLY INSTALLED STREET TREES 

= PROPOSED NEW INTERIOR STREET TREE AT TECHNE DR.

= IRRIGATED SOD LAWN

SEE SHEET L-1.1 -  L-1.4 FOR PROPOSED TREE TYPE AND QTY.

= PROPOSED NEW PARKING LOT TREES

= TREE PROTECTION FENCE 

SEE SHEET L-1.5 FOR LANDSCAPE DETAILS AND SEED MIX INFO.

= GRAVEL PATH
(REFER TO ENGINEERING DRAWINGS)

=  RELOCATED PREVIOUSLY INSTALLED REPLACEMENT TREE
 (1 AT NORTH SIDE  OF ENTRY AT  TECHNE DR. FOR PARKING )

  (1 AT SW DETENTION AREA FOR  PATH)

  (1 TREE  AT RIDGE ROAD, NORTH END)

= PREVIOUSLY INSTALLED DETENTION POND TREES / SHRUBS

SEE ENLARGED PLANS FOR TREE SPECIES AND QTY

SEE ENLARGED PLANS FOR TREE SPECIES AND QTY

=  RELOCATED PREVIOUSLY INSTALLED DETENTION POND TREE

=  RELOCATED PREVIOUSLY INSTALLED PARKING LOT TREE
  (1 AT GRAVEL PARKING AREA OFF RIDGE ROAD)

= ATHLETIC FIELD SEED MIX

= EMERGENT WETLAND SEED MIX

SEE SHEET L-1.5 FOR SEED SPEC. INFO

SEE SHEET L-1.5 FOR SEED SPEC. INFO

FOR THE EXISTING  NORTH AND SOUTH DETENTION AREAS
SUPPLEMENTAL PLUGS:
USE 300 PLUGS EACH EXISTING BASIN.
PLUGS TO BE SELECTED FROM THE  STORMWATER LIST
SEE SHEET L-1.1 AND L-1.3
SEE SHEET L-1.5 FOR PLUG INFO
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= IRRIGATED SOD LAWN

= TREE PROTECTION FENCE 

= GRAVEL PATH
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= PROPOSED NEW INTERIOR STREET TREE AT TECHNE DR.

= ATHLETIC FIELD SEED MIX

= EMERGENT WETLAND SEED MIX

SEE SHEET L-1.5 FOR SEED SPEC. INFO
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=  PROPOSED NEW  STREET TREE AT RIDGE ROAD, NORTH END

= PREVIOUSLY INSTALLED REPLACEMENT TREES

= PREVIOUSLY INSTALLED STREET TREES 

= IRRIGATED SOD LAWN

= TREE PROTECTION FENCE 

= GRAVEL PATH
(REFER TO ENGINEERING DRAWINGS)

=  RELOCATED PREVIOUSLY INSTALLED REPLACEMENT TREE
 FOR  NEW PROPOSED PARKING AREA 
 NORTH SIDE  OF ENTRY AT  TECHNE DRIVE 

= PROPOSED NEW INTERIOR STREET TREE AT TECHNE DR.
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RAIN GARDEN DETAIL

= DECIDUOUS SHRUBS

= PERENNIALS
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ONE RELOCATED TREE AT PATH
NO NEW PROPOSED TREES OR SHRUBS THIS SHEET

KEY:

= NON-IRRIGATED SEED LAWN
   (CONTRACTOR SHALL REPLACE ALL

DISTURBED  AREAS WITH LAWN.  FIELD
VERIFY LIMITS OF  DISTURBANCE. )

= PREVIOUSLY INSTALLED DETENTION POND TREES / SHRUBS

= IRRIGATED SOD LAWN

= TREE PROTECTION FENCE 

= GRAVEL PATH
(REFER TO ENGINEERING DRAWINGS)

  1  TREE AT THE  SW DETENTION AREA FOR  THE PATH
=  RELOCATED PREVIOUSLY INSTALLED DETENTION POND TREE

= ATHLETIC FIELD SEED MIX

= EMERGENT WETLAND SEED MIX

SEE SHEET L-1.5 FOR SEED SPEC. INFO

SEE SHEET L-1.5 FOR SEED SPEC. INFO

FOR THE EXISTING  NORTH AND SOUTH DETENTION AREAS
SUPPLEMENTAL PLUGS:
USE 300 PLUGS EACH EXISTING BASIN.
PLUGS TO BE SELECTED FROM THE  STORMWATER LIST
SEE SHEET L-1.5 FOR PLUG INFO
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KEY:

= NON-IRRIGATED SEED LAWN
   (CONTRACTOR SHALL REPLACE ALL

DISTURBED  AREAS WITH LAWN.  FIELD
VERIFY LIMITS OF  DISTURBANCE. )

= PREVIOUSLY INSTALLED PARKING LOT TREE

= RELOCATED PREVIOUSLY  INSTALLED PARKING LOT TREE

= TREE PROTECTION FENCE 

= GRAVEL PATH
(REFER TO ENGINEERING DRAWINGS)

BGG

ONE RELOCATED TREE AT PATH AT GRAVEL PARKING LOT
AND NEW SHRUBS AT NEW SIGN

  1 TREE AT THE PATH AT THE GRAVEL PARKING AREA OFF RIDGE RD.

= ATHLETIC FIELD SEED MIX
SEE SHEET L-1.5 FOR SEED SPEC. INFO

= NEW SHRUBS AT NEW MONUMENT SIGN, SIGN BY ARCH.
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FOR THE ATHLETIC FIELD; IN-FIELD AREA AT THE HORSE TRACK:
SPORTS TURF PROVIDED BY RHINO SEED, WITH EROSION MAT,
800-482-3130 RHINOSEED.COM  OR APPROVED EQUAL
INSTALL AND PREP PER MANUFACTURES SPECIFICATIONS.
RHINO SEED OR APPROVED EQUAL

STANTEC NATIVE PLANT NURSERY 574-586-2412
stantec.com/native-plant-nursery

FOR  RESTORATION OF WETLAND AREAS AT BOARD WALK AREAS ETC:
INSTALL AND PREP PER MANUFACTURES SPECIFICATIONS.
PROVIDE EROSION MAT ON SLOPES AND AREAS OF WASH  OUT TYP.
STANTEC OR APPROVED EQUAL

FOR THE EXISTING  NORTH AND SOUTH DETENTION AREAS SUPPLEMENTAL PLUGS:
USE 300 PLUGS EACH EXISTING BASIN.
PLUGS TO BE SELECTED FROM THE BELOW STORMWATER LIST.
SELECT MIN. OF 2 GRASS, SEDGE, RUSH AND FORB SPECIES.
INSTALL AND PREP PER MANUFACTURES SPECIFICATIONS.
STANTEC OR APPROVED EQUAL

BIO-SWALE,
RAIN GARDEN
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OVERALL SITE
PLAN

C-3.0

SITE DATA TABLE:

SITE AREA: 125.16 ACRES NET AND GROSS

PARCEL I.D.: 78-001-99-0001-702 (PT)

ZONING: IND - INDUSTRIAL

PROPOSED USE: PLANNED UNIT DEVELOPMENT

BUILDING INFORMATION:
MAXIMUM ALLOWABLE BUILDING HEIGHT = 35 FT.(2 STORIES)

AREA HEIGHT
GRANDSTAND/RACING  27,932  SF 3 STORIES 46 FT
BARN 35,475 SF 1 STORY 22.25 FT
MAINTENANCE BUILDING 3,200 SF 1 STORY 19.75. FT

TOTAL BUILDING AREA:  66,607 S.F. (1.53 AC) (1.21% OF TOTAL SITE)
TOTAL PAVED AREA: 365,946. S.F.(8.40 AC) (6.69% OF TOTAL SITE)
TOTAL IMPERVIOUS AREA:   432,553 S.F. (9.93 AC) (7.90% OF TOTAL SITE)

WETLAND AREA: 2,275,236.5 S.F. (52.23 AC) (41.73% OF TOTAL SITE)

ALLOWABLE LOT COVERAGE: N/A

BUILDING LOT COVERAGE = 1.22%

SETBACK REQUIREMENTS: REQUIRED: PROPOSED:
FRONT (NORTH) 50' 927.71'
FRONT (EAST) 50' 705.95'
SIDE (WEST) 20' 412.15'
SIDE (SOUTH) 20' 1196.28'

PARKING CALCULATIONS:
STADIUM PARKING: 1 SPACE PER EVERY 3 SEATS
REQUIRED PARKING SPACES: 480/3 = 160 SPACES
PROVIDED PARKING SPACES: 276 SPACES (INCLUDING 9 ADA) PLUS 197 SPECIAL EVENT
OVERFLOW SPACES

BARN: 1 SPACE PER 3 PERSONS ALLOWED BY FIRE CODE.
REQUIRED PARKING SPACES: 80/3 = 27 SPACES
PROVIDED PARKING SPACES: 8 SPACES (INCLUDING 2 ADA) PLUS 44 CAR AND TRAILER
PARKING SPACE

LOADING CALCULATIONS:
LOADING REQUIRED = 500 SF LOADING AREA PER EACH 20000 SF BUILDING AREA

      = 2000 SF LOADING AREA REQUIRED
LOADING PROVIDED = 1000 SF AT RACING BUILDING, 1000 SF AT BARN

SITE SOILS INFORMATION:
ACCORDING TO THE USDA NATURAL RESOURCES CONSERVATION SERVICE
WEB SOIL SURVEY FOR WAYNE COUNTY, THE SITE CONSISTS OF THE
FOLLOWING SOIL TYPES:

- BOYER LOAMY SAND, 0 TO 6 PERCENT SLOPES
- EDWARD MUCKS
- GILFORD SANDY LOAM
- GLYNWOOD LOAM, 2 TO 6 PERCENT SLOPES
- HOUGHTON MUCK
- MORLEY LOAM, 6 TO 12 PERCENT SLOPES
- MORLEY LOAM, 12 TO 18 PERCENT SLOPES
- PELLA SILT LOAM
- PEWANO LOAM
- SPINKS LOAMY SAND, 0 TO 6 PERCENT SLOPES
- WASEPI LOAMY SAND, 0 TO 2 PERCENT SLOPES

COMMUNITY AMENITIES:

SPORT FIELDS:
FLEX SPACE SUFFICIENT FOR 3 REGULATION SOCCER FIELDS (OR OTHER SPORTS)

- TOTAL AREA PROVIDED = 6.08 ACRES (264,600 S.F.)

SPORT PATIO:
FENCED FLEX SPACE SUFFICIENT FOR 4 REGULATION PICKLEBALL COURTS (OR OTHER
SPORTS)

- TOTAL AREA PROVIDED = 7,950 S.F.

WALKING PATH:
8 FOOT WIDE ADA-COMPLIANT ASPHALT PATH

- TOTAL LENGTH = 1.2 MILES (6,230 L.F./ 49,840 S.F.)
- POND SEATING AREA = 190 S.F.
- BOARDWALK 1 = 95 LF (895 S.F)
- BOARDWALK 2 = 115 LF (1,030 S.F.)

GENERAL NOTES:

THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVITIES ON THIS PROJECT.

1. ALL DIMENSIONS SHOWN ARE TO BACK OF CURB, FACE OF SIDEWALK, OUTSIDE FACE
OF BUILDING, PROPERTY LINE, CENTER OF MANHOLE/CATCH BASIN OR CENTERLINE OF
PIPE UNLESS OTHERWISE NOTED.

2. 'NO PARKING-FIRE LANE' SIGNS SHALL BE POSTED ALONG ALL FIRE LANES AT 100 FOOT
INTERVALS OR AS DIRECTED BY THE FIRE OFFICIAL.

3. REFER TO NOTES & DETAILS SHEET FOR ON-SITE PAVING DETAILS.

4. REFER TO NOTES & DETAILS SHEET FOR ON-SITE SIDEWALK RAMP DETAILS

CONCRETE PAVEMENT

ASPHALT PAVEMENT

GRAVEL

WETLAND

CONCRETE CURB AND GUTTER

REVERSE GUTTER PAN

SETBACK LINE

SIGN
LIGHTPOLE
FENCE
GUARD RAIL

STD
DUTY

HEAVY
DUTY

R.O.W.
ONLY

STD
DUTY

HEAVY
DUTY

DEEP
STRENGTH
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REVISIONS

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND
UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY
APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.
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REFER TO SHEET C-3.2 FOR
GENERAL PAVING NOTES.

REFER TO SHEET C-3.2 FOR WAYNE
COUNTY CONSTRUCTION NOTES

FIRE DEPARTMENT NOTES:

1. ALL GATES ALONG THE DESIGNATED EMERGENCY ACCESS ROUTE SHALL BE
ACCESSIBLE VIA KNOX BOXES.

2. ALL PORTIONS OF THE DESIGNATED FIRE TRUCK ACCESS ROUTE SHALL BE CAPABLE
OF SUPPORTING A VEHICLE OF UP TO 75,000 LBS WEIGHT.

3. AN EMERGENCY EVACUATION PLAN SHALL BE DEVELOPED IN CONJUNCTION WITH THE
PLYMOUTH TOWNSHIP FIRE DEPARTMENT SPECIFYING THAT FOR ANY EMERGENCY
OCCURRING DURING OPERATIONAL HOURS, STAFF WILL IMMEDIATELY ENSURE THAT
ALL GATES ALONG THE EMERGENCY ACCESS ROUTE ARE OPEN.
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STADIUM
LIGHTING PLAN

C-3.6

STADIUM LIGHTING NOTES:

1. ALL STADIUM LIGHTING SHALL BE CONTROLLED PROGRAMMATICALLY VIA A WIRELESS
CONTROLLER.

2. LIGHTING SHALL BE SET FOR NIGHT EVENTS TO TURN ON NO MORE THAN 30 MINUTES
PRIOR TO THE SCHEDULED START OF THE EVENT, AND TO TURN OFF NO MORE THAN
30 MINUTES AFTER THE SCHEDULED END OF THE EVENT.

3. OWNERSHIP SHALL PROVIDE A SCHEDULE OF PLANNED NIGHT EVENTS, INCLUDING
PLANNED LIGHTING START AND STOP TIMES, FOR EACH NEW SEASON OF OPERATION.

4. THE TOWNSHIP AND OWNERSHIP SHALL WORK TOGETHER ON SCHEDULING
COMMUNITY EVENTS THAT WISH TO USE STADIUM LIGHTING, TO COORDINATE
MUTUALLY AGREED-UPON START AND STOP TIMES FOR STADIUM LIGHTING.
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STADIUM
LIGHTING

CONTROLS

C-3.7

SITE LIGHTING NOTES:

1. ALL SITE LIGHTING SHALL BE CONTROLLED PROGRAMMATICALLY VIA A WIRELESS
CONTROLLER.

2. LIGHTING SHALL BE PROGRAMMED TO AUTOMATICALLY TURN ON WHEN AMBIENT
LIGHT LEVELS FALL BELOW A PRESET DUSK LEVEL, AND TO TURN OFF WHEN LIGHT
LEVELS RISE ABOVE THE DUSK THRESHOLD.

3. LIGHTING SHALL BE PROGRAMMED TO DIM DOWN TO SECURITY LIGHTING LEVELS
AFTER PROGRAMMED OPERATIONAL HOURS.

4. SENSORS WILL BE UTILIZED TO DETECT MOTION IN PARKING AND CIRCULATION AREAS.
IF A PEDESTRIAN OR VEHICLE IS DETECTED IN CIRCULATION AREAS AFTER
OPERATIONAL HOURS, LIGHTING WILL AUTOMATICALLY INCREASE TO SAFE
OPERATIONAL LEVELS.

5. OWNERSHIP SHALL PROVIDE THE TOWNSHIP WITH PLANNED OPERATIONAL HOURS
FOR EACH NEW SEASON OF OPERATION.
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General Note
1.  SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"
3.  LIGHTING ALTERNATES REQUIRE NEW PHOTOMETRIC CALCULATION AND RESUBMISSION TO CITY FOR APPROVAL.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD
CONDITIONS.  THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN
UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.
ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE,
TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS.  MOUNTING HEIGHTS INDICATED ARE FROM GRADE
AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING
SYSTEM SUITABILITY AND SAFETY.  THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN
ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR
SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.

FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH.COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED
IN FIELD BY OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE
MOUNTING HEIGHT LESS BASE HEIGHT.

Schedule

Symbol Label Quantity Manufacturer Catalog Number Lamp Light Loss
Factor

C1
4 Luminis Canada

Inc.
LQ641 LED 0.9

P1
6 Lithonia

Lighting
DSX2 LED P4 40K
70CRI

LED 0.9

P2
7 Lithonia

Lighting
DSX2 LED P4 40K
70CRI

LED 0.9

P3
1 Lithonia

Lighting
DSX2 LED P4 40K
70CRI

LED 0.9

P4
2 Lithonia

Lighting
DSX2 LED P4 40K
70CRI

LED 0.9

W1 25 Lithonia
Lighting

WDGE2 LED P2 70CRI LED 0.9

W2 1 Lithonia
Lighting

WDGE3 LED 70CRI 40K LED 0.9

W3
13 Luminis Canada

Inc.
SQ600-L1L15 LED 0.9
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