
Planning Commission 
Regular Meeting 

 
March 19, 2025 

6:30PM 
 

Big Rapids City Hall 
226 N Michigan Ave 

 
 

1. Call to Order 

2. Pledge of Allegiance 

3. Roll Call 

4. Approval of Minutes 

a. February 19, 2025 

5. Public Comment Unrelated to Items on the Agenda 

6. Public Hearing 

a. 110 Perry Ave & 202 Perry Ave – Site Plan approval for a new restaurant 
with drive thru facilities. 

 
7. General Business 

a. PILOT Education 

8. Unscheduled Business 

9. Adjourn 
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CITY OF BIG RAPIDS 

PLANNING COMMISSION MINUTES 
February 19, 2025 

Unapproved 
 
Chair Montgomery called the February 19, 2025, Meeting of the Planning Commission, 
to order at 6:30 p.m. 
 
PLEDGE OF ALLEGIANCE 
 
PRESENT Sarah Montgomery, Rory Ruddick, Sam Majchrowski, Tim Vogel, and 

Jacob Buse. 
 
EXCUSED Kate McLeod. 
 
ABSENT None. 
 
ALSO PRESENT Michelle Stenger, Community Development Director 

Megan Eppley, Grant Coordinator 
Donald Bollman, Gen3 Investments 

    
There were 3 members of the public in attendance.  
    
APPROVAL OF MINUTES  
 
Motion was made by Vogel and seconded by Buse to approve the minutes of the 
January 15, 2025, regular meeting of the Planning Commission. 
 
Motion was passed with all in favor.  
 
PUBLIC COMMENT NOT RELATED TO ITEMS ON THE AGENDA  
 
Jack Fraser expressed concern about the need for a stop sign on Bailey and Dexter due 
to traffic.   
 
PUBLIC HEARINGS 
 
• 1201 Woodward Ave -- Resolution recommending adoption or denial of the 

proposed Map Amendment/Rezoning Request, Wallick Development to the City 
Commission. Request to rezone approximately 5 acres from R-1 to R-3 zoning for 
the development of an apartment complex. POSTPONED 

 Public notices will be resent when applicant moves forward with 
their plan. 

 
• 1250 Perry Ave – Special Use Request for a car wash in existing parking lot area. 
 
 
The public hearing opened at 6:33. 
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Applicant Comments--Donald J. Bollman, Gen3 Investments, Applicant: 
 
Applicant plans to develop a tunnel-style carwash in the southeast corner of the parking 
lot at 1250 Perry Ave. The store will be staffed by employees and is a conveyor belt 
system. He has submitted preliminary designs of the facility. 
 
Staff Comments:  
 
Community Development Director Stenger stated that staff recommends approval of 
this request, recommending to the City Commission for approval. The Applicant also 
requires a Site Plan Review. Mr. Bollman will need a fully engineered site plan available 
for public review and to present to the Planning Commission before moving forward with 
the project, but engineering can be costly to require of the applicant prior to knowing if 
the Special Land Use will be approved. The Department of Public Works did a 
preliminary review based on the plans received by Bollman and has no immediate 
concerns.  
 
Board Discussion:  
 
Ruddick asked if there is a plan to address traffic flow in the parking lot, particularly at 
the traffic light at Perry Avenue, where there are often congestion issues. Bollman 
responded that traffic flow will be addressed in engineering and will be controlled by 
medians or other means. There are no plans for an additional driveway.  
 
Vogel asked for clarification on the need for a Special Use Permit. Stenger explained 
because it is an automobile-related business in the C-1 district. Vogel stated that it is 
difficult to evaluate the Special Use request without the site plan. Stenger stated that 
given the size of the property, if there are issues with the site plan, there is room for 
adjustment. Bollman added that he will need approval from the other tenants of the 
property, which may require other contingencies as well. He wants to be sure he has 
permission for the use of the property prior to having a site plan engineered.   
 
Buse asked for clarification on the zoning map provided as only one portion of the 
property is highlighted. Stenger explained that the property is comprised of multiple 
parcels, only the highlighted parcel is impacted by this permit. 
 
Montgomery asked if Bollman was the owner of the one parcel only. Bollman explained 
that his company owns all three parcels. She further inquired if semi-trucks use the 
space in question. Bollman replied that they do not.  
 
Vogel asked if all necessary utilities are available. Bollman stated that city water and 
sewer are available. He is still working with engineering to develop what is needed for 
use. He is considering investing in a separate well for water and then utilizing city 
sewer. Stenger stated that DPW was not concerned about storm runoff.  
 
Ruddick asked if the business would recycle water. Bollman stated that some 
carwashes do have reclaiming systems, but when the city sewer is available use is less 
common. They do not plan to recycle water. 
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Montgomery asked for clarification on the wash’s process. Bollman explained that this 
car wash will have brushes and a sidewalk conveyor belt system, similar to a Tommy’s 
Car Wash. 
 
Those Who Spoke in Favor of the Request: None 
 
Those Who Spoke in Opposition of the Request: None 
 
Telephonic or Written Correspondence Received by Staff: None 
 
Motion was made by Buse and seconded by Majchrowski recommending the 
Special Land Use Permit Application for a new drive though facility at 1250 Perry 
Ave (PIN 17-15-300-021) to the City Commission for approval as it meets the 
Standards set in Section 10.3:8 and Section 11.1:7 of the Zoning Ordinance. 
 
The motion passed with all in favor. 
 
• CIP Review and Recommendation-Recommendation to the City Commission of the 

2025-2031 Capital Improvement Plan 
 
Public Hearing opened at 7:00. 
 
Staff Comments: 
 
Stenger reviewed CIP process with Commission, as discussed at the January 15, 2025, 
meeting. Two projects have already received City Commission approval: the Pool 
Improvements and the purchase of a new fire truck.  
 
Buse commented that the current bid on the fire truck is more than originally budgeted 
to it is under review.  
 
Buse also had a clarifying question on the amount requested for the fireworks. The 
amount is $15,000 and the city hopes to find an additional $10,000 in support. This is a 
total cost of $25,000. 
 
Stenger gave background on the Big Rapids Fireworks show. Other local organizations 
have typically managed this event and the city would contribute. However, these 
organizations are not available this year and the fireworks company reached out to see 
who is responsible for the event. The city feels that it is important that a city of our size 
continues to have fireworks, so the cost is included in the CIP this year. It is late in the 
season for planning, so the city must move quickly in order to secure a fireworks 
company to put on the show.  
 
Buse questioned why the Employee Pay Review is $15,000 and not just a normal part 
of staff duties. Stenger explained that the city will hire an outside contractor, and it is in 
the CIP as it will have a long term economic impact on the city budget.  
 
Buse also asked if the airport tractor was part of the original CIP. Stenger explained that 
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it originally was further down the timeline, but the current tractor caught on fire and 
needs replacing now.  
 
Vogel commented that the Employee Pay Review and the Fireworks don’t fit in the CIP; 
capital improvements are ‘hard things.’ These are items that are the cost of doing 
business of the city. Stenger compared the request to the request for funds for zoning 
ordinance. But he mentioned that zoning seems to align more with the Master Plan and 
makes more sense. 
 
He also asked about the Fuller Ave/Woodward Ave Culvert. With the pending 
development on Fuller Ave, he wanted to be sure that the state of the culvert is being 
addressed.  
 
There was general discussion about the inclusion of the fireworks in the CIP. The 
commissioners generally support the fireworks but are not sure that the expense 
belongs in the CIP. Buse asked if the commission could recommend approval with the 
condition that these two items in discussion are reviewed. Stenger stated they could.  
 
Motion was made by Vogel and seconded by Ruddick recommending approval by 
the City Commission of the 2025-2031 Capital Improvement Plan, with the 
exception of the Employee Pay Review and the Fireworks line items. 
 
The motion passed with all in favor.  
 
GENERAL BUSINESS 
 

• 1201Woodward Ave PILOT Request – Wallick Development – Postponed 
 

• Planning Commission Annual Report 
 
Stenger shared that a Planning and Zoning Annual Report is required by the Michigan 
Planning Enabling Act. Community Development has moved forward with completing an 
annual report for the Zoning Board of Appeals and the City, as well. This report 
highlights the City’s Master Plan, adopted on February 3 of 2025, and includes goals 
and objectives in the report.  
 
UNSCHEDULED BUSINESS - None 
 
 
Respectfully submitted, 
 
Megan Eppley,  
Grant Coordinator 









Member Of The
American Institute
Of Architects

R.A. CHIESA ARCHITECTS, P.C.
43260 Garfield Rd.  Suite 210
Clinton Township, Michigan 48038

CHIPOTLE SHELL BUILDING

110 PERRY AVENUE
CITY OF BIG RAPIDS, MICHIGAN 49307

SHEET INDEX
AS-1 SITE PLAN

AS-2 SITE SPECIFIC DETAILS

AS-3 SITE LANDSCAPE PLAN

AS-4 SITE PHOTOMETRIC PLAN

A-1 FLOOR PLAN

A-2 ELEVATIONS

A-3 ELEVATIONS

PROPOSED 2,362 S.F. BUILDING

DEVELOPER -

30201 Orchard Lake Rd. Suite 110
Farmington Hills, Michigan 48334
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ARCHITECTURAL general notes -

1. these documents are the property of r.a. chiesa architects, p.c. any variation
or reproduction of these plans is strictly prohibited unless written consent is
obtained from the firm.

2. these plans comply with all current applicable building codes (national, state
and local) to the best of our knowledge.

3. CONFLICTS BETWEEN NOTES, DETAILS, SPECIFICATIONS, ETC. SHALL BE VERIFIED WITH THE
ARCHITECT AND THE STRICTEST CODE PROVISIONS SHALL GOVERN.

4. DETAILS OF THE CONSTRUCTION NOT FULLY SHOWN SHALL BE THE SAME NATURE AS SHOWN
FOR SIMILAR CONDITIONS.  ANY UNCLEAR CONDITIONS SHALL BE VERIFIED WITH ARCHITECT 
PRIOR TO CONSTRUCTION OF THAT AREA.

5. DRAWINGS ARE NOT TO BE SCALED.  ANY UNCLEAR DIMENSIONS OR DIMENSIONAL
DISCREPANCIES SHALL BE VERIFIED WITH ARCHITECT.

6. r.a. chiesa architects, p.c. shall not be responsible for the acts or omissions of
the general contractor, sub-contractors, employees or agents of the above
regarding the construction.

7. all work shall be done in accordance with all applicable building codes.

8. all contractors shall be licensed (where applicable) and insured.

9. SUB-CONTRACTORS ARE TO COORDINATE WORK WITH ALL OTHER TRADES.
10. the building owner or general contractor (on THEIR behalf) shall apply and

obtain the required permits prior to construction.

11. the general contractor and sub-contractors shall field verify the project
site and all existing job conditions prior to construction.  promptly notify the
architect in writing if any discrepancies exist that would impact or vary the
construction based on these documents.

12. ALL EXISTING CONDITIONS AND ALL RELATED DIMENSIONS INDICATED IN THE CONTRACT
DOCUMENTS SHALL BE FIELD VERIFIED PRIOR TO FABRICATION, INDICATION IN THE CONTRACT
DOCUMENTS SHALL BE SUBMITTED TO THE ARCHITECT FOR REVIEW PRIOR TO FABRICATION,
ERECTION AND/OR CONSTRUCTION.

11. CONSTRUCTION MANAGER (CM) / GENERAL CONTRACTOR (GC) TO REVIEW ENTIRE SET OF
CONSTRUCTION DOCUMENTS (DRAWINGS) AND SHALL COORDINATE WORK BETWEEN ALL
TRADES.  IF CONFLICTS ARISE DUE TO COORDINATION OF TRADES, CM / GC IS TO VERIFY
CONFLICT WITH ARCHITECT PRIOR TO CONSTRUCTION / INSTALLATION OF CONFLICTING ITEMS.

12. ALL TELEPHONE, CABLE, DATA, I.T., SECURITY / ALARM DEVICES AND WIRING ARE BY OTHERS.
OWNER / CONTRACTOR TO COORDINATE ALL NECESSARY WORK.  THIS AREA OF
CONSTRUCTION IS NOT REQUIRED FOR PERMIT OR TYPICALLY ON ARCHITECTURAL PLANS.
COORDINATE WITH ARCHITECT IF INFORMATION IS DESIRED ON ARCHITECTURAL PLANS.

13. each contractor shall be responsible for any damages they cause as a result
of their work to both existing and new construction, utilities, services and
property.

14. each contractor shall provide and be responsible for all shoring, bracing
and all other means required to protect and maintain the safety, integrity and
stability of all existing and new construction as it pertains to their work.

15. all construction debris shall be maintained in an approved container or
enclosure until removed from the project site.

PROJECT SPECIFIC and maintenance NOTES -

1. paved surfaces, walkways, signs, lighting and other structures and surfaces shall be maintained
in a safe, attractive condition as originally designed and constructed. parking lot striping and
markings shall be maintained in a clearly visible condition.

2. owner agrees to seasonal maintenance program and will replace all diseased, dead or
damaged plants, replenish mulch, control weeds, fertilize and prune beginning upon completion of
construction of landscaping.

3. owner agrees to maintain property by collecting debris within property limits weekly or as needed.

4. during construction, all debris shall be contained on-site with weekly maintenance performed.

5. all frontage and parking lot landscape requirements per ordinance are met. no additional
areas are allocated for additional general landscape areas.

6. all construction shall conform to the current standards, specifications and general conditions
of the city of big rapids.

7. the developer shall be responsible for resolving any drainage problems on adjacent
properties which are the result of the developers actions.

8. all two-way drive aisles and one-way drive aisles shall have signage as required to maintain fire
lane access at all times.

9. all drive aisles shall be provided with pavement markings to identify direction and flow of
traffic. drive aisles with one-way traffic patterns shall be provided with proper signage per
ordinance standards and those of the manual on uniform traffic control devices (mutcd).

12. SIGNS SHALL BE PROVIDED ON-SITE With "NO PARKING FIRE LANE" AS / WHERE REQUIRED. SEE FIRE
DEPARTMENT NOTES, SHEET AS-2.

13. pedestrian crossing signs shall be provided as required.

14. ALL BUILDING ROOFTOP / HVACr UNITS SHALL BE SCREENED FROM PUBLIC VIEW WITH THE PROPOSED BUILDING
FACADE DESIGN (PARAPET WALLS).

15. COMMERCIAL GRADE KNOX BOX SHALL BE PROVIDED ON BUILDING FACADE accessible for fire department.

16. ALL WORK REQUIRED IN m.D.O.T. RIGHT-OF-WAYs SHALL BE PERMITTED.

17. CONTRACTOR TO VERIFY EXISTING SITE CONDITIONS FOR ANY REMAINS OF UNDERGROUND FOUNDATIONS FROM
THE PREVIOUSLY DEMOLISHED BUILDING. ANY REMAINING STRUCTURES TO BE REMOVED AS REQUIRED PRIOR TO
COMMENCING ANY WORK.

18. NO OUTDOOR STORAGE ON SITE.

ALL EXISTING SITE DEVELOPMENTS SHOWN WITHIN OR
GREATER THAN 200' OF PROJECT SITE BOUNDARIES

N
site plan
1" = 20'

perry ave.
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site symbol legend -

SYMBOL description SYMBOL description

telephone riser / pedestalutility pole

utility pole w/ lamp extension

city street / traffic light pole

parking lot pole light

electrical riser / pedestal

electrical meter

electrical tap box

pad mounted transformer

guy-wire

ada accessible post / sign

traffic control post / sign

site ground sign / pylon sign

dumpster

fence

gate

building entry door location

building overhead door location

m

p

t

ada

r8-31

pavement painted marking NOTES -

1. all parking striping to be double striped with 4-inch wide lines, 24-inch apart.

2. CROSSWALK WIDTHs TO BE 6-ft WIDE MINIMUM.

3. ALL CROSSWALK STRIPING (TRANSVERSE AND EDGE LINES) TO BE RETROREFLECTIVE WHITE WITH
THE APPROPRIATE WIDTH PER PLANS.

4. crosswalk TRANSVERSE STRIPING MUST BE 12-inch WIDE MINIMUM and spaced 36-inch
on-center MAXIMUM (24-inch on-center minimum).

5. CROSSWALK EDGE LINES ARE OPTIONAL. where provided, lines must be 6-inch wide minimum.

6. PAVEMENT MARKING MATERIALS ARE TO BE DURABLE WITH ANTICIPATED SERVICE LIFE OF
3 TO 8 YEARS.  suggested materials for project shall be:

1. POLYUREA (APPLIED AT 20 MIL THICKNESS)
2.  MODIFIED URETHANE (APPLIED AT 20 MIL THICKNESS)
3.  WET REFLECTED PREFORMED TAPE
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project information

GOVERNING CODES -

1. 2015 MICHIGAN BUILDING CODE

2. 2021 MICHIGAN MECHANICAL CODE

3. 2023 MICHIGAN ELECTRICAL CODE

4. 2021 MICHIGAN PLUMBING CODE

5. 2015 MICHIGAN ENERGY CODE

6. city of big rapids zoning ordinance  (last amended june, 2021)

SITE CRITERIA -

1. site zoning: c-3

2. zoned district: commercial

3. SITE AREA:

1. 17-15-436-003 19,166 s.f.+/-    or     0.44 acres+/-    (net)

2. 17-15-435-008 12,632 s.f.+/-     or    0.29 acres+/-     (net)

3. total site area: 31,798 s.f.+/-     or    0.73 acres+/-     (net)

BUILDING CRITERIA -

1. building SETBACKS (MINIMUM REQUIRED):

per section 3.11:3 "height, yard and area regulations"

a. fRONT YARD: 15.0 ft

B. SIDE YARD: 0.0 ft

C. REAR YARD: 0.0 ft

2. building clearances (minimum required):

per section 3.11:3 "height, yard and area regulations"

a. maximum height: 40.0 ft

3. building areas:

a. proposed building: 2,326 s.f. (gross)

4. use group: B (BUSINESS)

5. construction type: 5B

PARKING CRITERIA -

1. PROJECT parking REQUIREMENTS:

per section 5.2:1 "parking space requirements"

A. fast-casual restaurant (qsr):

1. area: customer areas @ 50%  or  1,163 s.f.

2. customer parking: 1.0 space / 50 s.f. of customer waiting/eating = 0.02

a) calculation: 1,163 s.f. x 0.02 = 24 spaces

3. employee parking: 1.0 space / employee on peak shift

a) employees: 8.0 employees on peak shift = 8 spaces

2. PROJECT parking REQUIRED:

a. 32 spaces required

3. PROJECT parking PROVIDED:

a. 37 spaces provided (with 2 accessible spaces)

b. excess parking permitted = required parking + 15%

1. Calculation: 32 spaces x 1.15 = 37 spaces maximum allowed

PROJECT WORK SCOPE -

new single use quick service restaurant with outdoor pedestrian amenities. building to

be constructed at an existing vacant parcel.

all new improvements, site and building, shall be per the architectural plans. all new
interior and exterior improvements with materials and finishes to meet all code
requirements.

any revisions to the construction that do not follow the architectural plans without having
proper approval from architect and local building department may result in a work
stoppage. all approvals from architect to be in writing, signed and dated.

ZONED: c-3ZONED: c-3 ZONED: c-3

ZONED: c-3ZONED: c-3ZONED: c-3

ZONED: c-3 ZONED: c-3

ZONED: c-3ZONED: r-3
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d
iv
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n
 s
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.

s
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SITE
LOCATION

ZONED: c-3

SITE
LOCATION

ex.
f.hyd.

legal DESCRIPTIONS

PARCEL id: 17-15-436-003 PARCEL ADDRESS: 110 perry ave.

situated in the city of big rapids, county of mecosta, state of michigan: the west 165.00
feet of the following south 1/2 of lot 3 and entire lots 4 and 5, of block 7 of fuller's
addition to the city of big rapids, michigan, being part of the northeast 1/4 of the
southeast 1/4 of section 15, t15n-r10w.

PARCEL id: 17-15-435-008 PARCEL ADDRESS: 202 perry ave.

situated in the city of big rapids, county of mecosta, state of michigan: lots 4 and 5;
also the east 1/2 of the vacated alley adjacent to said lots of block 8 of fuller's
addition to the city of big rapids, michigan. subject to that taken for right of way.

the project site is located in an area
of minimal flood hazard (zone-x)
per fema mapping.

no floodway hazards exist at this property.

project UTILITY NOTES -
1. ALL CIVIL ENGINEERING DESIGN and INFORMATION TO BE PROVIDED BY OTHERS.

2. any EXISTING UTILITY INFORMATION SHOWN ON ARCHITECTURAL PLANS INDICATES APPROXIMATE
LOCATIONS and TYPES ONLY.

3. ALL EXISTING UTILITIES ARE TO BE FIELD VERIFIED FOR LOCATIONS, TYPE, SIZE and DEPTH / HEIGHT
AS / WHERE REQUIRED PRIOR TO COMMENCING SITE WORK.

4. ALL NEW SITE PAVED AREAS TO BE PROVIDED With STORM CATCH BASINS.

5. ALL STORM WATER CONTROL AT NEW PAVEMENT AREAS TO BE PROVIDED BY UNDERGROUND
STORAGE detention. EXACT DESIGN TO BE DETERMINED DURING THE ENGINEERING PHASE OF THE
PROJECT. NO CURRENT STORM WATER CONTROL SYSTEM IS EXISTING ON SITE. CURRENT SITE IS VACANT.

6. FIRE HYDRANT LOCATIONS SHALL BE LOCATED PER CODE and VERIFIED DURING THE DESIGN
DEVELOPMENT and ENGINEERING PHASE OF THE PROJECT.

7. BUILDING With PAD MOUNTED TRANSFORMER. TRANSFORMER TO BE FED FROM NEAREST UTILITY POLE
OR PER LOCAL SERVICE PLANNER SPECIFICATIONS.

8. proposed building TO HAVE INDIVIDUAL UNDERGROUND UTILITY LEADS.

9. all construction shall conform to the current city standards, specifications, and
general conditions.

10. the developer is responsible for resolving all drainage problems on adjacent
properties which are the result of the developer's actions.

soil erosion notes -

1. silt fence to be provided along the perimeter of the property physical limits to contain
all proposed earth changes.

2. no stockpiling or de-watering is anticipated - if required, the site shall be dewatered into
a well established vegetative buffer.

3. streets and/or parking areas will be scraped on a daily basis and swept at a minimum of
once per week.

4. all disturbed areas will be watered for dust control.

5. no soils will be stored on-site.

6. temporary sesc measures are to be inspected once per week and after 1/2-inch or more
of rain, areas will be repaired or replaced as necessary.

BEFORE COMMENCING ANY SITE
WORK, CONTRACTOR MUST CALL
MISS DIG 811 BY CALLING 811 OR
GOING ONLINE AT MISSDIG811.ORG

STATE STATUE PUBLIC ACT 174
REQUIRES A MINIMUM OF THREE
FULL BUSINESS DAYS NOTICE
PRIOR TO ANY SITE DIGGING.

Communication
Proposed Excavation
Potable Water
Electric

Sewers and Drains
Gas
Irrigation
Survey Marker

sitescape fixture notes -

1. sitescape fixtures (bike rack) ARE TO BE PURCHASED BY OWNER, installed by
contractor.

2. all fixtures to be pre-finished with black powder coat.

3. all fixtures to be secured to concrete with stainless steel anchor bolts
(not included with fixtures). anchors to meet minimum requirements provided by the
fixture manufacturer(s).

4. contractor to provide architect with specification sheets of each sitescape
fixture as provided on plans. any alternates to be provided must be approved by
the architect prior to order and install.

site soil survey resulted primary soil
material of 19b or onekama loam,
2 to 6 percent slopes. survey mapped by
usda natural resources conservation
service under coordinate system epsg:3857

b-1

catch basin inlet / curb inlet fire hydrant
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3r
d
 a

v
e
. taft rd.

m
u
s
k
e
g
o
n
 r

iv
e
r

project sites to have all existing buildings, foundations, landscaping,
hardscape, paving, etc. removed prior to starting new work.



concrete curb for
bumper protection
(18"d. x 12"h. x full width)

20'-0"

decorative composite gate
material secured to steel
frames (EXACT GATE DESIGN

& SIZES BY OTHERS)

6
'-
0

"

9'-11"+/-

1'
-
6
"

12"12"

18'-0"

6 yd.

5'w.+/-x6'h.

gates provided w/

latch & pins in conc.

8"∅ stl. post
w/ post cover
(typ./alt. 6"∅)

4" brick veneer
over 8" reinforced
concrete block

pedestrian
gate

12
"

5
"

4
'-
4
"

10
'-
0

"
9
"

9'-11"+/-

5'w
.+/-

x6'h.

6 yd.

3.5
'w
.x
6
'h
.

5'w.+/-x6'h. 5'w
.+/-

x6'h.

6
'-
0

"
3
'-
6
"

5
'-
4
"

8
"

6
'-
0

"

6
'-
11
2
"+

/-

3
'-
6
"

pre-finished alum.
coping at top of
wall (alt.- stone)

modular brick
veneer to match
building colors

8"∅ stl. post
w/ pvc cover
(gray)

pre-finished
composite
pedestrian
gate w/ latch

4"∅ stl. post
w/ pvc cover
(gray)

8"∅ stl. post
w/ pvc cover
(gray)

dumpster access gates -
pre-finished composite
material over black welded

steel frames w/ latch & pins

finish elev. finish elev. finish elev.

earth-formed
concrete
trench ftg.

earth-formed
concrete
trench ftg.

stl. post filled w/

concrete & embeded
into ftg. as req'd

3"
CLR.

3"
CLR.

3
"

C
L
R

.

8" REINF'D MASONRY
BLOCK WALL W/ #5
BARS VERTICAL
@ 48"O.C. (FULL HT.)
IN GROUTED SOLID
BLOCK CELLS

4" modular brick
veneer w/ wall ties
at 16"o.c. e.w. into
conc. block

pt 2"x12" lumber secured
to top grouted solid cmu
block w/ hilti or ramset
fastener (typical) PRE-FINISHED 22 GA.

ALUM. coping system

1
2" PREMOLD EXPANSION
MATERIAL CONTINUOUS
AT PERIM. OF CONC. SLAB

8" concrete slab
over 8" compacted
base (see details)

raised concrete
curb at back of
enlcosure for
bumper protection

6
'-
0

"
8
"

3
'-
6
"

6
'-
11
2
"+

/-

12
"

2'-0"tooled edge
(rounded)

finish elevation

surrounding grade
elevation varies

12"w. earth-formed
concrete trench
footing w/ #5 bars

continuous t&b

1'
-
4
"

m
in

.

provide weeps
as required

grouted solid
block as required
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1

4" mdot grade 3,500 (p1)
CONCRETE WALK OVER
4" COMPACTED MDOT
CLASS II SAND CUSHION
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concrete paving at

nts

compacted sub-grade

8" 21aa limestone aggregate
base compacted to 95%
maximum mpd (astm d1557)

8" - 3,500 psi minimum mdot
grade p1 concrete pavement
(coordinate w/ wayne county

& belleville requirements)

standard concrete

curb & gutter detail
nts

CONCRETE (3,500 PSI)

CURB & GUTTER W/
REINFORCEMENT
(field formed or
machine formed)

#4 continuous reinf.
bars w/ epoxy coating

typical bituminous

pavement detail
nts

51
2" 134"

1'-6"

1'
-
2
"

9
"

4
"

4" 4"

2"
R
.

2"
R
. 6
"

9
"

GUTTER
SLOPE

1"/FT

(G
U
T
T
E
R

)
(C

U
R

B
)

AS-2

1

AS-2

3

AS-2

4

CURB RAMP DETAIL
NTS

CURB RAMP DETAIL
NTS

(SEE PLANS)
5' MIN.

S
LO

P
E

5
%
-7%

R
A
M
P
 R

UN

1:12 SLO
P
E

(M
A
X
)

2" MAX.

2" MAX.

accessibility curb ramp notes:

1. LANDING AREA W/ MINIMUM DIMENSIONS OF 5' X 5' CLEAR.
2. MAXIMUM LANDING SLOPE IS 2.0% TOWARDS GUTTER
3. MAXIMUM RAMP CROSS SLOPE IS 2.0%.
4. MAXIMUM RAMP RUNNING SLOPE IS 5.0% TO 7.0% (8.3% MAX.)
5. PROVIDE CAST-IN-PLACE DETECTABLE WARNING SURFACE

24"D. & SPAN ENTIRE LANDING WIDTH.

10% MAX.

SLOPE

SIDE FLARE
5' MIN.

RAMP

SIDE FLARE

10% MAX.

SLOPE

R
A
M
P
 R

UN

1:12 SLO
P
E

(M
A
X
)

S
LO

P
E

5
%
-7%

SLOPE

SLOPE

TACTILE WARNING SURFACE 24"D.
FULL WIDTH OF LANDING / RAMP
DOME INFORMATION -
  BASE ........... 0.9" - 1.4"
  HEIGHT ........ 0.2"
  SPACING .... 1.6" - 2.4" O.C.
  SPACING .... 0.65" CLEAR MIN.

TACTILE WARNING SURFACE 24"D.
FULL WIDTH OF LANDING / RAMP
DOME INFORMATION -
  BASE ........... 0.9" - 1.4"
  HEIGHT ........ 0.2"
  SPACING .... 1.6" - 2.4" O.C.
  SPACING .... 0.65" CLEAR MIN.

1" EXPANSION
JOINT @ RAMP

1" EXPANSION
JOINT @ RAMP

GRASS AREA
(SEE PLANS)

CONC. CURB

& GUTTER

CONC. CURB

& GUTTER

CONCRETE WALK
AREA (TYPICAL)

5' M
IN
.

(S
E
E

P
LA

N
S
)

LANDING

LANDING

ROLLED
CURB

6" CURB
MAX.

accessible parking

& post sign detail
nts

6" CURB
MAX.

v
a
r

ie
s
 -

 s
e
e
 s

it
e
 p

l
a
n

TYPE #1

TYPE #2

AS-2

6

AS-2

7

reserved
parking

only

reserved
parking

only

8'-0"see

notes

8'-0"

only only

AS-2

10

typical concrete

pavement detail
nts

AS-2

2

1% slope

(min.)

varies / see plans

4
"-

6
"

8"

(2) #4 rods continuous
horizontally AT 8"O.C.

1" chamfer or
tool 12" round

paving
(see plans) 6"

v
a
r

ie
s

12
"+

/-

thickened edge walk
NTSAS-2

5

dumpster enclosure detail

accessible parking notes -

AS-2

12

1. all accessible parking spaces shall have a reserved
parking sign with dynamic accessibility symbol
(modified isa symbol).

2. all signs shall be centered at each parking stall
unless prohibited by site conditions and shall not
be located more than 10 ft from the edge of the
parking stall.

3. accessible parking signs MAY be mounted on a
building provided they are not obstructed from
view.

4. all accessible SIGNAGE and pavement markings TO
BE PROVIDED With the modified ISA accessibility SYMBOL
AS shown per plans.

5. accessible parking stall shall be provided with an
8 ft stripped area adjacent to the stall for van
accessibility as required. where standard accessible
parking area provided, a 5 ft stripped area adjacent
to the stall shall be provided.

dumpster enclosure

side elevationAS-2

13

1/4" = 1'-0"

18 GA. MINIMUM
(ALT. 14 GA.)
ALUMINUM SIGN
W/ PRE-PUNCHED
HOLES FOR MOUNTING

surface as
specified

2 PLF MINIMUM
U-CHANNEL POST
MINIMUM GALV. FINISH
(SEE SCHEDULE)

7
'-
0

" 
m

in
im

u
m

(9
'-
0

" 
m

a
x
im

u
m

)

U-CHANNEL POST TO
BE DRIVEN INTO SOIL
3'-6" DEEP MINIMUM
(opt. - provide
break-away system)

18
"

18"

3
'-
6
"

(m
in

im
u
m

)

NARROW-U BIKE

RACK DETAIL
NTS

1'-23
4"

3
'-
0

" POWDER COAT
BLACK FINISH

HEAVY DUTY WAVE
STYLE BIKE RACK
(2" SCH.40 STL. PIPE)

BIKE RACK SECURED
TO CONCRETE W/
ANCHORS

AS-2

8

dumpster pad detail

SIGN INFORMATION SCHEDULE -

SIGN

LEGEND

m.U.T.C.D.

NUMBER
DISPLAY sHAPE

QUANTITY

LOCATED

ON SITE

MATERIAL
COLOR

SHEETING

TYPE

sIZE
SIGN

MOUNTING

POST

lEGEND sHEETING wIDTH HEIGHT INSTALL POST TYPE SIZE FINISH

do not

enter
r5-1 square 2 ALUMINUM wHITE RED

HIGH

INTENSITY

PRISMATIC

18" 18"
7'-0"

A.F.G
gROUND u-CHANNEL 2 LB/FT gALV.

wrong way r5-1a rectangle 2 aluminum white red

HIGH

INTENSITY

PRISMATIC

18" 12"
6'-0"

a.f.g.
gROUND u-CHANNEL 2 LB/FT gALV.

reserved

parking
r7-8 rectangle 2 ALUMINUM

green/

blue
white

HIGH

INTENSITY

PRISMATIC

12" 18"
7'-0"

A.F.G.
gROUND u-CHANNEL 2 LB/FT GALV.

van

accessible
r7-8p rectangle 2 ALUMINUM green white

HIGH

INTENSITY

PRISMATIC

12" 6"
6'-6"

A.F.G.

sign located on same post as r7-8

at designated location per plan.

see detail #18 this sheet.

NOTES -

1. ALL SIGNS SHALL BE IN ACCORDANCE WITH THE M.D.O.T. ADOPTED CRITERIA SPECIFIED BY THE FEDERAL HIGHWAY ADMINISTRATION "MANUAL OF UNIFORM TRAFFIC CONTROL
DEVICES FOR STREETS AND HIGHWAYS" - LATEST EDITION.

2. M.U.T.C.D. NUMBER REFERENCES ARE PER TABLE 2B-1 "REGULATORY SIGN AND PLAQUE SIZES"

3. ALL SIGNS SHALL BE MOUNTED SUCH NO OBSTRUCTIONS ARE TO BE IMPEDED BY THE VISIBILITY OF THE SIGNS.

4. signs located in landscaped areas shall be no less than 2-feet and no more than 12-feet from the edge of pavement.

5. see site plan(s) for placement of signs as required. sign posts may be provided with one or more signs mounted at either or both sides. see plans.

6. coordinate with architect and site developer for additional signage requirements.

compacted sub-grade

6" 21aa limestone aggregate
base compacted to 95%
maximum mpd (astm d1557)

6" mdot grade 3,500 (p1)
concrete pavement

compacted sub-grade

8" 21aa limestone aggregate
base compacted to 95%
maximum mpd (astm d1557)

1-1/2" hma 13a top course

1-1/2" hma 3c base course

bituminous bond coat ss-1h
@ 0.10 gal/sy between
surfaces as required

6"

dumpster enclosure

typical wall sectionAS-2

15

1/2" = 1'-0"

6" 21aa limestone agg.
base compacted to 95%
maximum mpd (astm d1557)

compacted
sub-grade

paving surface

& base per plans

alternate rev.
gutter section
per plan design

dumpster enclosure

front elevationAS-2

16

sign & post

installationAS-2

18

nts

18 GA. MINIMUM
(ALT. 14 GA.)
ALUMINUM SIGN
W/ PRE-PUNCHED
HOLES FOR MOUNTING

7
'-
0

" 
m

in
im

u
m

(9
'-
0

" 
m

a
x
im

u
m

)

18
"

12"

3
'-
6
"

(m
in

im
u
m

)

18 GA. MINIMUM
(ALT. 14 GA.)
ALUMINUM SIGN
W/ PRE-PUNCHED
HOLES FOR MOUNTING

parking lot surface
as specified

2 PLF MIN. U-CHANNEL
POST GALV. FINISH
(SEE SCHEDULE)

7
'-
0

"

post integrated into
6"∅ 14-ga. steel post
(blue hdpe sleeve)

18
"

12"

3
'-
6
"

(m
in

im
u
m

)

sign & post

installationAS-2

17

nts

sign & post

installationAS-2

14

nts

reserved
parking

4"w. painted line
(285c blue or
approved equal)

BIKE RACK
CAPACITY
(3 BIKES)

4"w. painted line
(Yellow or white,
see plans)

see plans for
exact striping
layout design

VAN
ACCESSIBLE

additional sign
attached to post
where required

12"∅ (4,500 psi)
concrete footing

6
"

4
'-
0

"

(m
in

.)

located in pavementlocated in pavementlocated in landscape

6
"

31
8"

6" min.
4,500 psi
concrete footing

u-channel
break-away
system

2 PLF MINIMUM
U-CHANNEL POST
MINIMUM GALV. FINISH
(SEE SCHEDULE)

bk-1

1/4" = 1'-0"

1/4" = 1'-0"

pavement crosswalk

detail at ada parking
NTS

12"

(min.)

3'-0"

(maximum)

6
'-
0

"

(s
e
e
 s

it
e
 p

l
a
n
)

AS-2

9

N
vehicular tracking & signage plan
1" = 30'

PLATFORM FIRE TRUCK
EXAMPLE ACCESS
PATHWAY W/ TRUCK

TURNING RADII & SWEEP
PATHway

r7-8p

r7-8

r5-1

r5-1a

r7-8p

r7-8

existing
fire hydrant

proposed

building

perry ave.

platform fire truck

27'

(length = 49'-7")

TYPICAL GROUND CLEARANCE DETAIL
NTS

11'-6" 21'-7" 16'-0"

CURB HT. WILL
VARY FROM
4"-6"+/-

**DETAIL MEETS MINIMUM NCHRP REPORT 659 EXHIBIT 3-5
**SOME DIMENSIONAL VARIANCES W/ VEHICLE MANUFACTURES

49'-1"

(FRONT) (WHEELBASE) (REAR)

10
"

AS-2

11

FIRE DEPARTMENT NOTES -

1. VEHICLE TRACKING PLAN With FIRE APPARATUS PLATFORM TRUCK (LOW CLEARANCE VEHICLE)
SHOWN PER DETAIL #1 THIS SHEET.

2. exact locations of FIRE LANES SHALL BE VERIFIED and DESIGNATED BY THE FIRE CODE OFFICIAL.

3. FIRE LANE SIGNAGE SHALL BE POSTED ON BOTH SIDES OF FIRE LANE(S), IF APPLICABLE and
WHERE REQUIRED.

4. FIRE LANE SIGNS SHALL BE SPACED NO MORE THAN 100 FEET APART.

5. FIRE LANE SIGNS SHALL CONFORM TO THE MICHIGAN MANUAL OF UNIFORM TRAFFIC CONTROL
DEVICES and PER OSHA 1910.1200(C).

6. FIRE LANE SIGNS SHALL BE 12-inch wide X 18-inch high X 0.063-inch thick ENGINEERING
gRADE REFLECTIVE ALUMINUM With RED LETTERING WHICH READS:  "NO PARKING, FIRE LANE"

7. FIRE LANE SIGNS SHALL BE MOUNTED ON GALVANIZED U-CHANNEL POSTS (2LB/FT) With
3/8-inch DIAMETER HOLES AT 12-inch on-center FULL LENGTH and LAST HOLE AT 1-inch
FROM ENDS. SIGNS TO BE MOUNTED TOP and BOTTOM W/ (1) 2-1/2-inch LONG BOLTS,
(2) WASHERS / BOLT and (1) HEX HEAD BOLT. ALTERNATE - PROVIDE GREEN ENAMEL-COATED
STEEL POST IF SPECIFIED ON PLANS.

8. FIRE LANE SIGNS SHALL BE LOCATED NOT LESS THAN 2'-0" FROM CURBS.

9. FIRE LANE SIGNS SHALL BE MOUNTED NOT LESS THAN 7'-0" ABOVE FINISH GRADE.

10. FIRE LANE SIGNS MOUNTED TO BUILDING WALLS, IF APPLICABLE, TO BE MOUNTED ON GALVANIZED
SQUARE BRACKET AT A 90 DEGREE ANGLE TO THE WALL.

c
l
a
r

k
 s

t
.

2
4
'

refuse truck

(length = 35'-0")
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lANDSCAPE REQUIREMENTS

section 8.6:2   greenbelt sTREET FRONTAGE and streetscape REQUIREMENTS:

1. 17-15-436-003 (primary) perry ave and clark street (frontage) -

a. 1 deciduous TREE / 30 lf OF total FRONTAGE     or     271.43 lf / 30 lf  =  9 trees

b. TREE'S PROVIDED   =  9 TREES  (9 deciduous)

2. 17-15-435-008 (satellite) perry ave and clark street (frontage) -

a. 1 deciduous TREE / 30 lf OF total FRONTAGE     or    256.82 lf / 30 lf  =  9 trees

b. TREE'S PROVIDED   =  9 TREES  (6 deciduous and 3 evergreen)

section 8.6:5   greenbelt right-of-way site visibility clearance:

1. 17-15-436-003 (primary) corner of perry ave and clark street -

a. 20 ft corner clearance with no plant material obstructions greater than 30 inches in height

2. 17-15-435-008 (satellite) corner of perry ave and clark street -

a. 20 ft corner clearance with no plant material obstructions greater than 30 inches in height

section 8.5:1   INTERIOR TREE REQUIREMENTS:

1. 17-15-436-003 (primary) -

a. commercial district:  1 canopy tree / 7 parking spaces   or   19 spaces / 7  =  3 trees

b. TREE'S PROVIDED   =  3 TREES  (3 evergreen)

2. 17-15-435-008 (satellite) -

a. commercial district:  1 canopy tree / 7 parking spaces   or   18 spaces / 7  =  3 trees

b. TREE'S PROVIDED   =  7 TREES  (4 deciduous and 3 evergreen)

landscape and planting notes -

1. contractor shall verify locations of all site utilities - gas, electric, communication,
sanitary, storm, and water. contact miss dig and coordinate with civil engineering plans.
any damage or interruption of services shall be the responsibility of the contractor.

2. all construction and plant material locations to be adjusted on-site if necessary.

3. planting quantities shall be provided per the landscape plan schedule and meet the
minimum standards of the city ordinance. any variation in landscape quantites that
deviate from the landscape schedule to be coordinated and approved by architect.

4. any substitution of plant materials or alternation in plant sizes and/or
specifications shall be confirmed by the architect.

5. all plant material shall be nursery grown, free of pests and disease, hardy
and be guaranteed for one year upon installation.

6. plant beds shall be mulched and dressed w/ 4-inches of finely double shredded
hardbark mulch or stone. verify with architect on exact type and color prior to
ordering and installation. (landscape stone preferred for durability and aeshetics).

7. plant beds shall be spade cut or edged with metal edging, 1/8-inch thick x 4-inch tall,
installed with stakes per manufacturer's requirements. top of edging shall be
1/2-inch above finish grade (alternate - top of edging to be flush with finish grade).

8. all landscaping shall be maintained in good condition.

9. all adjacent disturbed areas shall be repaired as required.

10. all planting areas to be repaired with appropriate soil mixtures and fertilizers before
plant installation.

11. all large trees shall be staked, guyed and wrapped.

12. remove all twine, wire and burlap from tree and shrub earth balls and from tree
trunks as recommended.

13. at the time of site preparation, contact architect, if required, to review all
existing vegetation and tag material to be saved or relocated.

14. dig shrub pits 12-inches larger than root balls and tree pits dug 24-inches larger than
root balls. backfill with one-part top soil and one-part soil from excavated planting.

15. lawn trees shall be mulched with a 24-inch wide minimum of 6-inch deep shredded bark ring
or approved alternative design for trunk protection.

16. plant material, especially evergreens, to be planted higher than normal when
heavy soil conditions (clay, etc.) exist.

17. provide seed or peat sod as required for landscape areas.

18. provide all grass areas with irrigation system and automatic timer.

SHRUB TREE

PLANTING DETAIL
NTS

6"

MIN.

4
"

SCARIFY PLANTING
PIT SIDES W/ 4" MIN.
(ALT. 6") COMPACTED
NATIVE MATERIAL

PLANTING MIXTURE

CUT & REMOVE WIRE
BASKET & BURLAP
FROM TOP HALF OF
ROOTBALL

6"D. MULCH BED
(ALT. 4") W/ 3" BARE
SOIL AT BASE OF
TRUNK TO EXPOSE
ROOT FLARE

SHRUBS PLANTED IN
BEDS SHALL HAVE
ENTIRE BED MASS

EXCAVATED &
BACKFILLED W/
PLANT MIX. PLANTS
NOT TO BE INSTALLED
IN INDIVIDUAL HOLES

SHRUB PER SCHEDULE
(SEE PLANS)

PERENNIAL
PER
SCHEDULE
(SEE PLANS)

2" DOUBLE
SHREDDED
HARDWOOD
BARK / MULCH

12"D. PLANTING
MIXTURE

SUBGRADE

PERENNIAL

PLANTING DETAIL
NTS

SOD INSTALLATION DETAIL
NTS

1" MIN. SOD
THATCH
LAYER

3" TOPSOIL

UNDISTURBED
SOIL (TYP.)

BOTTOM OF SOD THATCH
LAYER TO BE 1" MIN. BELOW
TOP OF CONCRETE CURBS
& CONCRETE WALKS

CONCRETE CURB
& PAVING.
SEE PLANS FOR
EXACT CONDITIONS

LANDSCAPE

EDGING DETAIL
NTS

METAL EDGING
(1" A.F.G.)

GRASS AREA

WOOD STAKE

LANDSCAPE
STONE BED

GEOTEXTILE
FILTER FABRIC

VALVE BOX DETAIL
NTS (WHERE APPLICABLE/

 NOT SHOWN ON PLANS)

GROUND PLATE
AS/WHERE REQ'D

SPRINKLER VALVE/CONTROL
FOR REFERENCE (EXACT
CONDITIONS MAY VARY)

GRASS AREAVALVE OR MULTI-PURPOSE
BOX W/ BOLT DOWN LID

AS-3

1

AS-3

5

AS-3

9

AS-3

4

AS-3

6

landscape schedule

mark symbol type qty.

description install size mature size

botanical name common name

caliper,

height, or

volume

height spread

tree's

tca deciduous 19 tilia cordata
little-leaved

linden

2.5-inch

caliper
40 ft-50 ft 35 ft- 40 ft

ppf evergreen 9

picea pungens

var glauca

fastigiata

columnar blue

spruce
6 ft tall 20 ft- 30 ft 6 ft - 8 ft

shrub's / perennials / grasses

bx evergreen 53 buxus hybrids
green velvet

boxwood
2 ft tall 3 ft - 4 ft 3 ft - 4 ft

hl pERENNIAL 18 HEMEROCALLIS

DAYLILY

'STELLA D'ORO'

(GOLDEN YELLOW)

2 gallon

minimum
1.5 ft - 2 ft 1.5 ft - 2 ft

pa grass 16
pennisetum

alopecuroides

chinese fountain

grass

2 gallon

minimum
2 ft - 3 ft 2 ft - 3 ft

N
site landscape plan
1" = 20'

SCARIFY PLANTING PIT
SIDES W/ 4" MIN.
(ALT. 6") COMPACTED
NATIVE MATERIAL

12"

MIN.

3x rootball width

12"

MIN.

3x rootball width

PLANTING MIXTURE

CUT & REMOVE WIRE
BASKET & BURLAP
FROM TOP HALF OF
ROOTBALL

6"D. MULCH BED (ALT. 4")
W/ 3" BARE SOIL AT BASE
OF TREE TRUNK TO
EXPOSE ROOT FLARE

STAKE TREES AT FIRST
BRANCH W/ NYLON OR HEMP
ROPE GUY WIRES
(3 TOTAL / 120° APART)

2"X2"X24"D. WOOD
STAKES, TYP. 3
(ALT.- VERT. STAKES
36"A.F.G.)

18
"

18
"

DECIDUOUS TREE PER
PLANS (SEE SCHEDULE)

EVERGREEN TREE PER
PLANS (SEE SCHEDULE)

DECIDUOUS TREE

PLANTING DETAIL
NTS

EVERGREEN TREE

PLANTING DETAIL
NTS

6
"

6
"

proposed building
1 story  /  2,326 s.f.

tca

(3) ppf

continuous 48"h. hedge
planting (mature size)
along parking spaces
(typ.)

8'w. concrete public walk (typ.)

pedestrian
access from
satellite lot to
project site

site ground sign
monument - see
plans for details

site green areas
to be provided w/

sod & irrigation
(typical)

pervious areas w/
landscape stone
topping over weed
barrier (typ.)

pop-up sprinkler

assembly detail
NTS (WHERE APPLICABLE/

 NOT SHOWN ON PLANS)

AS-3

10

rainbird or approved
equal nozzle & cap
placed 1/4" min. above
finish grade

lateral pipe

field-built swing
arm (8" - 18" max.)

locate sprinkler within
12" of edge of pavement

pop-up sprinkler
w/ bottom inlet

AS-3

7

AS-3

3

deciduous tree staking / guying notes -

caliper size staking / guying mulch saucer dimension

≤ 2.0" ................. double stake ...................... 4 ft. diameter

2.5"  - 3.5" ................. triple stake ...................... 5 ft. diameter

4.0" - 6.0" ................. triple guy ...................... 8 ft. minimum diameter
(extend outside diameter
to include guying stakes)

(3) pa

exact site landscape material and species may vary from landscape plan shown based on exact
nursery selection and product availability. all selections to be coordinated with architect as required.

(alt.- stone bed) (alt.- stone bed)

(alt.- stone bed) (alt.- stone bed)

tcatcatcatcatca

tca

tca

tca

(4) hl

(5) pa

(4) hl(3) pa(10) bx(3) bx(5) bx(5) bx

(3) bx

(5) pa

(4) bx

(10) hl

(3) ppf
tca

tca
tca

(3) ppf

tca

tca tca tca tca
tca

(4) bx (5) bx (5) bx (9) bx

ex. 8'w. concrete public walk (typ.)

2
'

reinforced site
retaining wall

open green areas on-site may
be utilized for plowed snow
in winter months, else if required,
hauling snow off-site shall occur

perimeter green
areas on-site may
be utilized for
plowed snow in
winter months,
else if required,
hauling snow
off-site shall
occur

level 3 district

level 3 district

level 3 district

level 3 district

level 3 district

level 3 district

perry ave.
c
l
a
r

k
 s

t
.

tca

17-15-436-003

17-15-435-008

landscape green areas
on-site are possible locations
for snow holding areas
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PROPOSED

BUILDING

pole light orientation
#1 per plans (typ.)

(1) wp-2

(1) al-2
(1) al-2

(1) al-1

(1) al-3(1) al-3

(1) wp-2

(1) wp-3

(1) wp-3 (1) wp-3 (1) wp-3

(1) ww-1(1) ww-1

(1) wp-1

egs-f
hs

egs-f
hs

egs-f
hs

hshs

hs hs

hs

hshshs

hs
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min
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6.5'

2'

2
'

12.5'

13'

7
.5

'

wall wash luminaire
building mounted (typ.)

wall pack luminaires
(typ. w/ shields)

all area lights on poles
to be provided w/ front

shield & house-side shields
(u.n.o.)

all pole light bases
to be 2 ft clear btwn

base & back of curbs

pole light orientation
#1 per plans (typ.)

pole light orientation
#1 per plans (typ.)

pole light orientation
#1 per plans (typ.)

area lights on poles
this area (2) to be
provided w/ house-side
shields only

luminarie facing direction
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align

39'
60'

24134-8
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pre-finished light fixture W/
LED LAMPS per plan specs
& locations. LIGHT FIXTURE
LENS TO BE FLUSH W/ FIXTURE
HOUSING. FIXTURE TO BE
COMPLIANT W/ DARK SKY
FRIENDLY REQUIREMENTS.
provide shielded cut-off
ON FIXTURES WHERE REQUIRED
ON PLAN.

light pole detail
NTS

4" pre-finished aluminum
light pole w/ square design
BY "LITHONIA" SSA-17.5-4C-DBLXD
OR APPROVED EQUAL.
COORDINATE EXACT MOUNTING
CONFIGURATION W/ POLE FIXTURE
ORIENTATION DETAIL.

concrete base w/
concrete footing
(see detail)

2
0

'-
0

"

(m
a
x
)

33"

13
"

7
1 2
"

light pole fixture detail
NTS "lithonia" dsx1 led

light pole base detail
NTS

fixture schedule -

mark symbol FIXTURE
MOUNTING

HEIGHT
FINISH LUMENS

cOLOR/

TEMP
b-u-g cRI power mfg / item #

PARKING AREA LIGHTING

al-1

OUTDOOR AREA LED luminaire,

SQUARE POLE MOUNTED, DARK SKY

FRIENDLY (NO UPLIGHT). see plan for

fixtures with house-side shield (hs)

and/or external glare shield

(egs-<r/f>)

20'-0" bLACK 4,995 l 4,000K

b1

u0

g1

70 68 va lithonia

dsx1 led p2 40k

70cri tftm hs egs-f

al-2

OUTDOOR AREA LED luminaire,

SQUARE POLE MOUNTED, DARK SKY

FRIENDLY (NO UPLIGHT). see plan for

fixtures with house-side shield (hs)

and/or external glare shield

(egs-<r/f>)

20'-0" black 8,203 l 4,000k

b1

u0

g2

70 124 va lithonia

dsx1 led p4 40k

70cri tftm hs egs-f

al-3

OUTDOOR AREA LED luminaire,

SQUARE POLE MOUNTED, DARK SKY

FRIENDLY (NO UPLIGHT). see plan for

fixtures with house-side shield (hs)

and/or external glare shield

(egs-<r/f>)

20'-0" black 8,367 l 4,000k

b1

u0

g1

70 68 va lithonia

dsx1 led p2 40k

70cri tftm hs

BUILDING MOUNTED LIGHTING

wp-1

WALL MOUNTED LED luminaire, DARK

SKY FRIENDLY (NO UPLIGHT), shielded

where required

11'-4" bLACK 9,007 L 4,000K

b2

u0

g3

70 73 VA

LITHONIA

DSXW1 P7 40K T2M HS

wp-2

WALL MOUNTED LED luminaire, DARK

SKY FRIENDLY (NO UPLIGHT), shielded

where required

11'-4" black 4,015 L 4,000k

b1

u0

g2

70 37 VA

LITHONIA

DSXW1 P5 40K T4M HS

wp-3

WALL MOUNTED LED luminaire, DARK

SKY FRIENDLY (NO UPLIGHT), shielded

where required

11'-4" bLACK 1,906 L 4,000K

b0

u0

g1

70 12 VA

LITHONIA

DSXW1 P1 40K T2S

ww-1

outdoor led wall cylinder with

wall wash up and downlight 8'-0" black 1,085 L 4,000k

b1

u4

g0

70 14 VA

LITHONIA

OLLWU P1 40K DDB

** pole light fixture mounting heights are from finish grade to top of fixture. pole dimensions shall be mounting height - base height.

** POLE LIGHT FIXTURES ON SITE PHOTOMETRIC PLAN LABELED With "HS" TO HAVE HOUSE-SIDE SHIELD.

** pole light fixtures on site photometric plan labeled with "egs" to have external glare shield. (egs-r = rear  /  egs-f = front)

** CONTRACTOR TO SUBMIT ANY FIXTURE ALTERNATES THAT DIFFER FROM SPEC'D TO ARCHITECT FOR APPROVAL.

** CONTRACTOR TO SUBMIT CUT SHEETS ON ALL FIXTURES TO ARCHITECT FOR APPROVAL.

** building mounted emergency lights not shown or described as part of site plan approval. see architectural construction

   drawings for the building for all exterior emergency fixtures. plans to be submitted for permit upon site plan approvals.

2
'-
0

"
5
'-
0

"

2'-0"

finish grade

form exposed conc
base w/ sonotube
(rub out form marks)

1" MIN. PVC COATED GRS
conduit from electric
service to run up ftg
into light pole

(6) #6 bars vertical
EQUALLY SPACED

#3 TIES @ 12"
intervals vert.

24"∅ concrete footing,
4000 PSI, 60" below finish
grade
**or per manufacturer
  requirements

(m
in

)
(m

in
)*
*

UFER GROUND W/ 20 L.F.
#4 AWG BARE CU COILED
+3" FROM BOTTOM OF
CONC. FOOTING
(ALT.- PROVIDE 10'L.X3

4"
GROUNDING ROD)

(min)

SITE PHOTOMETRIC NOTES -

1. ALL OUTDOOR LIGHTING UTILIZED FOR GENERAL ILLUMINATION IS DESIGNED TO DIMINISH GLARE and LIGHT POLLUTION TO ADJACENT
PARCELS and/OR ROADWAYS PER THE ARCHITECTURAL PLANS. SEE SITE PHOTOMETRIC PLAN FOR LIGHT LEVELS.

2. all light levels are measured at the ground-plane or the site (0 feet - 0 inch).

3. FIXTURES ARE TO BE PROVIDED With HOUSE-SIDE SHIELDS AS and WHERE REQUIRED.

4. fixtures are provided with glare reducing shields at the front or rear of the fixture as and where required.

5. ALL EXTERIOR LIGHT FIXTURES (AREA and BUILDING MOUNTED) ARE "DARK SKY FRIENDLY" COMPLIANT (unless noted otherwise)
With THE INTERNATIONAL DARK SKY ASSOCIATION (IDA) PER LOCAL CITY ORDINANCE.

6. NO LIGHT MEASURED AT THE PROPERTY LINEs ABUTTING commercial properties IS GREATER THAN 1.0 FOOTCANDLES PER
LOCAL CITY ORDINANCE. subject properties are not abutting any local residential districts.

7. NO LIGHT FIXTURES ARE LOCATED WITHIN 5 FEET OF ANY PROPERTY LINE and ARE DIRECTED AND SHIELDED ACCORDINGLY TO
CAST LIGHT AWAY FROM ALL ADJACENT PROPERTIES.

8. ALL LIGHT POLES ARE LOCATED WITHIN PARKING LANDSCAPE AREAS and AT SITE BOUNDARY GREEN / LANDSCAPE AREAS.

9. light pole fixtures on parcel id 17-15-436-003 are provided with external glare shields at the front of the fixture
to reduce glare towards the roadway and adjacent properties. fixtures are additionally provided with
house-side shields to limit outward side glare.

10. light pole fixtures on parcel id 17-15-435-008 are provided only with house-side shields to reduce excess glare.
fixtures are directed away from roadways to ensure no glare provided.

11. all building mounted luminaries are provided with house-side shields to reduce external glare.

12. ANY and ALL LIGHT POLE LOCATIONS ABUTTING PARKING AREAS ARE LOCATED 2 FT FROM BACK OF CURB LOCATIONs.

13. see detail #2, this sheet, for pole orientation angles for parcel id 17-15-436-003 to ensure proper light display.

14.pole light fixtures on parcel id 17-15-435-008 are to be directed perpendicular to the curb line as shown on plans.

provide architect with specifications
on light fixture, pole design, fasteners,
and pole base for approval

2
'-
6
"

(m
in

)

finish grade

2
'-
0

"

(m
in

)

2-PIECE CAST ALUMINUM BASE
COVER (BLACK) TO ENCLOSE
GROUT BED, BASE, & BOLTS

HANDHOLE (2"W.X4"H.) LOCATED
12" ABOVE TOP OF POLE BASE

CAST ALUMINUM TOP
CAP (BLACK)

CONC. LIGHT POLE
BASE LOC'D BELOW

3
4" chamfer

(typ)

trowel top of
conc. base for
smooth finish

HAND HOLE W/ COVER
BY POLE
MANUFACTURER

caulk collar
to light pole

(4) 34"∅X 18"L MIN. STL.
ANCHOR ROD & BOLTS
SECURED TO STL BASE
PL as REQUIRED.
COORD. EXACT REQ'MTS
W/ MANUFACTURER

BOND GROUNDING
ELECTRODE TO RIM OF
HANDHOLE AT POLE

LIGHT FIXTURE MOUNTING DETAIL
NTS

al-2 located
at se corner

· POLE LIGHT FIXTURES BY "LITHONIA" PER PLANS.

· LIGHT POLE BY "LITHONIA" PER PLANS.

· ALL light pole mounting to be single and dm19as

· SEE SITE PLAN / SITE PHOTOMETRIC PLAN FOR POLE LIGHT
FIXTURE LOCATIONS and ORIENTATION.

AS-4

2

AS-4

3

AS-4

5

AS-4

4

N
site photometric plan
1" = 20'

pHOTOMETRIC statistics

parcel id: 17-15-436-003 17-15-435-008

parking lot: high activity general

A. AVERAGE: 1.9 fc 1.3 fc

B. MAXIMUM: 3.9 fc 2.5 fc

C. MINIMUM: 0.0 fc 0.4 fc

d. coefficient variance: 0.45 0.42

parcel area:

A. AVERAGE: 1.6 fc 1.0 fc

b. maximum: 7.0 fc 2.5 fc

c. minimum: 0.0 fc 0.1 fc

d. coefficient variance: 0.85 0.61

building entrance:

A. AVERAGE: 5.6 fc --

b. maximum: 7.0 fc --

c. minimum: 3.7 fc --

d. coefficient variance: 0.17 --

site permieter PHOTOMETRIC STATISTICS:

a. north maximum: 1.0 fc 0.5 fc

b. east maximum: 1.0 fc 0.6 fc

c. south maximum: 1.0 fc 0.8 fc

d. west maximum: 1.0 fc 0.2 fc

see sheet a-2 for building
mounted light fixture details

POLE LIGHT & shrub

LOCATION DETAIL
NTS

CONCRETE LIGHT
POLE BASE

2'-0"

(MIN.)

CONCRETE
CURB &
GUTTER

GROUND SURFACE
PER PLANS

POLE BASE
FOUNDATION

LANDSCAPE PLANTING
AREA IF SHOWN ON
PLANS (TYPICAL)

AS-4

1

anchor base pole schedule

mark pole description

attached fixture(s)

mfg / item #

quantity

fixtures

per

schedule

ssa-1

square straight aluminum general

purpose light pole with flat pole

top, standard handhole and bolt

caps and base cover. pole to be

provided with durable polyester

powder coat painted finish -

black.

pole shaft 4-inch x 17.5-feet** with

0.125-inch thick pole wall to be

rated at 3.9 epa. bolts to be

provided per light pole base detail

and per manufacturer requirements.

singles al-1 single

al-2 single

al-3 single

"lithonia"

ssa 17-6 4c

dm19as nec

fbc dblxd

** light poles are designed for 1.3 gust at 100 mph.

** all light poles are to be 17.5-feet in length accounting for a 2.5-foot tall

   concrete base. the maximum height of the light poles for fixture mounting

   shall and not to exceed 20-feet. coordinate pole base in field to verify

   exact light pole order dimension.

** CONTRACTOR TO SUBMIT ANY FIXTURE ALTERNATES THAT DIFFER FROM specified TO

   ARCHITECT FOR APPROVAL.

** CONTRACTOR TO SUBMIT CUT SHEETS ON ALL FIXTURES TO ARCHITECT FOR APPROVAL.

pole base schedule

shaft

base

size

bolt

circle

bolt

projection

base

square
bolt size

anchor

bolt
template

4c

8.5-inch to

9.625-inch
3.125-inch 9.938-inch 3/4-inch x

18-inch x

3-inch

ab18-0 abtemplate

pj50045

** see manufacturer specifications.

ordinance illumination general guidelines

exterior lighting -                                   high activity illumination

A. active vehicular use areas: 2.0 fc

B. general parking areas: 1.0 fc

c. general pedestrian areas: 1.0 fc

building exteriors -

a. entry active use: 5.0 fc

b. building surrounds: 1.0 fc

c. walkways: 0.5 fc

street hierarchy -                                     non-residential areas

a. major roadway: 1.4 fc

b. collector roadway: 1.0 fc

c. local roadway: 0.6 fc

al-2 located
at sw corner

al-1 located
at nw corner

18
°

3
2
°

5
5
°



24134-8

job no.

sheet no.

p
r

o
j
e
c
t
 -

s
h
e
e
t
 t

it
l
e
 -

© Th
es

e 
Pl

an
s 

A
re

 T
he

Ex
cl

us
iv

e 
Pr

op
er

ty
 o

f
R

.A
. C

hi
es

a 
A

rc
hi

te
ct

s,
 P

.C
.

Th
ey

 A
re

 N
ot

 T
o 

B
e

M
od

ifi
ed

, R
ep

ro
du

ce
d

or
 R

e-
U

se
d 

W
ith

ou
t T

he
Ex

pr
es

se
d 

W
rit

te
n

Pe
rm

is
si

on
 o

f T
hi

s 
Fi

rm

C
op

yr
ig

ht

A-1

11
0

 p
e
r

r
y
 a

v
e
n
u
e

c
it
y
 o

f
 b

ig
 r

a
p

id
s
, 
m

i 
4
9
3
0

7

p
r

o
p

o
s
e
d

 c
o
m

m
e
r

c
ia

l
 d

e
v
e
l
o
p

m
e
n
t
 -

M
em

be
r O

f T
he

A
m

er
ic

an
 In

st
itu

te
O

f A
rc

hi
te

ct
s

R
.A

. C
H

IE
S

A
 A

R
C

H
IT

E
C

T
S

, P
.C

.
43

26
0 

G
ar

fi
el

d
 R

d
.  

S
u

it
e 

21
0

C
lin

to
n

 T
o

w
n

sh
ip

, M
ic

h
ig

an
 4

80
38

(5
86

) 
26

3-
55

19

s
it
e
 p

l
a
n
 a

p
p

r
o
v
a
l

0
1/
2
4
/2

5

3
0

2
0

1 
o
r

c
h
a
r

d
 l

k
. 
r

d
.

s
u
it
e
 1
10

f
a
r

m
in

g
t
o
n
 h

il
l
s
, 
m

i 
4
8
3
3
4

j
a
s
o
n
 k

is
h
m

is
h
 (
2
4
8
) 
2
17

-
12
3
4

2
,3

6
2
 S

.F
.

F
L
O
O
R

 P
L
A
N

N
floor plan
1
4" = 1'-0"

11'-2" 11'-8" 43'-10"

66'-8"

5
'-
2
"

3
3
'-
10

"

3
9
'-
0

"

TAMPER ALERT
DEVICE

DOOR HINGE
BEYOND

KNOXBOX
FLANGE

TAMPER ALERT
WIRING TO BUILDING
ALARM SYSTEM

3"X3"X3
16" STEEL

SQUARE WASHER
FOR 38" BOLT

KNOXBOX DETAIL

BOX SECURED W/ 38"∅
STEEL FASTENERS (GR. 5)
PER MFG. REQ'MTS

nts (RECESS MOUNT)

KNOXBOX #3271
(BLACK) W/
TAMPER SWITCH
SECURITY ALARM

5
'-
4
"

A-1

2 PARTIAL EXTERIOR WALL SECTION
A-1

1

1" = 1'-0"

5/8" GYPSUM BOARD

mineral wool stud
cavity insulation

continuous eps insulation
w/ sto finish over primer,
mesh and base coat

continuous exterior
wrb all areas

interiorexterior

varies

1/2" exterior gr.
wood sheathing

in-fill stud framing

dining area seating ................. 41 seats
exterior patio seating ......... 20 seats
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KEYNOTE LEGEND
1 EIFS - REFER TO SPECIFICATIONS FOR ADDITIONAL INFORMATION.

2 EIFS JOINT ALIGNED WITH BUILDING ELEMENTS AS SHOWN - REFER TO MANUFACTURER'S
RECOMMENDATION FOR SPACING REQUIREMENTS.

3 PREFINISHED METAL COPING.

4 THERMALLY BROKEN ALUMINUM STOREFRONT SYSTEM WITH 1" INSULATED GLAZING - CAULK
AROUND ENTIRE PERIMETER OF OPENINGS.

5 STAINLESS STEEL COW TOUNGE OVERFLOW ROOF DRAIN DISCHARGE.

6 PREFINISHED METAL CANOPY W/ INTEGRAL LIGHTING.

7 PREFINISHED DARK BRONZE ALUMINUM PASS-THRU WINDOW WITH INTEGRATED INTERIOR AIR
CURTAIN, TRANSOM AND SIDELITES - CAULK AROUND ENTIRE PERIMETER OF OPENING.

8 8" CONCRETE SAFETY BOLLARD.

9 WALL PACK LIGHT (X6).

10 LED CHANNEL LIGHT (X9) - LENGTH TO MATCH CANOPY

11 CONCRETE SPLASH BLOCK.

12 EXTERIOR EMERGENCY LIGHT (E2).

13
HATCHED AREA INDICATES EXTENTS OF BLOCKING TO BE PROVIDED BY GENERAL CONTRACTOR -
PROVIDE ELECTRICAL ACCESS AS REQUIRED - COORDINATE ADDITIONAL REQUIREMENTS WITH
TENANT SIGNAGE VENDOR.

14 6" HIGH VINYL BUILDING ADDRESS NUMBERS - COORDINATE REQUIREMENTS WITH AUTHORITIES
HAVING JURISDICTION.

15 FROST PROOF WALL HYDRANT.

16 PREFINISHED BRAKE METAL - MATCH STOREFRONT FINISH.

17 BRAKE METAL SEAM LOCATION, MAINTAIN ALIGNMENT WITH ADJACENT FINISHES.

18 INSULATED HOLLOW METAL DOOR AND FRAME - CAULK AROUND ENTIRE PERIMETER OF OPENING.

19 ELECTRICAL METER.

20 ELECTRICAL FUSED DISCONNECT SWITCH.

21 EXTERIOR ROOF LADDER WITH LOCKING GATE.

22 GAS METER

23 DOOR BELL - MOUNT BETWEEN 36" AND 48" ABOVE GRADE.

24 EIFS WITH SCORED 3/4" 'V' REVEALS - REFER TO ELEVATIONS FOR REVEAL SPACING.

25 RAISED PARAPET BEYOND - EXTERIOR FINISHES TO WRAP AROUND ON EXPOSED SIDES.

EXT. ELEV GENERAL NOTES
A. METAL CANOPY IS AVAILABLE FROM AMERICAN PRODUCTS, INC. (API), PHONE: (813)-925-0144, E-MAIL:

BIDS@AMERICANPROD.COM

EXTERIOR FINISH SCHEDULE
FINISH MATERIAL COLOR REMARKS
EF-1 EIFS MATCH PT-1
EF-2 EIFS MATCH PT-2

MTL-1 PREFINISHED METAL COPING PPG #1010-2 "FOG" TO MATCH ADJACENT FINISH
MTL-2 PREFINISHED METAL COPING PPG #1001-6 "KNIGHT'S ARMOR" TO MATCH ADJACENT FINISH

PT-1 PAINT PPG #1010-2 "FOG" FLAT FINISH
PT-2 PAINT PPG #1001-6 "KNIGHT'S ARMOR" FLAT FINISH

east elevation
1/4" = 1'-0"

west elevation
1/4" = 1'-0"

south elevation
1/4" = 1'-0"

north elevation
1/4" = 1'-0"

elevations provided by others



24134-8

job no.

sheet no.

p
r

o
j
e
c
t
 -

s
h
e
e
t
 t

it
l
e
 -

© Th
es

e 
Pl

an
s 

A
re

 T
he

Ex
cl

us
iv

e 
Pr

op
er

ty
 o

f
R

.A
. C

hi
es

a 
A

rc
hi

te
ct

s,
 P

.C
.

Th
ey

 A
re

 N
ot

 T
o 

B
e

M
od

ifi
ed

, R
ep

ro
du

ce
d

or
 R

e-
U

se
d 

W
ith

ou
t T

he
Ex

pr
es

se
d 

W
rit

te
n

Pe
rm

is
si

on
 o

f T
hi

s 
Fi

rm

C
op

yr
ig

ht

A-3

11
0

 p
e
r

r
y
 a

v
e
n
u
e

c
it
y
 o

f
 b

ig
 r

a
p

id
s
, 
m

i 
4
9
3
0

7

p
r

o
p

o
s
e
d

 c
o
m

m
e
r

c
ia

l
 d

e
v
e
l
o
p

m
e
n
t
 -

M
em

be
r O

f T
he

A
m

er
ic

an
 In

st
itu

te
O

f A
rc

hi
te

ct
s

R
.A

. C
H

IE
S

A
 A

R
C

H
IT

E
C

T
S

, P
.C

.
43

26
0 

G
ar

fi
el

d
 R

d
.  

S
u

it
e 

21
0

C
lin

to
n

 T
o

w
n

sh
ip

, M
ic

h
ig

an
 4

80
38

(5
86

) 
26

3-
55

19

s
it
e
 p

l
a
n
 a

p
p

r
o
v
a
l

0
1/
2
4
/2

5

3
0

2
0

1 
o
r

c
h
a
r

d
 l

k
. 
r

d
.

s
u
it
e
 1
10

f
a
r

m
in

g
t
o
n
 h

il
l
s
, 
m

i 
4
8
3
3
4

j
a
s
o
n
 k

is
h
m

is
h
 (
2
4
8
) 
2
17

-
12
3
4

2
,3

6
2
 S

.F
.

e
l
e
v
a
t
io

n
s

east elevation
nts

west elevation
nts

south elevation
nts

north elevation
nts

colored elevations shown for graphical representation only.
see sheet a-2 for exact information and criteria for building elevations.

elevations provided by others

REMOTE HEAD FIXTURE DETAIL
NTS "LITHONIA" ERE

6
5
8
"

41
4"

A-3

2

10"

181
2"

7
5
8
"
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lANDSCAPE REQUIREMENTS

section 8.6:2   greenbelt sTREET FRONTAGE and streetscape REQUIREMENTS:

1. 17-15-436-003 (primary) perry ave and clark street (frontage) -

a. 1 deciduous TREE / 30 lf OF total FRONTAGE     or     271.43 lf / 30 lf  =  9 trees

b. TREE'S PROVIDED   =  9 TREES  (9 deciduous)

2. 17-15-435-008 (satellite) perry ave and clark street (frontage) -

a. 1 deciduous TREE / 30 lf OF total FRONTAGE     or    256.82 lf / 30 lf  =  9 trees

b. TREE'S PROVIDED   =  9 TREES  (6 deciduous and 3 evergreen)

section 8.6:5   greenbelt right-of-way site visibility clearance:

1. 17-15-436-003 (primary) corner of perry ave and clark street -

a. 20 ft corner clearance with no plant material obstructions greater than 30 inches in height

2. 17-15-435-008 (satellite) corner of perry ave and clark street -

a. 20 ft corner clearance with no plant material obstructions greater than 30 inches in height

section 8.5:1   INTERIOR TREE REQUIREMENTS:

1. 17-15-436-003 (primary) -

a. commercial district:  1 canopy tree / 7 parking spaces   or   19 spaces / 7  =  3 trees

b. TREE'S PROVIDED   =  3 TREES  (3 evergreen)

2. 17-15-435-008 (satellite) -

a. commercial district:  1 canopy tree / 7 parking spaces   or   18 spaces / 7  =  3 trees

b. TREE'S PROVIDED   =  7 TREES  (4 deciduous and 3 evergreen)

landscape and planting notes -

1. contractor shall verify locations of all site utilities - gas, electric, communication,
sanitary, storm, and water. contact miss dig and coordinate with civil engineering plans.
any damage or interruption of services shall be the responsibility of the contractor.

2. all construction and plant material locations to be adjusted on-site if necessary.

3. planting quantities shall be provided per the landscape plan schedule and meet the
minimum standards of the city ordinance. any variation in landscape quantites that
deviate from the landscape schedule to be coordinated and approved by architect.

4. any substitution of plant materials or alternation in plant sizes and/or
specifications shall be confirmed by the architect.

5. all plant material shall be nursery grown, free of pests and disease, hardy
and be guaranteed for one year upon installation.

6. plant beds shall be mulched and dressed w/ 4-inches of finely double shredded
hardbark mulch or stone. verify with architect on exact type and color prior to
ordering and installation. (landscape stone preferred for durability and aeshetics).

7. plant beds shall be spade cut or edged with metal edging, 1/8-inch thick x 4-inch tall,
installed with stakes per manufacturer's requirements. top of edging shall be
1/2-inch above finish grade (alternate - top of edging to be flush with finish grade).

8. all landscaping shall be maintained in good condition.

9. all adjacent disturbed areas shall be repaired as required.

10. all planting areas to be repaired with appropriate soil mixtures and fertilizers before
plant installation.

11. all large trees shall be staked, guyed and wrapped.

12. remove all twine, wire and burlap from tree and shrub earth balls and from tree
trunks as recommended.

13. at the time of site preparation, contact architect, if required, to review all
existing vegetation and tag material to be saved or relocated.

14. dig shrub pits 12-inches larger than root balls and tree pits dug 24-inches larger than
root balls. backfill with one-part top soil and one-part soil from excavated planting.

15. lawn trees shall be mulched with a 24-inch wide minimum of 6-inch deep shredded bark ring
or approved alternative design for trunk protection.

16. plant material, especially evergreens, to be planted higher than normal when
heavy soil conditions (clay, etc.) exist.

17. provide seed or peat sod as required for landscape areas.

18. provide all grass areas with irrigation system and automatic timer.

SHRUB TREE

PLANTING DETAIL
NTS

6"

MIN.

4
"

SCARIFY PLANTING
PIT SIDES W/ 4" MIN.
(ALT. 6") COMPACTED
NATIVE MATERIAL

PLANTING MIXTURE

CUT & REMOVE WIRE
BASKET & BURLAP
FROM TOP HALF OF
ROOTBALL

6"D. MULCH BED
(ALT. 4") W/ 3" BARE
SOIL AT BASE OF
TRUNK TO EXPOSE
ROOT FLARE

SHRUBS PLANTED IN
BEDS SHALL HAVE
ENTIRE BED MASS

EXCAVATED &
BACKFILLED W/
PLANT MIX. PLANTS
NOT TO BE INSTALLED
IN INDIVIDUAL HOLES

SHRUB PER SCHEDULE
(SEE PLANS)

PERENNIAL
PER
SCHEDULE
(SEE PLANS)

2" DOUBLE
SHREDDED
HARDWOOD
BARK / MULCH

12"D. PLANTING
MIXTURE

SUBGRADE

PERENNIAL

PLANTING DETAIL
NTS

SOD INSTALLATION DETAIL
NTS

1" MIN. SOD
THATCH
LAYER

3" TOPSOIL

UNDISTURBED
SOIL (TYP.)

BOTTOM OF SOD THATCH
LAYER TO BE 1" MIN. BELOW
TOP OF CONCRETE CURBS
& CONCRETE WALKS

CONCRETE CURB
& PAVING.
SEE PLANS FOR
EXACT CONDITIONS

LANDSCAPE

EDGING DETAIL
NTS

METAL EDGING
(1" A.F.G.)

GRASS AREA

WOOD STAKE

LANDSCAPE
STONE BED

GEOTEXTILE
FILTER FABRIC

VALVE BOX DETAIL
NTS (WHERE APPLICABLE/

 NOT SHOWN ON PLANS)

GROUND PLATE
AS/WHERE REQ'D

SPRINKLER VALVE/CONTROL
FOR REFERENCE (EXACT
CONDITIONS MAY VARY)

GRASS AREAVALVE OR MULTI-PURPOSE
BOX W/ BOLT DOWN LID

AS-3

1

AS-3

5

AS-3

9

AS-3

4

AS-3

6

landscape schedule

mark symbol type qty.

description install size mature size

botanical name common name

caliper,

height, or

volume

height spread

tree's

tca deciduous 19 tilia cordata
little-leaved

linden

2.5-inch

caliper
40 ft-50 ft 35 ft- 40 ft

ppf evergreen 9

picea pungens

var glauca

fastigiata

columnar blue

spruce
6 ft tall 20 ft- 30 ft 6 ft - 8 ft

shrub's / perennials / grasses

bx evergreen 74 buxus hybrids
green velvet

boxwood
2 ft tall 3 ft - 4 ft 3 ft - 4 ft

hl pERENNIAL 18 HEMEROCALLIS

DAYLILY

'STELLA D'ORO'

(GOLDEN YELLOW)

2 gallon

minimum
1.5 ft - 2 ft 1.5 ft - 2 ft

pa grass 16
pennisetum

alopecuroides

chinese fountain

grass

2 gallon

minimum
2 ft - 3 ft 2 ft - 3 ft

N
site landscape plan
1" = 20'

SCARIFY PLANTING PIT
SIDES W/ 4" MIN.
(ALT. 6") COMPACTED
NATIVE MATERIAL

12"

MIN.

3x rootball width

12"

MIN.

3x rootball width

PLANTING MIXTURE

CUT & REMOVE WIRE
BASKET & BURLAP
FROM TOP HALF OF
ROOTBALL

6"D. MULCH BED (ALT. 4")
W/ 3" BARE SOIL AT BASE
OF TREE TRUNK TO
EXPOSE ROOT FLARE

STAKE TREES AT FIRST
BRANCH W/ NYLON OR HEMP
ROPE GUY WIRES
(3 TOTAL / 120° APART)

2"X2"X24"D. WOOD
STAKES, TYP. 3
(ALT.- VERT. STAKES
36"A.F.G.)

18
"

18
"

DECIDUOUS TREE PER
PLANS (SEE SCHEDULE)

EVERGREEN TREE PER
PLANS (SEE SCHEDULE)

DECIDUOUS TREE

PLANTING DETAIL
NTS

EVERGREEN TREE

PLANTING DETAIL
NTS

6
"

6
"

proposed building
1 story  /  2,326 s.f.

tca

(3) ppf

continuous 48"h. hedge
planting (mature size)
along parking spaces
(typ.)

8'w. concrete public walk (typ.)

pedestrian
access from
satellite lot to
project site

site ground sign
monument - see
plans for details

site green areas
to be provided w/

sod & irrigation
(typical)

pervious areas w/
landscape stone
topping over weed
barrier (typ.)

pop-up sprinkler

assembly detail
NTS (WHERE APPLICABLE/

 NOT SHOWN ON PLANS)

AS-3

10

rainbird or approved
equal nozzle & cap
placed 1/4" min. above
finish grade

lateral pipe

field-built swing
arm (8" - 18" max.)

locate sprinkler within
12" of edge of pavement

pop-up sprinkler
w/ bottom inlet

AS-3

7

AS-3

3

deciduous tree staking / guying notes -

caliper size staking / guying mulch saucer dimension

≤ 2.0" ................. double stake ...................... 4 ft. diameter

2.5"  - 3.5" ................. triple stake ...................... 5 ft. diameter

4.0" - 6.0" ................. triple guy ...................... 8 ft. minimum diameter
(extend outside diameter
to include guying stakes)

(3) pa

exact site landscape material and species may vary from landscape plan shown based on exact
nursery selection and product availability. all selections to be coordinated with architect as required.

(alt.- stone bed) (alt.- stone bed)

(alt.- stone bed) (alt.- stone bed)

tcatcatcatcatca

tca

tca

tca

(4) hl

(5) pa

(4) hl(3) pa(10) bx(3) bx(5) bx(5) bx

(3) bx

(5) pa

(4) bx

(10) hl

(3) ppf
tca

tca
tca

(3) ppf

tca

tca tca tca tca
tca

(4) bx (5) bx (5) bx (9) bx

ex. 8'w. concrete public walk (typ.)

2
'

reinforced site
retaining wall

open green areas on-site may
be utilized for plowed snow
in winter months, else if required,
hauling snow off-site shall occur

perimeter green
areas on-site may
be utilized for
plowed snow in
winter months,
else if required,
hauling snow
off-site shall
occur

level 3 district

level 3 district

level 3 district

level 3 district

level 3 district

level 3 district

perry ave.
c
l
a
r

k
 s

t
.

tca

17-15-436-003

17-15-435-008

landscape green areas
on-site are possible locations
for snow holding areas

(21) bx
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STAFF REPORT TO THE PLANNING COMMISSION

TO: Planning Commission

FROM: Michelle Stenger, Community Development Director

SUBJECT: Site Plan Review for Chipolte at 110 Perry Ave and 202 Perry Ave

DATE: 3/19/2025

Introduction

Applicant, RA Chiesa Architects, representing Chipolte, is applying for a Site Plan Review for a
restaurant with a pick up window at 110 & 202 Perry Avenue (PIN 17-15-436-003 &
17-15-435-008). The properties are currently zoned C-3.  The applicant is proposing to tear down
the existing structure and replace it with a new structure that will house a restaurant with a pick
up window and a parking lot.

The two properties are located along the north side of Perry Ave, just to the west of State Street. 
Clark Street is located between the two properties being reviewed.  110 Perry Ave is .44 acres
and 202 Perry Ave is .29 acres.  Currently the properties have both been developed for
commercial use, one has an existing dilapidated parking lot and the other has a vacant bank with
a drive thru structure.  

The C-3 district allows for all uses in the C-2 and C-1 districts.  It also allows for drive-in eat and
drinking establishments, gasoline service stations and other similar establishments.  The
applicant does not provide a typical drive thru facility where you order onsite and your food is
out while you wait in line.  Instead the business is an order prior to getting there and having a
pickup only window.  This business seems to staff to fit the same type of businesses as the other
automobile related establishments in the C-3 district.  

Site Plan Review Process and Procedure

The Site Plan Review Application was received by the Community Development Department on
February 24, 2025, and was deemed in compliance with Section 9.4. of the Zoning Ordinance
which stipulates required Site Plan Review application materials. As required by Ordinance, Site
Plan Reviews must go through a public hearing process. Notice was posted in the Big Rapids
Pioneer on March 4, 2025, and sent to all property owners within 300 feet of the site.

The Site Plans were shared with the Fire Marshal and the Public Works Department’s
Engineering staff.  No concerns from either department were expressed.  

Criteria for Review of Site Plan Review Applications

Section 9.6 of the Zoning Ordinance sets criteria for reviewing Site Plan Review applications:

9.6:1 That there is a proper relationship between the existing streets and highways within the vicinity
and proposed deceleration lanes, service drives, entrance and exit driveways and parking areas to
ensure the safety and convenience of pedestrian and vehicular movement. With respect to
vehicular and pedestrian circulation, including walkways, interior drives, and parking, the site
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shall be developed so that access points, general interior traffic circulation, pedestrian
circulation, and parking areas are safe and convenient and, insofar as practicable, do not detract
from the design of the proposed buildings and existing structures on neighboring properties.

Staff Response:  The site is laid out a manner that will allow for safe vehicular and pedestrian
traffic.  The applicant is changing the entrance to the site off of Perry which will require MDOT
approval.  The applicant also is showing possible sidewalks on both sides of Clark Street,
depending on community input.  Staff feels that adding sidewalks the whole length on the west
side and between to two sidewalks on the east side of Clark Street would better serve the
pedestrian as there are multiple opportunities to access the site then. 

9.6:2 All elements of the site plan shall be harmoniously and efficiently organized in relation to the
topography, the size and type of the lot, the character of adjoining property, and the type and size
of buildings. The site shall be developed so as not to impede the normal and orderly development
or improvement of surrounding property for uses permitted in this Ordinance.

Staff Response:  The applicant has organized the property in such a way that the existing
neighboring properties will have little impact.  

9.6:3 That as many natural features of the landscape shall be retained as possible where they furnish a
barrier or buffer between the project and adjoining properties used for dissimilar purposes and
where they assist in preserving the general appearance of the neighborhood. The landscape shall
be preserved in its natural state, insofar as practical, by minimizing tree and soil removal, and by
topographic modifications which will result in maximum harmony with adjacent areas.

Staff Response:  There is not currently an large amount of existing landscaping on the site as the
structure is likely older than the landscaping requirements in the ordinance.  The applicant is
providing a significant amount of landscaping around the parking area and structure.  There is
also more green space on the parking lot at 202 Perry, which currently has no landscaping.  

9.6:4 That any adverse effects of the proposed development and activities emanating there from which
affect adjoining residents or owners shall be minimized by appropriate screening, fencing,
landscaping, setback and location of buildings, structures and entryways. All loading and
unloading areas and outside storage areas, including areas for the storage of refuse, which face or
are visible from residential districts or public thoroughfares, shall be screened by a vertical
screen consisting of structural or plant materials no less than six (6) feet in height.

Staff Response:  The applicant has placed appropriate green belts along the public right of way
as well additional parking lot and building landscaping requirements.  The dumpster is
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appropriately screened and provides a smaller access door to help keep the main portion closed. 
The applicant has supplied a supplemental updated landscape sheet that meets requirements.  

9.6:5 That the layout of buildings and improvements will minimize any harmful or adverse effect
which the development might otherwise have upon the surrounding neighborhood. Physical
improvements including sidewalks, drives and parking areas shall be built to adequate standards
to minimize premature deterioration. Sites at which hazardous substances are stored, used or
generated shall be designed to prevent spill or discharges to the air, surface of the ground,
groundwater, streams, drains or wetlands. Secondary containment for above ground storage of
hazardous material shall be provided.

Staff Response:  There should be little impact on surrounding properties as the whole area is
commercial in nature and Perry Ave is a busy road so impacts should be very minimal.  

9.6:6 That all provisions of all local ordinances, including the City Zoning Ordinance, are complied
with unless an appropriate variance therefrom has been granted by the Zoning Board of Appeals.

Staff Response:  The applicant has met all the ordinance requirements.  

Planning Commissioners are encouraged to review the Application against the Criteria in Section
9.6 to decide if they find it meets or fails to meet them. These Criteria shall be used to decide the
Action taken by the Planning Commission.

Recommendation

Staff overall recommends approval of the site plan as it meets the ordinance requirements with
the following conditions/changes to be made and resubmitted for Staff to review and approve.

1. 6 foot wide ADA compliant sidewalks along both sides of Clark Street to facilitate more
pedestrian traffic.

a.  East side only between the two sidewalks, west side the length of property.  

3. A bike rack design that meets the recommendations in Essentials of Bike Parking by the
APBP. 

Action

Three options lay before the Planning Commission regarding Site Plan Review Applications:
Approval, Denial, or Approval with Conditions. Explanations and sample motions are below. 

Approval



4

An approval motion is appropriate when the Application meets the Standards of the Zoning
Ordinance and approves the Application. Sample motion:

“I move that the Site Plan Review Application for both phases of 110 &202 PERRY
AVENUE  (PIN 17-15-436-003 & 17-15-435-008) for a restaurant with a pick up, be
approved, because it meets all of the Criteria for Review set in Section 9.6 of the Zoning
Ordinance.”

Approval with Conditions

An approval with conditions motion is appropriate when the Application meets the Standards of
the Zoning Ordinance, but the Planning Commissioners believe a few minor conditions or
alterations are required. This motion approves the Application contingent upon the listed
conditions. Sample motion:

“I move that the Site Plan Review Application for an agricultural education center at 110
& 202 PERRY AVENUE (PIN 17-15-436-003 & 17-15-435-008), be approved with
conditions. The Application meets the Criteria for Review set in Section 9.6 of the
Zoning Ordinance, but conditions are required to (select from the relevant reasons below)

(1) Ensure that public services and facilities affected by the proposed land use or
activity will be capable of accommodating increased service and facility loads
caused by the land use or activity.

(2) Protect the natural environment and conserve natural resources and energy.

(3) Ensure compatibility with adjacent uses of land.

(4) Promote the use of land in a socially and economically desirable manner.

The following conditions are required to address this need: (list conditions [such as
requiring additional permits, revising plans to show needed changes, demonstrating
adequacy of the stormwater detention facilities, among others] here).

A revised, dated site plan and documents addressing the above shall be submitted for staff
approval within 60 days.”

Denial

A denial motion is appropriate when the Application fails to meet the Standards of the Zoning
Ordinance and ends the application process. Sample motion:

“I move to deny the Site Plan Review Application for an agricultural education center at
110 PERRY AVENUE (PIN 17-15-436-003 & 17-15-435-008), because it does not meet
Criteria 9.6:X of the Zoning Ordinance. (Fill in the X with which number Criteria the
application does not meet.)”
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REPORT TO THE CITY COMMISSION 
 
TO:   City Commission  
FROM: Michelle Stenger, Community Development Director 
SUBJECT: PILOT Ordinance 
DATE:  February 17, 2025 
 
 
Program/Initiative: 
 
Tax Exemption for Housing Development  
 
Background: 
 
Chapter 155 of the City Ordinance has established procedures and requirements for how Tax Exemption for 
Housing Developments are to be reviewed by the City.   Included in the packet is the chapter, however a brief 
overview will also be provided below. 

Purpose: The purpose of the tax exemption process is for developers to utilize as a way for the City to 
encourage the construction of housing developments for citizens of low income.   

Important Terms: 

Annual Shelter Rent: the total collections during an agreed annual period from all occupants of a housing 
development exclusive of charges for utilities (Rent collected minus portion for utilities). 

Contract Rents: As defined by the US HUD in regulations promulgated pursuant to the US Housing Act 
of 1937 (The amount of rent the developers are allowed to charge based on income/bedrooms/people) 

Utilities: Fuel, water, sanitary sewer service and/or electrical service.  Must be paid by the Housing 
Development. 

Service Charge: The amount of payment made to the City in lieu of paying property taxes. Is calculated 
using an established formula. 

Low Income: Incomes do not exceed 80 percent of the median family income of the area 

AMI: Average Median Income  

Types of developments permitted: Elderly housing developments which are federally-aided and multiple or 
single family dwellings for persons of low income. 

Establishing the Service Charge: There are two different service charges that the Ordinance outlines.  One is for 
elderly people, and one is intended for persons of low income.  The low income is the one we will be walking 
through, and it has a requirement of 10% of the shelter rents minus the actual utilities collected. 

Process: The applicant applies for the PILOT with a letter of interest.  The Planning Commission is the first 
board to review the request.  Prior to the Planning Commission Meeting information will also be sent to the 
Housing Commission so they can provide their input in writing to the Planning Commission.  The Planning 
Commission will make a recommendation to the City Commission.  The City Commission will review the 
request and make a final decision.   

Review Criteria: The following criteria is outlined in the City Ordinance.  All the criteria listed must be 
determined to be met by the City Commission in order to qualify for tax exempt status and a PILOT. 
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A. The Housing Development is designed for elderly or low income residents as defined in this chapter or 
applicable state or federal law; 

B. The Housing Development will meet a demand not adequately addressed in the existing housing 
inventory in the community; 

C. The Housing Development will  not have a significant negative impact on the existing rental housing 
market for substantially similar housing units; 

D. The Housing Development is designed so that a PILOT agreement is essential to financing of the 
proposed housing development; 

E. The Housing Development is designed to avoid an excessive concentration of subsidized housing in any 
particular section of the City of Big Rapids; 

F. The Housing Development will rehabilitate or remove some dilapidated or substandard housing stock 
within the City of Big Rapids. 

Example: 

This example is based off of an existing apartment complex within Big Rapids and is not a part of the proposed 
new development off of Fuller.  The existing complex was chosen because it made it easier to calculate SEV 
values and extrapolate information from.  The example was done to showcase the differences of a PILOT 
program versus other development for the City. 

72 Unit apartment complex being built on 6.140 acres.  For the calculation of a PILOT let’s assume all 72 units 
are at 60% AMI, 2 bedroom units, with a family of 3 and a 7% vacancy rate. 

 Market Rate 
Apartments 

Single Family Houses 
(2,000 sq ft, homestead) PILOT Undeveloped 

Number of Units 72 20 72  
SEV Value 1,740,200 2,092,000 1,740,200 19,200 
Property Tax Payment $96,738.41 $78,639 $77,459.40 $1,063.44 

 

PILOT payments are received and divided between the taxing jurisdictions in a similar manner to property 
taxes. 

Other things to consider in review would be: needs of the community, income taxes collected, capacity of 
infrastructure, infrastructure tap fees or other impacts/improvements of the development. 

Desired Action: 
 
No Action needed, just providing information. 



CHAPTER 155:  TAX EXEMPTION FOR HOUSING DEVELOPMENTS

Section

155.01 Purpose and findings
155.02 Definitions
155.03 Class of housing developments
155.04 Establishment of annual service

charge
155.05 Limitation on the payment of annual

service charge
155.06 Housing developments for which

construction or rehabilitation was
initiated during certain time period

155.07 Determination of qualified housing
developments

155.08 Preliminary review and
recommendation

155.09 Payment of service charge
155.10 Duration
155.11 Resolution; contractual effect

§ 155.01  PURPOSE AND FINDINGS.

It is acknowledged that it is a proper public
purpose of the State of Michigan and its political
subdivisions to provide housing for its citizens of low
income and to encourage the construction of
qualified housing developments by providing for a
service charge in lieu of property taxes in
accordance with the State Housing Development
Authority Act of 1966 (1966 PA 346, as amended, MCL
Section 125.1401 et. seq. ).  The City of Big Rapids is
authorized by this Act to establish or change the
service charge to be paid in lieu of taxes by any or all
classes of housing exempt from taxation under this
Act at any amount it chooses not to exceed the taxes
that would be paid but for this Act. 
(Ord. 490-02-02, passed 2-18-02; Am. Ord. 566-06-06,
passed 5-15-06)

§ 155.02  DEFINITIONS.

For the purpose of this chapter the following
definitions shall apply unless the context clearly
indicates or requires a different meaning.

ACT. The State Housing Development Authority
Act, being Public Act 346 of 1966, of the State of
Michigan, as amended.

ANNUAL SHELTER RENT. The total collections
during an agreed annual period from all occupants of
a housing development representing rent or
occupancy charges, exclusive of charges for gas,
electricity, heat, or other utilities furnished to the
occupants.

AUTHORITY. The Michigan State Housing
Development Authority.

CONTRACT RENTS.   As defined by the U.S.
Department of Housing and Urban Development in
regulations promulgated pursuant to the U.S. Housing
Act of 1937, as amended.

ELDERLY. A single person who is 55 years of
age or older or a household in which at least one
member is 55 years of age or older.

HOUSING DEVELOPMENT. A development
which contains a significant element of housing for
persons of low income and such elements of other
housing, commercial, recreational, industrial,
communal, and educational facilities as the Authority
determines improve the quality of the development
as it relates to housing for persons of low income.

MORTGAGE LOAN. A loan that is federally
aided (as defined in the Act) or made or to be made
by the Authority for the construction, rehabilitation,
acquisition and/or permanent financing of a housing
project, secured by a mortgage on the housing
project.

QUALIFIED HOUSING DEVELOPMENT. A
housing development with characteristics specified in
this chapter which the City Commission may find
exist and qualify the Housing Development for tax
exempt status.

SPONSOR. Any person(s) or entities that receive
or assume a Mortgage Loan.

UTILITIES. Fuel, water, sanitary sewer service
and/or electrical service which are paid by the
Housing Development.
(Ord. 490-02-02, passed 2-18-02; Am. Ord. 566-05-06,
passed 5-15-06; Am. Ord. 610-07-09, passed 7-6-09)
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§ 155.03  CLASS OF HOUSING DEVELOPMENTS.

It is determined that the class of housing
developments to which the tax exemption may apply
and for which a service charge shall be paid in lieu of
such taxes shall be elderly housing developments
which are financed or assisted by the Authority or
which are federally-aided  and multiple or single
family dwellings for persons of low income located in
the City of Big Rapids which are financed or assisted
by the Authority or which are federally-aided, and
which are found to be qualified housing
developments by the City Commission.
(Ord. 490-02-02, passed 2-18-02; Am. Ord. 566-05-06,
passed 5-15-06)

§ 155.04  ESTABLISHMENT OF ANNUAL
SERVICECHARGE.

(A) Housing developments found by the City
Commission to be qualified for tax exempt status and
the property on which they shall be constructed shall
be exempt from all property taxes from and after the
commencement of occupancy. The City,
acknowledging that the sponsor and the Authority, in
the case of a sponsor receiving a mortgage loan from
the Authority, shall have established the economic
feasibility of a housing development in reliance upon
the enactment and continuing effect of this chapter
and the qualification of the housing development for
exemption from all property taxes and a payment in
lieu of taxes as established in this chapter, agrees to
accept payment of an annual service charge for
public services in lieu of all property taxes.  

(B) The annual service charge for qualified
housing developments for which construction or
rehabilitation is initiated after January 1, 1990 but
prior to January 1, 2002 shall be as follows:  The
service charge for:

(1) Authority financed or federally-aided
housing developments for elderly persons shall be
equal to 4% of the difference between the annual
shelter rents actually collected and utilities.

(2) Authority financed or federally-aided
housing developments intended for persons of low 
income shall be equal to 10% of the difference
between the annual shelter rents actually collected
and utilities. 

(C) The annual service charge for qualified
housing developments for which construction or

rehabilitation is initiated on or after January 1, 2002
shall be as follows: The service charge for:

(1) Authority financed or federally-aided
housing developments for elderly persons shall be
equal to 0% of the difference between the annual
shelter rents actually collected and utilities.

(2) Authority financed or federally-aided
housing developments intended for persons of low
income shall be equal to 10% of the difference
between the annual shelter rents actually collected
and utilities. 

(3) The authorization of the 0% service
charge is within the discretion of the City
Commission.  In the event that a qualified housing
development is denied the 0% service charge, the
project shall receive authorization for a 10% service
charge, or such service charge between 0% and 10%
as the City Commission determines is appropriate.  

(4) For each qualified housing
development for which construction or rehabilitation
is begun after January 1, 2002, the City may by
resolution grant tax exempt status.  The resolution by
the City shall be based on the criteria in § 155.07, and
shall be effective on adoption.

(D) The term “low income” as used in this
chapter shall be the same as “low income persons
and families” as defined in Section 15(a)(7) of the Act.
(Ord. 490-02-02, passed 2-18-02; Am. Ord. 566-05-06,
passed 5-15-06)

§ 155.05  LIMITATION ON THE PAYMENT OF
ANNUAL SERVICE CHARGE.

Notwithstanding § 155.04,  the service charge to
be paid each year in lieu of taxes for the part of the
housing development which is tax exempt and which
is occupied by other than low income persons or
families shall be equal to the full amount of the taxes
which would be paid on that portion of the housing
development if the housing development were not
tax exempt.
(Ord. 490-02-02, passed 2-18-02; Am. Ord. 566-05-06,
passed 5-15-06)
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§ 155.06  HOUSING DEVELOPMENTS FOR
WHICH CONSTRUCTION OR REHABILITATION
WAS INITIATED DURING CERTAIN TIME
PERIOD.

Housing developments for which construction or
rehabilitation was initiated after January 1, 1990 but
prior to January 1, 2002 and which are currently
exempt from taxation and which are already making
annual service charge payments pursuant to
Ordinance 430-12-97 shall not be affected nor shall
the terms of the tax exemption and annual service
charge payments for those housing developments be
changed by reason of the passage of this chapter.
The cooperation agreement between the City of Big
Rapids and the Big Rapids Housing Commission
establishing payments in lieu of taxes for Housing
Commission properties developed prior to 1990 is
ratified and affirmed.
(Ord. 490-02-02, passed 2-18-02; Am. Ord. 566-05-06,
passed 5-15-06)

§ 155.07  DETERMINATION OF QUALIFIED
HOUSING DEVELOPMENTS.

A proposed housing development reviewed by
the City Commission and found to be qualified for tax
exempt status and a PILOT payment must satisfy all of
the following criteria:

(A) The Housing Development is designed for
elderly or low income residents as defined in this
chapter or applicable state or federal law;

(B) The Housing Development will meet a
demand not adequately addressed in the existing
housing inventory in the community;

(C) The Housing Development will not have a
significant negative impact on the existing rental
housing market for substantially similar housing
units;

(D) The Housing Development is designed so
that a PILOT agreement is essential to financing of the
proposed housing development;

(E) The Housing Development is designed to
avoid an excessive concentration of subsidized
housing in any particular section of the City of Big
Rapids; and

(F) The Housing Development will rehabilitate
or remove some dilapidated or substandard housing
stock within the City of Big Rapids.
(Ord. 566-05-06, passed 5-15-06)

§ 155.08  PRELIMINARY REVIEW AND
RECOMMENDATION.

Prior to action by the City Commission on a
request for tax exempt status on a proposed housing
development, a conceptual plan describing the
existing housing stock to be rehabilitated or
removed, and the number and type of new housing
units to be constructed, and the location of each
within the City, and the market for the proposed
housing units, and the importance of the tax exempt
status in making the Housing Development feasible,
shall be submitted to the Planning Commission for
review and recommendation to the City Commission
on each of the six criteria in § 155.07. The Big Rapids
Housing Commission shall be asked for its input and
recommendation on each of the six criteria, which
shall be provided in writing to the Planning
Commission prior to the Planning Commission’s
review of the request for tax exempt status.
(Ord. 566-05-06, passed 5-15-06; Am. Ord. 655-1-13,
passed 1-22-13)

§ 155.09  PAYMENT OF SERVICE CHARGE.

The service charge in lieu of taxes as determined
under the ordinance shall be payable in the same
manner as general property taxes are payable to the
City of Big Rapids.
(Ord. 490-02-02, passed 2-18-02; Am. Ord. 566-05-06,
passed 5-15-06)

§ 155.10  DURATION.

The tax exempt status of a housing development
approved for such status by resolution of the City
shall remain in effect and shall not terminate so long
as the mortgage loan remains outstanding and unpaid
or the Authority has any interest in the property;
provided, that construction of the housing
development commences within one year from the
effective date of the resolution.
(Ord. 490-02-02, passed 2-18-02; Am. Ord. 566-05-06,
passed 5-15-06)

§ 155.11  RESOLUTION; CONTRACTUAL EFFECT. 

A resolution of the City Commission granting tax
exempt status, as provided in this section, shall be
adopted for each housing development qualified
under the terms and provisions of this section.
Notwithstanding the provisions of section 15(a)(5) of
the Act to the contrary, a contract between the City 

2013 S-11



32 Big Rapids - Land Usage

and the sponsor with the authority as third party
beneficiary under the contract, to provide tax
exemption and accept payments in lieu of taxes as
previously described will be effectuated by
enactment of such a resolution by the City
Commission.
(Ord. 610-07-09, passed 7-6-09)
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Michigan Housing Funding Options: 
 

Terms:  

MSHDA – Michigan State Housing Development Authority 

AMI – Average Medium Income (information from MSHDA effective April 1, 2024) 

Program 1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7 Person 9 Person 
Extremely 
Low 16,750 20,440 25,820 31,200 36,580 41,960 47,340 52,550 

Very Low 
(50 % AMI) 27,900 31,850 35,850 39,800 43,000 46,200 49,400 52,550 

Low (80% 
AMI) 44,600 51,000 57,350 63,700 68,800 73,900 79,000 84,100 

 

Advertised wages for local or comparable job postings: 

Position Advertised Wage Yearly Income at 40hrs/Week 
Daycare Worker $12.50/hr 26,000 
Retail Team Lead $14/hr 29,120 
Assembler  $14.75/hr 30,680 
Pharmacy Technician $15/hr 31,200 
Medical Scribe $15.30/hr 31,824 
Phlebotomist $16/hr 33,280 
Line Cook $16/hr 33,280 
Paraprofessional $16/hr 33,280 
Machine Operator $18/hr 37,440 
Store Manager (Hardware) $--/hr 40,000 
Police Officer (With Degree) $--/hr 54,679 

 

 *See attached sheets for Rental limits 

State Wide Housing Plan – A plan developed in 2022 by the state for the region.  We are region F (included 
at the end of packet).  Partnership-F-Data-Document.pdf (michigan.gov) 

 

Programs: 

Housing TIF (using brownfield process) 

MSHDA Tax Exempt Notes 

Missing Middle – No indication of if there will be a round 3 

LIHTC – Low Income Housing Tax Credits 

https://www.michigan.gov/mshda/-/media/Project/Websites/mshda/developers/Statewide-Housing-Plan/SHP-Partners-Maps/Partnership-F-Data-Document.pdf?rev=6231c93e796b48e0accea3ef8d95e86e&hash=E2E230402D0B204D55375B23DE90955E


Gap Financing 

Opportunity Zones – provide capital gains tax incentives  

PILOT 

MI Neighborhood Program 

 

Program Information: 
Housing TIF (Tax Increment Financing):  

MSHDA Housing Tax Increment Financing (TIF) Program (michigan.gov) 

What does TIF mean: TIF districts allow a developer to purchase property at a pinpoint time.  As the 
property taxes increase due to a rise in property value money is captured and returned to the developer.  
The money captured is the difference between the new property taxes amount minus the amount at 
purchase.  

 

 

 

 

 

 

 

 

 

 

Process: The developer would be required to go through the local Brownfield Redevelopment Authority 
(BRA) to determine if approving a TIF was appropriate.  The developer would need to provide information 
on how the money being repaid each year would benefit the community.  Typically, the community would 
be looking at the decrease costs of rent or price in housing.  The BRA would determine if the request from 
the developer is reasonable.  The length of the TIF would be considered negotiable.  If the BRA were to 
approve the TIF then it would go through the City Commission for final municipal approval prior to being 
sent to the state. 

*Some communities have used the BRA to create guidelines on what they are looking for at %AMI in 
housing, number of units, or type of housing so the process of deciding and applying goes smoother. 

 

https://www.michigan.gov/mshda/developers/tax-increment-financing-tif


MSHDA Tax Exempt Notes 

The State sells tax-exempt notes and bonds, then takes the proceeds and loans the money to the 
developers.  The developers then use the money to build, own and operate low to moderate income 
housing.  Communities would only be involved with zoning, typical to any other development. 

 

LIHTC (Low Income Housing Tax Credit) 

Low Income Housing Tax Credits (LIHTC) (michigan.gov) 

Tax credit program through the federal government Tax Reform Act of 1986.  MSHDA receives 
approximately $20 Million a year to administer based on our state residency numbers.  

The maximum tax credit a project may receive is based on a percentage of the portion of rental housing 
(whether the housing is newly constructed or rehabilitated) that the owner agrees to maintain as both 
rent and income restricted for a period of at least 18 years. At a minimum, either 20 percent of the units 
must be for residents whose incomes do not exceed 50 percent of area median income or 40 percent of 
the units must be for residents whose incomes do not exceed 60 percent of the area median income (as 
determined and adjusted annually by HUD). The rents on the units must also be restricted. An annual 
credit equal to roughly 9 percent of the qualified basis of construction or rehabilitation costs is available 
to developments not utilizing federal or tax-exempt financing. An annual credit roughly equal to 4 percent 
of the qualified basis is applicable where federal or tax-exempt financing is utilized and, in certain cases, 
for acquisition cost associated with rehabilitation.  Communities would only be involved in zoning 
approval, typical of other developments, unless applicants were also utilizing other programs. 

 

Gap Financing  

Multi Family Direct Lending Programs (michigan.gov) 

In an effort to generate statewide rental housing production and achieve deep income targeting for lower 
income households, MSHDA will make available HOME, and Housing Trust Fund (HTF), (collectively 
referred to as “Gap Funding”) to be utilized in Round 18 of the Gap Financing Program. Participation in the 
Gap Financing Program requires the applicant to also obtain tax-exempt bond funded permanent 
financing from MSHDA 

All eligible developments will be required to utilize a following funding sources, at a minimum:  

• Tax-Exempt Bond senior construction/permanent mortgage through MSHDA’s Direct Lending 
program  

• 4% Low-Income Housing Tax Credit funding 

Eligible Projects:  

• $14.9 million will be available for projects that are creating new housing units (new construction 
or adaptive reuse of existing buildings) in large and medium sized cities throughout the state. In 

https://www.michigan.gov/mshda/developers/low-income-housing-tax-credits-lihtc
https://www.michigan.gov/mshda/developers/multifamily-direct-lending-pgrms


order to qualify, projects must be located in areas that do not meet the USDA RD definition of a 
rural area. 

• $10 million will be available for projects that are creating new housing units (new construction or 
adaptive reuse of existing buildings) in rural areas throughout the state. In order to qualify, projects 
must be located in areas that meet the USDA RD Multifamily definition of a rural area.   

• $3 million will be available for projects that are Preserving existing affordable housing regardless 
of geographic location throughout the state. 

All Gap funding loans are made with a 50-year term  

 

Opportunity Zones  

Home | Michigan Opportunity Zones (miopportunityzones.com) 

Opportunity Zones are an area of the community that is selected by the state where developers can 
invest or more easily attract investors by providing capital gains tax incentives.  The timeline for using the 
opportunity zone to gain capital gain tax incentives is dwindling quickly as the program was set to taper 
off after 2019.  It is unknown if the State will move forward with renewing the program and the capital 
gains tax incentives offered.   

 

 

PILOT:  

What is the PILOT program: Payment in Lieu of Taxes program allows for a developer to request a 
decreased property tax for an agreed upon payment. 

https://miopportunityzones.com/


Process: They are typically done with the Low Income Housing Tax Credits from MSHDA, but not 
necessarily required.  The City Commission would review an application to determine the impact and 
benefits of the request.  The City would then provide that information to the State who would make the 
final decision on the PILOT request.   

See Attached the City’s PILOT Program 

 

MI Neighborhood Program  

MI Neighborhood (michigan.gov) 

This is a new program just developed by MSHDA, so all the answers may not be available.  The program 
money needs to be earmarked by October of this year.  Our region has approximately $12,000,000.   

Size of Awards: 

Beginner (i.e., 0-2 grants or developer units implemented by applicant): Up to $200,000  

Intermediate (i.e., 3-4 grants or developer units implemented by applicant): Up to $400,000  

Advanced: (i.e., 5+ grants or developer units implemented by applicant): Up to $2 Million Plus up to 18%  

Administration funds based on documented expenditures or up to 18% developer fee or a combination of 
both, up to 18% total. Administration funds/Developer fee will be calculated and determined by MSHDA. 
Requests over $400,000 require 1:1 leverage. Source of leverage subject to MSHDA approval. 

Applicants Available: Nonprofit, local government, for profit developer 

Types of projects: 

Public Amenity:  

• Must be downtown 
• Maximum is $75,000 
• Community based public amenities (can have multiple in one application) 
• Eligible Activities: playground structures / amenities, walking path, mural, pocket park, pavilion, 

permanent benches, entranceway signage/lighting, orchards/perennials, dog park, community 
spaces / raised garden beds, gazebo, and picnic tables.  

Rehabilitation of Housing: 

• The maximum subsidy per unit is established by the grantee but may not exceed $40,000 for 
occupied units and may not exceed $100,000 for unoccupied units 

• Eligible Activities: Energy efficiency, accessibility improvements, minor home repair, exterior 
rehabilitation, substantial rehabilitation, renal redevelopment (mixed use structures) 

• Restrictions: Low Income = <60% AMI: at least 20% of the units in every project must serve this 
AMI. Moderate Income = <80% AMI, Middle Income = <120% AMI 

https://www.michigan.gov/mshda/neighborhoods/mi-neighborhood


• A five-year non-prorated, forgivable lien in the full amount of the assistance will be placed on 
properties that receive over $10,000. 

New Unit: 

• The maximum subsidy per unit is established by the grantee but may not exceed $100,000 and is 
restricted to unoccupied units. The average subsidy per unit within each project is up to $100,000 
with flexibility per unit based on demonstrated and documented need per a MSHDA approved 
proforma.  

• Each grantee will identify and secure a site, select product, oversee delivery and on-site 
installation (if applicable), as well as market and sell the home (if applicable).  

• A lien restriction in the format of a recorded lien or regulatory agreement will be imposed on all 
assisted units for a minimum timeframe of five years to ensure affordability of the assisted unit(s). 

• Eligible Activities: construction of single family for sale or rental housing, redevelopment of new 
unit on vacant sight that had a demo within 12 months. 

• Acquisition and redevelopment of vacant structure and resale to income eligible household 

 

 



% Built Pre‐1970

% Built After 2010

SF% 65.9% 10.1% MF% 5.8%
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Other or Multiracial

Monthly Costs:  Owners and Renters

Housing Stock
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5 year Market production goals (based on 75K units)

1 year Market production goals (based on 15K units)

201

40

150
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70

5 year Partnership goals (based on 75K units)

1 year Partnership goals (based on 15K units)

7,025 6,566 13,591

1,405 1,313 2,718

Market demand (estimated annual moves)

Market supply (vacant on market, adjusted for age)

Owner Units Renter Units Total Units

246 269 514

38 113 151

Housing Policy Matchmaker Type* Low Cost and Growing

Strength and Need Type** Low Strength and High Need (Type II)
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Income needed for median value

Market Partnership

Overburdened households

Number % % Change Number % % Change

Median owner income, 2021

Median renter income, 2021 20.4%

3.6%

‐9.0%

‐‐

‐‐

‐‐

$66,906

13.6%

17.1%

12.0%

Homes built pre‐1940

Homes built post‐1990

Number % % Change Number % % Change

282

1,368

1.8%

118

327

2,075

6,306 39.3%

12.9%

8.5%

0.7%

2.0%

‐28.6%

‐13.4%

‐59.7%

15.8%

Median gross rent

Housing Quality and Vacancy

Seasonal vacancy 

"Other" vacancy

For‐Sale vacancy

For‐Rent vacancy

Market Partnership

43.4%

‐50.7%

‐7.3%

Household Count and Growth

Housing Affordability
Home value / partnership income

Median Income, 2021

Median home value  

Income needed for median rent

Household Change, 2016 to 2021

Household Count, 2021

Other Market Indicators

Market

Housing Policy Indicators

Partnership

Big Rapids



% Positive

% Conv Positive

% Positive

% Conv Positive

% Positive

% Conv Positive

% Positive

% Conv Positive

% Positive

% Conv Positive

% Positive

% Conv Positive

% Positive

% Conv Positive

Total Assisted Apps 4 Assisted Amt/App $180,000 % Asst Positive 75.0%

Applications by Race:  Hawaiian or Pacific Islander

Total Apps 2 Total Amt/App $165,000 100.0%

Total Conventional Apps 2 Conventional Amt/App $165,000 100.0%

Total Assisted Apps 0 Assisted Amt/App $0 % Asst Positive NA

Total Apps 12 Total Amt/App $150,000 83.3%

Total Conventional Apps 8 Conventional Amt/App $135,000 87.5%

Applications by Ethnicity:  Hispanic

82.9%

Applications by Race:  Black

Total Apps 2 Total Amt/App $150,000 100%

78.1%

Applications by Race:  White

Total Apps

Total Conventional Apps

Total Amt/App

Conventional Amt/App

$185,584

$188,772

497

334

Total Assisted Apps Assisted Amt/App 68.1%163 $179,049 % Asst Positive

Total Assisted Apps 25 Assisted Amt/App $189,400 % Asst Positive 76.0%

Applications by Race:  Race Not Available

Total Apps 79 $193,354 68.4%

Total Conventional Apps 54 $195,185 64.8%

Total Amt/App

Conventional Amt/App

Total Conventional Apps 2 $295,000 50.0%

Total Assisted Apps 1 Assisted Amt/App $375,000 % Asst Positive 100.0%

Conventional Amt/App

Applications by Race:  Native American

Total Apps 3 $321,667 66.7%

Conventional Amt/App

Applications by Race:  Asian

Total Amt/App

Conventional Amt/App

Total Amt/App

Total Conventional Apps 5 $151,000 80.0%

Total Assisted Apps 0 Assisted Amt/App $0 % Asst Positive NA

Total Assisted Apps 2 Assisted Amt/App $150,000 % Asst Positive 100.0%

Total Apps 5 $151,000 80.0%

Total Conventional Apps 0 $0 NA

% Conv Apprved

% Asst Apprvd

77.0%

80.5%

69.9%

$189,561

$179,663

592

399

193

Total Apps

Total Conventional Apps

Total Assisted Apps

Total Amt/App

Conventional Amt/App

Assisted Amt/App

Big Rapids

Home Mortgage Disclosure Act Patterns, 2021
$186,334 % Approved



 04/01/2024  INCOME AND RENT LIMITS
County: 54 Mecosta Effective Date: 4/1/2024

Income 1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7 Person 8 Person
20% 11,160                  12,740                  14,340                  15,920                  17,200                  18,480                  19,760                  21,020                  
25% 13,950                  15,925                  17,925                  19,900                  21,500                  23,100                  24,700                  26,275                  
30% 16,740                  19,110                  21,510                  23,880                  25,800                  27,720                  29,640                  31,530                  
35% 19,530                  22,295                  25,095                  27,860                  30,100                  32,340                  34,580                  36,785                  
40% 22,320                  25,480                  28,680                  31,840                  34,400                  36,960                  39,520                  42,040                  
45% 25,110                  28,665                  32,265                  35,820                  38,700                  41,580                  44,460                  47,295                  
50% 27,900                  31,850                  35,850                  39,800                  43,000                  46,200                  49,400                  52,550                  
55% 30,690                  35,035                  39,435                  43,780                  47,300                  50,820                  54,340                  57,805                  
60% 33,480                  38,220                  43,020                  47,760                  51,600                  55,440                  59,280                  63,060                  
70% 39,060                  44,590                  50,190                  55,720                  60,200                  64,680                  69,160                  73,570                  
80% 44,640                  50,960                  57,360                  63,680                  68,800                  73,920                  79,040                  84,080                  

100% 55,800                  63,700                  71,700                  79,600                  86,000                  92,400                  98,800                  105,100                
120% 66,960                  76,440                  86,040                  95,520                  103,200                110,880                118,560                126,120                
125% 69,750                  79,625                  89,625                  99,500                  107,500                115,500                123,500                131,375                
140% 78,120                  89,180                  100,380                111,440                120,400                129,360                138,320                147,140                
150% 83,700                  95,550                  107,550                119,400                129,000                138,600                148,200                157,650                

Rent By Person 1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7 Person 8 Person
20% 279                       318                       358                       398                       430                       462                       494                       525                       
25% 348                       398                       448                       497                       537                       577                       617                       656                       
30% 418                       477                       537                       597                       645                       693                       741                       788                       
35% 488                       557                       627                       696                       752                       808                       864                       919                       
40% 558                       637                       717                       796                       860                       924                       988                       1,051                    
45% 627                       716                       806                       895                       967                       1,039                    1,111                    1,182                    
50% 697                       796                       896                       995                       1,075                    1,155                    1,235                    1,313                    
55% 767                       875                       985                       1,094                    1,182                    1,270                    1,358                    1,445                    
60% 837                       955                       1,075                    1,194                    1,290                    1,386                    1,482                    1,576                    
80% 1,116                    1,274                    1,434                    1,592                    1,720                    1,848                    1,976                    2,102                    

100% 1,395                    1,592                    1,792                    1,990                    2,150                    2,310                    2,470                    2,627                    
120% 1,674                    1,911                    2,151                    2,388                    2,580                    2,772                    2,964                    3,153                    
125% 1,743                    1,990                    2,240                    2,487                    2,687                    2,887                    3,087                    3,284                    
140% 1,953                    2,229                    2,509                    2,786                    3,010                    3,234                    3,458                    3,678                    
150% 2,092                    2,388                    2,688                    2,985                    3,225                    3,465                    3,705                    3,941                    

Rent By Bedroom 0 Bedroom 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom 5 Bedroom
20% 279                       298                       358                       414                       462                       509                       
25% 348                       373                       448                       517                       577                       637                       
30% 418                       448                       537                       621                       693                       764                       
35% 488                       522                       627                       724                       808                       892                       
40% 558                       597                       717                       828                       924                       1,019                    
45% 627                       672                       806                       931                       1,039                    1,146                    
50% 697                       746                       896                       1,035                    1,155                    1,274                    
55% 767                       821                       985                       1,138                    1,270                    1,401                    
60% 837                       896                       1,075                    1,242                    1,386                    1,529                    
70% 976                       1,045                    1,254                    1,449                    1,617                    1,784                    
80% 1,116                    1,195                    1,434                    1,656                    1,848                    2,039                    

100% 1,395                    1,493                    1,792                    2,070                    2,310                    2,548                    
120% 1,674                    1,792                    2,151                    2,484                    2,772                    3,058                    
125% 1,743                    1,867                    2,240                    2,587                    2,887                    3,185                    
140% 1,953                    2,091                    2,509                    2,898                    3,234                    3,568                    
150% 2,092                    2,240                    2,688                    3,105                    3,465                    3,823                    




