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Special approval request PSP 22-07 - Hudson Madison II LLC/Reserve at Red Run Phase II - 30151, 30171 and
30183 Dequindre Rd. -  Rest/Convalescent Home

The applicant, Hudson Madison II LLC, requests special use approval for a ‘rest or convalescent home’ known
as The Reserve at Ren Run Phase II. The subject site is located at 30151, 30171 and 30183 Dequindre Road and
consists of three (3) separate parcels (PINs 44-25-12-280-025; -026; and -027). The properties are currently
zoned R-2, One-Family Residential. However, the applicant has concurrently applied to rezone the properties to
R-M, Multiple Family Residential, under PRZN 22-01.

Giles Tucker, CED Director

Melissa R. Marsh, City Manager
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MEMORANDUM 
 

 

Date:  June 30th, 2022 
To:   City of Madison Heights City Council 
From:  Matt Lonnerstater, AICP – City Planner 
Subject: Special Approval Request PSP 22-07 – 30171 Dequindre – ‘Reserve at Red Run Phase II’  
 
Introduction 

The applicant, Hudson Madison II LLC, requests special use approval for a ‘rest or convalescent home’ 
known as The Reserve at Ren Run Phase II. The subject site is located at 30151, 30171 and 30183 
Dequindre Road and consists of three (3) separate parcels (PINs 44-25-12-280-025; -026; and -027). The 
properties are currently zoned R-2, One-Family Residential. However, the applicant has concurrently 
applied to rezone the properties to R-M, Multiple Family Residential, under PRZN 22-01.  
 
Background and Analysis  

The applicant proposes to construct a sixty (60) unit assisted living/memory care facility located on the 
west side of Dequindre Road, south of Oakland Drive. The subject site comprises three (3) separate 
parcels which are currently improved with single-family homes. If the project is approved, the applicant 
would be required to recombine the three properties into a single parcel. 
 
While the properties are currently zoned R-2, One-Family Residential, the applicant has concurrently 
applied to rezone all three properties to R-M, Multiple-Family Residential, under case PRZN 22-01. Per 
Section 10.312(1), ‘rest or convalescent home’ facilities are permitted in the R-M district as a special 
use, subject to use-specific standards; these use-specific standards are listed in full at the end of this 
report.  
 
The applicant has submitted a preliminary site plan for the project. As proposed, the existing single-
family homes would be demolished to accommodate a one-story, 49,792 square foot assisted living and 
memory care facility. The project is associated with the Reserve at Red Run independent senior living 
facility currently under construction immediately to the south. The facility will feature on-site medical 
care services, dining rooms, activity and exercise rooms, and transportation services. Thirty-two (32) on-
site parking spaces are proposed for staff and guests, satisfying minimum parking requirements. A 
preliminary landscape plan depicts landscape screening/buffering around the edges of the property and 
adjacent to the Dequindre Road right-of-way.  
 
Requests for special approval are subject to the following criteria, as outlined in Section 10.201(4): 
 

The use shall be designed and located so that it is compatible with the surrounding properties, 
neighborhood and vicinity. At a minimum, this shall include:  

 

1. Location of use(s) on site; 
2. Height of all improvements and structures; 
3. Adjacent conforming land uses; 
4. Need for proposed use in specified areas of the city; 
5. Conformance with future land use plans for the area as adopted by the planning commission; 
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6. Compatibility with the permitted principal uses allowed in the zoning district where the special 
approval use is requested.  

 

Additional criteria for reviewing special uses are contained at the end of this report. 
 
Existing Zoning and Land Use 
 
The table below denotes existing adjacent land uses and zoning designations. 
 

 Existing Land Use Existing Zoning 
Site Single-Family Homes R-2, One-Family Residential * 
North  Fraternal Organization R-2, One-Family Residential 
South  Multiple-Family (under 

construction) 
O-1, Office 

East (across Dequindre) Multiple-Family 
Residential/Retail 

Multiple-family and Industrial 
(City of Warren) 

West  Single-Family Homes/vacant R-3, One-Family Residential 
*Pending rezoning case PRZN 22-01 requesting R-M zoning.  
 
The subject site is located immediately to the north of The Reserve at Red Run, an independent senior 
living facility currently under construction, zoned O-1, Office. Adjacent properties to the west and north 
are zoned R-2 and R-3, One-Family Residential. Properties to the east (across Dequindre Road) are 
located within the City of Warren and are zoned for commercial and multi-family purposes.  
 
Future Land Use and Master Plan 
 
The table below denotes adjacent future land use designations as contained within the 2021 Madison 
Heights Master Plan. 
 

 Future Land Use 
Site Office 
North  Office 
South  Office 
East (across Dequindre) Mixed-Use (City of Warren) 
West Single-Family Residential 

 
The future land use of the subject site is “Office.” Per the Master Plan, the Office designation is intended 
to accommodate, “a blend of local service, professional and general office uses into traditional office 
developments, as well as commercial uses that service office users.”   
 
Use-Specific Standards 

Section 10.312(1) of the Zoning Ordinance contains use-specific standards for rest or convalescent 
homes in the R-M zoning district. Based on the proposed concept plan, the project fails to satisfy the 
following standard: 

No building is closer than 25 feet to any lot line.  

As proposed, the one-story building is set back 10 feet from the southern property line. Further, the 
proposed building exceeds the maximum 35% lot coverage standard permitted for the R-M zoning 
district (42.6% lot coverage proposed). The applicant will need to modify the site plan to meet these 
standards or request variances from the Zoning Board of Appeals for these deficient items.   
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Staff Analysis 

The proposed project aims to add a memory care/assisted living component to the Reserve at Red Run 
independent living facility currently under construction to the south. The northern two-thirds of the 
subject property borders several vacant, landlocked parcels to the west, reducing the direct impact to 
the adjacent single-family neighborhood. However, the southern third of the site does directly back up 
to three single-family homes to the west. In order to minimize the effect of development on these 
residential properties, staff recommends that the applicant increase the amount of large deciduous and 
evergreen trees at the southwest corner of the site in order to create a more dense landscape screen.  
 

Findings and Recommendation  

Staff offers the following findings for City Council consideration:  

1. The applicant requests special use approval for a 60-unit memory care/assisted living facility at 
30151, 30171 and 30183 Dequindre Road. The applicant has concurrently applied to rezone the 
three (3) subject parcels from R-2 to R-M under PRZN 22-01.  
 

2. The proposed facility is compatible with uses permitted in the R-M, Multiple-Family, zoning 
district and, with appropriate buffering and screening, can be deemed compatible with adjacent 
single and multi-family residential land uses. The proposed use should not be detrimental to 
adjacent office, single-family, and multiple-family residential uses.    

 

3. The proposed use is not completely aligned with the site’s ‘Office’ future land use designation. 
However, staff recognizes that the existing pattern of detached, single-family houses on the 
subject parcels may not be the highest and best use for a principal arterial road such as 
Dequindre Road. Further, staff recognizes the need to provide additional housing, especially for 
those needing assistance due to memory issues and Alzheimer’s.  
 

4. The proposed use generally satisfies the special use approval review standards and criteria listed 
in Section 10.312(1). However, the applicant will need to resolve issues relating to the southern 
building setback and maximum lot coverage or alternatively seek variances from the Zoning 
Board of Appeals (ZBA). 

 

5. The Site Plan Review Committee (SPRC) reviewed the proposed special approval request at their 
June 29th, 2022 meeting and did not cite concerns regarding the proposed special use. Separate 
SRPC approval will be required for the final site plan.   
 

Based on these findings, staff recommends the following courses of action, dependent upon the City 
Council action on case PRZN 22-01: 
 
 If City Council approves the concurrent rezoning to R-M under PRZN 22-01, staff recommends City 

Council approve the requested special use with the following conditions: 
 

1. Resolve site plan deficiencies relating to the southern building setback and maximum lot 
coverage or seek the appropriate variances from the Zoning Board of Appeals. 
 
 

2. Upon Site Plan submittal, provide a revised Landscape Plan that depicts a greater number of 
evergreen and deciduous trees at the southwest corner of the site. The revised Landscape Plan 
should result in a denser, continuous landscape buffer and shall be provided to the satisfaction 
of the Site Plan Review Committee (SPRC).  
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 If City Council denies the concurrent rezoning to R-M under PRZN 22-01, staff recommends City 
Council deny the requested special use due to rest/convalescent home uses being prohibited in the 
R-2 zoning district.  

 
Next Step 

After the public hearing and discussion, the City Council may take action on the requested special use. 
Any motion shall include concise findings based upon the special approval review standards and 
criteria, Section 10.201(4).  
 
 

Pertinent Zoning Ordinance Sections 
 

 
Section 10.201 – Special Approval Use Review Procedures and Requirements 
 

(4) Review standards and criteria. The city council shall consider the following standards and criteria in their 
review of all special approval use requests:  

(a) Site plans submitted for special approval uses shall be prepared in conformance with and contain all 
information as outlined in Section 10.514. Site Plan Review.  

(b) All design standards or criteria imposed on specific special approval uses elsewhere in this Ordinance 
shall be met.  

(c) The use shall be designed and located so that it is compatible with the surrounding properties, 
neighborhood and vicinity. At a minimum, this shall include:  

1. Location of use(s) on site;  

2. Height of all improvements and structures;  

3. Adjacent conforming land uses;  

4. Need for proposed use in specified areas of the city;  

5. Conformance with future land use plans for the area as adopted by the planning commission; and  

6. Compatibility with the permitted principal uses allowed in the zoning district where the special 
approval use is requested.  

(d) Ingress/egress to the use shall be controlled to assure maximum vehicular and pedestrian safety, 
convenience and minimum traffic impact on adjacent roads, drives and uses including, but not limited 
to:  

1. Reduction in the number of ingress/egress points through elimination, minimization and/or 
consolidation of drives and/or curb cuts;  

2. Proximity and relation to intersections, specifically with regard to distance from drive(s) to 
intersection(s);  

3. Reduction/elimination of pedestrian/vehicular traffic conflicts;  

4. Adequacy of sight distances;  

5. Location and access of off-street parking;  

6. Location and/or potential use of service drives to access multiple parcels, reducing the number of 
access points necessary to serve the parcels.  

(e) Screening shall be provided along all property lines, where council determines such screening is 
necessary to minimize impact of the use on adjacent properties or uses.  
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(f) The use shall be properly served by utilities.  

(g) The use shall not have an adverse effect on the environment beyond the normal affects of permitted 
principal uses in the same zoning district and shall not result in an impairment, pollution, and/or 
destruction of the air, water, and natural resources.  

(h) The use shall be specifically scrutinized for conformance with the performance standards outlined in 
section 10.509 of this Ordinance.  

(i) The proposed use shall be designed as to location, size, intensity, site layout, and periods of operation 
to eliminate any possible nuisances which might be noxious to the occupants of any other nearby 
properties. The use shall not involve uses, activities, processes, materials, equipment and conditions of 
operation that will be detrimental to any persons, property, or the general welfare by reason of 
excessive smoke, fumes, glare, noise, vibration, odors, and adverse environmental impacts.  

(j) The proposed use does not impose an unreasonable burden upon public services and utilities in 
relation to the burden imposed by permitted principal uses in the same zoning district.  

(k) The city council may impose conditions in granting special approval that it deems necessary to fulfill 
the spirit and purpose of this Ordinance. The conditions may include those necessary to ensure that 
public services and facilities affected by a proposed land use or activity will be capable of 
accommodating increased service and facility loads caused by the land use or activity, to protect the 
natural environment and conserve natural resources and energy, to ensure compatibility with adjacent 
uses of land, and to promote the use of land in a socially and economically desirable manner. 
Conditions imposed shall:  

1. Be designed to protect natural resources, the health, safety and welfare, as well as the social and 
economic well-being of those who will use the land use or activity under consideration, residents 
and landowners immediately adjacent to the proposed land use or activity, and the community 
as a whole.  

2. Be related to the valid exercise of the police power and purposes that are affected by the 
proposed use or activity.  

3. Be necessary to meet the intent and purpose of the zoning regulations; be related to the 
standards established in this Ordinance for the land use or activity under consideration (if 
applicable); and be necessary to ensure compliance with those standards.  

4. Provide adequate safeguards as deemed necessary for the protection of the general welfare and 
individual property rights, and for ensuring that the intent and objectives of this Ordinance will 
be observed. The breach of any condition, safeguard or requirement, and the failure to correct 
such breach within 30 days after an order to correct is issued by the city shall be reason for 
immediate revocation of the special approval. Conditions and requirements stated as a part of 
special use permit authorizations shall be continuing obligations of the holders of such permits 
and are binding upon their heirs and assigns and upon any persons taking title to the affected 
property while such special use permit is in effect.  

(l) The discontinuance of a special use after a specified time may be a condition to the issuance of the 
permit. Renewal of a special use permit may be granted after a review and determination by the city 
council that continuing private need and public benefit will be served by such renewal. Renewal 
applications shall be in accord with standards and requirements in effect at the time that the renewal 
is requested.  

 

Sec. 10.312 – R-M Uses Permissible on Special Approval  

(1) A dwelling constituting a home for children or others than those residing therein; for the aged, indigent 
or physically handicapped; a rest of convalescent home (feeble minded, insane or drug or liquor addicts 
excluded) when located on a lot containing not less than two acres with a minimum of 500 square feet 
for each occupant therein, and provided that no building is located nearer than 25 feet to any lot line.  



NOTICE OF PUBLIC HEARING 

Notice is hereby given that the City Council for the City of Madison Heights will hold a 
public hearing on July 11th, 2022 at 7:30 p.m. in the Training Room at Fire Station 
#1 located at 31313 Brush Street, Madison Heights, Michigan 48071 to consider the 
following special approval requests: 

Case # PSP 22-06 

The applicant, EWM Miller Wash, LLC, requests Special Approval from City 
Council under Section 10.326 of the Madison Heights Zoning Ordinance for an 
automated car wash at 29022 Stephenson Highway, PINs 44-25-11-377-016; 44-
25-11-377-015; 44-25-11-377-019. The property is currently zoned M-1, Light 
Industrial. The applicant has concurrently applied to rezone the property to B-3, 
General Business, under case PRZN 22-02.  

Case # PSP 22-07 

The applicant, Hudson Madison II LLC, requests Special Approval from City 
Council under Section 10.312 of the Madison Heights Zoning Ordinance for a 
‘rest or convalescent home’ at 30171 Dequindre Road, PINs 44-25-12-280-025; -
026; and -027. The property is currently zoned R-3, One-Family Residential. The 
applicant has concurrently applied to rezone the property to R-M, Multiple-Family 
Residential under case PRZN 22-01.  

The applications and any supporting documents can be viewed during regular business 
hours at the Community and Economic Development Department. In addition, the 
agenda item can be viewed online after 4:00 p.m. on the Friday prior to the meeting at 
www.madison-heights.org in the Agenda Center.  

For further information, please contact the Community and Economic Development 
Department at (248) 583-0831. 

Cheryl Rottmann, CMC 
City Clerk 
(248) 583-0826 
 
 

 

http://www.madison-heights.org/
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LEGAL DESCRIPTION:

PARCEL ID 25-12-280-027
Land in the City of Madison Heights, Oakland County, Michigan, described as follows:

T1N, R11E, SEC 12 PART OF NE 1/4 BEG AT PT DIST N 01-13-00 E 521 FT FROM E 1/4
COR, TH N 88-39-00 W 408.45 FT, TH N 00-14-00 E 129.50 FT, TH S 88-39-00 E 410.58 FT,
TH S 01-13-00 W 129.50 FT TO BEG 1.22 A

PARCEL ID 25-12-280-026
Land in the City of Madison Heights, Oakland County, Michigan, described as follows:

T1N, R11E, SEC 12 PART OF NE 1/4 BEG AT PT DIST N 01-13-00 E 650.50 FT FROM E 1/4
COR, TH N 01-13-00 E 129.50 FT, TH N 88-39-00 W 1682.91 FT, TH S 00-14-00 W 129.53 FT,
TH S 88-39-00 E 1680.68 FT TO BEG EXC E 60 FT IN HWY, ALSO EXC W 1342 FT 0.83 A

PARCEL ID 25-12-280-025
Land in the City of Madison Heights, Oakland County, Michigan, described as follows:

T1N, R11E, SEC 12 PART OF NE 1/4 BEG AT PT DIST N 01-13-00 E 780 FT FROM E 1/4
COR, TH N 01-13-00 E 129.50 FT, TH N 88-39-00 W 336.91 FT, TH S 01-13-00 W 129.50 FT,
TH S 88-39-00 E 336.91 FT TO BEG EXC E 60 FT IN HWY 0.82 A

BENCHMARKS
(GPS DERIVED - NAVD88)

BM #300
ARROW ON A HYDRANT LOCATED APPROX. 43' EAST FROMTHE CENTERLINE OF
DEQUINDRE ROAD AND APPROX. 53' SOUTH FROM THE CENTERLINE OF SHADY DRIVE.
(NOT WITHIN SURVEY LIMITS)
ELEV.  - 631.95'

BM #301
ARROW ON A HYDRANT LOCATED APPROX. 47' WEST FROM THE CENTERLINE OF
DEQUINDRE ROAD AND APPROX. 28' NORTH OF THE DRIVE TO 30151 DEQUINDRE
ROAD.
ELEV.  - 630.87'

FLOODPLAIN NOTE:
THE SUBJECT PARCEL LIES WITHIN A NON-PRINTABLE PANEL AND
IS AN AREA DETERMINED TO BE OUTSIDE OF THE 0.2% ANNUAL
CHANCE FLOODPLAIN (ZONE 'X') PER FEMA FLOOD INSURANCE
RATE MAP NUMBER 26125C0564F, DATED SEPTEMBER 29, 2006.
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SIGN LEGEND:

'NO PARKING FIRE LANE' SIGN

'STOP' SIGN

'BARRIER FREE PARKING' SIGN

'VAN ACCESSIBLE' SIGN

'CROSSWALK' SIGN

REFER TO DETAIL SHEET FOR SIGN DETAILS

SIDEWALK RAMP LEGEND:

SIDEWALK RAMP 'TYPE R'

SIDEWALK RAMP 'TYPE F'

SIDEWALK RAMP 'TYPE P'

CURB DROP ONLY

REFER TO LATEST MDOT R-28
STANDARD RAMP AND DETECTABLE
WARNING DETAILS

SITE DATA TABLE:

SITE AREA: 2.68 ACRES (116,873 SF.) NET AND GROSS

CURRENT ZONING: R-2, RESIDENTIAL

FUTURE LAND USE: OFFICE

PROPOSED ZONING: RM - MULTIPLE-FAMILY RESIDENTIAL

PROPOSED USE: ASSISTED LIVING & MEMORY CARE (49,792 SF)*
*PROPOSED USE REQUIRES SPECIAL APPROVAL

BUILDING INFORMATION:
MAXIMUM ALLOWABLE BUILDING HEIGHT = 35 FT. (3 STORIES)
PROPOSED BUILDING HEIGHT = 1 STORY - WILL NOT EXCEED 35 FT.

BUILDING AREA = 49,792 SF
= 24 (STUDIO) MEMORY CARE UNITS AND 36 (1-BED) ASSISTED LIVING UNITS

BUILDING FOOTPRINT AREA = 49,792 SF.

MAXIMUM BUILDING COVERAGE = 35%
BUILDING LOT COVERAGE = 42.6%**
**WHEN COMBINED WITH THE PHASE I PARCEL TO THE SOUTH, THE BUILDING COVERAGE
PROPOSED IS (49,791 SF + 51,435 SF) / (116,873 SF + 179,068 SF) = 34.2%

SETBACK REQUIREMENTS: REQUIRED: PROPOSED:
FRONT (EAST) 25' 68.33'
SIDE (NORTH) 10' 35.43'
SIDE (SOUTH) 10' 10'
REAR (WEST) 30' 38.45'

PARKING CALCULATIONS:
CONVALESCENT HOMES = 1 SPACE PER 4 UNITS + 1 PER EACH EMPLOYEE

TOTAL REQUIRED PARKING = (60 UNITS/4) + 10 EMPLOYEES = 25 SPACES

TOTAL PROPOSED PARKING SPACES = 32 SPACES INC. 2 H/C SPACES

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

52A - SELFRIDGE LOAMY SAND, 0 TO 3 PERCENT SLOPES

GENERAL NOTES:

THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVITIES
ON THIS PROJECT.

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

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

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

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

CONCRETE PAVEMENT

ASPHALT PAVEMENT

GRAVEL

WETLAND

CONCRETE CURB AND GUTTER

REVERSE GUTTER PAN

SETBACK LINE

SIGN
LIGHTPOLE
FENCE
GUARD RAIL

STD
DUTY

HEAVY
DUTY

R.O.W.
ONLY

STD
DUTY

HEAVY
DUTY

DEEP
STRENGTH

LEGEND:

PAVING NOTES:

1. IN AREAS WHERE NEW PAVEMENTS ARE BEING CONSTRUCTED, THE TOPSOIL AND SOIL
CONTAINING ORGANIC MATTER SHALL BE REMOVED PRIOR TO PAVEMENT
CONSTRUCTION.

2. REFER TO ARCHITECTURAL PLANS FOR DETAILS OF FROST SLAB AT EXTERIOR
BUILDING DOORS.

3. CONSTRUCTION TRAFFIC SHOULD BE MINIMIZED ON THE NEW PAVEMENT.  IF
CONSTRUCTION TRAFFIC IS ANTICIPATED ON THE PAVEMENT STRUCTURE, THE INITIAL
LIFT THICKNESS COULD BE INCREASED AND PLACEMENT OF THE FINAL LIFT COULD BE
DELAYED UNTIL THE MAJORITY OF THE CONSTRUCTION ACTIVITIES HAVE BEEN
COMPLETED. THIS ACTION WILL ALLOW REPAIR OF LOCALIZED FAILURE, IF ANY DOES
OCCUR, AS WELL AS REDUCE LOAD DAMAGE ON THE PAVEMENT SYSTEM.

4. ALL EXPANSION JOINTS AND CONCRETE PAVEMENT JOINTS TO BE SEALED.

5. CONCRETE PAVEMENT JOINTING - UNLESS SHOWN OTHERWISE IN THE PLANS OR
REQUIRED BY THE AUTHORITY HAVING JURISDICTION;

5.1. WHERE PROPOSED CONCRETE ABUTS A STRUCTURE, PROVIDE A MINIMUM 1/2"
EXPANSION JOINT. THE JOINT FILLER BOARD MUST BE AT LEAST THE FULL DEPTH
OF THE CONCRETE AND HELD DOWN A 1/2" TO ALLOW FOR SEALING.

5.2. WHERE PROPOSED CONCRETE ABUTS EXISTING CONCRETE OR IN BETWEEN
POURS OF PROPOSED CONCRETE (CONSTRUCTION JOINT), PROVIDE 5/8”  DOWELS
EVERY 30”  CENTER TO CENTER HALF WAY ALONG THE THICKNESS OF THE
PROPOSED PAVEMENT. ALTERNATE DOWELS SIZES AND SPACING MUST BE
APPROVED THE ENGINEER PRIOR TO COMMENCING WORK AND VIA THE SUBMITTAL
PROCESS.

5.3. WHERE PROPOSED CONCRETE ABUTS EXISTING OR PROPOSED SIDEWALK OR
CURBING, PROVIDE A MINIMUM 1/2" EXPANSION JOINT.

5.4. CONTROL, LONGITUDINAL AND/OR TRANSVERSE JOINTS SHALL BE PLACED TO
PROVIDE PANELS WITHIN THE PAVEMENT AS SQUARE AS POSSIBLE WITH THE
FOLLOWING MAXIMUM SPACING PARAMETERS:

5.4.1. 6-INCH THICK CONCRETE PAVEMENT: 12' X 12'
5.4.2. 8-INCH THICK CONCRETE PAVEMENT: 15' X 15'

5.5. IRREGULAR-SHAPED PANELS MAY REQUIRE THE USE OF REINFORCING MESH OR
FIBER MESH AS DETERMINED BY THE ENGINEER. THE USE OF MESH MUST BE
APPROVED THE ENGINEER PRIOR TO COMMENCING WORK AND VIA THE SUBMITTAL
PROCESS.

5.6. IF A JOINT PLAN IS NOT PROVIDED IN THE PLANS, THE CONTRACTOR SHALL SUBMIT
ONE TO THE ENGINEER FOR REVIEW PRIOR TO COMMENCING WORK AND VIA THE
SUBMITTAL PROCESS.

6. CONCRETE CURBING JOINTING - UNLESS SHOWN OTHERWISE IN THE PLANS OR
REQUIRED BY THE AUTHORITY HAVING JURISDICTION

6.1. JOINTS WHEN ADJACENT TO ASPHALT PAVEMENT
6.1.1. PLACE CONTRACTION JOINTS AT 10' INTERVALS
6.1.2. PLACE 1/2" EXPANSION JOINT AT CATCH BASINS, EXISTING AND PROPOSED

SIDEWALK OR EXISTING CURBING.
6.1.3. PLACE 1" EXPANSION JOINT:

6.1.3.1. AT SPRING POINTS OF INTERSECTIONS OR ONE OF THE END OF RADIUS
LOCATIONS IN A CURVE

6.1.3.2. AT 400' MAXIMUM INTERVALS ON STRAIGHT RUNS
6.1.3.3. AT THE END OF RADIUS AT OPPOSITE ENDS IN A CURBED LANDSCAPE

ISLAND
6.2. JOINTS WHEN TIED TO CONCRETE PAVEMENT

6.2.1. PLACE CONTRACTION JOINTS OPPOSITE ALL TRANSVERSE CONTRACTION
JOINTS IN PAVEMENT

6.2.2. PLACE 1/2"  EXPANSION JOINT AT CATCH BASINS, EXISTING AND PROPOSED
SIDEWALK OR EXISTING CURBING.

6.2.3. PLACE 1" EXPANSION JOINT OPPOSITE ALL TRANSVERSE EXPANSION JOINTS IN
PAVEMENT

6.2.4. CURB AND GUTTER AND CONCRETE SHALL BE TIED TOGETHER SIMILAR TO A
LONGITUDINAL LANE TIE JOINT (MDOT B1 JOINT)

6.3. IN BETWEEN POURS OF PROPOSED CONCRETE CURBING (CONSTRUCTION JOINT):
6.3.1. CARRY THE REBAR CONTINUOUSLY BETWEEN POURS
6.3.2. IF THE REBAR IS NOT LONG ENOUGH TO CARRY CONTINUOUSLY, THEN TIE

TWO PIECES OF REBAR PER THE LATEST MDOT SPECIFICATIONS

7. CONCRETE SIDEWALK JOINTING - UNLESS SHOWN OTHERWISE IN THE PLANS OR
REQUIRED BY THE AUTHORITY HAVING JURISDICTION

7.1. PLACE TRANSVERSE CONTRACTION JOINTS EQUAL TO THE WIDTH OF THE WALK
WHEN WIDTH IS LESS THAN 8'

7.2. PLACE TRANSVERSE AND LONGITUDINAL CONTRACTION JOINTS EQUAL TO 1/2 THE
WIDTH OF THE WALK WHEN WIDTH IS EQUAL TO OR GREATER THAN 8'

7.3. PLACE 1" EXPANSION JOINT WHERE ABUTTING SIDEWALK RAMP AND/OR RADIUS IN
INTERSECTION

7.4. PLACE TRANSVERSE 1/2" EXPANSION JOINT AT MAXIMUM OF 100' SPACING
7.5. PLACE 1/2" EXPANSION JOINT WHEN ABUTTING A FIXED STRUCTURE, OTHER

PAVEMENT (CONCRETE PAVEMENT AND DRIVE APPROACHES), UTILITY
STRUCTURES, LIGHT POLE BASES AND COLUMNS
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GRADING LEGEND:

ABBREVIATIONS

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

REFER TO GRADING NOTES ON THIS SHEET

EXISTING SPOT ELEVATION

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

EXISTING CONTOUR

PROPOSED CONTOUR

PROPOSED REVERSE GUTTER PAN

PROPOSED RIDGE LINE

PROPOSED SWALE/DITCH

EARTHWORK BALANCING NOTE:

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

BENCHMARKS
(GPS DERIVED - NAVD88)

BM #300
ARROW ON A HYDRANT LOCATED APPROX. 43' EAST FROMTHE CENTERLINE OF
DEQUINDRE ROAD AND APPROX. 53' SOUTH FROM THE CENTERLINE OF SHADY DRIVE.
(NOT WITHIN SURVEY LIMITS)
ELEV.  - 631.95'

BM #301
ARROW ON A HYDRANT LOCATED APPROX. 47' WEST FROM THE CENTERLINE OF
DEQUINDRE ROAD AND APPROX. 28' NORTH OF THE DRIVE TO 30151 DEQUINDRE
ROAD.
ELEV.  - 630.87'

SIDEWALK RAMP LEGEND:

SIDEWALK RAMP 'TYPE R'

SIDEWALK RAMP 'TYPE F'

SIDEWALK RAMP 'TYPE P'

CURB DROP ONLY

REFER TO LATEST MDOT R-28
STANDARD RAMP AND DETECTABLE
WARNING DETAILS

LEGAL DESCRIPTION:

PARCEL ID 25-12-280-027
Land in the City of Madison Heights, Oakland County, Michigan, described as follows:

T1N, R11E, SEC 12 PART OF NE 1/4 BEG AT PT DIST N 01-13-00 E 521 FT FROM E 1/4
COR, TH N 88-39-00 W 408.45 FT, TH N 00-14-00 E 129.50 FT, TH S 88-39-00 E 410.58 FT,
TH S 01-13-00 W 129.50 FT TO BEG 1.22 A

PARCEL ID 25-12-280-026
Land in the City of Madison Heights, Oakland County, Michigan, described as follows:

T1N, R11E, SEC 12 PART OF NE 1/4 BEG AT PT DIST N 01-13-00 E 650.50 FT FROM E 1/4
COR, TH N 01-13-00 E 129.50 FT, TH N 88-39-00 W 1682.91 FT, TH S 00-14-00 W 129.53 FT,
TH S 88-39-00 E 1680.68 FT TO BEG EXC E 60 FT IN HWY, ALSO EXC W 1342 FT 0.83 A

PARCEL ID 25-12-280-025
Land in the City of Madison Heights, Oakland County, Michigan, described as follows:

T1N, R11E, SEC 12 PART OF NE 1/4 BEG AT PT DIST N 01-13-00 E 780 FT FROM E 1/4
COR, TH N 01-13-00 E 129.50 FT, TH N 88-39-00 W 336.91 FT, TH S 01-13-00 W 129.50 FT,
TH S 88-39-00 E 336.91 FT TO BEG EXC E 60 FT IN HWY 0.82 A

FLOODPLAIN NOTE:
THE SUBJECT PARCEL LIES WITHIN A NON-PRINTABLE PANEL AND
IS AN AREA DETERMINED TO BE OUTSIDE OF THE 0.2% ANNUAL
CHANCE FLOODPLAIN (ZONE 'X') PER FEMA FLOOD INSURANCE
RATE MAP NUMBER 26125C0564F, DATED SEPTEMBER 29, 2006.

GENERAL GRADING AND EARTHWORK NOTES:

THESE NOTES APPLY TO ALL CONSTRUCTION ACTIVITIES ON
THIS PROJECT

1. CONTRACTOR TO FIELD VERIFY ALL EXISTING TREES AND
BRUSH AND REMOVE ALL THAT ARE NECESSARY TO
GRADE SITE.

2. ALL GRADES ARE TO TOP OF PAVEMENT UNLESS
OTHERWISE NOTED.

3. THE STAGING OF CONSTRUCTION ACTIVITIES SHALL
OCCUR ONLY WITHIN THE SITE BOUNDARIES. ANY
CONSTRUCTION ACTIVITIES OUTSIDE OF THE SITE
BOUNDARIES SHALL BE AT THE SOLE RESPONSIBILITY
AND RISK OF THE CONTRACTOR.

4. ALL SOIL EROSION AND SEDIMENTATION CONTROL
MEASURES SHALL MEET THE REQUIREMENTS OF THE
CITY OF MADISON HEIGHTS AND OAKLAND COUNTY. AN
EROSION CONTROL PERMIT MUST BE SECURED FROM
THE CITY PRIOR TO CONSTRUCTION.

5. ALL DISTURBED AREAS SHALL BE SEEDED AND MULCHED
OR SODDED IN ACCORDANCE WITH THE LANDSCAPE
PLANS. PROVIDE A MINIMUM OF 3" OF TOPSOIL IN THESE
AREAS UNLESS OTHERWISE NOTED.

6. THE CONTRACTOR SHALL NOTE EXISTING UNDERGROUND
UTILITIES WITHIN AND ADJACENT TO THE SITE. BACKFILL
FOR EXISTING UTILITY TRENCHES SHALL BE EXAMINED
CRITICALLY. ANY TRENCHES FOUND TO HAVE SOFT,
UNSTABLE OR UNSUITABLE BACKFILL MATERIAL, IN THE
OPINION OF THE GEOTECHNICAL ENGINEER, THAT ARE TO
BE WITHIN THE ZONE OF INFLUENCE OF PROPOSED
BUILDINGS OR PAVEMENT SHALL BE COMPLETELY
EXCAVATED AND BACKFILLED WITH SUITABLE MATERIAL.



NOT  FOR  CONSTRUCTION

REVISIONS

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

NORTH

-

0

SCALE: 1" = 20'

-

PROJECT TITLE

CLIENT

THE RESERVE
AT RED RUN -
PHASE II
30151, 30171, 30183 DEQUINDRE RD.
MADISON HEIGHTS, OAKLAND COUNTY, MI

HUDSON
MADISON II LLC
280 WEST MAPLE ROAD, SUITE 230
BIRMINGHAM, MICHIGAN 48009

ORIGINAL ISSUE DATE:
JUNE 23, 2022

DRAWING TITLE

DRAWING NUMBER:

PEA JOB NO.

DN.

P.M.

MT

JPB

DES. KPS

2019-236A

PRELIMINARY
UTILITY PLAN

C-6.0

UTILITY LEGEND:CITY OF MADISON HEIGHTS
STORM SEWER FRAME AND

COVER NOTES

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

CATCH BASIN - CURB
FRAME: EJ 5080Z
COVER: TYPE "5000M3"

CATCH BASIN - YARD
FRAME: EJ 1000
COVER: TYPE "N"

MANHOLE
FRAME: EJ 1040
COVER: TYPE "A", "AGS", OR "C"

GENERAL UTILITY NOTES:

1. ALL UTILITY LINES, STRUCTURES AND TRENCHES SHALL BE
CONSTRUCTED IN ACCORDANCE WITH THE STANDARDS AND
REQUIREMENTS OF THE CITY OF MADISON HEIGHTS.

2. NO PHYSICAL CONNECTION TO THE EXISTING WATER MAIN CAN BE MADE
UNTIL ALL NEW WATER MAIN PASSES PRESSURE AND BACTERIOLOGICAL
TESTS TO THE SATISFACTION OF THE CITY.

3. ALL WATER MAIN AND FITTINGS (3" DIAMETER AND LARGER) SHALL BE
DUCTILE IRON, CLASS 54.

4. WATER MAIN SERVICE LEADS (2" AND LESS) SHALL BE TYPE 'K' ANNEALED
SEAMLESS COPPER WITH FLARED FITTINGS, UNLESS OTHERWISE NOTED.

5. ALL WATER MAIN SHALL BE PROVIDED WITH 5.5' OF COVER UNLESS
OTHERWISE NOTED.

6. ALL FIRE HYDRANTS SHALL BE EJIW #6BR WITH 2-4" PUMPER NOZZLES
CITY STANDARDS.

7. ALL HYDRANTS TO BE A MINIMUM OF 5' FROM BACK OF CURB, TYP.

8. ALL NECESSARY FITTINGS, THRUST BLOCKS, RESTRAINING GLANDS,
BLOW OFFS, ETC. FOR WATER MAIN ARE CONSIDERED INCIDENTAL TO
THIS PROJECT. THE CONTRACTOR SHALL INSTALL THESE ITEMS AS
NECESSARY AND AS REQUIRED BY THE CITY OF MADISON HEIGHTS.

9. THE WATER MAIN CONTRACTOR SHALL NOTIFY THE INSPECTION SECTION
OF THE DETROIT WATER AND SEWER DEPARTMENT AT (313) 833-4682 AT
LEAST THREE WORKING DAYS IN ADVANCE OF STARTING
CONSTRUCTION.

10. ALL SANITARY SEWER LEADS SHALL BE POLYVINYL CHLORIDE (PVC) SDR
23.5 PIPE AND FITTINGS. ALL JOINTS TO BE ELASTOMERIC GASKET JOINTS
PER ASTM D3212 UNLESS OTHERWISE NOTED.

11. SANITARY LEADS SHALL BE PROVIDED WITH CLEANOUTS EVERY 100 FEET
AND AT EVERY BEND AS SHOWN. ALL CLEANOUTS TO BE PROVIDED WITH
E.J.I.W. #1565 BOX OR EQUAL.

12. ALL STORM SEWER 12" DIAMETER OR LARGER SHALL BE REINFORCED
CONCRETE PIPE (RCP C-76) CLASS IV WITH MODIFIED TONGUE AND
GROOVE JOINT WITH RUBBER GASKETS UNLESS SPECIFIED OTHERWISE
(ASTM C-443).

13. ALL STORM SEWER LEADS SHALL BE PVC SCHEDULE 40 WITH GLUED
JOINTS UNLESS OTHERWISE NOTED.

14. PIPE LENGTHS ARE GIVEN FROM CENTER OF STRUCTURE AND TO END
OF FLARED END SECTION UNLESS NOTED OTHERWISE.

15. THE CITY OF MADISON HEIGHTS STANDARD DETAIL SHEETS ARE
INCORPORATED INTO AND MADE A PART OF THESE PLANS. CONTRACTOR
TO REFER TO THE CITY OF MADISON HEIGHTS STANDARD DETAIL SHEETS
FOR ALL STRUCTURE, PIPE MATERIALS, BEDDING, TESTING, ETC. NOTES
AND DETAILS.

PUBLIC UTILITY EASEMENTS:
ALL PUBLIC WATER MAIN SHALL BE LOCATED IN A 20' WIDE EASEMENT.

INFILTRATION NOTE:
SITE GEOTECHNICAL INVESTIGATIONS ARE
ONGOING IN ORDER TO DETERMINE
POTENTIAL INFILTRATION CAPACITY OF SITE
SOILS. AT THIS TIME, DUE TO THE USDA
SOIL CLASSIFICATION TYPE OF C/D SOILS, IT
IS ANTICIPATED THAT THE SITE SOILS WILL
NOT BE SUITABLE FOR INFILTRATION. DUE
TO THIS, NO ON-SITE INFILTRATION
(CHANNEL PROTECTION VOLUME CONTROL)
IS PROPOSED AT THIS TIME. SHOULD THE
SOILS HAVE AN INFILTRATION CAPACITY
GREATER THAN 0.24 IN/HR, INFILTRATION
BMPS WILL BE PROVIDED ON SITE TO THE
MAXIMUM EXTENT PRACTICABLE.
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=IRRIGATED SEED LAWN 

= SCREEN WALL GREENBELT
TREES AND SHRUBS

= FOUNDATION AND COURTYARD
PLANTINGS  BY OWNER
(NOT SITE PLAN REQUIRED)

= INTERIOR LANDSCAPE
TREES AND SHRUBS

= GREENBELT LANDSCAPE
TREES AND SHRUBS

= PARKING LOT
LANDSCAPE TREES

= RESTORE / LAWN 

L-1.0

PRELIMINARY

JLE

JLE

LANDSCAPE 
PLAN

= EXISTING TREES TO REMAIN WITH
TREE PROTECTION FENCING

= ROCK EDGE
SEE  DETAIL SHEET L-1.1

WITH NON-IRRIGATED SEED LAWN 

= SCREEN WALL GREENBELT
TREES AND SHRUBS  TO BE
RELOCATED

= RECENTLY INSTALLED TREES
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