
 

 

MEETING DATE: September 5, 2023 

 

TOPIC: PC 23-004: the Flats & the Lofts of West Village: PUD Site Plan Review 

 

BACKGROUND BRIEF:   West Village (the “Project”) is a proposed multiple-family residential planned 

unit development (PUD) located at 55 W. Elizabeth and consists of the redevelopment of the former 

Lake Orion High School/Ehman Community Center (the ‘Lofts’) and the construction of a new building 

on the same property (the ‘Flats’). The Lofts will include 29 apartments, office spaces, and meeting 

rooms - including a repurposed gymnasium that will serve as a community center and event space. The 

Flats will contain an additional 60 apartments, for a total of 89 dwelling units. The property is owned by 

West Village Owner, LLC (the Applicant). 

 

The  

 

ATTACHMENTS: 

Planner - McKenna Letter - West Village PUD-Site Plan Review #2 - August 30, 2023 

Engineer - M900 LT-02 Final PUD Review #2 REVISED 

Fire Department - 55 West Elizabeth Street Flats at West Village Revised PUD Site Plan Review 

Letter 

1.  PUD Application Review Response 8-15-23 (1) 

2.  55 West Village PUD Agreement (draft) 8-15-23 

20230705125640616 - Attorney Notes_West Village PUD 

West Village PUD Review 1 - July 11 2023 for Applicant to Address Outstanding Items (002) 

West Village FD Site Plan Review Letter 7_10_2023 

Exhibit C - Lake Orion School Parking License Agreement (1) 

Exhibit D - Storm Water Easement 

22-001 SW Easement R0 
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Exhibit A - 55 Elizabeth St. - Legal Description 

M900 LT-01 Final PUD Review #1 

23_8_15 21-167.1 A101 LOFTS SPA SET 

23_8_15 21-167 A101 FLATS SPA SET 
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August 30, 2023 

 

 

Planning Commission 

Village of Lake Orion 

21 E. Church St. 
Lake Orion, MI 48362 

 

Subject: PC 23-004: The Flats & The Lofts of West Village: PUD Site Plan, Review #2 

 

 
Dear Commissioners, 

West Village (the “Project”) is a proposed multiple-family residential planned unit development (PUD) located at 
55 W. Elizabeth and consists of the redevelopment of the former Lake Orion High School/Ehman Community 
Center (the ‘Lofts’) and the construction of a new building on the same property (the ‘Flats’). The Lofts will include 
29 apartments, office spaces, and meeting rooms – including a repurposed gymnasium that will serve as a 
community center and event space. The Flats will contain an additional 60 apartments, for a total of 89 dwelling 
units. The property is owned by West Village Owner, LLC (the Applicant).  

PROJECT HISTORY, REVIEW, AND APPROVAL PROCESS 

Rezoning (Map Amendment). In June 2021, the properties received Village Council approval to be rezoned from 
RV, Village Single Family Residential to the RM, Multifamily Residential District; the rezoning allowed for the 
development of multiple family residential units on the site.  

PUD Eligibility. The Project received both Planning Commission and Village Council approval for PUD Eligibility 
in September 2021, including approval of the concept plan with a mix of uses and 89 residential units.  

Preliminary PUD Plan. The Planning Commission held a public hearing for the Preliminary PUD Plan on October 
4, 2021, and following deliberation, made a recommendation to Village Council for approval. Village Council 
subsequently granted Preliminary PUD Plan approval later that month. Final PUD approval would need to be 
received within 1-year of the preliminary approval, for which a 1-year extension was granted in November 2022.  

Final PUD Plan (current step). The Planning Commission will review and approve/table/deny the final site plan 
associated with the development and recommend approval/tabling/denial of the PUD to the Village Council. 
Following a recommendation from the Planning Commission, the Village Council will make a final decision 
whether to execute the PUD agreement and allow the project to proceed as proposed. This meeting is tentatively 
scheduled for September 25, 2023; this will allow time for staff to review any revisions between the Planning 
Commission and Village Council meetings.  

The Applicant has stated their desire to apply for building permits concurrently with final engineering review. It is 
expected this will proceed along with any final revisions to the PUD agreement. Construction must commence 
within 1-year of final PUD approval.  

Construction / Engineering Review. Once the necessary approvals have been received from the Planning 
Commission and Village Council, the project must undergo a detailed engineering review of proposed site 
improvements.   
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #2  2 

SITE CONTEXT 

 

Proposed Development 
Site 

Proposed 
Parking 

School Admin. 
Lot / Shared 
Event Parking 
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #2  3 

SUMMARY OF COMPLIANCE 

A summary of the site plan review findings is detailed in the table below. Further specifications, review, and 
recommendations regarding the site plan and various PUD considerations are detailed on the following pages.  

Ordinance Standards  Compliance Comments 

Data Required  Complies n/a 

Use / Harmonious Design  Complies n/a 

Dimensional Standards  Complies n/a  

Natural Features / 
Landscaping 

Can Comply 
Additional details / corrections are required. As a PUD, 
environmentally sensitive landscaping and design techniques are 
highly encouraged. 

Access / Circulation Can Comply 
Additional details / corrections are required, and discrepancies 
must be corrected. Fire Department approval is necessary. 

Parking / Loading Can Comply Additional details / corrections are required. 

Building Design / 
Architecture 

Can Comply Additional details / corrections are required. 

Engineering / Stormwater 
Management 

Can Comply Subject to Village Engineering review. 

Lighting Can Comply  Additional details / corrections are required. 
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #2  4 

Site Plan Review 
Standards for Site Plan Approval are set forth by Article 19: Administrative Procedures and Standards. This 
project is reviewed against the Village’s Zoning Ordinance, Master Plan, existing site conditions, and sound 
planning and design principles. We offer the following comments for your consideration:  

1.  USE & HARMONIOUS DESIGN 

Zoning Ordinance Standards: All elements of the site must be harmoniously and efficiently designed in 
relation to the topography, size, and type of land, and the character of the adjacent properties and the 
proposed use. The site will be developed so as not to impede the normal and orderly development or 
improvement of surrounding properties for uses permitted on such property. 

Findings: The site is zoned the RM, Multiple Family Residential District where the residential uses are 
outlined and permitted in section 5.02. The Intent section of Article 5 reads:  

… to address the varied housing needs of residents of different age and family groups by providing 
various types and sizes of residential dwellings for ownership or rental at a higher density than is 
permitted in any of the Single Family Residential Districts. Multiple family housing should be located near 
major thoroughfares and collector streets for good accessibility and must be designed so as not to 
overtax existing community facilities, utilities or services. 

 
The proposed mixed-use development, including main component: 89 apartment units, is a suitable 

development type for the underlying RM, Multiple Family Residential District. The Project adheres to the 

accessibility intent of the district as it is located near two major thoroughfares (West Elizabeth Street and 

Lapeer Road). The development is also strategically designed to integrate with the sloping terrain in the 

middle of the site, allowing an additional lower level of living space while maintaining visual harmony with the 

historic Ehman Center structure and the surrounding neighborhood.  

2.  DIMENSIONAL STANDARDS 

Zoning Ordinance Standards: The site plan must comply with the district requirements for minimum floor 
area, height of building, lot size, yard space, density and all other requirements as set forth in the Schedule of 
Regulations. 

Findings: The Project complies with the dimensional standards of the RM, Multiple Family Residential 
District. The table below outlines the dimensional standards required and whether compliance has been met:  

Dimensional Measurement Required Proposed Comments 

Min. Lot Area* 329,200 sq. ft.   
142,831 sq. ft. (including 
adjacent proposed parking) 

Complies (see footnote on 
the following page)* 

Min. Lot Frontage 70’  417.89’ Complies. 

Front Yard Setback 25’  38.4’ Complies. 
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #2  5 

Dimensional Measurement Required Proposed Comments 

Min. Side Yard Setback 15’ (each) 25.5’ (west); 38’.8 (east) Complies. 

Min. Rear Yard Setback 25’ 30’ Complies. 

Min. Floor Area: 1-Bedroom Unit 600 sq ft. >600 sq ft. Complies. 

Min. Floor Area: 2-Bedroom Unit 800 sq. ft.  >800 sq. ft.  Complies. 

Min. Floor Area: 3-Bedroom Unit 1,000 sq ft. >1,200 sq ft. Complies. 

Max. Building Height** 40’ 36’ (to the roofline) Complies. 

Max. Lot Coverage (Buildings) 35% 24% Complies. 

 
*Section 12.02(h) stipulates minimum lot area per dwelling unit for multifamily structures: 3,600 sq. ft. per 1-bedroom 
unit, 4,000 sq. ft. per 2-bedroom unit, and 4,400 sq. ft. per 3-bedroom unit. With 68, 1-bedroom units, 20, 2-bedroom 
units, and 1, 3-bedroom unit, the entire development would require 329,200 sq. ft. of lot area. However, PUDs are 
allowed certain density bonuses, which the Planning Commission and Village Council approved in 2021, for a 
maximum of 89 residential units.  

**The site plan shows the roof line at 36-feet above grade, with parapet walls extending to 38-feet and 41.5-feet 
above grade. Per the Ordinance definition for ‘building height’ as the highest point of the roof surface, the design 
complies.  

3.  NATURAL FEATURES, SCREENING & LANDSCAPING 

Zoning Ordinance Standards: The existing natural landscape shall be preserved in its natural state as much 
as possible, by minimizing tree and soil removal and by topographic modifications that result in maximum 
harmony with adjacent properties. 

There must be reasonable visual and sound privacy. Fences, walks, barriers, and landscaping must be used, 
as appropriate, for the protection and enhancement of property and the safety and privacy of occupants and 
users. 

Findings: Since the site was previously developed and consists of the former school building, sports field, 
and parking lot, the applicant is enhancing the property through additional landscaping, pedestrian amenities, 
and preserving a historic structure.  

Diversity of Landscaping Materials. No single species shall consist of more than 20% of any particular type 
of plant material provided on a site. The proposed landscaping plan complies, as it illustrates a variety of 
planting types that include multiple species and sizes of deciduous, ornamental, and evergreen trees as well 
as shrubs, grasses, and ground covers.   

Parking Lot Interior. Landscaping areas equivalent to 5% of the vehicle use area are required for all parking 
lots of 20 spaces or more. One deciduous tree is required for every 150 square feet of interior landscape 
area. The applicant has provided a breakdown of the vehicular use area for each lot and has provided more 
than the required amount. The applicant has provided the square footage for each parking lot landscape 
island and associated landscaping and complies with Zoning Ordinance standards.  
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #2  6 

Parking Lot Perimeter. Per Section 15.02, perimeter landscaping shall be provided along the edge of any 
parking lot facing and located within 100 feet of a public right-of-way; including a minimum of one deciduous 
shade tree per each 30 linear feet and a continuous hedge of deciduous or upright evergreen shrubs planted 
not more than 30 inches on center. The site’s northern (Elizabeth Street) parking lot has approximately 144 
linear feet of frontage, exclusive of driveways, requiring 5 trees and a continuous hedge of upright shrubs. 
This landscaping is provided. 

As per our previous recommendations, the applicant has provided dense evergreen screening along the 
proposed parking lots to shield residential properties along with foundational landscaping for the existing 
school building and proposed building. 

Other.  The applicant must show all proposed or existing mechanical equipment (transformer, A/C units, etc.) 
within the landscaping plans, which must be screened on three sides with upright evergreen shrubs. The 
applicant has noted that mechanical equipment on the Lofts will be screened with HVAC metal screening. 
This must be noted in a rooftop plan and the details about the HVAC metal screening (dimensions, color, etc.) 
must be provided.  

Environmentally Sensitive Design. In addition to the adaptive reuse of the former school building, the 
applicant proposes on-site EV charging, open green space, and landscaping improvements. The applicant 
has made an effort to include tree species native to Michigan (white pine, sugar maple, tulip trees, etc.) As a 
PUD, additional design features should be explored, including the reduction of impervious surfaces, green 
roof technology, bioswales, rain gardens, etc., particularly as it relates to stormwater management and other 
engineering considerations. Further review by the Village Engineer is required.  

4.  ACCESS & CIRCULATION  

Zoning Ordinance Standards: All buildings or groups of buildings shall be so arranged as to permit 
convenient and direct emergency vehicle access. 

The arrangement of public or common ways for vehicular and pedestrian circulation shall respect the pattern 
of existing or planned streets or pedestrian or bicycle pathways in the vicinity of the site. Streets and drives 
that are a part of an existing or planned street system serving adjacent developments shall be of an 
appropriate width to the volume of traffic they are planned to carry and shall have a dedicated right-of-way 
equal to that specified in a recognized source of reference. 

There shall be a pedestrian circulation system that is insulated as completely as possible from the vehicular 
circulation system. 

Where the Planning Commission determines, after expert consultation, that public safety would be 
substantially promoted in a particular location by reducing the number of points of ingress and egress 
between private property and an adjoining highway, cross-access may be required. Shared drive approaches 
between adjoining parcels may also be permitted under this Section. 

Findings:  

Vehicular Access. Access to the site’s northern ‘Lofts’ parking lot (facing Elizabeth) is provided via two, 30-
foot-wide, two-way drives off Elizabeth. Access to the site’s southern ‘Flats’ parking lot (facing the southern 
property line) is provided via one, 26-foot-wide, two-way access drive off Lapeer. Additional parking is 
proposed on the east side of Lapeer in the form of two small lots, one intended for public/Village parking and 
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #2  7 

the other intended for residents and guests of the Lofts. All parking lot maneuvering lanes are proposed to be 
24- to 26-feet wide, with two-way access. On-street parking is also proposed along Elizabeth (four spaces) 
and Lapeer (two spaces).  

Connecting the easternmost lots is a large driveway; the width of which is not provided. We recommend the 
applicant clarify the purpose of the large driveway and potentially explore extending the landscaping toward 
the road. 

The residential neighbor (347 N Broadway Street) to the east of the ‘Lofts’ parking lot annex (east of Lapeer) 
will see vehicular access cut off to the existing gravel parking spaces on their property. The neighbor has no 
other vehicular access to their lot and has relied on access from the existing Village lot. It is highly 
recommended that a cross-access agreement be pursued to provide a curb cut directly into their lot. 

Previously a compliant dumpster truck turning diagram was provided, however, it was not included in this 
submission. The applicant must resubmit the dumpster truck turning diagram as a part of the next submission. 
Emergency vehicle access is subject to review and approval by the Township Fire Chief.  

Pedestrian Connectivity. The site has existing concrete sidewalks along the road rights-of-way and a 

continuous network of interior walkways is proposed around the ‘Flats,’ connecting both parking lots and 

buildings. The site plan shows designated bike parking near the north and south parking lots; details for the 

bike parking must be provided and consideration should be given to covered bike parking.  

The interior walkways range from 5- to 10-feet wide: these should all be reduced to 4-feet in width to minimize 

impervious surface and/or provide additional room for parking spaces (see ‘Parking and Loading’ for further 

detail).  

Regarding the proposed parking lots on the east side of Lapeer, a sidewalk must be installed along Lapeer to 

improve the walkability of the site and to ensure the longevity of the proposed landscaping. Further, crosswalk 

striping should be considered, in agreement with Village Council, to facilitate pedestrian travel from the 

parking lot to the existing concrete sidewalk leading into the event space.  

There are discrepancies throughout the plans regarding the proposed location of sidewalk along Elizabeth 

Street and Lapeer. For example, within the photometric sheet, sidewalk is proposed to abut the on-street 

parking. The other sheets do not show the sidewalk abutting the on-street parking. Clarify the location of the 

sidewalks, especially what exists and what is proposed. All sheet details must be consistent with each other. 

5.  PARKING & LOADING 

Zoning Ordinance Standards: Off-street parking, loading, and unloading areas and outside refuse storage 
areas, or other storage areas that face or are visible from adjacent homes, or from public thoroughfares, shall 
be screened by walls, fencing or landscaping of effective height. 

Findings: Off-street residential parking is located within two primary lots on the site and one smaller, 

annexed lot across Lapeer. On-street parking is proposed for the event space, in addition to the modified 

Village parking lot across Lapeer, existing on-street parking, and parking available in the school 

administration parking lot to the south of the site. Throughout the plans, the Village parking is mislabeled as 

“City parking” and must be corrected. 
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #2  8 

All parking is designed at 90-degree angles; Article 14 stipulates all 90-degree parking stalls must be a 

minimum of 9 feet wide and 19 feet deep. There are several places where these minimums are not met, 

which could create pedestrian-vehicle conflicts or impact landscaping; compliance can be achieved by 

reducing maneuvering lane widths (min: 22-feet) and interior walkway widths (min: 4-feet). The applicant 

mentions that they intend to utilize ‘overhangs’, where a parking space may be reduced should a vehicle have 

enough space over landscaping or a sidewalk for it to overhang without interrupting pedestrian circulation. 

However, this is not permitted per section 14.04(3) of the Zoning Ordinance, as it states,  

“In all cases where parking lots abut public sidewalks, continuous concrete curbing, at least 
six (6) inches high, shall be placed so that a motor vehicle cannot be driven or parked with any 
part of the vehicle extending within two (2) feet of a public sidewalk. In all cases where 
necessary for the protection of the public and the adjoining properties, streets, and sidewalks, 
curbs shall be installed. Further, anywhere that parking abuts a sidewalk or landscaping must 
be curbed – this must be shown in all parking lots.” 

Residential Units. Two parking spaces per dwelling unit are required; with 89 dwelling units proposed, 178 
parking spaces are required. The applicant must clarify the total off-street parking provided for residential use 
within the chart on SP-101. 4 parking spaces will be equipped with EV charging and 6 will be barrier-free (van 
accessible). During the PUD Eligibility phase, this project was approved for 136 residential parking spaces.  

Incidental signage and respective locations for barrier-free spaces, EV charging stations, etc. must be 
provided and detailed on a revised site plan.  

Assembly (Event Space). One space per three persons at maximum occupancy is required, and with a 
capacity of 200 persons, 67 parking spaces are required. The applicant proposes 55 spaces located in the 
school administration lot to the south, plus 14 public parking spaces in the lot across Lapeer Street, and 20 
on-street parking spaces, six of which are on-site, for a total of 69 off-street and 20 on-street spaces. The 
applicant has submitted a shared parking agreement with the school district for the use of the school 
administration lot (see Exhibit C). This shared parking agreement must be found acceptable to the Village 
attorney. 

The applicant must consistently show the two on-street parking spaces on Lapeer Street, as sheet SP101 and 
the photometric plan are the only sheets that depict these spots. These two sheets contradict, as one shows a 
curb cut and one does not. We recommend the applicant install a curb cut for the two proposed Lapeer 
parking spaces or provide proposed striping. Further, the applicant must show the location of the additional 14 
on-street parking spaces. 

Loading Zone. In the previous proposed plan, the applicant proposed one, 12.5-foot by 18-foot loading zone 

in the north ‘Lofts’ parking lot and an additional loading zone near the western entrance to the Lofts. At this 

time, it appears that both loading zones were removed. With the proposed 3,992 sq-ft. event space, one (1) 

loading zone is required on the site.   

6.  BUILDING DESIGN & ARCHITECTURE  

Zoning Ordinance Standards: Building design and architecture shall relate to and be harmonious with the 
surrounding neighborhood in terms of texture, scale, mass, proportion, materials, and color. Buildings should 
be designed with stylistic harmony and aim to serve people of all ages and abilities.  
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #2  9 

Findings:  

Building Design. The existing building on site, the former Lake Orion High School and Ehman Community 
Center, was built in 1927. The building, with a footprint of over 17,000 sq. ft., has a flat roof and consists of 
three levels. The exterior of the former school building, now the ‘Lofts,’ will remain largely unchanged. As 
such, the building will retain its historical charm, including arched entryways, faux columns, unique brickwork, 
and subtle stepped cornices. By nature of the existing grade change, some of the lower-level units will have 
direct access outside, though most will simply retain the large windows and high ceilings of the old building.  

The proposed Flats building, with a similarly sized footprint as the Lofts, is proposed to be four stories, 

including a lower level only visible from the east, west, and south. This design is intended to take advantage 

of the existing sloping terrain, providing an additional floor of living space while not exceeding building height 

requirements. This aids in maintaining harmony with the surrounding neighborhood and existing school 

building.  

The proposed Flats building has a flat roof with parapet walls that vary in height across all elevations, 
providing relief to the large building. Patios are proposed on the lower levels with balconies on the upper 
levels. Balconies on the upper levels contain a decorative horizontal railing. Building materials vary across the 
facades, providing visual interest; however, the proposed building façades are consistent with each other.  

Further, several bedrooms within both buildings are proposed without windows – this would need to be 
rectified prior to submitting building permits.  

Building Materials. The Lofts will retain the historical brick and limestone from the former school building, 
while the Flats will have a contemporary composition. All sides of the Flats building are consistent in terms of 
material type, primarily comprised of utility brick, decorative precast panels, split face blocks, 8” horizontal 
composite siding, and 8” vertical composite siding. Limestone bands, brick soldier course, and brick rowlock 
course provide transitions between materials and relief.  

In terms of color, the brick and limestone should match closely with the former school building to ensure some 
visual consistency. The proposed colors of the composite siding include grey and blue along with limestone 
and red brick. We recommend the applicant provide colored renderings to provide a better understanding of 
the proposed building material. The applicant has noted that material samples and color renderings are to be 
presented to the Planning Commission during the September 11, 2023, Planning Commission meeting. 
These materials and colored renderings are subject to Planning Commission approval. 

Cross sections and elevations of the proposed dumpster enclosure and retaining wall have been provided. 
The plans note that the proposed dumpster enclosure will have 8” split-face block that will match the building 
and the proposed retaining wall will include a Kodah Gravity Wall, similar in color to the brick.  

7.  ENGINEERING /  STORMWATER MANAGEMENT  

Zoning Ordinance Standards: Appropriate measures shall be taken to ensure that the removal of 
stormwater will not adversely affect adjoining properties or the capacity of the public storm drainage system 
and shall comply with State and Federal standards. Provisions shall be made for the construction of 
stormwater facilities, and the prevention of erosion and dust. Surface water on all paved areas shall be 
collected at intervals so that it will not obstruct the flow of vehicles or pedestrian traffic and will not create 
nuisance ponding in paved areas. 
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #2  10 

Adequate services and utilities and improvements shall be available or provided, located and constructed with 
sufficient capacity and durability to properly serve the development. All utilities shall be located underground 
unless modified by the Planning Commission based on persuasive evidence provided by the applicant 
indicating it is not feasible to locate utilities underground. Where possible and practical, drainage design shall 
recognize existing natural drainage patterns. 

Findings: All stormwater and utility requirements must be addressed to the satisfaction of the Village 
Engineer. 

8.  LIGHTING 

Zoning Ordinance Standards: Exterior lighting shall be so arranged so that it is deflected away from 
adjoining properties and so that it does not impede vision of drivers along adjacent streets. 

Findings: Building-mounted, light pole, and bollard fixtures are proposed throughout the Project site. The 
manufacturer’s cut sheets for all lighting types have been provided.  

20-foot pole lights are proposed for the parking lots and wall-mounted lights are proposed between 7.5-feet 
and 13-feet high around both buildings; 3.5-foot bollard lights are proposed along the walkways.  

Additionally, a light fixture (F1) is noted at the former school building at 30 feet in height. This fixture is to 
replace an existing light and may be related to the existing cell tower or chimney stack on the site – if so, this 
must be noted. At most, light fixtures are permitted to be a maximum of 22-feet in height.  

Standards Required Proposed Lighting Comments 

Max. Height of Light Fixtures Less than 22 ft., or height of building 30 ft. May Comply 

Max. Illumination at Any Given 
Point  

10.0 fc. 10.0 fc. Complies. 

Avg. Illumination of Parking Lot 1.0 fc. 1.0 fc. Complies. 

Max. Illumination at the 
Property Line 

0.5 fc.  0.5 fc. Complies. 
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #2  11 

Recommendation 
We appreciate the project team’s efforts in revising their site plan package for the redevelopment of this site. That 
said, there remain some outstanding items (underlined throughout this report, and summarized below); however, 
we believe our comments may be addressed administratively, prior to Council review and approval of the PUD 
agreement, and would not significantly impact the character of the site. 

Therefore, we recommend that the Planning Commission approve the site plan for the proposed Lofts and Flats at 
West Village at 55 W. Elizabeth Street (Parcel#: 09-02-403-019) and recommend approval to the Village Council 
of the proposed planned unit development agreement and rezoning, subject to the following conditions: 

• The Township Fire Chief approves the interior site circulation, emergency access, and hookup locations. 

• Sidewalk widths are reduced and their locations are confirmed/corrected on all sheets.  

• Satisfactory dumpster truck turning plans are resubmitted. 

• Parking stall dimensions are revised to meet Ordinance standards; maneuvering lane width reduction is 

considered. 

• Number of parking spaces designated for residential use is clarified. 

• Location and details of the on-street parking locations are clarified. 

• Cross-access agreement and modified curbing is pursued with easterly neighbor (347 N. Broadway) to 

allow continued use of parking spaces. 

• Shared parking agreement with school district for use of administrative lot is approved by the Village 

Attorney. 
• The applicant provides, and the Planning Commission approves, the proposed material samples and 

color renderings for the façade of the proposed Flats building. 

• The Village Engineer approves preliminary stormwater and landscaping plans and is satisfied with 

proposed grading and utility details; parking lot curbing required in some areas. 

• The purpose of the F1 light fixture is clarified. 

 

 
If you have any questions, please do not hesitate to contact us. Thank you. 

Respectfully submitted, 

McKENNA 

  

 
Gage Belko, AICP                Ashley Amey 
Associate Planner   Assistant Planner 
 
 

CC: Village Manager, Mr. Darwin McClary (mcclaryd@lakeorion.org)  
Village Clerk, Ms. Susan Galeczka (galeczkas@lakeorion.org) 
 
21 E. Church Street, Lake Orion, MI 48362 

8.A.a

Packet Pg. 21

A
tt

ac
h

m
en

t:
 P

la
n

n
er

 -
 M

cK
en

n
a 

L
et

te
r 

- 
W

es
t 

V
ill

ag
e 

P
U

D
-S

it
e 

P
la

n
 R

ev
ie

w
 #

2 
- 

A
u

g
u

st
 3

0,
 2

02
3 

 (
62

45
 :

 P
C

 2
3-

00
4:

 t
h

e 
F

la
ts

 &
 t

h
e 

L
o

ft
s 

o
f 

W
es

t

mailto:mcclaryd@lakeorion.org
mailto:galeczkas@lakeorion.org


CIVIL ENGINEERS 
 

LAND SURVEYORS 
 

LAND PLANNERS 
 

 NOWAK & FRAUS ENGINEERS  
48680 VAN DYKE, SUITE 200 
SHELBY TOWNSHIP, MI 48317 

WWW.NFE-ENGR.COM PHONE: 586.739.0939 
FAX: 586.739.6994

 

 

August 30, 2023 
 
Darwin McClary 
Village Manager 
Village of Lake Orion 
21 E. Church St.  
Lake Orion, MI 48362 
 
Re: West Village PUD 
 Final PUD Review #2 – revised 8/30/23 
 NFE Job No. M900 
 
Dear Mr. McClary: 
 
We have reviewed the Final PUD Plan for the above referenced site.  Our review is consistent with the 
requirements of Article 11 and Article 19 of the Zoning Ordinance, Section D – Required Information and 
relevant sections of the Zoning Ordinance related to the zoning district.  We offer the following comments: 
 
From preliminary PUD requirements (NFE did not receive for review at that stage): 

1. Per Section 11.05 A.1 Required Information, a metes and bounds survey and legal description is 
required.  We note that the updated ALTA Survey does not match between the plan view and legal 
description in several calls (both on site plan SP 101 and ALTA survey); does not show the location of 
the Point of Beginning; shows metes and bounds in plan view for the parcel on the east side of 
Lapeer but provides an aliquot parts description from the tax roll; the north line of the east parcel 
appears to be longer than the dimensions per the plat and aliquot description, while the south line is 
shorter than described, implying a boundary survey may have been conducted and an updated legal 
description prepared.  Overall, applicant must prove that the development they propose falls within 
the property to which they can show they possess title.  Applicant has stated they will resubmit the 
Warranty Deed when it has been revised. 

 
From Final PUD requirements: 

1. We understand the issue of density was reviewed and approved earlier under the previous PUD 
ordinance. 

2. Setback lines as shown do not appear to match the required setbacks for multiple family development 
per the Zoning Ordinance; however, it appears that the proposed building location would meet 
required setback criteria. 

3. Verify that the required fire vehicle can maneuver around the reverse curve of the southern parking 
lot drive aisle.  As shown, the vehicle is moving forward to the north while also moving forward to the 
south.  The complete reverse curve movement is not shown. 

4. Show what is proposed for the existing asphalt parking lot north of the east parcel.  Is it to be 
removed?  The proposed curb is shown ending somewhere within the existing asphalt pad, but no 
edge of road is shown.  Will Lapeer Road be curbed from this point north to the existing sidewalk?  
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Darwin McClary 
August 30 2023 
RE: West Village Final PUD Review #2 ‐ revised 
Page 2 of 4 

 

 NOWAK & FRAUS ENGINEERS  
43279 SCHOENHERR ROAD 
STERLING HEIGHTS, MI 48313 

WWW.NOWAKFRAUS.COM VOICE: 586.739.0939 
FAX: 586.739.6994

 

We recommend this be required to provide a clearly defined pavement edge and prevent vehicle 
intrusion to the area shown as “seeded lawn” on the landscape plan. 

5. Having spoken with the Fire Marshall earlier this morning, we understand that personnel access for 
emergency services related to the 14’ retaining wall has been approved as shown. 

6. We note that the previous plan set included a sidewalk along the north and west sides of the Flats 
Building, which has been eliminated in this submittal, further restricting potential pedestrian access 
between the two levels of the site. 

7. Sheet SP 101 indicates 2 proposed on-street parking spots on Lapeer Street.  These are not shown 
on the proposed paving and grading plan. 

8. The retaining wall as shown on sheet SP 101 has not been revised to follow the back of curb as 
shown on the civil plans and as indicated in the response letter. 

9. The 5 parking spots at the southeast corner of the site are not shown in the table, and the “20 on 
street” spots cited in the table are not shown on any plan. 

10. The total parking proposed on site (121) plus the dedicated annex parking (16) totaling 137 spaces 
equates to just over 1.5 spaces per residential unit.  The Zoning Ordinance calls for 2.0 spaces per 
unit. This number does not include any on street parking or the 14 spaces in the City Parking lot.  
Again, if this issue was approved at the preliminary PUD stage, we apologize for creating any 
confusion. 

11. We note that the Geometry Plan indicates standard parking stall depths of 18 feet along sidewalks 
and curbs, less than the 19’ specified in the Zoning Ordinance; however, the drive aisle width shown 
is 24’ (26’ in fire lanes) while the Ordinance specifies 22’ minimum.  Between them, the overall width 
of the parking areas meets minimum required per Ordinance. 

12. The plans indicate curb and gutter for the driveways into Elizabeth Street.  We recommend the 
Village require curbing along the Elizabeth Street frontage and extension of storm sewer from the 
Lapeer Road intersection to an intercepting catch basin at the upstream side of the east driveway 
onto Elizabeth.  Existing drainage along this relatively steep roadway consists of a partial roadside 
swale that tapers to nothing at the existing school driveway, causing runoff to reenter the street. 

13. Location of the existing right of way for Elizabeth Street east of Lapeer Road must be shown.  As 
proposed, it still appears that the “City Parking” lot may intrude into the road right of way, although we 
note that the proposed curb does not appear to extend beyond the current edge of asphalt parking 
lot.  This information is also required to identify where the proposed landscape plantings fall in 
relation to the road right of way. 

14. Two 12’ dimensions are shown in Lapeer Road on sheet UT-1 that do not appear to match either 
underlying topographic features or proposed pavement.  Please clarify what is being shown. 

15. The proposed increase in size of the existing detention basin on the Lake Orion Community Schools 
parcel to the south will involve removal of an existing fence line, brush and trees that currently exist 
and provide a visual screen between this parcel and the storage facility to the west.  Only the fence is 
shown on the topographic survey.  If screening will be required, the landscape plan must be revised 
to show this area. 

16. We note that the applicant has shown that proposed site signage will be on the wall of the Flats 
Building, not free-standing.  
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 NOWAK & FRAUS ENGINEERS  
43279 SCHOENHERR ROAD 
STERLING HEIGHTS, MI 48313 

WWW.NOWAKFRAUS.COM VOICE: 586.739.0939 
FAX: 586.739.6994

 

17. The landscape plans still show proposed planting symbols to the west of the developer’s site.  Please 
clarify. 
 

 The following items can be addressed during review of the engineering plans.  Comments are provided to 
allow design engineer to incorporate changes as needed in the final design. 
18. Review of the Utility and Geometry Plan indicates that the proposed light poles may conflict with 

proposed storm sewer in the south parking lot and at the retaining wall. Locations can be coordinated 
during engineering design. 

19. Detention plans must include provision for pretreatment or a sediment forebay and meet all 
requirements of the OCWRC as adopted by the Village of Lake Orion. 

20. Revise the Standard Notes before engineering plan submittal to reflect Village of Lake Orion 
standards rather than Orion Township. 

21. Applicant has stated in their response letter that grading has been “revised as possible”.  We continue 
to have substantial concerns regarding the overall grading of the site as proposed, and find that 
certain issues can be improved before submittal for engineering review.  Specifically: 
 Address the overly steep west driveway area.  One approach could be to maintain existing grade 

at the edge of road on the west side (~1018.2) and install a reverse curb to maintain 1018.2 at the 
right-of-way-line; slope across the drive at 2% and down the drive into the site at the maximum 
allowable driveway slope of 10% (12.5% shown currently).  This lowers the proposed parking lot 
slope toward the Flats Building from over 9% to 6% and the slope back into Elizabeth Street along 
the east side of the entrance from over 10% to just under 5%.  Remove and replace existing 
sidewalk to accommodate revised grading. 

 Lower the proposed grades along the southern driveway into the site to minimize the slope 
through the reverse curve.  This may necessitate a grade break between the existing 1-story 
building east of the proposed dumpsters and the proposed driveway. 

22. Review of the proposed Paving and Grading Plan indicates the following concerns remain: 
 We note that the design shows a revised retaining wall location near the existing cell tower.  

Installation of a retaining wall near the tower base will necessitate excavation which may affect its 
structural stability.  Approval or a letter of no objection from the tower owner will be required as 
part of the engineering review. 

 The curb and gutter at the east edge of the Annex parking lot must be revised to a mountable 
section in order to not block the existing driveway access to 347 N. Broadway.  An easement 
must be granted to guarantee access. 

23. We note that the 15’ access and utility easement in favor of the cell tower owner falls outside the 
proposed southern driveway. We recommend the applicant provide an easement over the proposed 
driveway to secure legal access to the tower site. 
 

The comments above include more detail related to engineering design than is typical for site plan review, but 
are not a review of final engineering plans. Due to the extent and nature of the comments above, additional 
comments may appear in future reviews.  
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 NOWAK & FRAUS ENGINEERS  
43279 SCHOENHERR ROAD 
STERLING HEIGHTS, MI 48313 

WWW.NOWAKFRAUS.COM VOICE: 586.739.0939 
FAX: 586.739.6994

 

Complete Engineering Plans meeting the requirements of Ordinance 31.26, Design and Construction 
Standards must be submitted for review, and no construction shall begin prior to engineering approval.   
 
We recommend the applicant revise and resubmit.  If the Planning Commission chooses to approve subject to 
conditions, please recognize the following: 

 If the fire vehicle cannot be proven to maneuver the reverse curve, corrections to the site plan would 
likely include removal of a number of proposed parking spaces in the “Flats Parking” area. 

 In the event the cell tower owner does not accept the proposed excavation, grade change and retaining 
wall adjacent to the tower foundation, this condition would necessitate substantial changes to the site 
layout. 

 And finally, the applicant has not provided a Warranty Deed showing legal title to the lands 
encompassed in this proposed PUD plan.   

 
If you have any questions, please do not hesitate to call.  
 
Sincerely, 
 
Nowak & Fraus Engineers 

 
Wendy E. Spence, PE 
Sr. Project Manager 
 
CC: Laura Haw, McKenna 
 Gage Belko, McKenna 
 Wesley Sanchez, DPW Director 
 Todd Stanfield, Interim Chief of Police, Lake Orion 
 John Pender, Assistant Chief, Orion Township Fire Department 
 Jeffrey Williams, Fire Marshall, Orion Township Fire Department 
 David Goodloe, Building Official, Orion Township 
 Susan Galeczka, Clerk, Lake Orion  
 
 
W:\G500-Z000 Files\M000-FILES\M900\Office\Correspondence\M900 LT-02 Final PUD Review #2 REVISED.docx 
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Charter Township of Orion 
 

3365 Gregory Rd., Lake Orion MI 48359  

www.oriontownship.org 

 

Fire Department  

Phone: (248) 391-0304, ext. 2000 

Fax: (248) 309-6993 
 

 
 

 
 
To: Darwin McClary, Village Manager    

From: Jeff Williams, Fire Marshal  

Re: Flats at West Village Revised PUD Site Plan Review    

Date: August 25, 2023 

 

 

The Orion Township Fire Department has completed its review of the application for Flats at West 

Village for the limited purpose of compliance with the Village of Lake Orion’s Ordinance’s, Michigan 

Building Code, and all applicable Fire Codes.   

 

Based upon the application and documentation provided, the Fire Department has the following 

recommendation:  

  

 Approved 

X Approved with Comments (See below) 

 Not approved 

 

Comments: 

 

- The Fire Hydrant located in the Southern parking lot, inside of the curbed island, shall be 

relocated to the outside / building side of the drive isle.   

 

This approval is limited to the application and materials reviewed which at this time do not raise a 

specific concern with regard to location and/or impact on health and safety.  However, the approval is 

conditioned upon the applicant providing sufficient additional information at time of building permit 

application that includes data or documents, confirming full compliance with all applicable building 

codes, fire codes and Township Ordinances. 

 

If there are any questions, the Fire Department may be reached at 248-391-0304 ext. 2004. 

 

 

Sincerely, 

Jeffrey Williams 
Jeff Williams, Fire Marshal 

Orion Township Fire Department  
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                   Phone:  248.758-9925, Fax:  248.758-9926 
             www.WestConstruction.com 

 

79 Oakland Ave. 
Pontiac, MI 48342 

Page 1 of 7 

August 15, 2023 
 
Planning Commission 
Village of Lake Orion 
21 E. Church St. 
Lake Orion, MI 48362 
 
Re:  PC 23-004 - The Flats & The Lofts of West Village: PUD Site Plan, Review #2    
 
Dear Commissioners:   
 
Thank you for the opportunity to reply to the comments from the review panel regarding the initial PUD 
application submitted on June 19, 2023, for West Village (55 W. Elizabeth / Ehman Center).   
 
To facilitate ease of use while reviewing the updated plans, we will address each of the review panels 
comments below:   
 

Review comments from – Charter Township of Orion – Fire Department.  Jeff Williams, Fire 
Marshal 
 

 The turning radius for the emergency apparatus road shall be in accordance with the Orion Township 
Fire Department turning performance analysis template. Overlays of the template shall be shown on 
the plans. The template shall be shown circulating all areas of both parking lots and verify that the 
vehicle can maneuver around the reverse curve of the southern parking lot drive aisle.  
o Information has been updated and submitted per the attached drawings (Exhibit B). 
o The overlay template has been added to SP 102. 

 

 Details for No Parking Fire Lane signage including road striping (cross hatching) area shall be 
indicated on the plan. Fire department access roads 20 to 26 feet wide shall be posted with NO 
PARKING FIRE LANE signage on both sides of the fire apparatus access road. Fire department access 
roads greater than 26 feet shall only require posting on one side of the roadway. 
o Fire lane stripping added to SP101. 
o Signage & Striping: No Parking signs shown on sheet UT-1 and noted on SP 101. 

 
 

Review comments from – McKenna 
 

 Natural Features / Landscaping - Additional parking lot screening and details for mechanical 
equipment screening are required. As a PUD, building foundation landscaping, and environmentally 
sensitive landscaping and design techniques are highly encouraged. 
o Please refer to updated plans.  Mechanical units on Lofts roof to be concealed with HVAC 

metal screening.  Any units required on the Flats building to be screened with parapet wall 
and HVAC metal screening where required.   
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79 Oakland Ave. 
Pontiac, MI 48342 

Page 2 of 7 

 

 Access / Circulation – Existing vs. proposed sidewalks connections – clarification is required. Reduced 
sidewalk widths, crosswalk, and additional sidewalks must be considered. Fire Department approval 
is necessary. 

o Landscape plan, civil plan and site plan updated.  North Side walk has been coordinated 
on all Site plan sheets. 
 

 Parking / Loading - Parking space dimensions must be revised. A shared parking agreement is 
required for the use of the school administration lot. Cross access agreement with the adjacent 
neighbor is necessary encouraged. Signage must be detailed. Curbing required for all parking areas. 

o Loading area near lofts removed 
o Parking Stalls: All interior stalls are 9’x20’ (more than min). All stalls abutting sidewalks 

are 9’x18’ with 2’ overhang. The sidewalks width are increased to 7’ allowing overhang. 
Also, these sidewalks are integral walk & curb as shown on sheet GP-1. 

o Draft LO School administration parking lot shared parking agreement is attached.  Please 
refer to Exhibit C.  Please note that this document is currently working its way through the 
Administrations process.  
 

 Building Design / Architecture – Material samples and colored renderings must be provided to the 
Planning Commission for approval. Interior layout and material discrepancies needs to be 
clarified/corrected. 

o Unit tables updated.  
o Material samples and colored renderings will be provided to Commissioners during the 

Sept 11, 2023, Planning Commission Meeting. 
 

 

 Engineering / Stormwater Management - Subject to Village Engineering review. 
o See updated Civil Engineering drawings submitted to Village Engineer on 8-15-23. 

 

 Lighting - Incorrect site layout used. Illumination exceeds maximums in several areas. Cut sheets 
required. 

o Cut sheets provided and Photometric plans updated. 
o Light fixture F1 is replacing an existing light fixture.  

 
 

Review comments from – Nowak & Fraus Engineers 
 
From preliminary PUD requirements (NFE did not receive for review at that stage): 
1. Per Section 11.05 A.1 Required Information, a metes and bounds survey and legal description is 

required. We note that the ALTA Survey provided dates to 2014; is not signed or sealed; does not 
include a citation for the underlying subdivision in the legal description (necessary, since the legal 
refers to “said subdivision”); does not show all property line dimensions; does not show the location 
of the Point of Beginning; and specifically states that the boundary per the legal description does not 
close. The only area covered by the ALTA legal description is the main school site; the parcel on the 
east side of Lapeer Road was not included. This is also true of the Warranty Deed submitted as Proof 
of Ownership; it does not include the parcel on the east side of Lapeer Road. 

 Updated ALTA Survey has been provided as part of Exhibit B (Project Plans).   
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79 Oakland Ave. 
Pontiac, MI 48342 

Page 3 of 7 

 For the Warranty Deed, we are currently working on a title clerical issue that will be provided 
to the Village when completed.   

 
2. The topographic survey, which is included on the ALTA Survey, does not extend to 100’ past the 

property lines (50’ required in other Zoning Ordinance sections, but this is also not provided), is nine 
years old and thus does not show the current conditions, particularly at the intersection of Lapeer 
Road and Elizabeth Street. 

 Updated ALTA Survey has been provided as part of Exhibit B (Project Plans). 
 
From Final PUD requirements: 
 
1. The legal descriptions provided between the various plans do not include either gross or net area 

while both are required. The site plan indicates a total site area of 3.3 acres but does not indicate 
whether this is the school site only or if it includes the parking parcel across Lapeer Road. If this 
parcel is not owned by the developer, we question if it can (or indeed has) been used in the density 
calculations. 

 Information has been updated and submitted per the attached drawings (Exhibit B).   

 The school property is 3.085, Lot 4 and Lot 3 on the East side of Lapeer Rd is 0.173 acres and 
the storm water retention easement on Lot 11 to the south of the school property is 0.409 
acres (Exhibit D).  This gives the project a total of 3.667 acres that is used for the density 
calculations.  
 

2. None of the plans show the existing zoning of this or the surrounding parcels, as required. 

 Plans have been updated.  Adjacent zoning has been added to SP 101. 
 
3. None of the plans show the complete setback lines. In addition, the building footprint between the 

architectural site plan and the preliminary geometry plan are not the same. Provide correct building 
footprint and all proposed dimensions to property lines. 

 Setbacks added and footprint coordinated.  
 
4. In general, the base plans underlying the photometric, landscaping, architectural and civil plans are 

not all consistent. Provide consistent existing and proposed improvements on all plans. 

 Information has been updated and submitted per the attached drawings (Exhibit B).  
 
5. Plans do not show the location and height of all existing structures within 50’ of the site (Preliminary 

PUD required information within 100’).  

 Building footprint coordinated to show height of all existing structures within 50’ of site. 
 
6. Plans must show proposed fire lanes. We note that the width of the drive near the cell tower is 

shown as 25’ 6” on the site plan but 26’ on the preliminary geometry plan. 26’ minimum is required. 
Also, the travel path of the design vehicle does not appear to be shown completely. It appears that 
the vehicle path was not completed before the template was restarted with straightened wheels. 
Verify that the required fire vehicle can maneuver around the reverse curve of the southern parking 
lot drive aisle.  

 Parking coordinated and updated per the attached drawings.  Please refer to SP 101.   
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79 Oakland Ave. 
Pontiac, MI 48342 

Page 4 of 7 

7. Plans are required to show the pavement width of the adjoining streets. We note that the ALTA 
Survey does not provide detail at the intersection, and the proposed changes shown on GP-1 and UT-
1 do not appear to define the connection to existing topography. Only the landscape plan seems to 
include lines for the existing intersection and Elizabeth Street sidewalk east of Lapeer Road.  

 Information has been updated and submitted per the attached drawings (Exhibit B).  
 
8. Height of proposed fences and walls is required. The retaining wall detail and dumpster screen do 

not indicate height, and the dumpster details are too small for clarity. Also, preliminary grading 
indicates that the retaining wall may be over 14’ high. This will require sealed structural calculations 
at engineering review.  

 Dumpster & retaining wall details updated SP 102. 
 
9. Location of the transformer pad and method of screening is required but not shown.  

 Transformer pad added to sheet SP 101. 
 
10. Preliminary utility and detention facilities must be shown, with enough detail to indicate adequacy.   
       Specific issues that are not addressed include the following: 

 SP 101 Site coverage table updated. 
 

 Site plan shows the site area as 3.3 acres, yet detention comps indicate just 3.08 acres tributary, 
which does not appear to include the school property to the south on which the detention pond 
is/will be located. 
o The school property is 3.085, Lot 4 and Lot 3 on the East side of Lapeer Rd is 0.173 acres 

and the storm water retention easement on Lot 11 to the south of the school property is 
0.409 acres (Exhibit D).  This gives the project a total of 3.667 acres that is used for the 
density calculations.  

 

 Proposed water main and fire service are not adequate as shown. The hydrant near the 
southeast corner of the Flats building is too close for safety in the event of a fire; the design 
standards require 50’ from multi-family buildings, and approximately 5’ is provided. The water 
main must be looped around the west side of the Flats and connect to the main in Elizabeth 
Street. As shown, the fire connections to the both buildings could not be accepted, as they are 
tied in to stub lines serving hydrants rather than the live main, which will be corrected by the 
proposed loop. The mechanical room location also makes it more practical to loop the main, 
since it is located at the “bend” of the Lofts. The existing mains in both Elizabeth Street and 
Lapeer Road are 8” diameter; provide an 8” loop through the site. 
o Water Main: Revised alignment, loop, hydrants, etc. See UT-1 plan. 
 

 Location and width of all proposed easements is required to be shown, including for the 
detention basin off-site. 
o Detention design revised. 
 

11. The site planning criteria require areas of cut and fill to be identified on the plan, with a statement of 
how the grade changes will be addressed. This site includes substantial cuts at the north end of the 
Lofts building and all along the existing bluff, including near the existing cell tower.  

 Cut & Fill: Notes added GP-1 plan. 
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79 Oakland Ave. 
Pontiac, MI 48342 

Page 5 of 7 

 
 
 
12. Include the flood plain location or a note indicating that the site is not within a designated flood 

plain.   

 Please refer top of provide ALTA Survey under “Surveyor’s Certificate”:  Bottom of first 
paragraph reads ”except as otherwise shown thereon, the subject premises are not located 
within any flood hazard or flood way area or district as designed by Federal, state or municipal 
authority”. 

 
13. Outdoor light fixtures must be shown, with detailed information. We note that the proposed light 

poles are only indicated on the preliminary photometric plans, and not shown as required on 
landscaping, site plan, utility and geometry, or paving and grading plans. 

 Light poles added and updated per the attached plans. 
   
14. The location and type of any proposed sign is required. If the only site-identifying signage is to be the 

existing school sign, please note this.  

 Sign outline added to elevations. 
 
15. We note that the location of “optional” carports is shown, along with a detail. However, it appears 

that the carport supports will make the accessible stalls in the north parking lot non-complaint with 
ADA requirements. Also, we note that the ADA prefers accessible stalls to be located as close as 
possible to building entryways. 

 HC Stalls:  Location revised. 
 
16. The accessible stalls shown at the south end of the existing school building appear to include a 

ramped sidewalk as required, but then attach to the existing sidewalk which includes a step at the 
doorway to the proposed event venue. Indicate how this will be addressed to comply with ADA 
accessibility requirements. 

 HC Stall: Revised. 
 
17. The submitted Traffic Impact Study indicates the proposed development will have minimal impact on 

the existing traffic of Lapeer Road and Elizabeth Street. 

 Acknowledged.   
 
 
Final Site Plan Requirements. We note that Final Site Plan approval as described in the Zoning Ordinance 
requires review of detailed final engineering plans, which are not provided with this submittal. 
 
18. Storm sewer profiles, size, slope, type, length and ground rim elevations are required but not 

provided. Also, what appears to be a proposed roof drain connection at the northernmost corner of 
the existing school building does not connect to anything.  

 Storm Profiles: TCE Will provide at final engineering stage.  

 Roof Drain: Removed. 
 
19. Complete design of water main extensions.   

 Water Main Design: TCE Will provide at final engineering stage. 
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79 Oakland Ave. 
Pontiac, MI 48342 

Page 6 of 7 

 
20. Soil Erosion Control Plan; we note that the plan submitted is marked “preliminary”. 

 TCE Will provide at final engineering stage. 
 
21. Complete grading plan; again, this is marked “preliminary”. Initial review of the proposed paving and 

grading plan indicates the following concerns: 

 Grading Plan: TCE Will provide completed grading plan at final engineering stage.  
 

 Proposed slopes of over 50% at the northwest corner of the site, with only “gravity retaining 
rocks” indicated for support. A complete design of retaining structures must be provided. Also, 
show the existing off-site structure and the proximity to the proposed retaining wall / grade 
change. 
o Structural Design: TDG Architects will provide with final plans. 
 

 Proposed slope across the northern parking lot of nearly 13% flowing toward the building face. 
o North Parking Slope: Revised as possible. 
 

 Proposed slope of nearly 8% along the southern parking lot reverse curve. 
o South Parking Slope: Revised as possible. 
 

 Proposed contours shown at the end of the existing wall around the cell tower indicate a cut of 
over 10’ within approximately 5’ of the tower base. How is this going to affect the structural 
stability of the cell tower? Has this been coordinated with the tower owner? Approval by the 
tower owner will be required. 
o Cell Tower: Revised retaining wall location 
 

 Developer has mentioned utilizing parking in the adjacent school administration parking lot for 
future events. No connection is indicated between the two lots, though dashed lines seem to 
indicate a future connection, or possibly an easement. This needs to be clarified and labeled.  
o Adjacent Parking: Overflow parking only. No connection is proposed. 
 

 Location of the existing right of way, pavement edge and sidewalk in Elizabeth Street east of 
Lapeer Road must be shown. As proposed, it appears that the “City Parking” lot may intrude into 
the road right of way. 
o Plans have been updated.   
 

 Plan UT-1 does not show the proposed on-street parking and sidewalk indicated on the site plan. 
o Plans have been updated.   
 

 The parking count charted on the site plan does not appear to include the 5 stalls for “Lofts 
South”. 
o Elizabeth on-street parking added. Lapeer on-street parking removed. 

 
22. The landscape plans must include the location, size and type of any tree larger than 3” caliper to be 

removed.   

 Landscape plans have been updated and submitted per the attached drawings (Exhibit B). 
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79 Oakland Ave. 
Pontiac, MI 48342 

Page 7 of 7 

23. Both the site plan and the proposed landscape plans appear to show proposed planting to the west 
of the developer’s site. Provide an easement and agreement with the adjoining owner if this is the 
case.   This situation is also shown surrounding the “City Parking” lot east of Lapeer Road. Show the 
Elizabeth Street right of way and clarify where plantings are proposed in relation to it. 

 Landscape plans have been updated and submitted per the attached drawings (Exhibit B). 
 
 

Review comments from – Attorney’s notes regarding PUD Agreement 
 Please see attached updated PUD Agreement (draft) 8-15-23. 

 
 
West Construction would again like to thank you for the opportunity to reply to the comments from the 
review panel regarding the initial PUD application submitted on June 19, 2023 for West Village (55 W. 
Elizabeth / Ehman Center).   
 
We look forward to discussing this project in greater detail at your convenience.  In the meantime, 
should you have any questions, comments or concerns, please don’t hesitate to contact us.   
 
  

Kyle J. Westberg,  
CEO/President  
P 248-758-9925 Ext 111 
kwestberg@WestConstruction.com 

 
 
 
 
 
List of Exhibits  

A. Property Description 
B. Updated Project Plans (provided separately) 
C. Draft Lake Orion School Parking License Agreement 
D. Storm Water Easement 
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1 

 
 
 
 
 
 
 

PLANNED UNIT DEVELOPMENT AGREEMENT 
 
This Planned Unit Development (PUD) Agreement is by and between WEST VILLAGE 
OWNER, LLC, a Michigan limited liability company whose address is 79 Oakland Ave, 
Pontiac, MI 48342 (Developer), and The Village of Lake Orion, 21 East Church Street, 
Lake Orion, MI 48362-3212, a Michigan municipal corporation (Village). 
 

RECITALS 
 
Whereas, Developer is the owner of the property described on the attached and 
incorporated Property Description Exhibit A (the Property), located in the Village of Lake 
Orion, Oakland County, Michigan; and 
 
Whereas, Developer voluntarily proposed redevelopment of the Property as a PUD and has 
applied for approval of an amendment to the Village of Lake Orion Zoning Ordinance 
granting a rezoning of the Property to PUD, with such redevelopment to include renovation 
of the historic LO school building into 29 loft style apartments plus the construction of a 
new apartment building with 60 units, totaling 89 units for the project, including the 
repurposing of the gymnasium into a banquet facility for public use; and   
 
Whereas, Developer is the developer and proprietor of the West Village Planned Unit 
Development (sometimes also referred to as the Development); and 

 
Whereas, as part of the application and approval process, Developer has offered and agreed 
to make the improvements and to proceed with undertakings as described in the PUD 
Documents (as defined herein), which Developer and Village agree are necessary to (1) 
ensure that public services and facilities affected by the Development will be capable of 
accommodating increased service and facility loads caused by the Development, (2) ensure 
compatibility with adjacent uses of land, (3) promote use of the Property in a socially and 
economically desirable manner, (4) meet the eligibility provisions of the Village of Lake 
Orion Zoning Ordinance Article 11.02 (A through F), and (5) achieve other legitimate 
objectives authorized under the Michigan Zoning Enabling Act, MCL 125.3101 et seq.; 
and 
 
Whereas, pursuant to a duly called meeting of the Village Council, the Village has 
reasonably considered the necessary recommendation of the Village of Lake Orion 
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2 

Planning Commission and determined that it is appropriate to permit Developer to develop 
the Property as a PUD; and  

 
Whereas, for the purpose of confirming the rights and obligations in connection with the 
improvements, development, and other obligations to be undertaken on the Property to the 
West Village 55 Planned Unit Development, the parties have entered into this Agreement 
to be effective on the effective date of the Village council resolution granting approval of 
the Planned Unit Development. 
 
Now, therefore, as an integral part of the grant of the rezoning of the Development Parcel 
and approval of the Development on the Property, and for other good and valuable 
consideration, the receipt and sufficiency of which are acknowledged, it is agreed as 
follows: 
 
1. DEFINITIONS AND COVENANTS 

In addition to certain terms defined in other sections of this Agreement, the 
City and Developer agree that the following definitions and covenants contained 
therein shall apply to this Development Agreement: 

1.1 “Village Ordinances” means all ordinances, enactments, rules, regulations and 
policies of the Village, including, but not limited to, zoning and land use 
ordinances and requirements; building codes, ordinances, uses and 
requirements; safety and health ordinances and requirements; site plan and 
building plan review and approval guidelines, procedures, requirements and 
conditions; ordinances, rules and regulations governing utilities, roads, curb 
cuts, site improvements, sidewalks, lighting and similar improvements; 
ordinances and rules assessing tap-in fees, connection charges, use fees, and 
any other fees, charges and expenses; and police, safety and traffic rules and 
regulations. 

1.2 “Developer’s Site Plan” means the Site Plan submitted by the Developer, as 
reviewed,  considered and recommended by the Village Planning Commission, 
and approved by the Village Council. 

1.3 “Planned Unit Development Agreement” means this Agreement by and among 
the Village and Developer. 

1.4 “Development Parcel” means the parcel that is subject to the Planned Unit 
Development, the legal description for which is attached as Exhibit A. 

1.5 “Improvements”  means those features and actions associated with a project 
which are considered necessary and required by a Village permit or approval or 
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this Ordinance to protect natural resources, or the health, safety, and welfare of 
the residents of the Village and future users or inhabitants of the proposed project 
or project area, including roadways, lighting, utilities, landscaping, parking, 
paving of parking and circulation areas, screening, and drainage. 
“Improvements” does not include the entire project which is the subject of the 
approval (see Sec. 2.02 Village of Lake Orion Zoning Ordinance). 

1.6 “Party” or “Parties” means any one or more of the Village and Developer. 

1.7 “Project Plan” means the drawings and plans attached as Exhibit B as revised to 
satisfy any and all conditions imposed by the Village Council. 

1.8 “Planned Unit Development” means the designation of the Development Parcel 
as a Planned Unit Development pursuant to the Zoning Ordinance provisions and 
developed in accordance with this Agreement, the Project Plan and in 
compliance with all Laws and Village Ordinances. 

1.9 “Transfer” or “Transferred” means the sale, exchange, assignment, conveyance, 
exchange, transfer, or other disposition in one or more transactions or events, 
directly or indirectly, of the legal or beneficial interest in all or any part of (a) the 
Developer’s interest in the Development Parcel, or (b) this Development 
Agreement or any beneficial interest therein; provided, however, that Developer 
may at any time freely (i) mortgage all or any part of the Development Parcel, or 
(ii) sell or lease or otherwise convey all or any part of the Development Parcel to 
an entity affiliated with Developer, or to any other Person or entity who agrees 
in writing to abide by the terms and conditions of this Development Agreement 
and the Project Plan (each, a “Permitted Transferee”), none of which shall be 
prohibited by this Development Agreement or otherwise. 

2. DESCRIPTION OF PROJECT 

2.1 Project Description. The Project involves the development of the Development 
Parcel as contained in the Project Plan and attached as Exhibit B. The project 
shall be constructed in compliance with the approved Project Plan and owned, 
operated, maintained and used in compliance with this Agreement and any and 
all Laws and City Ordinances. 

2.2 Development Parcel. The property described in Exhibit A. 

2.3 Project Plan. The Project is depicted in the Project Plan attached as Exhibit B, 
which was part of the Planning Commission approval, as revised to satisfy any 
and all conditions imposed by the City Commission. The Developer shall, or 
shall cause Permitted Transferees, to prepare and submit final construction 
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documents consistent with the Project Plan for each building (if applicable) and 
necessary to comply with all applicable Laws and City Ordinances. 

2.4 Zoning. The Development Parcel is now hereby zoned Planned Unit 
Development pursuant to the City Ordinances. 

2.5 Permitted Uses. The Development parcel shall be used for the construction and 
development of the original school building, and its 25 classrooms, office(s) and 
general purpose areas of the current structure, which is approximately 41,500 
square feet, into 29 loft‐style apartments; and, a newly constructed building, 
approximately 66,500 square feet, into another 60 apartments. Also included in 
this plan will be a commercial use of the existing historic gymnasium. 

3. ESTABLISHMENT OF PUD, USE APPROVAL AND PUD PLANS 

3.1 Establishment of the PUD and Approved Uses. The Development Parcel has 
been established as a Planned Unit Development under Article 11 of the Village 
Zoning Ordinance. Those uses described in Section 2, as well as the uses 
identified in the Project Plan along with such accessory and temporary uses that 
are customarily incidental to that permitted use as are approved by the Village 
under the Village Zoning Ordinance and this Agreement. 

3.2 Approved Final PUD Plan. The PUD Plan consists of the individual plans listed 
on Exhibit B attached hereto. The PUD Plan has been approved by the Village 
as a Final PUD Site under the Village Zoning Ordinance. 

3.3 Adherence to Plans. Developer has the authority and shall be responsible for 
completing the PUD in conformity with the Village Zoning Ordinance and this 
Agreement. The Development Parcel shall be developed in conformance with 
the PUD Plan, PUD Conditions and this Agreement and all future Owners shall 
be bound by the terms of this Agreement and Developer's authority and 
responsibility as stated herein. 

3.4 Adherence to Ordinances. Except as otherwise provided herein, Developer shall 
adhere to all existing ordinances of the Village. In approving the PUD Plan, the 
Village has approved the deviations from the Village Zoning Ordinance that are 
identified in the attached Exhibit C. All improvements constructed in accordance 
with this Agreement, the PUD Plan and PUD Conditions shall be deemed to be 
conforming under the Village Zoning Ordinance, and in compliance with all 
ordinances of the Village as of the date of this Agreement. 

3.5 Storm Water Drainage. Developer, at its sole expense, shall construct and 
maintain a storm water drainage system, in accordance with the PUD Plans, PUD 
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Documents, and all applicable ordinances, state laws, codes, standards, and 
regulations, as well as the approved site plan for each phase and subphase. 

3.6 Water and Sanitary Sewer Systems. Developer shall, at its sole expense, 
construct and install improvements and/or connections tying into the municipal 
water and sewage systems in accordance with the approved PUD Plan and all 
applicable Village, state, and county standards, codes, regulations, ordinances, 
and laws. Developer shall, upon completion of installation and testing of the 
public water and sanitary sewer improvements for each phase of the 
Development, convey and dedicate all interest in such facilities to the Village by 
providing and executing documents and title work in accordance with all 
applicable Village ordinances and requirements. 

3.7 Drives and Parking Lots. All drives and parking lots within and for the 
Development shall be designed, situated, and constructed in accordance with all 
requirements and applicable ordinances of the Village, the PUD Documents, and 
the approved PUD Plan. Developer shall pursue the necessary easements over 
adjoining properties in order to provide access to the Development, and to meet 
all parking requirements set forth in the PUD documents. 

3.8 Timing and Phasing of Development. The timing and phasing of the PUD shall 
be in accordance with the PUD Plan. The construction of each unit may proceed 
independently of the commencement or completion of the other units, provided 
that the construction adheres to the PUD plan, PUD Conditions and the 
provisions of this Agreement. 

4. EASEMENTS AND COVENANTS 

4.1 Easements, Covenants and Restrictions. Developer shall execute and record 
any necessary Easements, Covenants and Restrictions against the Property to 
establish those easements that are necessary for the development and use of 
the Parcels as required by the Village Engineer. Such easements shall 
include, without limitation: (a) easements for the benefit of the Development 
Parcel to tie into and use certain sanitary sewer lines located within 
Development Parcel, (b) easements for the benefit of Development Parcel to 
tie into and utilize certain water lines within the Development Parcel, (c) an 
easement for the benefit of Development Parcel for ingress and egress to and 
from Elizabeth Street and Lapeer Street, (d) an easement for the benefit of 
Development Parcel for ingress and egress to and from for the benefit of 
Development Parcel to utilize the drainage swale, retention/detention, and 
drainage facilities located within the property adjoining the development parcel to 
the south, presently owned by Lake Orion Community Schools, (f) easements for 
emergency vehicles, (g) an easement to perform landscaping maintenance, (h) 
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an easement for the benefit of Development Parcel to drain storm water 
through and into the Storm Drainage and Detention Facilities. There has been 
submitted to the Village a proposed Declaration of Easements, Covenants 
and Restrictions, which contains the foregoing easements, and which is on 
file with the Village (the "Declaration of Easements, Covenants and 
Restrictions). The Village approves the form of such Declaration of 
Easements, Covenants and Restrictions as part of the PUD plan. 

4.2 Dedication of Sanitary Sewer Lines and Water Lines. Developer shall dedicate 
the water lines and sanitary sewer lines within Development Parcel to the Village 
and, in connection therewith, grant to the Village easements for the 
maintenance, repair and replacement of such lines. Provided that such lines 
conform to applicable Village specifications, following the Village's 
inspection and approval of such lines, the Village shall accept the lines as 
public improvements. Upon dedication and acceptance of the water lines and 
sanitary sewer lines as public improvements, the Village shall take all necessary 
action to vacate all unnecessary water and sanitary sewer easements that the 
Village is grantee under, which currently burden the Property. Until such time as 
the water and sanitary sewer lines are dedicated to and accepted by the Village 
the village shall grant, for the benefit of Development Parcel, easements to 
utilize and maintain the water lines and sanitary sewer lines within the 
Development Parcel as required and verified by the Village Engineer. 

5. DEFAULT AND REMEDIES 

5.1 Default by Developer. The Developer’s or Permitted Transferees’ failure to 
perform any of its obligations under this Agreement, which remain uncured 
for a period of thirty (30) days following written notice by the Village, unless 
the default cannot be cured through the exercise of good faith and due diligence 
(including the expenditure of necessary funds), in which event the Developer 
or Permitted Transferees shall be entitled to an additional period of time to cure, 
provided and so long as the Developer or Permitted Transferees have diligently 
commenced the cure within such thirty (30) day period, completion of the 
cure within the thirty (30) days was not avoidable by the exercise of due 
diligence and the Developer or Permitted Transferees continue to prosecute the 
cure with due diligence and in good faith until cured. If Developer is not able to 
cure any such default within one hundred eighty (180) days of the written notice 
of default from the Village, additional time to effect a cure may only be granted 
by the Village Council, which such extension shall not unreasonably withheld.  

5.2 Village Enforcement. In the event there is a failure to timely perform any 
obligation or undertaking required under or in accordance with the PUD 
Documents, the Village may serve written notice on Developer setting forth such 
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deficiencies and a demand that the deficiencies be cured within a stated 
reasonable time period, and the date, time, and place for a hearing before the 
Village Council, or such other Council, body, or official delegated by the Village 
Council, to allow Developer an opportunity to be heard as to why the Village 
should not proceed with the correction of the deficiency or obligation that has 
not been undertaken or properly fulfilled. At any such hearing, the time for curing 
and the hearing itself may be extended and/or continued to a date certain. The 
foregoing notice and hearing requirements shall not be necessary in the event 
Village determines in its discretion that an emergency situation exists requiring 
immediate action. If, following the hearing described above, the Village Council, 
or the other Council, body, or official designated to conduct the hearing, 
determines that the obligation has not been fulfilled or failure corrected within 
the time specified in the notice, or if an emergency circumstance exists as 
determined by Village in its discretion, Village shall then have the power and 
authority, but not the obligation, to take any or all of the following actions, in 
addition to any actions authorized under Village ordinances and/or state laws: 

5.2.1 Enter the Property, or cause its agents or contractors to enter the Property, 
and perform such obligation or take such corrective measures as 
reasonably found by the Village to be appropriate. The cost and expense 
of making and financing such actions by the Village, including notices 
by the Village and legal fees incurred by the Village shall be paid by 
Developer. In the discretion of the Village, such costs and expenses may 
be collected by suit initiated against Developer and, in such event, 
Developer shall pay all court costs and attorney fees incurred by the 
Village in connection with such suit if the Village prevails in collecting 
funds. 

5.2.2 Initiate legal action for the enforcement of any of the provisions, 
requirements, or obligations set forth in the PUD Documents. Except in 
emergency circumstances, Developer shall be provided notice of the 
deficiencies from the Village and shall be afforded an opportunity to 
timely correct. In the event the Village obtains any relief as a result of 
such litigation, Developer shall pay all court costs and attorney fees 
incurred by the Village in connection with such suit. 

5.2.3  Issue a stop work order as to any or all aspects of the Development, deny 
the issuance of any requested building permit or certificate of occupancy 
within any part or all of the Development, regardless of whether 
Developer is the named applicant for such permit or certificate of 
occupancy, and suspend further inspections of any or all aspects of the 
Development.\ 
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5.2.4 Developer shall INDEMNIFY AND SAVE HARMLESS the Village, its 
officers, agents and employees, and shall DEFEND the same from and 
against any and all liability, claims, loss damages, interest, actions, suits, 
judgments, costs, expenses, attorneys' fees, and the like, which result 
from or arise in the course of out of, or as a result of the performance, 
mis-performance, or nonperformance of Developer's obligations under 
this agreement or the negligent construction or operation of public 
improvements covered thereby until the dedication of said public 
improvements is accepted by the Village and after the dedication of said 
improvements only if the occurrence giving rise to the claim predates the 
dedication. 

 
5.3 Default by the Village. The Village’s failure to perform any of its obligations 

under this Agreement, which remain uncured for a period of ninety (90) days 
following written notice by the Developer or Permitted Transferees, unless the 
default cannot be cured through the exercise of good faith and due diligence 
(including the expenditure of necessary funds), in which event the Village shall 
be entitled to an additional period of time to cure as reasonably determined by 
the Developer or Permitted Transferees, but in no event beyond one hundred 
eighty (180) days, provided and so long as the Village has diligently 
commenced the cure within ninety (90) days of Developers notice and the 
Village continues to prosecute the cure with due diligence and in good faith until 
cured. 

5.4 Default Remedies of the Developer. Upon an occurrence of an Event of Default 
by the Village, which remains uncured, after notice and failure to cure pursuant 
to this Development Agreement, the Developer or Permitted Transferees shall be 
entitled to the rights and remedies available at law or in equity. 

5.5 Non-Liability of Individuals. No Village official, officer, employee, board 
member council member, elected or appointed official, attorneys, consultants, 
advisors, agents and representatives, shall be personally liable to the Developer 
for any default or breach by the Village of any obligation under this Development 
Agreement or in any manner arising out of the performance of this Development 
Agreement by any party or the Project. Moreover, no member, partner, official, 
officer, employee, board member, attorneys, consultants, advisors, agents, and 
representatives of Developer or Permitted Transferees, shall be personally liable 
to the City for any default or breach by any of them of any obligation under this 
Development Agreement or in any manner arising out of the performance of this 
Development Agreement by any Party or the Project. 
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6. MISCELLANEOUS 

6.1 Binding Effect. This PUD Agreement shall be binding upon and inure to the 
benefitꞏ of the parties and their heirs, successors and assigns. The rights and 
obligations contained in this PUD Agreement shall run with the Property. 

6.2 Authority. This PUD Agreement has been duly authorized by all necessary 
action of Developer and the Village, through the approval of the Village Council 
at a meeting duly scheduled and after appropriate notice was given, in 
accordance with the laws of the State of Michigan and the ordinances of the 
Village, duly resolving to approve the PUD Plan and this PUD Agreement and 
the terms contained herein. By the execution of this PUD Agreement, the 
parties each warrant that they have the authority to execute this PUD 
Agreement and bind the Property and their respective entities to its terms and 
conditions. 

6.3 Amendment. This PUD Agreement shall only be amended pursuant to an 
instrument executed by the Village and Developer or their successors in title. 
No consent to the amendment of this PUD Agreement shall be required of any 
other Person, including mortgagees. 

6.4 Captions. The captions preceding the text of each Article, section and 
subsection are included only for convenience of reference. Captions shall be 
disregarded in the construction and interpretation of this PUD Agreement. 
capitalized terms are also selected only for convenience of reference and do 
not necessarily have any connection to the meaning that might otherwise be 
attached to such term in a context outside of this PUD Agreement. 

6.5 Partial Validity. Invalidation of any of the provisions contained in this PUD 
Agreement, or of the application thereof to any person by judgment or court 
order shall in no way affect any of the other provisions hereof of the application 
thereof to any other person and the same shall remain in full force and effect. 

6.6 No Partnership. None of the terms or provisions of this PUD Agreement shall 
be deemed to create a partnership or joint venture between Developer and the 
Village. 

6.7 Not a Public Dedication. Except as an express statement to the contrary 
herein, nothing contained herein shall be deemed to be a gift or dedication of 
any portion of the Property to the general public, or for any public use or 
purpose whatsoever. Except as herein specifically provided, no right, 
privileges or immunities of any party hereto shall inure to the benefit of any 
third party, nor shall any third party be deemed to be a beneficiary of any of 
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the provisions of this PUD Agreement. 

6.8 Time. Time is of the essence to this PUD Agreement. 

6.9 No Waiver. The failure of either party to insist upon strict performance of any 
of the terms, covenants, or conditions hereof shall not be deemed a waiver of 
any rights or remedies that such party may have hereunder, at law or in equity 
and shall not be deemed a waiver of any subsequent breach or default under 
this PUD Agreement. No waiver by either party of any default under this PUD 
Agreement shall be effective or binding on such party unless made in writing by 
such party and no such waiver shall be implied from any omission by the a 
party to take action with respect to such default. No express written waiver 
of any default shall affect any other default or cover any other period of time 
other than any default and/or period of time specified in such express waiver. 
One or more written waivers of any default under any provision of this PUD 
Agreement shall not be deemed to be waiver of any subsequent default in the 
performance of the same provision or any other term or provision contained 
in this PUD Agreement. 

6.10 Running with the Land; Governing Law. This Development Agreement 
shall run with the land constituting the Property and shall be binding on and inure 
to the benefit of the Village and its successors, Developer, all future owners, 
developers, and builders of any part of the Development, all undersigned parties, 
and all of their respective heirs, successors, assigns, and transferees. An affidavit 
providing notice of the rezoning of the Property, the PUD Documents, this 
Development Agreement, and the general obligations relating to the PUD shall 
be executed by the property owners and may be recorded by any of the 
undersigned parties following the execution of this Agreement. This 
Development Agreement shall be interpreted and construed in accordance with 
Michigan law and shall be subject to enforcement only in Michigan courts. The 
parties understand and agree that this Development Agreement is consistent with 
the intent and provisions of the Michigan and U.S. Constitutions and all 
applicable law. 

This Agreement was executed by the respective parties on the date specified with the 
notarization of their signatures and shall be considered to be dated on the date of the 
Village Council’s adoption of the Ordinance Granting the West Village 55 Planned Unit 
Development, and shall take effect on the effective date of Village’s Ordinance. 

WITNESS: 
 

  DEVELOPER: 

__________________________________
[Name of witness, typed or printed in 
black ink] 

  WEST VILLAGE 55, LLC, a Michigan 
limited liability company 
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 _________________________________
[Typed name of authorized signer] 
Its: [Title of authorized signer] 

WITNESS: 
 

    

__________________________________
[Name of witness, typed or printed in 
black ink] 
 

    

STATE OF MICHIGAN 

[COUNTY] COUNTY 

) 

) 

Acknowledged before me in Oakland County, Michigan, by [name of officer or agent, 
title of officer or agent], of WEST VILLAGE 55, LLC, a Michigan limited liability 
company, on behalf of the company. 
 
_______________________________________ 
[Notary public’s name, as it appears on application for commission] 
Notary public, State of Michigan, County of [county]. 
My commission expires [date]. 
[If acting in county other than county of commission: Acting in the County of 
[county].] 
 
WITNESS: 
 

  VILLAGE: 

__________________________________
[Name of witness, typed or printed in 
black ink] 
 

  Village of Lake Orion, a Michigan 
municipal corporation 
 

WITNESS: 
 

  _________________________________
[Typed name of authorized signer] 

__________________________________
[Name of witness, typed or printed in 
black ink] 
 

  Its: [Title of authorized signer] 
 
[Signature line] 
[Typed name of clerk] 
Its: Clerk 

 

STATE OF MICHIGAN 

[COUNTY] COUNTY 

) 

) 

 
Acknowledged before me in Oakland County, Michigan, of Village of Lake Orion, a 
Michigan municipal corporation, on behalf of the corporation. 
 
____________________________ 
[Notary public’s name, as it appears on application for commission] 
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Notary public, State of Michigan, County of [county]. 
My commission expires [date]. 
[If acting in county other than county of commission: Acting in the County of 
[county].] 
 

Drafted by: 
[Firm name] 

    

[Signature line] 
[Typed name of attorney (P____)] 
[Address, telephone, email] 

    

 

When recorded return to: 
[Name], Clerk 
Village of [Village] 
[Address, telephone] 

    

 

 

 

 

LIST OF EXHIBITS (specific to this PUD Agreement) 
A PROPERTY DESCRIPTION 
B PROJECT PLANS SUBMITTED TO VILLAGE.   
C APPROVED DEVIATIONS/VARIANCES 
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EXHIBIT A 
 

LEGAL DESCRIPTION OF THE LAND 
 

Property situated in the Village of Lake Orion, County of Oakland, State of Michigan, more particularly 
described as follows: 

 
PART OF LOTS 9 & 10, DESCRIBED AS BEGINNING AT A POINT LOCATED  
DISTANT N 00'02'49" E 161.78 FEET FROM THE SOUTHEAST CORNER OF  
LOT 11 OF SAID SUBDIVISION, THENCE N 89"15"57" W 438.88 FEET.  
THENCE N 00"02'14" E 311.33 FEET, THENCE S 89'27'45" E 82.06 FEET,  
THENCE N 00"00'14" W 99.91 FEET, THENCE S 58'37'00" E 417.89 FEET,  
THENCE S 00'02'49" W 198.48 FEET TO BEGINNING, SUPERV1SOR'S PLAT 
NO 8, VILLAGE OF LAKE ORION, OAKLAND COUNTY, MICHIGAN, ALSO, THE  
WEST 36 FEET OF THE NORTH 80 FEET OF LOT 3, ALSO NORTH 80 FEET 
OF LOT 4, BLK 24, HEMINGWAYS PLAT, VILLAGE OF LAKE ORION,  
OAKLAND COUNTY, MICHIGAN. 

 
(Parcel Nos. 09-02-403-019 and 09-02-433-002) commonly known as 55 West Elizabeth 
St., Lake Orion, Michigan 
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EXHIBIT B 
 

PLANS FOR WEST VILLAGE 
 

 
Plans submitted to Village of Lake Orion along with PUD application and updates. 
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EXHIBIT C 
 

APPROVED DEVIATIONS/VARIANCES 
 

 

Approved zoning variance to be provided by the Village of Lake Orion.  
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July 7, 2023 
 
 
Planning Commission 
Village of Lake Orion 
21 E. Church St. 
Lake Orion, MI 48362 
 
Subject: PC 23-004 - The Flats & The Lofts of West Village: PUD Site Plan, Review #1 
 
 
Dear Commissioners: 

West Village (the Project) is a proposed multiple family residential planned unit development (PUD) located at 55 
W. Elizabeth and consists of the redevelopment of the former Lake Orion High School/Ehman Community Center 
(the ‘Lofts’) and the construction of a new building on the same property (the ‘Flats’). The Lofts will include 29 
apartments, office spaces, and meeting rooms – including a repurposed gymnasium that will serve as a 
community center and event space. The Flats will contain an additional 60 apartments, for a total of 89 dwelling 
units. The property is owned by West Village Owner, LLC (the Applicant).  

PROJECT HISTORY, REVIEW, AND APPROVAL PROCESS 
Rezoning. In June 2021, the property received Village Council approval to be rezoned from RV, Village Single 
Family Residential to the RM, Multifamily Residential District; the rezoning allowed for the development of multiple 
family residential units on the site.  

PUD Eligibility. The project was received both Planning Commission and Village Council approval for PUD 
Eligibility in September 2021, including approval of the concept plan with a mix of uses and 89 residential units.  

Preliminary PUD Plan. The Planning Commission held a public hearing for the Preliminary PUD Plan on October 
4, 2021, and following deliberation, made a recommendation to Village Council for approval. Village Council 
subsequently granted Preliminary PUD Plan approval later that month. Final PUD approval would need to be 
received within 1-year of the preliminary approval, for which a 1-year extension was granted in November 2022.  

Final PUD Plan (current step). The Planning Commission will review and approve/table/deny the final site plan 
associated with the development and recommend approval/tabling/denial of the PUD to the Village Council. This 
meeting is tentatively scheduled for July 17, 2023. Following a recommendation from the Planning Commission, 
the Village Council will make a final decision whether to execute the PUD agreement and allow the project to 
proceed as proposed; this is tentatively scheduled for the Council’s August 14, 2023 meeting.  

The Applicant has stated their desire to apply for building permits at the beginning of August. Barring major site 
plan revisions or tabling by the Planning Commission, it is expected that permitting will move concurrently with 
finalizing of the PUD agreement and the detailed engineering review (see below). Construction must commence 
within 1-year of final PUD approval.  

Construction / Engineering Review. Once the necessary approvals have been received from the Planning 
Commission and Village Council, the project must undergo a detailed engineering review of proposed site 
improvements.   
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SITE CONTEXT 

 

Proposed Development 

Proposed 
Parking 

School Admin. 
Lot / Shared 
Event Parking 
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #1  3 

SUMMARY OF COMPLIANCE 
A summary of the site plan review findings is detailed in the table below. Further specifications, review, and 
recommendations regarding the site plan and various PUD considerations are detailed on the following pages.  

Ordinance Standards  Compliance Comments 

Data Required  Complies n/a 

Use / Harmonious Design  Complies n/a 

Dimensional Standards  Complies n/a  

Natural Features / 
Landscaping  Can Comply 

Additional parking lot screening and details for mechanical 
equipment screening are required. As a PUD, building foundation 
landscaping, and environmentally sensitive landscaping and 
design techniques are highly encouraged. 

Access / Circulation  Can Comply 
Existing vs. proposed sidewalks connections – clarification is 
required. Reduced sidewalk widths, crosswalk, and additional 
sidewalks must be considered. Fire Department approval is 
necessary. 

Parking / Loading Can Comply 

Parking space dimensions must be revised. A shared parking 
agreement is required for the use of the school administration lot. 
Cross access agreement with the adjacent neighbor is necessary 
encouraged. Signage must be detailed. Curbing required for all 
parking areas. 

Building Design / 
Architecture Can Comply 

Material samples and colored renderings must be provided to the 
Planning Commission for approval. Interior layout and material 
discrepancies needs to be clarified/corrected. 

Engineering / Stormwater 
Management  Can Comply Subject to Village Engineering review. 

Lighting Can Comply  Incorrect site layout used. Illumination exceeds maximums in 
several areas. Cut sheets required.  
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #1  4 

Site Plan Review 
Standards for Site Plan Approval are set forth by Article 19: Administrative Procedures and Standards. This 
project is reviewed against the Village’s Zoning Ordinance, Master Plan, existing site conditions, and sound 
planning and design principles. We offer the following comments for your consideration:  

1.  USE & HARMONIOUS DESIGN 
Zoning Ordinance Standards: All elements of the site must be harmoniously and efficiently designed in 
relation to the topography, size, and type of land, and the character of the adjacent properties and the 
proposed use. The site will be developed so as not to impede the normal and orderly development or 
improvement of surrounding properties for uses permitted on such property. 

Findings: The site is zoned the RM, Multiple Family Residential District where the residential uses are 
outlined and permitted in section 5.02. The Intent section of Article 5 reads:  

… to address the varied housing needs of residents of different age and family groups by providing various 
types and sizes of residential dwellings for ownership or rental at a higher density than is permitted in any of 
the Single Family Residential Districts. Multiple family housing should be located near major thoroughfares 
and collector streets for good accessibility and must be designed so as not to overtax existing community 
facilities, utilities or services. 
 
The proposed mixed-use development, including main component: 89 apartment units, is a suitable 
development type for the underlying RM, Multiple Family Residential District. The Project adheres to the 
accessibility intent of the district as it is located near two major thoroughfares (West Elizabeth Street and 
Lapeer Road). The development is also strategically designed to integrate with the sloping terrain in the 
middle of the site, allowing an additional lower level of living space while maintaining visual harmony with the 
historic Ehman Center structure and the surrounding neighborhood.  

2.  DIMENSIONAL STANDARDS 
Zoning Ordinance Standards: The site plan must comply with the district requirements for minimum floor 
area, height of building, lot size, yard space, density and all other requirements as set forth in the Schedule of 
Regulations. 

Findings: The Project complies with the dimensional standards of the RM, Multiple Family Residential 
District. The table below outlines the dimensional standards required and whether compliance has been met:  

Dimensional Measurement Required Proposed Comments 

Min. Lot Area* 329,200 sq. ft.   142,831 sq. ft.  Complies (see footnote on 
the following page)* 

Min. Lot Frontage 70’  417.89’ Complies. 

Front Yard Setback 25’  38.4’ Complies. 
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #1  5 

Dimensional Measurement Required Proposed Comments 

Min. Side Yard Setback 15’ (each) 25.5’ (west); 38’.8 (east) Complies. 

Min. Rear Yard Setback 25’ 30’ Complies. 

Min. Floor Area: 1-Bedroom Unit 600 sq ft. >600 sq ft. Complies. 

Min. Floor Area: 2-Bedroom Unit 800 sq. ft.  >800 sq. ft.  Complies. 

Min. Floor Area: 3-Bedroom Unit 1,000 sq ft. >1,200 sq ft. Complies. 

Max. Building Height** 40’ 36’ (to the roofline) Complies. 

Max. Lot Coverage (Buildings) 35% 24% Complies. 

 
* Sec. 12.02(h) stipulates minimum lot area per dwelling unit for multifamily structures: 3,600 sq. ft. per 1-bedroom 
unit, 4,000 sq. ft. per 2-bedroom unit, and 4,400 sq. ft. per 3-bedroom unit. With 68, 1-bedroom units, 20, 2-bedroom 
units, and 1, 3-bedroom unit, the entire development would require 329,200 sq. ft. of lot area. However, PUDs are 
allowed certain density bonuses, which the Planning Commission and Village Council approved in 2021, for a 
maximum of 89 residential units.  

** The site plan shows the roof line at 36-feet above grade, with parapet walls extending to 38-feet and 41.5-feet 
above grade. Per the Ordinance definition for ‘building height’ as the highest point of the roof surface, the design 
complies.  

3.  NATURAL FEATURES, SCREENING & LANDSCAPING 
Zoning Ordinance Standards: The existing natural landscape shall be preserved in its natural state as much 
as possible, by minimizing tree and soil removal and by topographic modifications that result in maximum 
harmony with adjacent properties. 

There must be reasonable visual and sound privacy. Fences, walks, barriers, and landscaping must be used, 
as appropriate, for the protection and enhancement of property and the safety and privacy of occupants and 
users. 

Findings: Since the site was previously developed and consists of the former school building, sports field, 
and parking lot, the applicant is enhancing the property through additional landscaping, pedestrian amenities, 
and preserving a historic structure. However, screening and visual/audial privacy concerns are present that 
could be addressed with additional screening, as detailed below. 

Diversity of Landscaping Materials. No single species shall consist of more than 20% of any particular type 
of plant material provided on a site. The proposed landscaping plan complies, as it illustrates a variety of 
planting types that include multiple species and sizes of deciduous, ornamental, and evergreen trees as well 
as shrubs, grasses, and ground covers.   

Parking Lot Interior. Landscaping areas equivalent to 5% of the vehicle use area are required for all parking 
lots of 20 spaces or more. One deciduous tree is required for every 150 square feet of interior landscape 
area. There is a total of 60,980 square feet of vehicle use area, which requires 20 parking lot trees. The 
applicant has provided more than the required amount. Although the total square footage of vehicular use 
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #1  6 

areas for the parking lot and landscaping is noted, the square footage for each landscape island and 
associated landscaping must be detailed in order to ensure interior landscaping requirements are met.  

Parking Lot Perimeter. Per Section 15.02, perimeter landscaping shall be provided along the edge of any 
parking lot facing and located within 100 feet of a public right-of-way; including a minimum of one deciduous 
shade tree per each 30 linear feet and a continuous hedge of deciduous or upright evergreen shrubs planted 
not more than 30 inches on center. The site’s northern (Elizabeth Street) parking lot has approximately 144 
linear feet of frontage, exclusive of driveways, requiring 5 trees and a continuous hedge of upright shrubs. 
This landscaping is provided. 

Additional screening is required along the southern edge of the eastern parking lot (east of Lapeer Street) to 
buffer the lot from the adjacent residence to the south. This can be provided with a continuous hedge of 
dense shrubs or a masonry wall. Similarly, additional screening is required along the southern edge of the 
southern parking lot, adjacent to the existing utility easement and detention basin, to provide protective 
screening between the residential uses of the site and non-residential uses to the south and west. 

Other. We recommend foundational landscaping along both buildings where appropriate – at the terminus of 
walkways, building entrances, and where parking lots and buildings are closely adjacent. This includes the 
sodded lawn area on the north side of the proposed Flats, between the building and walkway/parking lot, as 
well as the walkways on the east side of the event space. Examples of foundational plantings include 
perennials, shrubs, grasses, ornamental trees, etc.  

The applicant must show all proposed or existing mechanical equipment, which must be screened on three 
sides with upright evergreen shrubs. If mechanical equipment is proposed for the rooftop, it must also be 
noted on the site plan and screened.  

Environmentally Sensitive Design. In addition to the adaptive reuse of the former school building, the 
applicant proposes on-site EV charging, open green space, and landscaping improvements. As a PUD, 
additional design features should be explored, including the reduction of impervious surfaces, the use of 
native species in landscaping, green roof technology, bioswales, rain gardens, etc., particularly as it relates to 
stormwater management and other engineering considerations. Further review by the Village Engineer is 
required.  

4.  ACCESS & CIRCULATION  
Zoning Ordinance Standards: All buildings or groups of buildings shall be so arranged as to permit 
convenient and direct emergency vehicle access. 

The arrangement of public or common ways for vehicular and pedestrian circulation shall respect the pattern 
of existing or planned streets or pedestrian or bicycle pathways in the vicinity of the site. Streets and drives 
that are a part of an existing or planned street system serving adjacent developments shall be of an 
appropriate width to the volume of traffic they are planned to carry and shall have a dedicated right-of-way 
equal to that specified in a recognized source of reference. 

There shall be a pedestrian circulation system that is insulated as completely as possible from the vehicular 
circulation system. 

Where the Planning Commission determines, after expert consultation, that public safety would be 
substantially promoted in a particular location by reducing the number of points of ingress and egress 
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #1  7 

between private property and an adjoining highway, cross-access may be required. Shared drive approaches 
between adjoining parcels may also be permitted under this Section. 

Findings:  

Vehicular Access. Access to the site’s northern ‘Lofts’ parking lot (facing Elizabeth) is provided via two, 30-
foot-wide, two-way drives off Elizabeth. Access to the site’s southern ‘Flats’ parking lot (facing the southern 
property line) is provided via one, 26-foot-wide, two-way access drive off Lapeer. Additional parking is 
proposed on the east side of Lapeer in the form of two small lots, one intended for public/Village parking and 
the other intended for residents and guests of the Lofts. All parking lot maneuvering lanes are proposed to be 
24- to 26-feet wide, with two-way access. On-street parking is also proposed along Elizabeth (four spaces) 
and Lapeer (two spaces).  

The residential neighbor to the east of the ‘Lofts’ parking lot annex (east of Lapeer) will see vehicular access 
cut off to the existing gravel parking spaces on their property. The neighbor has no other vehicular access to 
their lot and has relied on access from the existing Village lot. It is highly recommended that a cross access 
agreement be pursued to provide a curb cut directly into their lot. 

A truck turning diagram is provided, which allows service vehicles to access the dumpsters. However, 
emergency vehicle access is subject to review and approval by the Township Fire Chief and additional details 
are necessary.  

Pedestrian Connectivity. The site has existing concrete sidewalks along the road right of ways and a 
continuous network of interior walkways is proposed around the ‘Flats,’ connecting both parking lots and 
buildings. The site plan shows designated bike parking near the north and south parking lots; details for the 
bike parking must be provided and consideration should be given to covered bike parking.  The applicant 
proposes new sidewalks around the ‘Lofts’ – it is unclear if these will be replacing or connecting the existing 
right of way sidewalks. Further, not all sheets show the same data for sidewalk locations and must be 
corrected (Sheet SP 101 omits the walkway to the west and north of the Flats). 

The interior walkways range from 5- to 10-feet wide: these should all be reduced to 4-feet in width to minimize 
impervious surface and/or provide additional room for parking spaces (see ‘Parking and Loading’ for further 
detail).  

Regarding the proposed parking lots across Lapeer, a sidewalk must be installed at the north access drive to 
connect with the sidewalk along Elizabeth. Further, crosswalk striping should be considered, in agreement 
with Village Council, to facilitate pedestrian travel from the parking lot to the existing concrete sidewalk 
leading into the event space.  

5.  PARKING & LOADING 
Zoning Ordinance Standards: Off-street parking, loading, and unloading areas and outside refuse storage 
areas, or other storage areas that face or are visible from adjacent homes, or from public thoroughfares, shall 
be screened by walls, fencing or landscaping of effective height. 

Findings: Off-street residential parking is located within two primary lots on the site and one smaller, 
annexed lot across Lapeer. On-street parking is proposed for the event space, in addition to the modified 
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #1  8 

Village parking lot across Lapeer, existing on-street parking, and parking available in the school 
administration parking lot to the south of the site.  

All parking is designed at 90-degree angles; Article 14 stipulates all 90-degree parking stalls must be a 
minimum of 9-feet wide and 19-feet-deep. There are several places where these minimums are not met, 
which could create pedestrian-vehicle conflicts or impact landscaping; compliance can be achieved by 
reducing maneuvering lane widths (min: 22-feet) and interior walkway widths (min: 4-feet). Further, anywhere 
that parking abuts a sidewalk or landscaping must be curbed – this must be shown in all parking lots. 

Residential Units. Two parking spaces per dwelling unit required; with 89 dwelling units proposed, 178 
parking spaces are required. The total off-street parking provided for residential use is 137 spaces, 4 of which 
will be equipped with EV charging and 6 of which are barrier-free (van accessible). During the PUD Eligibility 
phase, this project was approved for 136 residential parking spaces, and the applicant has since added one 
additional parking space.  

Incidental signage for barrier-free spaces, EV charging stations, etc. must be provided and detailed on a 
revised site plan.  

Assembly (Event Space). One space per three persons at maximum occupancy is required, and with a 
capacity of 200-persons, 67 parking spaces are required. The applicant proposes 55 spaces located in the 
school administration lot to the south, plus 14 public parking spaces in the lot across Lapeer Street, and 20 
on-street parking spaces, six of which are on-site, for a total of 69 off-street and 20 on-street spaces. A 
shared parking agreement with the school district for use of the school administration lot must be on file with 
the Village and found acceptable to the Village Attorney. 

Loading Zone. One, 12.5-foot by 18-foot loading zone is shown in the north ‘Lofts’ parking lot, which is likely 
adequate to support small transit vehicles or vans for loading related to the event space or moving in; 
however, the stall length must be increased per comments above. Further, Sheet 2 shows a second loading 
zone near the west entrance to the Lofts – this encroaches upon the sidewalk and landscaping and is not 
consistently shown on all sheets and must be modified or removed. 

6.  BUILDING DESIGN & ARCHITECTURE 
Zoning Ordinance Standards: Building design and architecture shall relate to and be harmonious with the 
surrounding neighborhood in terms of texture, scale, mass, proportion, materials, and color. Buildings should 
be designed with stylistic harmony and aim to serve people of all ages and abilities.  

Findings:  

Building Design. The existing building on site, the former Lake Orion High School and Ehman Community 
Center, was built in 1927. The building, with a footprint of over 17,000 sq. ft., has a flat roof and consists of 
three levels. The exterior of the former school building, now the ‘Lofts,’ will remain largely unchanged. As 
such, the building will retain its historical charm, including arched entryways, faux columns, unique brickwork, 
and subtle stepped cornices. By nature of the existing grade change, some of the lower-level units will have 
direct access outside, though most will simply retain the large windows and high ceilings of the old building.  

The proposed Flats building, with a similarly sized footprint as the Lofts, is proposed to be four stories, 
including a lower level only visible from the east, west, and south. This design is intended to take advantage 
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Village of Lake Orion, MI · West Village PUD, Site Plan Review #1  9 

of the existing sloping terrain, providing an additional floor of living space while not exceeding building height 
requirements. This aids in maintaining harmony with the surrounding neighborhood and existing school 
building.  

The proposed Flats building has a flat roof with parapet walls that vary in height across all elevations, 
providing relief to the large building. Patios are proposed on the lower levels with balconies on the upper 
levels. Balconies on the upper levels contain a decorative horizontal railing. Building materials vary across the 
facades, providing visual interest. The proposed building façades are consistent with each other; it is 
recommended that additional architectural detail be provided at the main entrance to differentiate it from the 
rest of the building.  

There is a discrepancy between unit sizes shown on the unit information tables for the Flats and what is 
shown in the floor plans (Sheet A 101); for instance, the lower-level floor plan shows four (4) 3-bedroom units 
but these are noted as 2-bedroom units in the table. This discrepancy must be addressed. Further, several 
bedrooms within both buildings are proposed without windows – this would need to be rectified prior to 
submitting building permits.  

Building Materials. The Lofts will retain the historical brick and limestone from the former school building, 
while the Flats will have a contemporary composition. All sides of the Flats building are consistent in terms of 
material type, primarily comprised of utility brick, decorative precast panels, split face blocks, 8” horizontal 
composite siding, and 8” vertical composite siding. Limestone bands, brick soldier course, and brick rowlock 
course provide transitions between materials and relief. The brick and limestone should match closely with 
the former school building to ensure some visual consistency. 

On the north elevation, the front entrance is proposed to have an awning or canopy – the material of which 
needs to be clarified within the elevations. The colors of the materials are not provided at this time and must 
be included in the plans. Additionally, material samples and color renderings must be provided to the Planning 
Commission for approval. 

All proposed retaining walls and screening walls must match the primary brick exterior and must be detailed 
on the plan with elevation drawings and dimensions. The building material key depicts “metal wrapped implied 
balconies” as being a part of the building’s design. However, none of the elevations show this feature. 

7.  ENGINEERING /  STORMWATER MANAGEMENT 
Zoning Ordinance Standards: Appropriate measures shall be taken to ensure that the removal of 
stormwater will not adversely affect adjoining properties or the capacity of the public storm drainage system 
and shall comply with State and Federal standards. Provisions shall be made for the construction of 
stormwater facilities, and the prevention of erosion and dust. Surface water on all paved areas shall be 
collected at intervals so that it will not obstruct the flow of vehicles or pedestrian traffic and will not create 
nuisance ponding in paved areas. 

Adequate services and utilities and improvements shall be available or provided, located and constructed with 
sufficient capacity and durability to properly serve the development. All utilities shall be located underground 
unless modified by the Planning Commission based on persuasive evidence provided by the applicant 
indicating it is not feasible to locate utilities underground. Where possible and practical, drainage design shall 
recognize existing natural drainage patterns. 
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Findings: Stormwater pre-treatment infrastructure is not proposed for this Project. All stormwater and utility 
requirements must be addressed to the satisfaction of the Village Engineer. 

8.  LIGHTING 
Zoning Ordinance Standards: Exterior lighting shall be so arranged so that it is deflected away from 
adjoining properties and so that it does not impede vision of drivers along adjacent streets. 

Findings: Building mounted, light pole, and bollard fixtures are proposed throughout the Project site. The 
manufacturer’s cut sheets for all lighting types must be provided; the 15-foot, size 0, D-Series fixture detailed 
on Sheet SP 101 does not appear to relate to any of the proposed lighting in the photometric plan.  

20-foot pole lights are proposed for the parking lots and wall-mounted lights are proposed between 7.5-feet 
and 13-feet high around both buildings; 3.5-foot bollard lights are proposed along the walkways. While the site 
appears to be well-illuminated, the layout used for the photometric plan is not consistent with other sheets; for 
instance, the walkway to the west of the Flats is not shown nor is its connection to the south parking lot. 
Portions of this walkway, if intended to be built, would be unlighted. The parking lots are also shown under a 
former layout. An accurate depiction of proposed circulation areas must be reflected in the photometric plan 
and be shown with sufficient lighting. 

Illumination levels exceed Ordinance standards in various areas and must be decreased; this includes a 
portion along the south property line, the average lighting of the parking lots, and an area of high intensity 
light between the two buildings. Additionally, a light fixture is noted at the former school building at 30 feet in 
height (and may be incorrectly detailed in the table as having -1 lumens). This fixture may be related to the 
existing cell tower or chimney stack on the site – if so, this must be noted. At most, light fixtures are permitted 
to be a maximum of 22-feet in height. 

Standards Required Proposed Lighting Comments 

Max. Height of Light Fixtures Lesser of 22 ft., or height of building 30 ft. May Comply 

Max. Illumination at Any Given 
Point  10.0 fc. 19.6 fc. Does Not Comply  

Avg. Illumination of Parking Lot 1.0 fc. 1.7 fc. Does Not Comply 

Max. Illumination at the 
Property Line 0.5 fc.  0.9 fc. Does Not Comply  
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Charter Township of Orion 
 

3365 Gregory Rd., Lake Orion MI 48359  

www.oriontownship.org 

 

Fire Department  

Phone: (248) 391-0304, ext. 2000 

Fax: (248) 309-6993 
 

 
 

 
 
To: Planning Commission/Planning & Zoning Director    

From: Jeff Williams, Fire Marshal  

Re: West Village PUD (55 W. Elizabeth / Ehman Center) 

Date: July 10, 2023 

 

 

The Orion Township Fire Department has completed its review of the Application for 55 West Elizabeth 

Street for the limited purpose of compliance with the Village of Lake Orion’s Ordinance’s, Michigan 

Building Code, and all applicable Fire Codes.   

 

Based upon the application and documentation provided, the Fire Department has the following 

recommendation:  

  

Approved 

Approved with Requirements (See below) 

X Not approved 

 

Requirements: 

 

- The turning radius for the emergency apparatus road shall be in accordance with the Orion 

Township Fire Department turning performance analysis template. Overlays of the template shall 

be shown on the plans.  The template shall be shown circulating all areas of both parking lots and 

verify that the vehicle can maneuver around the reverse curve of the southern parking lot drive 

aisle. 

- Details for No Parking Fire Lane signage including road striping (cross hatching) area shall be 

indicated on the plan.  Fire department access roads 20 to 26 feet wide shall be posted with NO 

PARKING FIRE LANE signage on both sides of the fire apparatus access road. Fire department 

access roads greater than 26 feet shall only require posting on one side of the roadway. 

 

If there are any questions, the Fire Department may be reached at 248-391-0304 ext. 2004. 

 

 

Sincerely, 

Jeffrey Williams 
Jeff Williams, Fire Marshal 

Orion Township Fire Department  
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NON-EXCLUSIVE PARKING LICENSE 
AGREEMENT 

 
This NON-EXCLUSIVE P ARKING LICENSE AGREEMENT (“Agreement”) is 

effective as of November ____ 2021, (“Effective Date”), and is between the LAKE ORION 
COMMUNITY SCHOOLS, a Michigan general powers school district, whose address is 315 North 
Lapeer Street, Lake Orion Michigan 48362 (“LOCS”) and WEST VILLAGE 55, LLC, a Michigan limited 
liability company, whose address is 79 Oakland Avenue, Pontiac, Michigan 48342 (“WEST”).  LOCS and 
WEST are sometimes referred to individually as a “Party,” and collectively as the “Parties.” The Parties 
agree as follows: 

 
RECITALS 

 
Whereas, WEST has acquired and owns certain real property located   at 55 W. Elizabeth in the Village 

of Lake Orion, Michigan (“Building Parcel”), as is more particularly described on the attached Exhibit A and 
made a part hereof, and depicted on the Site Plan attached as  Exhibit B and made a part hereof (“Site Plan”); 
and 

 
Whereas, pursuant the Planned Unit Development approved by the Village of Lake Orion, WEST is 

renovating the existing building located on the Building Parcel, and is constructing a new building adjacent 
thereto to be used primarily for multi-family housing and a special events center in the historic school building 
(collectively “West Village”); and 

 
Whereas, LOCS owns certain real property located adjacent to  West Village that is improved with an 

administrative building and a parking lot (“LOCS Parcel”), which parking lot located on the LOCS Parcel is 
more particularly depicted on the Site Plan attached as  Exhibit B and made a part hereof, and described on the 
attached Exhibit C and made a part hereof (“Parking Area”); and 

 
Whereas, LOCS and WEST desire to establish the terms and conditions upon which WEST and the 

residents, employees and visitors to West Village may utilize the Parking Area for parking and access to West 
Village as well as the circumstances under which the general  public may also utilize the Parking Area for 
parking and special events. 
 
 

ARTICLE I  

LICENSE 
 
1.1 Grant of License. Subject to the terms and conditions of this Agreement, LOCS hereby grants to WEST 

a non-exclusive license to use parking spaces within the Parking Area on the LOCS Parcel for vehicular 
parking as may be required under the parking regulations for the use of West Village, including those 
portions to be used as a community based event and meeting center (“Parking License”). This grant of 
license includes all appurtenant pedestrian and vehicular ingress and egress over the Parking Area for the 
purpose of access to West Village. 
 

1.1.1 Limited Right to Transfer. WEST may not transfer the license and rights granted herein, 
except and provided, WEST shall have the right to extend the licenses and rights to any an 
Affiliate or wholly owned Subsidiary entity of WEST; provided that, WEST shall not then be 
in default with respect to any of its obligations to LOCS under this Agreement. Any such 
extension of rights hereunder shall be in writing and shall be accepted in writing by such 
Affiliate or Subsidiary, such writing to expressly affirm that all of the restrictions and 
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obligations set forth in this Agreement shall apply to such Affiliate or Subsidiary to the same 
extent as they apply WEST and WEST shall account and be primarily responsible for the 
performance by such Affiliate or Subsidiary of all of its obligations hereunder, and remain 
obligated under this Agreement for any failure of the Affiliate or Subsidiary to perform. 

 
No legal title, easement or other possessory interest in LOCS Parcel or the Parking Area, including any 
leasehold interest in the Parking Area, or any appurtenances to it, shall be created or deemed or construed to 
have been created or vested in WEST by anything contained in this Agreement. 
 

1.2 Use of Parking Area. 
 

1.2.1 Parking Hours. Subject to the provisions for Special Events set forth below, 
 
1.2.1.1 Monday – Friday. WEST may use the Parking Area during non-business hours, i.e. 

after 5:00 pm and before 7:00 am. 
 
1.2.1.1.1 LOCS reserves up to 20 parking spaces closest to the LOCS Administration 

Building in the Parking Area on LOCS Board of Education Meeting nights. 
The reserved parking spaces shall be identified to the public so as to confirm 
the retained use. LOCS shall provide WEST with a copy of its Board Meeting 
schedule, on an annual basis. 

 
1.2.1.2 Friday -  Sunday. WEST may use the Parking Area from 5:00 pm Friday until 7:00 

am Monday. 

 
1.2.1.3 LOCS retains, reserves, and shall continue to enjoy the use of the Parking Area for 

any and all purposes, provided that such use does not unreasonably interfere with 
WEST’s use of the Parking Area. 

1.2.2 Types of Vehicles. Use of the parking spaces in the Parking Area under this agreement is 
solely limited to the parking of automobiles, motorcycles, and small trucks, such as pickup 
trucks, and may not be used for staging or storage or for the parking of larger or heavier 
commercial vehicles, such as buses, semitrucks, motorhomes or the like. 

1.2.3 Right to Designate Parking Spaces. In the event that parking demand in the Parking Area 
significantly interferes with employee and visitor parking for either Party, the Parties shall 
meet to confer and determine the extent to which WEST may need to limit its parking by 
designating certain parking spaces during the established parking hours, as approved by 
LOCS. 

1.2.4 No extended Parking. The Parties acknowledge that a resident or visitor may park a vehicle 
outside of the above stated hours by error or omission. WEST shall use its best effort to manage 
such instances, providing written notice to its residents, employees and visitors of the restricted 
hours. If a vehicle is parked in the Parking Area for more than 48 hours, LOCS reserves the 
right to have the vehicle removed from the Parking Area at the expense of WEST.  WEST 
shall post notice of such penalty on signage in such style and locations as reasonably mutually 
agreed upon by the Parties.  

 
1.3 Limitation on LOCS Liability. Use of the Parking Area, and the exercise of  the rights under this 

Agreement is at the sole risk of WEST and the employees, residents and visitors of West Village, and in 
no event will LOCS have any liability for any damages caused to any employee, resident, or visitor or the 
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vehicles or personal property of any employee, resident or visitor, except for liability arising out of LOCS’ 
gross negligence.   Nothing in this clause shall be construed to limit LOCS’ defenses and rights, including the right 
to assert a claim of governmental immunity. 
 

1.4 Parking Area to Remain Open. WEST acknowledges and agrees that except with respect to any Special 
Events, the Parking Area shall remain open for public parking in accordance with the Shared Parking 
Agreement between the Village of Lake Orion and LOCS dated February 12, 2021. 

 
1.5 Special Events. LOCS acknowledges and agrees that the Parking Area may be used for Special Events. If 

any such event is planned during regular business hours, WEST must provide prior written notice to LOCS 
of each intended Special Event and the intended use of the Parking Area at least 7 days prior to each such 
event. LOCS reserves the right to limit the availability of parking in the Parking Area for Special Events 
during regular business hours to meet the demands of its own regular and ongoing parking requirements 
for employees and visitors. 

 
1.5.1 LOCS Use of Special Event Space. Subject to prior scheduling and availability, LOCS may 

enjoy the use of the Special Event space at West Village, without rental charge, for up to six 
(6) events in each calendar year. The reservation of each date and time for such events shall 
be coordinated through the contracted manager of the space who shall have sole control of the 
availability and scheduling. LOCS agrees to utilize any prior contracted entities who provide 
catering and other services to the space, as coordinated and provided through the manager.  

 
 
 

ARTICLE II 
MAINTENANCE – DEFAULT - TERMINATION 

 
2.1 Maintenance of Parking Area. 

 
2.1.1 Regular Maintenance. LOCS is responsible for all regular maintenance of the Parking Area. 

For purposes of this Section, regular maintenance of the Parking Area means all regular 
maintenance required to keep the Parking Area in good condition and repair, including minor 
repairs and the maintenance of any landscaped areas. LOCS shall also be responsible for snow 
removal on the LOCS Parcel.  However, WEST shall reimburse LOCS for forty (40%) percent 
of the per push fee that LOCS pays for such snow removal service on the LOCS Parcel and 
shall reimburse LOCS within thirty (30) days of an invoice being presented for the same. 
 

2.1.2 Long-Term Maintenance. The Parties acknowledge and agree that proper long-term 
maintenance of the surface of the Parking Area requires that it be sealed     approximately every 
eight years and that the striping be re-painted every three years, from the Effective Date. WEST 
shall be responsible for sealing and striping the Parking Area on this schedule and shall bear the 
cost of the same.   

2.1.3 Damage to Parking Area.  WEST shall, at its sole cost and expense, repair the physical damage 
resulting from WEST and the residents, employees and visitors use of the  Parking Area for 
parking and access to West Village, provided that WEST’s obligation hereunder shall be 
exclusive of changes in the License Area’s condition arising from normal wear and tear, effects 
of weather or climate, and/or casualty loss. 
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2.2 Default:  If WEST fails to observe or perform any of its obligations under this Agreement then WEST shall be 
in default under this Agreement, and LOCS may, at its option, exercise one or more of the following remedies: 

(a) After meeting and conferring with WEST to resolve the nonperformance, and upon the failure of 
WEST to cure the default in the time and manner determined in such meeting, LOCS may terminate this 
License Agreement, effectively immediately. 

 
 (b)  Obtain specific performance of the covenants and obligations of WEST under this Agreement; or 
 
 (c) Perform the obligation on behalf of WEST in which event the costs and expenses paid or incurred 

by LOCS in performing WEST’s obligations under this Agreement shall be immediately due and payable 
to LOCS by WEST following receipt of LOCS’ invoice. 

 

2.3 Termination. The Parties acknowledge that the parking rights granted and reserved in this 
Agreement are necessary to the use and operation of the Building Parcel. As such, in a non-default event, if 
either Party is made aware that the parking rights and/or space counts set forth on the site plan(s) of both parcels 
shall effect or impinge the development rights of either Party due to ordinance, code, use or other administrative 
action of any governmental unit having jurisdiction over the same, the Parties shall first cooperate to resolve the 
impingement through all available remedies at law, and if the conflict cannot be resolved, shall then meet to 
mutually agree on the timing and termination of this Agreement. 

 

 

ARTICLE III  

INSURANCE AND INDEMNITY 

3.1 Insurance. WEST, at its sole cost and expense, shall maintain and keep in effect, general liability insurance 
on the Parking Area with a company and in a form acceptable to LOCS with the minimum limits of 
$1,000,000.00 on account of bodily injuries to or death of one person, and minimum limits of $3,000,000.00 
on account of bodily injuries or death of more than one person, or such other amounts as LOCS may, from 
time to time, reasonably request, as a result of any one accident or occurrence; property damage insurance 
with minimum limits of $1,000,000.00 or such other amounts as LOCS may, from time to time, reasonably 
request; and umbrella coverage with minimum limits of $3,000,000.00, or such other amounts as LOCS 
may, from time to time, reasonably request.  Such policies shall name LOCS as an additional insured and 
WEST shall provide LOCS with a certificate or other written evidence of its coverage, including an 
endorsement which states that such insurance may not be cancelled except upon thirty (30) days prior written 
notice to LOCS. 

3.2 Indemnity. WEST, by execution of this Agreement, hereby agrees to indemnify, defend and hold harmless 
LOCS, its Board of Education, its Board members, in their official and individual capacities, its 
administrators, employees, agents, contractors, representatives, successors and assigns, from and against 
any and all claims, counter-claims, suits, debts, demands, actions, judgments, liens, liabilities, injuries, 
damages, costs, expenses, including attorneys’ fees and expert witness’ fees, for any injury to any person(s) 
on or within the Parking Area, or damage to any property, including but not limited to property of LOCS, 
paid or incurred by LOCS, arising out of, or in connection with any act or omission of WEST, WEST’s use 
of the Parking Area and/or from WEST’s violation, of any federal, state or local law, rule, regulation or 
ordinance or any of the terms of this Agreement. This Section shall not be limited by WEST’s insurance 
obligations contained in this Agreement. This Section shall survive termination of this Agreement. 

3.3 Environmental Liability of WEST. WEST represents, warrants and covenants to LOCS that WEST’s use 
of the Parking Area shall comply with all “Environmental Laws,” which, for purposes of this Agreement, 
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shall mean all federal, state and local environmental laws, including, but not limited to, The Hazardous 
Materials Transportation Act, (47 USC §§ 1801 et seq.), Federal Water Pollution Control Act (33 U.S.C. §§ 
1251 et seq.) (“Clean Water Act”), the Resource Conservation & Recovery Act (42 U.S.C. §§ 6901 et seq.) 
(“RCRA”), Safe Drinking Water Act (42 U.S.C. §§ 300f-j-26), Toxic Substances Control Act (15 U.S.C. §§ 
2601 et seq.), Clean Air Act (42 U.S.C. §§ 7401 et seq.), the Comprehensive Environmental Response, 
Compensation and Liability Act (42 U.S.C. §§ 9601 et seq.) (“CERCLA”), the Emergency Planning and 
Community Right to Know Act, 42 U.S.C. §§ 11001 et seq. (“EPCRA”), the Michigan Natural Resources 
and Environmental Protection Act, MCL § 324.101 et seq. (“NREPA”) the administrative rules and 
regulations promulgated under such statutes, or any other similar federal, state or local law or administrative 
rule or regulation of similar effect, each as amended and as in effect and as adopted as of the date of 
execution of this Agreement.  WEST shall not dispose of or allow the release, spillage or emission of 
Hazardous Substances on the Parking Area and/or on LOCS Parcel.  For purposes of Agreement, 
“Hazardous Substances” shall mean (i) any hazardous or regulated substance as defined by Environmental 
Laws (ii) any other pollutant, contaminant, hazardous substance, solid waste, hazardous material, 
radioactive substance, toxic substance, noxious substance, hazardous waste, particulate matter, airborne or 
otherwise, chemical waste, medical waste, crude oil or any fraction thereof, radioactive waste, petroleum or 
petroleum-derived substance or waste, asbestos, PCBs, radon gas, all forms of natural gas, or any hazardous 
or toxic constituent of any of the foregoing, whether such substance is in liquid, solid or gaseous form, or 
(iii) any such substance the release, discharge or spill of which requires activity to achieve compliance with 
applicable law. WEST shall immediately and promptly notify LOCS of any release, discharge, spill or 
emission of Hazardous Substances on, to or from the Parking Area and/or on LOCS Parcel, and any 
complaint, summons, citation, notice, directive, order, claim, litigation, judicial or administrative 
proceeding, inquiry or investigation judgment, letter or other communication from any governmental 
agency, department, bureau, office or other authority, or any third party involving violations of 
Environmental Laws with respect to the Parking Area and/or on LOCS Parcel.  WEST hereby agrees to 
indemnify, defend and hold harmless LOCS, its employees, administrators and members of its Board of 
Education (in their individual and official capacities), from and against any and all fines, charges, penalties, 
losses, costs, damages, liabilities, cleanup or response activity costs and/or expenses (including reasonable 
attorneys’ fees and actual consultants’ fees) incurred by LOCS as a result of any claims, demands, actions, 
causes of action, suits, proceedings, investigations, assessments and audits, whether of law or in equity 
(collectively “Claims”) attributable to (i) any third party claim or demand in connection with any Hazardous 
Substances disturbed, generated, stored, leaked, spilled, discharged, emitted, or otherwise disbursed, in, on, 
under, above or about the Parking Area and/or on LOCS Parcel by WEST or the residents, employees and 
visitors to West Village, or violation of any Environmental Laws by WEST or the residents, employees and 
visitors to West Village, from and after the date of this Agreement; (ii) injuries sustained or other tort actions 
brought for Claims arising out of or related to any Hazardous Substances generated, disturbed or released 
by WEST or the residents, employees and visitors to West Village; (iii) the presence, disposal (including 
off-site disposal), escape, leakage, discharge, emission, release or threatened release of any Hazardous 
Substances in, on, under, above, from or about the Parking Area and/or on LOCS Parcel caused by WEST 
or the residents, employees and visitors to West Village; and (iv) compliance with any administrative notice, 
order, request or demand relative to any Hazardous Substances related to the Parking Area and/or on LOCS 
Parcel or violation of any Environmental Laws by WEST or the residents, employees and visitors to West 
Village.  WEST’s indemnification described above specifically includes, but is not limited to, the direct 
obligation of WEST to promptly perform any remedial or other activities required or ordered by any 
administrative agency or government official, or are otherwise necessary to avoid injury or liability to any 
person or property, to prevent the spread of any pollution and/or contamination, or to permit the continued 
safe use of the Parking Area. 
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ARTICLE IV 

MISCELLANEOUS 
 

4.1 Notices. All notices or other communications required or permitted under this Agreement must be in 
writing and must be delivered either by hand (including by courier or reputable overnight delivery service), 
facsimile, or deposited in the United States Mail, registered or certified mail, postage prepaid, and 
addressed as follows: 
 
LOCS: 
 

Lake Orion Community Schools 
315 North Lapeer Street 
Lake Orion, Michigan 48362  
Attn: Superintendent  

 
 

With a copy to 
 

Clark Hill PLC 
151 S. Old Woodward, Suite 200 
Birmingham, Michigan 48009 
(248) 988-5840 
Attn: Dana L. Abrahams 

 
 
 

WEST: 
 

West Village 55, LLC 
79 Oakland Avenue 
Pontiac, Michigan 48342 
(248) 758-9925 
Attn: Kyle Westberg  

 
With a copy to 

 
Charter Course  Legal, PC 
30 N Saginaw Suite 418 
Pontiac, MI 48342 
(248) 464-0307 
Attn: Matthew A Gibb 

   
Notices which are delivered by hand, overnight delivery or facsimile will be deemed received upon 
delivery; notices which are deposited in the United States Mail in accordance with the terms of this Section 
will be deemed received three days after the date of mailing. LOCS and WEST may each change its 
address for the purpose of receiving notices, and other communications by a written notice to the other 
Party given in the manner provided by this Section. 

 
4.2 Assignment. This Agreement may be assigned by LOCS but shall not be assignable or transferable by 

WEST without the prior written consent of LOCS, and WEST shall have no right to grant any sublicense 
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without the prior written consent of LOCS. For purposes of this Section 4.3 the Parties acknowledge that 
an assignment or sub-assignment from WEST to a wholly owned or directly affiliated entity is reasonable, 
but will still require the prior written consent of LOCS.  Any assignee or sub-licensee to this Agreement 
shall assume and adopt the terms, conditions and obligations of this Agreement in writing, or such 
assignment shall automatically be null and void and shall have no force or effect. 
 

4.3 Effect On Third Parties. The rights, privileges, or immunities conferred under this Agreement are for the 
benefit of the owners of the Building Parcel and the LOCS Parcel and not for any third Party. 

 
4.4 Waiver. No waiver of any provision of this Agreement or any breach of this Agreement will be effective 

unless such waiver is in writing and signed by the waiving Party and any such waiver will not be deemed 
a waiver of any other provision of this Agreement or any other or subsequent breach of this Agreement. 

 
4.5 Severability. In the event any term, covenant, condition, or provision of this Agreement is held to be 

invalid, void, or otherwise unenforceable, by any court of competent jurisdiction, such holding will in no 
way affect the validity of enforceability of any other term, covenant, condition, or provision of this 
Agreement. 

 
4.6 Governing Law. This Agreement is governed by the laws of the State of Michigan. 

 
4.7 Release. The Term of this Agreement shall commence on the Effective Date. Notwithstanding the 

foregoing. LOCS reserves the right to terminate this Agreement upon forty-five (45) days written notice 
to WEST if LOCS requires/needs the Parking Area for its own use or in the event LOCS requires/needs 
the Parking Area due to its sale, lease or repurpose, etc., of the LOCS Parcel of which the Parking Area is 
a part, saving and reserving to LOCS any other remedies which LOCS may have for the recovery of 
damages arising out of this Agreement.   

 
4.8 Time of Essence/Counterparts. Time is of the essence with respect to the performance of each of the 

covenants and agreements contained in this Agreement. This Agreement may be executed in more than 
one counterpart, each of which will be deemed an original, and all of which together will constitute one 
and the same instrument. 

 
 

THE BALANCE OF THIS PAGE IS LEFT INTENTIONALLY BLANK 
 

Signatures on the following page 
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THE UNDERSIGNED AUTHORIZED REPRESENTATIVES OF THE PARTIES have 
executed this Agreement as of the Effective Date set forth above. 
 
 
 

LAKE ORION COMMUNITY SCHOOLS 

_____________________________________ 
By: Ben Kirby 

Its: Superintendent 

 

  
WEST VILLAGE 55, LLC 

 
______________________________________ 
By:  Kyle Westberg 
 
Its: Manager

 

STATE OF MICHIGAN  ) 
                    ) ss 
COUNTY OF OAKLAND ) 
 
 On this _____ day of November, 2021, before me personally appeared Ben Kirby, Superintendent of Lake 
Orion Community Schools, a Michigan general powers school district, to me known to be the same person who 
executed the within instrument on behalf of Lake Orion Community Schools and who acknowledges the same to be 
the free act and deed of Lake Orion Community Schools. 
 
______________________________ 
Notary public, State of Michigan, County of ______________. 
My commission expires _____________. 
Acting in the County of ________________
 

 

 

 

 

 

8.A.i

Packet Pg. 80

A
tt

ac
h

m
en

t:
 E

xh
ib

it
 C

 -
 L

ak
e 

O
ri

o
n

 S
ch

o
o

l P
ar

ki
n

g
 L

ic
en

se
 A

g
re

em
en

t 
(1

) 
 (

62
45

 :
 P

C
 2

3-
00

4:
 t

h
e 

F
la

ts
 &

 t
h

e 
L

o
ft

s 
o

f 
W

es
t 

V
ill

ag
e:

 P
U

D
 S

it
e



 

9 
0 = 1 21592\311750\263377473.v4 

 

STATE OF MICHIGAN  ) 
                    ) ss 
COUNTY OF OAKLAND ) 

Acknowledged  before me in Oakland County on November _____ 2021, by Kyle Westberg, who personally 
appeared before and provided satisfactory evidence that he is the person whose executed this Agreement and 
such act was within his authorized capacity as the Manager of West Village 55, LLC, a Michigan limited liability 
company. 

______________________________ 
Notary public, State of Michigan, County of ______________. 
My commission expires _____________. 
Acting in the County of ________________
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Exhibit A 

 
Legal Description of Building Parcel 
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Exhibit B 
 

Site Plan 
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Exhibit C 
 

Legal Description of the 
Parking Area 
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EXHIBIT A 
 

LEGAL DESCRIPTION OF THE LAND 
 
 
 

Property situated in the Village of Lake Orion, County of Oakland, State of Michigan, more particularly 
described as follows: 

 
 
PART OF LOTS 9 & 10, DESCRIBED AS BEGINNING AT A POINT LOCATED 
DISTANT N 00'02'49" E 161.78 FEET FROM THE SOUTHEAST CORNER OF 
LOT 11 OF SAID SUBDIVISION, THENCE N 89"15"57" W 438.88 FEET. 
THENCE N 00"02'14" E 311.33 FEET, THENCE S 89'27'45" E 82.06 FEET, 
THENCE N 00"00'14" W 99.91 FEET, THENCE S 58'37'00" E 417.89 FEET, 
THENCE S 00'02'49" W 198.48 FEET TO BEGINNING, SUPERV1SOR'S PLAT 
NO 8, VILLAGE OF LAKE ORION, OAKLAND COUNTY, MICHIGAN, ALSO, THE 
WEST 36 FEET OF THE NORTH 80 FEET OF LOT 3, ALSO NORTH 80 FEET 
OF LOT 4, BLK 24, HEMINGWAYS PLAT, VILLAGE OF LAKE ORION, 
OAKLAND COUNTY, MICHIGAN. 
 
(Parcel Nos. 09-02-403-019 and 09-02-433-002) commonly known as 55 West Elizabeth 
St., Lake Orion, Michigan 
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CIVIL ENGINEERS 
 

LAND SURVEYORS 
 

LAND PLANNERS 
 

 NOWAK & FRAUS ENGINEERS  
48680 VAN DYKE, SUITE 200 
SHELBY TOWNSHIP, MI 48317 

WWW.NFE-ENGR.COM PHONE: 586.739.0939 
FAX: 586.739.6994

 

 

July 10, 2023 
 
Darwin McClary 
Village Manager 
Village of Lake Orion 
21 E. Church St.  
Lake Orion, MI 48362 
 
Re: West Village PUD 
 Final PUD Review #1  
 NFE Job No. M900 
 
Dear Mr. McClary: 
 
We have reviewed the Final PUD Plan for the above referenced site.  Our review is consistent with the 
requirements of Article 11 and Article 19 of the Zoning Ordinance, Section D – Required Information and 
relevant sections of the Zoning Ordinance related to the zoning district.  We offer the following comments: 
 
From preliminary PUD requirements (NFE did not receive for review at that stage): 

1. Per Section 11.05 A.1 Required Information, a metes and bounds survey and legal description is 
required.  We note that the ALTA Survey provided dates to 2014; is not signed or sealed; does not 
include a citation for the underlying subdivision in the legal description (necessary, since the legal 
refers to “said subdivision”); does not show all property line dimensions; does not show the location of 
the Point of Beginning; and specifically states that the boundary per the legal description does not 
close.  The only area covered by the ALTA legal description is the main school site; the parcel on the 
east side of Lapeer Road was not included.  This is also true of the Warranty Deed submitted as 
Proof of Ownership; it does not include the parcel on the east side of Lapeer Road. 

2. The topographic survey, which is included on the ALTA Survey, does not extend to 100’ past the 
property lines (50’ required in other Zoning Ordinance sections, but this is also not provided), is nine 
years old and thus does not show the current conditions, particularly at the intersection of Lapeer 
Road and Elizabeth Street. 
 

The above items are also required in later sections of the Zoning Ordinance. 
 
From Final PUD requirements: 
 All information required for site plan approval. 

1. The legal descriptions provided between the various plans do not include either gross or net area 
while both are required.  The site plan indicates a total site area of 3.3 acres but does not indicate 
whether this is the school site only or if it includes the parking parcel across Lapeer Road.  If this 
parcel is not owned by the developer, we question if it can (or indeed has) been used in the density 
calculations. 

2. None of the plans show the existing zoning of this or the surrounding parcels, as required. 
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Darwin McClary 
July 10, 2023 
RE: West Village Final PUD Review #1 
Page 2 of 4 

 

 NOWAK & FRAUS ENGINEERS  
43279 SCHOENHERR ROAD 
STERLING HEIGHTS, MI 48313 

WWW.NOWAKFRAUS.COM VOICE: 586.739.0939 
FAX: 586.739.6994

 

3. None of the plans show the complete setback lines.  In addition, the building footprint between the 
architectural site plan and the preliminary geometry plan are not the same.  Provide correct building 
footprint and all proposed dimensions to property lines. 

4. In general, the base plans underlying the photometric, landscaping, architectural and civil plans are 
not all consistent.  Provide consistent existing and proposed improvements on all plans. 

5. Plans do not show the location and height of all existing structures within 50’ of the site (Preliminary 
PUD required information within 100’). 

6. Plans must show proposed fire lanes.  We note that the width of the drive near the cell tower is shown 
as 25’ 6” on the site plan but 26’ on the preliminary geometry plan.  26’ minimum is required.  Also, 
the travel path of the design vehicle does not appear to be shown completely.  It appears that the 
vehicle path was not completed before the template was restarted with straightened wheels.  Verify 
that the required fire vehicle can maneuver around the reverse curve of the southern parking lot drive 
aisle. 

7. Plans are required to show the pavement width of the adjoining streets.  We note that the ALTA 
Survey does not provide detail at the intersection, and the proposed changes shown on GP-1 and 
UT-1 do not appear to define the connection to existing topography.  Only the landscape plan seems 
to include lines for the existing intersection and Elizabeth Street sidewalk east of Lapeer Road. 

8. Height of proposed fences and walls is required.  The retaining wall detail and dumpster screen do 
not indicate height, and the dumpster details are too small for clarity.  Also, preliminary grading 
indicates that the retaining wall may be over 14’ high.  This will require sealed structural calculations 
at engineering review. 

9. Location of the transformer pad and method of screening is required but not shown. 
10. Preliminary utility and detention facilities must be shown, with enough detail to indicate adequacy.  

Specific issues that are not addressed include the following: 
 Site plan shows the site area as 3.3 acres, yet detention comps indicate just 3.08 acres tributary, 

which does not appear to include the school property to the south on which the detention pond 
is/will be located. 

 Proposed water main and fire service are not adequate as shown.  The hydrant near the 
southeast corner of the Flats building is too close for safety in the event of a fire; the design 
standards require 50’ from multi-family buildings, and approximately 5’ is provided.  The water 
main must be looped around the west side of the Flats and connect to the main in Elizabeth 
Street.  As shown, the fire connections to the both buildings could not be accepted, as they are 
tied in to stub lines serving hydrants rather than the live main, which will be corrected by the 
proposed loop.  The mechanical room location also makes it more practical to loop the main, 
since it is located at the “bend” of the Lofts.  The existing mains in both Elizabeth Street and 
Lapeer Road are 8” diameter; provide an 8” loop through the site. 

 Location and width of all proposed easements is required to be shown, including for the detention 
basin off-site. 

11. The site planning criteria require areas of cut and fill to be identified on the plan, with a statement of 
how the grade changes will be addressed.  This site includes substantial cuts at the north end of the 
Lofts building and all along the existing bluff, including near the existing cell tower. 

12. Include the flood plain location or a note indicating that the site is not within a designated flood plain. 
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Darwin McClary 
July 10, 2023 
RE: West Village Final PUD Review #1 
Page 3 of 4 

 

 NOWAK & FRAUS ENGINEERS  
43279 SCHOENHERR ROAD 
STERLING HEIGHTS, MI 48313 

WWW.NOWAKFRAUS.COM VOICE: 586.739.0939 
FAX: 586.739.6994

 

13. Outdoor light fixtures must be shown, with detailed information.  We note that the proposed light poles 
are only indicated on the preliminary photometric plans, and not shown as required on landscaping, 
site plan, utility and geometry, or paving and grading plans. 

14. The location and type of any proposed sign is required.  If the only site-identifying signage is to be the 
existing school sign, please note this. 

15. We note that the location of “optional” carports is shown, along with a detail.  However, it appears that 
the carport supports will make the accessible stalls in the north parking lot non-complaint with ADA 
requirements.  Also, we note that the ADA prefers accessible stalls to be located as close as possible 
to building entryways. 

16. The accessible stalls shown at the south end of the existing school building appear to include a 
ramped sidewalk as required, but then attach to the existing sidewalk which includes a step at the 
doorway to the proposed event venue.  Indicate how this will be addressed to comply with ADA 
accessibility requirements. 

17. The submitted Traffic Impact Study indicates the proposed development will have minimal impact on 
the existing traffic of Lapeer Road and Elizabeth Street. 
 

 Final Site Plan Requirements.  We note that Final Site Plan approval as described in the Zoning Ordinance 
 requires review of detailed final engineering plans, which are not provided with this submittal. 

18. Storm sewer profiles, size, slope, type, length and ground rim elevations are required but not 
provided. Also, what appears to be a proposed roof drain connection at the northernmost corner of 
the existing school building does not connect to anything. 

19. Complete design of water main extensions. 
20. Soil Erosion Control Plan; we note that the plan submitted is marked “preliminary”. 
21. Complete grading plan; again, this is marked “preliminary”.  Initial review of the proposed paving and 

grading plan indicates the following concerns: 
 Proposed slopes of over 50% at the northwest corner of the site, with only “gravity retaining rocks” 

indicated for support.  A complete design of retaining structures must be provided.  Also, show the 
existing off-site structure and the proximity to the proposed retaining wall / grade change. 

 Proposed slope across the northern parking lot of nearly 13% flowing toward the building face. 
 Proposed slope of nearly 8% along the southern parking lot reverse curve. 
 Proposed contours shown at the end of the existing wall around the cell tower indicate a cut of 

over 10’ within approximately 5’ of the tower base.  How is this going to affect the structural 
stability of the cell tower?  Has this been coordinated with the tower owner?  Approval by the 
tower owner will be required. 

 Developer has mentioned utilizing parking in the adjacent school administration parking lot for 
future events.  No connection is indicated between the two lots, though dashed lines seem to 
indicate a future connection, or possibly an easement.  This needs to be clarified and labeled. 

 Location of the existing right of way, pavement edge and sidewalk in Elizabeth Street east of 
Lapeer Road must be shown.  As proposed, it appears that the “City Parking” lot may intrude into 
the road right of way. 

 Plan UT-1 does not show the proposed on-street parking and sidewalk indicated on the site plan. 
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Darwin McClary 
July 10, 2023 
RE: West Village Final PUD Review #1 
Page 4 of 4 

 

 NOWAK & FRAUS ENGINEERS  
43279 SCHOENHERR ROAD 
STERLING HEIGHTS, MI 48313 

WWW.NOWAKFRAUS.COM VOICE: 586.739.0939 
FAX: 586.739.6994

 

 The parking count charted on the site plan does not appear to include the 5 stalls for “Lofts 
South”. 

22. The landscape plans must include the location, size and type of any tree larger than 3” caliper to be 
removed. 

23. Both the site plan and the proposed landscape plans appear to show proposed planting to the west of 
the developer’s site.  Provide an easement and agreement with the adjoining owner if this is the case.  
This situation is also shown surrounding the “City Parking” lot east of Lapeer Road.  Show the 
Elizabeth Street right of way and clarify where plantings are proposed in relation to it. 

 
The comments above include more detail related to engineering design than is typical for site plan review, but 

are not a review of final engineering plans. Due to the extent and nature of the comments above, additional 
comments may appear in future reviews.  
 
Complete Engineering Plans meeting the requirements of Ordinance 31.26, Design and Construction 
Standards must be submitted for review, and no construction shall begin prior to engineering approval.   
 
We recommend that the plan be revised and resubmitted subject to the above comments.  If you have any 
questions, please do not hesitate to call.  
 
Sincerely, 
 
Nowak & Fraus Engineers 

 
Wendy E. Spence, PE 
Sr. Project Manager 
 
CC: Laura Haw, McKenna 
 Gage Belko, McKenna 
 Wesley Sanchez, DPW Director 
 Todd Stanfield, Interim Chief of Police, Lake Orion 
 John Pender, Assistant Chief, Orion Township Fire Department 
 Jeffrey Williams, Fire Marshall, Orion Township Fire Department 
 David Goodloe, Building Official, Orion Township 
 Susan Galeczka, Clerk, Lake Orion  
 
 
W:\G500-Z000 Files\M000-FILES\M900\Office\Correspondence\M900 LT-01 Final PUD Review #1.docx 
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55 Elizabeth St.
Lake Orion, MI

PROPOSED BUILDING FOR

LOFTS AT WEST VILLAGE
ARCHITECT:

TDG ARCHITECTS
79 Oakland Avenue
Pontiac, MI 48342

GENERAL CONTRACTOR:

WEST CONSTRUCTION
79 OAKLAND AVE
PONTIAC, MI 48342

55 ELIZABETH STREET
LAKE ORION, MI. 48362

BRIAN S. GILL - MICHIGAN LICENSE NUMBER:  1301044896

DESIGN PROFESSIONAL IN RESPONSIBLE CHARGE:

PROJECT INFORMATION
SCOPE OF WORK 

THIS PROJECT INVOLVES ADAPTIVE RE-USE OF AN EXISTING HISTORIC

SCHOOL BUILDING IN THE VILLAGE OF LAKE ORION,MI. The intent is to

maintain much of the historic character of the building why

integrating multi-unit housing on all three floors.

CS 100 COVER SHEET

A 001 EXISTING LOWER LEVEL - FLOOR PLAN
A 002 EXISTING FIRST LEVEL - FLOOR PLAN
A 003 EXISTING SECOND LEVEL - FLOOR PLAN

D 100 LOWER LEVEL - DEMOLITION PLAN
D 101 FIRST LEVEL - DEMOLITION PLAN
D 102 SECOND LEVEL - DEMOLITION PLAN

A 100 LOWER LEVEL - FLOOR PLAN
A 101 FIRST LEVEL - FLOOR PLAN
A 102 SECOND LEVEL - FLOOR PLAN

A 301 BUILDING ELEVATIONS
A 302 BUILDING ELEVATIONS
A 303 BUILDING ELEVATIONS
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GENERAL NOTES
1. DO NOT SCALE DRAWINGS. DIMENSIONS GOVERN.  LARGER SCALE  DRAWINGS SHALL

GOVERN SMALLER SCALE.

2. CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND CONDITIONS SHOWN  ON DRAWINGS AT

THE JOB SITE AND SHALL NOTIFY ARCHITECT OF ANY  DISCREPANCIES, OMISSIONS,

AND/OR CONFLICTS BEFORE PROCEEDING  WITH THE JOB.

3. CONTRACTOR MUST COMPLY WITH RULES AND REGULATIONS OF AGENCIES  HAVING

JURISDICTION AND SHALL CONFORM TO ALL CITY, COUNTY,  STATE AND FEDERAL

CONSTRUCTION, SAFETY AND SANITARY LAWS,  CODES, STATUTES AND ORDINANCES.  ALL

FEES, TAXES, PERMITS,  APPLICATIONS AND CERTIFICATES OF INSPECTION, AND THE

FILING  OF ALL WORK WITH GOVERNMENTAL AGENCIES SHALL BE THE  RESPONSIBILITY OF

THE CONTRACTOR.

4. ALL WORK SHALL BE PERFORMED BY SKILLED AND QUALIFIED WORKMEN  IN

ACCORDANCE WITH THE BEST PRACTICES OF THE TRADES INVOLVED.

5. CONTRACTORS SHALL BE RESPONSIBLE FOR THE DISTRIBUTION OF  DRAWINGS TO ALL

TRADES UNDER HIS/HER JURISDICTION WITH A FULL SET OF DRAWINGS.

6. ALL WORK SHALL BE ERECTED AND INSTALLED PLUMB, LEVEL, SQUARE,  TRUE AND IN

PROPER ALIGNMENT.  ALL MATERIALS SHALL BE NEW, UNUSED AND OF THE HIGHEST

QUALITY  IN EVERY RESPECT, UNLESS OTHERWISE NOTED.  MANUFACTURED  MATERIALS

AND EQUIPMENT SHALL BE INSTALLED PER MANUFACTURER'S  RECOMMENDATIONS AND

INSTRUCTIONS.

7. THERE SHALL BE NO SUBSTITUTION OF MATERIALS WHERE A  MANUFACTURER IS

SPECIFIED.  WHERE THE TERMS "EQUAL TO" OR  "APPROVED EQUAL" ARE USED, THE

ARCHITECT SHALL DETERMINE  EQUALITY BASED ON INFORMATION SUBMITTED BY THE

CONTRACTOR.

8. ALL WORK AND MATERIALS SHALL BE GUARANTEED AGAINST DEFECTS FOR  A PERIOD

OF AT LEAST ONE (1) YEAR FROM APPROVAL FOR FINAL  PAYMENT.

9. CONTRACTOR SHALL AT ALL TIMES KEEP THE PREMISES FREE OF  ACCUMULATION OF

WASTE MATERIALS OR RUBBISH. PREMISES TO BE  SWEPT CLEAN DAILY OF RELATED

CONSTRUCTION DEBRIS.  AT THE  COMPLETION OF THE WORK, LEAVE THE JOB SITE FREE

OF ALL  MATERIALS AND BROOM CLEAN.

10. UPON COMPLETION OF WORK THE CONTRACTOR SHALL WALK THROUGH WITH  OWNER AND

COMPILE A "PUNCH LIST" OF CORRECTIONS AND  UNSATISFACTORY AND/OR INCOMPLETE

WORK.

OWNER:

WEST VILLAGE OWNER, LLC
79 OAKLAND AVE
PONTIAC, MI 48342

BUILDING TABULATION & CODE INFORMATION:

BASED 2015 MICHIGAN BUILDING CODE

2015 MICHIGAN PLUMBING CODE

2015 MICHIGAN MECHANICAL CODE

2017 nATIONAL ELECTRIC CODE W/ Michigan amendments

BARRIER FREE DESIGN ICC/ANSI A117.1-2009

PROPOSED TENANT WEST VILLAGE

PROPOSED USE GROUP RM (r2) (304)

BUILDING AREA ~53,884  S.F.

CONSTRUCTION TYPE: LOWER Floor ii b, 1ST & 2ND B (602)

AUTOMATIC SPRINKLER SYSTEM IN ACCORDANCE WITH NFPA 13 YES

HEIGHT MODIFICATIONS      N.A.  0

ALLOWABLE BUILDING AREA fACTOR (TABLE 506.2)

     b / vb =      35% AlLowable -

     34,315 (Both Bldgs) / 139,392 (3.2 Acres) = 25%

fire separation of occupancies     vAries from 1st Flr to 2-4 Floors      (table 508.4)

frontage increase N/A (506.3)

FIRE RESISTANCE RATING REQUIREMENTS TYPE V B (TABLE 601)
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1. CONTRACTOR SHALL FIELD VERIFY ALL EXISTING CONDITIONS AND DIMENSIONS WITHIN AREA

OF WORK BEFORE PROCEEDING WITH WORK

2. PROVIDE LABOR, MATERIALS AND SUPERVISIONS REQUIRED TO COMPLETE ALL DEMOLITION,

MODIFICATIONS, ALTERNATIVES ADDITIONS, OR RENOVATIONS NECESSARY TO COMPLETE

THE WORK AS INDICATED ON THE DRAWINGS OR SPECIFIED HEREIN. CONTRACTOR SHALL

COORDINATE PHASING OF TRADES DURING COURSE OF WORK.

3. CONTRACTOR TO COORDINATE PHASING OF DEMO WORK.

4. EXISTING WORK SHALL BE MODIFIED, CUT OR PATCHED AS REQUIRED BY THE TRADE

PERFORMING CORRESPONDING OR SIMILAR NEW WORK.  WHERE THERE IS NOT

CORRESPONDING OR SIMILAR NEW WORK, THE REQUIRED MODIFICATIONS SHALL BE

PERFORMED BY THE TRADE OR CONTRACTOR UNDER WHOSE JURISDICTION SUCH WORK IS

CUSTOMARILY PERFORMED.  COORDINATE THIS WORK WITH RELATED OPERATIONS.

5. WHERE REQUIRED BY THE FINISHED APPEARANCE OF THE WORK, NEW WORK SHALL MATCH

EXISTING ADJACENT THERETO UNLESS SPECIFICALLY OTHERWISE DIRECTED.

6. DISCONNECT, REMOVE, AND CAP ALL EXISTING UTILITIES AS INDICATED AND REQUIRED TO

PERMIT NEW WORK. ALL WORK TO BE COMPLETED BY APPROPRIATE, EXPERIENCED

TRADES (I.E. ELECTRICAL DEMOLITION BY ELECTRICIANS, ETC.)

7. INTERFERING UTILITIES OR SERVICES SHALL BE PROTECTED AND MAINTAINED WHEREVER

ENCOUNTERED.

8. EXISTING SITE FEATURES THAT ARE TO REMAIN (FINISHES, FIXTURES, FURNISHINGS AND

MATERIALS), SHALL BE PROTECTED AGAINST DAMAGE DUE TO MODIFICATION WORK DURING

ALL STAGES OF DEMOLITION AND NEW CONSTRUCTION, AND ALL SUCH DAMAGE AS DOES

OCCUR SHALL BE CORRECTED TO ORIGINAL CONDITION.

DEMOLITION WORK:

LOWER LEVEL - DEMOLITION PLAN
SCALE: 1/8"=1'-0"
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FIRST LEVEL - DEMOLITION PLAN
SCALE: 1/8"=1'-0"

1. CONTRACTOR SHALL FIELD VERIFY ALL EXISTING CONDITIONS AND DIMENSIONS WITHIN AREA

OF WORK BEFORE PROCEEDING WITH WORK

2. PROVIDE LABOR, MATERIALS AND SUPERVISIONS REQUIRED TO COMPLETE ALL DEMOLITION,

MODIFICATIONS, ALTERNATIVES ADDITIONS, OR RENOVATIONS NECESSARY TO COMPLETE

THE WORK AS INDICATED ON THE DRAWINGS OR SPECIFIED HEREIN. CONTRACTOR SHALL

COORDINATE PHASING OF TRADES DURING COURSE OF WORK.

3. CONTRACTOR TO COORDINATE PHASING OF DEMO WORK.

4. EXISTING WORK SHALL BE MODIFIED, CUT OR PATCHED AS REQUIRED BY THE TRADE

PERFORMING CORRESPONDING OR SIMILAR NEW WORK.  WHERE THERE IS NOT

CORRESPONDING OR SIMILAR NEW WORK, THE REQUIRED MODIFICATIONS SHALL BE

PERFORMED BY THE TRADE OR CONTRACTOR UNDER WHOSE JURISDICTION SUCH WORK IS

CUSTOMARILY PERFORMED.  COORDINATE THIS WORK WITH RELATED OPERATIONS.

5. WHERE REQUIRED BY THE FINISHED APPEARANCE OF THE WORK, NEW WORK SHALL MATCH

EXISTING ADJACENT THERETO UNLESS SPECIFICALLY OTHERWISE DIRECTED.

6. DISCONNECT, REMOVE, AND CAP ALL EXISTING UTILITIES AS INDICATED AND REQUIRED TO

PERMIT NEW WORK. ALL WORK TO BE COMPLETED BY APPROPRIATE, EXPERIENCED

TRADES (I.E. ELECTRICAL DEMOLITION BY ELECTRICIANS, ETC.)

7. INTERFERING UTILITIES OR SERVICES SHALL BE PROTECTED AND MAINTAINED WHEREVER

ENCOUNTERED.

8. EXISTING SITE FEATURES THAT ARE TO REMAIN (FINISHES, FIXTURES, FURNISHINGS AND

MATERIALS), SHALL BE PROTECTED AGAINST DAMAGE DUE TO MODIFICATION WORK DURING

ALL STAGES OF DEMOLITION AND NEW CONSTRUCTION, AND ALL SUCH DAMAGE AS DOES

OCCUR SHALL BE CORRECTED TO ORIGINAL CONDITION.

DEMOLITION WORK:
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SECOND LEVEL - DEMOLITION PLAN
SCALE: 1/8"=1'-0"

1. CONTRACTOR SHALL FIELD VERIFY ALL EXISTING CONDITIONS AND DIMENSIONS WITHIN AREA

OF WORK BEFORE PROCEEDING WITH WORK

2. PROVIDE LABOR, MATERIALS AND SUPERVISIONS REQUIRED TO COMPLETE ALL DEMOLITION,

MODIFICATIONS, ALTERNATIVES ADDITIONS, OR RENOVATIONS NECESSARY TO COMPLETE

THE WORK AS INDICATED ON THE DRAWINGS OR SPECIFIED HEREIN. CONTRACTOR SHALL

COORDINATE PHASING OF TRADES DURING COURSE OF WORK.

3. CONTRACTOR TO COORDINATE PHASING OF DEMO WORK.

4. EXISTING WORK SHALL BE MODIFIED, CUT OR PATCHED AS REQUIRED BY THE TRADE

PERFORMING CORRESPONDING OR SIMILAR NEW WORK.  WHERE THERE IS NOT

CORRESPONDING OR SIMILAR NEW WORK, THE REQUIRED MODIFICATIONS SHALL BE

PERFORMED BY THE TRADE OR CONTRACTOR UNDER WHOSE JURISDICTION SUCH WORK IS

CUSTOMARILY PERFORMED.  COORDINATE THIS WORK WITH RELATED OPERATIONS.

5. WHERE REQUIRED BY THE FINISHED APPEARANCE OF THE WORK, NEW WORK SHALL MATCH

EXISTING ADJACENT THERETO UNLESS SPECIFICALLY OTHERWISE DIRECTED.

6. DISCONNECT, REMOVE, AND CAP ALL EXISTING UTILITIES AS INDICATED AND REQUIRED TO

PERMIT NEW WORK. ALL WORK TO BE COMPLETED BY APPROPRIATE, EXPERIENCED

TRADES (I.E. ELECTRICAL DEMOLITION BY ELECTRICIANS, ETC.)

7. INTERFERING UTILITIES OR SERVICES SHALL BE PROTECTED AND MAINTAINED WHEREVER

ENCOUNTERED.

8. EXISTING SITE FEATURES THAT ARE TO REMAIN (FINISHES, FIXTURES, FURNISHINGS AND

MATERIALS), SHALL BE PROTECTED AGAINST DAMAGE DUE TO MODIFICATION WORK DURING

ALL STAGES OF DEMOLITION AND NEW CONSTRUCTION, AND ALL SUCH DAMAGE AS DOES

OCCUR SHALL BE CORRECTED TO ORIGINAL CONDITION.
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BUILDING TABULATION & CODE INFORMATION:

BASED 2015 MICHIGAN BUILDING CODE

2015 MICHIGAN PLUMBING CODE

2015 MICHIGAN MECHANICAL CODE

2017 nATIONAL ELECTRIC CODE W/ Michigan amendments

BARRIER FREE DESIGN ICC/ANSI A117.1-2009

PROPOSED TENANT WEST VILLAGE

PROPOSED USE GROUP RM (r2) (304)

BUILDING AREA ~64,526  S.F.

CONSTRUCTION TYPE: 1st Floor ii b, 2nd, 3rd, 4th Flrs 5 B

(602)

AUTOMATIC SPRINKLER SYSTEM IN ACCORDANCE WITH NFPA 13 YES

HEIGHT MODIFICATIONS      N.A.  0

ALLOWABLE HEIGHT (TABLE 504.3)

     B / VB =                                     40'

ALLOWABLE NUMBER OF STORIES (TABLE 504.4)

     B / V B =      4 STORY

ALLOWABLE BUILDING AREA fACTOR (TABLE 506.2)

     b / vb =      35% AlLowable -

     34,315 (Both Bldgs) / 139,392 (3.2 Acres) = 25%

fire separation of occupancies     vAries from 1st Flr to 2-4 Floors      (table 508.4)

frontage increase N/A (506.3)

FIRE RESISTANCE RATING REQUIREMENTS TYPE V B (TABLE 601)

GENERAL NOTES
1. DO NOT SCALE DRAWINGS. DIMENSIONS GOVERN.  LARGER SCALE  DRAWINGS SHALL

GOVERN SMALLER SCALE.

2. CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND CONDITIONS SHOWN  ON DRAWINGS AT

THE JOB SITE AND SHALL NOTIFY ARCHITECT OF ANY  DISCREPANCIES, OMISSIONS,

AND/OR CONFLICTS BEFORE PROCEEDING  WITH THE JOB.

3. CONTRACTOR MUST COMPLY WITH RULES AND REGULATIONS OF AGENCIES  HAVING

JURISDICTION AND SHALL CONFORM TO ALL CITY, COUNTY,  STATE AND FEDERAL

CONSTRUCTION, SAFETY AND SANITARY LAWS,  CODES, STATUTES AND ORDINANCES.  ALL

FEES, TAXES, PERMITS,  APPLICATIONS AND CERTIFICATES OF INSPECTION, AND THE

FILING  OF ALL WORK WITH GOVERNMENTAL AGENCIES SHALL BE THE  RESPONSIBILITY OF

THE CONTRACTOR.

4. ALL WORK SHALL BE PERFORMED BY SKILLED AND QUALIFIED WORKMEN  IN

ACCORDANCE WITH THE BEST PRACTICES OF THE TRADES INVOLVED.

5. CONTRACTORS SHALL BE RESPONSIBLE FOR THE DISTRIBUTION OF  DRAWINGS TO ALL

TRADES UNDER HIS/HER JURISDICTION WITH A FULL SET OF DRAWINGS.

6. ALL WORK SHALL BE ERECTED AND INSTALLED PLUMB, LEVEL, SQUARE,  TRUE AND IN

PROPER ALIGNMENT.  ALL MATERIALS SHALL BE NEW, UNUSED AND OF THE HIGHEST

QUALITY  IN EVERY RESPECT, UNLESS OTHERWISE NOTED.  MANUFACTURED  MATERIALS

AND EQUIPMENT SHALL BE INSTALLED PER MANUFACTURER'S  RECOMMENDATIONS AND

INSTRUCTIONS.

7. THERE SHALL BE NO SUBSTITUTION OF MATERIALS WHERE A  MANUFACTURER IS

SPECIFIED.  WHERE THE TERMS "EQUAL TO" OR  "APPROVED EQUAL" ARE USED, THE

ARCHITECT SHALL DETERMINE  EQUALITY BASED ON INFORMATION SUBMITTED BY THE

CONTRACTOR.

8. ALL WORK AND MATERIALS SHALL BE GUARANTEED AGAINST DEFECTS FOR  A PERIOD

OF AT LEAST ONE (1) YEAR FROM APPROVAL FOR FINAL  PAYMENT.

9. CONTRACTOR SHALL AT ALL TIMES KEEP THE PREMISES FREE OF  ACCUMULATION OF

WASTE MATERIALS OR RUBBISH. PREMISES TO BE  SWEPT CLEAN DAILY OF RELATED

CONSTRUCTION DEBRIS.  AT THE  COMPLETION OF THE WORK, LEAVE THE JOB SITE FREE

OF ALL  MATERIALS AND BROOM CLEAN.

10. UPON COMPLETION OF WORK THE CONTRACTOR SHALL WALK THROUGH WITH  OWNER AND

COMPILE A "PUNCH LIST" OF CORRECTIONS AND  UNSATISFACTORY AND/OR INCOMPLETE

WORK.

LANDSCAPE ARCHITECT

NAGY DEVLIN LAND DESIGN
31736 WEST CHICAGO AVE.
LIVONIA, MI 48150 SHEETS INCLUDED FOR REFERENCE

CD-1 COVER SHEET
C.S.1.0 ALTA SURVEY
UT1  UTILITY AND GEOMETRY PLAN
GP-1 PAVING & GRADING PLAN
DP-1 WATER MAIN & SAN. SEWER PROFILES
DR-1 STORM DRAINAGE PLAN & PROFILES
SE-1 SOIL EROSION & SEDIMENTATION 

CONTROL PLAN
LP-1 LANDSCAPE PLANTING PLAN
LP-2  LANDSCAPE NOTES & DETAILS

1 OF 7 WATER MAIN & STANDARD DETAILS
2 OF 7 WATER MAIN & STANDARD DETAILS
3 OF 7 WATER MAIN & SPECIAL DETAILS
4 OF 7 WATER MAIN & SPECIAL DETAILSS
5 OF 7 HDPE WATER MAIN STANDARD DETAILS
6 OF 7 WATER MAIN HDPE DETAILS
7 OF 7 WATER MAIN CONCRETE WATER MAIN

DETAILS

1 OF 2 SANITARY SEWER DETAILS & NOTES
2 OF 2 SANITARY SEWER DETAILS & NOTES
1 OF 1 STORM DRAIN NOTES
1 OF 1 SOIL EROSION & SEDIMENTATION

CONTROL DETAILS

1 OF 1 OVERALL PHOTOMETRICS
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ANNEX
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E

PROPOSED EVENT VENUE
3,992 S.F. OF EVENT SPACE
200 PERSON OCCUPANCY

landscape and / or
planters

landscape and / or planters

landscape and /
or planters
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 E
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APPROXIMATELY 55 PARKING SPACES

AVAILABLE FOR VENUE/POTENTIAL OVERNIGHT

PARKING WITHIN SCHOOL ADMINISTRATION LOT

LANDSCAPE

L
A
N
D
S
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A
P
E

L
A
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D
S
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E

LANDSCAPE

LANDSCAPE

L
A
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D

S
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CHARGING

STATION

ADA

RAMP

FLATS PARKING

LOFTS PARKING
L
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E

BIKE PARKING
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 P
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R
K
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G

EXISTING

CONCRETE

PAD

EXISTING

sidewalk

L
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D

S
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P

E

existing fire
hydrant

CHARGING
STATION

ev

ev

L
A
N
D

S
C
A
P

E

LANDSCAPE

LANDSCAPE

LOCATION OF NEW

D-SERIES LIGHT WITH

SHROUD 15'-0" IN HEIGHT

DUMPSTER LOCATION

LANDSCAPE

EXISTING TREE REPLACEMENT PENDING
LANDSCAPE ARCHITECT SURVEY/ANALYSIS
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 S
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R

E
E
T

EXISTING STACK &
CELL TOWER

ev

ev

flag pole

HOSE LENGTH
DISTANCE

RETAINING WALL

STEPPED

RETAINING WALL

OPTION: CAR

PORTS (TYP.)

OPTION: CAR

PORTS (TYP.)

FIRE LANE NO PARKING

FIRE LANE NO PARKING

FIRE LANE

tranformer pad location & size to be
determined by dte

light fixture

(typ.)

ADJACENT PROPERTY ZONED Rm

ADJACENT PROPERTY ZONED RV

A
D

J
A
C
E
N
T
 P

R
O
P

E
R
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Y
 Z
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E
D

 R
m

ADJACENT PROPERTY ZONED RV
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 Z
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N
E
D

 R
V

light fixture

(typ.)

sidewalk

sidewalk

sidewalk

s
id
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SEE SHEET UT-1
FOR NO PARKING
SIGN LOCATION

PARKING
TITLE # OF SPOTS LOCATION

NORTH (LOFTS) 49 REWORK OF EXISTING NORTH PARKING

SOUTH (FLATS) NEW PARKING TO SOUTH

ANNEX

67

CITY PARKING

16

VENUE/
EVENT SPACE

67
REQUIRED

55 SCHOOL ADMIN.
14 CITY PARKING
20 ON STREET - (6 ON SITE)

SITE COVERAGE
SPACE % COVERAGE APPROX. SQUARE FOOTAGE

GREEN SPACE

37.6% 50,840 SQ. FT.IMPERVIOUS
SERVICE

16,907 SQ. FT.

LOFTS
(HISTORIC)

FLATS
(NEW CONST.) 12.5%

VENUE/
EVENT SPACE 3,992 SQ. FT.

13,317 SQ. FT.

2.9%

9.8%

37.0% 50,109 SQ. FT.

14

ACROSS LAPEER

ACROSS LAPEER (SEE BELOW)

TOTAL SITE SQUARE FOOTAGE 3.08 ACRES / 135,165 S.F.

DUAL CHARGING STATION

2 LOCATIONS:
- LOFTS PARKING
- FLATS PARKING
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ARCHITECTURAL SITE PLAN         
SCALE: 1"=20'-0"

FLATS AT WEST VILLAGE

64,526 S.F. TOTAL - 4 LEVELS

LOFTS AT WEST VILLAGE

41,643 S.F. TOTAL - 3 LEVELS
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compacted soil.

crushed limestone levelling pad

4" corrugated perforated drain

pipe

Drainstone (ASTM #57 on 1:1 slope behind

wall)

kodah gravity wall or similar to

match building brick color

3/4” setback per course

Wall height above grade varies

retaining wall design subject to change

based on site structural engineering

development

INDICATES POURED CONC.
TRENCH FOOTING

FINISH GRADE

8" split face block
matching building

CANE BOLT & CANE BOLT OPP. SIDE (TYPICAL)

2 1/2" ∅  O.D. GATE POST  EMBEDDED MIN 36" IN CONC. FT'G

HEAVY DUTY GATE HINGE - MIN. (2) PER POST (TYPICAL)

INDICATES POURED CONC. TRENCH FOOTING

DOMED GATE POST W/ METAL CAP (TYPICAL)

FINISH GRADE

8" split face block matching building

locking mechanism for gates

LINE OF POURED CONC. FOOTING BELOW (TYPICAL)

12" W x MIN. 42" DEEP POURED CONC. TRENCH FOOTING

6" ∅ CONC. FILLED STEEL PIPE BOLLARD, EMBEDDED IN
FOOTING (MIN. 36") IN DEPTH W/ PROTECTIVE SLEEVE
(TYPICAL FOR 3) - SEE PIPE BOLLARD DET.

FACE BRICK ON 4" CONCRETE BLOCK

2 1/2" O.D. GATE POSTS EMBEDDED MIN. 36"
IN CONC. FOOTING (TYP.)

18" ∅ x 42" DEEP (MIN.) POURED CONC. FOOTING
- SEE DETAIL

INDICATES LINE OF DUMPSTER WALL ABOVE

1/2" PRE-MOLD EXPANSION JT. (TYPICAL)

6" THICK CONC. SLAB REINF. W/ 6" x 6" x 6" W2.9 x W2.9
W.W.F. ON MIN. 6" AGGREGATE BASE.
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RETAINING WALL
SCALE: 1/2"=1'-0"

1

SP103

CARPORT ELEVATION
SCALE: 1/4"=1'-0"

1

SP103

DUMPSTER PLAN
SCALE: 1/4"=1'-0"

4

SP103

DUMPSTER ELEV.
SCALE: 1/4"=1'-0"

3

SP103

DUMPSTER ELEV.
SCALE: 1/4"=1'-0"

DUMPSTER GATE ELEV.
SCALE: 1/4"=1'-0"
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General Note
1.  SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 5' - 0"
3.  LIGHTING ALTERNATES REQUIRE NEW PHOTOMETRIC CALCULATION AND RESUBMISSION TO CITY
FOR APPROVAL.

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

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

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

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

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

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

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp
Lumens

Per
Lamp

Light Loss
Factor Wattage

B1
18 Lithonia

Lighting
RADB LED P5 40K SYM
DDBXD

RADB LED P5 40K SYM DDBXD LED 2221 0.9 32.31

B2
4 Lithonia

Lighting
RADPT P2 40K ASY RADEAN Post-Top with P2

4000K Asymmetric distribution
4897 0.9 38.0107

B3
2 Lithonia

Lighting
RADPT P1 27K SYM HS RADEAN Post-Top with P1

2700K Symmetric distribution
with house-side shield

LED 2757 0.9 25.4134

C2
1 THE KIRLIN

COMPANY
LRS-10526-3500L-WFL LRS-10526-3500L-WFL LED 3799 0.9 43

F1
1 Lithonia

Lighting
DSXF3 LED 6 P4 40K
70CRI FL

D-Series Floodlight Size 3 with 6
COBs P4 Lumen Package 4000
CCT 70CRI Type FL Distribution

LED Absolute 0.9 189.033

P1
2 Lithonia

Lighting
DSX0 LED P5 40K
70CRI T5W

D-Series Size 0 Area Luminaire
P5 Performance Package 4000K
CCT 70 CRI Type 5 Wide

12830 0.94 90.12

P2
2 Lithonia

Lighting
DSX0 LED P2 40K
70CRI T5W

D-Series Size 0 Area Luminaire
P2 Performance Package 4000K
CCT 70 CRI Type 5 Wide

6558 0.9 90.28

P3
1 Lithonia

Lighting
DSX0 LED P4 40K TFTM
MVOLT HS

DSX0 LED P4 40K TFTM MVOLT
with houseside shield

LED 8243 0.9 92

W1
3 Lithonia

Lighting
ARC1 LED P1 40K ARC1 LED WITH P1 -

PERFORMANCE PACKAGE,
4000K

1454 0.9 10.8751

W2
1 Lithonia

Lighting
DSX0 LED P1 40K
70CRI TFTM

D-Series Size 0 Area Luminaire
P1 Performance Package 4000K
CCT 70 CRI Forward Throw

4896 0.9 33.21

W3
14 Lithonia

Lighting
ARC1 LED P1 40K ARC1 LED WITH P1 -

PERFORMANCE PACKAGE,
4000K

LED 1454 0.9 10.8751

W4
3 BEGA

Converted by
LUMCat V
06.02.2017 /
H.R.

33 509 K4 33 509 K4 LED 923 0.9 13

W5
2 BEGA

Converted by
LUMCat V
06.07.2017 /
M.S.

33 508 K4 33 508 K4 LED 505 0.9 7

8.A.o

Packet Pg. 134
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